Cleveland State University

EngagedScholarship@CSU

Urban Publications

2-24-2017

Levin.

PUBLIC SERVICE. LEADERSHIP. CHANGE.

Maxine Goodman Levin College of Urban Affairs

of Oberlin, Comprehensive Housing Study

Cit
ancf] Needs Analysis

Kirby Date
Cleveland State University, k.date@csuohio.edu

Kathryn W. Hexter
Cleveland State University, k.hexter@csuohio.edu

Charlie Post
Cleveland State University, c.post@csuohio.edu

N. Colt Ossoff

Arleesha Wilson

How does access to this work benefit you? Let us know!

Follow this and additional works at: https://engagedscholarship.csuohio.edu/urban_facpub

b Part of the Urban Studies and Planning Commons

Repository Citation

Date, Kirby; Hexter, Kathryn W.; Post, Charlie; Ossoff, N. Colt; and Wilson, Arleesha, "City of Oberlin, Comprehensive Housing

Study and Needs Analysis" (2017). Urban Publications. 0 12 3 1457.
https://engagedscholarship.csuohio.edu/urban_facpub/1457

This Report is brought to you for free and open access by the Maxine Goodman Levin College of Urban Affairs at EngagedScholarship@CSU. It has

been accepted for inclusion in Urban Publications by an authorized administrator of EngagedScholarship@CSU. For more information, please contact

library.es@csuohio.edu.


https://engagedscholarship.csuohio.edu?utm_source=engagedscholarship.csuohio.edu%2Furban_facpub%2F1457&utm_medium=PDF&utm_campaign=PDFCoverPages
https://engagedscholarship.csuohio.edu/urban_facpub?utm_source=engagedscholarship.csuohio.edu%2Furban_facpub%2F1457&utm_medium=PDF&utm_campaign=PDFCoverPages
https://engagedscholarship.csuohio.edu/urban?utm_source=engagedscholarship.csuohio.edu%2Furban_facpub%2F1457&utm_medium=PDF&utm_campaign=PDFCoverPages
http://library.csuohio.edu/engaged/
https://engagedscholarship.csuohio.edu/urban_facpub?utm_source=engagedscholarship.csuohio.edu%2Furban_facpub%2F1457&utm_medium=PDF&utm_campaign=PDFCoverPages
http://network.bepress.com/hgg/discipline/436?utm_source=engagedscholarship.csuohio.edu%2Furban_facpub%2F1457&utm_medium=PDF&utm_campaign=PDFCoverPages
https://engagedscholarship.csuohio.edu/urban_facpub/1457?utm_source=engagedscholarship.csuohio.edu%2Furban_facpub%2F1457&utm_medium=PDF&utm_campaign=PDFCoverPages
mailto:library.es@csuohio.edu

City of Oberlin

COMPREHENSIVE HOUSING STUDY AND
NEEDS ANALYSIS

February, 2017

Maxine Goodman Levin
College of Urban Affairs

Center for Community Planning and Development




oTATE

§ ﬁllllllﬂ%
3 Mé z
o &Q>§ College of Urban Affairs

1964 .
Center for Economic Development

Center for Community Planning and Development

Prepared for: CITY OF OBERLIN
City of Oberlin COMPREHENSIVE
HOUSING STUDY AND
NEEDS ANALYSIS

Prepared by:

Kirby Date, AICP
Kathryn W. Hexter
Charles Post
Nathan Ossof
Arleesha Wilson

February 24, 2017

2121 Euclid Avenue Cleveland, Ohio 44115
http://urban.csuohio.edu



- This Page Left Intentionally Blank -



TABLE OF CONTENTS

EXECULIVE SUMMAIY ..uiiiiiiiiiiiiiiiiiiiiieiiireeeiinnessiiesesisinsssssissesssrsssssssesssssnsasssssssssssssassssssnssssns i
INTRODUCTION AND BACKGROUND .....coieiitiiiniieiiniiieiieeiieiieiiseiissiacsssisesissssssesesiasssassssssasss 1
PUrp0Se Of the StUAY........iiiiiiiiiiiiiiiiciiiiiriiscen e e s seessassssssseesssesssnsssssssssssssssnnssssssssssassnnns 1
STUAY PrOCESS. ciieeeueeiieiiiiiiieenneiiieitiiitssnsssssssssssitesssssssssssssstsessssssssssssssssssnssssssssssssssssnssssssssssssssssnnnsssns 2
Data Sources and Limitations .......ucciiiiiiiiiiiimiiiiiiiiiiiiimmiieiiiiiiiesmssseesiieesssmssssssstsessssssssssssssssssns 2
Plans and Other StUAIS......ccciiiiiieuiiiiiiiiiiiiiieeniineriasseeesteeerassssssssesstesssnssssssssssssessnsssssssssssesssnns 3
Oberlin ComPreh@NSIVE PIan ..........uuiiiiiiiii ettt e e e e e e e e e et aa e e e e e e e e e e e s s esnnsrsaaeaeeeas 3

(0] Y=Y 4 1o @ g o F- L (=l Yor o o 1 xd =T o SR USRI 3

AV he 4 AT o) d=] gl 0=T o Lo PP PPPPPTPPR 4
CHARACTERIZING OBERLIN’S HOUSING AND RESIDENTIAL NEIGHBORHOODS ........cccccerveeuneneee 4
Housing Type, Tenure and OCCUPANCY ....cccuiuuuuriiieeriiiermmmsssssesssistsmsssssssssssssssssssssssssssssssssssssssssssssssssnns 4

[V T=TF=4 0] + Yo T4 o e o L3P ORPPPN 7
Year STruCture BUilt.......cceueeiiiiiiiiiiiieiiiiiiiiiieeneiseniiiiesesssssssesssiiesssssssssssssstsssssssssssssssssssssssssssssssans 9
Property CONItiON ..cceueiiiiiiiiiiiiiiiiiiiiiiitiiniseetiteersassssssseestetssasssssssssssasesssnsssssssssssssssnssssssssssasans 10
HOUSING VAU ....iiiiiiiiiiiiiiiiiiiiniiiineiieeetinesinssssssssesstsessassssssssssssessssssssssssssasessnnssssssssssssssnnssssssssssanens 12

3 L= o 1 U 13
Home Size and Number of BedroomsS.......ccuuuueiiiiiiiiiiiimmiiiiiiiiiiiemmmeiiiimmsmmssiesmmmmssssseeen 13
VLAV VN T 4 T=T 000 T Ty 4 ¥ o 4 o TP 14
CHARACTERIZING OBERLIN’S POPULATION AND HOUSEHOLDS .......cccccceiiiencereeenccrennnenenannens 15
Lo T 1] 1T TP RPPPN 15
Total population, ABE ANT SEX ...uuiiiii it e e e e e s et e e e e e e e e e e e e e babbaaaeeaaaaaeeeaaans 15

R Tol=I- Lo T I =4 oY o ol A 2 UURUURN 17

oo [ Tor= Y A o] T =1V U UUUUURN 17

Y TT = = 1 [0 o [P PPPPPPR 18

L Lo TU T =1 4 o] o PO RTPORN 18

[ [T =] aTo] [ I Y/ o1 USUURRN 18

Y=l ool i I=Te I o T TU 1= s o] Lo Ky UUR R 19

[ (oYU =] aTo] [ Il 1 s ToTo] o s T=TPu U UUEUURN 20

o LoV T 0o Ty ol = 10T o 1= o VU UUUURRN 22
YU ] =Y o] VA aTote] o a V=T [T 01 £ UURUURN 23

[ (oYU =] aTo] [ I oF= T = Yol ol <11 UUSURRN 24
Employers, Workers and COMMUEETS ......ccuvuuueiiiiiiiiiiimmmmiiiiiiiieimemmssiieesiieessssmssssssssisessssmsssssssssssess 24
Population and Household Projections ........ccccceeeeiiiiiiimnniiiieiiiiinienmsiiieniiiimmsmmssssiiiesmsmmssssssseees 26
Projected Rehabilitation Needs........ccciiiiiiiiimuiiiiiiiiiiiiinniiiiniiieiieanseesiieesssmssssssssisessssssssssssssssens 29
Development potential in Oberlin.......ccciiiiiiiiiiiiiiiiiiireerreesrsssssssesssessasssssssssssasens 31
COMMUNITY INPUT . cuiitiiiiiiiiieiieiraiieeimesiniiieiiesisisisimsesissrsssssssssssssssssssssssssssssssssssssasssnssnnss 32
Oberlin’s Assets and AtEractorsS......ccciiiiiieiiiiiiiiiiiiiiiiiniiieeresniisstteesssssisssstsssssssssssssssssssnnsnsss 32
Oberlin’s ChallENEEes .....ccciiiiiiiuuiiiiiiiiiiiiiiiiieiiieeieasieestteessassssssssssssesssssssssssssssssnsssssssssssssssnnnnses 33
Oberlin’s OPPOrTUNILIES ..cciiiiiiieiiiiiiiiiitiiiiieerireereassssesrreersansssssstssessassssssssssssssnsssssssssssnsssnnnnnss 33

Maxine Goodman Levin College of Urban Affairs, Cleveland State University



POSITIONING OBERLIN IN THE NORTHEAST OHIO HOUSING MARKET ......cccevruuuiiiiiiinnnnnniinnns 34

CoMPArative CitieS....ciiiieeiiiiiiiiiiiiiiiiirr et reae s e e s s rsaa s s rsass s s rsnsssssesnsssssennssasnes 35
CT YT = I @ o =Y - [ A=Y 1 o ST 35
(o o T O =T - [ =1 4 ] A ot UURUURN 39
HOUSINE SAIES ..vtiiiiiiiei ettt et e e e e e e e e e sttt a e e e e eeaeeese e s aabtasaeaeeaaaeeeeesassssraaaseeaaaaeessaas 41
Employee HoUSING CROICE ......cciiiuuuniiiiiiiiiiiiiiiiiiciiiinniiansssissnsiseesesnssssssssteeesssssssssssssssssssnssssssssssasens 44
HOUSING OPPORTUNITIES......ciuiiiiieiieiiiiieeiiaiiieiieesiaiiaiisesissisissesisssssssssssssssassssssssssasssnssanss 45
Programs and Comparison CitiesS SUMMAIY ......cccciiiiiiiimmiiiiiiiiiiiiemmmsieeiiiiesmsmmsssssisessmmmsssssssssens 45
COdE REVIEW SUMIMAIY ...ciiiiiiiuniiiiieiiiiiiianissiiesiiseesasmssssisssitsesssssssssssssssessassssssssssssssssssssssssssssssnnsnsss 47
ANALYZING THE HOUSING MARKET .....cicciiuiiieiiniiniiienieiiaiiiniisesioniraiisesissrassssisssiassssssssssassss 48
ObeErlin’s HOUSING...cuuuuiiiiiiiiiiiiiiiiiiiiiniieiiiieetiieetenssssiessiseessnmsssssssssssessassssssssssssssssssssssssssssssnnanses 48
(O 2VZT 1 I TT o Yo 1AV T e I 0 1Ty o F- T ' [T 49
Overall OWNer-OcCUPIi@d HOUSING.....uuiiiiiiii ettt ettt e e e e e e e e e srr e a e e e e e e e e e e e aanbraaaeeeeaens 49
OVErall HOUSING fOF RENT.cciiiiiiiiiiiieeee ettt e et e e e e e e e e e e e s bbbt b aaeeaeaaeeesesnsnsssaaeeeeaens 49
LOW INCOME @anNd SENIOT HOUSING ....cciiiiiiiiiiiiie e e e ettt e e e e e e e ettt e e e e e e e e e e e e esaaassraaaeeeeaaaeesennas 51
o0 0] o110 1 =TT UUUUURN 52
Projecting Housing Needed..........uuiiiiiiiiiiiimmniiiiiiiiiiiinniienniiiennesnsssiseesiieessssssssssssssssssssssssssssssasens 52
RECOMMENDATIONS ....cuiiuiiiiiiiiiiieiieiiieiieeiiaiiisiisesiairsiisesiassrsisssstssssassssstssssassssssssssasssnssanss 55
CONCLUSIONS, CAVEATS AND LIMITATIONS ....itiiiiitiieiinciniiieiieesinsisimessissssisssssssssasssnsssnss 60
Caveats and LimitatioNs ......ccueuuuiiiiiiiiiiiiiiiiiiiniiieiiiiisiiieesssniiissiisessssssssisssssssssssssssssssssssnssnsss 60
APPENDICES ....ccuiieiiieiiiiiiiiieiieeiieiiieiiseiiaiiaiisesisssisissssisssiassssssssstassssssssstasssassssssasssassssssssssassss 61

REFERENCES ......iuiiieiieiiiiiiiieiieiiiiieiieireiieesionessiisesiossrsissssiasssassssstasssassssssasssassssssasssasssnssnnss 62

Maxine Goodman Levin College of Urban Affairs, Cleveland State University



LIST OF TABLES, FIGURES AND MAPS

Table 1 UNitS iN StIUCTUIE ..eeii ittt et e e s e e e s s a e e e s esabbaeeeeesnaabaeeeeeas 5
Table 2 Oberlin Multi-Family Housing INnventory, 2016.........cccuutviiiiiiiiieeeeiniiieee e esiiieee e siieeee e 5
Table 3 HOUSING OCCUPANCY ...iiueiiiieeeiiiiieee e e ettt e e e ettt e e s e sbbree e s e ssabaaeeeesssaabeaeeesssasbaaeesssnnssneeesens 6
Table 4 HOUSING TENUIE TIENGS .....uuiiiiiiiiiiiieeeeeeeee e et e e e e e e e e e e e e e e e s e e nnnrrrsserreeeeeaeaaaaaeeeens 7
Table 5 Year StruCtUre BUilt..........uiiiiiiiiiiee ettt e e s e s e e e s s s asaaeas 10
Table 6 Residential Property CoONitioN ........ooccuiiieiiiiiiiiieee e e e 11
Table 7 WRLC Property Assessment Grading SCale .......cccvviveiieiieeiiiiiee e 11
Table 8 Single Family Residential Property Values ..........coviiiiiiiieiiiiniiiieec e 12
TabIE 9 GrOSS RENES .ottt e e e s e e e e s st e e e e s e sabae e e e e ssabaaeeeeesnanreaeas 13
Table 10 Single Family HOME SIzZ€ ...ccovuuiiiiiiiiiieiee ettt e e e e s s aaaae s 14
Table 11 Number Of BEAIOOMS .....coiiiiiiiiiiie ittt s st e e e e s sabaae e e e s snaneaeas 14
Table 12 Building Permit Activity, 2004-2015 .......ccveeeiiueeeiiiieeeiieeeesreeeesieeeesre e e esreeessreeeesaeeee s 15
Table 13 Population by AE and SEX .c.uuuiiiiiiiiiiiieee et e e 16
Table 14 Population and Household Change OVer TiMe ......cccuvivieiiriiiiieee e 16
Table 15 Race and EthNiCity.....ccuuiiiiiiiiiiiiic e s s e e e s s areae s 17
Table 16 HOUSENOIA TYPE cueeiiiiiiiiiie ettt e e s et e e e e e s sabaae e e e s enanaaeas 19
Table 17 Senior-Led HOusSeholds bY TENUIE ......uviiiiiiiiiiiee ettt 19
Table 18 Median Household Income and TrendsS.......c.uvieeeiiriiieeee e 20
Table 19 Household Income in the Last 12 MONthS ........ccooiiiiiiiiiiiini e 21
Table 20 Poverty Status of Households by Household Type .......ccoovviiiiiiiiiiiiieeicniieee e, 21
Table 21 Households Receiving FOOd StampPs/SNAP ........ooovuiieiiieieectee et 22
Table 22 HUD CHAS Housing Cost Burden Calculations, 2009-2013 Estimates.......ccccccveeeeeeeennnnn. 22
Table 23 HUD INcome LImMits, 2004 .....coooiiieeeiiiieiieieiee e eeeeeeeee et seee e e e e eeeeeeseseeeeesesasasaaans 23
Table 24 HUD Fair Market Rents, 2014 and 2016 ....ccoeeeeieiiiiiiiiiiiieeiiiiiiiicieeeeeeeeeeeeeeeeeeeeevevasananans 23
Table 25 Households below 60% AMI ........ccooiiiiieiiiiieeee et e s srae e e s s ssaeaees 24
Table 26 Household ACCesS t0 VENICIES.......coivuiiiiiiiiiee e 24
Table 27 Key Oberlin EMPIOYEIS....coii ittt e e s et e e e s s sabaae e e e s sasaaeas 25
Table 28 Residents’ Commute Time t0 WOrK .......ooiiiiiiiiiiiiieee et 26
Table 29 Ohio DSA Growth ProjeCtions.........cccuiiiieiiiiiiiiee ettt ssirae e e aaeee s 27
Table 30 Population and Household Historic Change, 1970-2010 .........cccceevviivvieeeeniiiiieeeeesniieenn 27
Table 31 Growth Patterns and Projections..........uuieiiiiiiieiiiiriiiiee et e s 28
Table 32 Future Household and HOUSING SCENATIOS .......ueviiiiiiiiiieiiiriiiiee et 28
Table 33 Rehabilitation Permits By YEar......ooocuiiiiiiiiiiiiieceeee et 30
Table 34 Rehabilitation Permits by Type and Average Cost, 2013-2015........ccccceceeevivvveeeeerinnnnen. 30
Table 35 Aging of EXisting HOUSING STOCK ......ccuvviiiiiiiiiiiiee et 31
Table 36 Smaller Infill Parcels Available ........occuuiiiiiiiii e 31
Table 37 Larger Residential Development Parcels Available........ccccocovvieiiinniiiiiiii e, 32
Table 38 Top Ten Communities of Residence, Oberlin Workers ..........cooovecciiiiiiiieeeeieee e, 34
Table 39 School District Report Card Performance Ratings, 2014-2015 .......cccccceeeeviviveeeeernnennen. 37
Table 40 Share of Lorain County Housing, Vacancy and FOreclosure.........ccoccvveeeeenicvieeeeennnnnnen. 40
Table 41 College TOWwNn ComMPariSON CItiES......ccuurreeeiiriiiiieeeeeriieee e e e e e s sare e e e s ssaeeeeas 45
Table 42 Niche Analysis - For Sale Housing By Price POiNt .........ceevivviiiiieei e 50

Maxine Goodman Levin College of Urban Affairs, Cleveland State University



Table 43 Niche Analysis - FOr ReNt HOUSING .......vviiiiiiiiiiiiiecciieeee ettt 50

Table 44 Low Income Housing, Seniors and NON-SENIOrS .......c..eeveiiriiiiieeeiiiiiiieeeeesiineee e seieeeens 51
Table 45 Senior household niche, middle and high income........ccccooiiiiiiinii e, 52
Table 46 Housing Supply and Demand SUMMAIY .......ccuuiiieeiriiieeee e sesireee e e s siiaeeee s s esaeaeeas 53
Table 47 LOW GroWth SCENATIO .....ciiiiiiiiiiiee ettt e e e e s sabaae e e e e s aeeaes 54
Table 48 Medium Growth SCENAIIO......uuiiiii i areee s 54
Table 49 High Growth SCENATIO .....uiiiiiiiiiiiee e esree e e e s s aaeees 55
Map 1 Oberlin Location in LOrain CoOUNTY ......ciurriiiiiiiiiiieee e eesiieeee st e e sire e e e e s ssrae e e e s s eaanees 1
Map 2 Rental and Multi-Family Residential Inventory, 2016 .........ccoocviieeeiiniiiieeeeeniiieeee e 6
Map 3 City of Oberlin ZONING IMAP ..ccieeuiiiiieiiiiiieee et e e s s sbre e e e e s abae e e e s s naenees 8
MAP 4 WalKability . uveeeeieiiiiiee e e e e s s e e e s s st ra e e e e s s bbaeeeeeenaeraes 9
Map 5 Year SLrUCTUIE BUIlT ...ccooueiiiiiiiiiiieee ettt e s e e e e s sibaa e e e e s snaraaeas 10
Map 6 Residential Property CONItioN .......ceooviiiiiiiiiiiiiiiiee e e e s aaeeeas 12
Map 7 Oberlin Employee Places of RESIAENCE ......ccivviiiiiiiiiiiiiiiee et 35
Figure 1 Population Age DistribUtion .........ccooviiiiiiiiiiiii e 16
Figure 2 Educational Attainment.......oocuiiieeiiiiiiieee et e e e s sbae e e s s s areees 18
Figure 3 People Working in Oberlin, Residence Distribution .........cccccvveeiiiniiiiieiiiniiiiien e, 25
Figure 4 Possible Household Growth SCENAIIOS .......ccvuviiiiiiiriiiiiee et 29
Figure 5 Population, Households and Housing Units Compared.........ccccccevvviiiveeeeiniiiieee s, 36
Figure 6 Age Groups COMPArEd......cuiiiiiiiiieiiiiiiiee e eesiiitee e e e sirre e e e s sriiee e e e s s ssareeeesssnabbaaeesssnasseaeas 36
Figure 7 Median Income and Median Home Value ..........cooovviiiiiiiinniiiiiee et 37
Figure 8 Comparison of Property TaX RAteS .......uuiiiiiiiiiiiiiiiiiiiieee ettt e e s 38
Figure 9 Comparison of INCOME TaX RAtES ...ccvcuvviiiiiiiiiiiiee ettt saaeeeas 38
Figure 10 Comparison of PUDIIC ASSISTANCE ......uuviiiiiiiiiiieccciteee e 39
Figure 11 Comparison — Students eligible for Free/Reduced Lunch .........ccccevveviieniievcieecieenee, 39
Figure 12 Comparison of HOME VAlUES ......ccoovuiiiiiiiiiiiiiec ettt 40
Figure 13 Comparison of HOUSING STOCK A ......uviiiiiiiiiiiiei ettt 40
Figure 14 Oberlin Homes Sales, 2013-2016.........cueeiiiiiuiieeeeiniiiieeeeeesiireeeesessineeeesssnsssseesssssnseees 41
Figure 15 Total Housing Units (2016) and Housing Sales (2013-2016).......cccccvveeeeeecirrereeeeeennnneen. 41
Figure 16 Comparison of Median Sale Price Trends, 2013-2016........cccceeeivriiieeeeeiniiiieeeeesnieenn. 42
Figure 17 Median Sale PriCe ..couuiiiiiii ettt ettt e e e e e e e sabbae e e e e s naareaeas 42
Figure 18 Median Living Area, Sales 2013-2016........ccccuuieeieiriiuirieeeinniireeeeeesiireeeesssnvreeeesssnnsenes 43
Figure 19 Median Sale Price per SQUAre FOOL........cciuiiiiiieiiiiiiiiiee et e e siaeeeas 43
Figure 20 Comparison of Median Days on the Market........ccoccuvveeiiiniiiiiei e, 43
Figure 21 Employee Choice: HOME ValUe......ccuuviiiiiiiiiiiiiec ettt 44
Figure 22 Employee ChoiCe: LiVING Ara@....ccciicuuiiiiiiiiiiieee e esiiiee ettt ee e e e e e s s svae e e s s saseaeas 45

Maxine Goodman Levin College of Urban Affairs, Cleveland State University



City of Oberlin Comprehensive Housing Study and Needs Assessment

EXECUTIVE SUMMARY

Background
The Center for Community Planning and Development was engaged by the City of Oberlin to
develop a comprehensive housing needs assessment. A fact-finding study with
recommendations, it is intended to support future policy discussion and visioning as part of the
City’s planned comprehensive plan process in the coming year. This study was completed with
input and guidance from the City and a Housing Study o

Steering Committee of community stakeholders, a =
Community Open House, and interviews with residents
and business owners. The study approach incorporated
data analysis; comparison with other communities in the
Northeast Ohio housing market; comparison with other
college towns in the Midwestern and eastern United
States; and extensive community input. However, the
work was focused on fact-finding and analysis, and did
not involve the setting of policy or priorities for housing.

Market Strengths and Challenges

The City of Oberlin was found to have market strengths in its inclusive, small town lifestyle,
culturally diverse amenities and attractions, including Oberlin College; progressing local schools,
and overall affordability, in line with the rest of Lorain County. Challenges include the aging of
housing stock, and associated need for comprehensive approaches to maintenance, updating
and rehabilitation; lack of adequate housing for middle-income seniors, low-income families,
and young families seeking starter homes; and high income tax rates.

Positioning Oberlin in the Housing Market
Through community input, key elements of Oberlin’s market were identified as follows. The
“Oberlin lifestyle” is a key ingredient in the City’s attraction to these submarkets:

* People who work in Oberlin, both for the college and other employers

* People who grew up in Oberlin

* Oberlin graduates of all ages

* Retirees of the College, and from outside the City, region and even out of state

* “Globals” whose work allows them to work anywhere

* Some “mainstream” Lorain County families who are attracted to the Oberlin lifestyle

As these submarkets are largely attracted to the “Oberlin Lifestyle”, it will be incumbent on the
City to shape future land use, neighborhood, circulation and housing policy to strengthen the
characteristics that attract them to Oberlin.

Maxine Goodman Levin College of Urban Affairs, Cleveland State University 1



City of Oberlin Comprehensive Housing Study and Needs Assessment

Oberlin is typical to Lorain County overall in many
respects, including proportion of lower-income families
and seniors; overall housing for sale and rent
affordability; type, size and value of housing; housing
sales; and foreclosure and vacancy rates. However, it
has a lower proportion of children compared to Lorain
County averages, and as might be expected, a higher
proportion of young people aged 18 to 24. The historical
diversity of Oberlin’s population is eroding (African
American population dropped from 18.5% of the total in
2000 to 14.8% in 2010), as many African American
families have moved out for job and housing choice
reasons.

Improving housing condition is an important factor in enabling more families to choose to live
in Oberlin. There is a gap in supply of rental and for-sale housing for lower-income families and
middle-income seniors, as well as starter homes in good condition. There is also an apparent
gap in higher-end housing, particularly for seniors. While slow, new housing development in
recent years has mostly been in “mainstream” upper-middle and higher-priced single family
housing, which is likely to continue at similar levels. It will remain for the City and the local
development community to determine to what extent a wider range of housing types and price
levels is provided.

Growth and Future Change

The City’s population and number
of households has been quite
stable, growing at less than 2% per
decade since 1990. Currently 0 —
there are no apparent plans for 2500
substantial growth on the part of
the school district, Oberlin College,
or other employers. As part of this
study, potential growth scenarios 1000
were outlined based on historic
City and County growth patterns,
as well as projections from the 0

Possible Growth Scenarios
3500 ‘ ‘

2000

== ow growth - Oberlin past trend

== Medium Growth - ODSA projections, Lorain Co

1500 Higher Growth - Lorain County past trend

No. of Households

2000 2005 2010 2015 2020 2025 2030 2035 2040

Ohio Development Services
Agency. Growth for the City is projected to range from 140 new households in a low-growth
scenario, to 250 in a medium-growth scenario, to 510 in a higher-growth scenario, through
2040. Possible new housing units were allocated for each of these scenarios, along with
projected rehabilitation needs.

Graph and data source: CSU Center for Community Planning and Development
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City of Oberlin Comprehensive Housing Study and Needs Assessment

Recommendations

Recommendations for the City revolve around improving sustainability, meeting gaps in
housing types and price ranges, and facilitating a robust maintenance and rehabilitation
program. Recommendations are also given for enhancing Oberlin’s marketability and
competitiveness with surrounding communities.

A summary of recommendations includes:
1. Establish comprehensive housing stock rehabilitation and maintenance strategies.

Oberlin’s housing stock is older than average. Over 50% of housing stock was over 50 years old
in 2010, and by 2040, 82% of the housing stock existing in 2014 will be over 50 years old. At
36% built before 1939, and 64.8% built before 1969, Oberlin’s housing stock is substantially
older than the typical in Lorain County (15.7% and 51.2% respectively).

Oberlin has a good share of lower-cost and smaller homes, with 20% under $100,000 value;
these can be a base to meet starter/affordable home needs if renovated. Community input
notes that “There is a shortage 3 2 i ;
of starter homes/rentals that
are in a condition | would want
to raise my family in”...”l can
find better quality starter
homes for the same price in
Lorain and Elyria.”

Elements of a comprehensive
housing rehabilitation and !
maintenance program include the following. It WI|| be critical to explore mechanisms for
funding and facilitating comprehensive programming in scale with Oberlin’s small town
capacity.
* Continue and expand current programs
* Engage in the Cleveland Restoration Society Heritage Home Program
* Explore nonprofit-led rehabilitation-and-resell programs
* Engage with and educate residents and property owners to encourage rehabilitation
through workshops, events, social media opportunities, tool lending libraries, repair
cafés
* Engage with, educate and advocate for tenants and landowners
* Update zoning and enforcement options such as rental registration, absentee landlord
agent designation, exterior inspections, foreclosure and vacancy registration
* Collaborate with County land bank and other organizations for implementation of
vacancy, demolition and maintenance
* Explore volunteer participation in senior maintenance help
* Allocate and raise funds to support small repairs

Maxine Goodman Levin College of Urban Affairs, Cleveland State University 1i1



City of Oberlin Comprehensive Housing Study and Needs Assessment

2, Provide affordable smaller for-sale homes and multi-family rentals, while continuing
to expand housing opportunities at all price levels.

Oberlin has proportionally fewer lower-income households than average (11.1% of Oberlin
households utilize SNAP benefits, compared to 14% for the County, and 15% for the State), but
market analysis demonstrates a sizeable gap in the amount of housing provided that would be
affordable for lower-income households earning less than 60% of the Area Median Family
Income. Approximately 460 non-senior renter households and 250 non-senior owner
households meet these income limits; this estimate is corroborated by the approximate 420
unique non-senior households served by Oberlin Community Services’ food programs. Only 53
LMHA non-senior homes are available; an additional 35 Section 8 vouchers are in use in
Oberlin. Rehabilitation of existing older, smaller homes could contribute to meeting the need
for lower-income non-senior owner housing.

It should also be noted that market analysis included in this report indicates a gap in quantity of
housing that would be afforded

Households Receiving Public Assistance by higher-income households
30.0% (over $100,000 annual
25.0% household income). However,

this gap should be taken with

20.0% caution since it is based on an

M HH receiving Cash Public

15.0% Assistance housing cost affordability
= HH receiving S threshold of 30% of monthly
100 HH receiving SNAP household income; at higher
5.0% incomes, many households may
o II .I N II ] I I .choose 'Fo spe!'\d their excess
&&\ &@« v@ < Qo‘v°e 4\000 o*?\e mcome.m a w_lde range of
& & < places, including and beyond
housing.
Source: US Census American Communities Survey, 2010-2014 5-year estimates
3. Increase the supply of housing suitable for low-, middle- and higher-income seniors

Seniors typically have special needs for housing, including increased accessibility, reduced
physical and financial capacity for home maintenance, a desire for design that supports
neighborhood communication and surveillance, and locations to enable independence without
a car. For this reason, many seniors will choose to leave their standalone single-family housing
for multi-family housing that is well-designed and located.

With an estimated 200 senior-led renter households and 200 senior-led owner households in
the lower-income ranges, Oberlin’s available 101 senior rental units fall short of the quantity
that could be supported.

Maxine Goodman Levin College of Urban Affairs, Cleveland State University v
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For middle-income and higher-income seniors, a similar gap exists, with about 130 higher-
income senior-led households (over $100,000 per year income) and about 410 middle-income
senior-led households ($38,000 to $100,000 per year income). Some of the higher-income
need is met by Kendal at Oberlin’s 223 cottage units, but Kendal notes that less than 25% of
their owners come from Northeast Ohio, and even fewer from Oberlin. There are very limited
multi-family for-sale and for-rent units available for middle-income and higher-income seniors
that meet their needs for community, design, location and accessibility.

4. Develop community consensus on growth, development, design, and connectivity.

Oberlin has plenty of capacity within existing city limits for future housing development. At
least 177 smaller parcels were identified within existing neighborhoods that could support infill
housing; larger parcels could have capacity for up to 1400 additional units.

The market attraction of “The
Oberlin Lifestyle” means that
the City should prioritize
development and zoning
decisions that maximize the
creation of neighborhoods
designed to maximize
community interaction and
walkability. Design, density,
lot size and multi-family
Walkability: . . . .
1/4 Mile Radius from Major Points  Ousing provisions will be key

W Hamiton

o oA issues, as will connectivity of
O College and Main .

O Eastwood Elementary School a” pa rtS Of the Clty tO the

O  Prospect Elementary School

@ Langston Middle School downtown’ SChOOIS and

@ Oberln High School amenities via trails, bicycle

ML L IMiles
0 0125025 05 075 1

Source: L Couny Aucir lanes, and good sidewalks.

City of Oberlin, Comprehensive Housing Study

s=5¢ | Maxine Goodman Levin U.S. Census Tiger, 2014
“R¢ | College of Urban Affairs WRLC, 2013

rtrforCommunyPlnring ad Devemen ity of Oberin These are questions best
resolved in a well-discussed
comprehensive planning and visioning process that translates community desires into effective

planning and zoning policy.
Map source: CSU Center for Community Planning and Development

5. Create a robust nonprofit housing organization or collaboration

All of the comparable college towns examined in this study have leveraged nonprofit capacity
to accomplish housing goals, either at the regional/county or individual community level.
Nonprofit organizations have many capabilities not held by cities that can aid in
implementation of efficient and effective housing programs. Examples include sale, transfer
and renovation/resale of properties; brokering of financing for affordable housing;
education/technical assistance to property owners and tenants; housing development and
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management; collaboration with other organizations and agencies; and creation and
development of volunteer, donor, nonprofit and foundation relationships. Any nonprofit
capacity developed in the City will need to be carefully scaled to be appropriate to small-town
resources.

6. Implement development and zoning opportunities

The code review included in the Appendix to this report details many ideas for support of a

comprehensive housing development and management program. Key elements include:

* providing more specific Planned Development District review criteria for use in multi-family
housing

* providing for alternative housing choices, such as co-housing, cottage development, tiny
homes clusters, community land trust, or limited equity cooperatives

* providing a comprehensive housing management program as described above to encourage
maintenance and rehabilitation of existing rental and owner-occupied housing

Cottage Homes Source: The Cottage Company, Inc.
7. Implement “green” and sustainable building and development code opportunities

The code review identifies several areas where the City could enhance and continue their
current ongoing review of codes with regard to green building. Key recommendations include
incentives for green building, encouraging compact development, incorporating design
guidelines, providing for urban agriculture, and providing for small solar, small wind, and small
geothermal facilities. Site development provisions address tree canopy, stream and wetlands
setbacks, floodplain management, green infrastructure, and impervious surface reduction.
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8. Design for quality, connectivity and community

Community-oriented design will be
critical for enhancing Oberlin’s
attractiveness to targeted submarkets.
Historic preservation and architectural
compatibility; senior- and young-
family friendly design; rigorous
development review for design quality
according to established criteria and
design guidelines; and upgrading
connectivity will all play a role in
keeping Oberlin attractive and
enhancing its attributes.

Photo source: City Architecture

9. Develop marketing and communication strategies

Given the unique attributes of Oberlin’s targeted submarkets, including Oberlin grads, faculty
and staff; “globals” who could live anywhere; Oberlin hometowners; and Oberlin employees;
communication efforts
should be tailored to
their interests. The City
would benefit from
continued work on
defining its identity and
brand. Attractiveness
can be strengthened
through efforts to
enhance walkability,
convenience, small town
community,
sustainability, arts and
culture.

Photo Source: Oberlin College
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10. Collect and track useful data to understand trends

Throughout this report, categories of data are identified which could be useful indicators for
annual evaluation of progress with regard to housing programs.

Examples include:

* Building and rehabilitation permits, value of construction work, and type of work

* Oberlin graduates, faculty/staff living in the City

* Overall population data, especially households with children, senior-led households,
households of various income levels, African-American population, renter/owner shares,
and vacancy

* Employees living in Oberlin

* Housing maintenance condition and complaints

* Sales and home value trends

* School district report cards, open and resident enrollment
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INTRODUCTION AND BACKGROUND

The City of Oberlin is a small town with an estimated population of 8,368 people located in south central
Lorain County, Ohio. The City is home to Oberlin College, a liberal arts college with a national reputation
in music, environment, and the arts and sciences, and a student body of about 2,900. The College forms
the center of a robust arts and intellectual environment, with a wide range of concerts, lectures, films,
events, and gallery exhibits every week throughout the year. Approximately 5,700 people are employed
in the City, including 1,300 at the College. The city has historic roots in the Underground Railroad, and
its longtime diverse population is a source of pride and community strength. The city’s small size,
historic downtown and main street, tree-lined streets, historic neighborhoods, and organization around
a large, traditional Ohio central green square have made it an ideal place of residence for decades for
people who desire a walkable, community-oriented, inclusive environment. In recent years, it has
become a residential destination for retirees, Oberlin graduates, and “globals” (people whose
technology-based work allows them to live anywhere) who are looking for a culturally diverse, small
town lifestyle. The Oberlin City School District has become an international baccalaureate school
district, and its reputation is growing for quality primary and secondary education. The City’s population
is very stable, with growth less than 2% per decade since 1990.

Map 1 Oberlin Location in Lorain County

-
.

