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CAPITAL
I INVESTMENT
88 GROUP,INC,

Who We Are
e Cincinnati-based Developer

* Founded in 1983; Over 100 years of
cumulative experience in real estate
across several states.

e Vertically integrated full-service real

estate company including,
development, construction and

management.

4

SELLLLLIffr

* Own and operate 1,051 multifamily
units and over 80,000 SF of commercial

space.

f-'<,~,_'_

Aqua on the Levee - Newport

SouthShore Condominiums and Vue 180 - Newport
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CAPITAL

IlINVESTMENT Existing Zoning Overview
118 GROUP,INC,

Legend

Sycamore Township Zoning
% Office

_ Planned Office
m Single Family Residential
B Light industrial
- Retail
: - - Planned Retail
Al subject Property I — [ y : Single Family Residential CUP
§ ' | Multi-family Residential
4 Planned Multi-family Residential

@ | . , + BEEE riovned Light Industrial

Office

- Light Industrial

/

\» A LT ) CN

| N
— SYCAMO
1D TOwNSHIP
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CAPITAL
lII INVESTMENT Suburban Center/Corridor Kenwood/Montgomery Road Corridor Overlay — Special Public Interest District

GROUP,INC.

The subject property was effectively re-zoned in 2004 when it was included as part of the VOTE RECORD:

Special Public Interest Suburban Center Corridor Kenwood Montgomery Road Corridor Mr. Bishop Ave  Mr. Kent Aye Mr. McDaniel Ave
Overlay District (SP1) under section 8-4.3.4 of the Sycamore Township zoning code. Passeil o 5 mosfing of the Board of Towaslip Trustees of Sycamiors Towaship this 4%
By right this zoning overlay permits the following uses: day of March, 2004.
* Restaurants C)d/ig 3 4,
e Office/Hotel CIift W/ Bibhop, Prdlident
e Residential jz f?_: :4 i
Richard C. Kent, Vice President
The SPI Overlay was put in place to accommodate what Township officials envisioned .

would change in this corridor, namely the need for higher density mixed use %ﬁ%@;&

commercial developments. This change was enacted by the then Township Trustees
Cliff Bishop, Richard Kent, and Cletus McDaniel. AUTHENTICATION
This is to certify that this Resolution was duly passed and filed with the Sycamore

Township Clerk, this 4% day of March, 2004.

This occurred before the current Trustees took office.

Robert C. Porter, I, Clerk
Sycamore Township, Ohio

The key to the SPI is that this zoning specifically provides for building heights
greater than forty feet and ISR’s greater than 50%.

APPROVED AS TO FORM:

R. D}Jugl;gx ;'ller, Law %iremor
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INVESTMENT PUD-Il Submission

BRE GROUP,INC.

AERIAL PHOTO o

The Gallery at Kenwood
Zoning Submittal

K d Road & Happi
Cincinnati, OH ,
September 2018
Kenwood Partners, LLC
226 E 8th Street, Cincinnati, OH
OWNER
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ll INVESTMENT PUD-II Submission

GROUP, INC,

SITE DATA
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UGG R/
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PUD-Il Submission

BUILDING DATA:
Hotel:

Level:
- Sixth Lovel:
17 -LITLE 11—
Total.

o5 keye/FL x5,
Total Kays:

112581

88215t
48041

125 keys
126 keys

1142231
21208 50
2123881
21,2058
2129551
21235t
a2zt

82005t
1878581,

‘Wost Parking

Thad Level (Above Ground).
Fourth Level (Above Ground):
Fitth Leve! (Above Ground):
Totai:

East Sublevel Parkeng Gavage:
Subleei2:

Sublael 12
Total:

PARKING DATA:

PARKING PROVIDED:

West Parking Garaga:
Frst

908 5.1
31591654
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N8 GROUP,INC.
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CAPITAL
INVESTMENT

GROUP,INC.

PERENO0 0S|

PUD-II Submission

BUILDING DATA:
Hotet:
FirstLovel:

‘Sacond - Siuth Level:
1756351/ FLX5FL
Tota:

Al commercial awnings do not exceed 48 from bulding,
Sos Exterior Efevations for dimensions

Finess:
Cluthousa (2:Story):
Gol Simulator

Wast Pasking Garage:
Fieat Luved (Pt b Guonand).
Sacond Lavel (Above Ground):

Fifth Level (Above Ground):

Sixth Levol (Above Ground):
Towl:

East Sublevel Parking Garage:

nazsst,

8831651
2044081

125 koys
125 ey

142281
2123851
212351
212881
212851
21285t
11782251

856551
B20sL.
1076581,

459065t
2159185.L

Sublevst1:
Total:

PARKING DATA:

PARKING PROVIDED:

VWest Puking Gatage:
First Lovel (Partial In-Ground): 124ps.
Second Level (Abova Ground): 165 ps.

Loading 3 2ps.

Third Level (Above Ground): 170ps.
Fourth Lavel (Above Ground): 1700s
Fitth Lavel (Above Ground): 170ps.
Sixth Level (bove Qround), 958,
Total West Parking. 837 ps.
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CAPITAL %
II INVESTMENT Apartment Elevations

GROUP,INC,

MATERIALS KEY:
1 Stone/Arch, Pre-Cast

Brick
3 Exterior Insulation Finishing System
(EIFS)
4 Metal Panel
5  Fiber Cement - Gray
6  Fiber Cement - Wood
7  Arch. Pre-Cast Concrete
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TAL :
Il INVESTMENT Hotel Elevations

GROUP,INC.

