
 

 

 
To: 

 
Members of Dublin City Council 

From: Dana L. McDaniel, City Manager 
Date: January 12, 2021 

Initiated By: Jennifer M. Rauch, AICP, Planning Director  
Tammy Noble, Senior Planner 
Devayani Puranik, Senior Planner 

Re: MORPC Central Ohio Regional Housing Strategy, September 2020 
Summary  
The Mid-Ohio Regional Planning Commission, the City of Columbus, Franklin County, and other 
regional partners including the City of Dublin embarked on the Regional Housing Strategy in 
mid-2019. The housing strategy is in the final stages of completion and final report format was 
presented in a virtual stakeholder meeting on August 18, 2020. This memo summarizes the 
Regional Housing Strategy report format and action items as it related to the City of Dublin. 

 
Background 
The Mid-Ohio Regional Planning Commission (MORPC) initiated the Central Ohio Regional 
Housing Strategy (RHS) in August 2019 building on the findings of the MORPC Insight 2050 
Study. A series of funding partners, including the City of Dublin and other Central Ohio cities: 
Columbus, Delaware, Grove City, Lancaster, Whitehall, Upper Arlington, New Albany, Marysville, 
Delaware, and Westerville; counties: Franklin, Union, and Licking; the Columbus Partnership 
and many of its members; and The Columbus Foundation were engaged in the Housing 
Strategy. Enterprise Community Partners, Inc., a non-profit company based in Washington D.C. 
serves as the lead consultant for the project with support from Ice Miller, RAMA Consulting, and 
Vogt Strategic Insight. The Strategy reviewed data from previous studies and supplemented 
with additional data to provide comprehensive view of today’s housing market.  
 
The scope of work for the RHS included: 

• Develop a baseline understanding or regional housing needs 
• Build Central Ohio’s regional housing framework for action 
• Develop support for local action 
• Create a system to track and report implementation progress 
• Develop and deliver Regional Housing Study and 10-year Strategic Plan 

 
The RHS process was shared with the funding partners in August 2019 with the initial 
conclusion that the region, as a whole, lacks accessible housing. A more in-depth review of the 
data was provided in November 2019 where funding partners participated in an input session to 
review the data, clarify, and reflect on the findings the data suggests, providing more analysis 
and understanding of the data. The first in a series of strategy sessions was conducted on 
February 7, 2020 to review and agree upon the principles that guided strategy decisions, and 
introduced and prioritized potential actions the region could take regarding the RHS. At the April 
21, 2020 virtual strategy session, submarkets analysis was presented with characteristics, 
displacement risk analysis, opportunity mapping, and inventory of funding sources.  
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Regional Housing Strategy, September 2020 Update 
The following sections are included in the final report. 
 
Executive Summary (Attachment 2. RHS_Exec_Summary) 
The past decade has been one of historic growth for Central Ohio, and that growth is expected 
to continue for the foreseeable future. MORPC Insights 2050 study projected the region to have 
as many as 3 million residents by 2050. In addition, the regional demographics is changing. 
Increases in both the young adult and 65 and older populations are shifting housing 
preferences. Furthermore, the highly competitive real estate market and a persistently high 
poverty rate have led to more vulnerable groups struggling to find housing in neighborhoods of 
their choice. 
“The Central Ohio Regional Housing Strategy (RHS) sets forth a bold vision: A future where 
growth and recovery help realize more equity among Central Ohioans, not less. Housing—where 
it’s built or maintained, who it’s for, and how it’s priced—can be a platform to achieve this 
vision.” 
The RHS includes the critical housing issues identified in the Central Ohio region and applicable 
RHS priority actions for each of the core issues. These include- 

• Issue: Increased competition for homes 
o Priority Action: Adopt a “Green Tape” development review process 

• Issue: Housing instability among Central Ohioans  
o Priority Action: More tenant-based rental assistance to address housing 

instability 
• Issue: Barriers limiting access to homes 

o Priority Action: Enact source of income protection laws (or otherwise expand 
fair housing laws 

• Issue: Limited supply of homes priced for low-income households 
o Priority Action: Create a State housing tax credit to support priority housing 

development 
• Issue: Demand for more homes serving a wider range of ages, abilities, and households 

o Priority Action: Create a pilot that supports the development of diverse, lower-
cost housing products, leveraging innovative design and construction techniques 

 
Summary of Existing Conditions (Attachment 3. RHS_Existing_Conditions) 
From 2010 to 2019, Central Ohio’s population grew from 1.8 million to 2.0 million, meaning 
nearly 24,000 additional residents annually, or about 65 new residents every single day. While it 
has long been a growing region, Central Ohio’s growth in the 2010s was extraordinary, with 
some of the highest single year growth ever experienced. The distribution of growth also shifted 
in the 2010s, becoming increasingly concentrated in Franklin County.  
Relative to their existing population, all other counties in the region are expected to have strong 
growth as well. Delaware County is expected to increase households by 41% during the 
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projection period, Union County by 37%, Franklin County by 33%, and Licking County by 25%.  
The Central Ohio region has been underbuilding housing units for about the past 10 years. To 
keep up with projected growth, the region is expected to need nearly 266,000 additional 
housing units by 2050; 127,000 of which would be needed in the next 10 years. To hit the 
projected 2050 target, housing annual production will have to be boosted from 7,500 to 8,300 
units (about a 10% increase) every year for the next three decades regardless of periods of 
faster or slower growth.  
In the near-term, the region needs to boost housing production even more, building nearly 
11,000 units annually to meet projected demand by 2030—an increase of 40% over past 
trends. In order to stabilize housing costs, it may be necessary to boost production even more 
in the near-term in order to restore the housing market to a level of surplus that reduces 
competition among housing consumers, and expands housing options across price points and 
housing needs. Without an increase of available supply, prices will get pushed higher, and 
competition for housing will increase the struggle for residents with housing challenges or 
limitations. 
 
Regional Housing Submarket Summaries (Attachment 4. RHS_Submkt_Summaries) 
Housing needs and opportunities vary across Central Ohio. An analysis of housing measures 
resulted in a set of 23 defining characteristics affecting 12 submarkets in different ways in 
Central Ohio. Learn more about region’s housing submarkets and unique characteristics in this 
section. 
The City of Dublin is part of the Submarket 1- Late Century Suburbs  
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Regional Funding Resources & Investment Allocation Portfolio (Attachment 5. 
RHS_Funding_Inventory_Final) 
This section illustrates how Central Ohio’s current housing investments are allocated, relative to 
regional housing needs and priorities. It summarizes existing resources, barriers impacting the 
effectiveness of those resources, and key financing gaps. It concludes with actions that funders 
in the region can take to support regional housing goals. 
The accompanying Investment Allocation Portfolio inventories all known sources of funding for 
residential development and resident assistance (for renters and homeowners) by geography, 
financing type, and more. 
 
Implementer’s Toolkit (Attachment 6. Implementation Toolkit_City of Dublin) 
The Regional Housing Strategy Implementer’s Toolkit provides a menu of actions that decision-
makers across Central Ohio can take to implement the RHS vision of “a region where housing 
acts as a platform for equitable growth.” Over a hundred actions can be explored in an 
interactive Implementer’s Toolkit, targeting the list to a particular community or housing issue. 
https://www.morpc.org/rhs/regional-housing-strategy-implementers-toolkit/ 
For the City of Dublin, the identified Core Housing Issues include- 

• Barriers limiting access 
• Demand for a wider range of homes 
• Housing instability 
• Increased competition for homes 
• Limited supply for low-income households 

Relevant Action items and recommendations are included to mitigate each of the core housing 
issue in the toolkit. 
 
Case Studies 
Best practice case studies from around the country were identified to inform the RHS 
Implementer’s Toolkit. These examples illustrate how housing policy and funding models, plus 
innovative partnerships, can be turned into scalable strategies to move the market in Central 
Ohio. This report will be available soon. 
 
Public Involvement Plan 
The RHS was guided and informed by stakeholders with experience in addressing housing 
issues in Central Ohio. Throughout the study, a project team led by the Mid-Ohio Regional 
Planning Commission (MORPC) conducted stakeholder engagement activities to build an 
actionable housing strategy that is representative of Central Ohio. This report highlights key 
findings and themes from feedback gathered through these activities. This report will be 
available soon. 
 
Local Housing Action Agendas (Attachment 7. RHS_LHAA) 
Local Housing Action Agendas will translate Central Ohio’s regional housing vision and 
recommendations from the RHS into meaningful local action on housing issues across a diverse 

https://www.morpc.org/rhs/regional-housing-strategy-implementers-toolkit/
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region. A Local Housing Action Agenda articulates how individual jurisdictions in Central Ohio 
will act on regional and local housing needs. MORPC will lead this process in partnership with 
local jurisdictions. 
 
Next Steps 
MORPC will continue to work with its members to create Local Housing Action Agendas that 
translate Central Ohio’s regional housing vision and strategy framework into meaningful local 
action on housing issues, accounting for unique local priorities and context. Each agenda will 
include a jurisdiction-specific overview of housing needs and top priorities for local action, with 
a specific eye towards advancing equitable growth and building community resilience. The 
process of developing each agenda will offer opportunities to engage a broader range of 
community stakeholders in crafting local housing solutions across the region. 
In partnership with these efforts, Dublin staff would like to continue these efforts and analyze 
housing needs that are more specific to our community.  This next phase of a housing study 
would not only include resources for housing strategies but more importantly would be focused 
on an inventory of our existing housing supply, our anticipated housing needs, and strategies to 
ensure we meet these housing needs in the future.  This study may include consultants that 
have expertise in housing and market needs and help the City align our goals with this 
fundamental need for our community.   
 