/nﬁg Oberlin in Lorain County
B overiin city

D Highway

m— US Route

— Beltway

State Route

[ vLorain County

b 7 139N
Source: Lorain County Auditor’
U.S. Census Tiger,

Lorain County Auditor, Census

PURPOSE OF THE STUDY

The City’s last comprehensive plan was completed in 2005, and reviewed in 2011. Since then,
substantial changes in the real estate market have evolved as a result of the retirement of the baby
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boom generation, the coming-of-age of their millennial children, and the continued aging of housing
stock which is prevalent around Northeast Ohio. A recent housing development proposal in Oberlin that
was targeted for low-income families became the focus of much discussion about the need and proper
balance of rental versus owner-occupied units, and provision of low, medium and high-priced housing
for seniors and families. In addition, the City’s completion of a climate action plan led to questions about
appropriate levels of “green” and carbon-restricted development as the City moves forward. In
anticipation of a new comprehensive planning process, which is planned for the coming year, the City
initiated a study of the housing market to answer these questions.

The study was conceived as a fact-finding activity which would feed into community discussion and
debate that will occur as part of the comprehensive plan effort. It was not intended to provide policy
decisions about housing in Oberlin, but to assist future policy decisions with facts, analysis, and the
recommendations of the study’s Steering Committee and its consultants.

STUDY PROCESS

The study was prepared by a team of researchers from the Center for Community Planning and
Development, Levin College of Urban Affairs, Cleveland State University. It describes Oberlin’s housing
stock, evaluates the market, and makes recommendations about building and zoning codes, housing
programs and opportunities for future reinvestment and growth. The research team was advised by the
city’s Housing Study Steering Committee, an ad hoc group that met four times, made up of
representatives of nonprofits, citizen groups, real estate, development, City leadership, Oberlin College,
Kendal at Oberlin, and county representatives. In addition, a community open house was held, and 35
interviews were conducted, to gain input from other stakeholders and citizens. A list of steering
committee members and others contacted is included in the Appendix.

DATA SOURCES AND LIMITATIONS

The primary sources of data for this study were the U.S. Census Decennial Census and American
Community Survey (ACS). Additional sources included the Lorain County Auditor, the Western Reserve
Land Conservancy’s Oberlin Property Condition Report, and the Northeast Ohio Regional Multiple Listing
Service, the US Department of Housing and Urban Development’s Community Housing Assessment
Strategy (CHAS) data, and the US Bureau of Labor Statistics’ Consumer Expenditures Survey. (Bureau,
n.d.-a); (Bureau, n.d.-b); (“CHAS Data Query Tool | HUD USER,” n.d.); (Western Reserve Land
Conservancy Thriving Communities Insitute, 2013); (“Northern Ohio Regional Multiple Listing Service,”
n.d.); (“Geographic Information System,” n.d.); (US Bureau of Labor Statistics, n.d.)

Due to Oberlin’s small size, descriptive data for this study had its limitations. The Decennial Census of
2010 did not address housing and household questions in detail — for housing data, the research team
had to turn to the American Community Survey 5-year estimates, which are based on sampling with a
resultant margin of error (MOE). Smaller data sets are subject to higher margins of error, in some cases
up to 50% - which are noted in the data presented. Additional data was collected from various sources
as noted — most notably the Lorain County auditor, the Northern Ohio Real Estate Multiple Listing
Service (NORMLS), and the Western Reserve Land Conservancy’s 2013 housing condition study. It should
be noted that at the time when this study’s analysis was completed, the most recent American
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Communities Survey 5-year estimates that were available were for 2010-2014. NORMLS and Lorain
County Auditor data were collected current to July-August of 2016.

In addition, it should be noted that college towns with a high proportion of students present a unique
issue in interpreting population data. In Oberlin’s case, 2,900 (35%) of the City’s estimated population
of 8,368 are Oberlin college students. The high proportion of students has implications for descriptive
data points such as the number of young people aged 18-24 in the population, median income, and
proportion of other age groups. However, it is very important to note that in Oberlin, a very high
percentage of students, approximately 2,600 (89% of Oberlin College enrollment) live in “group
guarters”, on campus and off campus, and are not included in census data on households. About 100
additional residents of skilled nursing and assisted living facilities also are not included in census
household data. For this reason, many population and household analyses given in this study address
the “non-student population” or “households” which would naturally exclude the living-in-group-
quarters population.

PLANS AND OTHER STUDIES

The City’s comprehensive plan and Climate Action Plan contain policies that affect housing in Oberlin. In
addition, a recent marketing plan for the Green Acres development, prepared by Vogt Santer Insights of
Columbus, was reviewed for relevance to this study.

Oberlin Comprehensive Plan

The City completed a Comprehensive Plan in 2004, and a review of that plan in 2011. The
Comprehensive Plan was based on a long tradition of planning in Oberlin, including community
comprehensive planning strategies in 1970 and 1991; an open space plan in 1977; downtown plans in
1981, 1998 and 2002; and a trail plan in 1997. The 2005 plan’s housing policies, as part of “Becoming a
Sustainable Community,” focused on improving and redeveloping existing housing, providing new
housing with a focus on infill and density, and enhancing neighborhoods with amenities including open
space, improved pedestrian and bicycle access to schools and parks, and reducing dependence on the
automobile. Preserving and continuing to enhance community character and design were priorities, as
well as collaboration and partnerships. In 2004, although past population growth was acknowledged to
be very small and very stable, growing less than 2% per decade, potential growth scenarios on the high
end were projected to be much larger than they are in 2016. The Comprehensive Plan review of 2011
confirmed that the 2005 plan was still relevant in its policy, strategy and improvement action steps.
(Northstar Planning and Design, 2005); (Oberlin Planning Commission, 2011)

Oberlin Climate Action Plan

The City of Oberlin demonstrated its commitment to environmental and economic sustainability for the
long term with the completion of its Climate Action Plan in 2013. The plan contains a wide range of
strategic actions to be implemented over time, with the goal of reducing its greenhouse gas emissions
100% by 2050. Topics covered included: Renewable Energy Generation, Energy Efficiency, Green
Building, Waste Management, Transportation, Education, and Achieving Climate Positive.
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The primary greenhouse gas sources associated with residential land uses include heating and electricity
use, contributing 16% of the City’s carbon dioxide tons in 2007. Strategies to reduce residential
greenhouse gas emissions in residential land uses include use of renewable energy, switching from
natural gas to electricity, and improving energy efficiency performance of housing and household
systems. Improving walkability and bikeability of neighborhoods contributes to greenhouse gas
reductions in the transportation system through reduced use of automobiles. While not mentioned,
rehabilitation and restoration of existing housing structures indirectly benefits carbon footprint
reduction by reducing the quantity of production of new materials. The plan was reviewed in 2015, with
updates on progress on carbon emissions in the strategic categories. (City of Oberlin, 2013)

Vogt Santer Report

In 2014, a housing market analysis in support of a proposed development project at Oberlin Road and
Lorain Street was completed by Vogt Santer Insights. While focused on a site-specific development
product, rather than the comprehensive housing needs of the community overall, the study did draw
some general conclusions that are useful to this comprehensive needs study. The Vogt Santer study
confirmed that the primary source of tenants for multi-family housing originate from within Oberlin and
a small surrounding area; a secondary market outside of the City was not considered in the analysis. It
projected a larger growth in senior-led households through 2018, compared to other age groups. The
study characterized overall renter growth as slow, but concludes that the demand for new construction
and higher quality rentals is there, due to the aging, “functionally obsolete” rental housing existing in
Oberlin currently. The study also found a very low vacancy rate among rental housing in the City, at
1.8%. Finally, the study includes a detailed inventory of multi-family rental housing in Oberlin, based on
telephone survey and other data review. (Vogt Santer Insights, 2014)

CHARACTERIZING OBERLIN’S HOUSING AND RESIDENTIAL NEIGHBORHOODS

HousING TyYPe, TENURE AND OCCUPANCY

Oberlin’s housing stock is generally older, with over 35% of the homes having been built before 1939,
and 50% before 1966 (50 years old). It is predominantly single family (62%), although some former
single family homes have been converted into student homes or rental units. In 2010, approximately
half the housing units in the city were owner-occupied, and half rental. As of the American
Communities Survey 2010-2014 5-year estimate, that owner occupied ratio has risen to 60%. This is
likely due to a change in Oberlin College policy around 2011, which required most students to live in
College-owned housing, reducing the demand for off-campus rentals.

Oberlin’s overall housing unit vacancy rate of 6% is low, compared to the County at 8.4%, and the state
at 11%. The City’s 2016 estimate of single family housing vacancy is even lower, at 3%. A normally
functioning housing market has vacancy rates ranging from 5 to 10%. When homeowner and renter
vacancy rates are calculated separately by the ACS, only full-time vacancies are counted, and seasonal
vacancies and other special situations are not counted. As noted in Table 3, the owner-occupied and
renter estimates for Oberlin are at 0% vacancy for owner-occupied (margin of error +/- 2%), and 1%
vacancy for renter-occupied (margin of error +/-1.6%). The combined effect is that vacancy levels are
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extremely low in Oberlin. This is indicative of a strong market for housing and a need for additional

housing units.

Table 1 Units in Structure

Oberlin city Lorain County Ohio
j Margin of Margin of Margin of
Subject Estimate A E Percent | Estimate B E Percent Estimate R Percent
Error Error Error
Total housing units 2,686 +/-231 127,901:+/-391 5,135,173 {+/-623
1-unit, detached 1,616 |+/-157 60.2%, 95,509 | +/-822 74.7%| 3,515,489:+/-6,876 68.5%
1-unit, attached 211 [+/-81 7.9% 7,151 }+/-540 5.6%| 233,707 +/-2,666 4.6%
2 units 316|+/-107 11.8%, 4,683 | +/-474 3.7%| 227,517 +/-2,826 4.4%
3 or 4 units 132+/-57 4.9% 3,543 +/-471 2.8%|  228,642i+/-2,924 4.5%
5 to 9 units 1771+/-85 6.6% 3,333 +/-466 2.6%|  246,537+/-2,993 4.8%
10 to 19 units 48+/-41 1.8% 5,377 +/-479 42%|  209,458:+/-3,223 4.1%
20 or more units 186 |+/-57 6.9% 5,278 | +/-495 4.1%| 270,776 +/-2,416 5.3%
Mobile home 0{+/-16 0.0% 2,956 | +/-283 2.3%| 201,645 +/-2,940 3.9%
Boat, RV, van, etc. 0i+/-16 0.0% 71i+/-62 0.1% 1,402 i+/-260 0.0%
Source: ACS 2010-2014 5-year estimates
Table 2 Oberlin Multi-Family Housing Inventory, 2016
Housing Type Count  Units
Market Rate Rentals 384 iapartments
Subsidized rentals - senior 101 iunits
Subsidized rentals - family 53iunits
Additional family tenant vouchers 39:vouchers
Rooming houses - active 9ihomes (64 beds)
Rooming houses - inactive 16:homes (114 beds)
Green homes 2 units
Group Homes 24 :beds
Skilled nursing/assisted living 181 ibeds
Condominiums 56:units
Kendal cottages 223 tunits
College housing - dorms/programs 1956 ibeds
College housing - village/homes 59:homes (245 beds)
College housing - village/multi-family 227 ibeds (15 bldgs)
Additional single family homes rented by homes (approx
the bedroom 31:106 beds)
City of Oberlin, CCPD, Kendal, Oberlin College, LMHA, rental web sites
Maxine Goodman Levin College of Urban Affairs, Cleveland State University 5
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Map 2 Rental and Multi-Family Residential Inventory, 2016
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Table 3 Housing Occupancy

Oberlin city Lorain County Ohio
Subject Margin of Margin of Margin of
! Estimate 4 Percent | Estimate o Percent Estimate 4 Percent
Error Error Error
Total housing units 2,6861+/-231 127,901i+/-391 5,135,173 +/-623
Occupied housing units 2,524 +/-229 94.00% 117,134 i+/-799 91.60%| 4,570,015:+/-10,810 89.00%
Vacant housing units 162 i+/-93 6.00% 10,767 i+/-705 8.40% 565,158 +/-10,573 11.00%
Homeowner vacancy rate 0i+/-2.0 1.7i+/-0.4 2i+/-0.1
Rental vacancy rate 1{+/-1.6 5.4:+/-0.9 7.2i+/-0.2

Source: ACS 2010-2014 5-year estimates
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Table 4 Housing Tenure Trends

Oberlin City Lorain County |Ohio
Margin of
2000 2010 2010-2014 Error 2010-2014 2010-2014

Total Occupied 2,678 2,730 2,524 229 117,134 4,570,015
Owners 1,347 1,350 1,471 165 83,971 3,056,206

Owner Percent 50.3% 49.5% 58.3% 6.5% 71.7% 66.9%
Renters 1,331 130 1,053 156 33,163 1,513,809

Renter Percent 49.7% 50.5% 41.7% 6.2% 28.3% 33.1%

Source: US Census; ACS 2010-2014 5-year estimates

There are a relatively small number of multi-family rental apartment complexes scattered throughout
the city. The Lorain Metropolitan Housing Authority owns 100 units in town, 50 in a seven-story senior
high rise on Main Street, and the rest in scattered-site single-family and duplex homes throughout the
southern part of the city. There are no mobile homes in the city. There is one traditional skilled nursing
facility with 100 beds on the southern end of the City.

In 1993, Kendal at Oberlin, an upscale retirement community with single-story cottages, assisted living,
and skilled nursing on-site, opened its doors. The community provides open space, programming, health
care, and activities on site, as well as taking advantage of all that the City and College have to offer.
Kendal residents contract for services, including housing, allowing for predictable cost later in life as
more services are used. (No Kendal resident owns their own home). Many Kendal residents participate
actively in the Oberlin community, while some are only part-time residents.

Newer housing in Oberlin is clustered in four housing developments: two on the west side of town at
Eastern Avenue and off Pyle-Amherst Road; one to the south, known as Reserve Square; and the last a
mixed-use development downtown on East College Avenue. The East College Avenue development,
with both condominiums and rentals on upper floors over first floor retail, was completed in 2010;
development in the others, more traditional single family projects, slowed during the recession of 2008-
2010, but Reserve Square is seeing some revival of activity in the past year. Reserve Square has
condominiums clustered at the entrance to the development.

NEIGHBORHOODS

A general outline of neighborhoods and residential areas is indicated on the Zoning Map. The R-1 and R-
2 districts, in yellow and gold-brown, represent the older residential neighborhoods of the city. The R-
1A and R-1B neighborhoods are more recently developed or planned areas with somewhat larger lot
sizes and larger homes. Commercial areas of the city are centered around Main Street and Lorain Street,
running north-south and east-west and intersecting at the City’s downtown park. Note Kendal at Oberlin
in brown on the north end of the City.
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Map 3 City of Oberlin Zoning Map
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The Walkability Map shows a %-mile circle around key destinations in Oberlin, such as the schools, IGA
supermarket, and downtown (Main and College). % mile distance is about a 10-minute walk, and can be
used to gauge distances for % mile and longer biking/walking routes. Note that the residential
neighborhoods in the southern parts of the City are well outside of walking or biking distance without
improved pedestrian and bicycle connections. Community input has noted that South Main outside of
the downtown does not currently feel comfortable or safe for family travel.
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Map 4 Walkability
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YEAR STRUCTURE BUILT

See Map 5, Year Structure Built, Residential. The oldest properties, in dark green (Built prior to 1939),
are located in the center of town, close to the Main Street/Lorain Street commercial areas. Properties
noted in blue surround them, built from 1940-1959. A large proportion of the City’s residential housing
was built from 1960-1979, shown in yellow, on the west, southwest, and eastern ends of town. A much
smaller proportion of structures was built since 1980.

Table 5 compares Oberlin’s housing structure age to Lorain County and Ohio, using ACS 5-year
estimates. At 36% built before 1939 and 64.8% built before 1969, Oberlin’s housing stock is substantially
older than the typical in Lorain County (15.7% and 51.2% respectively), and the state of Ohio (20.9% and
54.3%). See the City Comparisons section for more information on housing age compared to selected
Northeast Ohio cities.
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Map 5 Year Structure Built
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Table 5 Year Structure Built

Oberlin city Lorain County Ohio

Subject Estimate Margin of Percent | Estimate Margin of Percent Estimate Margin of Percent
Error Error Error

Total housing units 2,686 +/-231 127,901 +/-391 5,135,173 +/-623
Built 2010 or later 28{+/-20 1.0% 1,263 +/-254 1.0% 31,822 {+/-1,049 0.6%
Built 2000 to 2009 181{+/-72 6.7% 17,769 i+/-685 13.9% 511,778 +/-4,576 10.0%
Built 1990 to 1999 267 i+/-74 9.9% 14,808 i +/-660 11.6% 607,286 i +/-4,610 11.8%
Built 1980 to 1989 46{+/-32 1.7% 8,125(+/-522 6.4% 466,003 {+/-4,105 9.1%
Built 1970 to 1979 423 i+/-114 15.7% 20,458 {+/-806 16.0% 728,155 {+/-5,010 14.2%
Built 1960 to 1969 386+/-109 14.4% 16,781 +/-725 13.1% 639,021 +/-4,975 12.4%
Built 1950 to 1959 194 {+/-70 7.2% 19,974 +/-761 15.6% 741,034 {+/-5,353 14.4%
Built 1940 to 1949 186 |+/-86 6.9% 8,650 +/-589 6.8% 336,819 +/-3,863 6.6%
Built 1939 or earlier 975 {+/-175 36.3% 20,073 +/-687 15.7%| 1,073,255i+/-5,124 20.9%

Source: ACS 2010-2014 5-year estimates

PROPERTY CONDITION

In the Western Reserve Land Conservancy’s survey of Oberlin’s property condition, done in the Summer
of 2013, 94% of structures were rated “A” or “B”, with only 6% rated “C” or “D”. This was an exterior
housing condition assessment conducted from the street; anecdotal information from residents and
community input indicates that a much larger proportion of the housing stock is old and in poor
condition in the interior, and needs updating.
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City of Oberlin Comprehensive Housing Study and Needs Assessment

See Map 6, Property Condition and associated Tables 6 and 7. Properties rated “C”, and “D” appear
among older properties on Lorain Street, Main Street, Pleasant Street, and Professor Street. Properties
with “B” and “C” ratings are loosely clustered to the south of College Avenue at Pleasant and Groveland,
and south of College east of Main on Professor Street. The main area where there are few or no “B” or
“C” ratings is the west end of town along South Pyle-Amherst Road.

Table 6 Residential Property Condition

Total

Weighted
Residential Property Condition Rating* Count
F 0.0% -
D 1.3% 35
C 5.2% 140
B 20.8% 558
A 72.7% 1,953
TOTAL 100.0% 2,686
Total B-F 27.3% 733
Total C-F 6.5% 174

Source: WRLC 2013, CCPD
*Note: 23% unrated properties were prorated

Table 7 WRLC Property Assessment Grading Scale

Category Description

No visible signs of deterioration
Well-maintained and cared for
New construction/renovation
Historic detailing. Unique

Needs basic improvements

Minor painting

Removal of weeds

Cleaning

Some cracking of brick or wood
Major painting required
Deteriorated concrete

Crumbling concrete

Cracked windows or stairs

Major cracking of brick, wood rotting
Broken or missing windows
Missing brick and siding

Open holes

House is open and a shell

Can see through completely
House ransacked and filled with trash
In danger of collapse

Immediate safety hazard

Source: Thriving Communities Institute, Western Reserve land Conservancy

A: Excellent

B: Good

C: Fair

D: Deteriorated

F: Unsafe/Hazard

PN P NN PN NN PN RN
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Map 6 Residential Property Condition
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HOUSING VALUE

Oberlin has a good mix of low, moderate and higher valued single family housing. 39% of Oberlin’s
homes are valued at less than $100,000. Another 33% are valued between $100,000 and $150,000.
Only 5% are valued more than $250,000. Note that these are county auditor market values; ACS
estimates vary somewhat.

In the tables below, note that the total number of homes varies slightly depending on data source.

Table 8 Single Family Residential Property Values

Value Number Percent

$50,000 or less 49 3.0%
$50,000-$100,000 588 36.2%
$100,000-$150,000 531 32.7%
$150,000-$250,000 380 23.4%
More than $250,000 75 4.6%
Total 1,623 100.0%

Source: Lorain County Auditor, 2016
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City of Oberlin Comprehensive Housing Study and Needs Assessment

RENT

The majority (over 50%) of rents in Oberlin fall in the $500-$900/month range, with 32% in the $700-
$900 range, making rental housing generally affordable by Northeast Ohio standards. HUD’s fair market
rent for Lorain County is $500 to $1000, depending on number of bedrooms. Table 9 summarizes ACS
2010-2014 estimates for Gross rents in the City. “Gross rents” are monthly housing costs, including
utilities.

Table 9 Gross Rents

Oberlin city Lorain County Ohio

Subject X Margin of X Margin of X Margin of
Estimate Percent Estimate Percent Estimate Percent
Error Error Error

Occupied units paying rent 991 i+/-160 991 31,461i+/-1,006 31,461] 1,432,383i+/-7,236 1,432,383
Less than $200 70i+/-46 7.1% 739i+/-145 2.3% 38,370i+/-1,146 2.7%
$200 to $299 44:+/-41 4.4% 1,521i+/-231 4.8% 57,031i+/-1,784 4.0%
$300 to $499 94}+/-51 9.5% 3,011(+/-319 9.6% 164,382 (+/-2,744 11.5%
$500 to $749 364 +/-108 36.7% 10,604 i+/-588 33.7% 501,266 +/-4,525 35.0%
$750 to $999 247 +/-89 24.9% 8,164 i+/-600 25.9% 392,222 +/-4,044 27.4%
$1,000 to $1,499 88:+/-46 8.9% 6,172 i+/-530 19.6% 224,464 i+/-3,672 15.7%
$1,500 or more 84{+/-50 8.5% 1,250i+/-269 4.0% 54,648 +/-1,304 3.8%
No rent paid 62i+/-46 1,702 i+/-304 81,426+/-1,702
Median rent $723:+/-28 $747 i+/-13 $729:+/-3

Source: ACS 2010-2014 5-year estimates

In addition, the research team investigated rental costs advertised in Oberlin. All rents noted excluded
utilities. Studio rents advertised ranged from $425 to $550 per month; one-bedroom unit rents ranged
from $470 to $650 per month; two-bedroom units ranged from $500 to $680 per month. Many units
with 3 or more bedrooms rent on a per-bedroom basis, with the per-bedroom costs ranging from $235
to $425 per bedroom per month, with many falling in the $275-$325 range. This of course often results
in a higher rent, as a 2-bedroom unit could rent for as much as $850 per month. For the small number
of units where square footage was given, square footage cost was calculated to range from $.57 to $.80
per square foot per month.

These rents overall corroborate the levels given in the ACS estimates, and come in at a level that is
considered affordable in Northeast Ohio. According to ACS estimates, median gross rent for Oberlin is
slightly lower than that of both Lorain County and the state of Ohio.

Home Size AND NUMBER OF BEDROOMS

Single family homes over 1,200 square feet in size predominate, with 39% falling between 1,200 and
1,800 square feet, and another 40% over 1,200 square feet. 20% fall below 1,200 square feet. See the
“Positioning Oberlin in the Northeast Ohio Housing Market” section for a comparison to other
communities in the region.

Oberlin’s owner-occupied housing stock is predominantly 3 and 4 bedroom (79.3%), with 12% 1 and 2
bedroom, and 8% at 5 or more bedrooms. Oberlin’s rental housing stock provides a more even spread,
with 63.8% at 1 or 2 bedrooms, 24% at 3 and 4 bedrooms, and 10% at 5 or more bedrooms. Only two
percent are studios or efficiencies with no bedrooms. There is a good mix of housing with a range of
number of bedrooms in the city, both for rental and owner-occupied homes; however, the lowest price
rentals (studios) are limited.
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Table 10 Single Family Home Size

% of
Square Feet Units ;| Total
0-719 10 0.6%
720-999 100 6.2%
1,000-1,199 234 14.6%
1,200-1,799 620 38.6%
1,800-2,399 386 24.0%
2,400-11,388 257 16.0%
Total 1,607 | 100.0%

Lorain County Auditor, 2016
Note: size was not provided
for all homes in the database.

Table 11 Number of Bedrooms

. Margin of
Estimate
Error Percent

To1Ea Occupied Housing 2,524 +/-229

Units:

Owner occupied: 1,471 +/-165 100.0%
No bedroom 0 +/-16 0.0%
1 bedroom 33 +/-35 2.2%
2 bedrooms 149 +/-82 10.1%
3 bedrooms 640 +/-132 43.5%
4 bedrooms 526 +/-102 35.8%
5 or more bedrooms 123 +/-50 8.4%
Renter occupied: 1,053 +/-156 100.0%
No bedroom 24 +/-19 2.3%
1 bedroom 285 +/-90 27.1%
2 bedrooms 386 +/-104 36.7%
3 bedrooms 192 +/-87 18.2%
4 bedrooms 61 +/-50 5.8%
5 or more bedrooms 105 +/-59 10.0%

Source: ACS 2010-2014 5-year estimates

New HoME CONSTRUCTION

Table 12 shows the total number of new home construction building permits that were issued by the
City between 2004 and 2015, with the value of the permit. As noted, these homes were almost all
single-family, and typically in the medium high to high value range, with an average construction value
of $332,088. A total of 14 permits were issued between 2010 and 2015; this contrasts with 43 between
2004 and 2009, a similar 5-year period. Of 65 total permits issued during the 11-year period, only 8 were
multi-family units, which were all constructed prior to 2006.
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Table 12 Building Permit Activity, 2004-2015

Number of Number of
Permits Permits
for New Number of for New
Single- Permits for Multi- Avge
Family New Two- Family Valuation of Permit Number of
Year Homes Family Units Units Permits Value Demolitions
2004 16 0 3i§ 340,000 | $113,333 0
2005 9 2 3i$ 2,509,900 | $209,158 0
2006 9 0 0:$ 1,745,470 | $193,941 0
2007 4 0 0:$ 925,000 | $231,250 3
2008 3 0 0:$ 630,000 | $210,000 0
2009 2 0 0:$ 464,200 | $232,100 6
2010 2 0 0:;$ 765,000 | $382,500 2
2011 1 0 0i$ 434,600 | $434,600 4
2012 1 0 0:$ 415,000 | $415,000 1
2013 2 0 0:i$ 320,000 ;| $320,000 0
2014 4 0 0:$ 794,250 | $198,563 0
2015 4 0 0:i$ 967,471 | $241,868 1
TOTAL 57 2 6i $ 9,970,891 17
TOTAL 2010-2015 14 0 0 $332,088

Source: City of Oberlin, CCPD

NOTE: Some years permit values only available for a portion of the total permits; average adjusted accordingly

CHARACTERIZING OBERLIN’S POPULATION AND HOUSEHOLDS

POPULATION

Total population, age and sex

Oberlin’s population, estimated for 2010-2014 at 8,368 by the U.S. Census, is very stable, increasing
between 1 to 2% per decade since 1990, correcting some losses that occurred from 1970 to 1990. As
noted above, students make up approximately 35% of the population. Subtracting Oberlin College’s
student population of 2,900 students, the resulting non-student population is about 5,468. Although

population has remained relatively stable, household composition has varied widely, most likely due to
smaller household sizes among the general population and the changing numbers of students who live
off-campus and are counted as households if not in group quarters. Oberlin’s age group makeup is also

very stable, with students aged 18-24 making up 28% of the population, and seniors close to the state
average at 12%. Children younger than 18 make up a much smaller proportion at about 13.5%,
compared to 23% in Lorain County and statewide.

Maxine Goodman Levin College of Urban Affairs, Cleveland State University
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Figure 1 Population Age Distribution
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Table 13 Population by Age and Sex
Oberlin Lorain County Ohio
Subject Margin of Margin of Margin of
e Estimate A Estimate & Estimate A
Error Error Error
5 to 14 years 7.8%i+/-2.5 13.2%:i+/-0.1 13.0%:i+/-0.1
15 to 17 years 3.0%i+/-1.2 4.3%i+/-0.1 4.1%i+/-0.1
18 to 24 years 38.2%:+/-5.0 8.7%:+/-0.1 9.6%:+/-0.1
15 to 44 years 55.1%:+/-3.9 36.8%:i+/-0.1 38.5%i+/-0.1
16 years and over 88.6%i+/-2.8 79.5%i+/-0.1 79.6%i+/-0.1
18 years and over 86.5%i+/-2.8 76.7%i+/-0.1 76.9%i+/-0.1
60 years and over 19.6%:+/-2.2 21.9%i+/-0.2 20.9%i+/-0.1
62 years and over 16.4%:+/-1.8 19.1%:+/-0.2 18.3%:i+/-0.1
65 years and over 14.4%i+/-1.5 15.3%:i+/-0.1 14.7%i+/-0.1
75 years and over 7.9%i+/-1.8 6.8%i+/-0.1 6.8%i+/-0.1
Median age (years) 23.5i+/-2.4 40.7 i+/-0.2 39.1i+/-0.1
Sex ratio (males per 100
( P 88.71+/-11.8 96.91+/-0.1 95.614/-0.1
females)
Source: ACS 2010-2014 5-year estimates
Table 14 Population and Household Change Over Time
POPULATION AND HOUSEHOLD CHANGE OVERALL
City of Oberlin Lorain County State of Ohio
Total Percent |Total Percent |Total Percent | Total Percent |Total Percent iTotal Percent
Year |Population {Change :Households {Change |Population {Change {Households iChange [Population Change :Households :Change
[ 1o70l g 761 28 256843 75916 | 10657423 3466688 |
1980 8,660 | -1.15% 2,590 | 13.55%| 274,909 | 7.03% 95,953 | 26.39%| 10,797,603 1.32% 4,108,089 | 18.50%
1990 8,191 | -5.42% 2,580 0.39%| 271,126 | -1.38% 99,937 4.15%| 10,847,115 0.46%; 4,371,945 6.42%
2000 8,195 0.05% 2,678 3.80%| 284,664 | 4.99% 105,836 5.90%| 11,353,140 4.67%; 4,445,773 1.69%
2010 8,286 1.11% 2,730 1.94%| 301,356 | 5.86% 116,274 9.86%| 11,536,504 1.62% 4,603,435 3.55%
2014* 8,368 0.99% 2,524 7.55%| 302,465 | 0.37% 117,134 0.74%| 11,560,380 0.21%] 4,570,015 | -0.73%

Source: US Decennial Census; ACS 2010-2014 5-year estimates
*Note likely large margins of error for ACS estimates for City of Oberlin data
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Race and Ethnicity

Oberlin’s population is diverse, with an African-American population making up 14.8%, and the Asian
population at 4%. However, it should be noted that there has been a marked decrease in African
American population since 2000, down from 18%. Anecdotally, interviewees attribute this change to
Oberlin natives leaving the city to find work and decent, affordable starter homes elsewhere. See
“Positioning Oberlin in the Northeast Ohio Real Estate Market” for further information.

Table 15 Race and Ethnicity

2000 Census 2010 Census
Oberlin city, Ohio Oberlin city, Ohio : _
. i Percent
Subject Number Percent Number E Percent : Change
: 2000-2010

RACE
Total population 8,195 100 8,286 100 1.1%
One race 7,846 95.7 7,751} 93.5% -1.2%
White alone 5,894 71.9 6,047 | 73! 2.6%
Black or African American alone 1,520 185 1,230 14.8 -19.1%
Asian alone 279 3.4 335, 4 20.1%
[American Indian and Alaska Native 40 0.5 19 0.2 -52.5%
Native Hawaiian and Other Pacific 14 02 1 0
Islander -92.9%
Some other race 99 1.2 119 1.4} 20.2%
Two or more races 349 4.3 535! 6.5 53.3%
'HISPANIC OR LATINO ;
Total population 8,195 100 8,286 100 1.1%
"I-'Iispanic or Latino (of any race) 249 3 423 51 69.9%
Not Hispanic or Latino 7,946 97 7,863 949 -1.0%

Source: U.S. Census Bureau, Decennial Census, Years As Noted

Education Level

The City’s education level is, as might be expected, substantially higher than the County or the State
averages. Those with a graduate or professional degree make up 25% of the population, even
considering the high proportion of undergraduate students counted. Higher education levels are
generally associated with higher incomes, which translate into higher-value housing choices. This is
reflected in the proportion of homes in the community over $150,000.

Maxine Goodman Levin College of Urban Affairs, Cleveland State University
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Figure 2 Educational Attainment

Educational Attainment Percentages by Place,
25 Years and Over, 2014
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Migration

Migration in and out of Oberlin is likely average, when the student population is accounted for.
Excluding people aged 18-24, 7.6% of the population moved within the past year, compared with 7.8%
of the County population. Of those who did move, 364 (4.4% of the total population) moved to Oberlin
from within the county, 113 (1.4%) moved from other counties in Ohio, and 120 (1.3%) moved from
outside Ohio. (Citation ACS 2010-2014)

HOUSEHOLDS

Household Type

Oberlin’s estimated 2,524 households are about 54% family households, with two or more related
people living together, and 46% nonfamily households, which include householders living alone, and
unrelated individuals living together. This represents a higher proportion of nonfamily households than
is typical for Lorain County or the State of Ohio.
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Table 16 Household Type
Ohio Lorain County Oberlin
Estimate Margin of Estimate Margin of Estimate Margin of
Error Error Error
Total households 4,570,015{+/-10,810 117,134 :+/-799 2,524i+/-229
Average household size 2.46}+/-0.01 2.5i+/-0.01 2.35:+/-0.20
Total families 2,944,097 i+/-9,414 80,072 i+/-1,010 1,369 +/-167
Average family size 3.06{+/-0.01 3.03i+/-0.03 2.97:+/-0.19
% Family Households 64.4% 68.4% 54.2%
rYeT -
% Single parent family 17.3% 18.5% 14.7%
households
% Nonfamily Households 35.6% 31.6% 45.8%
Households with one or more 30.60% | +/-0.1 31.60% i +/-0.7 24.0%  +/-4.5
people under 18 years
Households with one or more 36.20% | +/-0.1 38.10% i +/-0.5 45.9% | +/-4.2
people 60 years and over
Householder living alone 29.80% {+/-0.1 26.90% i+/-0.8 37.0%i+/-6.1
65 years and over 11.00% {+/-0.1 10.50% i+/-0.5 17.3%+/-4.6

Source: ACS 2010-2014 5-year estimates

Senior-led households

Oberlin’s proportion of households that are led by seniors over the age of 65 is similar for owner-
occupied housing, at 19.3% of all households, to that of Lorain County and Ohio. However, for renter-
occupied housing, Oberlin’s proportion, at 13.7%, is higher than the County and state levels of 4.7% and
5.0% respectively. The total number of households in Oberlin that are senior led is estimated at 485 in
owner-occupied housing, and 343 in renter-occupied housing.

Table 17 Senior-Led Households by Tenure

Oberlin * Lorain : Ohio

Margin of | Percent of | Percent of Percent of
Estimate : all all all
Error Households | Households : households
Total: 2,512 :+/-249

Owner occupied: 1,369{+/-178 5 54.5% 71.3%! 66.3%
Householder 65 to 74 years 271:i+/-85 10.8% 11.8% 10.6%
Householder 75 to 84 years 138:i+/-56 5.5% 6.9% 6.3%
Householder 85 years and over 76:+/-46 | 3.0% 2.7%:} 2.4%
Householder over 65 485 19.3% 21.4%: 19.3%
Renter occupied: 1,143 :+/-146 45.5% 28.7%: 33.7%
Householder 65 to 74 years 107 i +/-43 ! 4.3% 2.1%: 2.5%
Householder 75 to 84 years 172:+/-63 6.8% 1.5% 1.5%
Householder 85 years and over 64:+/-42 ; 2.5% 1.0%: 1.0%
Householder over 65 343 13.7% 4.7%: 5.0%

Source: ACS 2010-2014 5-year estimates
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Household Income

Oberlin’s estimated 2,524 households have a median household income that is close to that of all of
Lorain County, but higher than the state median. As might be expected, owners have a higher median
household income than renters. Oberlin’s median household income for renters is close to the state’s,
but lower than Lorain County’s as a whole.

Household income levels for the City are estimated with high margins of error. According to the ACS
2010-2014 estimates, somewhere between 14% and 22% of Oberlin’s households fall below the federal
poverty level. This represents an increase since estimates were done for 2008-2012. We also need to
keep in mind that a certain percentage of counted households are made up of students living in single
family housing, with likely lower reported incomes. Perhaps a better measure of poverty is the number
of households receiving SNAP and other forms of assistance — these fall closer to the lower end of the
estimated ranges, and are lower than the same proportions for Lorain County and the State of Ohio.