MATERIALS KEY:
Stone/Arch. Pre-Cast
i

1
2 ick

3 Fiber Cement - Gray

4 Fiber Comant - Ribbed

5 Arch. Pre-Cast Concrate

6 Canopy

7 Alum. Glass Curtainwall System
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II GROUP,INC.
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GROUP,INC,

THE GALLERY
AT KENWOOD
CINCINNATI, OH
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CAPITAL .
IIIINVESTMENT Response to Community Input

GROUP,INC,

Future Property Values

Several studies have shown that homes located near upscale mixed
use developments actually increase in value at the same rate or
faster than homes not in close proximity to these developments.

Higher-density developments lower pro
surrounding areas.

No discernible difference exists in
located near higher-density develop!
research even shows that higher-density development can increase
property values,

the impact of one factor can be difficult. Although Jecation and school

district are the two most obvious determining factors of value, location

withits & community and size and condition of the house also affect value,
Beveral studies have examined whether mvdtifamily hosing has any impact on the
valve of nearby single-family detached houses. These sudies have shown cither no
impact oy even a shightly positive impace on appreciation rates,

T he precise vdue of real estate Is determined by many factors, and isoluting
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CAPITAL
IIIINVESTMENT

Responses to Community Input
GROUP,INC. .

Holiday Acres Traffic Calming Recommendations

Additionally, we recommend that the Township introduce a traffic calming
plan throughout the Holiday Acres neighborhood that would help to
reduce vehicle speeds, encourage full stops at stop signs and discourage
thru traffic. We will commit to the Township to participate in this effort.
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CAPITAL
II INVESTMENT
BRE GROUP,INC.

Kenwood. Collection
Location: Sycamore Township, Ohio
Total Square Feet: 618,888 SF
Acreage: 8.11

Density Per Acre: 76,312 SF/Acre
Number of Stories: 11

Year Built: 2016
Gallery at Kenwood Apartments

Location: Sycamore Township (9.0 miles from Downtown Cincinnati)
Total Square Feet: 541,489

Acreage: 7.26

Density Per Acre: 74,585 SF/acre

Number of Stories: Apartments 3,4, and 5. Hotel and Office 6.

Year Built: TBD

Development Trends and Density




Alisuag pue spuaa] Juawdojanag

adl :3jing Jesap
‘9 921JJO pUE |910H 'G puk ‘p'€ suswedy :sa1103S JO JaquInN
210B/4S G8G '/ 840y 12d Ausuaq
97’/ :98eany
687'T¥S 1924 aienbs |ejo)
(11euUPUI) UMOIUMOQ WU SBJIW O°6) dIYSUMO] SJ0WEIAS :uOo1RIOT
sjusawiiedy poomudy 1e Aiajjen
LT0T-9T0T :Ming Je3)
0T-¥ :S91I01S JO JaquinN
310V/4S €89°78 340V Jad Auisuaa
1T, :98ealdy
45 G/8'£ 86 11934 aienbs |ejol

POOMION :uoi3ed0”

LINHNLSHANI

‘ONI'dN0YD |I|
TVLIdVD



CAPITAL

GROUP,INC,

Jlistien Development Trends and Density

Allure South Park

TSN E T A
. "6mésA'fahging,from $‘4'qmi-$1-.25'_. :
i Samillion s 0T S e

Total Square Feet: 404,546

Acreage: 3.42
Density Per Acre: 118,288/acre
Number of Stories: 5

Year Built: 2015
Gallery at Kenwood Apartments

Location: Sycamore Township (9.0 miles from Downtown Cincinnati)
Total Square Feet: 541,489

Acreage: 7.26

Density Per Acre: 74,585 SF/acre

Number of Stories: Apartments 3,4, and 5. Hotel and Office 6.

Year Built: TBD
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CAPITAL .
IINVESTMENT Responses to Community Input
GROUP,INC.

Jack Pflum: Mixed use can only be low intensity one/two story structures

In fact, this is not true since the SPI Overlay district allows much more
dense development. The land use plan quoted was developed in 2002 and
frankly is antiquated at this point in time.

Jack Pflum, one of the authors of this plan, stated that this plan would
only be relevant to 2015. Subsequent to the 2002 plan, the Trustees added
this site to the SPI district, in arlnticipation that it would be developed for
much more intensive commercial use.
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II CAPITAL

GROUP

INVESTMENT Response to Community Input

Increased Traffic is the Primary Concern

* At the request of Hamilton County, a traffic study has been completed
that evaluates today’s conditions and conditions in 2040.

* Any Development along this corridor adds an incremental amount of
traffic on Kenwood Road.

* The County has reviewed and recommended based on the build
scenario study data for 2020 several improvements along Kenwood
Road, Happiness Way and at other intersections along Kenwood Road.