Recommendations 
Review final recommendations of the Central Ohio Regional Housing Study and provide any 
additional direction to staff regarding next steps, including the desire of City Council to review 
the topic more in depth as part of designated Council committee work, or as a future Council 
work session.   
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Funding Partners
The following Project Sponsors provided funding support for the Regional Housing Strategy: 
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In addition to the Project Sponsors, the following organizations provided direction to the Regional 
Housing Strategy as members of its Advisory Board:

Affordable Housing Alliance of Central Ohio
Affordable Housing Trust
Age Friendly Communities 
Alliance for the American Dream at Ohio State
Village of Ashville
Building Industry Association of Central Ohio
The BREAD Organization
Central Ohio Transit Authority
Columbus Metropolitan Housing Authority
Columbus Urban League
Community Development for All People
Community Shelter Board
Connect Realty
Delaware County Transit
Del-Co Water
Delaware County
DRK Realty
First Commonwealth Bank
GROW Licking County 
Healthy Homes
Homeport
Homes on the Hill
Kaufman Development

Lancaster Fairfield Community Action Agency
Legal Aid Society
Licking County Coalition for Housing 
Licking County Job & Family Services
Licking County United Way
Move to PROSPER
National Church Residences
Ohio Capital Corporation for Housing
Ohio Housing Finance Authority
Ohio State Center for Real Estate
The Ohio State University
Omni Title
City of Reynoldsburg
Star House
United Way of Central Ohio
United Way of Delaware County
US Together
Wagenbrenner Development
Woda Cooper
Workforce Development Board of Central Ohio
YMCA 
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Advisory Board

In accordance with requirements of the US Department of Transportation (USDOT), MORPC does not 
discriminate on the basis of race, color, national origin, gender, or disability in employment practices 
or in programs or activities. More information on non-discrimination resources and related MORPC 
policies is available at www.morpc.org.
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The past decade has been one of historic growth for Central Ohio, and 
that growth is expected to continue for the foreseeable future – with the 
Mid-Ohio Regional Planning Commission (MORPC) projecting the 
region to have as many as 3 million residents by 2050. Not only is the 
region growing; it is changing. Increases in both
the young adult and 65 and older populations are shifting housing 
preferences. Furthermore, the highly competitive real estate market and 
a persistently high poverty rate have led to more vulnerable groups 
struggling to find housing in neighborhoods of their choice.

The Central Ohio Regional Housing Strategy (RHS) sets forth 
a bold vision: A future where growth and recovery help realize 
more equity among Central Ohioans, not less. Housing—where it’s 
built or maintained, who it’s for, and how it’s priced—can be a 
platform to achieve this vision.

Central Ohio is at a 
    critical inflection point. 

A NOTE ON THE EVENTS OF 2020

How was the RHS developed?
The RHS is a collaborative effort by public and private partners across the Central Ohio Region, led 
by MORPC, the City of Columbus, and Franklin County. It was supported by the consultant team of 
Enterprise Community Partners, Inc., Ice Miller LLP, RAMA Consulting Group, and Vogt Strategic 
Insights. The RHS would not have been possible without the wide range of stakeholders who 
committed time and resources to this effort.

The process began with a thorough investigation of existing and projected housing needs in the 
region, grounded by both quantitative and qualitative assessments to understand housing supply and 
demand throughout the region, barriers to development, and the regional housing finance landscape. 

From there, potential investment strategies and housing interventions were identified, based on 
national best practices. These strategies were vetted with regional stakeholders to better understand 
their regional relevance and viability, resulting in region-specific recommendations for future action. 
Each strategy was then aligned with the various housing submarket conditions throughout the region 
to help decisionmakers choose among the potential interventions for implementation.

Stakeholder engagement was the backbone of this process. Engagement activities included 
stakeholder convenings, regional strategy workshops, informant interviews and focus groups, and an 
on-line community survey. More information about this process may be found in the Stakeholder 
Engagement Summary. 

The RHS engagement strategy focused on ground-truthing findings and recommendations 
while building the capacity of decisionmakers to implement regional housing solutions. Further 
engagement with a broader range of community members is necessary to advance the RHS vision 
and ensure implementation is grounded in the full range of Central Ohioans’ lived experiences. 

6

The Regional Housing Strategy was developed during the 2020 COVID-19 pandemic. Although at the time 
of writing, it remains unclear what the true impacts of the pandemic will be on the region’s housing market, 
COVID-19 and the civil unrest experienced across the country have changed the lens through which we 
view issues such as housing. 

Anecdotal evidence suggests housing instability, including homelessness, may affect more people, 
including people who have never had concerns about affording their homes before. Moreover, we have all 
witnessed and felt the sadness, the outrage, and the frustration concerning senseless deaths and 
unnecessary trauma across the nation and closer to home. These tragedies impact us deeply and cast a 
brighter light on racism and its long legacy and impact on every community. 

The Regional Housing Strategy seeks to be responsive to the uncertainty generated by COVID-19, to 
address disparities through action, and to reaffirm Central Ohio’s commitment to inclusive and equitable 
housing. It creates a strong and agile toolkit that can address a wide range of housing issues in ways that 
use housing as a platform for equitable growth and recovery . Committing to and taking local action on 
housing issues positions the region to tackle housing instability and socioeconomic disparities, and 
promotes stability and resilience among Central Ohio households.   
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Increased competition for homes, driven by increased population growth, a low 
rate of housing production, and lasting impacts from the Great Recession.

Barriers limiting access to homes, including disparities in lending practic-
es, creditworthiness, housing instability, and housing discrimination.

Limited supply of homes priced for low-income households, as more 
homes are built at higher price points, the region loses some of its existing affordable 
options (including single-family rentals and expiring subsidized housing), and demand 
for rental assistance continues to outweigh supply.

Demand for more homes that serve a wider range of ages, abilities, and 
household sizes, which is growing as a result of the region’s changing demographics. 
This includes trends like the increasing racial and ethnic diversity in Central Ohio and the 
growing number of both older and younger adults in the region.

Housing instability among Central Ohioans, as reflected in the region’s 
rates of cost-burden, evictions, homelessness, and homes in need of repair.

The core regional housing issues.

People and areas across Central Ohio do not universally experience these issues in the same way or to the same extent. Some people – including low- and 
moderate-income households, families with children, people of color, older adults, and people living with disabilities – are more acutely impacted by these 
housing issues. And these issues often look different in different areas of the region. Recognizing this, the RHS provides tailored data and solutions that 
speak to the range of submarket conditions across the region.

More information about regionwide and submarket-specific housing conditions in Central Ohio may be found in the RHS Existing Conditions summary.



What issues does the region face?
Housing issues are not new to the region. In fact, most are well-documented in previous reports – includ-
ing the Columbus and Franklin County Affordable Housing Challenge and Joint Analysis of Impediments 
to Fair Housing Choice, insight2050, and the Ohio Housing Finance Agency’s annual Housing Needs 
Assessment. The RHS set out not only to deepen the region’s understanding of these issues, but also to 
investigate the barriers that were holding the region back from addressing them.

The following barriers rose to the top:

Like the issues themselves, the barriers to addressing them vary significantly across the region. The 
housing finance landscape is a key example of this: there are many more resources for development 
financing and direct housing assistance within Columbus and Franklin County, compared to 
surrounding counties. To account for this variation, the RHS includes an Investment Allocation 
Portfolio that demonstrates what it will take, from a funding perspective, to address regional priorities 
and needs.

Not-In-My-Backyard (NIMBY) attitudes and negative perceptions about 
housing density and affordability, resulting in a lack of public and political 
support that affects development feasibility in Central Ohio.

Increasing costs of residential development, including land costs, site selection, 
and regulatory costs. This can decrease production, particularly of housing at lower 
price points. The increased cost of construction materials and labor were identified 
as key drivers in the economics of residential development in Central Ohio.

Uncertainty associated with local land use processes and 
standards, driven by significant variations in local policies, processes 
and standards with little centralized information to help navigate the 
process. This increases the time and cost of development.

Need for more assistance than available resources, across multiple fronts. From rental 
assistance to support for home repairs, demand dwarfs available programs. This need 
plays out in the region’s housing finance landscape as well, where limited gap financing 
has created an over-dependence on Low-Income Housing Tax Credits to produce 
affordable housing in the region.

Where do we go from here?
The RHS culminates in a robust Implementer’s Toolkit that includes more than 100 different actions, 
designed to equip leaders across Central Ohio with the information and tools to action on the region’s 
most pressing housing issues – whether they are a local or state government official, a member of the 
development community, an employer, a housing advocate, a financial institution or philanthropy, the 
administrator of a housing program, or an interested citizen. 

From the toolkit, stakeholders involved in the RHS process adopted the following actions as top 
priorities for the near-term.

Priority actions elevated at the August 2020 stakeholder working session.
At this workshop, stakeholders prioritized among selected actions for each of the five core regional 
housing issues using live polling technology. In breakout sessions organized around the five 
core housing issues, participants focused on the action receiving the most votes, with facilitated 
questions of who, what, and where guiding the discussion. A few common themes emerged and each 
breakout session wrestled with how to balance local, regional, and statewide actions – as well as 
participation by public, private, and non-governmental sectors.

Participants agreed that regional tasks were more effective if they were shaped at the local level, and 
in partnership with staff from peer communities. That approach, in turn, should lead to broader 
support from communities throughout the region. Likewise, a diverse region speaking with one voice 
would effectively carry a message at the state level.

In most discussions, stakeholders also agreed that the government and policy voices would carry 
further if they also were backed by the private and non-governmental organization (NGO) sectors – 
stressing the idea that addressing housing issues is good for economic development, a stable 
workforce, public education, and many other economic and social benefits.

A summary of the five breakout discussions is below.

Core Regional Housing Issue: Increased competition for homes 
Priority Action: Green tape development review

“Green tape” development review removes or lowers regulatory barriers, making it quicker or 
cheaper for developers to move ahead with their projects – in return for providing a public benefit, 
such as low/moderate-income homes in residential development. Stakeholders recommended 
initiating this action with a pilot project so communities throughout the region could see how the 
process works.

This – combined with a public awareness campaign – could address misperceptions about density, 
development, and affordable housing, and make housing a natural part of discussions about 
economic development. It could also open the door to zoning changes that balance the needs of 
economic development and housing. Stakeholders also suggested planning with, or an advisory role 
for, entities such as school districts and county engineers’ offices which have a stake in housing 
issues.



MORPC will work with its members to create Local Housing Action Agendas that translate Central Ohio’s 
regional housing vision and strategy framework into meaningful local action on housing issues, 
accounting for unique local priorities and context. Each agenda will include a jurisdiction-specific 
overview of housing needs and top priorities for local action, with a specific eye towards advancing 
equitable growth and building community resilience. The process of developing each agenda will offer 
opportunities to engage a broader range of community stakeholders in crafting local housing solutions 
across the region.