Table 18 Median Household Income and Trends

Oberlin Lorain County Ohio
2000 2010:2010-2014* 2000 2010:2010-2014* 2000 2010:2010-2014*
All Households S 39859 S 47334 1S 52632|S5 44870 1S 52,066 S 52610]| 5 40846 | S 47,358 | S 48,849
Owners S 57344 :iS 60437 S 65545|S 53087 S 63,09 iS 64875]S 50,093 S 60,166 | S 62,909
Renters S 22994 :S 38156 S 26964 | S 24945 S 24648 | S 27,136 S 25116 | S 25590 | S 26,950

Source: ACS 5-year estimates 2010-2014
*Note: 2014 estimates are adjusted for inflation to 2014 dollars
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Table 19 Household Income in the Last 12 Months

Oberlin city, Ohio Lorain County, Ohio Ohio
Estimate Margin of ;| Percent Estimate Margin of ; Percent Estimate Margin of | Percent of
Error :of total Error of Total Error Total

Total: 2,524%  +/-229! 100.0%| 117,134 +/-799i 100.0%| 4,570,015! +/-10,810 100.0%
Less than $10,000 248 +/-93 9.8% 8,110 +/-584 6.9% 372,228 +/-3,528 8.1%
$10,000 to $14,999 77 +/-42 3.1% 6,243]  +/-480 5.3% 258,598  +/-2,728 5.7%
$15,000 to $19,999 225 +/-91 8.9% 6,130 +/-490 5.2% 269,030 +/-3,701 5.9%
$20,000 to $24,999 109 +/-53 43% 5,967 +/-526 5.1% 265,260  +/-3,352 5.8%
$25,000 to $29,999 76 +/-54 3.0% 6,247 +/-461 5.3% 250,134 +/-3,161 5.5%
$30,000 to $34,999 134 +/-69 5.3% 5,621 +/-462 4.8% 252,430]  +/-3,070 5.5%
$35,000 to $39,999 145 +/-66 5.7% 6,041 +/-505 5.2% 233,986 +/-3,080 5.1%
$40,000 to $44,999 38 +/-48 1.5% 5,761}  +/-495 4.9% 228,576 +/-3,087 5.0%
$45,000 to $49,999 156 +/-82 6.2% 5,698 +/-465 4.9% 199,331 +/-2,824 4.4%
$50,000 to $59,999 217 +/-94 8.6% 9,991, +/-676 8.5% 376,813] +/-3,729 8.2%
$60,000 to $74,999 299 +/-109 11.8% 12,961 +/-703 11.1% 467,336 +/-4,376 10.2%
$75,000 to $99,999 238 +/-69 9.4%| 15346] +/-650 13.1% 548,179  +/-4,787 12.0%
$100,000 to $124,999 295 +/-83 11.7% 9,520 +/-487 8.1% 336,450 +/-4,040 7.4%
$125,000 to $149,999 111 +/-56 4.4% 5,301} +/-425 4.5% 191,284  +/-2,696 4.2%
$150,000 to $199,999 113 +/-59 4.5% 4,878 +/-435 4.2% 172,489 +/-2,836 3.8%
$200,000 or more 43 +/-29 1.7% 3,319 +/-34 2.8% 147,891 +/-1,92 3.2%
Total under $20,000 21.8% 17.5% 19.7%
Total $20-$50,000 26.1% 30.2% 31.3%
Total $50-100,000 29.9% 32.7% 30.5%
Total over $100,000 22.3% 19.7% 18.6%
Median HH Income $52,632 $52,610 $48,849

Mean HH income $63,309 $67,033 $65,491

With Food Stamp/SNAP benefits 11.10% 14.40% 15%
With Social Security Income 36.70% 31.50% 30.30%
With Supp Security Income 5.60% 5.80% 5.60%
With Cash public assistance income 3.30% 2.60% 3.30%

Source: ACS 2010-2014 5-year estimates

Table 20 Poverty Status of Households by Household Type

2010-2014 Estimates 2006-2010 estimates 2008-2012 Estimates
Oberlin city, Ohio Oberlin city, Ohio Oberlin city, Ohio
Margin of Margin of . Margin of
q " Estimate
Estimate | Error Percent Estimate  |Error Percent Error  ;Percent
All Households: 2,524 +/-229 100% 2,571 +/-424 100% 2,575|+/-255 100%
Households with Income in the past 12 months below poverty level: 457 {+/-107 18% 425 +/-147 17% 429 +/-102 17%
Family households: 143!+/-75 6% 211!+/-97 8% 139+/-62 5%
Nonfamily households: 314i+/-101 12%) 214:+/-94 8% 290+/-93 11%)
Male householder: 149+/-75 6% 68i+/-49 3% 156 {+/-80 6%
Householder under 25 years 72i+/-59 3% 0i+/-119 0% 66+/-58 3%
Householder 65 years and over 0{+/-16 0% 13i+/-16 1% 10{+/-15 0%
Female householder: 165i+/-79 7% 146:+/-76 6% 134 +/-65 5%
Householder under 25 years 37{+/-39 1% 46;+/-45 2% 431+/-43 2%
Householder 65 years and over 40i+/-26 9% 19i+/-22 1% 29{+/-25 1%
Source: ACS 5-year estimates, years as noted
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Table 21 Households Receiving Food Stamps/SNAP

Oberlin Oberlin Lorain County Ohio
2008-2012 Estimates 2010-2014 Estimates 2010-2014 Estimates 2010-2014 Estimates
Margin of Margin of Margin of Margin of
Number Error Number Error Number  Error Number Error

All Households 2,575 255 2,524 229 117,134 799 4,570,015 10,810
Percent Households Below Poverty Level 16.70% 4.00% 18.10% 4.10% 13.50% 0.70% 15.00% 0.10%
Households Receiving SNAP - 260 93 279 98 16,831 740 | 683,427 4,248
Percent Households Receiving SNAP 10.10% 3.60% 11.10% 3.90% 14.40% 0.60% 15.00% 0.09%

Source: ACS 5-year estimates, years as noted

Housing Cost Burden

Another way of measuring housing affordability is to evaluate the “housing cost burden” in a
community. The American Communities Survey provides estimated data that show the proportion of
households that are spending more than 30% of their household income on housing costs, a commonly
accepted threshold. Households spending more than 30% of their household income on housing costs
are considered to be “housing cost burdened”; households spending more than 50% of household
income on housing costs are considered to be “severely housing cost burdened”. For owners, housing
costs include mortgage, utilities, insurance, maintenance, and condo fees; for renters, housing costs
include rent and utilities.

Housing cost burden is calculated by the US Department of Housing and Urban Development (HUD) for
the 2009-2013 ACS 5-year estimates, as shown in Table 22. These are known as CHAS (Comprehensive
Housing Affordability Strategy) data, and are used by communities, counties and states in assessing
housing affordability.

Table 22 HUD CHAS Housing Cost Burden Calculations, 2009-2013 Estimates

OBERLIN Lorain County Ohio
Housing Cost Proportion of Household Income | Owner Percent Renter Percent Owner Renter Owner Renter
Cost Burden <=30% 1,130 72.4% 530 50.7% 77.3% 52.5% 76.8% 52.7%
Cost Burden >30% to <=50% 275 17.6% 215 20.6% 13.8% 19.7% 14.2% 20.7%
Cost Burden >50% 135 8.7% 235 22.5% 8.3% 25.8% 8.4% 23.7%
Cost Burden not available 10 0.6% 60 5.7% 0.6% 2.1% 0.6% 2.9%
Total 1,560 100.0% 1,045 100.0% 100.0% 100.0% 100.0% 100.0%

Source: US Dept of HUD, 2009-2013 CHAS Calculations

Oberlin’s proportion of owners and renters who are not cost-burdened is somewhat lower than for
Lorain County and the State. Owners who are “cost burdened” in Oberlin are at 17.6%, compared to
about 14% for the County and State. Renters who are “cost burdened” are at about the same level as
the County and State, around 20%. Oberlin owners who are “severely cost burdened” are at a similar
level to the County and State, at 8.7%, compared to 8.3% and 8.4% respectively. Oberlin renters who
are “severely cost burdened” are at a lower level than the County and State, at 22.5%, compared to
25.8% and 23.7% respectively. This assessment indicates that Oberlin is in the general range of County
and State housing cost affordability levels, with some variation. Owners appear to be slightly more cost
burdened and severely cost burdened than county and state levels, while renters are closer to county
and state levels. This could be indicative of households stretching their income a little farther in order
to afford for-sale housing in Oberlin.
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Regulatory income limits

The following tables show HUD’s income limits for eligibility for Section 8 housing and Fair Market Rents
(FMRs), which are used to determine payment standard amounts for the Housing Choice Voucher
(Section 8) program in the Cleveland-Elyria-Mentor Statistical Area. The base income used is Area
Median Income (AMI), also known as HUD Area Median Family Income (HAMFI). It is useful to note that
the Ohio Finance Agency’s Low Income Housing Tax Credit (LIHTC) program targets households with
incomes of 60% of Area Median Income. In Oberlin’s case, for 2014, that amount would be $37,560

(used here for consistency with other data). For 2016 the 60% AMI level is $39,960.

Table 25 shows the approximate number of senior and non-senior led households with incomes below
the 60% AMI level. Due to margins of error and the small size of the population, these numbers were
corroborated with data from Oberlin Community Services showing unique households which have
participated in their food programs for 2016 to date. Based on this analysis, there are at least 400 non-
senior and 100 senior households in Oberlin who are renting and who would be eligible for LIHTC

housing.

These data points will be used in the market analysis section of this report.

Table 23 HUD Income Limits, 2014

FY 2014
Area Income . q
) L Persons in Family
Median iLimit
Income Category
1 2 3 4 5 6 7 8
Extremely
Low (30%
AMI) S 13200{$ 15730 | S 19,790i$ 23,850 | $ 27910 S 31970i{$ 36,030 S 40,090
$ 62,600 | Very Low
(50%AMI) | S 21950 $ 25,050 S 28,200:9$ 31,300 i S 33,850:S 36350i S 38,850 S 41,350
Low (80%
AMI) S 35100!$ 40,100 i $ 45,100 $ 50,100 i S 54,150 i S 58,150 i S 62,150 i S 66,150
Source: US Dept of HUD
Table 24 HUD Fair Market Rents, 2014 and 2016
Year Type
One- Two- Three- Four-
Efficiency | Bedroom : Bedroom : Bedroom : Bedroom
2014 S 493 | S 592 ¢ $ 750 S 1,005 ;| S 1,037
2016 S 499 | S 614 i S 773 i S 1,017 | S 1,073

Source: US Dept of HUD
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Table 25 Households below 60% AMI

Item Count Source/Comments
Non-senior Renter Households 468
Non-senior Owner Households 258 HH with less than 60% AMI (2014); ACS 2010-2014 54
year estimates; approx. $37,560
Senior Renter Households 225
Senior Owner Households 209
Households receiving SNAP 279 ACS 2010-2014 5-year estimates
Unique households participating in food programs 533 100% ; Oberlin Community Svcs
Senior households 110 21%:CCPD Estimate
Non-senior households 423 79% i CCPD Estimate
]
i

Source: As noted

Household car access

Approximately 9.7% of Oberlin households have no access to a car, compared to 6.9% in Lorain County
and 8.4% in Ohio. This is a reflection of the walkable character of the community, which allows more
people to live comfortably without one; the likely number of households that are made up of students;
and the proportion of lower-income households.

Table 26 Household Access to Vehicles

Oberlin city Lorain County Ohio

Subject ; Margin of . Margin of . Margin of
Estimate Percent Estimate Percent Estimate Percent
Error Error Error

Occupied housing units 2,524i+/-229 117,134 i+/-799 4,570,015:+/-10,810
No vehicles available 246 :+/-95 9.7% 8,124 {+/-537 6.9% 384,271:+/-3,294 8.4%
1 vehicle available 1,180{+/-191 46.8% 38,843 {+/-955 33.2%; 1,549,318+/-6,088 33.9%
2 vehicles available 794i+/-131 31.5% 46,785 +/-876 39.9%; 1,724,675:+/-7,739 37.7%
3 or more vehicles available 304 i+/-82 12.0% 23,382 +/-766 20.0% 911,751:+/-5,597 20.0%
Source: ACS 2010-2014 5-year estimates

EmPLOYERS, WORKERS AND COMMUTERS

Per the US Census, there are approximately 5,600 workers employed in the 44074 zip code in a range of
professional, manufacturing, academic, and services jobs. In Table 26, various data sources were used
to characterize the 17 largest employers in Oberlin. Together, these large employers employ
approximately 4,244 workers and are listed in the following table. Highly educated workers include
faculty and staff at Oberlin College, administration and medical staff at Mercy Allen Hospital, Welcome
Nursing Home, and Kendal at Oberlin, and engineers and technical staff at the Federal Aviation
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Administration. Further information on workers and their housing choices are included in the section
“Positioning Oberlin in the Housing Market”.

Table 27 Key Oberlin Employers

Approx.

Number of
Employer Employees
Oberlin College 1,300
Green Circle Growers 500
FAA 500
Walmart Supercenter 335
Kendal at Oberlin 248
Mercy Allen Hospital 230
Oberlin School District 218
General Plug 200
Welcome Nursing Home 140
NACS 120
City of Oberlin 100
Hotel at Oberlin 75
RR Donnelley 75
Custom Cleaning Service 70
Hydro Tube Corp 65
Agrinomix 38
Synapse 30
TOTAL EMPLOYEES 4,244

Source: Oberlin Employers;
Reference USA

Figure 3 People Working in Oberlin, Residence Distribution

People Working in Oberlin, Residence Distribution

Based on 1,983 zip codes collected
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According to the US Census, of Oberlin residents age 16 and over who work, 64% travel less than 15
minutes to work; 16% travel over a half hour to work. Oberlin residents in general travel substantially
shorter distances to work than Lorain County or Ohio residents.

Table 28 Residents’ Commute Time to Work

Oberlin Lorain County, Ohio Ohio
Subject
Estimate LG Estimate TG Estimate Margin of
Error Error Error
Workers 16 years 3,693 +/-249 134,656 +/-1,369 | 5,199,477| +/-10,689
and over
Less than 10 45.0% +/-5.1 13.0%; +/-0.7 14.7%; +/-0.1
minutes
10 to 14 minutes 19.0% +/-4.7 14.5% +/-0.7 15.1% +/-0.1
15 to 19 minutes 9.1%; +/-3.1 14.6%; +/-0.7 16.2%; +/-0.1
20 to 24 minutes 7.6%; +/-2.8 15.4%; +/-0.7 16.4%; +/-0.1
25 to 29 minutes 3.6% +/-1.6 7.9% +/-0.5 7.7% +/-0.1
30 to 34 minutes 6.2%; +/-2.2 13.9%: +/-0.6 12.7%; +/-0.1
35 to 44 minutes 3.7% +/-2.0 8.2%i +/-0.5 6.4%; +/-0.1
45 to 59 minutes 3.1%; +/-1.6 8.1%; +/-0.6 6.0%; +/-0.1
60 or more 2.7%  +/-14 45% +/-03 5.0%| +/-0.1
minutes
Mean travel time
to work (minutes) 15.1 +/-1.6 24.3 +/-0.4 23.1 +/-0.1
Source: ACS 1010-2014 5-year estimates

PoPULATION AND HOUSEHOLD PROJECTIONS

The Ohio Development Services Agency (ODSA) projects that Lorain County’s population will grow
approximately 2.97% per decade between 2010 and 2040. This compares to Lorain County’s actual
change from 2000 to 2010 of 5.9%, and represents an anticipated slowdown since the 2008-2010
recession; however it does anticipate a positive rate of change, which differs from the ODSA’s overall
anticipated loss in population in Lorain County during that same time period of 1.69% per decade.

In an interview for this study, the Oberlin City School District stated that it does not project a change in
school district student population for the foreseeable future. Oberlin College informants similarly
anticipate a stable student, faculty and staff population going forward. As of fall of 2016, the City is not
aware of any employers with plans for significant expansion and employee growth within the City.
Parcels in the City’s industrial park are largely occupied.
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Table 29 Ohio DSA Growth Projections

Ohio DSA Population Projections by County Past change Projected Change
Per Per
Decade decade
Change, change,
2000 - 2000- 2010- (2010-
County 2000 2010 2020 2030 2040| 2010 (2010 2040 2040
Lorain 284,664 301,356 310,230 320,430 328,190 5.9% 5.86%) 8.9% 2.97%
Cuyahoga 1,393,978 1,280,122} 1,209,550} 1,154,210; 1,113,950 -8.2%; -8.17%| -13.0%i -4.33%
Medina 151,095 172,332 184,670 194,510 199,890 14.1%; 14.06% 16.0% 5.33%
Summit 542,899 541,781 534,150 528,990 523,190 -0.2% -0.21% -3.4% -1.14%
Portage 152,061 161,419 161,410 158,930 151,720 6.2% 6.15% -6.0%; -2.00%
Geauga 90,895 93,389 93,510 94,930 94,710 2.7% 2.74% 1.4% 0.47%
Lake 227,511 230,041 228,600 228,380 228,060 1.1% 1.11% -0.9%; -0.29%
North-East Ohio 2,843,103 2,780,440 2,722,120; 2,680,380 2,639,710 -2.2%; -2.20% -5.1%; -1.69%

Source: OHIO DS, CSU CCPD
Oberlin’s population grew 1.67% in the decade from 2000 to 2010, and the number of households grew

by 1.94%. Oberlin’s average household size decreased by .27% during that time period, a negligible
amount.

Table 30 Population and Household Historic Change, 1970-2010

Total % o Change

Change, |per
% 1970- Decade,

1970:% change 1980 :% change 1990 i change 2000 % change 20102010 1970-2010|
County Population 256,843 7.0%! 274,909 -1.4%: 271,126 5.0%| 284,664 5.86%! 301,356 17.3% 4.3%)
Occupied Housing Units 75,916 26.4% 95,953 4.2% 99,937 11.4%; 111,368 4.41%; 116,274 53.2% 13.3%
Average HH Size 3.38 -15.3% 2.87 -5.3% 2.71 -5.8% 2.56 1.40% 2.59f -23.4% -5.8%
Oberlin Population not in Group Quarters 5,445 1.67% 5,536
Occupied Housing Units (Households) 2,678 1.94% 2,730
Avge HH Size 2.033 -0.27% 2.028

Source: 1990 US Census of Population and Housing; US Census; CCPD

Using historic trends for Oberlin and Lorain County as the high and low growth scenarios, and ODSA
projections for Lorain County as the medium growth scenario, along with Oberlin’s household size trend,
projections were made for the range of population growth in three scenarios, as shown on Table 31. In
these projections, population not in group quarters was estimated using a constant number of 2750 —
2600 in college housing, and 150 in assisted living/skilled nursing. While not absolute, the projections
show that Oberlin’s reasonable growth patterns to be expected could range from 140 to 510 new
households. A chart of household growth compares the scenarios.
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Table 31 Growth Patterns and Projections
Decade
Change Total New
Rate 2000 Add 2010 Add 2020 Add 2030 Add 2040 :Households

Past trend - Population not in group quarters 1.67% 5,445 91 5,536
Avge HH Size -0.27% 2.033 2.033 2.028 2.028 2.022 2.022 2.017 2.017 2.011
Households 2,678 45 2,730

NEW HOUSEHOLDS

Low growth (per Oberlin past trend)
Population 1.67% 92 5,628 94 5,722 96 5,818
Households 46 2,784 46 2,838 47 2,869 139

Medium growth (per ODSA Lorain Co projections)
Population 2.97% 164 5,700 169 5,870 174 6,044
Households 81 2,819 84 2,911 86 | 2,981 251

High growth (per Lorain County past trend)
Population 5.86% 324 5,860 343 6,204 364 6,567
Households 160 2,898 170 3,076 180 | 3,240 510

Source: CSU CCPD; ODSA; US Census; WRLC

Table 32 shows a summary of the new households for each scenario, broken down in 5-year periods.
These will be used, along with past building permit history in Oberlin, and analysis of senior and low-
income populations given above, to estimate the potential market for new and rehabilitated housing in
Oberlin through 2040. See the market analysis section of this study.

Table 32 Future Household and Housing Scenarios

Added
EXISTING 2030- 2035- TOTAL | TOTAL
Growth Scenarios 2010 2010-2015 ;| 2015-2020 ; 2020-2025 ; 2025-2030; 2035 2040 ADDED 2040
Low growth - Oberlin past trend 2,730 14 32 23 23 24 24 140 2,870
Medium Growth - ODSA projections, Lorain Co 2,730 14 67 42 42 43 43 251 2,981
Higher Growth - Lorain County past trend 2,730 14 146 85 85 90 90 510 3,240

Source: US Census, CCPD projections

Maxine Goodman Levin College of Urban Affairs, Cleveland State University 28



City of Oberlin Comprehensive Housing Study and Needs Assessment

Figure 4 Possible Household Growth Scenarios
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PROJECTED REHABILITATION NEEDS

The need for rehabilitation, particularly for updating of interiors of housing units, both owner-occupied
and for rent, is difficult to assess across an entire community. We can make some rough estimates using
the exterior property condition report from the Western Reserve Land Conservancy, which was done
from the street and did not address interiors at all.

The Lorain County Auditor has provided the best available data for past years regarding types of building
permits issued in Oberlin. While it does not appear to be complete for any year, it does shed some light
on the pace and types of rehabilitation occurring in Oberlin. Going forward as of 2016, the City’s new
software should allow annual tracking by permit type.

Data was available for 47 rehabilitation permits 2012-2016. Permits for new construction and new
dwellings were excluded. Table X below shows the year distribution of those permits. It is likely that
these represent only a part of the actual permits issued, but the types of permits can be informative.
The 2012 and 2016 years were eliminated from Table Y, since there was only 1 permit listed for each
year.

During the years 2013-2015, property owners spent an average of $64,429 on rehabilitation-type
construction, ranging from new additions and associated rehabilitation, to rehabilitation alone, to
carport, new garages and miscellaneous site improvements. A third of the permits involved substantial
remodels or additions, and another 10 percent added garages, a key element of upgrading older
housing. A third involved accessory buildings.
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While this information is spotty across the years included in the data, if we conjecture that 2015 was a
typical year, we can assume that about 30 permits per year, with about 10 of them substantial
remodels, might have occurred in the past. We can figure this information into our projections of
housing rehabilitation needed in the City.

Table 33 Rehabilitation Permits by Year

Year Issued Number
2012 1
2013 6
2014 5
2015 34
2016 1

Total 47

Source: Lorain County Auditor

Table 34 Rehabilitation Permits by Type and Average Cost, 2013-2015

Number Percent Average Cost|
Accessory Bldg 15 33.3%; S 5,878
Addition/remodel 8 17.8% S 142,025
Carport 1 2.2%f S 11,000
Deck/Balcony 2 4.4%¢ S 2,250
Garage 4 8.9%i S 16,000
Misc 1 2.2%: S 4,500
Patio 1 2.2%i S 2,500
Porch 2 4.4% S 5,750
Rehab/Remodel 11 24.4%: S 50,103
All Permits 45 100.0%! S 64,429

Source: Lorain County Auditor

Based on this information, there are some rough assumptions we can use to assess likely need for
rehabilitation:

1) Age of structure. We can assume for estimating purposes that a home that is over 50 years old
might likely need some renovation
2) Exterior condition. While WRLC rated a high percentage of units as Grade A or Grade B, which

only needed minor repairs, we might assume that homes that were not Grade A might indicate that the
funds were less likely to be available for interior upgrades.

3) Typical pace. We can conjecture that at least 30 homes might be renovated per year, with 10 of
them consisting of significant upgrades.

We projected the age of housing stock over 50 years in the following table.
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Table 35 Aging of Existing Housing Stock
AGING OF EXISTING HOUSING STOCK

2010 2020 2030 2040

agein agein agein agein
YEAR STRUCTURE BUILT years :Add years (Add years :Add years
All housing units 2,686
Built 2010 or later 28 10 20
Built 2000 to 2009 181 10 20 30
Built 1990 to 1999 267 10 20 30 40
Built 1980 to 1989 46 20 30 40 50
Built 1970 to 1979 423 30 40 50 60
Built 1960 to 1969 386 40 50 60 70
Built 1950 to 1959 194 50 60 70 80
Built 1940 to 1949 186 60 70 80 90
Built 1939 or earlier 975 70 80 90 100
Total units over 50 years 1,355 386 | 1,741 423 | 2,164 46 2,210
% housing units over 50 years 50.4% 64.8% 80.6% 82.3%

Source: ACS 2010-2014 5-year estimates, CCPD

Over 50% of the housing stock was over 50 years old in 2010. Furthermore, by 2040, 82% of the housing
stock (existing in 2014) will be over 50 years old.

Property condition findings indicate the following:
27% were “grade B or worse” per WRLC in 2013 (733 units, prorated)
6.5% were “grade C or worse” per WRLC in 2013 (174 units, prorated)

DEVELOPMENT POTENTIAL IN OBERLIN

An analysis of vacant parcels available within the City of Oberlin shows that there is plenty of room for
addition of future housing units. At least 177 smaller parcels with street frontage are available for infill
in existing neighborhoods, with 9 of them large enough (1-3 acres) to be possible cottage development
or pocket-neighborhood type housing. An additional 127 acres are available as infill in parcel sizes over
3 acres, with up to 350 potential units, depending on zoning and site layout. Toward the southern end
of the City, in the Pittsfield Annex area, which is yet unzoned, 384 acres, or up to 1400 potential units,
are available within City limits, and 461 additional acres, or up to 1259 units, in the annexation area of
Pittsfield Township.

Table 36 Smaller Infill Parcels Available

Size Street Frontage Landlocked

.20-.5 acres 124 36
.5-1.0 acre 44 12
1.0-3.0 acre 9 4
Total lots .2-3 acres 177 52

Source: Lorain County Auditor, CCPD
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Table 37 Larger Residential Development Parcels Available

Total
Area Zoning or Potential

Land use classification (Acres) equivalent Lot size (SF) | Units
Area in the City
Infill over 3 acres 57iR-1A 15,000 132
Infill over 3 acres 70:R-1B 11,250 217
Total Infill 127 349
Cluster residential 23}--- 4,000 200
Med/high density residential 158 R-2 5,000 1,101
Low density residential 203 {PUD 43,560 162
Additional Potential Acres/Units in
City 384 1,464
Additional Area in Pittsfield Annexation Agreement
Cluster residential 15;--- 4,000 131
Med/high density residential 125iR-2 5,000 871
Low Density residential 321:PUD 43,560 257
Total Potential Additional Units 461 1,259

Source: Oberlin- Pittsfield Twp annexation agreement; Lorain Co auditor; CCPD
Assumes 20% inefficiency due to lot layout, roads, etc
Where areas are not zoned, lot sizes are assumed based on conventional planning densities

COMMUNITY INPUT

At a number of points during the study period, the research team sought feedback and input from the
community and key stakeholders. First, the city convened an ad hoc Housing Study Steering Committee
to guide the research. The committee met four times during the project and community residents were
welcome to attend and offer comment. The city also hosted a Community Open House.

In addition, the research team conducted 35 interviews with key community stakeholders and
informants, including the development, business and real estate community; community groups;
community services providers; residents and participants in community services; employers; and
workers who both live in Oberlin and live elsewhere. This effort was not a statistically calibrated survey,
but a qualitative series of interviews which generated a range of ideas. Key findings were as follows:

OBERLIN’S ASSETS AND ATTRACTORS

®  Culture/arts/amenities

* Quality schools — Robinson Scholars program

* Excellent preschool/daycare

* Small town lifestyle, safe, feeling that you know everyone
* Cooperative/friendly spirit

* Liberal/progressive spirit

*  Walkability, bikeability, convenience

* Grew up here —family roots
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Easy access to Cleveland

OBERLIN’S CHALLENGES

High tax burden’

Need for starter homes and affordable rentals in good condition

Loss of diversity, “hometowners” due to lack of lower-priced starter homes/rentals in decent
condition

Need for mid-priced homes for empty nesters

Lack of public transportation

Distance from “big city”

Buyers not interested in renovating

High starting prices for those who are willing to renovate

Non-walkable/bikeable locations are less desirable

Banks will not fund “speculative” construction — buyer required\

Appraisers under-value property

Variable city enforcement/implementation of construction, maintenance requirements, street
maintenance

Need for selection and choice in grocery, other goods

OBERLIN’S OPPORTUNITIES

There is some interest (small market) by those interested in alternative housing: cottages, co-
housing

Everyone wants energy efficiency; some want even more “green” options: energy star and LEED
People who grew up here really do want to return - schools, small town, roots: affordable decent
starter homes; (corollary: people will live elsewhere if they have family roots there)

Oberlin College alumni, downsizing faculty/staff want to live here: mid-sized and smaller
maintenance-free homes

Work is needed on repair of housing stock, owner-occupied and rental

Seniors may be “sitting” on starter/family homes due to lack of alternatives: need affordable senior
options

Combination of Oberlin College and small town, yet near Cleveland, continues to attract people for
culture, amenities — including “globals” - people whose web-based work allows them to live
anywhere

Kendal creates a demand for “retirement lifestyle” — Oberlin as key retirement locale at the national
level

Stable/rising property values are partially due to investors, retirees, other movers, and “globals”
from outside, students willing to pay more, low vacancy rates

Continued work on employment, downtown businesses will add to attractiveness — may need
additional retail space in the long run (with rents appropriate for local business)

There is a need for promotion of all that Oberlin has to offer: to real estate professionals,
appraisers/banks, families, businesses
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POSITIONING OBERLIN IN THE NORTHEAST OHIO HOUSING MARKET

In addition to the key informant interviews and community input, three data-driven approaches were
taken to understand how Oberlin sits in the Northeast Ohio competitive housing market. First, we
looked at where people who work in Oberlin currently live. Employee zip codes were collected from five
employers, representing about 2000 employees. This helped us to identify the top five communities
where Oberlin workers live, and understand how many of them live inside and outside the city. The
largest number of employees live within the City itself, followed by Lorain, Elyria, Amherst, and New
Russia Township.

Second, basic housing and population characteristics of these cities were compared, along with three
others suggested by the Housing Study Steering Committee: Lakewood, Avon, and Hudson.

Finally, employee addresses were collected from two of the employers, representing about 1400

addresses. These were analyzed, using County auditor and NORMLS data, to identify employees’
choices in housing type, price point, and amenities.

Table 38 Top Ten Communities of Residence, Oberlin Workers

Travel time
% including % excluding {to Oberlin

City College College in mins
Oberlin city 40.9% 34.9% 10
Elyria city 5.8% 9.5% 18
Lorain city 5.8% 7.9% 23
Amherst city 3.4% 2.0% 13
Wellington village 3.0% 5.5% 18
New Russia township 2.4% 2.0% 4
Ambherst township 2.1% 3.9% 8
Wakeman township 1.9% 4.2% 18
North Ridgeville city 1.8% 2.5% 18
Lakewood city 1.6% 0.6% 37
Total number in database 1,983 687
Source: Employers, CCPD
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Map 7 Oberlin Employee Places of Residence
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ComPARATIVE CITIES

General Characteristics

When compared to these other cities, Oberlin is in the mid-range for many characteristics. Oberlin was
has the fewest number of people, households and housing units.
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Figure 5 Population, Households and Housing Units Compared
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Oberlin’s population is heavily skewed toward young people aged 18-24; but has similar proportions of
seniors and adults as the other communities. Children under age 16, however, form a much smaller
proportion of Oberlin’s population.

Figure 6 Age Groups Compared
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Oberlin’s median income and median home value fall in the mid-range for the cities compared.
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Figure 7 Median Income and Median Home Value
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Oberlin’s school district received an overall performance index of “C” on the Ohio Board of Education’s
report card for 2014-2015. Compared to the other cities it is in the mid-range of performance index
scores. The performance scores of Lorain and Elyria, however, are lower, and indicate that other factors
besides schools are driving employees’ decisions to live in those cities. Amherst Village schools do have a
higher “B” rating, which may explain the draw to this community. It is unknown how many Oberlin
employees’ children attend public schools vs private or parochial schools. (note that 2015-2016 report
card ratings were not compared due to substantial changes in the rating system this year, the
implications of which are not yet widely understood).

Table 39 School District Report Card Performance Ratings, 2014-2015

Ambherst

Exempted Lakewood
School District Oberlin City | Village Avon City iElyria City :Hudson City:City Lorain City
Performance Index C B B D B C D

Source: Ohio Board of Education

Oberlin is in the mid-range of the cities for property tax rates. However, Oberlin’s 4.5% income tax, with
2.5% city tax and 2.0% school district tax, puts it at the highest level of the cities compared by about 2%.
Oberlin does have a 100% credit, where residents’ income tax paid to other cities is deducted from
income taxes owed.
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Figure 8 Comparison of Property Tax Rates
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Figure 9 Comparison of Income Tax Rates
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Finally, Figures 10 and 11 illustrate participation in public assistance programs in the cities compared.

Oberlin falls in the mid-range for Cash Public Assistance, Supplemental Security Income, SNAP, and free

school lunches for the cities compared.
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Figure 10 Comparison of Public Assistance
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Source: ACS 2010-2014 5-year estimates

Figure 11 Comparison — Students eligible for Free/Reduced Lunch
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Source: Ohio Department of Education

Housing Characteristics

Specific housing characteristics show a clear distinction between Oberlin, and Lorain and Elyria in
particular. These two cities have a much larger proportion of homes in the lower price ranges. Note
that condition is not a factor in these analyses, however; anecdotal evidence from community input
gathered indicates that “in Elyria, Amherst and Lorain, you can find a home in much better condition for
a better price.” Oberlin’s housing stock is much older than that of Elyria and Amherst, but younger than
Lakewood and Lorain. Oberlin is in the mid-range for vacancy and tenure.
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Table 40 Share of Lorain County Housing, Vacancy and Foreclosure

OBERLIN'S SHARE OF LORAIN COUNTY HOUSING, VACANCY AND FORECLOSURE

Oberlin :Amherst Avon Elyria Lorain Lorain Oberlin Lorain/Elyria
Village County Share share

Total Housing Units 2,686 4,761 8,179 24,824 | 29,745 127,901 2.1% 42.7%
Occupied Housing Units 2,524 4,568 7,953 22,646 | 25,562 117,134 2.2% 41.2%
Vacant Housing Units 162 193 226 2,178 | 4,183 10,767 1.5% 59.1%
Vacancy rate 6.0% 4.1% 2.8% 8.8%; 14.1% 8.4%

Sheriff's Sales, 2013-2015 75 98 57 621 759 2,425 3.1% 56.9%
Avge annual foreclosure rate 1.0% 0.7% 0.2% 0.9% 1.0% 0.7%

Foreclosures initiated, 2013-2015 115 166 99 878! 1,071 3,543 3.2% 55.0%

Source: Lorain County Sheriff's Office; ACS 2010-2014 5-year estimates; CCPD

Figure 12 Comparison of Home Values
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Figure 13 Comparison of Housing Stock Age
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Housing Sales

To understand how Oberlin’s recent home sales compare to the comparable cities studied, data from
the Northeast Ohio Real Estate Multiple Listing Service (NORMLS) was used for the period 2013 through
August of 2016. Oberlin’s share of sales in Lorain County is in line with its share of housing stock (as
determined by Lorain County Auditor data), or between 2 and 3%. At that 2% level, Oberlin’s overall
sales volume is very low in comparison to the other cities. Lorain and Elyria each had total sales during
the time period of over 1,400 homes. Oberlin had under 100 homes sold during that period. And yet,
Oberlin’s sales have been growing, with increasing numbers per year from 2013 through 2015. (2016
was not included for this figure as only partial year data is available).

Median sale prices over the 3-year period are in the mid-range compared to other communities; some
variation from year to year could be attributed to Oberlin’s small sample size. Median days on the
market over the 3-year period are similarly variable, ranging from 60 to 65 days for Oberlin.

Oberlin was in the mid-range for median sale price (5120,000); median living area (1,600 square feet)
and median sale price ($75.00/square foot), for homes sold during this time period.

Figure 14 Oberlin Homes Sales, 2013-2016
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Figure 15 Total Housing Units (2016) and Housing Sales (2013-2016)
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Figure 16 Comparison of Median Sale Price Trends, 2013-2016
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Figure 17 Median Sale Price
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Figure 18 Median Living Area, Sales 2013-2016
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Figure 19 Median Sale Price per Square Foot

Median Sale Price/Square Foot
$120.00
$100.00
$80.00
$60.00 — — — ——i — —————
$4000 — — — — — —— Median sale price/
$2000 — — — — — — — Square Foot
$0.00 T T T T T |

S & \\°\= & P &

o“’& Szf“ S & &§° S

Source: NORMLS 2013-August 2016; CCPD

Figure 20 Comparison of Median Days on the Market
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EmpLOYEE HOUSING CHOICE

An analysis of the housing characteristics of a number of employees who work for Obelrin employers
reveals some interesting findings about housing preferences. Employee addresses were shared by two
Oberlin employers. About 930 of these addresses had available data in County Auditor records. Oberlin
workers’ choices in home value varied by the city of residence. The majority of these employees live in
Oberlin. The distribution of housing values follows a similar pattern in Oberlin, Amherst and other
Lorain County cities, with the majority of homes valued between $100-200,000. However in the cities of
Elyria and Lorain, the majority of employee homes were valued under $100,000.

Figure 21 Employee Choice: Home Value
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In Oberlin, Amherst and other Lorain County communities, the number of workers owning homes in the
1,000-1,600, 1,600-2,000, and 2,000-3,000 square foot ranges are roughly equal, with the 2,000-3,000
square foot sizes dominating. However, in Lorain and Elyria, homes are smaller; the 1,000 to 1,600
square foot size dominates. Note that anecdotal community input collected for this study tells us that
people are buying homes in Lorain and Elyria because they can “get better quality starter homes for
their money”. As we know, the majority of Oberlin’s housing is over 1,200-square foot. This tells us
that there is likely an unmet demand for smaller housing in the City, as well as a likely unmet demand
for lower priced homes for sale.
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Figure 22 Employee Choice: Living Area
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HOUSING OPPORTUNITIES

PROGRAMS AND COMPARISON CITIES SUMMARY

A detailed summary of programs, ideas and opportunities is included in the appendix. At the same time,
six small cities with significant college populations were researched as case studies. These included
Ithaca, New York; Middlebury, Vermont; Hanover, New Hampshire; Tuskegee, Alabama; Lexington,
Virginia; and Grove City, PA. Details are also included in the appendix.