* We have agreed to complete those improvements.
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INVESTMENT Traffic

I CAPITAL
II GROUP,INC.
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CAPITAL

||I Response to Community Input

Traffic Continued

The intersection failures are based on the assumption that traffic
increases at 3% per year for the next 22 years. But the reality is this:

» Traffic has not increased at all over the last three years

* Bricks and mortar retail shopping is continuing a downward trend,
meaning less vehicles to shopping destinations

* Uber, Lyft and other ride share services will continue to reduce the
amount of traffic in all areas.

* Walkable developments like ours reduce the number of vehicle trips

None of these trends were taken into account by the traffic engineer
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The red line indicates the Thoroughfare Plan ROW
1. This would destroy all businesses in the Kenwood Road Corridor

2. The County could never afford the cost needed to accomplish this

3. The Traffic Study identifies an alternative solution that requires less ROW
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CAPITAL .
.IIINVESTMENT Response to Community Input

GROUP,INC,

Size of Buildings

* The zoning code allows for buildings 45 feet in height.

* Originally, our concept plans had five story apartment buildings
on the western portion of our site.

* Inresponse to neighbor concerns, we have reduced the height of
the buildings along the western portion of the site to three and
four stories (34’ 2” to 44’ 10”).

* This stepping of building height creates a much more desirable
visual impact and pulls more residential units further from single
family residential.




‘Ajsadoud sy 1nqe
Aj30341p 1Yl Sswoy ay3] JoJ 9Jud} ay3 Jo
9pIS SIDUMOBWOY 3y UO SU3343439A3 Y31y
,GT 1ue|d 031 Suliayjo aJe am ‘Ajjeuoilippy

05 AVM SS3NIddVH

"92U3J SIY3 apisul pajueld aq ||Im sgnays plue
s99J1 jJo Suideaspue| ua)ing "“Aliadouid ayi Jo saliepunog 1sam pue yinos ay)
8uoje paj|eisul aq ||Im (9p0d Ueyl Jays1y 1Y 7) 22ua) Y31y 1004 g ||eM PI|OS

jerpuapisay Ajiwe4 9jSuis woJay uiuaaads [ensip 104 1sanbay

‘ONI'dNOYH Ill

1nduj AJlunwiwo) 03 asuodsay LNANLSTIANI
TVLIAVO




CAPITAL :
IIIINVESTMENT Response to Community Input

GROUP,INC.

Apartments/Balconies Facing Frolic and Duneden Homes

In response to resident concerns, the westernmost portion of the
multifamily building has been reconfigured so that there are fewer
apartments, and only the corner units have balconies. We have also
removed all balconles that would be d|rectly facmg Duneden.

NAPPINESS WAY 50" RM
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CAPITAL >
IIIINVESTMENT Response to Community Input

GROUP,INC,

A wet retention pond will cause mosquitos and geese

* We have converted the pond to a dry detention basin
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Benefits to more Township

How this Development Benefits Sycamore Township?

* Acceleration of Real Estate Tax Payments allows Deer Park
School District to air condition the High School

* Continues to assist the Township in extending the period of
time that they have not asked for a tax increase on the ballot

* Provides high end housing option for expanding employment
base

* Helps to ensure continued success of Kenwood Towne Center
and companies based around it.
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CAPITAL
lII INVESTMENT Suburban Center/Corridor Kenwood/Montgomery Road Corridor Overlay — Special Public Interest District
GROUP,INC.
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CAPITAL
IIIINVESTMENT

GROUP, INC.

Sycamore Township Conditions for PUD Plan Approval

1. Compliance with purposes of the zone district where development will be located
— Yes, the SPI specifically allows for proposed development.

2. Consistency with adopted objectives and policies of the Township related to land
use

- Yes, the project supports and protect the residential neighborhoods; encourages private
enterprise and job growth within the Sycamore Center Core.

3. Compatibility with surrounding land use

— Yes, the core area where site is located is primarily made up of high intensity commercial
uses.
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CAPITAL
III INVESTMENT

GROUP,INC,

7. Whether modification of zoning and other regs. Are warranted by the innovative
design of the development plan

— Yes, the project includes multiple uses that no one zoning addresses, yet is in compliance
with the SPI District Zoning Overlay.

8. The adequacy of proposed pedestrian circulation system

— Yes, the development includes sidewalks and walking paths and handicap accessibility
throughout and protects pedestrians from Kenwood Road traffic.

9. The adequacy of the provisions for visual and acoustical privacy

— Yes, the building layouts, landscape buffers, heights, lighting, signage, and architectural
features were designed with visual and acoustical privacy in mind.
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Higher-density developments lower property values in
surrounding areas.

R A

No discernible difference exists in the appreciation rate of properties
located near higher-density development and those that are not. Some
research even shows that higher-density development can increase
property values.

1 he precise value of real estate is determined by many factors, and isolating
the impact of one factor can be difficult. Although location and school
district are the two most obvious determining factors of value, location

“  withina community and size and condition of the house also affect value.
Several studies have examined whether multifamily housing has any impact on the
value of nearby single-family detached houses. These studies have shown either no
impact or even a slightly positive impact on appreciation rates.