To further hold the region accountable for action, MORPC has created a dashboard to track progress on 
key housing indicators related to each of the core regional housing issues. This progress can only be 
achieved if all partners work together and apply the strategies of the Implementer’s Toolkit.

Realizing a future of equitable growth and inclusive prosperity in Central Ohio requires a coordinated, 
regional approach that hinges on committed and bold leadership at all levels of governance and among 
developers, financial institutions, nonprofits, foundations, and community members. Everyone has a role 
to play in creating a robust housing market in Central Ohio where every resident, no matter their race, 
age, or ability, can find safe and decent housing without being discriminated against or cost-burdened. 
Find out how you can be a part of the solution in the Central Ohio Regional Housing Strategy.

Core Regional Housing Issue: Housing instability among Central Ohioans 
Priority Action: More tenant-based rental assistance to address housing instability

Housing advocates already know where the eviction hotspots are, what entities already provide 
assistance or models, and what interests have the knowledge and expertise to develop and expand an 
assistance program. Most of the data and programs, however, are focused on Columbus and Franklin 
County. Information and infrastructure are needed for the entire region.

One example elevated by the group is a three-year pilot program beginning at Columbus State 
Community College, which works with public and non-profit partners to provide rental assistance to 
students at-risk of having to leave school. Other local programs have focused on rental assistance and 
financial and life counseling for single mothers. Stakeholders suggested that these and other programs 
could be continued and expanded, especially if they are aligned with complementary actions, such as 
source of income protection policies and good landlord programming.

Core Regional Housing Issue: Limited supply of homes priced for low-income households 
Priority Action: Create a State housing tax credit to support priority housing development

Stakeholders in this group, as with those looking at source-of-income protections, saw great value in 
localized programs and Central Ohio advocacy to create state support through housing tax credits to 
serve as additional gap funding for affordable and mixed-income housing. This local and regional 
support would aid existing efforts by groups such as the Ohio Housing Council. A coalition in Central 
Ohio could be a model for similar efforts in other metropolitan areas – especially if it includes groups 
such as private developers.

Core Regional Housing Issue: Barriers limiting access to homes
Priority Action: Enact source of income protection laws (or otherwise expand fair housing laws.

Stakeholders considering statewide source-of-income protection laws determined it would be easier to 
make those changes at the municipal level. They also agreed that initiatives to get people into much-
needed housing should include funding for rehabilitation of housing and a regional risk mitigation fund. 
The carrot-and-stick approach could ease property managers’ opposition to such laws.

It also would require finding, or creating, an entity to manage the funds – and doing so at a multi-
jurisdictional and regional scale. But they argued it is more important to build this model effectively than 
to build it too quickly and recommended bringing potential opponents to the table as the strategy is being 
developed.

Municipalities could quickly and easily draft an ordinance to make it harder for landlords to deny housing 
to people who use federal housing vouchers to help pay their rent. But enacting it would require 
addressing likely opposition. A risk mitigation fund could help soften the opposition, as could a regional 
approach. If a municipal ordinance is drafted with help from other local leaders, the regional solidarity 
would likely prompt real estate interests to help with a solution that considers the needs of all.

The Community Shelter Board and Columbus Metropolitan Housing Authority came up as possible fund 
managers. A role for the Central Ohio Mayors and Managers Association (COMMA) could reinforce the 
regional nature of housing challenges. MORPC’s history of rehab assistance to low- and moderate-
income homeowners could be expanded.

Core Regional Housing Issue: Demand for more homes serving a wider range of ages, 
abilities, and households
Priority Action: Create a pilot that supports the development of diverse, lower-cost housing 
products, leveraging innovative design and construction techniques

This group had few specific proposals for pilot projects, other than an overlay zoning pilot in Delaware 
County townships to create new development options and expedite the zoning process.

But the stakeholders had many thoughts about the characteristics of sites for pilots, such as areas with 
access to transit and other mobility alternatives; concentrations of economic activity with little affordable 
housing (downtown Columbus and Bridge Street in Dublin); and parcels that could accommodate such 
housing types as microunits, accessory dwelling units, etc.

They also recommended partnering with developers, school districts, economic development interests, 
and financial interests; and identified zoning density waivers and tax abatements among tools to spur 
pilot projects.

Existing programs are limited in their use, but a broad statewide program could go into Community 
Reinvestment Areas (CRA) and Opportunity Zones and provide single-family and multifamily homes and a 
variety of tenures, depending on the type of structure.

A statewide effort should emphasize benefits that go beyond those who live in new affordable housing – 
such as a more stable workforce. Stakeholders suggested a study of potential sources and uses
for a state housing tax credit and an overview of housing tax credit legislation in other states. They
also identified many organizations and interests whose support would be valuable, including the Ohio 
Municipal League, County Commissioners Association of Ohio, Ohio Economic Development Association, 
Ohio Housing Council, One Columbus, and others.
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Introduction 
The Regional Housing Strategy for Central Ohio (RHS) is grounded in data and contextualized to the region 
with insights from stakeholders. The following pages summarize the data analyses and key findings underlying 
the project. Detailed methods and findings are provided in the appendices to the final report. A summary of 
stakeholder involvement is available in a separate section.  
The geography of analysis for the RHS is the seven-county region comprised of Delaware, Fairfield, Franklin, 
Madison, Pickaway, and Union Counties (referred to as Central Ohio throughout this document). This report 
will indicate any occurrence where the geography of analysis varies from Central Ohio. For example, in some 
instances, the Columbus Metropolitan Statistical Area (Columbus MSA) is the best geography available to 
measure historical trends. Sub-regional analyses were also conducted at smaller units of geography such as 
counties or Census Tracts.  

A number of novel analyses were completed for the RHS, building upon and incorporating findings from 29 
local and regional plans and studies (see Content Analysis, appendix). Analyses of demographic and 
economic trends, housing needs, and market conditions were conducted to understand existing and projected 
future conditions across the Central Ohio housing market. More detailed evaluations at the sub-regional scale 
reveal place-based or population-based differences (see Table 1). The RHS analyses consider housing issues 
from a range of stakeholder perspectives, including residents, local governments, private and non-profit 
developers, and housing service and program providers. 

 

Place-Based Characteristics Population-Based Characteristics 
Seven-County Central Ohio Region Race & Ethnicity 

Columbus MSA Age 

County-level Ability 

Jurisdiction History of Justice Involvement 

Census Tract Household Type 

Table 1 List of place-based, and population-based characteristics studied for the RHS 

 

The analytical results were vetted and strengthened by ongoing feedback from regional stakeholders who 
participated in meetings convened by the Mid-Ohio Regional Planning Commission (MORPC) in 2019 and 
2020.  

Over the course of the project, five core regional housing issues emerged. They serve as the framework for 
this report, and for the Regional Housing Strategy itself. These issues are increased competition for homes in 
Central Ohio; a limited supply of homes priced for low-income households; barriers limiting access to homes; 
demand for more homes that can serve an increasingly diverse population; and housing instability among 
Central Ohioans.  
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A note about COVID-19 
 
The Regional Housing Strategy was developed during the 2020 COVID-19 pandemic. The data used to 
prepare this report does not account for any effects related to COVID-19 because it predates the start of the 
pandemic. However, anecdotal evidence from regional stakeholders suggests housing instability, including 
homelessness, may affect more people, including people who had not previously worried about affording their 
homes.    
  
The Regional Housing Strategy seeks to be responsive to the uncertainty generated by COVID-19. It creates a 
strong and agile toolbox that can address a wide range of housing issues and guide both equitable growth and 
recovery in Central Ohio. This type of approach positions the region to tackle the uncertainty surrounding the 
near- and long-term effects of the COVID-19 pandemic on individual’s and families’ well-being and their 
economic and housing stability. 
 
Committing to and taking local action on housing issues – in ways that use housing as a platform for equitable 
growth and recovery – will promote stability and resilience among residents, both in response to COVID-19 
and in the event of future shocks.  

 

Methods overview 
Ten analyses were completed for the RHS. These analyses were designed to capture a rich understanding 
across three dimensions—community perspectives, housing supply and demand, and contextual 
understanding of resident needs and place-based factors. Each analysis contributes unique information to the 
project and, when considered together, layered analyses provide necessary insight to help determine which of 
the numerous potential actions would be most appropriate for a given geography (e.g., jurisdiction, housing 
market conditions, county, etc.). Following is a brief description of each analysis.  

Housing supply & demand 
Content analysis 
The RHS is informed by a substantial number of reports documenting prior research and analysis. Those 29 
reports were reviewed and synthesized as a first step toward understanding the current landscape of Central 
Ohio’s housing market. The gaps in understanding generated from the resultant content analysis serve as the 
foundation for the novel analyses conducted for the RHS. 

Existing conditions 
The RHS effort aimed to gain a comprehensive understanding of the region’s housing market. This analysis 
incorporated data from sources including county auditor offices, Multiple Listing Services (MLS), Zillow, Vogt 
Strategic Insights, the National Housing Preservation Database, and the U.S. Census Bureau.  

Historical trends in the data were examined to ensure a robust understanding of how our current conditions 
compare to and are influenced by the past. Still in the wake of recovery from the housing crisis that led to the 
Great Recession, this analysis focused on understanding in what ways the housing market recovered, and in 
what ways the market has been indelibly altered by that event. 
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Future projections 
Every four years, MORPC produces projections of population growth to support regional planning efforts. 
These projections were used in the RHS to inform an assessment of anticipated housing demand to year 2050. 
Projected housing demand, in conjunction with recent trends in housing production and demand were used to 
better-understand housing production needs in Central Ohio. 

Contextual analysis of resident needs and place-based factors 
Housing submarket analysis 
Housing needs and opportunities—place-based features; market conditions; housing stock; and household 
characteristics—vary across Central Ohio. An analysis of housing measures resulted in a set of 23 defining 
characteristics affecting 12 submarkets. Detailed summaries of each of the 12 housing submarkets within 
Central Ohio can be found in the submarket summaries report. 