Table 41 College Town Comparison Cities
COLLEGE TOWN COMPARISON - FOCUS CITIES - BASIC POPULATION

Overall
proportion
Number of {Pop Notin |of student
Students Group population( % SENIORS
LOCATION COLLEGE/UNIVERSITY POPULATION :Enrolled Quarters 1) % WHITE % BLACK :% OTHER :OVER 65
Oberlin, OH Oberlin College 8,368 2,900 5,919 34.7% 68.1% 17.7% 5.1% 14.4%
Middlebury, VT Middlebury College 6,713 2,450 4,144 36.5% 89.8% 1.1% 5.8% 16.0%
Ithaca, NY Ithaca College, Cornell University 20,141 28,582 12,216 141.9% 74.2% 5.7% 18.3% 13.3%
Hanover, NH Dartmouth College 11,311 6,298 7,170 55.7% 85.2% 2.7% 10.9% 11.9%
Tuskegee City, AL Tuskeegee University 9,435 3,156 7,368 33.4% 3.8% 94.8% 0.5% 12.9%
Lexington, VA Washington and Lee University 7,114 2,172 3,614 30.5% 84.7% 6.4% 5.2% 12.1%
Grove City, PA Grove City College 8,242 2,500 5,677 30.3% 96.0% 1.0% 1.6% 13.7%
Source: ACS 2010-2014 5-year estimate; city and college web sites; US HUD
Notes:

(1) Negative percents, or numbers over 100%, reflect college populations which are substantially housed outside city limits
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Findings of note included:

Ithaca, New York, a much larger city than the others researched, and a HUD-entitled city1, had many
more options for addressing housing challenges. These included detailed market studies, the
creation of a housing trust fund, and greater city government capacity to address housing and
community development management issues. Cornell University, a large institution with 22,000
students, is able to be a substantial partner in collaborative efforts. At the same time, as the
principal city in Tompkins County, the City has more influence in partnering with the County on a
variety of housing-related measures.

All of the other comparable cities, which were small towns, relied on their county or region for most
of their community development and affordable housing programs, analysis and funding.

Five of the six colleges/universities have significant sustainability efforts, with a variety of creative
programs occurring. Three of the cities have sustainability efforts. The smaller towns’ sustainability
projects center around citizen-led volunteer corps and activities, with a focus on local foods and
business development, facilitating weatherization, energy efficiency improvements and alternative
energy systems on the part of residents, and community recycling.

Three of the communities have rental registrations and regular inspections, and the others handle
rental and housing management violations on a complaint basis. Fees vary widely.

Community Development Corporations and nonprofits play a major role in facilitating a wide range
of housing management issues, from affordable housing and senior housing development, to
running rehabilitation programs, to worker training, to leveraging grants and loans, to tenant-
landlord mediation and education. All of the communities leverage nonprofit capacity for affordable
housing construction, rehabilitation and management — four of them (Hanover, Tuskegee,
Middlebury and Grove City) at the county/regional level. These community development nonprofits
are supported by a wide range of mechanisms including government funds, sale of rehabilitated
homes, grants, donations, fundraisers and events, in-kind donations, and volunteer labor.
Community Land Trusts, another type of nonprofit, can play a role in keeping certain types of
housing affordable over the long term. Addison County (Middlebury) has such a community land
trust.

Rehabilitation programs can be quite creative, ranging from tool lending libraries and workshops, to
volunteer corps doing small repairs for seniors, to leveraging funding for rehabs for low-income
families, to using social media to raise energy and interest in renovation , to training youth in
construction trades and restoration skills.

Local banks, businesses and colleges are key partners in providing low-interest loan products, grant
and incentive programs, and assistance to promote affordable housing and good property
maintenance. Middlebury College offers subsidies to faculty and staff in purchasing homes within
40 miles of the college. Some colleges provide education for students on tenant-landlord relations;
some communities do this for all renters and landlords in general.

See the appendix for further ideas.

' HUD-entitled communities are larger cities and urban counties which receive annual grants for community
development (Community Development Block Grants — CDBGs) directly from HUD (The U.S. Department of
Housing and Urban Development). Non-entitled communities, including Oberlin, must compete at the county level
for CDBG funding.

Maxine Goodman Levin College of Urban Affairs, Cleveland State University 46



City of Oberlin Comprehensive Housing Study and Needs Assessment

CobDE REVIEW SUMMARY

As part of this study, a review of Oberlin’s codes was done in light of housing management, green
building and sustainability issues. See the appendix for a more detailed summary of the review.
Findings of note included:

* Oberlin’s PDD code works as a flexible district that can be applied to many different housing
situations. However, some more detail may be desirable to allow for more consistency and ease in
project review and approval, and to encourage alternative types of development. In particular,
specific standards for multi-family housing, cottage development (pocket neighborhoods), co-
housing and compact development are worth exploring.

* The City does not currently have a green building standard, and is exploring standards which might
be applicable. However, it is important to note that it is rare for a community to make green
building standards mandatory for private development; most adopt green building standards for
their own facilities and projects, and create incentives to encourage property owners and
developers to incorporate green building. A range of possible green building standards exist; the city
should continue to do their due diligence in choosing a certification standard that is appropriate for
the market and extent of compliance cost expenditure that is tolerable. Some developers have
recently noted that significant energy savings are already embodied in the updated Ohio Building
Code of recent years. The City should ensure that whatever standard is chosen is commonly used,
and supported by ongoing research. It is not recommended that any community develop their own
standards, as the additional work involved in keeping it up to date, along with the likely
inconsistency and risk to developers, could make it unsustainable over the long term.

* There are a range of sustainability codes that the city could consider, including composting and
urban food production, green building, alternative energy (small solar, wind and geothermal),
natural landscaping, compact development, conservation development, stream setbacks, and
others.

* “Housing management codes” aggressively address issues of housing maintenance and avoiding
blight. Provisions are found in housing, building, fire, and nuisance codes within a community’s
codified ordinances. Many communities have mandatory rental registration and periodic
inspections, funded by inspection fees. In addition, some communities institute point-of-sale and
periodic renter and owner-occupied-housing inspections; and vacancy and pre-foreclosure
registrations. Ithaca, NY requires all landlords who do not live in Tompkins county or adjacent
counties to authorize an agent who is not the tenant and who is legally responsible for property
communication, maintenance, and tenant compliance with regulations.

* Inresponse to changing and widely varying household makeup, there are many creative types of
development that are becoming more prevalent and can be facilitated by Planned Development
(PD) or other types of zoning codes. Housing options include temporary “granny pod” accessory
dwelling units; grandparent-led household supportive housing; tiny homes clusters; cottage home
developments (“pocket neighborhoods”); co-housing; and tenant-owned cooperatives.
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ANALYZING THE HOUSING MARKET

OBERLIN’S HOUSING

Community input identified several potential draws of Oberlin’s housing market. The key attractor is the
“Oberlin lifestyle”: small size, friendly town, progressive attitudes, walkable, sustainable, and
convenient, with a high level of cultural amenities. People who choose to live in Oberlin are attracted to
this lifestyle enough to overcome any concerns about distance from the big city, higher taxes, or fewer
shopping and retail opportunities. However, community input has indicated a sense that some
residents are either living at a level beyond their means, or are moving elsewhere in order to find
“decent, affordable housing in my price range that is of a quality in which | would like to raise my
family.”

Oberlin’s housing market primarily attracts:

* People who grew up in Oberlin

* Oberlin College grads (all ages)

¢ Oberlin College faculty and staff, both current and retired

* People who work in Oberlin

* “Globals” and empty nesters who could live anywhere, but come here from the outside

* Mainstream families in Oberlin’s growth area to the south, willing to commute to employment
centers in exchange for lifestyle

Note that according to key informants, millennials (and some urban empty nesters), described as
burgeoning markets elsewhere, are not seen as a major market in Oberlin, unless they are Oberlin grads,
work here, and/or are specifically seeking the Oberlin lifestyle. Oberlin’s distance from urban amenities
in Cleveland and its immediate suburbs, and small town life which is very different from highly vibrant
urban life, are perceived to be inhibiting interest in the city for those market groups. On the other hand,
the schools are perceived as a draw. Key informants cited examples of people who grew up in Oberlin
and moved away for better housing choices, who are driving their children back to Oberlin for school
through Lorain County’s open enrollment system. They clearly have an attachment to the City which
could be transformed into action if housing of the right price, size and condition were there.

The demand generated by Oberlin college faculty, staff and graduates, and those who grew up in
Oberlin, is difficult to quantify, and will likely be determined by what goals the City sets for attracting
these groups, how aggressive and successful it is in reaching out to them, and the available supply of
housing. Oberlin workers who could be attracted to live in the city are more easily quantified, and an
estimate of demand is included below. In addition, public concern about affordable housing for low-
income residents, and senior housing for both low-income and medium-income residents, led us to
attempt to quantify those markets as well.

Beyond the existing market for workers, seniors, and low-income families, the other markets are harder
to quantify. A lot will depend on the housing available, and how well Oberlin is able to market its unique
lifestyle and amenities to the outside world. The bottom-line question is how much Oberlin wants to
grow, and how much developers are able to do, given the market limitations in financing and overall
risk. We attempt to illustrate the three possible growth scenarios defined earlier, and their implications
for the housing market.
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Finally, the market for rehabilitation in Oberlin was evaluated. Given the older character of the
community, and informants’ opinion that housing in good condition is not readily available,
rehabilitation is a very real issue in the City. Rehabilitating and updating housing is much less expensive
overall, and more carbon-neutral, than allowing it to deterioriate to the point where it must be
replaced. The analysis looks at the range of rehabilitation that might be needed in Oberlin in the coming
years. Note that additional data regarding rehabilitation in Oberlin is pending, and will be incorporated
into the report as it is finalized.

OVERALL SuPPLY AND DEMAND

One way of measuring the supply and demand for housing is a gap analysis. Housing supply in different
price ranges is compared to matching income levels of households existing in the community, based on
assumptions about how much households can afford. In a typical analysis, it is assumed that affordable
housing costs take up no more than 30% of household income. For renters, the gross rent (including
utilities, etc) is compared to 30% of monthly income. For owners, it is assumed that 23% of household
income is applied to a mortgage at 4.2% interest; the remaining 7% of household income is assumed to
be used for costs such as insurance, maintenance, and utilities. In the analysis, the ACS reported vacancy
rate of 4% for owner-occupied households and 6% for renter units is assumed.

These analyses must be taken in context, because of the highly variable nature in which people make
choices of how much they will spend on housing, and the margins of error involved in the ACS data used.
The basic assumptions are given here and in the analysis, but the actual scenarios vary widely.
Furthermore, this only reflects existing households, and is a starting point. Additional analysis was done
to look specifically at low-income families and seniors later in this section.

Overall Owner-Occupied Housing

The niche analysis shows that there is a small gap in housing supply at the lowest (less than $60,000)
and higher ends of the housing market. A larger gap exists in the low-mid-range, $80,000-$100,000,
which aligns with input from informants. However, there is a substantial surplus in the $100,000-
$150,000 value range. This is likely indicative of a number of households choosing to live either above
or below their ideal affordability range, given their income.

Overall Housing for Rent

Similar to housing for sale, housing for rent is shown to have gaps at the lower and upper price ranges,
with surpluses in the middle ranges ($500-$900/month gross rent).

Maxine Goodman Levin College of Urban Affairs, Cleveland State University 49



City of Oberlin Comprehensive Housing Study and Needs Assessment

Table 42 Niche Analysis - For Sale Housing By Price Point
HOUSING NICHE ANALYSIS - FOR SALE HOUSING BY PRICE POINT

Owner-Occupied SUPPLY - HOUSING PRICES (inflated
Household Income CITY values 2016)
Total HH in JOwner Occ ;Vacant Units,| Gap

Low High Range Units, City icalculated (Surplus) LOW HIGH

1,471

0 $4,999 12 18 1 71 s - S 15,254

$ 5000!S 9,999 10 10 0 o s 15255:S 22,883
$ 10,000 | $ 14,999 30 0 0 300 § 22,8831 S$ 30,509
$ 15,000 S 19,999 82 39 2 411 $ 30,510 $ 50,849
$ 20,000 | S 24,999 26 12 0 14 s 50,850:S$ 61,019
$ 25000 S 34,999 127 122 5 o] $ 61,020 S 81,359
$ 35000 S 49,999 248 106 4 138] s 81,360 | $ 101,699
$ 50,000 | S 74,999 324 610 24 -310] $ 101,700 | $ 152,549
$ 75,000 !S 99,999 217 216 9 -8] $ 152,550 | $ 203,399
$ 100,000 | $ 149,999 264 246 10 8| $§ 203,400 { $ 305,099
$ 150,000 | S - 131 92 4 35| $ 305,100 | -

1,471 1,471 59 59

Source: ACS 2010-2014 5-year estimates; CCPD

Table 43 Niche Analysis - For Rent Housing
HOUSING NICHE ANALYSIS BY PRICE POINT - RENTALS

Renter-occupied Household Rental Unit Supply in
income City Rents Inflated 2016
Calculated
No. Renter Vacant Gap
Low High HH in City |No. Units ;Rental Units|(Surplus) |LOW HIGH
Total 1053 1053
0 $4,999 151 90 5 56| S - S 102
S 5000 (S 9,999 75 60 4 11] $ 102 i S 253
S 10,000 { S 14,999 47 59 4 -16] S 254 i S 356
S 15,000 | S 19,999 143 61 4 78| S 356 | $ 509
S 20,000 | S 24,999 83 113 7 -37] S 509 i S 610
S 25,000 | $ 30,000 42 251 15 -224] $ 610 S 763
S 30,000 | S 34,999 41 203 12 -174] $ 763 i S 915
S 35,000 | S 49,999 91 97 6 -12] $ 915{$ 1,270
S 50,000 | $ 74,999 192 35 2 1550 S 1,271 i S 1,524
S 75,000 i $ 99,999 21 11 1 9] $ 1,526:S 2,033
S 100,000 | $ 149,999 142 73 4 65| S 2,034 S -
S 150,000 | $ - 25|N/A N/A 251 S - S -
1053 1053 63 -63

Source: ACS 2010-2014 5-year estimates; CSU CCPD calculations
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Low Income and Senior Housing

Oberlin’s low income households are characterized in the Household Income section of this report, with
associated information on margins of error. Summary tables here compare senior-led and non-senior-
led low-income households to available housing supply using the midpoint data from the American
Communities Survey. Given margins of error, household numbers were corroborated by the number of
households and people participating in Oberlin Community Services’ food assistance programs. Based
on this analysis, there could be in the range of approximately 100 senior-led low-income renter
households, and 400 non-senior-led renter households, in need of “affordable” housing. As has been
outlined elsewhere, right now there are 53 units available for low-income families, and another 50 units
available for low-income seniors. It should be noted that there are an additional 39 Section 8 Housing
vouchers in use in Oberlin.

It is notable that there are likely approximately 400 senior-led households (100 renters and 300 owners)
in the mid-range, with incomes from $35,000 to $100,000 a year. Many may have some assets making
them ineligible for subsidized housing, but may be staying in their single family homes due to the lack of
appropriate senior housing in their price range in the community. There are few apartments or for-sale
housing in Oberlin that are designed and organized for seniors to easily access services and have a
community in which to socialize and support each other, especially places appropriate for those with
limited mobility.

An additional approximately 130 higher-income seniors are also present in Oberlin (40 renters and 90
owners), having an income over $100,000 per year. It should be noted that Kendal is listed below as
available housing, but Kendal management notes that only 25% of their residents come from Northeast
Ohio, and even fewer from Oberlin itself. The greatest proportion come from outside the region and
state.

Table 44 Low Income Housing, Seniors and Non-Seniors

Item Count Source/Comments
Non-senior Renter Households 468
Non-senior Owner Households 258 HH with less than 60% AMI (2014); ACS 2010-2014 5
year estimates; approx. $37,560
Senior Renter Households 225
Senior Owner Households 209
Households receiving SNAP 279 ACS 2010-2014 5-year estimates
Unique households participating in food programs 533 100% ; Oberlin Community Svcs
Senior households 110 21%CCPD Estimate
Non-senior households 423 79% i CCPD Estimate
|

Source: As noted
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Table 45 Senior household niche, middle and high income

Demand/Supply Count {Comments

Sen!or-led HH Renters !n h!gher pr!ce range 39 Over $100,000/year
Senior-led HH Owners in higher price range 91

Kendal units available 223 Includes continuous care
Senior-led HH Renters in mid-range 116 Moderate income -
Senior-led HH Owners in mid-range 301 $37,560-100,000

ACS 2010-2014 5-year estimates; CCPD

Employees

Key facts about Oberlin’s employee population found earlier in this study:
* 53% of the 1,983 employees mapped in our evaluation live outside of Oberlin (1,050 employees)
*  47% (932) live in the 6 cities around Oberlin, especially Lorain and Elyria (297 combined)
* 14% of employees mapped live more than 30 minutes away (277 employees)

If the proportion of employees living outside of Oberlin in 2016 is projected to all 4,224 estimated to be
employed in the City’s largest 17 employers, the result is an estimate of 2,250 employees living outside
of Oberlin. 10% of those would be 225 (and their households). This gives some perspective on the
projections in the following section, with regard to the potential for gaining new households in the City.
For the high-growth scenario, this could be a possible target or goal for attracting new families to the
City.

PROJECTING HOUSING NEEDED

Based on the household projections, rehabilitation needs, and assessment of the low-income, senior
and employee markets outlined above, housing needs were mapped in 5-year intervals through 2040,
for the high, medium and low-growth scenarios.

Assumptions included the following:

* The City is unaware of any substantial growth plans of current Oberlin employers

* The College states that it does not intend to grow

* Housing over 50 years old may need renovation

* The share of renter and owner-occupied housing will remain the same

* Actual residential new construction building permit history for 2000-2015 was used for units
provided during that period (14 units total); it is assumed that demand for new housing in the
middle and upper price ranges will continue at roughly the same pace

* Once rehabilitated, older and smaller housing can play a role in meeting affordable and starter
home housing needs for families. Seniors, however, may require special housing accessibility
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renovations for older housing or new single-story, clustered housing that is closer to amenities
and provides maintenance-free living.

* Approximately 10 major renovations have occurred per year from 2013 (date of WRLC property
condition assessment) through 2015.

Based on the existing conditions and projections earlier in this report, and the assumptions above, the
following table summarizes housing demand and supply by type in Oberlin. Unknowns include the
number of seniors who would choose to stay in their homes even if alternative housing were available;
and the number of Oberlin graduates, Oberlin faculty and staff who would like to retire here, and
number of people who grew up in Oberlin who are still in the area and might like to move back. The City
could address these questions more clearly in the future with a community and regional survey.
However, it is apparent that there is a short supply of specialty housing suited to seniors and lower-
income families.

“Blue highlights” in the table indicate demand that could be met by highlighted existing supply.

Table 46 Housing Supply and Demand Summary

TOTAL DEMAND BY TYPE No. Units
Affordable nonsenior housing (rental) 468
Affordable nonsenior housing (for sale) 258
Senior housing - lower income (rental) 209
Senior housing - lower income (for sale) 115
Senior housing - middle income (rental) 116
Senior housing - middle income (for sale) 301
Senior housing - higher income (rental) 39
Senior housing - higher income (for sale) 91
New Mainstream housing (for sale) 42
New Higher-end housing (for sale) 42

Total all types 1,681

Total excluding affordable family housing - could be

met by existing lower-cost homes 955

TOTAL SUPPLY BY TYPE

Market Rate Rentals 384

Single family homes rented by the bedroom 60

LMHA for Seniors 51

Section 8 Project-Based for Seniors (Concord Manor) 50

LMHA for families 53

Homes under $80,000 value 200

Total All Types 798

Total excluding existing lower-cost housing 214

Source: ACS 2010-2014 5-year estimates; CCPD
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Table 47 Low Growth Scenario

Added
EXISTING 2030- 2035- TOTAL TOTAL

Growth Scenarios 2010 2010-2015 ;| 2015-2020; 2020-2025 ;| 2025-2030: 2035 2040 ADDED 2040
Low growth - Oberlin past trend 2,730 14 32 23 23 24 24 140 2,870

Existing renovations - backlog as of 2013 20 238 238 237 733

Additional renovations - aging homes as of 2015 171 171 171 171 171 855

Affordable family housing (rental) 17 8 8 9 9 51

Senior housing - affordable (rental)

Affordable housing (for sale)

Senior housing - middle income (for sale) 5 5 5 5 5 25

Mainstream housing (for sale) 7 5 5 5 5 5 32

Higher-end mainstream housing (for sale) 7 5 5 5 5 5 32

Source: US Census, CCPD projections

The low-growth scenario is based on a “business as usual” very low growth rate in Oberlin, with 140 new
households projected through 2040. Within that low number of units, the low-growth scenario
emphasizes senior housing, given that seniors prefer specialized housing that is one-story and provides
for a sense of community. It assumes that the existing demand for higher-end new housing will
continue at the slow rate of 10 homes per 5-year period. Finally, it assumes that for-sale and for-rent
family affordable housing will be met by renovated existing homes and multi-family buildings.

Table 48 Medium Growth Scenario

Added
EXISTING 2030- 2035- TOTAL TOTAL
Growth Scenarios 2010 2010-2015 | 2015-2020 ; 2020-2025 ;| 2025-2030; 2035 2040 ADDED 2040

Medium Growth - ODSA projections, Lorain Co 2,730 14 67 42 42 43 43 251 2,981
Existing renovations -- backlog 20 238 238 237 733
Additional renovations 171 171 171 171 171 855
Affordable family housing (rental) 7 7 6 6 6 32
Senior housing - affordable (rental) 6 6 6 6 6 30
Affordable housing (for sale) 10 10 10 10 10 50
Senior housing - middle income (for sale) 5 5 5 5 5 25
Mainstream housing (for sale) 7 15 15 15 15 15 82
Higher-end mainstream housing (for sale) 7 5 5 5 5 5 32
TOTAL NEW UNITS 14 48 48 47 47 47 251

The medium-growth scenario allocates 251 new housing units through 2040. It assumes a moderate
increase in high-middle mainstream housing ($150,000-$250,000 value), while higher-end (over
$250,000) remains the same. 50 units of affordable for-sale housing and 32 units of for-rent affordable
housing are provided, while 25 units of middle income senior housing and 30 units of new lower income
senior rental housing are provided. Rehabilitation of existing housing still plays a major role in meeting
demand for starter homes and middle-income housing.
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Table 49 High Growth Scenario

Added
EXISTING 2030- 2035- TOTAL TOTAL
Growth Scenarios 2010 2010-2015 | 2015-2020 ; 2020-2025 | 2025-2030: 2035 2040 ADDED 2040

Higher Growth - Lorain County past trend 2,730 14 146 85 85 90 90 510 3,240
Existing renovations - backlog 20 238 238 237 733
Additional renovations 171 171 171 171 171 855
Affordable family housing (rental) 15 15 15 15 16 76
Senior housing - affordable (rental) 12 12 12 12 12 60
Affordable housing (for sale) 20 20 20 20 20 100
Senior housing - middle income (for sale) 12 12 12 12 12 60
Mainstream housing (for sale) 7 20 20 20 20 20 107
Higher-end mainstream housing (for sale) 7 20 20 20 20 20 107
TOTAL NEW UNITS 14 99 99 99 99 100 510

Source: US Census, CCPD projections

The high growth scenario allocates 510 new housing units across a range of housing types. With this
level of growth, it is possible to allocate a large number of units for for-sale housing, at the affordable
(under $120,000), upper-middle mainstream ($150,000 to $250,000) and higher-end mainstream (over
$250,000) categories. It is assumed that existing housing in the $120,000 to $150,000 range is in good
supply if well-maintained. Senior housing includes affordable rental, affordable for-sale, and middle
income for sale housing.

RECOMMENDATIONS

Several primary recommendations come out of the analysis. See the Appendix, Opportunities, for more
detailed descriptions of housing programs and opportunities outlined here.

It should be noted that some of these recommendations, while addressing community needs, will be
implemented by developers, homebuilders and other private or nonprofit entities. The City will need to
implement policy to support this implementation, and the support of the public will be required as well.

1. Establish comprehensive housing stock rehabilitation and maintenance strategies.

Oberlin’s housing stock is older than average. Over 50% of housing stock was over 50 years old in 2010,
and by 2040, 82% of the housing stock existing in 2014 will be over 50 years old. At 36% built before
1939, and 64.8% built before 1969, Oberlin’s housing stock is substantially older than the typical in
Lorain County (15.7% and 51.2% respectively).

Oberlin has a good share of lower-cost and smaller homes, with 20% under $100,000 value; these can
be a base to meet starter/affordable home needs if renovated. Community input notes that “There is a
shortage of starter homes/rentals that are in a condition | would want to raise my family in”...”I can find
better quality starter homes for the same price in Lorain and Elyria.”

Elements of a comprehensive housing rehabilitation and maintenance program include the following. It
will be critical to explore mechanisms for funding and facilitating comprehensive programming in scale
with Oberlin’s small town capacity.

* Continue and expand current programs

* Engage in the Cleveland Restoration Society Heritage Home Program

* Explore nonprofit-led rehabilitation-and-resell programs
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* Engage with and education residents and property owners to encourage rehabilitation through
workshops, events, social media opportunities, tool lending libraries, repair cafés

* Engage with, educate and advocate for tenants and landowners

* Update zoning and enforcement options such as rental registration, absentee landlord agent
designation, exterior inspections, foreclosure and vacancy registration

* Collaborate with County land bank and other organizations for implementation of vacancy,
demolition and maintenance

* Explore volunteer participation in senior maintenance help

* Allocate and raise funds to support small repairs

Over the coming 20 years, the City needs to aggressively promote improved housing quality by
encouraging owners to maintain, update and renovate existing housing stock. This could be addressed
through a variety of measures to assist and encourage owners of all incomes, including landlords, to
enhance and maintain their investment, and improve weatherization and energy efficiency.
Consideration of rental property registration, inspection, and a requirement that absentee landlords
designate a legally responsible agent is strongly recommended. Engaging with the Cleveland Restoration
Society and a local bank in providing technical assistance and low-interest loans for housing
rehabilitation through the Heritage Home Program is encouraged.

2. Provide affordable smaller for-sale homes and multi-family rentals, while continuing to
expand housing opportunities at all price levels.

Oberlin has proportionally fewer lower-income households than average (11.1% of Oberlin households
utilize SNAP benefits, compared to 14% for the County, and 15% for the State), but market analysis
demonstrates a sizeable gap in the amount of housing provided that would be affordable for lower-
income households earning less than 60% of the Area Median Family Income. Approximately 460 non-
senior renter households and 250 non-senior owner households meet these income limits; this estimate
is corroborated by the approximate 420 unique non-senior households served by Oberlin Community
Services’ food programs. Only 53 LMHA non-senior homes are available; an additional 35 Section 8
vouchers are in use in Oberlin. Rehabilitation of existing older, smaller homes could contribute to
meeting the need for lower-income non-senior owner housing.

It should also be noted that market analysis included in this report indicates a gap in quantity of housing
that would be afforded by higher-income households (over $100,000 annual household income).
However, this gap should be taken with caution since it is based on an housing cost affordability
threshold of 30% of monthly household income; at higher incomes, many households may choose to
spend their excess income in a wide range of places, including and beyond housing.

Supplement rehabilitated housing stock with a range of smaller homes and multi-family rentals to meet
starter family and lower-income housing needs. These could include cluster, townhome, and duplex units
as well as cottage neighborhoods (pocket neighborhoods) and apartments. Continue to provide
“mainstream” and upper price range housing at existing levels. New housing may need to be provided on
a “custom” basis at first until market comparables and demand are established.

3. Increase the supply of housing suitable for low-, middle- and higher-income seniors
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Seniors typically have special needs for housing, including increased accessibility, reduced physical and
financial capacity for home maintenance, a desire for design that supports neighborhood
communication and surveillance, and locations to enable independence without a car. For this reason,
many seniors will choose to leave their standalone single-family housing for multi-family housing that is
well-designed and located.

With an estimated 200 senior-led renter households and 200 senior-led owner households in the lower-
income ranges, Oberlin’s available 101 senior rental units fall short of the quantity that could be
supported.

For middle-income and higher-income seniors, a similar gap exists, with about 130 higher-income
senior-led households (over $100,000 per year income) and about 410 middle-income senior-led
households (538,000 to $100,000 per year income). Some of the higher-income need is met by Kendal
at Oberlin’s 223 cottage units, but Kendal notes that less than 25% of their owners come from Northeast
Ohio, and even fewer from Oberlin. There are very limited multi-family for-sale and for-rent units
available for middle-income and higher-income seniors that meet their needs for community, design,
location and accessibility.

Increase the supply of appropriately designed, accessible senior housing for both lower-income and
middle-income households, either through retrofit of existing structures and/or the creation of new units.
Design, location and layout are all important in order to provide community, safety and amenities
attractive to seniors.

4, Develop community consensus on growth, development, design, and connectivity.

Oberlin has plenty of capacity within existing city limits for future housing development. At least 177
smaller parcels were identified within existing neighborhoods that could support infill housing; larger
parcels could have capacity for up to 1400 additional units.

The market attraction of “The Oberlin Lifestyle” means that the City should prioritize development and
zoning decisions that maximize the creation of neighborhoods designed to maximize community
interaction and walkability. Design, density, lot size and multi-family housing provisions will be key
issues, as will connectivity of all parts of the City to the downtown, schools and amenities via trails,
bicycle lanes, and good sidewalks. These are questions best resolved in a well-discussed comprehensive
planning and visioning process that translates community desires into effective planning and zoning

policy.

The City should work to develop consensus in the community about strategic policy regarding desired
level of growth, neighborhood densities, types and location of housing, design, and connectivity. This
ideally would be accomplished through the planned comprehensive planning process, with opportunities
for community engagement, development of a community vision, and weighing of priorities and
tradeoffs.

5. Create a robust nonprofit housing organization or collaboration

All of the comparable college towns examined in this study have leveraged nonprofit capacity to
accomplish housing goals, either at the regional/county or individual community level. Nonprofit
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organizations have many capabilities not held by cities that can aid in implementation of efficient and
effective housing programs. Examples include sale, transfer and renovation/resale of properties;
brokering of financing for affordable housing; education/technical assistance to property owners and
tenants; housing development and management; collaboration with other organizations and agencies;
and creation and development of volunteer, donor, nonprofit and foundation relationships. Any
nonprofit capacity developed in the City will need to be carefully scaled to be appropriate to small-town
resources.

The City and its partners should explore the creation of a robust nonprofit organization which could play
a critical role in facilitating partnerships, leveraging funding, doing community outreach, and leading
programs to support housing needs. It will need to be carefully structured, in order to be appropriately
scaled to Oberlin’s small city capacity. The first step could be to form a task force to explore possible
structures, activities, funding sources, and partnerships. Zion Community Development Corporation is a
likely starting point; in some communities the nonprofit role may also be played by a faith-based or
collaborative group such as a council of churches, community land trust, or “Friends of ....” organization.
Partnership with the College, faith-based groups, real estate and development groups, banks, and
business groups should be strengthened and leveraged toward maintaining and enhancing affordable,
quality housing stock and neighborhoods.

6. Implement development and zoning opportunities

The code review included in the Appendix to this report details many ideas for support of a

comprehensive housing development and management program. Key elements include:

* providing more specific Planned Development District review criteria for use in multi-family housing

* providing for alternative housing choices, such as co-housing, cottage development, tiny homes
clusters, community land trust, or limited equity cooperatives

* providing a comprehensive housing management program as described above to encourage
maintenance and rehabilitation of existing rental and owner-occupied housing

The City should consider providing more detailed criteria and standards in the Planned Development (PD)
code to allow for multi-family housing, alternative housing such as co-housing, cooperatives, and pocket
neighborhoods, and to provide for consistency and ease of review and administration.

7. Implement “green” and sustainable building and development code opportunities

The code review identifies several areas where the City could enhance and continue their current
ongoing review of codes with regard to green building. Key recommendations include incentives for
green building, encouraging compact development, incorporating design guidelines, providing for urban
agriculture, and providing for small solar, small wind, and small geothermal facilities. Site development
provisions address tree canopy, stream and wetlands setbacks, floodplain management, green
infrastructure, and impervious surface reduction.

The City should explore opportunities for Oberlin codes to address sustainability and quality of life issues
in the areas of green building and green site development, as outlined in this study. In particular,
adoption of reasonable green building standards, and instituting incentives to encourage their use, are
recommended.
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8. Design for quality, connectivity and community

Community-oriented design will be critical for enhancing Oberlin’s attractiveness to targeted
submarkets. Historic preservation and architectural compatibility; senior- and young-family friendly
design; rigorous development review for design quality according to established criteria and design
guidelines; and upgrading connectivity will all play a role in keeping Oberlin attractive and enhancing its
attributes.

Special attention should be paid to location, design, density and walk/bike connections of all new
development, to ensure that it enhances Oberlin’s diversity and unique lifestyle, which are its greatest
assets. Attention should be paid to ease of walkability and bikeability, encouraging community, and
amenities. The City may wish to pursue definition of a local historic district, and design guidelines for
development.

9. Develop marketing and communication strategies

Given the unique attributes of Oberlin’s targeted submarkets, including Oberlin grads, faculty and staff;
“globals” who could live anywhere; Oberlin hometowners; and Oberlin employees; communication
efforts should be tailored to their interests. The City would benefit from continued work on defining its
identity and brand. Attractiveness can be strengthened through efforts to enhance walkability,
convenience, small town community, sustainability, arts and culture.

The City and its partners should develop a promotion plan to market Oberlin to Oberlin workers, Oberlin
natives who would like to live here again, Oberlin College grads, retirees, “globals”, and others who could
be attracted to the Oberlin lifestyle. Key messages include inclusivity, walkability, sense of community,
cultural amenities, convenience, and school quality. As part of a marketing effort, the City may wish to
pursue a survey of Oberlin graduates, faculty and staff, select AARP members, employees of Oberlin
businesses, and parents of children in open enrollment in the Oberlin schools, to help establish interest
and demand for living in Oberlin. In the interest of making Oberlin as attractive as possible in the
competitive market, continued support for school progress, and finding ways to offset higher taxes with
quality services, will be important. Partnerships with Oberlin College, the school district, and the
development, lending, and real estate communities will be important.

10. Collect and track useful data to understand trends

Throughout this report, categories of data are identified which could be useful indicators for annual
evaluation of progress with regard to housing programs.

Examples include:
* Building and rehabilitation permits, value of construction work, and type of work
*  Oberlin graduates, faculty/staff living in the City
* Overall population data, especially households with children, senior-led households, households
of various income levels, African-American population, renter/owner shares, and vacancy
* Employees living in Oberlin
* Housing maintenance condition and complaints
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* Sales and home value trends
* School district report cards, open and resident enrollment

It would be advisable for the City and its partners to begin to collect and track data which could be useful
in future housing assessments and analyses. Rental registration, more detailed tracking of building
permits, especially for renovation, and periodic update of county auditor and real estate sales data will
allow the city to characterize trends over time. Over time, marketing efforts may benefit from tracking
web hit counts of visits to pages on housing, cultural amenities, and city programs and services. Finally,
those providing services to residents, such as Oberlin Community Services and Lorain Metropolitan
Housing Authority, should be encouraged to keep data on unique households participating in their
programes, in order to track trends in affordable housing and related services needed over time.

CONCLUSIONS, CAVEATS AND LIMITATIONS

The City of Oberlin’s high quality of life and unique lifestyle are evidenced by its walkability, small town
atmosphere, cultural amenities, inclusiveness, and friendly neighborhoods. All of these are attractors to
its potential market, which includes College faculty and staff and others who work in the City, College
graduates, seniors and empty nesters from near and far, and “globals” whose work allows them to live
anywhere. To maintain these qualities as assets, the City will need to pay attention to maintenance of
its aging, but solid, housing stock, and to enhancing the quality of rental stock maintenance as well. The
City should also consider the appropriate densities and design of all new development, in order to
continue to enhance Oberlin’s unique assets in community, quality of life, and walkability/bikeability.

Oberlin falls in the average range for Lorain County and the State of Ohio for household income, poverty
levels, and many other housing and community characteristics. However, there are gaps between
housing demand and supply for submarkets, including low-income families, middle-income seniors.
Starter homes and rentals in decent condition to meet employee and resident demand are in short
supply, and there is a small market for alternative housing such as cottage development, co-housing,
and cooperative property ownership.

With development of its Climate Change Action Plan, the City has placed a high priority on ensuring that
it will thrive into the long term future in a new economic era, and perhaps even be a model for
sustainability and regenerativity among small towns of its size. To achieve these high standards will be a
challenge, given the small size and capacity of City staff and budgets. Leveraging the goodwill of
community volunteers, and the flexibility and participation of nonprofits and community partners will be
important, as will keeping up with progress and opportunities in the area of green building, green site
development, and housing management.

CAVEATS AND LIMITATIONS

Several questions are raised which lend uncertainty to the analysis. As noted at the beginning of this
report, data used was the best available, but there were limitations and high margins of error due to
Oberlin’s small size and the structure of the U.S. Census Bureau’s collection of housing data through the
American Communities Survey’s 5-year estimates. Commercial housing databases were not relevant
due to the high proportion of rental housing that is owned by local property owners who do not
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participate in commercial inventory surveys. While interviews and community open houses can do a
good job providing a qualitative assessment of issues and markets, many aspects of the market are not
guantifiable without a statistically valid survey — which is difficult to achieve in a small community with a
small population to be sampled.

Data on renovation and interior condition of existing housing stock is limited, and it is therefore difficult
to project how big a role existing housing can play in meeting demand, or what the need for
replacement housing will be. In addition, real estate advisors note that it is difficult to predict the
proportion of seniors who will prefer to stay in their homes, even if alternatives are available. As noted
earlier, household housing choice, particularly for price point and the proportion of income they will
spend on housing, can be widely variable from the 30% assumed in most studies. Finally, several of the
key housing markets, including Oberlin retiring faculty and staff, Oberlin alumni, “globals”, and people
who grew up in Oberlin and are still living in the area, are difficult to quantify.