Haile Plantation

Haile Plantation is a Gainesville, Florida, icon. Although it is denser than surrounding
communities, the values of homes in Haile Plantation are often higher than the values of
houses in neighboring lower-density communities, because the traditional neighborhood
design employed there makes Haile Plantation more desirable and valuable. Beginning
with the master plan in 1979, Haile Plantation has been called one of the first new urban-
ist communities in the country. Developers Bob Rowe and Bob Kramer in conjunction
with the Haile Plantation Corporation developed the 1,700-acre site to include more than
2,700 units, ranging from single-family homes to townhouses and garden apartments. The
sense of community has only grown with the expansion of the development to include a
town center, a village green, trails, civic uses, and offices. Indeed, it is density and diver-
sity that together add value to this popular Florida community.

Homes in Haile Plantation sell for more than neighboring
homes because prospective buyers view the traditional
neighborhood design as a valuable and desirable amenity.
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E ANNUAL APPRECIATION FOR SINGLE-FAMILY
DETACHED HOMES BY NEARNESS TO MULTIFAMILY BUILDINGS

Concerned citizens should use the entitlement process to demand high-quality
development in their communities while understanding that density and adjacent

property values are not inversely related. Higher-density real estate developers
and investors in higher-density real estate need to appreciate the fact that most
Americans’ wealth is held in their home equity. Therefore, changes in property
values can have very real consequences to existing property owners. Likewise,
homeowners would benefit from knowing that developers make a substantial
financial commitment when investing in new higher-density projects. This invest-
ment is an incentive to make the project successful, which can give the commu-
nity leverage in working with the developer. Such interrelated and overlapping
economic interests among these stakeholders make it all the more likely that a
mutually beneficial agreement can be reached. Such an agreement can result in
a project that enhances the existing community, ensures the appreciation of resi-

’

dents’, developers’, and the local government

3

s financial interests, and addresses
the needs of current and future residents of the community and region.

N

Myth and Fact

| 15
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*Backup numbers to Rookwood Study

b:pergles ‘Adjacent to Rookwood

| Year _3655Burch Avenue % Change voy 3666 Burch Avenue % Change yov. % Change vov. A % Change vov Road % Change vov 3742 Edwards Road % Change vov 2705 Willard Ave %Changevov  3752Edwards Road % Change vov % Change vov 3914 % Change oy 3664Burch Ave % Change vov 3634 BesudenCt % Change vov. Average Value of Properties
| 1995 $103,80000 $70,200.00 $64,400.00 $114,100.00 $81,800.00 1$82,600.00 $142,800.00 $116,200.00 $71,500.00 $69,500.00 $69,100.00 $59,100.00 $87,091.67
| 1999 $114700.00 10% $91,200.00 B% 57840000 2% $141.20000 2% $13060000 6% _$144,400.00 75% $155,300.00 9% $132.300.00 1% $71,500.00 o $105,600.00 s2% $94,500.00 % $76,800.00 £ $111,375.00
002 $133,50000 1% $113,00000 19% $91,200.00 16% $164,400.00 16% $152,10000 16% $164,100.00 1% $167,40000 8% $154,000.00 16% $75,700.00 6% $122,900.00 16% $16400000  74% $95,100.00 4% $133,116.67
| 2005 513250000 1% $129,000.00 12% $124,20000 36% $202,000.00 2% $180,200.00 18% $144,400.00 -12% $179,600.00 ™* $200,400.00 30% $260,000.00 243% $140,000.00 1% $16900000 3% $99,600.00 5% $163,408.33
| 2008 $141,770.00 ™ $138,030.00 % $132,50000 ™ $216,140.00 % $176,600.00 2% $164,100.00 1% $195,770.00 9% $196,400.00 2% $283,400.00 9% $137,200.00 2% $18083000 7% $106,570.00 ™ $172,475.83
| 2011 $166,4%0.00 15% $137,160.00 1% $121,3%0.00 9% $207,880.00 4% $150,570.00 -15% $160,820.00 2% $192,690.00 2% $166,320.00 15% $182.790.00 -36% $161.830.00 18% $163.20000  -10% $120,000.00 8% $160928.33
2014 $207,500.00 20% $149,400,00 B% $132,320.00 9% $226,590.00 9% $164,120.00 9% $139,900.00 ~13% $181,130.00 -6% $181,290.00 9% $199,250.00 9% $176,390.00 9% $148,500.00 9% $130,800.00 9% $169,765.83
| 2017 $190,53000 9% $152,620.00 % $131,160.00 L% $195,000.00 -14% $253,180.00 4% $190,940.00 36% $199,840.00 10% $282310.00 56% $230,070.00 15% $210,520.00 19% s22250000  S0% $157,500.00 0% $201,347.50
B 6% i 54% 51% a1 8%/ 7% 29% 59% 9% 7% 69% 62%
E . 56.75%
Pperﬂes not located adjacent to Rookwood
Year  2831RosellaAve % Change yoy 3511SaybrookAve % Change yoy. Ave_% Change yoy A % Change yoy % Change yoy 3623 Herschel Ave % Change yoy 20 Arcadia Place %Changeyoy ~ 2842AstoriaAve % Change yoy 3560 Raymar % Change yoy 3142VictoriaAve % Change yoy 3561Paxton Ave % Change yoy 3415 Stettinlus Ave % Change yoy
| 199 $79,700.00 $108,000.00 $89,500.00 s 171.300.00 $ 123,600.00 s 86,300.00 s 137,300.00 H 96,900.00 S 32450000 S 36060000 $ 17030000 H 279,100.00 $168,925.00
| 1999 $80,00000 3 $127,20000 15% $104,300.00 7% $ 220,400.00 29% s 146,800.00 19% $ 116,400.00 35% $ 158,500.00 15% $  151,20000 56% $ 33570000 3% S 367,30000 2% $ 18420000 B% H 279,400.00 0% $189,283.33
| 2002 $9080000 2% $162.10000 2% $190200.00 82% S 256500.00 16% H 179,900.00 23% $ 128,500.00 10% _ H 184,500.00 16% S 17600000 16% S 427,00000 27% S 477.50000 30% S 25390000 38% s 37050000 33% $241,850.00
| 2005 $140,40000 5% $165,000.00 % 821650000 1% BT 263,700.00 3% $ 227,12000 26% s 156,400.00 22% $ 213,200.00 16% S 197,00000 12% $ 58120000 36% s 564,000.00 18% S 27480000 8% s 37050000 0% $280,818.33
_ 2008 $148,500.00 5% $178,160.00 7% $248,500.00 15% $ 282,160.00 7% $ 242,990.00 7% $ 167,350.00 7% $ 228,130.00 7% $ 210,790.00 7% § 621,880.00 7% $ 603,580.00 7% $  294,040.00 7% $ 396,430.00 7% $301,875.83
L 2011 $136,840.00 g% $173,230.00 3% $248,00000 (S _249,850.00 -11% s 227,12000 7% $ 17470000 4% s 212,000 -7% S 20747000 2% $  568620.00 -9% S 53521000 -11% S 27426000 -7% H 381,110.00 -4% $282,369.17
| 014 $149,160.00 5 $188,820.00 5% $27032000 9% H _272,340.00 9% $ 247,560.00 9% s 190,430.00 9% $ 231,100.00 9% S 20800000 0% S 61979000 9% $ 583,380.00 9% S 298,34000 9% H 41541000 9% $306,270.83
L 017 $169,340.00 2% $197,780.00 S% 521642000 -20% $ 303,100.00 1% H 256,280.00 4% s 199,500.00 5% $ 297,470.00 29% S 22500000 8% $ 67406000 9% $ 638,850.00 10% $ 33032000 10% H 454,14000 9% $330,188.33
@ y R 53% 5% 1 - el _43% s2%! 57% 54% 7% 52% 2% 8% 9%
L - 1 - - - 48.8a%