In addition to these characteristics, the RHS evaluated each submarket through two additional lenses: 
opportunity and gentrification. These lenses can be applied to better understand and prioritize housing issues. 
The defining characteristics of the submarkets, layered with considerations about access to opportunity and 
neighborhood change driven by gentrification, were used to align a list of over 100 potential actions to 
individual Census Tracts throughout the region. 

Displacement risk analysis 
The displacement risk analysis is a methodology developed by the City of Portland, Oregon Bureau of 
Planning and Sustainability,1 which is specifically designed to measure indicators of neighborhood change 
associated with gentrification. The analysis looks at change in location-specific economic vulnerability and 
demographic characteristics over time, as well housing market conditions, relative to the region overall. The 
combination of these indicators classifies each Census Tract within the region within a typology of gentrification 
and displacement risk ranging from non-gentrifying locations, to susceptible locations, to those places that 
have already experienced neighborhood change and displacement of vulnerable populations.  

Housing submarkets in the RHS with a significant number of Census Tracts identified in some stage of 
gentrification and displacement risk were assigned with housing actions that are uniquely suited to mitigate 
negative impacts of displacement on neighborhoods (see submarket summaries). 

Opportunity analysis 
The RHS repurposed work completed by the Ohio State University Kirwan Institute for the Study of Race and 
Ethnicity (the “Kirwan Institute”) for the Ohio Housing Finance Agency.2 The Opportunity Index uses data 
inputs to develop indicators of opportunity around housing, education, transportation, employment, and health. 
These indicators are then scaled to fit into comparable ranges so that it is possible to see relative conditions 
across the state of Ohio. Finally, the sub-indices are combined into an overall opportunity index, which spans 
five categories of opportunity ranging from very low opportunity to very high opportunity.  

Levels of opportunity were assigned with housing actions in the RHS that are uniquely suited to address 
neighborhood considerations around local access to opportunity, with an eye towards expanding opportunity 
where it may be lower today and building access to opportunity where it is currently strong. These actions were 
assigned to submarkets based on the prevalence of a given opportunity level within that submarket (see 
submarket summaries). 

 
1 Bureau of Planning and Sustainability – Portland, Oregon. (2018, October). 2018 Gentrification and Displacement Neighborhood Typology 
Assessment. Available here.  
2 Ohio State University Kirwan Institute & Ohio Housing Finance Agency. (2017, October 27). Overview of the Ohio 2018-2019 USR Opportunity Index. 
Available here.  

https://www.portland.gov/sites/default/files/2020-01/gentrification_displacement_typology_analysis_2018_10222018.pdf
https://ohiohome.org/ppd/documents/USR-Opportunity-Index.pdf
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Housing instability analysis 
The RHS included research questions around further understanding conditions of housing instability among 
residents. This analysis used data from sources including the Home Mortgage Disclosure Act, Eviction Lab, the 
U.S. Census Bureau, and the U.S. Department of Housing and Urban Development to evaluate the extent of 
housing instability, as well as sub-groups of the population that experience conditions of housing instability at 
disproportionate rates.   

Development costs & barriers analysis 
This assessment was designed to surface any structural barriers to housing development, particularly those 
inherent in current development and financing processes. The findings from this work provided critical context 
on what it would take to address the region's housing needs, informing the recommendations within both the 
Implementer's Toolkit and the Investment Allocation Portfolio. 

Key data sources included RSMeans data on construction costs, County Auditor data to estimate land costs, 
Federal Housing Finance Agency (FHFA) data for comparative cost data, a survey and focus group of regional 
developers, a survey of regional lenders, interviews with local government staff from across the region, plus a 
contextual review of data from the National Association of Home Builders (NAHB) and the National Multifamily 
Housing Council (NMHC) on development costs and barriers across the country.  

Community perspectives 
Community survey 
The RHS Community Survey was designed to better understand housing needs of Central Ohioans from a 
wide range of community members and from service providers who work directly with residents experiencing 
acute housing needs. 902 responses were received. Findings from the survey provided important context for 
this summary and each of the core regional housing issues identified therein. Community survey findings also 
informed the priorities that guided the Investment Allocation Portfolio.  

Stakeholder workshops 
Several types of stakeholder workshops were convened to guide the RHS process and provide feedback on 
specific deliverables: 

Advisory workshops with Project Sponsors and Advisory Board members to provide consistent 
oversight and guidance as analysis was conducted and recommendations were developed. These 
groups constitute nearly 90 leaders across the public, private, and nonprofit sectors with expertise in 
housing, community development, and related topics. 

Technical workshops with regional data experts to vet specialized analyses that informed the RHS, 
including the housing submarkets analysis and the displacement risk analysis. 

Regional workshops to ensure the RHS benefitted from the expertise of local leaders from every 
corner of the region. These five workshops each had approximately 35 participants who provided 
feedback on what it would take to implement specific actions from the Implementer's Toolkit in different 
areas of the region. 

A funders workshop that brought together nearly 30 stakeholders that control or directly influence the 
administration of housing funding across the region. This workshop yielded insight on what it would 
take from a funding perspective to achieve various housing priorities that had been identified from the 
RHS. This feedback is captured in the Investment Allocation Portfolio. 
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Core Housing Issues 
Housing is a complex issue, layered with numerous market factors driven at local, regional, state, national, and 
even global levels. It is also an issue that has resounding and disparate impacts across communities and sub-
groups of the population—and of course, shelter, a fundamental need, is cornerstone to individuals’ quality of 
life in the region. 

Through the analyses described in the methods overview, five core housing challenges emerged as an outline 
for understanding where, what, and how to take action toward a more thriving and equitable housing 
ecosystem in Central Ohio. 

Collectively, stakeholders in the region can consider housing action in their communities or industries through 
these five lenses: 

INCREASED COMPETITION FOR HOMES 
Following a decade of underproduction of housing, and the lingering effects of the Great Recession, the region 
is facing a critical shortage in supply of homes, across price points. The region needs to produce more units to 
keep up with demand going forward.  

BARRIERS LIMITING ACCESS TO HOMES 
A person’s history has a sizeable impact on their ability to find adequate, safe, affordable housing. This history 
might be an individual’s circumstances, or in some cases, especially for Black residents, the residue of 
structural racism induces barriers to accessing homes.3 The region needs to change the policies and practices 
that perpetuate these barriers. 

LIMITED SUPPLY OF HOMES PRICED FOR LOW-INCOME HOUSEHOLDS 
Pressure in the housing market is felt most acutely for lower-income households. Housing prices increase 
while low-wage earners’ incomes stagnate. Meanwhile, higher-income households with fewer housing options 
but greater means creates a demand that can accelerate gentrification in previously disinvested neighborhoods 
or properties. The region needs to preserve existing homes at lower price points while expanding the number 
of lower cost housing options available across the region. 

MORE HOMES THAT CAN SERVE A WIDER RANGE OF AGES, ABILITIES, AND HOUSEHOLDS 
Central Ohio is a diverse region—regardless of income, residents at different stages of life, with different 
abilities, and with a variety of household structures have unique, circumstantial needs that dictate the type of 
housing that will work for them. In a tight housing market especially, more residents face more difficulties 
finding housing at all, let alone finding suitable housing that meets their cross-section of needs. The region 
needs to diversify its housing stock, both by adapting the current housing available and pursuing new housing 
models in the future. 

HOUSING INSTABILITY AMONG RESIDENTS 
The consequence of a housing market which lacks a healthy surplus of supply, especially across price points 
and type of housing, is the persistence of residents in the region paying more than they can afford on 
housing—there are more than 220,000 households in the region facing high housing cost burdens.4 The region 
needs to provide and increase access to supports that will stabilize residents, homes, and communities. 

 
3 Anecdotally, courts in the region have seen tremendous increases in eviction court proceedings since the onset of the COVID-19 pandemic. Evidence 
currently suggests that Black communities and other communities of color will be disproportionately affected by this crisis. At the time of publishing this 
report, it remains unknown the extent of impact of the pandemic on residents’ housing histories and creditworthiness which will accumulate more residents 
with barriers to accessing homes in the future. Actions related to barriers to accessing homes can be emphasized as having importance in the Regional 
Housing Strategy amid and following the pandemic. 
4 The economic impacts of the COVID-19 pandemic will increase housing instability for many Central Ohio residents. At the time of publishing this report, 
numbers quantifying the extent of this increase were not yet available. Actions related to housing instability can be emphasized as having importance in 
the Regional Housing Strategy amid and following the pandemic. 
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Increased competition for homes 
Relative to demand, the availability and production of homes in Central Ohio has reached an all-time low, 
creating increased competition among residents – both homeowners and renters – to find and stay in a home. 
Increased competition is the result of several interrelated factors: recent unprecedented growth in the number 
of people living in Central Ohio; historically low rates of housing production; and lingering effects of The Great 
Recession. 

Low housing production relative to regional growth 
From 2010 to 2019, Central Ohio’s population grew from 1.8 million to 2.0 million. That works out to growth of 
nearly 24,000 residents annually, or about 65 new residents every single day (Figure 1). While it has long 
been a growing region, Central Ohio’s growth in the 2010s was extraordinary, with some of the highest single 
year growth ever experienced. The distribution of growth also shifted in the 2010s, becoming increasingly 
concentrated in Franklin County (Figure 2).  

 
Figure 1 

 
Figure 2 
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Growth is projected to continue, with Central Ohio becoming a region of three million residents by 2050, with 
especially strong growth expected in about the next 10 years. The population growth expected in Central Ohio 
translates to 246,000 additional households through 2050 (over 1.0 million total), 118,000 of those needed by 
2030. A majority (70%) of projected regional housing demand is likely to fall within Franklin County. Delaware 
County represents the second highest share at 13%, followed by Licking County at 7%. The distribution of 
growth expected in the future is generally consistent with the county distribution of growth observed in about 
the last decade. 

Relative to their existing population, all counties in the region are expected to have strong growth. Delaware 
County is expected to increase households by 41% during the projection period, Union County by 37%, 
Franklin County by 33%, and Licking County by 25% (Table 2). 