APPENDICES
The following information is included in Appendices in a separate document:
Appendix A. Contacts and Steering Committee Members

Appendix B.  Characterizing Oberlin’s Housing
Supplemental tables, maps and information

Appendix C.  Community Open House Summary
Appendix D. Comparison College Towns Summary
Appendix E. Programs and Opportunities Summary
Appendix F. Code Review Summary
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APPENDIX A. STEERING COMMITTEE MEMBERS AND
CONTACTS

OBERLIN HOUSING STUDY STEERING COMMITTEE MEEMBERS

In addition to participating in meetings, each steering committee member was interviewed at
length individually.

Cindy Andrews, Oberlin Community Services

Linda Blanchette, Lorain County Community Development Department
Peter Crowley, City of Oberlin Planning Commission
Larry Funk, Northshore Properties

Stephen Kamrass, Sareth Builders

Pradnya Martz, Realtor

John McMahon, Lorain Metropolitan Housing Authority
Alan Mitchell, Zion CDC

Ann O’Malley and Barbara Thomas, Kendal at Oberlin
Liz Schultz, Oberlin Heritage Center

Centralia Scott, Oberlin Resident

Linda Slocum, City of Oberlin City Council

Steve Varelmann, Oberlin College

Carrie Handy, City of Oberlin Planning Director

Sal Talarico, City of Oberlin Interim City Manager

ADDITIONAL INDIVIDUAL CONTACTS

Note: a few additional interviews and contacts are ongoing to confirm and address outstanding
questions .

Liz Burgess, Ginko Gallery

Sharon Pearson, Oberlin City Council, the Oberlin Project

Drew McQueen, National Air Traffic Controllers Association, Federal Aviation Administration
Two Kendal at Oberlin employees

Shelly Hurst, Mercy Allen Hospital

Robert Lando, Agrinomix

Three City of Oberlin employees

Gary Guendelsberger, City of Oberlin Housing Inspector

Three Oberlin Community Services employees

Seven class members, Women in Sustainable Employment program
Dr. David Hall, Oberlin City School District

John Monteleone, Oberlin City School District

Greg Fior, Swanzer Agency
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Joe Shafran, Paran Management
Sean Hayes, The Oberlin Project
Danielle Young, Oberlin College Alumni Association

APPENDIX B.CHARACTERIZING OBERLIN’S HOUSING

See following pages for oversized maps supplementing information in the report. In the digital
version, oversized maps are provided as a separate pdf.
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APPENDIX C. COMMUNITY OPEN HOUSE SUMMARY

SUMMARY

An Open House was held on September 15, 2016 at the Oberlin Public Library. The open house
was announced in the Oberlin News Tribune, and through the City’s multiple e-mail lists. About
34 people attended, and offered their opinions on community assets, community challenges,
and vision for the future related to housing in Oberlin. 20 people also filled out an “Ad Libs”
sheet, brainstorming ideas related to housing. (The responses are summarized below).

Assets. Participants were very positive about the city’s small town feel, friendly and diverse
people, walkability in some areas, great downtown and parks, the bike path and bikeability, the
amenities provided by the College, and the presence of some “great neighborhoods”.

Challenges. Participants were concerned about gaps in housing availability for middle-income
and low-income seniors and low-income families; diminishing diversity in the City; and lack of
housing and neighborhood maintenance, especially in some areas, and especially by landlords.

Vision for the future. There were as many comments about neighborhoods and community as
there were about housing per se. There is a tension between those who want to see more
affordable housing for rent and for sale, and those who would like to see more mainstream
single-family housing and green space. (these are not necessarily mutually exclusive, but if they
are desired by different people, disagreement can arise over plans for individual projects).
Many participants felt that a greater diversity of housing types (sustainable homes, tiny homes,
apartments, condos, assisted living, co-housing) is desirable. Infill housing was a priority as well
as strong maintenance and restoration programs for housing, sidewalks, and community
amenities. Increased walkability, community connection, and transportation is desired to make
housing more attractive. Some participants noted the importance of jobs and public
transportation to attracting and retaining a diverse population.

MAP AND DISCUSSION NOTES

There were five stations in the room, as follows. Each station had a map of the City on a board,
and participants could put comments on post-it notes on the board, or could discuss with a
facilitator (who was taking notes), or could put longer written comments on 4 x 6” notecards.
1) Entry. Participants were asked to put a sticker on a map of the City denoting where they
lived. They were given an overview of the other stations, and given the opportunity to record
their e-mail address for further communication.

2) Assets. Discussion focused on what makes Oberlin a great place to live/work/visit.

Maxine Goodman Levin College of Urban Affairs, Cleveland State University 5



City of Oberlin Comprehensive Housing Study and Needs Assessment — Appendices

3) Challenges. Discussion focused on what is needed to improve housing and
neighborhoods in Oberlin.

4) Vision for the future. Discussion focused on participants’ ideas for housing in Oberlin.
5) Finish. Participants were given the opportunity to fill out an “Ad-Libs” form which asked

about their impressions of Oberlin and housing; or to make additional notes on notecards.

All notes on Boards, taken from conversations, and noted on notecards. These are organized by
subject area, and reassigned to the subject area most appropriate. See also photos of the
boards, following.

Station 1: Where Do you Live?

There were 34 attendees who signed in at the open house; 30 of them reported their place of
residence using stickers on the map. Stickers were color coded with red (working in Oberlin),
blue (student), and green (resident). There were two (red) who identified as working here but
living outside of Oberlin, three (red) identified as both working and living in Oberlin and one
(blue) was a student. The remaining 24 (green) were residents, and they were scattered among
residential areas north of Hamilton. See board photos. Some attendees noted their name and
e-mail to be notified of future project events and information. See attached scan.

Station 2: Assets: Oberlin Streetview. What are Oberlin’s assets and opportunities?

. Neighbors who watch out for each other, support seniors

. Like bike path, common spaces, exercise station by community services

. Like bike paths — here to Kipton and here to Elyria, kids rode it, very safe

. Channel 5 [feature, ]Park Street [was noted ]— “best neighborhood” in Oberlin, vacant
property but still great

. World class culture

. Ideal community for seniors

. Senior housing is best for mid- to upper-income

. Likes interaction with young people from the college

. It is a “real town square” city if you want it

. Crime has reduced since 2003 — City locked up kingpins, LMHA renovated housing, drove

bad element out, screened new tenants better; better policing needs to continue

(below are taken from map post-its)(location on map in

parentheses when relevant)

. Awesome downtown!

. Beautiful parks, all over

. (At Kendal) Great place to walk

. (At Kendal) New Park! Southwest corner Maple and N Pleasant St. Save our open

spaces — 6 acres!
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(At Kendal) Kendall disadvantage: new park

Great diversity and positive people

(NW corner - Union/Prospect): Why are we not growing here? Great neighborhood.
(at campus) College offerings are great — college adds a lot

Great to live in a college town

(Park Street) Advantage Park St — best neighborhood in Oberlin, Channel 5 (plus a
second yes!)

(N side of Lorain Ave, across from Thomas) Great opportunity for new bus. (business?)
(at Tappan Square) Tappan Square is wonderful

(at downtown) Downtown beautiful, useful, well kept

(at Morgan and Cedar) Walkable for people with dogs; love (heart) bike path

(at Bike Path ) Bike Paths

(at rec center, south of Hamilton) Great parks! Premier!

Love all walkable parts

Diversity diversity

Commuters are candidates who can live here

(at Shipherd) Beautiful circle

(at College and Oberlin — Green Acres?) Keep the park

Station 3: Challenges: What is needed?

(what needs improvement)

Need information on sewer/water pipes at houses — City should know more about
location of pipes serving homes.

Remove blighted home and replace with “simple, clean, affordable homes.”

Need to define “sustainable” — clean, safe and affordable would sell and is therefore
sustainable.

City can do more to force landlords to take responsibility.

Landlord upkeep needs improvement — some North Park homes are noted — encourage
landlords/tenants to cut grass/trim shrubs.

Elderly need support for cost of maintaining homes — can lose homes over violations.
There is a variability on housing maintenance enforcement between neighborhoods:
broken sidewalks, capped pipes in sidewalks — street, sidewalk and right-of-way
maintenance is variable.

Will affordable housing bring in people who strain the tax base?

There is no place to put tiny/small homes

Students are inflating rents for everyone

Dilapidated housing in N Park neighborhood —is it better to raze it, or find buyers
wanting to fix it up?

There is inequity in enforcement across the city
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. Kendal is not eco-friendly — chemicals on lawn, lots of wastewater running into sewers,
cut trees down, lots of pavement

. Some Central neighborhood housing stock has outlived its usefulness

. Need work on locating owners of abandoned housing. Still paying taxes, so not

delinquent — may be paid off mortgage, so no one is watching. County needs to track
who pays the tax to locate owner.

. It is an uphill road to bring families in — there are too many other choices for them.

. Former student housing needs upgrades — not attractive to families, likely tear-downs

. Former Senior Housing at Main Street — became Section 8 housing, doesn’t feel safe any
more

. Former Firelands Senior Housing — became college housing

. Oberlin is losing diversity over time — need affordable housing and jobs to reverse the

trend — African Americans are leaving to find both; don’t feel valued in town
(dilapidated Boys/Girls club, variable maintenance)

. Electricity company has rates too high for families — people don’t qualify for assistance
but it’s too expensive for them.

. There are no jobs to keep people here.

. College bought up homes for student housing, no longer available for everyone

. Need to improve City-College partnership, return to its former strength

. There are no rentals available: Most rents are for low-income (below the $723
average).

(below are taken from map post-its)

. (on Park St) Raze abandoned housing, 70 and 75 N Park

. Incentives for landlords to improve housing and energy efficiency

. Improvement of apartments on W College and E Vine Sts (inspection at turnover??)

. We are in desperate need of senior housing other than Kendal that is affordable. Older
people want to move out of homes but stay in Oberlin.

. Affordable rental property

. More owners, less renters

. Housing improvement (maintenance)

. (south of Hamilton) Easier zoning for agricultural buildings

. (at Morgan and Fairway) Repair West Morgan St

. More building inspections with enforcement

. Repairs on current housing stock

. Sidewalk repairs

(moved from Assets board)

. Need affordable senior housing for middle income people, $800 rent/month
. Faculty are NOT from Oberlin, college should hire local

. People need access to jobs i.e. Public transportation to Cleveland/Elyria

. If people aren’t working for the College, they can’t find jobs
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. (at N Park): Disadvantage abandoned housing 70 N Park, 75 N Park (second tag copied —
agrees)

. (SE corner Pyle-Amherst and Lorain) Where are parks and play areas on west side of
town?

. (SW corner Pyle-Amherst and Lorain) Pyle S. Amherst has no sidewalks and no shoulder.
Very bad for pedestrians.

. (on S Main N of Hamilton) Too many flippers and investors

. Need better sidewalks

. (SW corner, Lincoln and Professor) Need sidewalks

Station 4: Vision for the Future

. We need a comprehensive way of aging in place

. We need more apartments

. We need reasonably priced condos — there are good locations throughout the city.
Neighboring communities have nice ones easily under $100K.

. Assisted living that is reasonably affordable would be nice.

. Affordable housing is needed for different household lifestyles: cluster housing w/range
of housing types to encourage intergenerational communities

. We don’t need more senior or low-income housing — need more residents that will
increase tax base

. We need to bring families in

. Green Acres should be for a new Boys/Girls club, would show kids they are valued; see
what Elyria and Lorain are doing, identify other models

. City says it needs “Young Professional” housing (upscale?), but also affordable housing
for young families is needed

. Strengthen the CDC so people have support for repairs

. Empty lot next to Kendal should be for more low income housing (Kendal bought it just
to reserve it from other development?)

. Should plan for future of College-owned empty fields north of Drug Mart

. We need senior middle-income housing that is easy to care for

. Low income housing is a drain on the tax base

. Population needs to grow; need more families, not seniors to support schools. Homes
should be on % acre lots, $180-225K.

. We need a database or clearinghouse of vacant homes that are available for sale to

people who will renovate. There is a market, but not enough homes.

(below are taken from map post-its)

. Zoning for small (as well as tiny) homes and duplexes
. (at tiny homes photo) Just a fad, put them all together in a park
. (at tiny homes photo) Yay! To tiny homes or tiny lodges or BnB.
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(at tiny homes photo) Tiny homes might bring more young people to live in town.
People want to live close to downtown and the College, if they work for the College
Entirely bike friendly community

(at Affordable Housing photo) Anywhere

Replacing abandoned homes with affordable homes where Needed (N Park St for
example)

The creation of communities within our neighborhoods where people look out for each
other

All of these housing options are needed

Every “neighborhood” has a common area for informal gathering and building
community

We don’t need to lose any more diversity in Oberlin; affordable senior housing
Seniors want to move out of their homes but live in Oberlin in a smaller place, other
than Kendal

We need more median income condo’s and apartments for transient people, college
people, and young families

Continue connecting communities with sidewalk programs

(at Sustainable housing photo) Sustainable housing might be great in capturing young
people and families with school-going children. Love the idea!

More apartment complexes like College Park Manor (x43 E College) that 65+ people
moving out of homes who want to have less stairs, less repairs, single floor (elevators)
places can stay in Oberlin. Oberlin is low on ranch-style dwellings. (second post-it) |
agree with this comment.

Young families want to live in newer homes especially if they are energy efficient

(NE corner of City) Annex to the East for housing

City pay more attention to poor quality housing (comments added: Yes! Agree!)

(on S side of Lorain, W of Orchard) Condo and single family

(at Green Acres) affordable senior housing, middle income (Green Acres)
Convert/reuse elementary schools for multi-purpose senior housing

(at College and Park) Another affordable senior living community in place of Eastwood
(at Vine and Groveland) A better Concord-type facility

(moved from Challenges board)

Perhaps mixed-generation housing — walkable to town and amenities

(at Pleasant and Walnut) A park, north side

(North of Park and Lorain) New School

need assisted living, less pricey than Kendal (second person agreed)

(at industrial park) More Jobs

(at Lorain and Oberlin) Housing

(at Green Acres site) Eco Village — Co-Housing community at green Acres! With a mix-
young, seniors, singles, etc.

Land trust
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Senior housing

(South of Morgan, Main) Infill needed/should be prioritized (agree)(Yes) (two different
additional comments)

Oberlin doesn’t so much need new housing but it needs to improve the existing housing
stock without pushing low income people out. There needs to be creative
public/private partnerships for low income Oberlin home owners to make their homes
more energy efficient. We need to find ways to beautify the southeast sector of town.
(downtown, SW of College/Main) need middle priced housing in town

Oberlin should work with the southern quadrants to improve housing stock for
minorities and low-income families. EFFORTS should also be made to connect
communities and make them more walkable (i.e. continue with sidewalk projects)
Affordable housing for young families as well as smaller homes for retired folks for
whom Kendal is not a choice

Zoning laws that are people oriented rather than car oriented and allow for more
infilling, various ways to use property, etc.

Better facilities (schools); better services especially to the south/SE part of town

Better town and gown locations [Ed. Note: meaning not clear?]

City govt SHOULD — MUST!! Reinstate change of occupancy inspections, both rental and
Sale

Additional participant comments on other topics

Liked the event today with stations, etc.

The study underestimated the # of bad housing

Couldn’t find a place to live, so moved out to the township

Green Acres failed because it was “too nice a neighborhood”

Concord facility is Senior Housing

Interview Naomi Sabol of SCA (Sustainable Communities Associates)

Doesn’t look like Kendal was counted in units —is it “group quarters”?

Doesn’t like closed, circular neighborhoods

Note that form is available for complaints at the building department

City of Amherst gave tax abatements to bring in new homes, could be model?
Examples: Cooper-Foster west of 58; South Lake St; North Ridgeville — Del Webb
community.

Columbia Gas does energy audits for homes

Oberlin needs to strengthen relationship with Land Bank

Green Acres was deed restricted to be “for the benefit of children” in perpetuity — does
this still apply?
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RESPONSE CARDS

4” x 6” comment cards were placed around the room and some people chose to make their
comments there. Some were dropped in the survey box. Each number is one card.

Card 1

. Concentrate on infill housing, harmonious with each neighborhood

. For low-income, even section 8 dwellings, follow a tenant, not project, model

. Involve Habitat, or imitate Habitat, to create a more stable neighborhood

. Make development part of the City’s grid, not a suburban-style offshoot

. Try to create mixed-income neighborhoods. Putting people with similar social
disabilities is not beneficial.

. Do not sacrifice greenspace.

Card 2

. Community needs more benches to be walkable

. Need services for the aging population — they need ways to maintain their homes.

Card 3

. Oberlin needs high-quality, non-smoking rental housing on the parcel of land at the

corner of North Pleasant and Maple St at Kendal’s doorstep. The city of Oberlin should
seize the land by eminent domain.

Card 4

Problem — college and kendall [sic] take precedent —i.e. get preferential treatment
Need more homeowners

Too much rental property

- Lives (sic) here 10 years, moved from CLE

- people want to live in working class neighborhood

- lots of discrimination that’s frustrating

- good city... can walk dog at night

Card 5

1) Low-moderate income housing is needed but consider a new model. Don’t concentrate
it in one place.

2) People/residents need to be invested and screened

3) doesn’t need to be another Westlake!

Card 6
Need ppl (people?) who are invested in community and who will keep up their homes
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Card 7
Better advertising announcements of these meetings!

Card 8
More affordable rental apts or homes for young people, non-Oberlin college students,
<$500/month

| have 2 rental properties — full, and | constantly have people asking me if | have anything else
to rent out. (I wish | could afford to buy and renovate more property.)

Card 9

. | feel we need to provide more moderately priced family homes.

. | would like to see more families come into town and increase school population

. We provide a lot of services for community and city school students. If we do not keep
a reasonable tax base we will not be able to continue to provide all that we do.

. Having families move in that can afford to support the local businesses as well.
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AD LIBSUMMARY

20 “Ad Lib” surveys were filled out and dropped in the box. Not everyone answered every

question.

1. | think

Community (3)

The college

Oberlin college

Diversity (educational, ethnic, political,
economic)(4)

Green public spaces and bike paths

All that Oberlin college brings

trees

2. We really need more

Senior housing

Apartments

Affordable (3)

Variety of (2)

Rental

Affordable senior

Affordable student housing
Apartments and assisted living

3. The addition of

Employment (6)
Activities/locations for kids
Neighborhood communities
Better school facilities
Attractive rental property
Stronger schools (2)
Senior-friendly housing

is the greatest thing about Oberlin.

friendly people (2)
progressive character
the downtown

small and cosmopolitan
history/personality
Welcomeness

Culture

housing to make Oberlin the best it can be.

Both Multi-family, low-income
“family” owner (3)

reasonable property tax
owner occupied
singles/condos

guality apartments

mixed use

would make people more likely to move to Oberlin.

| don’t know!

Ultra high-speed internet

Lower taxes

Family homes

Newer housing, or better yet better
maintained homes

Affordable housing
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4, The cost of owning/renting a home in Oberlin is

High(2)

Owning/expensive (2)

Reasonable (4)

Alright, lower than the average in NE Ohio
cities

Decent

Owning/high due to the small tax base

5. Housing values in Oberlin would increase if

Don’t need to

Built better new projects

City policed housing throughout the ENTIRE
city

There were more jobs

There was a home improvement program
There was more consistent care and
maintenance of homes and property
There was public transport

Rundown houses were razed or repaired
More people wanted to live here

Highest in the county
Renting/high
Affordable
owning/increasing

a strain

exhorbatant (sic)
relatively low

New schools were built

More ownership

We keep raising the quality of our schools
We invested

Better maintenance of existing stock
Sustainable reserve funds were used for
energy-efficiency improvements

More funding was available for updates
We attracted more businesses

we assisted low income homeowners to
improve their homes

6. Oberlin will be most successful in meeting residents’ housing needs in the future if

The city could/would take action on infill
housing

The City actually listened and served
They listen and implement public feedback
It is willing to try new things

City council would work together

If there is more follow through

They cater to small families and students
and seniors

It tries new things

we do not allow the process to be held
hostage by the ultra-green community of
Oberlin

stop catering to the College and Kendal

we do our best to take into account ALL
needs

we invest how

better maintenance of existing and
annexing property for new housing
answers to 2-5

more people were willing to speak up for
what they want

the south end of town was treated like the
NW side of town (services etc)

the city listened more to residents than the
college

if we gave seniors on a fixed income the
ability to make their homes more energy
efficient to reduce their energy bill
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7. Tell us anything else you’d like us to know here or on the back:

. The college needs to contribute more

. This is a superb place to live that can get better. More bike friendly streets and ...[ends]

. Housing in Oberlin is unevenly respected by the City. The problems in lower
econ/mixed neighborhoods would not be tolerated in wealthier areas

. Adopt form-based zoning codes

. The City needs to enforce building codes, holding landlords accountable
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APPENDIX D. COMPARISON COLLEGE TOWNS

SUMMARY

At the beginning of the study, the Housing Study Steering Committee identified cities that they
would like to see us explore for their approaches to housing issues, especially with regard to
sustainability, affordability, and affordable housing/community development programs. These
cities were compared, along with some others, to identify cities with characteristics similar to
Oberlin for comparison. See oversized table at the end of this summary for the full information
compared in selecting cities for comparison.

Six cities were chosen for their similarities to Oberlin in population, proportion of students, size
of colleges, and senior population, and further investigation was done, including web review
and telephone calls to City Community Development officials. The focus cities included Grove
City, PA (Grove City College); Middlebury Vermont (Middlebury College); Hanover New
Hampshire (Dartmouth College); and Lexington Virginia (Washington and Lee University. In
addition, Ithaca, New York, and Tuskegee, Alabama were chosen to explore the range of
housing programs they might be implementing. Ithaca is a HUD entitled city, has a substantially
larger population and college population, and is the primary city in its county, giving it leverage
in collaboration with county authorities and organizations; however we thought it would be an
interesting comparison due to its progressive reputation and ability to leverage larger funding
sources for housing-related solutions. None of the cities chosen came close to Oberlin in
African American population; therefore Tuskegee was chosen due to its higher African
American population, and potential for programs focusing on African American homeownership
and business.

COLLEGE TOWN COMPARISON - FOCUS CITIES - BASIC POPULATION

Overall
proportion
Number of {Pop Notin :of student
Students Group population( % SENIORS
LOCATION COLLEGE/UNIVERSITY POPULATION :Enrolled Quarters 1) % WHITE % BLACK % OTHER OVER 65
Oberlin, OH Oberlin College 8,368 2,900 5,919 34.7% 68.1% 17.7% 5.1% 14.4%
Middlebury, VT Middlebury College 6,713 2,450 4,144 36.5% 89.8% 1.1% 5.8% 16.0%
Ithaca, NY Ithaca College, Cornell University 20,141 28,582 12,216 141.9% 74.2% 5.7% 18.3% 13.3%
[Hanover, NH Dartmouth College o 11311 6208 7170 55.7% 85.2% T27%10.9% 11.9%
Tuskegee City, AL Tuskeegee University 9,435 3,156 7,368 33.4% 3.8% 94.8% 0.5% 12.9%
Lexington, VA Washington and Lee University 7,114 2,172 3,614 30.5% 84.7% 6.4% 5.2% 12.1%
Grove City, PA Grove City College 8,242 2,500 5,677 30.3% 96.0% 1.0% 1.6% 13.7%

Source: ACS 2010-2014 5-year estimate; city and college web sites; US HUD
Notes:
(1) Negative percents, or numbers over 100%, reflect college populations which are substantially housed outside city limits
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COLLEGE TOWN COMPARISON - FOCUS CITIES - HOUSING CHARACTERISTICS

Overall
proportion
of students
TOTAL Housing in
HOUSING :Total Median HH ;Unit households {HUD
LOCATION COLLEGE/UNIVERSITY UNITS Households iincome Vacancy Owner% (1) entitled?
Oberlin, OH Oberlin College 2,686 2,524 52,632 6.0% 58.3% 7.6%No
Middlebury, VT Middlebury College 2,356 2,089 49,632 11.3% 50.4% -2.9% | No
Ithaca, NY Ithaca College, Cornell University 7,606 9,489 30,318 9.1% 27.5% 169.1%Yes
Hanover, NH Dartmouth College 3,278 1,936 76,719 9.9% 44.2% 30.1%{No
Tuskegee City, AL Tuskeegee University 4,473 3,413 27,313 23.7% 46.5% 14.8%{No
Lexington, VA Washington and Lee University 1,944 1,727 36,840 11.2% 54.2% -36.7%:No
Grove City, PA Grove City College 2,832 2,683 42,984 5.3% 54.8% -1.1%No
Source: ACS 2010-2014 5-year estimate; city and college web sites; US HUD
Notes:

(1) Negative percents, or numbers over 100%, reflect college populations which are substantially housed outside city limits

ITHACA NY — CORNELL UNIVERSITY, ITHACA COLLEGE

Collegetown Housing Issues. The Town and the City of Ithaca has adopted strict noise
ordinance restrict students from creating noise pollution. The ordinance is strictly enforced
with specific decibel levels and equipment used by police to measure decibel levels, where fines
are imposed for loud parties and other chronic disturbances. An open container ordinance is
also in effect and gives the city authority to respond to disorderly conduct complaints.

Unethical Landlord practices were a common problem in Ithaca and in response, the city
created committees, such as the Rental Housing Advisory Commission, to oversee local rentals.
Additionally, both colleges educate students about tenants' rights.

Ithaca College requires all non-senior students to live on campus. Off campus housing is
permitted for some seniors only upon application and lottery. The college does provide
resources that rate and review landlords and their properties for students who wish to live off
campus. Graduate students are not required to live on campus, although the college allows a
limited amount of graduate students to live on campus.

Cornell University has housing for undergrad and graduate students. Nearly 52% of
undergraduate students and 91% of graduate students at Cornell live off-campus. Limited on-
campus housing is provided for graduate and professional students and families, some visiting
faculty members, and Cornell affiliates who require temporary, academic-year, or 12-month
accommodations.

Housing Management. Inspection is required for all rental properties, including single- and
two-family residences (every 5 years), multi family residences (3 years), and dorms, sororities
and fraternities (1 year). Fees are charged for an initial inspection and any required followup
inspections to ensure correction of violations. Initial fees are $7-10 per room, depending on
property, and reinspection fees (done when there are violations found in the initial inspection)
are $40 per inspection. An initial charge of S5 per violation found is re-charged every time a

Maxine Goodman Levin College of Urban Affairs, Cleveland State University 19



City of Oberlin Comprehensive Housing Study and Needs Assessment — Appendices

reinspection shows the violation has not been corrected. Property owners who do not live in
Tompkins County or one of the six surrounding counties must designate an agent who is not the
tenant and who is legally responsible for compliance with maintenance codes, communication
with the City, arranging for required inspections, and maintaining tenant information.

Sustainability. Ithaca, NY's sustainability efforts are centered around reducing Greenhouse Gas
emissions (http://www.town.ithaca.ny.us/sustainability) and has committed itself to meeting
the Paris Agreement (committing to ameliorating negative effects of climate change, specifically
reducing greenhouse gas emissions by 80% by 2050). Tompkins County also has sustainability
organization that works towards a more sustainable regional community. The organization
offers mini-grants and a climate fund that is distributed to low income families to help reduce
greenhouse gas emissions.

Ithaca College created a large scale solar farm, in effort to replace 10% of its campus electricity
needs. This effort stems from Ithaca's Climate Action Plan, in which the college develops a
strategy and long-range plan to achieve "carbon neutrality" at some point in the future.

Cornell University has many sustainable programs. The University has a research center for a
sustainable future, which has an incubator that fosters the next generation of sustainable
solutions. It also has a fund that facilitates time sensitive sustainability research and workshops.
Additionally, the center collaborates with non academic partners to jointly develop and test
evidence based sustainable solutions. In addition to the research center, Cornell also
implemented sustainable initiatives on campus. It recently announced a geothermal project
called ""Earth Source Heat"" that will warm campus and reduce its annual carbon footprint by
110,000 metric tons. Cornell operates a 4-acre compost facility, 170 greenhouses, 22 growth
chambers, a reforestation program, and a renewable bioenergy initiative."
http://cuaes.cals.cornell.edu/sustainability.

Community Development Programs. We spoke with the Director of Urban Renewal in
Ithaca. Affordability, and availability of housing for students, are significant issues in the City
and surrounding communities in Tompkins County.

Student Housing. The city encourages developers to build student centered neighborhoods
close to the campus as possible, to accommodate students who are not mandated to living on
campus, and to prevent students from flooding the market. They encourage the colleges to
provide as much housing as possible on campus.

Affordable Housing. They utilize LIHTC to subsidize affordable housing. They also have a trust
fund that is used to subsidize affordable housing. The city and county both contribute 100,000
and the college contributes 200,000 annually. He stated this local commitment creates a
competitive advantage for subsidy applicants.
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Middle Market. Director Bohn mentioned that focus on affordable and student

housing created a gap in the market where middle income housing supply suffered. They
attempted inclusionary upzoning to address this issue. It failed politically. The thought was that
these mandates would force developers out completely. They then adopted Smart Growth
zoning (performance zoning) which has helped. Another alternative to issuing mandates is
creating incentives for targeting middle market they have used include Upzoning, reducing or
deferring permit fees, making design review fees contingent on approval (to reduce developer
risk if they fail design review proceedings), waiving strict parking requirements (which means
more developable square footage)

Faculty housing. Director Bohn mentioned that his office does not address this issue; however,
the colleges do provide employer incentives for faculty to live in the area. He also mentioned
that Cornell University has created a real estate department so that it might start to develop its
own faculty housing.

Housing study. Finally, he referred us to a market analysis consultant who did a downtown
housing study for the Ithaca Business Alliance. (Danter Associates, 2016)

While Ithaca did a study for housing in the downtown, Tompkins County has approached
housing across the county and includes several tools available to on their web site. A copy of
the housing report is included here, along with model ordinances for inclusionary zoning and
incentive zoning, and a “Vital Communities Toolbox” which emphasizes smart growth
principles. A countywide Housing Strategy was adopted by the County, the City, and many
community organizations, who work together to implement the strategy. Partners include:
Tompkins County Legislature, City of lthaca Common Council, Ithaca Town Board, Lansing Town
Board, Ithaca Neighborhood Housing Services, Tompkins County Area Development, Better
Housing for Tompkins County, Tompkins County Chamber of Commerce, Habitat for Humanity
of Tompkins and Cortland Counties. (“Planning - Housing Choices |
www.tompkinscountyny.gov,” n.d.)

Ithaca Neighborhood Housing Services, a nonprofit organization, supports rental, home
purchase, and home improvement for low-income households in Tompkins County. They
develop and renovate homes and affordable units for sale; develop, renovate and manage units
for rent; and support rehabilitation and homeownership/tenant education and advocacy. The
organization hosts a housing rehabilitation program with funds available to low-income
residents of all ages on a first-come, first-serve basis, with funds varying from year to year. They
also have a small home repair program for seniors and those with disabilities, where the county
provides labor and the applicant provides only the cost of materials. Typical repairs include
health and safety repairs such as fixing broken steps and railings, replacing broken windows,
fixing leaky faucets, and installing adaptive needs such as grab bars and wheelchair ramps.
Funding is provided by a consortium of partners including the The IURA (lthaca Urban Renewal
Agency), NYS Office for the Aging, through the Tompkins County Office for the Aging, United
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Way of Tompkins County, Tompkins County, and Private Donations. (“Home » Ithaca
Neighborhood Housing Services,” n.d.)

The Tompkins County Community Housing Development Fund is a partnership of the City of
Ithaca, Tompkins County, and Cornell University, and provides gap financing and logistics to
assist developers in creating affordable housing. Partners pledge approximately $400,000 per
year (5200K from Cornell, $100K each from the City and County). $2.4 million has been invested
in the fund since its inception in 2006. The fund has two parts: a Community Housing
Affordability Program which provides no-interest loans for startup soft costs (permitting,
design, etc) to be repaid by construction and permanent financing; and the Community Housing
Trust Program which provides grants to support the long-term affordability of newly
constructed or rehabilitated affordable housing units. Both are targeted at housing for
households earning 80% of area median income. (“Cornell University, City of Ithaca, Tompkins
County Extend Housing Fund Partnership |,” n.d.) (“Planning - Housing Choices - Housing Fund |
www.tompkinscountyny.gov,” n.d.)

HANOVER, NH — DARTMOUTH COLLEGE

Collegetown Housing Issues. 85% of students live on campus, with freshmen required to live on
campus. 15% live off-campus in college-owned or private housing.

Housing Management. The town requires registration of all rental properties excluding dorms
and temporary lodging. Registration is for no charge, but failure to register has a $500 penalty.
Once registered, inspections and enforcement are done on a complaint basis, or if the Town has
reason to believe there are code violations on the property. Property owners are given 30 days
to rectify the problems; once a violation is found, the property must be inspected annually for 3
years. Inspections are no charge if no violation is found, and $200 per inspection and re-
inspection if a violation is found. No other inspections are required except for construction.

Sustainability. Dartmouth College has a robust sustainability effort, which involves academic
programs and research, student life programs and projects, and campus operations. The
Dartmouth Sustainability Project is the College’s home for comprehensive sustainability efforts
and conversations. Examples include a green careers program; EcoReps who encourage student
daily sustainability action; an organic farm and veggie subscription program; a speaker
program; and a revolving loan fund to help with sustainability adaptation on campus. There are
also an ecoliving community and numerous student groups related to sustainability projects
and themes.

http://dartmouth.edu/life-community/sustainability

The Town of Hanover has a Hanover Sustainability Committee which coordinates a wide range
of efforts from citizen green cleaning workshops, to review/commenting on the Master Plan
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update, to coordinating the purchase of green power for residents, to facilitating installation of
solar panels on residents’ homes. Seven members are appointed by the Town Board of
Selectmen (council) for 3-year terms. The City partners with the College and larger employers
to provide a program for 100% green power purchasing in which residents and small businesses
may also participate. A Green Power challenge encouraged participation. The committee
appears to be largely volunteer-run, with a small amount of funding raised annually by a
community yard sale. City staff appear to provide coordination and support for major initiatives
such as the power effort.

http://www.hanovernh.org/sustainable-hanover-committee

Community Development Programs. The City provides General Welfare assistance to residents
upon application to help with weatherization, utilities, rent and mortgage payments,
emergency repairs, and food assistance. The city has affordable housing efforts that include
two organizations that focus on this work. They are called Upper Valley Habitat for

Humanity and Upper Valley Housing Coalition. Upper Valley Habitat for Humanity has built 33
affordable homes in 30 years. Funding comes from grants and foundations, and the New
Hampshire Housing Finance Authority ($125K this year). Much of the labor is volunteer, or
provided by VISTA. The organization also sponsors rehabilitation and repair work, workshops
and technical assistance for low-income families. They do community organizing and are
helping to develop and strengthen homeowners associations in lower-income neighborhoods.

Upper Valley Housing Coalition is a 501©(3) partnership of business, municipal and civic leaders
who have been working together since 2000 to address a then-3,000-unit housing shortage
which has worsened since then. Primarily an advocacy and education group, it leverages
partnerships and provides data and support to get projects done. A design review team will
work with developers prior to application and write letters of support for proposals. They
provide lunch-and-learns for employees on location to educate them about home ownership,
energy conservation and improvements, and options available.

http://www.uvhc.org/

UV-HEAT is a collaboration of multiple nonprofits (including Upper Valley Housing Coalition)
who work together to promote and support weatherization, which they see as an important
component of keeping workforce housing affordable. They provide homeowner training,
education and technical assistance for do-it-yourself and contractor projects. Free energy
audits and weatherization are provided to low-income households through state funds, in
collaboration with Tri-CAP (see below).

http://www.uvheat.org/

Weatherization assistance, food assistance, senior programs, substance abuse programs, utility
assistance, and other community services are provided on a 3-county basis through Tri-CAP.
http://www.tccap.org/services/housing-and-energy/weatherization/#
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TUSKEGEE, AL — TUSKEGEE UNIVERSITY

Student Housing Issues. Tuskegee University requires freshmen, sophomores, and transfer
students with 60 credits or less to live on campus.

Housing Management. The City provides inspection for construction and renovation only.
Sustainability. No sustainability efforts were identified for Tuskegee City or Macon County.

