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PREFACE

Brailsford & Dunlavey (“B&D”) was retained by Ohio University in the summer of 2005 to perform
an Off-Campus Capacity Analysis as a component of the student Housing Master Plan. As a part
of this project, B&D conducted a housing market analysis including focus groups and interviews,
analysis of the local market, capacity analysis, and research into campus edge developments and
the City of Athens 2020 Master Plan.

Throughout the analysis and reporting process, B&D coordinated efforts with the Housing Master
Plan Committee and City of Athens officials:

Ohio University
Pamela Callahan, University Planning
Terry Conry, Associate Vice President of Planning and Assessment
Jim Hintz, Coordinator, Off-campus Living
Terry Hogan, Senior Associate Vice President of Student Affairs and Dean of Students
Rich Neumann, Director of Dining Services
Judith Piercy, Assistant Vice President for Student Affairs and Interim Director of Residence Life
Christine Sheets, Director of Residence Auxiliary Services
Mike Sostarich, Vice President for Student Affairs
Penny Trace, Director of Auxiliary Business Operation
Beverley Wyatt, Director of Housing

City of Athens
Ric Abel, Mayor of Athens
Carol Patterson, Athens City Council
Steve Pierson, Department of Development, Enforcement, and Facilities

This report sets forth B&D’s final findings and recommendations for the Ohio University Off-
Campus Capacity Analysis. The findings contained herein represent the professional opinions of
B&D personnel based on assumptions and conditions detailed in this report. B&D has conducted
research using both primary and secondary information sources which are deemed to be reliable,
but whose accuracy B&D cannot guarantee.
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EXECUTIVE SUMMARY

Introduction

Ohio University (“Ohio”) is undergoing a comprehensive housing and campus master plan. As
part of this study, the University has contracted Brailsford & Dunlavey (“B&D”) to complete an off-
campus housing capacity analysis. The purpose of this study is to provide the City, the Housing
Master Plan Committee, and the Campus Master Plan Committee with the information necessary
to determine the level of housing development necessary on campus to meet the University’'s
enroliment targets, as well as determine the effects of on-campus housing developments and
enrollment growth on the City’s housing stock.

The Work Plan

B&D has completed the Off-Campus Capacity Analysis (the “Study”) for the University. The work
plan included the following analyses:

= community Focus Groups were held to gather qualitative information regarding
neighborhoods in Athens and the impact of students on the community (Tab 2);

= an electronic Survey was administered to current Ohio students as part of the Housing
Master Plan to quantify student housing preferences and other data relevant to the capacity
analysis (Tab 3);

= a Housing Market Analysis was completed to quantitatively assess the location, cost, and
quality of the existing apartment housing stock in Athens, including a neighborhood study to
assess potential changes to the residential areas of Athens from the Athens 2020 Master
Plan (Tab 4);

= a Capacity Analysis was conducted to reconcile current and future housing demand as well
as assess the effects of Ohio University’s Strategic Plan, enrollment growth, and Housing
Master Plan on the Athens community (Tab 5); and

= a review of Campus Edge Developments at peer institutions was completed to provide
insight into development strategies for the City (Tab 6).

Findings and Recommendations

B&D’s analysis demonstrates that the Athens rental market is strained by high demand and
limited supply. This strained market has resulted in higher off-campus housing costs versus on-
campus, which is atypical compared against national trends. High demand has also resulted in
extremely high occupancy rates in apartment complexes in Athens. Sufficient supply exists within
the Athens community to accommodate the existing enrollment with students occupying
approximately 86% of rentals in Athens. If the student body grows to 22,600 by the Fall of 2015
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EXECUTIVE SUMMARY

(per strategic goals and enroliment projections developed by the University in Fall 2005), Athens
will be able to absorb the enrollment growth, contingent upon the development of 1,900
apartment beds currently on the books in the Athens’ planning department.

B&D projects that even with the addition of 1,900 apartment beds, future rental occupancy would
be comparable to the existing 86% student rental occupancy in Athens. Assuming existing
occupancy rates, market conditions and proposed additions, the Athens community can
accommodate the projected growth of students. However, the continuation of these strained
conditions would only be exacerbated, continuing to deteriorate the residential communities and
presenting a high cost, low quality environment for University students.