 

 Household Growth Projections 2018 to 2050 
Growth 2010 

- 2019 

County 

GROWTH 
(rounded to 

100) 
% GROWTH % OF REGION 

GROWTH 

% OF 
REGION 

GROWTH 

Delaware 31,200 41% 13% 16% 

Fairfield 11,700 20% 5% 5% 

Franklin 173,600 33% 70% 70% 

Licking 16,300 25% 7% 5% 

Madison 2,500 17% 1% 1% 

Pickaway 3,400 17% 1% 1% 

Union 7,700 37% 3% 3% 
7-County 

Region 246,400 32% 100% 100% 
                Table 2 

 
The Central Ohio region has been underbuilding housing units for about the past 10 years. From 2010 to 2018, 
the region added three new residents for every new housing unit built. With an average of 2.5 residents per 
household, this means that demand was absorbed by surplus housing built in the years leading up to the Great 
Recession (in the 2000s, there were 25,000 more units built than households added), but that is not 
sustainable. 
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Homeowner market pressure 
Low housing production paired with changes in residents’ behavior led to a shrinkage in the overall supply of 
homes available to potential homeowners over the last decade. In 2008, there were more than three homes for 
sale for every 100 owner-occupied households—the highest number compared to all other years. In 
comparison, in 2018, there was fewer than one home for sale for every 100 owner-occupied households 
(Figure 3). The national rate during this same year was 1.55 units for sale per 100 owner-occupied 
households. 

 
Figure 3 

At the peak of the Great Recession, homeownership rates began to plummet in the region. The rate fell from 
an all-time high of 66% in 2005 to 61% starting in 2011, continuing through 2016. While the homeownership 
rate fell, the number of owner-occupied households increased by about 50,000 households as the region 
continued to grow in population during that time. Presumably, these new households were absorbed into the 
market because of the existing surplus of units built in the 2000s, rehabilitated vacant units restored to the 
market5, and the roughly 27,000 new single-family units built from 2010 to 2018.  

While the combination of surplus units and reduced homeownership rates was enough to support 
underproduction through the 2010s, the region is now saddled with a critical scarcity of available housing 
stock.  

This high competition for homes in the market is confirmed with an analysis of home sale transactions using 
data from the Multiple Listing Service (MLS) (Figure 4). The volume of annual home sales has surpassed pre-
recession activity levels since 2015. This increase in activity is paired with low supply, as the average days on 
the market for home listings concurrently fell to about one month—a decline from the two to three month 
averages before the recession, and three to four month averages during the recession. 

 
5 From 2013 to 2018, the percentage of ‘other vacant’ properties fell from about 48% to about 38% in the Columbus MSA. By the Census definition of 
‘other vacant’ these properties are often vacant and abandoned properties that are not in the market. This trend suggests that some of the housing 
demand was met be rehabilitating vacant and abandoned properties and returning them to the market.  
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Figure 4 

Rental market pressure 
Increased demand for rental housing, along with a production slowdown during the Great Recession, has 
resulted in a tight rental market in Central Ohio. In 2018, there were 5 rental units listed for rent for every 100 
renter-occupied households (compared with 7 units per 100 renter households nationwide)—lower than any 
other time between 1970 and 2018. In the decades prior to the Great Recession, even as renter households 
increased, the Columbus MSA maintained an inventory of about eight available rental units per 100 renter 
households (Figure 5).  

 
Figure 5 
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As homeownership rates fell, the Great Recession led to a clear rise in demand for rental products. When 
residents were buying homes faster than ever in the early 2000s, that created a large surplus of rental units on 
the market (from 2000 to 2005, the number of renter-occupied households dropped by almost 14,000). This 
trend abruptly reversed when the recession hit, with the number of renter-households steadily rising, along with 
available inventory steadily declining since around 2005. 

In recent years, rental housing production increased in response to shifting demands—from 2010 – 2018, 55% 
of housing units built were multifamily. However, the lull in production during the recession has prevented the 
region from keeping up with the combination of population growth and changing preferences toward rental 
housing. While the proportion of multifamily units was greater than the past, the volume of units produced was 
still hindered by the production slowdown from about 2005 - 2012 (Figure 6).  

 
Figure 6 

From 2010 – 2018, the region added nearly 44,000 renter households. Presumably these households were 
absorbed into the rental market because of single family units that were converted to rentals (there were 
10,000 more single family rentals in 2018 compared with 2010), and the nearly 34,000 multifamily units built in 
the region since 2010.  Despite these recent increases, supply has not kept pace with demand; and just as 
with housing stock for homeowners, the supply of available rentals has hit an all-time critical low.  

Future demand 
The region needs to produce more units to keep up with demand going forward. To keep up with projected 
growth, the region is expected to need nearly 266,000 additional housing units by 2050; 127,000 of which 
would be needed in the next 10 years. To hit the projected 2050 target, we would need to boost annual 
production from 7,500 to 8,300 units (about a 10% increase) every year for the next three decades regardless 
of periods of faster or slower growth. In the near-term, the region needs to boost housing production even 
more, building nearly 11,000 units annually to meet projected demand by 2030—an increase of 40% over past 
trends.  
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This is just to keep up with coming demand—in order to stabilize housing costs, it may be necessary to boost 
production even more in the near-term in order to restore the housing market to a level of surplus that reduces 
competition among housing consumers, and expands housing options across price points and housing needs. 

Without an increase of available supply, prices will get pushed higher, and competition for housing will increase 
the struggle for residents with housing challenges or limitations  (see barriers limiting access to homes and 
more homes that can serve a wider range of ages, abilities and households), or put more residents into 
precarious, unaffordable housing relative to what they earn (see limited supply of homes priced for low-income 
households or housing instability among residents). 

Uncertainty about local land use processes & standards 
In a survey of regional developers, local land use regulations were ranked as the top factor negatively affecting 
development feasibility out of 14 factors and is therefore considered a key hinderance to increasing housing 
production.  

Land use approvals across Central Ohio generate added uncertainty to already time-consuming and expensive 
development processes. Specifically, the following aspects of land use processes add time, cost, and most 
importantly, less certainty that a development will be able to move forward: 

 Overall time associated with regulatory processes 

 Rezoning processes 

 Inconsistencies in neighborhood-level processes for reviews and approvals 

 Reliance on variances in some jurisdictions  

In addition to uncertainty created by the overall approvals process, differences in land use standards across 
jurisdictions exists, requiring developers working across the region to navigate differences as they conceive 
projects in Central Ohio. The differences include:  

 Lot sizes 

 Setbacks 

 Widths for single-family and multifamily development 

 Number of zoning districts per capita 

Developers in Central Ohio said that limited data about local land use standards and processes makes it 
difficult to address this barrier. 

Barriers limiting access to homes 
Central Ohio’s tight housing market can make finding and maintaining adequate housing a challenge for 
anyone. However, the barriers are far more severe for some households than others. Past negative events like 
evictions and inadequate or poor credit can limit housing options, forcing households into risky or suboptimal 
housing situations. Across incomes, persistent disparities between white households and households of color 
in evictions, home lending, and housing discrimination result in disproportionate housing barriers for people of 
color, especially Black households. 
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Evictions 
In 2016, 35 renters were evicted each day in Central Ohio. The incidence of evictions, on average, is more 
prevalent in Central Ohio than the United States as a whole. In Central Ohio, the average eviction rate is 4.10 
evictions per 100 renters; in the United States, it is 2.34 evictions per 100 renters. And while the eviction rate 
has returned to pre-recession levels, the greater number of renters in the region means there are more total 
evictions per day (Figure 7).  

 

 
Figure 7 

Creditworthiness impact on buyers and renters 
Based on a community survey conducted through the RHS, regional housing providers ranked 
creditworthiness as one of the top three barriers to housing in Central Ohio. Credit history can have an impact 
on both potential homebuyers and renters, especially in a competitive market. 

Mortgage lending 
Homeownership has historically served as a pathway to building personal and generational wealth. However, 
homeownership is a less-accessible option for residents who earn less. Even low-income residents with 
minimal debt will face strict debt-to-income requirements from lenders, may have poor or limited credit 
histories, and limited savings to meet down payment requirements, all of which can prevent them from 
homeownership as an option. 

Based on 2018 home mortgage loan application data, applicants across income levels were approved for 
loans, but lower income residents applied for fewer mortgages, and were denied more often than their higher-
earning counterparts (Figure 8).  
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Figure 8 

The top three reasons for loan denials were high debt-to-income ratios, poor credit or credit history, and lack of 
collateral.6 Collateral was a more prevalent reason for denial among higher earning applicants.  

Another consideration around homeownership is the loan amount buyers at different income levels can qualify 
for. As expected, earnings are positively correlated with loan amounts. The lowest earners (gross income from 
$10,000 to $25,000) qualified for loans averaging $86,000, and the next step up (gross income from $25,000 to 
$35,000) qualified for an average loan amount of $104,000. The highest number of loans were issued to 
applicants earning $50,000 to $75,000, with an average amount of $168,000 (Figure 9). Generally, 
homebuyers with low incomes paid a higher percentage of the property value as a down payment,7 which 
presents an additional hurdle for those households with limited ability to save. 

As housing prices rise in a tight market, this raises the bar for households across income levels. If the lowest 
earners cannot get approved for more than a certain amount, then rising home sale prices will continually 
reduce the number of options available in the market. It can also have implications for quality, which can be a 
major deterrent for homebuyers who lack the resources needed for critical home restorations or repairs. As 
prices increase, options available for low-income buyers will likely have more quality or safety issues, which 
can be a barrier in accessing housing in and of itself. More about limitations for low-income households can be 
found in the discussion of the limited supply of homes priced for low-income households. 

 

 
6 Home Mortgage Disclosure Act. (2018). Home Mortgage Loan Application Data. Central Ohio Region. Available here.  
7 Home Mortgage Disclosure Act. (2018). Home Mortgage Loan Application Data. Central Ohio Region. Available here. Down payment estimated as the 
difference between property value and loan amount. 

https://www.consumerfinance.gov/data-research/hmda/
https://www.consumerfinance.gov/data-research/hmda/
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Figure 9 

Credit checks for renters 
According to the Columbus and Franklin County Joint Analysis of Impediments to Fair Housing Choice, “credit 
histories impact people’s ability to access housing; losing one home essentially bars them from finding other 
housing because it hurts their credit and/or rental history." Also adding that, "according to the Community 
Shelter Board, rising rents and steady demand for rental product mean landlords can be more stringent when it 
comes to a rental applicant’s rental and credit histories, thereby making it more difficult for homeless 
individuals and families to transition from a shelter to a rental unit." 