Tuskegee University has a research center named Carver Integrative Sustainability Center that
seeks to provide research and support for farmers, ranchers, forestry, and rural communities.
It also seeks to develop and share holistic agricultural and food innovations, and increase the
capacity of minority rural residents to participate in their communities and civic life. Programs
involve research, education, service and advocacy for integrated pest management and
integrated water management, renewable energy, and local food systems. Agriplastic (tunnel
houses for winter local foods production) is another project.
http://www.tuskegee.edu/academics/colleges/caens/cisc.aspx

Community Development. Tuskegee-Macon County CDC provides homeownership education,
credit counseling, and technical assistance such as closing assistance, to residents across the
county. Funding assistance (grants and loans) for low-income housing rehabilitation is provided
through the USDA. They also have a business development program, a small business incubator
and tech center, and provide business storefront revitalization through a variety of small
funding sources and donations. http://www.tuskmaccdc.org/

The South Central Alabama Development Commission leverages federal and state funds for
community and economic development projects and programs in a six-county area, including
Macon County and the City of Tuskegee. SCADC provides planning and technical assistance to
local governments on grants, programs and funding opportunities, and community and
economic development planning. It serves as the Area Agency on Aging, and acts as the MPO
for the area for rural transportation initiatives. A GIS department supports planning and
technical efforts. A revolving loan fund provides gap financing for local businesses.
http://scadc.net/

The Tuskegee Housing Authority administers seven public housing communities, as well as the
Section 8 voucher program. They also have resident services including an after-school tutoring
program and a food pantry.

http://tuskegeepha.weebly.com/about.html
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MIDDLEBURY, VT — MIDDLEBURY COLLEGE

College Housing Issues. The town of Middlebury, VT adopted the following ordinances that
reduce the impact of students on neighborhoods: (1) a noise ordinances to mitigate disruptive
behavior of college students and their guests, (ii) a nuisance ordinance to prevent nuisances,

disturbances, and disorderly assemblies, (iii) an occupancy ordinance that generally limits the
number of unrelated residents of a rental unit to no more than 3 people, (iv) student housing
density

Middlebury College requires all full time students to live in one of its 60 on campus housing
structures. All freshman and sophomores are required to live in "commons" which has a
learning environment, community meals, and other supportive features such as a dean,
counselor, and more. There are five commons that hold about 500 students each. Juniors and
seniors are entitled to leave the commons and choose from the following houses: 10 language
houses, 6 special interest houses, several superblock houses, or 4 social houses. Also, a limited
number of seniors may live off campus, conditional upon outcome of a lottery process.
Generally, the college educates students about the above ordinances and how to be a good
neighbor. About 125 students live off campus.

Housing Management. Health and safety standards for rental housing are detailed in state
law, and local municipalities are obligated to respond to complaints and enforce the law. The
law provides authority for inspection, citation, and remedying violations when they occur. The
state Department of Health is the home for the code, along with the Department of Labor and
Industry, which establishes fire safety codes. They provide education and information for
tenants and landlords about their rights and responsibilities.

Sustainability. Sustainability efforts in Middlebury, VT focus on the local economy. A county-
level organization named ACORN (Addison County Relocalization Network) is committed to
sustainability efforts focusing on local business and food production. They host several annual
sustainability events. For example, they put together an annual Sustainable Living Expo that
promotes sustainability among businesses, schools, and the community. They also have an
annual publication featuring a directory of local food producers and restaurants; they also host
forums to engage the community, stakeholders, and producers in conversations about the food
economy. The organization also hosts fundraisers such as an annual farm tour of all local farms
and restaurants, annual soiree where students can present garden and greenhouse
programming. These fundraisers gather the community around local food and activities; funds
benefit local farms and restaurants. http://www.acornvt.org/stone-soup/
http://www.acornvt.org/

The Middlebury Energy Committee is the Town’s citizen-led organization that provides
education, advocacy, planning and policy review to support energy efficiency and use of
renewable energy on the part of the Village, residents, and businesses.
http://www.middleburyenergy.org/
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Middlebury College is also committed to sustainability through a comprehensive approach
involving academics, research, student life, campus operations, college investment and policy,
local purchasing, and partnerships. http://www.middlebury.edu/sustainability/operations-and-
action/global-food-program http://www.middlebury.edu/sustainability/our-
commitment/sustainable-partners

They offer green transportation options, require sustainable designs for all new buildings, and
administer a Global Food & Farm program--which allows students to explore food system issues
through academic courses and hands-on learning opportunities. For example, they have a 9-
week leadership program that combines offers experiential learning about food systems in
Vermont, Kentucky, and Washington, D.C. The college also commits to spending 25% of its
annual food budget on food that meets one or more of four criteria: local, ecological, fair, and
humane. They also offer an organic farm that seeks participation from both faculty and
students. Campus committees include an environmental council, and a lands advisory
committee.

Community Development. According to the City Planning Department, the college handles
housing and private developers handle elderly housing. Director mentions that these
applicants do partner with their office to obtain CDBG funds. She referred me to the State
Agency "Housing Vermont" to discuss more of the particulars about funding.

The college provides short-term rental housing for faculty, allocated by lottery with option to
renew, for up to 2 to 8 years, depending on eligibility. A faculty housing mortgage program
provide subsidies to purchase homes within 40 miles of the campus, by providing a second
mortgage (through a local bank, with the College subsidizing the interest rate) at 2% below the
rate of the first mortgage. (the subsidy is taxable).
http://www.middlebury.edu/about/handbook/faculty/faculty _housing

Affordable housing is provided through the Vermont State Housing Authority. One VSHA
housing development provides 64 units for seniors. No new housing has been built for this
purpose in the state since 1980. Rental assistance for low-income families is provided through
the Section 8 voucher program. Project-based Section 8 subsidies for new and rehabilitated
housing are also administered through VSHA.

The Addison County Community Trust builds and manages affordable housing in the
Middlebury area. Due to the high cost of housing in the county, almost half of all resident
households are housing cost-burdened (over 30% of household income goes to housing). ACCT
owns or manages 358 apartments in 13 developments, and operates 340 lots for mobile
homes. They provides a perpetually affordable single-family housing program for 72 homes,
where the low-income buyer receives support for the 20% down payment, in exchange for a
small monthly fee, and agreeing to share 75% of any profit to future low-income buyers at the
time of sale. ACCT also provides senior wellness programs at home to 250 residents at three of
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their housing developments. They partner with other housing agencies to develop affordable
housing utilizing LIHTC, HOME funds, Community Development Block Grants through the
Vermont Community Development Program, and grants from the Vermont Housing and
Conservation Board.

http://www.addisontrust.org/learn-more.html

LEXINGTON, VA — WASHINGTON AND LEE UNIVERSITY

College Housing Issues. The city of Lexington and Rockbridge County both have a noise
ordinance that regulates noise pollution.

Washington & Lee University requires all freshman, sophomore and junior students to live on
campus. Rising seniors typically secure living arrangements off-campus, however a limited
number or rooms are usually available for seniors. Law students are not eligible for campus
housing. The school offers a campus community coalition, which promotes and facilitates
collaboration between the student body, the community, landlords, law enforcement, and the
University administration to address issues in our community.

Housing Management. The City requires registration and inspection of all residential rental
units on a biannual basis within seven designated “rental registration districts”. There is no
charge for the initial inspection; repeat inspections to check for compliance or further
enforcement are $50 per inspection. Provisions for the districts, inspections, and procedures
are included in the statewide building code.

The Virginia Uniform Statewide Building Code has provisions for housing construction,
rehabilitation, maintenance and enforcement. In the maintenance code, only provisions for
dealing with cases of properties unfit for human habitation are mandatory. The City has
adopted the maintenance code and has housing code enforcement staff in the Planning
Department. They do not have periodic housing inspection, except for rentals.

Sustainability. No sustainability efforts were identified for Lexington or Rockbridge County.

Washington & Lee University has implemented several sustainability campus initiatives. It has
a Green Office Initiative that encourages energy efficient practices in office spaces such as
powering down computers, using natural lighting, using sleep mode on network printers and
more. The University also has a compost facility, a campus garden, and a commitment to use
local and organic foods. It also has sustainable transportation programs such as a bike program
that encourages use of biking across campus instead of use of motor vehicles.

Community Development. Threshold is a 501©(3) nonprofit organization that addresses
housing issues in the City for low- and moderate-income households. Threshold's primary role
has been to guide the development and implementation of housing rehabilitation programs for
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eligible low- and moderate-income families in designated target areas. These programs have
been funded with federal Community Development Block Grant funds, city funds, and financing
from local banks. The Threshold Board is a 7-member commission that is appointed to 3-year
terms by City Council. One City Council members acts as liaison to the Board.
http://lexingtonva.gov/139/Threshold.html

The Regional Social Services Department, comprised of Lexington, Buena Vista, and Rockbridge
County, provides social services for Lexington residents. The Social Services Board sets policy for
the Social Services Department and hires an executive director to oversee day-to-day
operations. The City has two representatives on the Board who are appointed for 4-year terms.
http://lexingtonva.gov/138/Social-Services-Board.html

A regional Total Action Against Poverty (also Total Action for Progress) provides a wide range of
community services in eleven localities in the Roanoke Valley. A staff of 300 works to address
housing, education, homelessness, domestic violence, food and rent assistance, career services,
etc. Professional services include energy audits, planning services for organizations and startup
nonprofits, property management and maintenance for residential units and head start centers,
emergency residential repairs for low-income households, and construction facilitation and
project management. Eligible households are at the 80% of AMI income level. Funding sources
include grants, USDA, program income, rental income, contributions, and in-kind services.
https://www.tapintohope.org/

GROVE CITY BOROUGH, PA — GROVE CITY COLLEGE

College Housing Issues. Grove City College reports that 93% of students live in one of ten of
their dorm halls. All students, except commuter students who reside with their parents or legal
guardians, are required to room and board in College residence halls.

Housing Management. Code enforcement is handled on a complaint basis by one code officer.
The building code is not available online, and the zoning code is limited to district descriptions.
The Borough has minimal zoning provisions for fraternities and sororities, and dormitories.

Sustainability. No sustainability efforts were identified for Grove City Borough.

No sustainability efforts were identified for Grove City College on its website. Nearby Slippery
Rock University (about 5 miles away)in Slippery Rock, PA has students working on sustainability
projects within Grove City.

Community Development. The Grove City Planning Department is concerned primarily with
zoning and building applications. Community development, housing and community services
are addressed at the county and regional level by Mercer County.
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http://www.mcc.co.mercer.pa.us/. State law allows counties to raise fees on deed and
mortgage recording to establish affordable housing funds. In Mercer county, these average
$150,000 per year.

The Mercer County Regional Planning Commission provides CDBG and federal and state grant
program information, technical assistance on applications, and administration of projects. The
MCRPC acts as the MPO for the region. Other information on the web site pertains to state-
level offices and programs.

The Community Action Partnership of Mercer County (CAPMC) is a nonprofit 501©(3) that
provides community services related to energy, housing, employment, early childhood, and
veterans’ programs. Housing includes senior and family low-income housing, housing
counseling, and special needs housing. They provide assistance through the Pennsylvania
Housing Finance Agency. They own and/or manage 214 senior housing units in nine buildings,
none of which are located in Grove City. Single family rental housing is provided to nine
families. CAPMC owns and manages 32 units of special needs housing at 10 locations for
transitional housing, and permanent housing for residents with disabilities. Energy programs
include weatherization, utility assistance, payment assistance, repair of water/heat systems.
Eligibility for energy programs is 200% of the federal poverty level.
http://www.capmercer.org/
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APPENDIX E. PROGRAMS AND OPPORTUNITIES

The following is a summary of the range of programs and opportunities available to support
housing in Oberlin.

GRANTS AND LOANS

Federal Agency Funds (through state and county agencies). The US federal government
provides funding and subsidies through grants and loans. Many of these are administered by
state agencies. The states can delegate to the counties or to individual municipalities. Since
Oberlin is not entitled by HUD (US Dept of Housing and Urban Development) for direct receipt
of funds, it must compete at the county or state level with other communities for CDBG and
other HUD-initiated funds. Representing only 2 to 3% of the county’s housing stock, Oberlin
has difficulty competing with Lorain and Elyria for housing-related funds that are distributed at
the county level.

CDBG (Community Development Block Grant) funds. The Cities of Lorain and Elyria, Lorain
County, and the Lorain Metropolitan Housing Authority are entitled as grantees for CDBG
funds. Oberlin applies for these funds through Lorain County. The county receives only
$300,000 per year for distribution to non-entitled communities. The maximum amount of any
community’s award is $100,000. (history in Oberlin?)

ODSA Community Development funds. Some CDBG funds are allocated to the Ohio
Development Services Agency (ODSA) for their Community Development Program. Entitled
communities may apply directly to the ODSA; non-entitled communities must apply through
their county. Projects must demonstrate benefit to low-income families, and a local match
adds to proposal competitiveness. In 2016, $11.6 million was distributed in Ohio through three
programs: Critical Infrastructure (S5 million in 21 projects); Downtown Revitalization ($2.1
million in 7 projects); and Neighborhood Revitalization ($4.5 million in 9 projects). Lorain
County was not one of the 2016 recipients. These grants are highly competitive.
https://development.ohio.gov/cs/cs_cdp.htm

CHIP (Community Housing Impact and Preservation Program) funds. The ODSA also
administers this competitive program using CDBG and HOME funds from HUD, and Ohio
Housing Trust Funds. The purpose is to support the development and revitalization of
affordable housing for low and moderate income families, including new construction,
rehabilitation, and needed infrastructure improvements. In 2015, $23 million was awarded for
38 projects ranging from $175,000 to $1,150,000. Lorain County was not one of the counties
awarded in 2015; however Lorain County was awarded funds for Oberlin in 2016 for owner
occupied rehabilitation and home repairs for qualified homeowners. These grants are highly
competitive.
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https://development.ohio.gov/cs/cs_chip.htm

Ohio Housing Trust Fund. The Housing Trust Fund is a state-originated source of funding that
was created by statewide referendum in 1990. It does not have a permanent source of funding
so must be allocated in the biennial state budget, and the amounts available vary. It is also
administered by the ODSA, and communities and counties can apply for funds on a highly
competitive basis. Loans are available to private developers, local governments, lenders, and
nonprofits; only local governments and nonprofits are eligible for grants. All projects must
benefit people under 80% of AMI, with preference given to those with even lower incomes.
From 2011-2013, $470,800 in grants were received by Lorain County applicants for six projects;
$1,688,000 in loans was received by developers in Lorain County. Projects fall into several
programs: Target of Opportunity (flexible); Homeless Assistance; Housing Assistance (home
repairs); Housing Development Assistance (through the Ohio Housing Finance Agency); and a
Microenterprise Business Development Program. Oberlin...?
https://development.ohio.gov/cs/cs_htf.htm

Neighborhood Initiative Program (NIP). This program funds county-level land banks, providing
support for demolition and renovation to eliminate blight and stabilize property values in
deteriorating neighborhoods. It utilizes funds from the US Treasury Hardest Hit Fund, and is
administered by the Ohio Housing Finance Agency. The Lorain County Land Bank received
(information pending) for 2016. Oberlin represents 3% of the County’s foreclosures and 2% of
its housing stock.

OHFA low-mod homebuyer loans. The Ohio Housing Finance Agency (OHFA) provides low-
interest loans for low to moderate income homebuyers, in both tax credit target areas and non-
target areas. First Federal of Lakewood, Union Home Mortgage (Elyria and Norwalk), US Bank
(Westlake) are among the participating lenders.
http://www.myohiohome.org/lenders/MyOhiolLL.aspx?County=Lorain

Save the Dream Funds and Housing Counseling. The Save the Dream program of the Ohio
Housing Finance Agency provides assistance to homeowners to help avoid foreclosure.
Refinancing, loans, education and other assistance are provided through certified housing
counseling agencies. In Lorain County, HUD-approved housing counseling agencies include the
Lorain County Urban League. http://savethedream.ohio.gov/ http://www.Icul.org/

Lorain County Brownfields Coalition. Oberlin is a member of the Lorain County Brownfields
Coalition which can help with funding for Phase | and Phase Il assessments. While this is
primarily aimed at commercial or former commercial properties, it may be a priority to utilize
this funding for sites that are near existing or future housing and may have potential impact on
them. In 2014 the coalition received $600,000 and a portion of it was used in Oberlin for the
Bait & Canteen and Research and Commerce Park sites.
http://www.loraincounty.us/commissioners-departments/community-development
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EMS Fund. (researching) The Ohio Department of Health and Safety administers the State
Board of Emergency Medical, Fire, and Transportation Services Grant Program, which provides
competitive funding on an annual basis to local governments to support fire, police and EMS
services. The City of Sandusky has successfully justified using excess funds from their grants to
support demolition of properties that constituted a fire hazard.
http://www.ems.ohio.gov/grants.aspx

Development fees. New market rate developments can contribute to a fund that is used to
support affordable housing development. The arrangement is brokered by the City or a CDC as
part of the development approval process. This was done in the Duck Island Development
project in Cleveland. (researching) Berges Home Performance LLC is a primary partner.
http://www.bergesllc.com/duckisland/

CRA Lender obligations. Per the federal Community Reinvestment Act (CRA), banks must meet
thresholds for local investment that are in balance with the amount of deposits coming from
the local community. The City can work with banks to encourage those funds to be used for
rehabilitation, affordable housing construction, and historic preservation. They can also
encourage banks to provide true-to-market appraisals for historic housing stock, in order to
allow adequate borrowing to cover the cost of rehabilitation. The Cleveland Restoration
Society has more information on these issues. (researching)

USDA housing assistance. “USDA provides homeownership opportunities to low- and
moderate-income rural Americans through several loan, grant, and loan guarantee programs.
The programs also make funding available to individuals to finance vital improvements
necessary to make their homes decent, safe, and sanitary. USDA Multi-Family Housing
Programs offer Rural Rental Housing Loans to provide affordable multi-family rental housing for
very low-, low-, and moderate-income families; the elderly; and persons with disabilities. In
addition, rental assistance is available to eligible families.” Oberlin is an eligible rural area.
Development assistance is also available to developers for new construction and rehabilitation
of rural rental housing. Family income for direct assistance loans must fall below 50% of area
median income; loans are up to $20,000. Grants are provided to low-income households with a
head of household over the age of 62; grants are up to $7,500.
http://www.usda.gov/wps/portal/usda/usdahome?navid=HOUSING_ASSISTA

Housing Development Financing. The Ohio Housing Finance Agency also has various programs
for loans, bond financing, and other support for development eligible for low income housing
tax credits. http://ohiohome.org/ppd/default.aspx

Third Federal mortgages. Third Federal offers a HomeReady Purchase Mortgage and a
Purchase/Refinance Rehab Mortage Loan Program in Lorain County. The HomeReady program
provides up to $3000 down payment assistance with 3% down and low interest rates. The
Rehab program provides for purchase, refinance and/or rehabilitation in one loan. Loan
amounts are up to $150,000 total, with $100,000 maximum for rehabilitation cots. Interest
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rates are low. The loan is based on a post-rehabilitation appraisal.
https://www.thirdfederal.com/our-advantage/community-support/community-development-
lending

City Housing Loan Programs. Some cities establish relationships with local banks to create loan
programs encouraging people to purchase homes there. For example, the City of Lakewood
HOME Program for first-time homebuyers provides a second mortgage at 0% interest to cover
down payment and closing costs. In exchange, the buyer must be qualified and attend
education sessions. The program applies for condos, single-family and two-family properties.
http://www.onelakewood.com/community-vision/housing/fthb/

TAX CREDITS AND INCENTIVES

Tax advantages may be leveraged to help with financing of affordable housing and community
revitalization projects, and historic property renovations (for commercial use only). Tax credit
programs allow investors to contribute to projects through an intermediary in exchange for
credits on their income taxes. In addition, some cities provide tax credits or abatements to
homebuyers as incentives to purchase in their city, or to alleviate the cost of living there.

Low Income Housing Tax Credit. (LIHTC or HTC in Ohio). The Low Income Housing Tax Credit
has become the most important mechanism for financing multi-family affordable housing in the
US, producing 100,000 housing units across the country each year. Over 100,000 units have
been provided under the program in Ohio since 1987. In exchange for receiving funding
through the tax credit program, developers agree to provide a specified amount of affordable
units. The Ohio Housing Finance Agency is the allocator of LIHTC in Ohio. LIHTC can be
provided at 9% and at 4% credits. The rules are that at least 20% of units must be rent
restricted to renters whose income is below 60% AMI, or 40% restricted to renters income
below 50% AMI. Rent restricted properties must set rents at 30% of the renter’s income. The
rent restrictions are in place for 30 years, even if the development is sold. In Ohio, the 9% tax
credit program is competitive; a 4% tax credit program is not competitive.
https://nhlp.org/lihtcoverview http://ohiohome.org/ppd/htc.aspx

CHDO (Certified Housing Development Organizations) HTC program. Nonprofit community
development organizations can apply to the Ohio Housing Finance Agency to be certified as a
CHDO, and be eligible for HOME setaside funding to help finance development projects through
the LIHTC program. Standards for certification are rigorous; applicants must meet strict criteria,
including substantial prior development experience. The funding must be used directly in
development of multi-family affordable rental units. http://ohiohome.org/ppd/chdo.aspx

Historic Preservation Tax Credits. Tax credits are available to help finance commercial
properties, including multi-family rental properties, that are on the National Register of Historic
Places, or contribute to a National or Certified Local Government (CLG) Local historic district.
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The state preservation tax credit program is highly competitive, awarded on an annual basis
and allocated geographically and per project size around the state. It provides up to 25% of the
cost of rehabilitation, and is administered by the ODSA. The national historic tax credit
program is administered in Ohio by the Ohio State Historic Preservation Office, and provides a
20% tax credit to eligible developments. In Oberlin, there is a National Historic District in the
downtown, and the city is a Certified Local Government.
https://development.ohio.gov/cs/cs_ohptc.htm https://www.ohiohistory.org/preserve/state-
historic-preservation-office/tax-incentives/federal-tax-credit-landing-page-(1)

New Markets Tax Credits. Administered by the ODSA, this tax credit program provides credits
to certified Community Development Entities (CDEs), which then allocate credits to eligible
projects. In Oberlin, an area east of Main Street is eligible for NMTCs, and the credits have
been used for the Gateway Hotel and Apollo Theater projects. The Development Fund of the
Western Reserve is Northeast Ohio’s CDE. https://development.ohio.gov/cs/cs_onmtcredit.htm
http://www.developmentfinanceauthority.org/services/dev-fund-western-reserve/

Tax rebates and abatements offered by the City. Some cities offer a tax abatement or tax
rebate to encourage new housing in their communities. They can be used as incentives to
encourage rent restrictions or provision of affordable units. Tax abatements offered to rental
housing owners can help to make a project more profitable over time. Tax abatements offered
to homeowners can help to attract buyers and improve absorption for the developer. Tax
abatements offered directly to existing homeowners can help to reduce the cost of staying in
place and rehabilitating housing. Tax abatements are usually provided for a specified period of
time. In Oberlin, a tax abatement was provided for Kendal at Oberlin, which has since expired.
The City of Philadelphia offers a Longtime Owner Occupant Program tax abatement which
reduces property taxes for owners who have lived in their homes for more than ten years and
meet other eligibility requirements. http://www.phila.gov/loop/Pages/default.aspx

The City of Lakewood offers a Homeowners’ Tax Abatement Program which caps property tax
increases for five years after eligible rehabilitation improvements have been made that increase
the value of the home. http://www.onelakewood.com/community-vision/housing/

The City of Cleveland provides tax abatements to properties meeting Green Building Standards.
http://www.city.cleveland.oh.us/CityofCleveland/Home/Government/CityAgencies/Community
Development/TaxAbatement

Tax increment financing. Tax increment financing can be implemented by a local government
within a designated district to assist with providing infrastructure improvements or certain
housing rehabilitation to support economic development. It works by channeling any increases
in taxes within the district, that will presumably be a result of the improvements, to repay loans
that financed the improvements. TIF is complex under Ohio law and requires careful attention
to setting up the taxing district arrangements. Housing projects supported must also have an
infrastructure component, and must demonstrate that a commercial or industrial project will
also benefit from the infrastructure improvement.
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https://development.ohio.gov/bs/bs_tif.htm
https://development.ohio.gov/files/bs/TIF_IncentiveDistrictsSummary.pdf

ORGANIZATIONAL STRATEGIES

Most successful housing development and rehabilitation programs are the result of
organizational solutions involving multiple partners. A range of possibilities exist from creation
or “growing” new organizations, to partnering with government, business, faith-based, and
nonprofit partners.

Community Development Corporations (CDCs). The Northeast Ohio area is known nationally
for its robust system of CDCs, nonprofit organizations which facilitate community development,
housing and economic development solutions for their communities. CDCs in the City of
Cleveland are funded by substantial HUD-entitlement CDBG funds which are allocated by an
umbrella nonprofit, Cleveland Neighborhood Progress (CNP). CNP also provides real estate
development and finance services.

In recent years, non-entitled cities have also developed CDCs that, as nonprofits, can leverage
funds, and implement strategies, that are more difficult for government agencies to do. Their
less restrictive rules for allocation of contracts, reduced paperwork requirements, and less
restrictive ability to own and dispose of property put them in a better position to move forward
in a nimble manner on housing and development opportunities. Their non-entitled status
requires substantial effort in providing funding, but creative solutions exist. For example, the
South Euclid CDC, One South Euclid, has an annual budget of about $125,000, which is funded
by the City general fund, grants, property sales, donations, fees, and fundraising activities. Their
housing rehabilitation program purchases homes, contracts for rehabilitation, and then sells
them, provides resale profits which help to fund the organization and future rehabs. The
program also helps to bolster the real estate market in the community by creating comparables
at higher selling prices. Beyond the housing rehabilitation program, the CDC provides small
grants to homeowners, organizes community events, and facilitates storefront art, community
gardens, and pocket parks. http://www.onesoutheuclid.org/story/

In Oberlin, the CDC role is played by the Zion CDC. This organization is essentially in its infancy,
with limited part time staff and funding. And yet, the potential power of a CDC could make a
difference in Oberlin by leveraging projects and coordinating rehabilitation efforts. A key role
for the CDC could be becoming an OHFA-certified CHDO (see above), allowing financing through
the OHFA tax credit program, but this would require staff and board members with a
substantial track record in housing development experience. Housing programs could be taken
up to scale with a focus on providing a quantity of decent, affordable housing rehabilitation
projects that can help to drive improvements in the housing market, particularly for affordable
housing, and for first-time home buyers in the $80,000-$120,000 range. The CDC also has the
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potential to leverage rehabilitation through training and leveraging of other grant and loan
programs described above. Other possibilities are described in this section.

Community Land Trust. A community land trust is a nonprofit community organization which
provides third party involvement in home purchase transactions in the interest of maintaining
the affordability of housing. A common arrangement is for the community land trust to own
the land, and then lease the home to a buyer for a reduced price. The buyer agrees to pay a
small fee to the land trust, and to return a proportion of any profits on future sales, or to limit
the sale price of the home, in order to ensure its future affordability. http://community-
wealth.org/strategies/panel/clts/index.html. Community land trusts can be done at the county
level; however the scale of a community land trust can vary widely, and could be applied to a
smaller community. The Cleveland Community Land Trust, under the auspices of Cleveland’s
Neighborhood Housing Services, currently has less than 20 homes including both for-sale single
family and rental units.

https://www.nhscleveland.org/buy-a-home/land-trust-program/

Limited equity cooperatives. In limited equity cooperatives, tenants own shares in their
building and help to participate in its governance and management. In exchange for a monthly
fee that helps to cover the cost of managing the property, cooperative members get tax
benefits, democratic control, and the benefits of long-term tenure and property value
increases. The cooperative concept can apply to a wide range of property types and scales,
from townhouses to mobile home parks to multi-story buildings. Over 1 million cooperative
units exist nationwide. A variation on the theme provides shared cooperative investment in
commercial properties as well.
http://coophousing.org/resources/general-cooperative-information/about-cooperatives/
http://uhab.org/sites/default/files/doc_library/Limited Equity_Cooperatives_A_Legal Handbo
ok _0.pdf

http://www.neic.coop/

Social enterprise programs. Social enterprises are for-profit or nonprofit enterprises that
produce products and services in a way that benefits the community. Examples include training
and employment of underserved or less-employable residents; production that utilizes recycled
materials; or creation of products that benefit the local food economy. In Ohio, organizations
working on housing-related issues include People Working Cooperatively in Cincinnati, Catholic
Charities, and Habitat for Humanity. Other enterprise examples include Edwin’s Leadership and
Restaurant Institute and Evergreen Cooperative.

http://www.pwchomerepairs.org/ohio.aspx

Rehabilitation-focused organizations and projects. Nonprofit organizations and projects can be
created to focus exclusively on home repair needs. For example, People Working Cooperatively
is a Cincinnati-based nonprofit with a mission focused on home and housing repair for seniors,
veterans, those with disabilities, and low-income households in the Greater Cincinnati region.
Services provided include fall cleanups and winterization, energy efficiency, home repairs,

Maxine Goodman Levin College of Urban Affairs, Cleveland State University 36



City of Oberlin Comprehensive Housing Study and Needs Assessment — Appendices

accessibility modifications, and heating and plumbing repairs. The organization’s $13 million
budget comes from government and corporate sponsorships, United Way, donations, and in-
kind support. Work is done by a staff of 120 trained tradespeople, and a volunteer force of
7,000. Approximately 10,000 assistance projects are completed each year. In Oregon, the
Grandma’s Porch fund, a project of Age Friendly Innovators, provides installation of very small
(most under $400) improvements to reduce fall and safety risks in seniors’ homes.
http://www.pwchomerepairs.org/about-pwc/pwc-story.aspx
http://agefriendlyinnovators.org/grandmas-porch/

Habitat for Humanity Lorain County. Habitat for Humanity of Lorain County is a nonprofit
providing comprehensive housing services for low income households. The organization
provides new home construction, home rehabilitation, and home repair, and operates a
ReStore discount retail store which sells low-cost, donated and recycled building materials.
Habitat is supported by grants, donations, store sale proceeds, and home sale proceeds. It has
been and will likely continue to be a partner for housing-related projects in Oberlin.
http://www.loraincountyhabitat.org/

Public-Private Partnerships. Many CDCs and community organizations are supported by, and
facilitate, partnerships with area major employers, banks, real estate organizations, and
businesses. Examples include low-cost loan programs, donations, sponsorships, collaboration
on events and campaigns, providing board members, and providing volunteer and in-kind
support. Examples abound in Northeast Ohio.

Rehabilitation training programs. Both Lorain County Joint Vocational School and Lorain
County Community College have programs that could be leveraged to enable training in
housing rehabilitation, and collaborative work to provide training onsite for low-income
families. As an example, the Trumbull County Neighborhood Partnership has

partnered with Trumbull Career and Technical Center’s Adult Construction Program, providing
the school with discounted properties so students could receive hands-on training with
construction and rehabilitation. http://tnpwarren.org/

Tenants’ organizations. Tenants’ organizations can be very helpful in helping to educate
tenants and landlords about their rights and responsibilities, and assist with dispute resolution
when needed. While Oberlin is small, the role of a tenant’s organization could be a part of
another organization’s mission. One role of tenants’ organizations is to help increase
acceptance of Section 8 housing vouchers among landlords. http://www.clevelandtenants.org/

AARP programs. The American Association of Retired Persons (AARP) has programs that can
help Oberlin promote itself to the empty-nester and retiree market. These include the
“Network of Age-Friendly Communities”, a free membership opportunity that provides
partnerships, information, resources, toolkits, and networking; and the Livable Communities
initiative that indexes the senior-livability of communities using established criteria. The AARP
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also has a Lifelong Home certification program for individual homes.
http://www.aarp.org/livable-communities/

Specific Developers. There are a few developers who provide affordable and senior housing in
the Northeast Ohio area. The City, or a CDC, may be interested in being proactive, and
contacting these entities to determine whether an Oberlin location would benefit both
partners. Here are two examples. United Church Homes is a faith-based nonprofit property
owner and manager providing affordable supportive housing for seniors. A lower-cost parallel
to the Kendal model, it may be worth exploring regarding locating a project in Oberlin for the
long term. The nearest development to Oberlin is in Sandusky.
http://www.unitedchurchhomes.org/ New Sunrise Properties provides affordable housing at
three properties in Lorain County. http://newsunriseproperties.org/main/?page_id=2

DIRECT SERVICES AND BENEFITS FOR PROPERTY OWNERS

Cleveland Restoration Society Heritage Home Program. The Cleveland Restoration Society
provides rehabilitation technical assistance and advice to owners of homes over 50 years old in
participating communities. The program can be applied to convert multi-unit rental homes
back to single-family use. Services are provided in exchange for an annual membership fee paid
by the community government that is based on the number of homes of eligible age in the
community, and/or hourly estimates of services to be provided. The program also provides
low-interest loans for rehabilitation through partnership with local banks, and assists
homeowners with contract decisions and implementation. Oberlin has been a partner in the
program in the past; and is currently in conversation with a potential bank partner to provide
the loans. http://www.clevelandrestoration.org/homeowner/

Housing counseling. Housing counseling, mortgage foreclosure prevention and loan
restructuring and assistance are provided through HUD-certified counseling agencies. The
Urban League in Elyria is the HUD-certified counseling agency in Lorain County; homeowners
may also access housing counseling services through ESOP and NHS (Neighborhood Housing
Services) in Cleveland. http://www.lcul.org/ http://www.esop-cleveland.org/
https://www.nhscleveland.org/

Accidental landlords. Some housing organizations and communities encourage people living
next door to rental properties to acquire them and become the landlord. A property owner can
also become an accidental landlord if they are unable to sell a former home and decide to rent
it. Inthe former case, this can be a “win-win”, providing the landlord with rental income and
desirable neighbors whom they choose. In both cases, it can help to ensure a better response
to maintenance issues, since interest in maintaining home value and neighborhood quality is
higher than for other nonresident landlords.
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Rehabilitation campaigns and social programs. Creating energy and interest in rehabilitation
can be done through providing technical assistance and resources, social media campaigns, and
social events. For example, Brick and Beam in Detroit holds home repair workshops, has a tool
lending library, has a social media map program to “Brag Your Rehab”, and has social events
and a web resource page. https://www.brickandbeamdetroit.com/
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APPENDIX F. CODE REVIEW

SUMMARY

As part of a Comprehensive Housing Study for the City of Oberlin, the CSU-Levin Center for
Community Planning and Development has reviewed the City’s codes with regard to housing
and sustainability. An overall status statement and recommendations for each subject
reviewed is provided in this initial summary. The remainder of the document provides detailed
recommendations, background information on each subject area, and examples. A detailed list
of links and references is included at the end.

Residential Zoning. It is recommended that the City consider adopting more specific standards
in the PDD code, which would assist with easier and more consistent project review and
compliance. This could also present the opportunity to provide specific standards for desirable
development types, such as multi-family housing, cottage housing, co-housing and compact
development, described below. It is recommended that the City consider defining boundaries
for the local historic district, and adopting design guidelines for new buildings within that
district, as well as more general design guidelines for compact development areas in the
neighborhoods.

Finally, the City’s first-floor square footage requirements of 720 square feet (R-2 and R-1), 1,000
square feet (R-1B), and 1,200 square feet (R-1A) are seen as an appropriate range of sizes for
their lot sizes. However, it is recommended that the City consider in their comprehensive
planning process the appropriate location and district boundaries for these districts. As well,
the City should consider whether there are some areas of these districts that might benefit
from even smaller lot sizes and house square footage requirements, in keeping with original
neighborhoods of Oberlin and in the range of 6 to 8 units per acre. With the goal of walkability,
it may be desirable to expand the R-2 and R-1 districts and possibly a more compact district,
with associated lot size and house size reductions, to provide for more walkable neighborhoods
in biking and walking distance to the downtown. Smaller homes, cottage homes, and tiny
homes also provide an opportunity in a PDD-type plan for site layout of groups of homes to
encourage community.

Green Building. The City is exploring options for implementing green building requirements
into their building and development codes. Mandatory requirements for adoption of green
building standards by municipalities are extremely rare, as it can be difficult to mandate more
expensive options on the part of residents, businesses and property owners. It is
recommended that the City take a more typical approach, which is to adopt mandatory
standards for the City’s own sites and buildings as appropriate to the use, and create incentive
programs to encourage private property owners and developers to utilize green building
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standards. Partnership with the local building community is a must. It is recommended, for
ease of review and training of reviewing staff, and for ease of communication and compliance
on the part of applicants, that green building standards be researched and one existing
standard adopted, and kept updated as that standard changes. The City should not attempt to
invent its own set of standards. Finally, it is recommended that the City consider appropriate
adoption of standards protecting health, safety and property for small-scale wind, solar, and
geothermal power systems.

Green Site Development. Green Site Development is an important component of green
building which has the potential to mitigate impacts on watersheds and water quality, natural
resource and habitat protection, ambient temperature, microclimate, and the living
environment in neighborhoods. Several key subject areas are addressed, with the following
recommendations:

* Regulated Stormwater Management Requirements. Continue work on development of
comprehensive stormwater management, construction site stormwater management, and
illicit discharge prevention regulations. It is recommended that the City utilize existing
models that are widely adopted and meet Ohio EPA requirements.

* Site development and green infrastructure. Incorporate green infrastructure provisions
into site development reviews and requirements, including pervious pavements, bioswales,
extended detention, grassy swales, and similar best management practices.

¢ Stream and wetland protection. Map streams and wetlands in the City, and consider
adopting appropriate setbacks for each, aligning with recommended models and methods
for setback widths.

* Floodplain protection. Consider increasing flood damage protection standards, in
recognition of the high likelihood of increasing storm events, and to help affected residents
to control premium costs.

* Compact Development. Through the City’s upcoming comprehensive planning process,
consider areas where compact development could be extended, helping to increase the
walkability of the City. Consider development of design guidelines to guide both compact
development and development in historic districts.

* Conservation Development. Clarify the density calculation method in the City’s existing
conservation development ordinance, and coordinate requirements for protection of
floodplains, stream corridors, trees and wetlands.

¢ Offstreet Parking. Review parking ratios in light of current models, and adjust as
appropriate. Provide for shared parking on a wider range of uses; require shared parking
agreements. Allow for landbanking of future parking expansion areas in potential
commercial development areas.

* Tree Canopy Protection and Enhancement. Consider development of citywide Urban Tree
Canopy goal(s), and implement through adaptations to the City’s tree codes for tree
protection on both public and private property. Consider identifying Significant Trees in the
city that could benefit from protection.
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* Natural Areas Management. The City has an existing code which meets many of the basic
criteria for allowing natural landscaping, which is to be commended. It could be
strengthened by providing for an expert to make determinations about what is bona fide
natural landscaping, and make recommendations for remedies when it is not, and
facilitating enforcement of those recommendations.