aeenwr



{

Property Value Study 3:

49 hundred Apartments, a four story 270
unit apartment project in downtown Blue
Ash.

The same methodology was used as the
Rookwood Study. However, we only
studied houses adjacent to the project.
We found that homes increased at a
rate of 4.15% during the construction
and lease up of 49 Hundred apartments.

By: CIG
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Special: Does Mixed-Use Housing Decrease Home Value? | Facts Matter Addison
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FACTS MATTER, ADDISON 5

ADDRESSING REAL ISSUES WITH REAL FACTS

Special: Does Mixed-Use Housing
Decrease Home Value?

Published on June 14, 2016 — in Addison Grove/Addison Texas
Council/Economics/Infrastructure/Sam's Club — by Bette Price

ver since plans were approved to build mixed-use

housing on the old Sam’s property, rumors have been

abundant. Most of the negative rumors have dealt with
the apartment phase of the project. Perhaps the most
disturbing is the latest rumor being touted by, of all things, a
resident realtor. “You’d better put your home on the market
now before the values crumble,” one resident was told by this
realtor.

To discern some reality about the impact of multifamily on
single-family homes, Facts Matter decided to do a little
research and provide you with some factual information.

https://factsmatteraddison.com/special-informational-article-mixed-use-housing-decrease-home-value/ 110
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~ fornew mocwiw units is :me\ﬁo increase faster than the -

population itself is projected to grow. The study projects that
between 2005 and 2030, the number of households will rise by
almost 30 percent—that is, 33 million new households.

The study further suggests that by 2030 the number of
additional housing units needed is actually greater than 33
million because an estimated 17 million existing housing units
will fall out of housing stock due to deterioration or
destruction. Thus, some 50 million new housing units will have
to be added to the stock between 2005-2030. Multifamily rental
housing will play an increasingly important role in providing
needed housing.

Redpath agrees with these projections. “We have an aging
population with the Baby Boomers and they want to sell their
big houses. They want to get out of the maintenance so they’re
looking for townhouses or they’re looking for apartments.
We're seeing a lot of them rent apartments temporarily for a
year or two until they decide what they want to do,” she said.
She cites the Estancia townhome apartments in the
Prestonwood section, which borders on Addison between
Arapaho and Beltline, as a perfect example. “It’s very, very
popular,” she said. “People can walk to the theatre, walk to
restaurants. I’ve had families recently that have moved there. I
think the perception of people who are living in apartments has
changed. It’s a higher grade of tenant.”

Attitudes Reflect Opposition

Opposition to multifamily housing is expressed most
fundamentally in attitudes. Those attitudes are generally
established based on misperceptions, the Harvard study found.
A significant amount of resistance is based on lack of
information, misperceptions, or exaggerated fears of project
impact. Anti-apartment stakeholders rely on these unproven
arguments:

» Multifamily apartments lower the value of single-family
homes in the neighborhood.