In a market where landlords can choose between multiple tenants, residents seeking rental housing options 
are more likely to get turned down if they have a more blemished rental or credit history than their ‘competitors’ 
for a unit. This can push renters with imperfect or no credit histories into housing options that force them to 
sacrifice quality, safety, access to opportunity, or the housing requirements that make it the right fit for what 
they need (e.g. size or accessibility).  

Homelessness 
Both a symptom of housing instability, and a barrier to accessing housing, homelessness is a key 
consideration in understanding the housing ecosystem. The region is home to continuum of care, which 
actively develop and refine strategies to prevent homelessness and support homeless residents in becoming 
permanently housed. With its unique set of issues and concerns, homelessness is intentionally excluded from 
the scope of the RHS. 
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During the 2019 Point-in-Time Count of homelessness in Columbus and Franklin County, more than 1,900 
persons experiencing homelessness were counted.8 Data about persons served through the region’s 
homeless system, including at emergency and youth shelters and through street outreach, transitional housing, 
and homelessness prevention, suggests a higher number of people in the region experience homelessness 
than Point-in-Time counts can capture.  

From July 2018 to June 2019, emergency shelter service was provided to 7,600 individual adults, 485 
unaccompanied children, and 2,000 families.9 Of these, 3,300 were rehoused in permanent housing, and 426 
in temporary housing.  

Structural Racism 
Accessing a home in Central Ohio is not an even playing field. Disparities in terms of cost-burden rates, 
evictions, lending practices, poverty, and access to opportunity exist among people of color, and especially 
Black residents living in Central Ohio. These disparities reflect a long history of structural racism, resulting in 
discrimination and inequity in the housing market.  
Examining access to opportunity in Franklin County, Black residents are the most likely to live in high-poverty 
areas with less access to proficient schools.10 Black residents also experience higher unemployment rates and 
incarceration rates than the overall population in Franklin County.11 Black residents are often forced into the 
preconditions that lead to cycles of negative housing outcomes and instability because of a long history of 
structural racism that limits opportunities.  

These patterns are largely borne out across Central Ohio in places where Black residents represent the largest 
population. These areas are characterized by the lowest access to opportunity, especially health, education, 
and housing outcomes. In areas classified as very low opportunity, 56% of the population are people of color. 
In contrast, in very high opportunity areas, people of color only make up 16% of the population.  

These patterns expose a racialized region, shaped by institutional racist practices in the housing market. While 
there are certainly areas that have very low opportunity without a high concentration of Black residents (for 
instance, in parts of the region’s county seats), these conditions are mostly concentrated in historic redlined 
neighborhoods in the City of Columbus, east of I-71 and South of I-70.  

Looking across barriers limiting access to housing, Black residents repeatedly emerge as being 
disproportionately impacted. While this analysis focuses primarily on the unique circumstances that give rise to 
the ill-effects of structural racism on Black residents, it also highlights disparities for other groups, such as 
disabled and Hispanic or Latinx residents. 

Housing Discrimination 
According to the Joint Analysis of Impediments to Fair Housing Choice for the City of Columbus and Franklin 
County, discrimination against persons with disabilities and people of color were the two most commonly 
reported complaints. From January 2013, through July 2018, the U.S. Department of Housing and Urban 
Development received 148 formal complaints of alleged housing discrimination in the City of Columbus and 78 
complaints for other cities in Franklin County.12 

 
8 Community Shelter Board. (2019). Point-in-Time Count of Homelessness in Columbus and Franklin County. Available here. 
9 Community Shelter Board. (n.d.). Interactive Data. Available here.  
10 City of Columbus, Ohio & Franklin County, Ohio. (2018, October). Joint Analysis of Impediments to Fair Housing Choice. Available here. 
11 Franklin County Board of Commissioners. (2019, June). Rise Together: A Blueprint for Reducing Poverty in Franklin County. Available here.  
12 City of Columbus, Ohio & Franklin County, Ohio. (2018, October). Joint Analysis of Impediments to Fair Housing Choice. Available here.  

https://66381bb28b9f956a91e2-e08000a6fb874088c6b1d3b8bebbb337.ssl.cf2.rackcdn.com/file-2019-Count-results.pdf
http://www.csb.org/news-and-publications/interactive-data
https://development.franklincountyohio.gov/EDP-website/media/Documents/Community/Plans/Draft-AI-1025.pdf
https://commissioners.franklincountyohio.gov/COMM-website/media/Documents/FRANK-Report-1-10-Web-Ready-(Large)_1.pdf
https://development.franklincountyohio.gov/EDP-website/media/Documents/Community/Plans/Draft-AI-1025.pdf
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Housing instability 
High housing cost burdens, are most prevalent among extremely low-income Black homeowners and renters 
and extremely low-income Hispanic or Latinx renters:13  

• More than half of renter households with Black (55%) or Hispanic or Latinx (52%) householders 
experience one of the four housing problems, as defined by the U.S. Department of Housing and Urban 
Development. 

• Extremely low-income Hispanic renters experience the highest rate of housing problems among renter 
households (81%). 

• Extremely low-income Black homeowners experience the highest rate of severe housing problems 
among owner households (68%).   

Evictions 
Evictions are even more widespread in places with a high number of Black residents. In these areas, the 
average eviction rate is greater than the regional average. In areas with a majority of Black residents, 
there were 6.0 evictions per 100 renters in 2016 (compared with 4.4 per 100 renters, regionwide) (Figure 11). 

 
Figure 10 

While Black residents are disproportionately lower income or experiencing poverty, which can be a contributor 
to higher eviction rates, areas with majority Black residents with higher median household incomes also have 
higher eviction rates than those with lower proportions of Black residents at the same income level. In 2016, 
3.9 out of every 100 renter households were evicted in places with median household incomes over $45,000 
and with populations greater than 50% Black or African American, compared with 2.6 out of every 100 renter 
households in places with the same median household income, but with very low proportions of Black or 
African American households (Figure 11). 

 
13 Ohio Housing Finance Agency. (2019). Fiscal Year 2020: Ohio Housing Needs Assessment – Executive Summary. Available here. 

https://ohiohome.org/news/documents/2020-HNA-ExecutiveSummary.pdf
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Figure 11 

The Columbus and Franklin County Affordable Housing Challenge notes, “in a sample of Franklin County 
Municipal Court eviction cases from 2015, many households seeking landlord/tenant mediation 
services had similar demographics. Of the sample, 95% were at or below 50% of area median income (AMI), 
71% were headed by a woman, and 64% were headed by an African-American.”14 

Access to home loans 

Households of color do not seek home loans as often as white households. In 2018, 81% of loan applicants 
were white (compared with 75% of the population overall), 10% were Black (compared with 16% of the 
population overall), and 2% were Hispanic or Latinx, (compared with 4% of the population overall).  

Households of color are also denied home loans at a higher rate than their white counterparts, and at most 
income levels, are approved for smaller loans than white applicants. Across the region, the average home loan 
denial rate is 10%. This rate is 7 percentage points higher (17%) for Black households, and 4 percentage 
points higher (14%) among Hispanic and Latinx households. By contrast, white home loan applicants 
experience a denial rate of 8% (Figure 12). These disparities culminate in homeownership rates that are lower 
among Black, Native American, and Hispanic households.15  

In an analysis of 2018 Home Mortgage Disclosure Act data, it was found that black residents were not only 
denied at higher rates overall but were denied at higher rates than white applicants for every income range 
except those earning $200,000 - $250,000, and those earning more than $300,000 annually (Figure 13). 
 

 
14 Affordable Housing Alliance of Central Ohio. (2017, February). Columbus and Franklin County Affordable Housing Challenge: Needs, Resources, and 
Funding Models. Available here. 
15 Ohio Housing Finance Agency. (2019). Fiscal Year 2020: Ohio Housing Needs Assessment – Executive Summary. Available here; and City of 
Columbus, Ohio & Franklin County, Ohio. (2018, October). Joint Analysis of Impediments to Fair Housing Choice. Available here. 

https://static1.squarespace.com/static/55dcbb61e4b04de53492b533/t/58b9c43f9de4bb2be93071b2/1489074761352/AHACO+Research+Report+FINAL+February+2017.pdf
https://ohiohome.org/news/documents/2020-HNA-ExecutiveSummary.pdf
https://development.franklincountyohio.gov/EDP-website/media/Documents/Community/Plans/Draft-AI-1025.pdf
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Figure 12 

 

 
Figure 13 
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Figure 14 

 
According to the Joint Analysis of Impediments to Fair Housing Choice, the current lending environment is part 
of a longer pattern of loan denials. Based on Home Mortgage Disclosure Act data from 2013 to 2017 in 
Franklin County, white applicants were more likely to be approved for a mortgage than applicants of color, 
regardless of income level or loan type. It also found that the racial composition of a neighborhood surrounding 
the home impacted loan outcomes. As the share of white people in a census tract increased, loan origination 
rates increased. Conversely, in census tracts with a significant share of people of color (90% or more), fewer 
conventional mortgage applications resulted in loans.16 

Limited supply of homes priced for low-income households 
Low-income households face housing challenges in Central Ohio more acutely than their higher income 
counterparts. These households must compete for a limited supply of rental and for-sale homes that they can 
afford, more frequently finding themselves cost-burdened; residential development costs keep prices on new 
housing higher than the price points in greatest demand; there’s an insufficient supply of subsidized options in 
the region; and increased competition for homes among higher earning residents can act as an accelerator for 
gentrification, which can diminish the supply of naturally occurring affordable housing in the region. 

Limited options for homeownership 
Looking at home sales by estimated monthly housing costs, there are clear pressures on middle-cost homes 
(ranging from $100,000 to $250,000), which spend on average less than three weeks on the market (Figure 
15). To put that into context, in the years leading up to the Great Recession, homes stayed on the market for 
nearly three months, on average (see homeowner market pressure). 