Coordination between the City and University is crucial to develop housing to support enrollment
growth and improve the conditions in the City in conformance with the Athens 2020 Master Plan.
Currently, the Master Plan sets limits on the development of multi-family housing with a greater
focus on protecting and maintaining the existing single-family units typical across most of Athens.
However, opportunities in the plan do exist for enhanced student housing in Athens. The
University must work with the City of Athens and within the new campus master plan to seize
those opportunities by:

expanding residence hall facilities through new construction and renovations on-
campus and the development of public-private partnerships off-campus;

« developing new zoning requirements that will increase residential density and
improve student housing conditions along developed corridors in Athens;

e creating a campus edge along the north and south of campus through the
development of apartments and mixed-use (residential and commercial) buildings
that would create a buffer between the University and Athens; and

e promoting greater student occupancy and student life activities within the campus
edge, allowing greater owner-occupancy rates in the other Athens neighborhoods.

By expanding campus facilities and promoting smart / high density housing growth within Athens,
Ohio University can ensure a sufficient future supply of housing to accommodate any enrollment
growth strategy.

Without implementing the above recommendations, the University and Athens community would
continue to confront an undesirable student housing situation. Despite the proposed additions of
apartments to the community, demand for rental housing would remain high, further increasing
housing costs in the community. The impact of future price increase could detrimentally affect
matriculation rates at the University and prevent new faculty and staff from seeking employment.
Additionally housing conditions could deteriorate across Athens as high demand and limited
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supply may preclude property owners from providing aesthetic or functional upgrades to
properties, affecting the City’s beauty and atmosphere.

Next Steps

In order to develop viable, desirable housing communities on- and off-campus that meet the
University’s and communities’ needs, coordination and support is necessary from the Athens’
government and corporate entities. This includes coordination with such parties as the Athens
City Council, Athens Planning Department, local area landlords, and neighborhood associations
to insure that any new development would meet the needs of all stakeholders.
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COMMUNITY FOCUS GROUPS AND INTERVIEWS

Objectives and Methodology

The purpose of the focus group interviews was to engage a variety of Athens residents in
dynamic conversation about their opinions, observations, and recommendations regarding
possible improvements to Ohio University’s housing program and the existing conditions of
housing within the Athens community. Focus groups are intended to yield qualitative data and
reveal hidden sensitivities.

A meeting with City officials and a neighborhood association focus group was held on July 27",
2005. Interviews with local landlords occurred on July 28", 2005. The focus groups were
developed to engage residents in a dialogue about University housing, the Athens housing
market, and off-campus housing opportunities in the Athens community.

The focus groups were led by a moderator from Brailsford & Dunlavey whose purpose was to
guide the conversation to address issues pertaining to University and community housing. The
moderator introduced a series of questions, intentionally open-ended in nature, and permitted
individuals to discuss tangential issues and engage in dynamic conversations.

The following report is an overview of the findings of the focus groups and contains a summary of
the discussions, specific points raised, and direct quotations. The responses shown are meant to
illustrate the range of answers, comments, and concerns voiced during the focus groups.

Participants:

e Group I: City Officials
0 Steve Pierson — Department of Development, Enforcement & Facilities
0 Ric Abel — Mayor of Athens
0 Carol Patterson — Athens City Council

e Group ll: Neighborhood Association Representatives:
o0 Joan Kraynanski — Westside (WCA)

Joanne Prisley — Northside (ANNNA)

Edward Baum — Near Eastside

June Holley — Near Eastside

Michele Drabold — Northside (ANNNA)

Ed Newman — Westside (WCA)

Chris Kinsely — Southside (SCA)

Carol Patterson — Southside (SCA)

O O 0O 0O O o

e Group llI;: Local Landlords
0 Jim Coady — Coady Rentals
0 Stephanie Goldsbury
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COMMUNITY FOCUS GROUPS AND INTERVIEWS

Summary of Findings

All participants felt strongly that the Athens community was predominantly student based. With
the University’'s expansion since the 1970’s, a growing number of students has been living off-
campus in the Athens community. Currently, almost 75% of the housing stock in Athens is rental
property with over 14,000 beds legally rentable. It is estimated that nearly 12,000 beds are
occupied by students. The large number of students living off campus raised several concerns
among community members, most importantly the need to prevent student ghettos from
appearing within the city and the need for increased housing opportunities for young
professionals and lower- and middle-income families. Many community members expressed a
desire to rebalance the ratio of student renters to owner occupied units, targeting a mix of 60%
owner to 40% renter.

Development of high density housing and multi-use projects is limited by zoning restrictions.
Restrictions include providing one parking space per bedroom, in addition to landscaping and
ground cover requirements, which severely limit the amount of site developable for housing.
Although almost 1,900 apartment beds are on the planning books with the City, few of these beds
will be proximate to the University due to these zoning and land limitations.