= People who live in apartments are less desirable neighbors
and more likely to engage in anti-social behavior.

https://factsmatteraddison.com/special-informational-article-mixed-use-housing-decrease-home-vaiue/ 3/10
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"~ unitinan apartment. The difference is even greater on the

Menu i v Q

weekend: 58 percent more trips on Saturdays and 50 percent
more trips on Sundays. The difference is seen not only in totals,
but also at the peak hours, morning and afternoon, weekdays
and weekends. By any measure it is clear that single-family
houses generate more automobile traffic than apartments or
any other type of housing.

Redpath agrees with the Harvard study and also points out that
retail also brings more traffic than apartments. “It’s just like
the traffic at that Whole Foods has brought to the former
Sakowitz Village,” she points out. “The traffic there is much
more than if that was an apartment.”

Finally we come to the personal investment issue—Property
Values. The fear that housing density will hurt property values
is primarily based on anecdotes the study states. Most
research, however, has come to a different conclusion—
multifamily housing does not cause neighboring property
values to decline.

Extensive case studies in six research works measured a variety
of relevant characteristics, including house price, price per
square foot, house price appreciation, time on the market and
ratio of sales price to asking price in order to assess “the worst-
case scenarios of multi-family intrusion into a single-family
neighborhood. “ Their conclusions:

“We find that large, dense, multi-family rental
developments do not negatively impact the sales
price of nearhy single-family homes.” (MIT
Center for Real Estate)

Once again, Redpath agrees. “I don’t think your property values
are going to go down [with the Addison Grove project] because
the apartment is surrounded by townhouses,” she said. “To me
your property values would go down more if you had another
big box store there or retail.” The townhouses, she notes, are
buffers and “the people who buy the townhouses know they are
going to be adjacent to apartments.” Plus, she ads, “those
apartments are going to be high rent.”

https://factsmatteraddison.com/special-informational-article-mixed-use-housing-decrease-home-value/ 5/10
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announced, approved, constructed, occupled, and integréted into the resident communities.

We then examined the relationship between the large-scale, high-density, mixed-income
rental developments and single-family home values. Using hedonic modeling to create comparative
house price indexes for each impact area and an appropriate control area (the remainder of
the host community) determined how home values had changed over time within the impact
and control areas. As will be demonstrated in the report, the results in all seven case study
towns lead us to conclude that the introduction of large-scale, high-density mixed-income rental
developments in single-family neighborhoods does not affect the value of surrounding homes.

The fear of potential asset-value loss among suburban homeowners is misplaced.
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INTRODUCTION AND BACKGROUND ‘

Resistance to multifamily rental housing is a growing phenomenon in communities around the coun-
try. Indeed, opposition to any type of new housing development has become so pervasive that the
area of community resistance has spawned its own vocabulary. Multifamily housing is characterized
by some citizens as a “NIMBY” project (Not in My Backyard). Apartments are condemned as “LU-
LUs” (“Locally Unwanted Land Uses”). We even have “CAVEs” (Citizens Against Virtually Every-
thing) and they want “BANANASs” (to Build Absolutely Nothing Anywhere Near Anyone).

Putting whimsical acronyms aside, citizen resistance to multifamily rental housing is not a humorous
issue. In fact, community opposition to these development projects runs smack up against powerful
demographic trends. Population growth in the U.S. continues at a high level — certainly in compari-
son with other developed countries — and will require considerable new residential construction.
Even a brief examination makes this clear.

The U.S. population is expected to increase over the next 20 years at an average annual rate of
0.83 percent — which would result in a cumulative increase of 23 percent, or 68 million people. This
figure is twice the size of today’s most populous state, California, which has almost 34 million peo-
ple. In fact, the projected number of new residents in the next two decades is larger than the number
of people who currently live in the Northeast (54 million), Midwest (64 million), or West (64 million).
Clearly, population growth is an issue of critical importance for the U.S.

What's more, the growth in households will be even greater than population growth itself. The aver-
age size of a household has been dropping for more than a century. In 1900, an average of 4.6 peo-
ple lived in each household. By 2004, there was an average of only 2.6 people per household. While
this decline is partly the result of families having fewer children, it is mainly the result of changing
household composition. In 1960, single-person households made up 13 percent of all households,
while married couples with children made up another 44 percent. The share of single-person house-
holds has doubled since then while the number of married couples with children has fallen to only 23
percent. Married couples without children remain the most common type of household, as they have
been since 1982, even though their share of the total has waned a bit over that time. The Joint Cen-
ter moﬁ Housing Studies projects that average household size will decline a bit more before stabiliz-
ing.

The upshot is that the demand for new housing units is likely to increase faster than the population
itself is projected to grow. Extending the Joint Center for Housing Studies’ projections for 2020 an-
other decade suggests that between 2005 and 2030, the number of households will rise by almost
30 percent — that is, 33 million new households.