* Urban Agriculture. Adopt code provisions that distinguish between small, medium and
large operations, and provide flexibility for food production within the City, while ensuring
compatibility with neighborhoods, and compliance with state and county regulations for
compost, waste management, food production, and animal care.

* Complete and Green Streets. The City should continue its work on implementation of
complete streets with provisions for pedestrians, bicyclists, and wayfinding in its codes and
construction standards. The City should also consider incorporating street right-of-way
green infrastructure provisions in codes and standards.

Housing management, maintenance and vacancy. The City’s need to maintain the quality of
aging housing stock and the living environment for owners and renters alike is emphasized in
this study. The key to an effective housing management program is that it be comprehensive,
which of course requires adequate funding for staff to support inspection and property owner
assistance. In many communities a nonprofit organization plays a role in leveraging funding for
maintenance and management of residential stock, especially for providing assistance to lower-
income property owners and seniors. It is recommended that the City explore funding
mechanisms to support development of a more comprehensive housing maintenance program.
With funding established, the City can consider, within funding limits, a regular system of house
inspections, registration and inspection of rental units, and registration of vacancies and
pending foreclosures.

Alternative and Intergenerational Housing. While Oberlin’s housing stock is small and
alternative models are not likely to occur in large quantities, the Oberlin lifestyle could be
supported by community-building models that enhance the connection between residents,
allow for families to support elders and members with disabilities, and provide smaller
units/homes and alternative ownership models to assist with affordability. It is recommended
that the City explore providing options, either within the PDD code or a standalone code,
provisions for cottage development (pocket neighborhoods), temporary accessory dwelling
units (“granny pods” or “med-cottages”); and co-housing.

Collegetown Housing Issues. Many college towns struggle with issues related to large numbers
of college students renting single family homes in residential neighborhoods, and thereby
affecting neighborhood ambiance and property values with nuisance, parking, and maintenance
concerns. To our knowledge this is not a big issue in Oberlin due to the College’s limited
number of students who are allowed to live off campus, and the concentration of college-
owned homes in direct proximity to campus where students live near other students.
Recommendations above for rental registration and exterior inspections could assist with
ensuring appropriate maintenance of student-occupied housing, and allow the City to be aware
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of any issues or violations to their existing codes which may be occurring. The City may want
to consider requiring landlords to maintain a list of tenants, their addresses and emergency
contact information in order to easily manage communication in an emergency.

INTRODUCTION

Changes in the housing, development, energy and environmental regulation landscape over the
last decade have created new challenges for communities seeking to provide room for
development innovation, while protecting the public interest. In addition, communities with
off-campus resident student populations have their own unique concerns. Many of these new
conditions are addressed in community zoning and development regulations. It is important
that the City’s regulations align with their policy intent.

In light of these issues, which present both opportunities and challenges, the City of Oberlin
requested a review of their zoning and development regulations with regard to the following
topics:

1) Green building: water and energy conservation, healthy living, low-impact materials and
processes; alternative energy; and residential agriculture

2) Green site development: land use efficiency and resource protection

3) Housing management: maintenance, vacancy and affordability

4) Intergenerational and alternative housing arrangements: options for flexibility

5) College town housing: protecting residential neighborhoods

This review provides a planning-level review on these five specific topics, and does not
constitute a complete code review for legal, regulatory, and implementation concerns. It is not
an architectural or construction or alternative energy technical review. The City can choose to
work on these recommendations in part or in whole, but in any case should consider the impact
of any changes on other parts of the code, and align definitions and provisions across the entire
code. If substantial changes are contemplated, it is recommended that a comprehensive review
and update of the code be undertaken, with appropriate legal and technical advice.

This review is organized into the five sections outlined above. Each section is discussed, and
example codes and solutions from other relevant communities are included. A summary of
existing City of Oberlin codes with regard to that subject is included, and recommendations for
consideration are then provided.

RESIDENTIAL ZONING AND GENERAL REGULATIONS

The City of Oberlin’s codified ordinances are located online via Conway Greene. In particular,
Part 11, Building Code, and Part 13, Planning and Zoning Code are of interest. Part 7, Business
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Regulations, and Part 9, Streets, Utilities and Public Services, also include relevant housing-
related information.

Zoning review. The City’s regulations for development of housing fall within the Planning and
Zoning Code and the Building Code.

General zoning districts for residential development are included in chapters 1331 through
1338, and include single family districts (R-1, R-1A and R-1B); and both 1- and 2-family dwellings
are permitted in the R-2 district. Lot sizes range from R-1A(15,000 SF), R-1B(11,250 SF), R-1
(9,000 SF) to R-2 (9,000 SF if single family, 20,000 SF if two-family). Minimum ground floor size
required for single family dwelling units is 720 SF (R-1, R-2) to 1000 SF (R-1B) to 1200 SF (R-1A).
Minimum ground floor size for duplexes is 960 SF (R-2).

The City’s Planned Development District (PDD) (chapter 1344) is a flexible code that
accommodates single-family, two-family and multi-family dwellings. It also allows for
commercial uses as permitted under the C-1 and C-2 business districts. However, PDD districts
on the map are designated in response to individual applications. There is no designated PDD
zoning district or overlay on the City’s zoning map. All PDD uses and densities are approved
through agreement on a development plan which is applied to a property as requested by the
applicant, and amended to the zoning map once approved. A set of nonmetric review standards
is given in the code for use by the Planning Commission in discussing that agreement.

The City’s Conservation Development code (chapter 1344) is a modified PDD-type code that
provides for flexible subdivision layout and open space conservation in the R-1A district areas.
Further details on the code are included under Green Site Development below.

The City has a historic district code, chapter 1187 in the Building Code. This is a local historic
district which establishes a Historic Preservation Commission and provides the community with
authority to review proposed new construction, and alterations to existing structures, within
the district.

The City’s first-floor square footage requirements of 720 square feet (R-2 and R-1), 1,000
square feet (R-1B), and 1,200 square feet (R-1A) are seen as an appropriate range of sizes for
their lot sizes. However, smaller homes and lot sizes lend themselves to more walkable/bikable
neighborhoods, and providing more homes in proximity to the town center. Smaller homes,
cottage homes, and tiny homes provide an opportunity in a PDD plan for site layout of groups
of homes to encourage community. The City may also want to consider incorporating an even
smaller-lot district, in keeping with historic Oberlin streets, with densities in the 6 to 8 unit per
acre range, and associated smaller home size requirements.
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Recommendations

In many places in the City’s codes, specific standards are foregone in favor of stating that
the subject of interest shall be designed as directed by, or acceptable to, the Planning
Commission, Director of Public Works, City Manager, etc. While this provides much-needed
flexibility, and is less work and language to define standards, in the long run it can provide
for more complexity and inconsistency, and make more work for City staff in identifying
appropriate standards and discussing/defending them with applicants. It is recommended
that in reviewing and updating its codes, the City work to provide some basic standards
where appropriate, and as noted below, to simplify the project review process, and help to
ensure consistency.

While use of a single PDD code with flexible standards for all development that is not strictly
single family or commercial makes sense for a small community, the City may wish to
provide more specific standards and parameters for review of certain types of development,
especially multi-family development, and cottage or cluster home development. An
alternative would be to create a separate zoning regulation for one or more of these. More
specific standards will assist in providing consistent review, and will help to guide developers
in creating the kinds of development the city desires.

Once more specific standards are in place, setting up a PDD district (or new multi-family
district) as applying to certain designated districts on the map as an overlay “by-right” is a
recommended practice to reduce disincentives to do flexible, nonstandard development.
Having the district map amendment done ahead of time, and not dependent on individual
project application, reduces risk for the developer in getting flexible projects approved.

The City may want to consider developing design guidelines to aid the Historic Review
Commission in reviewing new and modified construction within the downtown historic
district. Such a document could have a dual role as design guidelines for compact
development areas outside the district as well. (see compact development discussion
below).

The City may wish to consider designating the outline of any historic districts and/or
landmarks on the zoning map, or a separate official map. As a bona fide local historic
district, it is zoning legislation that affects development.

The City may wish to consider in their comprehensive planning process the appropriate
location and district boundaries for residential zoning districts. With the goal of walkability,
it may be desirable to expand the R-2 and R-1 districts, with associated lot size and house
size reductions, to provide for more walkable neighborhoods in biking and walking distance
to the downtown. It may also be appropriate to consider a smaller lot size district in keeping
with historic streets, allowing density in the 6 to 8 unit per acre range, with associated
smaller home sizes.

The City may wish to consider incorporating standards for smaller homes, cottage homes,
and tiny homes in a PDD plan arrangement that allows for site layout of groups of homes to
encourage community.
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GREEN BUILDING

The City adopted a green building resolution around 2006, with requirements for City-funded
construction projects, as well as planning policy, to align with green building standards. Several
important steps are needed to implement this resolution: the adoption of a specific green
building standard; incorporation of green building policy in the City’s upcoming comprehensive
plan; and adoption of green building provisions in the City’s codified ordinances for new
development.

The City is currently exploring options for implementation, including the adoption of a green
building standard. The City’s existing standard reference is the Ohio Building Code, which has
incorporated energy conserving standards into its requirements. Many communities choose to
go further in setting green building standards. For example, according to analysis done by The
Oberlin Project, the current Ohio building code for energy conservation (IEEC) roughly parallels
the International Energy Conservation Code for 2009, while the current Energy Star standard
parallels the IEEC for 2012. Developers may also choose to comply voluntarily with higher
standards in order to attract buyers. See further discussion below.

Background

The US Green Building Council identifies three stages in expanding green building policy for
local communities:

1. Adopting green building construction for new public construction and major renovation
2. Adopting green building retrofit standards for public buildings, and offering incentives to
encourage private green construction

3. Requiring green building at appropriate levels (equivalent to LEED certification silver,

gold or platinum), with or without incentives, for all construction, both private and public.
(US Green Building Council & Sierra Club, 2011, p. 5)

In practice, implementation of regulations for green building has focused on public projects,
and private projects with substantial public funding. For examples, see the cities of St. Paul,
Minnesota; East Lansing, Michigan; and Washington, DC. (US Green Building Council & Sierra
Club, 2011, p. 5) (City of St Paul, n.d.) (City of East Lansing, 2009) (DC Dept of Consumer and
Regulatory Affairs, n.d.)

A few communities, mostly in New York and lllinois, require LEED certification for private
commercial and multi-family development. For examples, see the cities of: Yonkers, NY;
Babylon, NY; Evanston, IL. (City of Yonkers, n.d.) (Town of Babylon NY, n.d.) (City of Evanston,
2011)

In addition, some communities provide incentives to encourage builders and developers to
increase their construction standards to meet LEED requirements. Incentives can include
waiver of, or reduced, permit fees; density and Floor Area Ratio (FAR) bonuses; streamlined
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approval processes; property tax abatement; and reduced standards in other construction
systems. See City of Hamilton, OH; City of Dublin, OH; and City of Wilmington, OH for
examples. (US Green Building Council, n.d.) (City of Hamilton, 2015) (City of Dublin OH, 2011)
(City of Wilmington OH, n.d.)

Many communities cite LEED certification, to the minimum Certified or Silver level, as a
standard. As of 2011, 167 local governments in the United States had benchmarked
construction using LEED. (US Green Building Council, 2011) . The LEED process is widely
respected and recognized among consumers as well as local governments. Enterprise
Communities Partners, a nonprofit organization which promotes affordable housing, has
developed an Enterprise Communities Criteria checklist, which is loosely based on the LEED
framework. (Enterprise Community Partners, 2011)

The International Code Council (ICC) has developed codes and standards that include, in
addition to standard building practice topics, an energy conservation code and a green
construction code. (International Code Council, 2015a) (International Code Council, 2015b)

Homebuilders, particularly small businesses, have raised concerns about the application of LEED
standards to single-family residential construction due to the high cost of the LEED
documentation and certification process. The National Association of Homebuilders has
partnered with the ICC and the American National Standards Institute (ANSI) to produce the
National Green Building Standard, which is promoted as an alternative to LEED for single-family
residential construction. (National Association of Homebuilders, 2015) Energy Star, a program
of the U.S. EPA, has certification standards for homes, commercial buildings and plants, and
materials and appliances, and data about energy cost savings over the life of a home or
building.(“ENERGY STAR | The simple choice for energy efficiency.,” n.d.) Current Energy Star
standards roughly parallel the International Energy Conservation Code for 2012.

For up to date information on energy efficiency, green building and building construction
technology, see the National Institute of Building Sciences’ Whole Building Design Guide, a web
portal that is a collaborative project of federal government agencies. (“WBDG | WBDG Whole
Building Design Guide,” n.d.)

In addition to green building standards, cities have addressed site development, renewable
energy, and other standards that relate to “sustainable building practices”. For example, the
City of Cleveland Heights completed a comprehensive sustainability review of their codes and
ordinances in 2010, with associated amendments to the code including provisions for solar and
wind energy, exterior lighting efficiency, parking lot design, urban agriculture, electric vehicle
provisions, etc. completed in 2012. See especially the Sustainability Audit report, and the
zoning code section 1100, Amendments, especially sections 1153 and 1165. (Camiros, Ltd,
2010) (City of Cleveland Heights, 2012)
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Community regulations related to solar panels and installations focus on protecting views,
particularly of historic architectural features, providing solar access, and protecting adjacent
properties from glare. Wind energy codes focus on noise abatement, setbacks from adjacent
properties, height restrictions, inhibiting unauthorized climbing access, and proper
decommissioning. Example codes include the cities of Aurora, lllinois (Section 4.4-9, Alternative
Energy Systems, solar and wind energy); Albany, New York (Chapter 375 Zoning, Article XIV
Specific Use Regulations, solar installations); Houston, Minnesota Title XV land usage, chapter
151 zoning; minimal requirements for zoning and wind systems included in specific zoning
districts, performance standards); Schaumburg, lllinois (Title 15 Land Usage, Section 154 Special
Uses, Wind Energy Conversion Systems). (City of Aurora, IL, n.d.) (City of Albany, NY, n.d.) (City
of Schaumburg, 2015) (City of Houston, MN, n.d.)

The Suffolk County Planning Commission, Long Island, NY, in collaboration with the Long Island
Geothermal Energy Organization, has developed a model geothermal installation code for use
by their member communities. Specific provisions include protection of water resources (both
guality and quantity), ensuring quality installation, required setbacks and distances from
adjacent properties and facilities, ensuring that installations are done by qualified contractors,
and ensuring proper decommissioning. (Long Island Geothermal Energy Organization & Suffolk
County Planning Commission, n.d.)

Review of Oberlin Codes

To date, the City does not yet have specific green building provisions in its codes. The City refers
to the Ohio Building Code and Residential Code of Ohio, which do include energy conserving
standards, although they are lower than some of the standards mentioned above.

Recommendations

* Continue work on developing a green building code which adopts a consistent standard and
updates Oberlin’s code standards for insulation and energy use as currently written.

* Inany green building regulations and incentive programs, utilize consistent existing
performance standards such as LEED, Energy Star, Enterprise Communities, International
Energy Conservation Code, and/or the National Green Building Standards, while avoiding
the development of community-specific standards.

* Continue to implement the City’s comprehensive green building requirement for public new
construction, and public substantial rehabilitation. Once a standard is selected, this
administrative policy can be strengthened to consider its applicability and define the types of
projects where it would be used.

* Consider and develop an incentive program for commercial and multi-family building
construction that utilizes existing standards (LEED, Enterprise, or other) through reference.
(see notes on incentives above)
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* Consider an incentive program for single-family residential construction that is based on the
National Association of Homebuilders’ National Green Building Standards. (see notes on
incentives in the background section.)

* Qver time, as incentive programs are implemented, explore the idea of green building
requirements for commercial and multi-family construction.

* Explore additional zoning and regulatory options for permitting solar power systems,
geothermal systems, and small-scale wind energy conversion systems within the City. These
would be focused on ensuring that basic health and safety needs of the public and adjacent
property owners are met, while allowing innovation on the part of businesses, homeowners
and developers.

“GREEN” SITE DEVELOPMENT

Background

Site development practices that are “green”, or “sustainable”, can include provisions for
energy-conserving lighting, water-conserving irrigation systems, and use of materials that are
recycled and/or sustainable. They also can accommodate exterior alternative energy systems
such as geothermal units, solar power installations, and small-scale wind turbines. These
provisions are covered under the “GREEN BUILDING” section of this review.

However, there is a large group of site development provisions that take into account efficient
land use, storm water, open space conservation, and protection of stream, floodplain, and
wetland resources, tree cover protection and enhancement, steep slope protection, and natural
areas management (natural landscaping). Known as “Best Local Land Use Practices”, these
provisions provide for large-scale watershed quality, reduced flood flows, and enhanced water
quality in water resources — lakes, streams and rivers - fed by water running across watersheds.
The Ohio Balanced Growth Program provides extensive information, guidance,
recommendations, and example codes for fifteen recommended Best Local Land Use Practices.
(Ohio Balanced Growth Program, n.d.)

Stormwater and related models. State of the art models for stormwater-related regulations
are provided online by the Chagrin River Watershed Partners. Topics include stormwater
management, construction site stormwater management (erosion and sediment control),
stream and wetland setbacks, flood damage reduction, illicit discharge detection and
elimination, off-street parking lot design, and conservation development. (Chagrin River
Watershed Partners, n.d.). Additional provisions are referenced in these models, especially the
Ohio Department of Natural Resources’ Rainwater and Land Development. (Ohio Department
of Natural Resources, 2014) It should be noted that flood damage reduction regulations, if
reaching higher than the minimum FEMA standard, can reduce the flood insurance premiums
for those affected. (“Ohio DSWR Floodplain Management Program,” n.d.)

Maxine Goodman Levin College of Urban Affairs, Cleveland State University 49



City of Oberlin Comprehensive Housing Study and Needs Assessment — Appendices

Of interest, many communities are implementing provisions to allow green infrastructure to
provide at least some of the water quantity and water quality management services on a site.
“Green infrastructure” describes best management practices that mimic natural systems to
hold, slow down, filter, and absorb stormwater on-site. Examples include bioswales, extended
detention, tree well systems, pervious pavements, and natural plantings designed to absorb
water. It is opposed to the “gray infrastructure” standard approach which sends stormwater
quickly into gutters, storm drains, detention basins, concrete-lined swales, and then directly
into local waterways without filtering. Green infrastructure provides a decentralized
opportunity to reduce flows into local waterways, while improving water quality. Since green
infrastructure is not traditional, it often requires special considerations in design, engineering,
review, construction and maintenance, including training of reviewing, installation and
maintenance staff, to ensure that duplication with standard stormwater practices are not
required, and quality projects result that will last. (US EPA, n.d.) (Ohio Department of Natural
Resources, 2014)

Natural areas management. Natural areas management regulations should be adopted
wherever a community has a standard mowing regulation controlling height of mowed lawn in
residential and commercial areas. Oberlin’s code is an example for other cities in Ohio. A
natural areas management code includes simple language allowing natural landscaping rather
than natural lawn, under controlled conditions. The code provides authority for the City, in
response to a complaint or a concern, to consult an expert in natural horticulture, who
determines whether there is a bona fide meadow, or a situation requiring intervention. Similar
to the mowing ordinance, the property owner is then given a period of time to comply with the
expert’s recommendations, and the City retains authority to do the remediation itself in cases
of noncompliance, with the property owner bearing the cost. See full discussion in the Ohio
Balanced Growth Program’s online toolkit. (Ohio Balanced Growth Program, n.d.)

Tree and Woodland Protection. A new model regulation for Tree and Woodland Protection is
available from the CSU Center for Community Planning and Development. The traditional tree
protection approach requires the measurement, design and protection of all trees on a site that
are over a certain trunk diameter in size, and ignores specifics of tree health, tolerance of
construction, size and species. This new approach prescribes a performance standard for tree
canopy cover on the site at maturity, or around 30 years, based on recognized research.
Emphasis is placed on providing conditions, such as soil structure, that will help to ensure
longevity of trees, whether they are preserved or newly planted. The goal is to achieve an
established tree canopy cover percentage in accordance with and established City tree canopy
cover goal(s). See the model for more information.

Urban Agriculture. Recent interest on the part of urban and city residents in conducting food
production activities has led to the development of zoning models specifically allowing small-
scale agricultural activity within residential areas. Residents may choose to raise bees, chickens
or goats, produce fruits and vegetables for home consumption or for sale, and may even desire
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to operate a farm stand in their front yard. In addition, some entrepreneurs have begun
medium-scale operations producing food products for sale, with associated medium-scale
composting arrangements, and even incorporating hoop houses and green houses to extend
the growing season. Community gardens are another example of medium-scale urban
agricultural operations.

Urban agriculture codes distinguish between small-, medium- and large-scale scale operations,
and allow for small animal husbandry, composting, and crop production, while protecting
health and safety, water quality, and property values within neighborhoods, preventing
nuisances, and providing remedies for problems should they occur. With an interest in
protection of stormwater runoff from organic materials contamination, the Ohio EPA has
developed a model regulation for composting which applies to medium-scale operations such
as community gardens and urban farms. Ohio EPA regulations exempt small-scale operations
(composting facilities less than 300 square feet). Larger composting operations must comply
with regulations, and appropriate local zoning should be adopted. (Ohio EPA, 2012) Some
communities distinguish between “urban gardens” (less than an acre) and “urban farms” (more
than one acre). Operations incorporating production of food for sale to the public or
distributors (such as farm stands, launch kitchens, and commercial farms) will also need to
comply with City and County health regulations. Examples of urban agriculture codes in the
Great Lakes region include the City of Cleveland, City of Detroit (existing and proposed), City of
Milwaukee (see Chapter 78, Animals), City of Cincinnati (see 1419-41 Community Gardens), and
City of Cleveland Heights (see section 1153.05, Specific Uses, and Section 1771-1785,
Nuisances). (City of Cleveland, n.d.) (Busdicker, 2015) (City of Detroit, MI, n.d.) (City of
Milwaukee, 2016) (City of Cleveland Heights, 2012) (City of Cincinnati, n.d.)

Complete Streets. Complete streets address the need for street design to incorporate planning
considerations for multiple modes of transportation beyond the automobile, including
pedestrians, bicycles, public transit, and others, and recognize that in some locations within a
community, other modes beyond the automobile may even take priority. Complete streets
support green principles in providing for reduced automobile use and associated reduction in
the community’s carbon footprint, while also creating a more inclusive, livable environment for
all citizens. Many complete streets policies, known as “Complete and Green Streets”, include
provisions allowing other green site development elements such as stormwater green
infrastructure, permeable pavements, and street tree systems. A key resource for complete
streets policy information is the National Complete Streets Coalition web site; complete streets
ordinances and standards in Northeast Ohio include the City of Cleveland, which has spurred
complete streets implementation in specific projects in the suburbs, including the City of Shaker
Heights’ Van Aken District.

(City of Cleveland, 2012), (“Sustainable Transportation | City of Cleveland,” n.d.) (“City of
Shaker Heights - A Connections Plan for the Van Aken District,” n.d.)
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Of particular interest related to sustainable site development within cities are the following
practices:

Storm Water Management includes provisions for low impact development, best
management practices, erosion/sediment control, and illicit discharge prevention in
compliance with state regulations, and to provide community and property owner
benefits

Site Development codes ensure incorporation of green infrastructure, complete streets,
and stormwater provisions in development design, review and construction.

Stream, Floodplain, and Wetland Protection protects public health and safety, while
ensuring water resources can provide water quality and water quantity benefits
Conservation Development provides for open space and resource protection through
flexible subdivision design

Compact Development encourages efficient land use in compact, walkable
neighborhoods

Tree and Woodland Protection provides for long term tree canopy cover across the
community

Natural Areas Management provides for appropriate native landscaping within
residential and commercial areas, while ensuring community authority to address
management issues

Urban Agriculture allows specific small- and medium-scale agricultural activity in
developed areas while protecting health and safety, preventing nuisances, and providing
community authority to address problems should they occur.

Complete and Green Streets incorporate provisions for pedestrians, bicyclists, public
transit to facilitate multi-modal transportation, while also incorporating green
infrastructure best management practices.

Key elements of stormwater management codes:

Complies with state stormwater regulations for stormwater management plan
development and recommendations for stormwater runoff according to state of the art
models (i.e. Chagrin River Watershed Partnersnt Practices (BMPs)(also known as
Stormwater Control Measures SCMs)

Allows green infrastructure BMPs to “count” toward overall site water quantity
management standards

Uses runoff reduction calculation methods instead of critical storm method

Key elements of construction site stormwater management codes:

Tie purpose and authority to Ohio EPA Phase Il regulations as applicable, and TMDL
requirements

Require control of construction waste as well as sediment

Establish procedures for development and review of stormwater pollution control plan
Establish procedures for site monitoring and inspection during and after construction
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Key elements of illicit discharge detection and elimination codes:

Specifically prohibits discharge into the community’s MS4 system (if applicable) or storm
water management system

Establishes procedures and standards for a monitoring program
Establishes responsibility of contractor and property owner for any discharges
Requires any violators to be responsible upon notice for cleanup of impacts

Key elements of high standard flood damage reduction regulations:

Development is a conditional use in a designated 100-year floodplain

Requires 2 feet of freeboard above Base Flood elevation or highest natural adjacent
grade, as applicable

Development must be designed to avoid need for compensatory storage (no fill in the
100-year floodplain), or if fill is not prohibited, compensatory storage must be provided
Commercial applicants in the floodplain must demonstrate adequate storage/protection
of materials in case of flood

Key elements of stream and wetland protection regulations:

Setbacks are required along streams and rivers, and around wetlands to remain,
according to standard methods for calculating widths

Community maintains a map illustrating setbacks

Setback is required to expand to include 100-year floodplain, where applicable
Construction of any kind is prohibited within the setback

Includes provisions for delineation prior to construction

Includes provisions for monitoring during construction

Provides for grandfathering, variances and enforcement

Key elements of Site Development codes:

Allows for bioretention in the right-of-way, including cul-de-sac islands and curb cuts to
allow inflow

Allows for use of pervious paving

Allows for green/shared street concepts

Requires or allows for downspout disconnection

Requires restoration of site soils post-construction to preconstruction conditions
through tilling and amendment

Provides for strict limits of clearing and grading through designation on review plans and
onsite before construction

Key elements of Offstreet Parking Codes:

Justifies parking ratios based on demand data and/or American Planning Association
standards (see Chagrin River Watershed Partners model)

Allows for quantity reductions as appropriate where public transit, bike parking are
provided
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Allows for shared parking, with appropriate agreement

Allows for land banking for parking lot expansion

Encourages efficient layouts such as diagonal and one-way parking

Allows use of pervious materials

Requires 10% land area to be landscaped, and allows and encourages landscape areas to
serve as bioretention, including curb cuts for flow access, and no requirements for
mounding

Key elements of conservation development codes:

A planned unit development code with special open space standards

Applicable to sites over 20 acres

Provides for overall density of units that is neutral with underlying zoning, but allows lot
size flexibility

Restricted open space excludes rights-of-way and envelopes near buildings, is at least
40% of land area

Open space areas align with site resources, especially floodplains, wetlands and mature
woodlands

Requires permanent protection of open space through deed restriction, zoning, 75%
homeowner approval of sale, conservation easement, or equivalent

Includes provisions for open space ownership and management

Includes authority for addressing open space management problems if they occur

Code is by-right rather than conditional

Key elements of compact development codes:

Provides for a minimum residential density of 6-8 units per acre
Allows mixed uses in appropriate locations

Provides design guidelines to support intent of code

Provides flexibility in lot and home sizes

Key elements of tree and woodland protection codes:

Required compliance with an established tree canopy cover goal for the site, the zoning
district, and/or the community by the city

Requires special attention to tree preservation only for Significant Trees (35% of Ohio
Champion Tree size for its species)

Requires an arborist or forester’s assessment of the tree population on the site with
regard to species, health, tolerance for construction, and size, with recommendations
for meeting the canopy cover goal and protecting any significant trees

Permits the applicant to decide how the goal will be met (through protection of existing
trees or planting of new trees)

Requires adequate site soil amendment after construction and prior to planting, to
ensure tree and landscape longevity and water absorption

Provides for adequate measures for tree protection for any trees that will be preserved
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Requires monitoring during and after construction

Key elements of natural areas management codes:

Applies where the community has an existing or planned mowing ordinance

Allows bona fide natural meadows, as determined by a landscape architect, soil and
water district staff, parks staff, or other plant professional

Where a problem or complaint arises, provides for review by a plant professional and
recommendations for mitigation if applicable

Provides authority for the City to rectify problems if the property owner does not
comply with recommendations within a specified time frame

Key elements of urban agriculture codes:

Distinguishes between small-scale (home, or under 300 square feet) and medium-scale
(over 300 square feet, under a designated size such as 3 to 5 acres) urban agriculture;
may distinguish between sites larger or smaller than one acre.

Provides for compliance with Ohio EPA regulations regarding compost and waste
management for operations that involve composting facilities larger than 300 square
feet.

Provides for compliance with city, county and state health regulations with regard to
any food offered directly or indirectly for sale to the public

Designation of permitted or conditional uses for residential, commercial and industrial
districts in the City, for urban farms, urban gardens, community gardens, hydroponics,
hoophouses, greenhouses, tree farms and orchards, market stands, farmers’ markets,
depending on zoning district, parcel size, and size of operation.

Incorporates provisions for urban agriculture into city ordinances for animal welfare and
control, fencing/accessory structures, stormwater regulations, health and sanitation,
property maintenance, and food establishments

Makes conscious decisions about types, number and sex of livestock permitted (i.e.
bees, rabbits, chickens, goats, etc; female animals only; number of beehives) and types
and quantities of crops (i.e. grain crops which may encourage rodents if raised/stored in
guantity), depending on the zoning district and size of parcel.

Provides for City authority to enter property, inspect, and require remediation in case of
problems

Incorporates specific needs of animal livestock, such as size of pens, water tanks,
sanitary bedding management, climbing apparatus, types of fencing

Considers implications of composting, food, bedding and waste storage, vehicle parking,
hours of operations, and related zoning provisions to reduce the potential for nuisance
on adjacent property owners
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Key elements of Complete Streets policies and codes:

* Pedestrian improvements to identify and enhance gateways, sidewalk connections,
lighting, traffic signals, and amenities such as shelters and benches; create safe paths
that connect pedestrians to points within the community.

* Bicycle improvements that provide appropriate bike traffic lanes and signaling, bike
parking, bike share options, bike facility markings, etc.

« Wayfinding and signage improvements to guide visitors and all users to and through the
community using all modes of transportation

« Green infrastructure and landscaping improvements provide green infrastructure
options to enhance pedestrian travel and facilitate stormwater management.

Review of Oberlin’s Codes

Stormwater, Construction Site Management, lllicit Discharge Prevention, Site Development.
An update of the City’s stormwater codes is currently in progress. The existing stormwater
codes are located in Chapter 1315, and are limited in scope, and assume the traditional
methods for stormwater flow and detention, rather than a green infrastructure approach. The
Public Works Director is working with the County and Ohio EPA on drafting appropriate code
provisions for stormwater management, construction site stormwater management, and illicit
discharge prevention. These new draft codes were not available for review.

Development regulations. Provisions for subdivision regulations and site development
elements such as lots, streets, cul-de-sacs, and landscaping are included in Chapter 1315, and in
the City’s Public Works Construction Standards. Local streets and cul-de-sacs are required to be
26 feet in width, with residential alleys 20 feet in width. Cul-de-sac islands may be required by
the Planning Commission, with landscaping plans approved. Curb is implied as required
without an explicit statement. Trees and landscaping are to be provided in accordance with the
Public Works Standards. Soil is to be restored “in a manner approved by the Director”. The
City’s Public Works Standards do not provide prescriptive design solutions for green
infrastructure. Green infrastructure provisions in site applications are reviewed on a case-by-
case basis in accordance with appropriate engineering standards.

Stream and Wetlands Setbacks. The City does not currently have codes addressing stream and
wetlands setbacks. Certain streams, especially those in the potential development area to the
south, may benefit from specific protection in order to ensure their ability to manage water
guantity and quality in case of increasing storm events.

Natural areas management. The City’s Weed Control Code (chapter 551.02) effectively works
as a natural areas management code, by providing measures for notification in case of noxious
weeds, but specifically allowing “crops, flower gardens under cultivation” and “naturalized
vegetation free of noxious weeds as a managed landscape”. A setback of 5 feet from adjacent
properties and 8 feet from the street is required, which is a typical provision. Owners of natural
landscapes are required to register annually and acknowledge the City’s rules for natural
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managed landscapes. The City Manager is given authority to determine any specific provisions
for problem identification and remedies. The property owner is required to comply with City
requirements, and the City has authority to enter property and provide remediation if the
property owner doesn’t comply, at the property owner’s expense. While the City’s code is an
example for other Ohio communities, it has been noted that the current ordinance is less
effective in discouraging or prohibiting people who don’t mow their lawns but do not have
bona fide meadows or natural habitat landscapes. Additional provisions that provide an expert
who is available to the City and could make a determination and recommendations could be
helpful.

Flood Damage Protection. The City’s Flood Damage Prevention ordinance (chapter 1191)
includes standard language with some use of recommended higher standards. Construction is
required to be 2 feet above Highest Adjacent Natural Grade (HANG) where base flood elevation
data is not available. Where base flood elevation data is available, only 1 foot of freeboard is
required. The code only prohibits fill in floodway areas, and allows fill if technical analysis can
demonstrate that base flood elevation will not be raised by the construction. Outside the
designated floodway, or where FEMA has not designated a floodway, the base flood elevation
may rise 1 foot.

Compact Development. Compact development for residential construction is typically defined
by a density of 6 to 8 units per acre at a minimum, or lot sizes approximately 5,000 to 7,500
square feet. Multi-family housing, cottage development, tiny homes, and cluster homes may
increase this density. Currently, none of the City’s residential development zoning districts
provide for compact-type development. And yet existing older neighborhoods do have
“grandfathered” lot sizes that fall into the compact development range. It is clear that the City’s
PDD district provides the flexibility to negotiate smaller lot sizes. However, if the City’s main
attraction is its walkable/bikeable lifestyle, it may be desirable to specifically provide for smaller
lot sizes in certain undeveloped areas of the City, particularly in areas within a
walkable/bikeable distance to the downtown. In addition, a specific multi-family housing
district may be helpful in providing for more housing within the walkable area. With regard to
mixed uses, the City’s C-1 Central Business District (downtown) does permit residential uses
above the ground floor. In addition, the City may find it a benefit to develop design guidelines
for new construction and renovations in compact development areas. Such guidelines could
support the City’s historic district area, and also ensure design integrity and character where
higher densities and mixed uses are allowed. It should be noted that where smaller lot sizes are
provided, it would be appropriate to look carefully at required first floor ground areas for
homes. A typical 5,000 square foot lot is 50 feet by 100 feet. A 30-foot wide home (10 foot
side yard on each side) would be 25 feet deep if it meets R-1 requirements (720 square feet), 32
feet deep for a duplex in the R-2 area (960 square feet).

Conservation Development. The City’s conservation development regulation (CDD, chapter
1344) generally follows recommended models by the Chagrin River Watershed Partners and the
Best Local Land Use Practices, both based on the Countryside Program model of 1999. This
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overlay is appropriately applied to areas designated in the R-1A district, or the outlying areas of
the City likely to receive lower-density development, and where stream, tree and other
resources may exist that warrant protection. One area that could be clarified is the definition
of density calculations; the R-1A district density is based on lot sizes, and there is no formal
mechanism given for determining the resulting permitted density. Simply allowing a division by
lot size of the land remaining after removal of required acreage (such as rights-of-way) could
result in a de facto density bonus since inefficiencies of layout and lot configuration are not
accounted for. Furthermore, with changing market demand, the City may want to look again at
where Conservation Development, or R-1A zoning for that matter, are provided, and whether
some areas will be better with a more compact development approach, providing for more
walkable neighborhoods in proximity to the downtown. Finally, the current Conservation
Development ordinance appropriately designates a riparian buffer. If the City should decide to
adopt a stream and/or wetland protection regulation, the CDD provisions should be aligned
with citywide requirements.

Off-street parking. The City’s off-street parking code is provided in chapter 1349. Off-street
parking is appropriately waived in the downtown business district (C-1). The City Public Works
Director is given discretion to approve storm drainage that does not directly discharge to the
storm water system. There are no requirements prohibiting use of landscaping for bioretention
or other BMPs. The City allows pervious pavements in parking areas. Shared parking allows for
a reduction for certain specific uses, but is not as comprehensive as current models, and does
not require a shared parking agreement. Wheel guards and curbing are required for the
purpose of controlling vehicles, and there is no provision for continuous curbing to control
stormwater, so curb cuts theoretically would be allowed. Up to 25% small car parking spaces
are allowed. Provisions for parking ratios are given in section 1349.03. In general, some of the
ratios (commercial uses) seem higher than are currently recommended; see the Chagrin River
Watershed Model for examples.

Tree planting and protection. The City’s tree planting ordinance generally applies to public
trees (curblawn, parks and city facilities). Provisions for trees on new subdivisions and
developments are included in section 907.17, and are flexible, with the City Planning
Commission, Grounds Director, and City Engineer providing advice and approval of landscape
plans. As discussed above, state of the art tree canopy ordinances leave flexibility for the
applicant but aim for ensuring adequate tree canopy citywide for the long term (both public
and private), in recognition of the many climate adaptation, stormwater management, quality
of life, and property value benefits provided by a mature urban tree canopy. In addition, proper
soil preparation has been shown to protect the tree investment and support its longevity. The
City currently does not have standards for tree planting and site soil preparation after
construction. Finally, the City may want to review the presence of any significant and/or historic
trees, and identify them for desired protection in areas of potential development.