 
16 City of Columbus, Ohio & Franklin County, Ohio. (2018, October). Joint Analysis of Impediments to Fair Housing Choice. Available here. 

https://development.franklincountyohio.gov/EDP-website/media/Documents/Community/Plans/Draft-AI-1025.pdf
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Figure 15 

In the previously described analysis of home loan applicants (see mortgage lending), very low income 
households can qualify for relatively low loan amounts if they have low debt-to-income ratios, solid credit 
histories, and are able to save for a typically larger down payment. Figure 15 suggests that the number of 
days that lower cost homes stay on the market is higher than homes at most other price points. It is likely that 
the lowest earners in the region have enough other financial and credit barriers to homeownership, and that 
homes in the price range are more likely to need investments to improve quality, that this market segment does 
not have the same level of competition. 
Several regional studies discuss how costly repairs can make seemingly lower-cost housing unaffordable.17 
There aren’t enough resources in Central Ohio to assist with these repairs today. For instance, in the City of 
Columbus alone, more than 1,200 low-income families requested city assistance for home repairs, roof repairs, 
or home modifications in 2016. In any given year, the city can fund approximately 90 projects.18 
Homes in the mid-price range, however, are extremely competitive. The greatest number of loans in 2018 were 
to homebuyers earning between $50,000 and $75,000 annually, with an average loan amount of $168,000 
(see mortgage lending). The greatest market pressure is on homes priced between $150,000 and $200,000, 
spending an average of only 17 - 18 days on the market. There is slightly less pressure on the market tier just 
above (homes priced between $200,000 - $250,000), but with more transactions in that range. This suggests 
that, in some cases, middle-income homebuyers may be pushed into larger loans with less available inventory 
in their market tier, which can leave them over-extended by their housing costs19. 
 

 
17 Affordable Housing Alliance of Central Ohio. (2017, February). Columbus and Franklin County Affordable Housing Challenge: Needs, Resources, and 
Funding Models. Available here; and City of Columbus, Ohio & Franklin County, Ohio. (2018, October). Joint Analysis of Impediments to Fair Housing 
Choice. Available here; and Urban Land Institute. (2018, April 6). Columbus, Ohio: Creating Mixed-Income Neighborhoods in the Opportunity City. Rose 
Center for Public Leadership.  
18 Affordable Housing Alliance of Central Ohio. (2017, February). Columbus and Franklin County Affordable Housing Challenge: Needs, Resources, and 
Funding Models. Available here. 
19 U.S. Census Bureau. (2014 – 2018). American Community Survey 5-year estimates. Of mortgage holders earning $50,000 - $74,999, only 25% are 
spending less than 20% of their incomes on housing costs, compared with over 70% of households earning $75,000 or more. See more discussion of 
housing cost burden in housing instability among residents. 

https://static1.squarespace.com/static/55dcbb61e4b04de53492b533/t/58b9c43f9de4bb2be93071b2/1489074761352/AHACO+Research+Report+FINAL+February+2017.pdf
https://development.franklincountyohio.gov/EDP-website/media/Documents/Community/Plans/Draft-AI-1025.pdf
https://static1.squarespace.com/static/55dcbb61e4b04de53492b533/t/58b9c43f9de4bb2be93071b2/1489074761352/AHACO+Research+Report+FINAL+February+2017.pdf
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There is a climate of high demand for mid-priced homes, yet sale prices of new construction tend to be higher 
than the price of those units with the greatest market pressure. Figure 16 shows home sale transactions in 
2018 for homes that were built in 2017 or 2018. The average sale price of these new construction homes was 
over $380,000—significantly higher than the price points with the greatest demand, when considering 
transactions during that year. The lower demand of the newly constructed, high cost homes is validated by 
their longer time on the market—new construction homes sold in 2018 priced from $300,000 - $499,999 (55% 
of the new construction market) were listed for 64 days, on average (the average for all home sale transactions 
in 2018 was just 29 days)20. 

 
Figure 16 

Among new construction transactions at all price points, days on the market is higher than for all home sale 
transactions at the same price range. A review of home sale transactions by location suggests that there are 
spatial patterns in days on the market, as an indicator of demand. More discussion of spatial considerations in 
the housing market can be found in access to jobs and other location considerations. 

Limited rental options 
Using a survey of rents and number of occupied and vacant units in commercial multifamily properties in 
Central Ohio from Vogt Strategic Insights, there is a notable pattern of decreasing vacancy rates as rent prices 
decrease, indicating greater competition for lower cost units (Figure 16).  
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Figure 17 

On the low-cost end of the spectrum, the very low vacancy rates have a clear reason—there are simply not 
enough low-cost rental units available to meet the demand (see limited supply of subsidized housing). 
However, the great demand (as indicated by low vacancy rates) among the seemingly plentiful mid-priced units 
in the market is more complicated. Middle-earning renter households are pressured in two directions—low-
income renters who are forced to ‘stretch’ into units that cost more than they can afford due to the lack of 
affordable units, and high-income renters who seem to rent at a lower cost than they could afford. 

While most renter households are low- to middle-income, there are enough higher income renters in the 
market (Figure 18), especially in recent years,21 that could afford higher-priced units. However, higher income 
renters usually spend a smaller percentage of their income on housing (85% spend less than 20% of their 
income on housing). The low-cost burdens of high-income renters, coupled with lower demand in the higher-
end of the rental market suggest that higher-earning renters are putting pressure on the middle cost rental 
market, making it harder for those who earn less to compete. 

In broad strokes, households earning less than $50,000 (about 60% of the rental market – Figure 18) can 
roughly afford units that cost less than $1,000 a month to rent. While over 60% of the commercial multifamily 
market is in this price range, renters in this earning bracket are often burdened by the cost of housing 
expenses (71% spend more than 30% of their incomes on rent). This is a further indication that low- and 
middle-income renters are more likely to be pushed out of their price range by higher-earning competitors 
renting below what they can afford. 

 

 
21 U.S. Census Bureau.(2005 - 2018). American Community Survey 1-year estimates. Columbus MSA; From 2005 to 2018 the number of renters 
earning $75,000 or more increased by nearly 50,000 households. 
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Figure 18 

The high demand on lower cost rentals (from renters across income levels) is not being alleviated by new 
construction. In the 2010s, 80% of new commercial multifamily units were more than $1,000 to rent, with an 
overall average cost of about $1,350 (Figure 19). Compared to the overall average vacancy rate of 
commercial apartment properties (about 2.2%), those built in the 2010s are higher at about 3.7% vacancy on 
average.  

 
Figure 19 
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Breaking down the newly-constructed multifamily units further, the 80% of units that cost more than $1,000 a 
month to rent have 5% average vacancy rates (compared with 1% average vacancy rates on the 20% of units 
priced below $1,000), and cost over $1,500 a month, on average (Figure 20). The lower cost units built are in 
considerably higher demand than the new units with a bigger price tag. 

 
Figure 20 

High cost of residential development 
One of the challenges with a limited supply of low- or middle-cost housing is that new inventory tends to be 
above the price point in highest demand. The RHS sought to understand drivers behind the costs of residential 
development. A survey of developers and an analysis of construction costs reveals some of the factors that 
can deter developers from building lower cost units.  
Overall construction costs continue to rise across the United States, and Central Ohio has not been immune to 
these increases. The cost of construction materials has risen in all markets; the greatest variation in these 
costs from region to region is driven by construction labor.22  
Approximately 9% of variation in construction costs from national levels can be attributed to geography. Other 
factors affecting the overall economics of residential development in Central Ohio include site selection, 
regulatory costs and land costs. Each factor is discussed in more detail below. 

Construction labor and materials costs 
There is much more variation across the country in construction labor costs than in materials 
costs. Construction costs in Columbus (inclusive of materials and install) are slightly below the national 
average (94%of the national average for construction costs). The rise in construction costs since 2016 has the 
largest impact on multifamily construction costs on a per-square-foot basis. Building costs increased 
from $155.78 per square foot to $182.04 per square foot between 2016 and 2019. 

 
22 In analyzing ten (10) different markets, labor costs had a standard deviation of 19.1 in 2019 compared to a standard deviation of 2.5 in materials 
costs.  
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Labor rates in Columbus (for both skilled and helper labor) are slightly higher than peer regions, such Austin 
and Charlotte, but are not the highest among these regions. While these rates increased from 2016 to 2019, 
they increased much less than in peer regions.    

Site selection 
Site selection is one of the most overlooked barriers in regional housing development. There is a mismatch 
between what developers are building and local land-use standards. As a result, developers seek rezoning of a 
parcel or larger district in order to undertake their projects. This mismatch may be partially explained by land 
use planning by municipalities that predates much of the region’s growth and changing real-estate market. 
Land costs 
Residential land values have increased by more than 2% in Franklin County since 2016 and these land values 
continue to grow as of early 2020. Land costs (based on multifamily developments of 40+ units) vary 
significantly from county to county across the region. The highest average land value of parcels zoned for 
multifamily development of 40+ units is in Delaware County ($1.1 million) and the lowest is in Pickaway County 
($145,452).  

Regulatory costs 
Regional developers estimate regulatory costs account for about 20%, on average, of total development costs. 
Some developers said regulatory costs have been as high as 70% and as low as 3% in the region. Regional 
costs are lower than national estimates, where regulatory costs add 32% to 43% to multifamily development 
projects. Regulatory costs associated with developments financed with the Low-Income Housing Tax Credit 
(LIHTC) ranged from 18 to 29%.23  

Developers working in Central Ohio face these regulatory costs most frequently:24 

• Cost of applying for zoning approvals 

• Cost increases from building code changes over the past 10 years 

• Cost associated with delays even if regulation imposed no other cost 

The following regulatory costs have the biggest impact on development in Central Ohio:25  

• Cost increases from building code changes over the past 10 years 

• Development requirements that go beyond the basic standards (e.g., changes in property layout, 
landscaping, materials used on building facades) 

• Cost of complying with affordability mandates (although this cost applies to a much smaller share of 
development projects than the other two factors) 

Accelerated demand for housing reinvestment 
A housing market with limited inventory across price points, especially at those low- and middle-price units in 
highest demand, can create demand for reinvested properties more quickly. The presence of fewer options 
overall creates an opportunity for investors to open previously overlooked neighborhood markets as new 
housing options for homebuyers with more resources. As investors jumpstart disinvested neighborhoods by 
flipping homes, inexpensive properties in need of repairs then become increasingly attractive options for 
resourced homebuyers with the means to invest in home quality improvements. 