The number of additional housing units needed by 2030 is actually greater than 33 million, however,
because an estimated 17 million existing housing units will fall out of the housing stock due to dete-
rioration or destruction.® Thus, some 50 million new housing units will have to be added to the stock
between 2005-2030. This is both a daunting challenge and a ray of hope — we have an opportunity

' Of the nine countries that will account for half the world’s population growth from 2005-2050, the only devel-
oped nation is the U.S. See: United Nations, World Population Prospects: The 2004 Revision, vol. 3, p. Xv.
Available at: http://www.un.org/esa/population/publications/\WWPP2004/2004EnglishES.pdf

2 The Joint Center’s forecast is that the overall headship rate will continue to rise somewhat before stabilizing,
but the overall headship rate is just the inverse of the average household size.

® Authors’ interpolation based on Arthur C. Nelson, “Toward A New Metropolis: The Opportunity to Rebuild
America,” Brookings Institution Metropolitan Policy Program, December 2004.
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Even in areas with high quality schools, we suspect that the mix of apartment units the market would
offer (absent any pressure, in either direction, from local officials) would still feature fewer units with
three or more bedrooms than would be provided by single-family housing. With few, if any, excep-
tions, the market for conventional apartments with three or more bedrooms historically has been
much thinner than the market for one- and two-bedroom units; for this reason, three-bedroom floor
plans tend to be a small portion of the total unit count. With average household size not expected to
increase, it's hard to see why this would change.

Regarding the second point, without the apartment building in the neighborhood, the other 90
households will presumably have to move to some other local area, thereby burdening some other
school district. This is a classic NIMBY point of view, and leads inexorably to the idea that the best
development is actually no development, as this wouldn’t “burden” the school district at all. Such an
argument might hold sway among some local residents, but it offers no help to local and regional
planners who are trying to manage current and projected growth in the most beneficial ways.

The issue needs to be framed more broadly. The total number of schoolchildren in any large region
(or for the U.S. as a whole) is surely not determined by the number and type of housing units avail-
able. The question, then, is: where will they be housed and educated? Whether a jurisdiction
chooses to permit multifamily rental housing or not, that question must still be answered.

Beyond that, the latest household projections from the Joint Center show that households with chil-
dren under 18 years of age will make up only a small fraction of the total increase. Specifically, more
than 80 percent of the increase in the number of households from 2005-2015 will come from married
couples with no children plus single-person households.”® To some extent, therefore, the key issue
may not be whether new housing developments impose a burden on local schools, but rather
whether communities will develop the kind of housing that would attract households without children.

With other types of infrastructure, high-density development actually is more efficient than low-
density development. By their very nature, longer sewer lines and sprawling utility (water, gas, and
electric) supply systems are more costly; traditional development patterns also dictate expensive
road construction. In addition, local governments must provide fire and police protection (as well as
other services) over a larger area. By contrast, compact development benefits from economies of
scale and geographic scope — and these benefits are large, potentially saving more than $125 billion
in the 2000-2025 time frame."’

Thus, rather than imposing a greater burden on local governments, higher density developments like
apartments are actually more fiscally prudent than traditional suburban sprawl.

Traffic

Does compact development really cause an increase in traffic congestion and parking problems, as
opponents often claim? To residents of the neighborhood where such development might take
place, an increase in congestion seems self-evident — but only by comparing an apartment devel-
opment to the status quo (i.e., no development). The proper comparison, however, is to the impact
on congestion of an equal number of new single-family units.

1% Authors’ calculations based on George S. Masnick and Eric S. Belsky, “Revised Interim Joint Center House-
hold Projections,” Cambridge, MA, 2006, pp. 31-32.

" Mark Muro and Robert Puentes, “Investing In A Better Future: A Review of the Fiscal and Competitive Ad-
vantages of Smarter Growth Development Patterns.” Washington, DC: Brookings Institution Center on Urban
and Metropolitan Policy, March 2004. The authors take note of possible countervailing costs, such as the
higher load placed on roads and sewer lines in more densely populated areas. See also Richard M. Haughey,
Higher-Density Development: Myth and Fact. Washington, DC: Urban Land Institute, 2005.
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studies that have tried to quantify the impact of geography on this, it seems evident that there is an
important property-type effect. Consider the reverse situation, namely residential development near
a transportation node such as a subway station. The number of single-family detached houses that
can be built within walking distance of the station is clearly much less than the number of multifamily
residences — whether for-rent or for-sale — that can be built there. To take advantage of the transit
nodes, it simply makes sense to take advantage of the fact that compact, higher-density housing is
inherently better suited to such development.

Property Values

Concerns that multifamily rental housing will lower the value of their single-family houses has driven
many residents to oppose new apartment developments in or near their neighborhoods. Proposals
for low-income apartments are especially likely to trigger property value concerns, but even market
rate rental housing can give rise to arguments that apartments lower property values and damage
the community’s reputation. Local officials often echo these property value claims, either because
they believe lower property values will injure their community’s tax base or reputation or because
they want to sound responsive to constituent concerns.

The fear that housing density will hurt property values seems to be primarily based on anecdotes. By
contrast, most research has come to a different conclusion: in general, neither multifamily rental
housing, nor low-income housing, causes neighboring property values to decline.