Urban agriculture. The City does not specifically provide for urban agricultural practices, either
crop production or animal husbandry. However, agriculture, horticulture and truck gardening
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are permitted in all residential districts, PDD and CDD districts, provided no produce is offered
for sale on the premises. Commercial districts prohibit urban agriculture/greenhouses.
Greenhouses would be permitted in the M-1 light industrial district, but open farming would
not meet performance standards prohibiting dust, dirt, runoff, outdoor storage of materials,
and noise from equipment. The City is currently working with The Oberlin Project on draft
urban agriculture code provisions.

Complete and Green Streets. In 2015, the City adopted a Complete Streets policy, with
requirements for incorporation of multi-modal transportation into City plans, strategies, public
works standards, and ordinances. It will be important for the City to consider complete streets
policy and prioritization in the comprehensive plan. In addition, the City’s public works
standards for street construction and design should be adapted to incorporate multiple modes
of transportation, such as improved sidewalk and trail systems, bike trails and bike lanes,
signage, traffic signals, and accommodations for pedestrians, bicyclists, public transit users, and
those using strollers, wheelchairs, and other assistive devices. As noted above, public works
standards right now provide for case-by-case review of green infrastructure proposals for site
development projects.

Recommendations

* Continue work on development of comprehensive stormwater management, construction
site stormwater management, and illicit discharge prevention regulations. If possible, utilize
existing models that are widely adopted and meet Ohio EPA requirements.

* Consider incorporation of stormwater practices and green infrastructure best management
practices into the City’s codes and public works standards.

* Map streams and wetlands in the City, and appropriate setbacks for each aligning with
recommended models and methods for setback widths. Consider adoption of stream and
wetlands setbacks, especially in potential development and/or redevelopment areas.
Setbacks adopted in existing developed areas would apply when substantial rehabilitation
and/or expansion projects are implemented. Grandfathering and variances should apply.

* Consider increasing flood damage protection standards, in recognition of the high likelihood
of increasing storm events. Work with the Ohio DNR Floodplain Program to increase
standards in a way that will enable affected residents to control premium costs. Specific
standards to address include freeboard, fill in the floodplain, and conditional uses in the
floodplain.

* Through the City’s upcoming comprehensive planning process, consider areas where smaller
lot sizes that align with historic development patterns should be adopted, helping to
increase the walkability of areas within walking/easy biking range of downtown.

* Consider development of design guidelines to guide both compact development and
development in historic districts.

* |n the City’s upcoming comprehensive planning process, consider the appropriate locations
and application of the R-1A district and conservation development, in light of increasing
market demand for walkable neighborhoods.

Maxine Goodman Levin College of Urban Affairs, Cleveland State University 59



City of Oberlin Comprehensive Housing Study and Needs Assessment — Appendices

* Clarify the density calculation method in the conservation development ordinance. If
floodplain regulations, stream and wetlands setbacks, and tree protection requlations are
adopted, remove these provisions from the conservation development regulation in order to
ensure consistency.

*  Review parking ratios in light of current models, and adjust as appropriate. Provide for
shared parking on a wider range of uses; require shared parking agreements. Allow for
landbanking of future parking expansion areas in potential commercial development areas.

* Consider development of citywide Urban Tree Canopy goal(s), and implement through
adaptations to the City’s tree codes for tree protection on both public and private property.
Consider identifying Significant Trees in the city that could benefit from protection.

* Adopt Urban Agriculture code provisions that distinguish between small, medium and large
operations, and provide flexibility for food production within the City, while ensuring
compatibility with neighborhoods, and compliance with state and county regulations for
compost, waste management, food production, and animal care.

*  Continue work on incorporating the Complete Streets policy into City plans, codes,
ordinances, strategies and standards. Public works standards especially should be adapted
to incorporate complete and green streets policies including pedestrian and bicycle
improvements, signage and wayfinding, and stormwater best management practices.

HOUSING MANAGEMENT: MAINTENANCE AND VACANCY

Background

Housing management codes address two very critical issues that affect many Ohio
communities: 1) the abandonment and vacancy of housing due to mortgage or tax foreclosure;
and 2) the deterioration of housing in older neighborhoods, due to absentee landlords,
abandonment, and overall economic stress. These issues have been prevalent and
longstanding in Ohio communities, and many communities have developed codes that respond
to them. These regulations focus on protecting the health and safety of residents; keeping the
community informed of property status; ensuring opportunities for inspection and required
upkeep; and protecting the value of adjacent properties.

Basic Provisions for Property Maintenance. Basic provisions for property maintenance
regulations include:

* Alist of standards defining minimums for what constitutes a habitable structure in good
repair, and for which the owner is responsible; these standards form the basis of
inspections if any. Requirements addressed include overall appearance and exterior
weather-tightness; light, ventilation, space; plumbing, electrical and heating systems;
sealants, waterproofing and painted surfaces; guardrails, porches and balconies; roof,
windows and doors; foundations, chimneys and masonry; exterior steps, pavement,
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fences and structures; among others. Landscaping maintenance standards may be
included. Note that a recent court case in Youngstown ruled that direct incorporation of
the International Property Maintenance code is vague. It is recommended that specific
definitions be added to a community’s code for what constitutes well-maintained
property.(Donofrio, 2016)

Clear designation of responsibility to the property owner for compliance with the stated
standards; responsibilities of tenants may be spelled out, or provisions given for the
owner to formally delegate any responsibilities.

Requirements for inspection at point of sale. Some communities require this only for
rental properties, others for all properties; these can also vary whether they apply to
exterior only, or the entire structure (interior and exterior). A certificate of compliance
is typically issued once any problems are rectified.

Procedures for periodic maintenance inspections. These vary in time frame (two to 5
years) and usually involve exterior maintenance only; they may or may not include
landscaping.

Registration required for rental properties. Community requirements may vary
depending on number of units, whether or not the owner resides on the premises, and
whether or not certain uses (such as child/adult daycare) are present

Designation of a Code Official whose responsibilities and authorities as representative of
the City are spelled out in the code

Designated procedures and authority for the city to enter properties for inspection,
assessment and rectification of problems

Procedures for notifying property owners of noncompliance, time frames for correction
of violations, and procedures for community rectification and compensation if property
owner does not meet time frame

Procedures for penalties in case of violation

Basic Provisions for Vacancy and Abandonment. Basic options and provisions for addressing
vacant/abandoned structures include:

n u

Clear definitions for “vacant”, “abandoned”, “foreclosed”

Clear designation of responsibility for compliance with regulations and property
maintenance standards on vacant properties

Provision of right of entry for the community to inspect and assess property condition,
vacancy and abandonment

Registration of vacant properties after a specified period of time of vacancy — can range
from 30 days up

Requirement for inspection of registered vacant properties — can be annually, or before
property can be re-occupied

Requirement for informing community when foreclosure occurs

Standards for securing structures against vandalism, to prevent structural and system
damage, and to ensure continued occupancy-ready condition of structure for the long
term
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* Procedures for the community to designate properties as “abandoned”, and to acquire
and repair and/or dispose of abandoned properties when it is clear the owner cannot or
will not comply with regulations

* Requirements for occupancy permit prior to re-occupancy of a vacant property

* Procedures for determining the condemnation and demolition of a structure that is
determined to be too deteriorated for rehabilitation

Examples. The International Property Maintenance Code provides basic language which covers
building occupancy, basic building systems including electrical and mechanical, plumbing, fire
safety, ventilation, and other general requirements, and is aligned with the international
building code. Some communities incorporate this language by reference, and then provide
supplements in areas of concern. (International Code Council, 2012)

The City of Shaker Heights requires a point-of-sale inspection for all properties. Any identified
deficiencies must be corrected and certified before the property can be transferred. The City
also requires a Certificate of Occupancy, with associated inspection, for all rental units,
renewed annually. See the municipal code section 14- Housing Code, and 13 — Building Code.
(City of Shaker Heights, n.d.)

The City of Youngstown’s zoning code includes provisions for Elimination of Spot Blight, which
includes criteria for determining whether a property is blighted and the owner unable/unwilling
to rectify the problem, and outlines procedures for City acquisition and rectifying the problem,
in consultation with City Council and neighborhood organizations. See section 1104 of the City’s
codified ordinances. Requirements for vacancy registry and property maintenance are
included in Section 546, Property Maintenance, of the General Offenses Code. The code
incorporates the International Property Maintenance Code by reference. (City of Youngstown,
OH, n.d.)

The City of Grand Rapids, Michigan, addresses property maintenance separately for residential
and non-residential buildings. Incorporating the International Property Maintenance Code, the
city also includes additional provisions. The code requires registration for abandoned and
vacant buildings after 30 days of vacancy, and a permit of occupancy is required before a vacant
building can be occupied again, involving an inspection and rectification of any problems.
Registration and periodic inspection is also required for buildings with 1 or more rental units;
inspection periods range from two to six years depending on owner’s history of violations and
compliance with regulations. See Zoning Code, sections 135 and 140. (City of Grand Rapids,
2014)

The City of South Euclid requires lenders to notify the city of pending foreclosure proceedings,
and also requires the registration of vacant housing. See sections 1412 and 1414 of the
municipal code. (City of South Euclid, n.d.)
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Review of Oberlin’s Codes

Housing maintenance provisions are addressed in Chapter 1151, Property Maintenance. The
City has adopted the International Property Maintenance Code (IPMC), amended to align with
the City’s fee schedule, and provide authority for the City to provide required demolitions if the
property owner does not. The IPMC includes standards for condemnation and demolition. The
City also has standards for boarding (temporary closure) of the windows and doors of vacant
structures to ensure security against unauthorized entry. Chapter 1173, Housing Renewal
Commission, provides a citizen review body to consider appeals to decisions of the city building
official in matters related to enforcement of the Housing Code.

Due to limited budget capacity for necessary staff, the City does not currently require point-of-
sale or periodic housing maintenance inspections, and rental registration for periodic review of
rental property. These three provisions are more and more becoming the first line of defense
in older communities in Northeast Ohio where housing stock quality must be maintained. We
are aware that the City’s housing officer has limited part time capacity to handle housing
maintenance problems on a complaint basis, and that the City’s backlog of housing
maintenance complaints to be investigated is growing. It will be important for the City to
explore fee structures that could allow expanded housing maintenance inspections and
responses.

The City also does not currently require vacancy or foreclosure registration. While these
problems are not rampant in Oberlin, it can be helpful for the City to anticipate problems, and
these provisions are part of a comprehensive, proactive housing maintenance program. Again,
some regular source of funding to support a comprehensive housing program would be
needed.

Recommendations

* Explore funding mechanisms to support development of a more comprehensive housing
maintenance program.

* As funding is available, consider a regular system of house inspections for periodic exterior
maintenance and/or point-of-sale. Such inspection is the first line of defense for the City in
identifying property maintenance issues before they become nuisances and/or expensive to
repair, and help to ensure the long-term quality of housing stock and residential property
values. Several Northeast Ohio communities, some of which are noted above, provide for
such inspections in whole or in part.

* As funding is available, consider requiring landlords to register rental units, which may be
inspected periodically to ensure minimum standards are met. Consider requiring landlords
to retain tenant information, including emergency contact information.

* As funding is available, consider requiring lenders to inform the city of pending foreclosure,
to enable the City to be proactive about potential maintenance and vacancy issues, and to
assist residents with emergency resources to help prevent or circumvent foreclosure.
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* As funding is available, consider requiring registration of homes vacant over a shorter time
frame (some communities set this at 30 days), to help notify City police services about
potential vandalism targets, to enable the City to be proactive about potential maintenance
issues, and to ensure, through a Certificate of Occupancy reinstatement requirement, that a
structure that has been vacant is habitable before re-occupancy.

INTERGENERATIONAL AND ALTERNATIVE HOUSING

Background

Intergenerational and alternative housing models address the overall change in household
makeup across many communities in the US. Changes in marital and family relationships,
family mobility, and social-economic conditions have resulted in many different types of
households than in the past. Some of these households fit into the existing one-household-per-
unit model, and some do not. In addition, some households are interested in non-mainstream-
type housing such as tiny homes, cooperative housing (multiple households sharing ownership
in common of both housing and common areas/facilities), and co-housing (a condominium-like
arrangement with individual household ownership of units, but shared facilities and programs
aimed at fostering community).

In particular, households with children under 18 that are headed by an older adult over 65 have
special needs to accommodate both the children and the householder(s) in the same setting. In
another scenario, families may have a need for older or disabled family members to move in
with them, either permanently or temporarily, and need to provide for independence and
support simultaneously, often within a traditional single-family home setting. Given the
different nature of these two scenarios, different approaches can be taken to address them.

Independent residential housing in communities is typically permitted in forms that provide for
individual, separate dwelling units. Whether single family detached, single family attached,
multi-family, or independent housing for seniors, all are based on the model of the individual
unit with its separate kitchen, bath, and sleeping quarters. However, the traditional family
model and market for traditional housing is changing; more and more family units are in need
of some sort of combined housing to meet various needs. In many communities, there is a
need/demand to adjust the traditional single-unit housing model, in appropriate locations and
under appropriate conditions, to provide for combinations of children, parents, young adults,
and/or older adults to live together, or for related family units of adults to live in one unit or on
one parcel.

Typical household scenarios:
* Seniors needing supportive living near family members, while maintaining
independence;
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* Grandparents raising grandchildren, while in supportive senior housing;

¢ Adults (young or related) needing to live with family members for affordability while
maintaining independence

* Unrelated adults desiring to share some aspects of housing while retaining individual
units

Intergenerational and Alternative Housing Regulations. Usually, these issues are addressed
through the zoning code, which regulates housing types, permitted and conditional uses, and
primary development parameters (parcel sizes, neighborhood density, size, height, entrances,
building setbacks, number of buildings) for a typical parcel, as tied to identified districts on a
map of the community.

Accessory Dwelling Units (ADUs) are often approved as conditional uses, with occupancy
permits pending regular monitoring of living arrangements and code compliance.

Definitions:
Some definitions are important to codes for intergenerational and alternative housing.

* Adwelling unit is typically defined as one that has its own bathroom, kitchen, sleeping
quarters, and sometimes separate entrance.

* An accessory dwelling unit is a second (or in some cases more than one) unit that is
present on the same parcel as the primary dwelling unit, and is subordinate to the
primary dwelling unit..

* A household is defined in terms of the number of unrelated persons who can occupy a
dwelling unit.

* Common facilities or areas can be owned in common by a self-governing housing or
condominium association, or in the case of rental property, may be provided by the
development owner to tenants for their use.

Housing Options: Intergenerational and alternative housing, to meet the different household
scenarios outlined above, may take several forms:

Intergenerational housing

1) Permanent Integrated (or Interior) Accessory Dwelling Units (ADUs), usually as a
separate apartment within the structure of a single family home

2) Permanent attached ADU on same parcel, often with its own entrance and shared walls
3) Permanent detached ADU on same parcel; this can take the form of a ground floor or
upstairs unit in a garage, “cottage” or other outbuilding

4) Temporary detached ADU on same parcel; often known as “granny pods” or “Temporary

Health Care Units”; these are usually manufactured for this purpose. At least 17 states have
incorporated permissive language for such temporary structures into their statutes; to our
knowledge Ohio does not have such provisions, but they may be generally permitted under
Ohio law. It is recommended that legal advice be sought if the City wishes to pursue this idea.
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5) Traditional senior-suitable housing (single-level, handicapped accommodations,
affordable/subsidized, centralized laundry/social/social services) with provisions for children,
such as additional bedrooms in the unit; centralized play and social spaces; accommodation of
child needs for social services, after-school care, school transportation, etc.

Alternative housing

1) Cottage development accommodates seniors or young families in a more social
atmosphere. This is typically a planned unit development of 8 or more separate “cottage” units
per acre; units are typically small (max 1200 square feet), with shared parking and a centralized
green space. A version of the cottage development is proposed in a few communities as “work
at home villages” with disability-accessible units providing built-in office space for use by
seniors and others who might choose to live and work in a dwelling unit, perhaps with family
members.

2) Tiny homes in the community housing management context allow for extremely small
freestanding units (under 800 square feet) as permanent structures on a foundation. Tiny
homes can be separate on small lots, or more commonly are grouped in a “cottage
development” PUD type arrangement. In some places, tiny homes are essentially motorhomes
on a trailer which can be moved as needed, but these are not addressed here as they have
special utility, licensing, and property ownership implications, partly driven by state law. It is
possible for a city to allow tiny homes on permanent foundations, while prohibiting trailer-type
homes.

3) Co-housing. Co-housing developments are often initiated by a pre-organized group of
potential owners who work together to define their desired living arrangements, and then find
a site to develop, and a developer to work with. Most recent co-housing developments
involved individual units in multi-unit structures of varying sizes, each with its own kitchen,
baths and living spaces. Some units may be designated for rental, or owners may be permitted
to rent their units. Depending on the number of units, they may be clustered around courtyards
in groups of 5 to 10 units to foster social connections among owners in the cluster. Common
structure(s) house laundry, a common kitchen and meeting rooms, and may include space for
other amenities such as a library, childcare or playroom, entertainment center, or wood shop.
Outdoor common facilities may include community gardens, pool, orchard, patios, dog park,
and courtyard social areas. Rules for use and occupancy of the units may be driven by the city’s
regulations, but also by covenants and restrictions and governance of the co-housing
association.

Key elements of integrated, attached and detached ADU regulations:
* additional parking spaces provided for
* definition of related/unrelated persons permitted; number of persons permitted
* number of permitted/required entrances/egress
* required building heights, setbacks, square footage provisions for both primary and
secondary units, as applicable
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* any special fire/building code provisions

* limits on size of unit related to overall living area
*  minimum requirements for unit itself

* provisions for unoccupied units

Key elements of temporary detached ADU regulations:

* parking and driveway access requirements

* definition of related/unrelated persons permitted; number of persons permitted on the
parcel total; conditional use can be tied to occupation by a specific person(s), and
relationship of the occupants

* size and number of building limits per parcel

* height restrictions

*  minimum requirements for the unit itself

* provisions for disposition when unit is no longer occupied by intended person
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Key elements of intergenerational (child-friendly) senior housing regulations:

* Typically addressed as specialized design or renovation of senior multi-family housing;
may not require changes in zoning or development regulations

* Include provisions for larger units (more bedrooms); more and larger social spaces;
indoor play areas and homework/study areas; protected child-safe outdoor play areas.

* May have special physical spaces for after-school care, senior services (laundry, hair
salon, meeting rooms, dining/shared kitchen)

* Living arrangements, permitted persons, social services, child supervision, etc are
provided through property management services.

Key elements of cottage development, tiny homes and co-housing regulations:

¢ Utilize planned unit development site planning, review and monitoring

* Set limits on size of units, height restrictions, may have design guidelines for units such
as requiring porches, etc

* Central green space and common facilities provided for

* Density guidelines 8-12 units per acre or more (tiny homes)

* Homes typically 1200 square feet or less (cottage development), 800 square feet or less
(tiny homes)

* Provide for shared parking and drive access in the rear of units

* Allow for possible shared community room or other amenities

* Covenants and restrictions are reviewed by the city, and may be required to include
provisions for managing problems in common areas and open space

Examples. The City of Seattle addresses Accessory Dwelling Units (ADUs) as either attached or
detached (also called Backyard Cottages). See Seattle municipal code 23.44.041, and the
Seattle Department of Planning and Development “Tips” fact sheets 116A and 116B. The City
also has provisions for Cottage Development, see municipal code 23.43.012. (City of Seattle,
n.d.-a) (City of Seattle, n.d.-b)

The Virginia and North Carolina legislatures have authorized the construction of “Temporary
Health Care Structures” for family use in caring for family members on their single-family
property. One example of an implementing community is Eden, North Carolina. See their
Zoning Code, section 11-35. The Thomas Jefferson Planning District Commission, a multi-
county agency in Virginia, has a model ordinance for use by member communities. (City of
Eden, NC, n.d.) (Thomas Jefferson Planning District Commission, n.d.)

The City of Minneapolis includes interior, attached and detached structures in its provisions for
Accessory Structures. See the Zoning Code chapter 537. (City of Minneapolis, n.d.)

The City of Cincinnati’s Zoning Ordinance includes Planned Development (PD) provisions
(Chapter 1429), which allows multiple buildings on a lot, and can be paired with the SF-2 district
(minimum lot sizes of 2000 square feet, about 16-20 units per acre)(Section 1403), to create
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Cottage Development. (City of Cincinnati, n.d.) The City of Lakewood has provisions for Cluster
House Development, section 1121.02, which combined with their RIH residential zoning district
(5,000 square foot lots) provides for Cottage Development projects. (City of Lakewood, OH,
n.d.)

The New York State Office on Aging has a comprehensive resource on various housing options
for aging in place, including shared housing, cohousing, elder cottages (essentially ADUs —
detached), and grandfamilies housing. (NY State Office for the Aging, 2012)

A development firm, The Cottage Company, has a web site with numerous examples of cottage
development and “back yard cottages” (permanent detached accessory dwelling units). (“The
Cottage Company,” n.d.)

The city of Kirkland, Washington, also has a cottage housing ordinance. See chapter 113,
Cottage, Carriage, and 2-3/unit homes. (“Kirkland Codes and Laws,” n.d.)

Examples of grandfamilies housing include projects in Boston, New York, Chicago, Detroit and
Buffalo. To our knowledge, these projects have not required changes or variances to the zoning
code; their special characteristics are determined in the design and programming of the
development in a typical multi-family or senior-housing district.

Shared housing, or co-housing, involves groups of people who live in their own apartments or
homes, but share common facilities which may include kitchen facilities. These projects can
require special zoning provisions for the shared kitchen, especially if the individual units do not
have their own kitchens. In addition, zoning provisions may restrict the number of unrelated
people who may live together. The City of Madison, Wisconsin, permits co-housing
communities in all zoning districts, but all units must be full dwelling units that meet dwelling
unit criteria. Boarding or lodging rooms are not permitted under this designation. See Zoning
section 28-C, Residential Districts, and the definitions for “Cohousing”, section 28.211.(City of
Madison, n.d.)

A similar co-housing arrangement is provided for in the Town of Ithaca, NY’s housing code,
adopted in 1995. See section 271-9, Special Land Use District No. 8, EcoVillage. The code
provides for 150 units in 5 neighborhoods on 33 acres, with a wide range of ownership and
occupancy possibilities, and a maximum of 8 units per acre. Amenities provided for include
agriculture, assisted living, community houses, and other common facilities. (Town of Ithaca,
NY, n.d.)
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Review of Oberlin’s Codes

Provisions affecting intergenerational housing and alternative housing are located in Part 11,
Building Code, and Part 13, Zoning Code.

“Accessory buildings” and “accessory uses” are defined in chapter 1321, with accessory
buildings defined as subordinate to the primary building, and accessory uses defined as
subordinate to the primary use. However, specifics are not given regarding the use of these
buildings as places of residence, with kitchens, baths and sleeping rooms. “Accessory buildings”
are permitted in all residential zoning districts, and PD districts. The CDD district does not
mention them as either a permitted or conditional use.

In cities where lack of affordable housing units is partially caused by a large gap in available
housing overall, driving up prices, or where units are spread out, reducing walkability, accessory
dwelling units are an important component of a comprehensive housing strategy. In Oberlin,
with many infill parcels available within proximity to downtown, it is not apparent that an
accessory dwelling unit policy is needed at this time. The issue did not come up in our
interviews and conversations with stakeholders. The City may wish to consult with the public,
either as part of a comprehensive planning process or separately, to gauge the interest in onsite
permanent dwelling units that could serve as intergenerational housing or provide
supplemental income. Permitting temporary accessory dwelling units as a conditional use may
be a good compromise to allow for separate housing of family members who are aging or who
have disabilities.

In a small City like Oberlin, with relatively few households overall, it is likely that total demand
for alternative housing would be low. Banks may require buyers to be lined up ahead of time in
order to justify financing. As discussed in the general part of this review, the City’s existing PDD
code would provide for cottage housing, tiny houses, and co-housing. In order to encourage
the development of cottage homes in particular, and to minimize the risk to the developer, the
City may wish to create a specific zoning overlay district allowing their development on 3-5 acre
infill lots. Provision of cottage housing may help to provide affordable mid-range housing
suitable for seniors.

Recommendations

* Clarify the definition of accessory buildings, and add a definition for accessory dwelling
units, and specify where each are allowed as permitted and/or conditional uses, or
prohibited.

* Consult with the public to discern the demand for “accessory living quarters” with their own
facilities for cooking, living, bathing and sleeping, either integrated, attached or detached, in
appropriate single-family and two-family districts. This could be set up as a conditional use
with the resident required to be a bona fide family member, and could facilitate care of elder
and disabled family members in their own quarters.
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* Consider allowing temporary detached accessory dwelling units in appropriate single-family
and two-family districts, as a conditional use requiring the resident be a family member, and
with provisions for disposition when the unit is no longer needed.

* Consider adding a zoning district for cottage development, with densities 8-12 units per acre
and a central greenspace, that would provide for flexible lot sizes and layout, smaller homes,
and centralized open space, and possible shared parking, to provide additional housing
options for seniors and young families. This need may also be met with specific provisions
and density adjustments in the PDD code.

* |n the PDD district, allow homes under 800 square feet on a conditional use basis to
encourage cottage-type homes.

COLLEGE TOWN HOUSING CONSIDERATIONS

Background

The presence of large numbers of young adults who seek affordable, independent housing
options in proximity to a college campus can present challenges to residential neighborhoods in
college town communities. Homes rented to groups of students, with nonresident landlords
(including the college or university itself), can affect housing and neighborhood appearance,
peace and quiet, and in the long run, can affect property values. College town communities
most often include provisions in their building and zoning codes that provide for the health and
safety of tenants and owner residents alike, and provide authority for the community to
respond to problems should they occur.

While occurring most often in college towns, other communities may similarly address issues in
residential neighborhoods that may coincide with increasing numbers of renters and/or
boarders. These concerns primarily relate to single-family and two-family residential districts.

Key elements of college town housing codes include:

* Definition of the maximum number of unrelated persons who may live in one single- or
two-family dwelling unit, when owner resides in the home and when owner does not
occupy the home

* Designation of responsibility for ordinance compliance

* Requirement that landlord maintain a register of tenant key information, and vehicle
information

* Prohibition of cooking facilities in tenant rooms

*  Maximum number of tenants per sleeping room (usually one)

*  Maximum number of tenants who may share a bathroom (often one to three)

*  Whether tenant rooms in third floors or basements are permitted, and under what
conditions

* Statement of permitted and/or conditional use for rental units
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* Some communities require registration of rental units, which may expire upon sale of
the house; often there is an associated inspection and issuance of an occupancy permit
specifying how many unrelated adults are permitted

* Parking requirements, often one space per home occupant, and parking is prohibited in
the front yard

*  Whether for rent signs are permitted

* Criteria for approval/denial of occupancy permit

* Provisions for appeals, variances, and penalties

Examples. The City of Athens, Ohio has a comprehensive Rental Dwelling and Housing Permit
ordinance that requires an occupancy permit be obtained for all rental units, renewed annually.
Landowners must give the city notice of change in ownership. No more than 3 unrelated adults
are permitted in any single-family or two-family home where the owner is not resident. In
multi-family districts, there are no such limits. Of interest, Athens requires a
“Tenant/Occupant Education Form” be maintained on the premises where each tenant asserts
their relationship to the other tenants, and asserts their awareness of city code restrictions on
noise, nuisance parties, animal control, parking, and property maintenance and responsibility.
See Municipal Code sections 29.03 (Rental Dwelling and Housing Permit), and 23.04 (Permitted
Uses — Single Family Dwellings). (City of Athens Ohio, n.d.)

The City of Lakewood, Ohio makes rental to “roomers” a conditional use, and sets a maximum
of 2 roomers per single family residence, and 1 roomer per unit for 2-family residences. The
operator is required to maintain a register of tenants. See the municipal code section 1124,
housing, 1161, single family residential district, and 1306, Property Maintenance and Safety. A
Certificate of Occupancy, upon inspection, is required for every change in hands of a non-
owner-occupied single family or multi-family unit. (City of Lakewood, OH, n.d.)

The City of University Heights, Ohio prohibits “rooming houses”, “boarding houses”, and
“cooperative homes” of more than 3 unrelated adults in single and two-family residential
districts. “Group Homes”, as defined for persons needing supportive housing, are permitted.
Where a property is non-owner-occupied, the owner must designate a “head of household”
who will act as his/her agent on the premises. Section 1280 of the zoning code requires a
rental permit for single and two-family dwellings, with associated inspections. The rental
permit is good for two years and is nontransferable if there is a change in ownership. Criteria
are provided for denial of occupancy permit, appeals, and variances. See sections 1250.02,
single-family districts; 1280, rental permit; and 1472, definitions. (City of University Heights,
n.d.)

Review of Oberlin’s Codes

The City has provisions for rooming houses in Chapter 1353, which defines “rooming houses” as
having bedrooms for six to sixteen unrelated persons, without separate kitchen facilities. The
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City currently has 9 active rooming houses and 16 inactive (former) rooming houses. Number of
bedrooms per house range from 6 to 12. Active rooming houses are licensed and renewed
annually, and notice must be given to the City of sale, disposal or change in rooming house
function.

The City’s zoning definitions (chapter 1321) define a family as no more than 5 unrelated
persons living together, and dwelling units are limited to one family per unit. Oberlin College’s
“village housing”, which consist of former single family residences which are now owned by the
College and rented to students on a per-bedroom basis, have a maximum occupancy of 5
students per house, although many have fewer bedrooms/students. The College owns 57 of
these homes with number of bedrooms ranging from 1 to 5. (two additional homes with more
bedrooms that are part of the College’s “Village Housing” are rooming houses.) These units of
up to 5 bedrooms are not required to be registered or licensed.

Recommendations

* As funds are available, requiring rental registration for all rental property where the
landlord is not resident may help with maintenance enforcement and early problem
identification.

* The City may want to consider requiring landlords to retain rental agreements with
provisions for tenant identification, and individual tenant acknowledgement of rules and
regulations regarding housing, similar to the City of Athens approach. (see notes above).

* As funds are available, a more comprehensive system of exterior home inspection may
aid the City in identifying and regulating illegal boarding houses in inappropriate
districts.
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OVERSIZED MAPS APPENDIX B - CHARACTERIZING OBERLIN’S HOUSING
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MAP B-2 MULTI-FAMILY INVENTORY
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MAP B-3 WESTERN RESERVE LAND CONSERVANCY - VACANCY
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MAP B-4

SINGLE FAMILY RESIDENTIAL PROPERTY VALUE
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MAP B-5 WESTERN RESERVE LAND CONSERVANCY - RESIDENTIAL PROPERTY CONDITION
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SINGLE FAMILY RESIDENTIAL STRUCTURE SQUARE FOOTAGE
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MAP B-7

RESIDENTIAL PROPERTY - YEAR BUILT
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MAP B-8 NUMBER OF BEDROOMS
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SINGLE FAMILY BASEMENT /SLAB
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OBERLIN HOUSING STUDY
APPENDIX C COMMUNITY INPUT MAPS

MAP C-1 WHERE DO YOU LIVE?
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MAP C-3 OBERLIN’S ASSETS
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MAP C-3 OBERLIN’S CHALLENGES
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MAP C-4 VISION FOR FUTURE HOUSING
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OBERLIN COMPREHENSIVE HOUSING STUDY
OVERSIZED TABLE APPENDIX E

TABLE E-1 COMPARISON COLLEGE TOWNS SUMMARY
Overall
Overall proportion
proportion :of students
TOTAL Number of Housing Group Pop Not in of student :in proportion
HOUSING iStudents Total Median HH ; Unit Quarters Group population( :households of seniors :HUD
LOCATION COLLEGE/UNIVERSITY POPULATION :UNITS Enrolled Households {income Vacancy Owner % Pop Quarters 1) (1) %WHITE; %BLACK %0OTHER over 65 entitled?
Oberlin, OH Oberlin College 8,368 2,686 2,900 2,524 52,632 6.0% 58.3% 2,449 5,919 34.7% 7.6% 68.1% 17.7% 5.1% 14.4%:No
Burlington, VT Champlain College, U of Vermont 42,342 16,828 12,264 16,337 42,745 2.9% 40.6% 6,916 35,426 29.0% 15.1% 87.3% 3.7% 6.3% 9.9%
Middlebury, VT Middlebury College 6,713 2,356 2,450 2,089 49,632 11.3% 50.4% 2,569 4,144 36.5% -2.9% 89.8% 1.1% 5.8% 16.0%:No
Granville, OH Denison University 5,646 1,582 2,150 1,466 101,814 7.3% 73.1% 1,885 3,761 38.1% 7.0% 90.7% 4.5% 3.0% 10.3%
Ithaca, NY Ithaca College, Cornell University 20,141 7,606 28,582 9,489 30,318 9.1% 27.5% 7,925 12,216 141.9% 169.1% 74.2% 5.7% 18.3% 13.3%:Yes
Wooster, OH College of Wooster 26,119 11,885 2,058 10,639 41,143 10.5% 57.6% 2,876 23,243 7.9% -3.5% 90.6% 4.1% 3.0% 17.3%
Hanover, NH Dartmouth College 11,311 3,278 6,298 1,936 76,719 9.9% 44.2% 4,141 7,170 55.7% 30.1% 85.2% 2.7% 10.9% 11.9%:No
Lexington, VA Washington and Lee University 7,114 1,944 2,172 1,727 36,840 11.2% 54.2% 3,500 3,614 30.5% -36.7% 84.7% 6.4% 5.2% 12.1%
Gambier, OH Kenyon College 2,226 399 1,600 319 55,417 20.1% 54.2% 1,617 609 71.9% -2.8% 91.1% 3.5% 3.9% 5.8%
Grinnell, IA Grinnell College 9,136 3,874 1,600 3,541 45,079 8.6% 63.2% 1,509 7,627 17.5% 1.2% 90.6% 2.1% 5.5% 17.8%
Amherst, MA Ambherst College 39,260 9,590 1,795 2,787 37,089 11.6% 38.8% 13,001 26,259 4.6% -42.7% 78.7% 5.4% 13.2% 6.7%
Lewisburg, PA Bucknell University 5,781 2,047 3,660 1,842 46,326 10.0% 35.6% 2,336 3,445 63.3% 38.4% 92.2% 3.0% 4.0% 12.4%
Northfield, MN Olaf College, Carleton College 20,356 6,272 5,046 6,227 58,375 9.2% 68.6% 5,564 14,792 24.8% -3.5% 98.1% 0.0% 1.9% 12.6%
Decorah City, IA Luther College 8,127 2,984 2,300 2,841 50,361 4.8% 64.7% 2,306 5,821 28.3% -0.1% 96.3% 1.8% 0.9% 20.7%
Montevallo City, AL University of Montevallo 6,470 2,957 3,100 2,450 35,444 17.1% 55.8% 1,059 5,411 47.9% 37.7% 71.8% 25.8% 2.700% 12.0%
Tuskegee City, AL Tuskeegee University 9,435 4,473 3,156 3,413 27,313 23.7% 46.5% 2,067 7,368 33.4% 14.8% 3.8% 94.8% 0.5% 12.9%:No
Williamstown, MA Williams College 7,624 3,020 2,045 1,107 65,847 24.6% 66.6% 1,980 5,644 26.8% 1.2% 87.3% 2.5% 6.9% 21.0%
Hamilton, NY Colgate University 6,638 926 2,872 762 62,500 17.7% 60.0% 2,255 4,383 43.3% 14.1% 81.7% 9.5% 6.6% 8.4%
Statesboro, GA Georgia Southern University 29,630 11,614 20,459 10,127 22,196 12.8% 22.8% 5,140 24,490 69.0% 62.6% 52.3% 41.1% 4.0% 7.0%
Greencastle, IN Depauw University 10,307 3,714 2,264 3,049 41,365 17.9% 56.1% 2,863 7,444 22.0% -8.0% 92.4% 2.5% 3.8% 13.3%
Oxford, OH Miami University 21,552 6,764 18,907 5,561 28,129 17.8% 31.5% 7,753 13,799 87.7% 80.8% 89.5% 3.1% 5.8% 6.4%
Meadville, PA Allegheny College 13,307 6,195 2,100 5,282 32,259 14.7% 46.3% 1,711 11,596 15.8% 3.4% 90.0% 5.7% 0.7% 15.0%
Tiffin, OH Tiffin University 17,835 7,588 4,282 6,635 39,530 12.6% 58.9% 1,989 15,846 24.0% 14.5% 93.5% 2.9% 2.0% 15.4%
Grove City, PA Grove City College 8,242 2,832 2,500 2,683 42,984 5.3% 54.8% 2,565 5,677 30.3% -1.1% 96.0% 1.0% 1.6% 13.7%:No

Source: ACS 2010-2014 5-year estimate; city and college web sites; US HUD

Notes:

(1) Negative percents, or numbers over 100%, reflect college populations which are substantially housed outside city limits
(2) Green shading: cities chosen for case study review




	Cleveland State University
	EngagedScholarship@CSU
	2-24-2017

	City of Oberlin, Comprehensive Housing Study and Needs Analysis
	Kirby Date
	Kathryn W. Hexter
	Charlie Post
	N. Colt Ossoff
	Arleesha Wilson
	Repository Citation


	Microsoft Word - oberlin final report 2-24-17.docx