Many participants felt that the large number of students in Athens and the associated issues have
strained the town-gown relations. All parties believed that greater cooperation between the
University and Athens was needed to address the challenges currently being faced. Jointly
developing new zoning strategies would benefit both the community and University.

Detailed Findings

1. Why do you choose to live in Athens, Ohio?

The majority of the participants originally came to Athens because of connections to the
University.
< Most participants have been in Athens for over 10 years. One has been here for 40
years.
e Many participants either work at the University, have spouses who work at the University
or are retired from the University.
e Many noted that it was a University environment which creates a safe and diverse
community ideal for raising children.
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COMMUNITY FOCUS GROUPS AND INTERVIEWS

The participants generally agreed that they chose to live in Athens because of the mix of small
town and big University benefits, including:

e The beauty of the surroundings;

e Cultural and educational offerings;

e Access to good schools;

e Regional appeal of natural surroundings;

« Small town scale and walkability; and

e Diversity.

2. What do you like about the Athens Community?

Participants agreed that the opportunities the University brings to the City are the primary reasons
they enjoy living in Athens.

e “The students add youthful spirit and ideas.”

e The University offers cultural and economic benefits to the community.

The participants generally found the natural setting of Athens and the region to be significant
benefits.
< Participants noted the wildlife resources and beauty of the surroundings as an attribute.
e Outdoor recreation, including biking and walking, were noted as wonderful amenities in
the community.

3. What do you dislike about the City of Athens?

Many participants noted over the past few years that the community of Athens has changed and
the balance of City to University has shifted past an equitable balance.
e Participants noted that they liked the feel of the City better in the 1970’s when the
University was only 13,000 students.
« Several people mentioned the need for more business, specifically groceries and shops
within the city.
e One participant mentioned that there is no low to middle income housing available
making it very difficult for young families.
e It was noted that the city has become too crowded with cars and high density housing.

4. Describe each neighborhood:

e South Side: The community was described as less impacted by the infusion of students
because they are centralized in apartment complexes. It was noted that the apartment
complexes have also segregated the community.

e Near East Side: The community was admired as the most balanced with a nice mix of
students and families.
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COMMUNITY FOCUS GROUPS AND INTERVIEWS

West Side: The community was identified by blighted areas including: Mound, N.
Congress, W. State and Lancaster. Hanlon was described as a “good street” with the
right balance of families and student rentals.

Mill Street: Participants described this area as “lost”. They stated that it had already
been completely turned over to student housing and could/should not be returned to a
owner-occupied environment.

North Side — Was described as an at risk community where the balance of families and
students was at a tipping point.

5. The participant’s goals for the capacity analysis study were:

Understand the City’s topography. The constraints of the topography affect the overall
housing capacity of the city.

Neighbors are interested in more engagement between the City and the Community.
Participants cited their overall goal to keep the neighborhoods residential and to increase
the percentage of owner occupied housing.

It was noted that accountability (landlords, University, homeowners) is essential for the
Athens Community to retain what is great about the city.

6. What recommendations would you make to improve the quality of life in Athens?

The neighbors identified a number of proposals that they thought should be explored.

The appropriate ratio for the neighborhoods would be 60% owners to 40% renters.

In order to retain the feeling of community, the majority of homes should be owner-
occupied.

It was recommended that the University purchase homes to be rented as faculty housing
to retain the number of single family residents and ensure that young families can afford
to live in the city.

The University should pay more for enforcement of housing policies and zoning codes.
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STUDENT SURVEY

Objectives and Methodology

As part of the Ohio University Housing Master Plan study, B&D conducted an electronic survey
via the Internet that tested the housing preferences of Ohio University students. Survey
guestions were designed to assess current housing preferences, housing selection criteria,
location preferences, price sensitivity, and unit type preferences. Demographic questions allowed
the responses to be sorted to identify discrepancies in demand results. Information outlined
below is focused on off-campus housing. A full survey analysis can be found in the Ohio
University Housing Master Plan.

Ohio students completed 1,616 electronic surveys distributed via an email from Dr. Terry Hogan,
Dean of Students at Ohio University. As an incentive for survey participation, Ohio awarded
several prizes, including Apple iPods, to randomly selected student respondents. While the
electronic survey was available for all students, the following data only represents the off-campus
student population.