Two studies have taken a macro look at home values and house appreciation near multifamily hous-
ing properties. One study focused on “working communities” throughout the nation — neighborhoods
of predominantly low- and moderate-income working households. The study looked at data from the
2000 US Census and compared house values in those communities with the share of multifamily
housing in those communities. The conclusion: working communities with multifamily dwellings ac-
tually have higher property values than other types of working communities. in other words, the av-
erage value of owner-occupied houses was highest in working communities with the most multifam-
ily units. In fact, among working communities, “the high multifamily areas had the highest home val-
ues, the mixed-stock areas the next highest, and the single-family areas had the lowest.”"® The study
also noted a similar phenomenon with respect to income: among working communities, higher
household income was positively associated with the share of multifamily housing.'®

The other macro analysis compared the rate of property value appreciation for houses with multifam-
ily housing nearby with the appreciation rate for houses with no multifamily housing nearby. Houses
with apartments nearby actually enjoy a slightly higher appreciation rate than houses that don't have
apartments nearby. Homes that are not located in multifamily areas appreciated at an average an-
nual rate of 3.59 percent between 1987 and 1997, compared with a higher appreciation rate of 3.96
percent for houses near multifamily buildings. For the 1997-1999 period, the figures were 2.66 per-
cent and 2.90 percent, respectively.'’

Case studies examining individual sites and metro areas have been used in six recent research
works to get a more detailed picture of the effects of multifamily and/or subsidized single-family
properties. These studies measured the possible impact of a range of property types on surrounding
property values, including the potential impacts of conventional apartments, mixed-income multifam-
ily rentals, low-income housing tax credit developments, and federally-assisted rental housing pro-
jects. Researchers measured a variety of relevant characteristics, including house price, price per

'® Alexander von Hoffman, Eric Belsky, James DeNormandi, and Rachel Bratt, “America’s Working Communi-

Mm%m and the Impact of Multifamily Housing,” Cambridge, MA: Joint Center for Housing Studies, 2004, p. 17.
Ibid., p. 16.

7 National Association of Home Builders, “Multifamily Market Outlook,” Washington, DC, November 2001, pp.

3-4.
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Social Interaction and Crime

Opponents of rental housing often argue that while people who own their homes are invested in the
long-term success and safety of a community, people who rent apartments are merely short-term
transients and therefore less desirable neighbors. That view has a long history and probably seems
so unremarkable, so obvious, that proof is unnecessary. Nonetheless, some researchers have tried
to discover whether homeownership creates a positive social benefit compared to rental housing.
While the scope of their research is rather broad, for present purposes we focus on two aspects: (i)
renters vs. owners as neighbors (citizens); and (ii) renters and crime.?*

The view that renters are not as engaged in their communities as owners seems to arise from the
two apparent characteristics of renters: (i) by definition, they don’t own their own residence, hence
are thought to have less of a “stake” in the community; and (ii) they tend to move more often. These
characteristics are seen as making them transitory residents, perhaps more akin to visitors than to
long-term residents.

But there are also countervailing forces. For example, single-family renters do not tear down old
houses and replace them with “McMansions,” a phenomenon that can greatly alter neighborhoods,
in ways that are not always desired by the existing residents.

In addition, it is important to recognize that housing tenure is different from residential stability.
Housing tenure refers to how long an individual has lived in one place, while neighborhood stability
reflects the quality, cohesion and safety of a community. It is the latter that may be the key factor:
“Between 4 and 92 percent of the effect of homeownership and citizenship is operating primarily be-
cause homeownership is associated with lower mobility rates.”? Stability itself is relative: in Western
Europe, for example, many renters have lower turnover rates than U.S. homeowners. To the degree
that there may be positive benefits from lower turnover, then the focus ought to be on increasing
residential stability rather than trying to restrict choice of tenure.?®

Neighborhood residents may be less interested in distinguishing the exact cause than in ensuring
the best outcome, and for many, promoting homeownership rather than renting seems an effective
way to do so. In fact, that turns out not to be the case:

¢ Apartment residents are almost twice as likely to socialize with their neighbors as owners
of single-family houses (33 percent vs. 17 percent).

e Apartment residents are just as likely as house owners to be involved in structured social
groups like sports teams, book clubs, and the like (22 percent for sports groups, 10-11
percent for other groups).

e Apartment residents are only slightly less likely to attend religious services at least once a
month (44 percent vs. 55 percent).

e Just like single-family owners, apartment residents identify closely with the town or city
they live in (60 percent for apartment residents vs. 64 percent for single-family owners).

24 For a good, critical summary of the scope of such research, see William M. Rohe, Shannon Van Zandt, and
George McCarthy, “The Social Benefits and Costs of Home Ownership: A Critical Assessment of the Re-
search,” in Nicolas P. Retsinas and Eric S. Belsky, eds., Low-Income Homeownership: Examining the Unex-
amined Goal (Washington, DC: Brookings Institution Press, 2002).

% Denise DiPasquale and Edward L. Glaeser, “Incentives and Social Capital: Are Homeowners Better Citi-
zens?” Journal of Urban Economics, Vol. 45, Nr. 2 (March 1999).

% Apgar notes that disentangling the many factors that influence behavior in order to isolate the impact of ten-
ure alone is exceedingly complex. See: William Apgar, Rethinking Rental Housing: Expanding the Ability of
Rental Housing to Serve as a Pathway to Economic and Social Opportunity,” Joint Center for Housing Studies
Working Paper W04-11, December 2004.
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