Survey Demographics

A total of 1,616 student surveys were completed by current Ohio University students. Assuming
a campus population of 19,704, the margin of error is +/- 2.45% at a 95% confidence level (chart
3.1). With the 1,616 responses, the survey captured 8% of the student population. Freshmen
and seniors comprise the greatest percentage of survey responses with 27% and 25%
respectively. Graduate and professional students did not respond to the survey in as large a
guantity as undergraduates.

Chart 3.1: Survey Significance
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Survey sample demographics are consistent with the overall university student demographics. In
the survey sample, female students were over-represented and graduate / professional students
were under-represented (chart 3.2). However, slight skewing of the survey sample by gender
and class level is typical and acceptable because B&D’s methodology for determining demand
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allows for the isolation of demographic sub-groups in order to determine their response to any
single questions.

Chart 3.2: Survey / Demographic Comparison
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O Survey Demographics B University Demographics
Summary of Findings

Students are fairly evenly distributed throughout Athens with a slightly greater concentration in
the Mill Street area. The majority of students that live in houses occupy private bedrooms and
share their homes with 2 to 3 other Ohio University students. Students typically sign their lease
between 6 and 9 months before moving in. The average monthly rent and utilities paid by
students is between $350 and $650, which ranges between $4,200 and $7,800 annually. Cost,
privacy, kitchen facilities, and general building condition ranked as top priorities for students when
they are deciding where to live.

Detailed Findings

Chart 3.3: Location of Residence Over 90% of students surveyed live in
Outside of the City Athens and are spread throughout the city
of Athens Mill Street Area with no one area containing the majority of
9% 24% students (chart 3.3). The Mill Street area
has a slightly higher percentage of students
Richland Avenus ngress, High, . due to the large supply of housing and
Area West Side Area Lancaster Area desirable location. Over half (53%) of
11% 16% 20% students live in apartments while 41% of
students occupy houses. Approximately 6%

of students currently live in Greek housing.

Elsew here in
Athens
20%

Students living in Athens typically live with other Ohio University students. Approximately 75% of
students live with three or fewer roommates. The majority (70%) live in houses containing two to
four bedrooms with most students (54%) having private bedrooms. On average, students are
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STUDENT SURVEY

signing a lease between 6 and 9 months before moving in. However, nearly 27% of off-campus
students signed their leases between 9 and 12 months before moving in, and an additional 10%
signed their leases more than 12 months in advance, which is very high for housing rentals and
illustrates the tightness of the Athens market.

Chart 3.4: Monthly Rent Chart 3.5: Monthly Utilities Chart 3.6: Security Deposit
600 0 e $500 or
$ r mor Less than $150 or more Less than Less than
8% $300 $25 more
13% $25-$49 12% $200
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$100-$149 $350-$499
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Monthly housing expenses vary greatly with over 75% of students paying between $350 and
$650 per month in rent and utilities. This includes between $300 and $500 per month in rent and
between $50 and $150 per month in utilities. The most commonly paid utilities were gas,
electricity and cable. Most students also provide security deposits with the majority of students
contributing between $200 and $500 towards the deposit.

Chart 3.7: Off-Campus Housing Factors
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Many of the factors off-campus students use in determining where to live are the same factors
that students cite when they decide to move out of the residence halls including the desire for a
kitchen and private bedrooms (chart 3.7). The overall condition as well as the appearance and
quality of the building were two of the top factors students used to determine housing. This data
collected within the survey differs from the experience of Jim Hintz, Coordinator of the Off
Campus Living Office, as a large percentage of students attribute their decision to location.
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Several secondary factors that students cite include laundry machines, an appropriate number of
roommates, and proximity to classes and parking. Graduate students’ decision factors differ
slightly from undergraduate students. Conveniences such as proximity to classes, parking, retail /
grocery stores, and work were more important to graduate students as they typically have more
time constraints or limited income and transportation resources.

The majority (71%) of students living off campus are
pleased with their current living conditions. One-quarter
of off campus students rated their conditions as excellent
and an additional 46% rated them as good (chart 3.8).
Only a small percentage (9%) of students rated their
conditions as poor or terrible. Of those students that are
not pleased with their living conditions, the main reasons
they provided for that rating were the poor condition of
their units, high costs of rent, and bad landlords (chart

Chart 3.8: Living Conditions

Fair
20%

Pc:)or Ter(r)lble Excellent
7% 2% 250
Good
46%

4.9). Several students also felt that the noise level, unsafe condition of their unit, and high utility
costs contributed to a poor living environment. Relations with student neighbors rated higher as a
slightly greater problem than community members although both were very low.

Chart 3.9: Poor or Terrible Conditions
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