 
23 Based on analysis of pro formas for Low-Income Housing Tax Credit (LIHTC) projects in Central Ohio.  
24 Based on share of developers’ projects subject to cost. 
25 Based on average cost when present; expressed as share of total development costs. 
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The gentrification phenomenon is not unique to Central Ohio but has great importance for consideration now. 
There are clear signs in the market that suggest an acceleration of demand for reinvested homes. In 2018, 
there were just over 27,000 home loans originated for new, primary residence home purchases.26 In the same 
year, there were nearly 30,000 home sale transactions27. This suggests that around 10% of homes sold were 
non-owner-occupant transactions.  

In a spatial analysis comparing Census Tracts based on the percentage of home sale transactions that are not 
reflected in the data on loans originated to primary residence homebuyers, areas of high reinvestment activity 
are identified (Figure 21). Some areas within the I-270 outer belt show up with more than half of home sales 
activity from buyers other than owner-occupants.  

 
Figure 21 

The areas flagged by this metric of investor activity echo in the other sub-regional analyses conducted for the 
RHS—they are areas with naturally occurring affordable housing, high concentrations of vulnerable residents, 
and they are in neighborhoods that are gaining investment and demand, which means the existing residents 
may be more vulnerable to displacement (see submarket summaries).  

These areas are also characterized by high percentages of single-family rental homes—which are relatively 
more affordable and better suited for larger households than are most apartments. Regionwide, single family 
rentals have increased since the early years of the Great Recession—in 2014 they had increased by almost 
50% since 2005. Recent years, however, show a possible trend that these units are being reabsorbed into the 
region’s homeownership market, resulting in a diminishing number of typically more affordable single-family 
rentals, which can serve an important function in the housing ecosystem for families in need of larger but still 
affordable options (Figure 22). 

 
26 Home Mortgage Disclosure Act. (2018). Home Mortgage Loan Application Data for Central Ohio Region. Available here. 
27 Multiple Listing Service. (2018). RETS Database. Sale Transactions for Central Ohio Region.  

https://www.consumerfinance.gov/data-research/hmda/
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Figure 22 

While gentrification can result in positive changes to a place in terms of new investments, it can come in 
tandem with negative impacts on the people who live there. In a gentrifying neighborhood or community, there 
is a risk that the residents will be displaced—forced to move as prices in their neighborhood become too high 
to afford. In other words, accelerated demand at higher price points can put additional strain on the availability 
of naturally occurring affordable housing: homes affordable to low-income households, without public 
subsidies. 

The RHS included a displacement risk analysis, which evaluated numerous measures of neighborhood change 
to identify places in the region that may be in early stages of gentrification, and thus, with the greatest risk of 
displacement of the residents currently living there. More about displacement risk as a form of housing 
instability can be found later in this report. 

Limited supply of subsidized housing 
In 2018, HUD estimates there were nearly 16,000 Housing Choice Voucher recipients in Central Ohio, and the 
National Housing Preservation Database estimates nearly 34,000 subsidized units. Of those subsidized units, 
27.4% are set to expire by the end of 2025, leaving them vulnerable if they are not renewed.  

Assuming the subsidized housing in the region remains stable, it is already grossly insufficient to meet the 
need. Estimates suggest that 74,000 renter households in the region were below 30% Housing Urban 
Development Area Median Family Income (HAMFI) (considered ‘priority income’ households in qualifying for 
housing assistance), another 50,000 were above 30% and below 50% HAMFI (considered very low income 
households in qualifying for housing assistance), and 62,000 were above 50% and below 80% HAMFI 
(considered low income households in qualifying for housing assistance) (Figure 23).  
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Figure 23 

 

More homes that can serve a wider range of ages, abilities and households 
A region’s demographics naturally intersect with its housing market. Ideally, the housing produced serves the 
diverse housing needs of the residents who live there—whether a certain housing type or location needs to be 
available in order to support residents’ livelihoods. Looking at recent housing production, there have been 
some shifts to serve a range of needs, but there remain some important gaps. Some housing consumers are 
more likely to face housing challenges, not only in how much they can afford, but with limitations in what type 
of housing they need. Furthermore, many residents have spatial limitations (e.g. reliance on public 
transportation, social connections that support their livelihoods, schools) that filter the options available when 
looking for housing. 

Existing availability of housing types 
Today, Central Ohio’s housing supply is predominantly single-family, detached homes. This housing type 
makes up the largest number and share of units in Central Ohio. Over the past decade, large-scale and 
smaller-scale apartment buildings have contributed to some diversification of the region’s housing supply, with 
units in large-scale apartment buildings increasing by nearly 38% between 2010 and 2018, and units in 
smaller-scale apartment buildings increasing by 12%.28  

This increase in multifamily housing options has resulted in a modest shift in housing mix in the region—
increasing the share of multifamily units from 26% in 2005 to 28% in 2018 (Figure 24). While this does 
represent an increase in multifamily housing production, compared with previous decades, these new units 
tend to be higher cost, and therefore do not serve all residents in the region (see limited rental options). 

 
28 U.S. Census Bureau. (2010). American Community Survey 1-year estimates; and U.S. Census Bureau. (2018). American Community Survey 1-year 
estimates. Columbus MSA; “small-scale” refers to buildings with 5–9 units and “large-scale” refers to buildings with 50+ units. 
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Figure 24 

Central Ohio is home to many residents with a range of specialized housing needs, including persons living 
with disabilities, persons experiencing or that have experienced homelessness, restored citizens (or those with 
criminal records), and emancipated youth, among others29. These residents also tend to have fewer resources, 
and so are doubly limited by the low supply of options for low-income households.  
 
Needs among these people are diverse and difficult to generalize, and data is scarce. However, an inventory of 
housing for special populations in Columbus, and its extensive waitlist of 7,000 people as of 2016, highlights 
that the housing supply for special populations needs to be expanded. The existing housing supply consists of 
the following: 30 

o 2,400 units of supportive housing for people with behavioral health disabilities 
o 506 units for people with developmental disabilities 
o 456 short-term accommodations for restored citizens 
o 6,720 units of affordable senior housing 

Housing needs by demographic factors 
A broad look at housing cost burden by family type points to several conditions in residents’ lives that govern 
housing options, thereby forcing those individuals into housing options beyond what they can afford or that 
aren’t suitable for their circumstances. Figure 25 shows that older adults (62 and older) living alone or with a 
non-family member are the most vulnerable to housing cost-burden, followed by single-person households and 
non-family households (which are likely to include younger residents). Next are large families (5-or-more-
person households); followed by small families (2-, 3-, or 4-person), which are generally households with 
children, including single-parent households; then older adult family households.   

 
29 Affordable Housing Alliance of Central Ohio. (2017, February). Columbus and Franklin County Affordable Housing Challenge: Needs, Resources, and 
Funding Models. Available here. 
30 Affordable Housing Alliance of Central Ohio. (2017, February). Columbus and Franklin County Affordable Housing Challenge: Needs, Resources, and 
Funding Models. Available here. 

https://static1.squarespace.com/static/55dcbb61e4b04de53492b533/t/58b9c43f9de4bb2be93071b2/1489074761352/AHACO+Research+Report+FINAL+February+2017.pdf
https://static1.squarespace.com/static/55dcbb61e4b04de53492b533/t/58b9c43f9de4bb2be93071b2/1489074761352/AHACO+Research+Report+FINAL+February+2017.pdf
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Figure 25 

The following sections provide a closer look at data about households where there are likely preconditions that 
limit housing options among a particular group.  

Older adults 
As residents age, they become more likely to have limitations of ability that can restrict them to certain housing 
types that would best support their mobility and independence. While only about one-quarter of adults ages 65 
– 74 have disabilities, about half of adults 75 and older have one or more disabilities (see residents with 
disabilities for more on limited supply of accessible homes). 31  Whether facing an immediate need or planning 
for the likelihood of some impairment of independence or mobility in the future, older adults face a very 
different suite of considerations when thinking about housing. 

For higher-income older adult households, this may not be an issue, as more resources allow for greater 
access to the housing market, generally. However, only about a quarter of households with a 65-and-up 
householder earn more than $75,000 annually. This means that three quarters of older adult householders 
face both limited housing options because of their incomes, and a need for housing that supports greater 
mobility and independence (Figure 26). In some instances, lower, post-retirement income may be coupled with 
mortgage-free housing costs, as some older home owners paid-off their home loans during their working years. 
However, there are still a considerable number of older adult households that are housing cost burdened—
whether a function of large reductions to income, housing costs themselves, or some combination of the two. 

 
31 U.S. Census Bureau. (2014 – 2018). American Community Survey 5-year estimates. Central Ohio 7-County Region. 
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Figure 26 

Based on Figure 25, the most vulnerable older adults to high or extreme housing cost burdens are those who 
live alone or in non-family households. Looking at the two most recent data points that are comparable over 
time, there is evidence that many residents ages 65 and older, either who were already in that age category or 
entered that age category during the comparison periods, became householders living alone (Figure 27).  

Compared with earlier this decade, that means there were about 10,000 more 1-person older adult 
households. As the peak of the Baby Boomer generation enters older adulthood (expected around the year 
2035), there will likely be a rise in low-income older adult households, and a corresponding rise in single-
person older adult households who need accessible housing options (in terms of both accessible features of 
the home itself, and mobility in the surrounding community—see more in access to opportunity and other 
location considerations).  

Projections suggest that Central Ohio will need almost 170,000 new housing units by 2035 to accommodate 
regional growth. Today, residents ages 65 and older make up less than 13% of the total population. As the 
region’s high number of Baby Boomers approach their peak into this age category, they are expected to make 
up nearly 16% of the population by 2035. In rural counties, especially those that have seen less in-migration of 
younger workers and families, the share of older adults may reach as high as 20% by 2035.32 There is a great 
need for housing options that support residents in late life across incomes and abilities, especially over about 
the next 15 years. 

For a glimpse of the income profiles of residents who will enter the 65 and older age category in the next 15 
years, Figure 28 shows the incomes of households with a householder age 45 to 64. Even though these 
residents are significantly more likely to be in the labor force, still around half earn less than $75,000 annually 
today. As more of these residents retire out of the labor force in the coming years, income limitations will 
become an even greater concern for many older adult households. 

 
32 MORPC 2018 – 2050 population growth projections. 
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Figure 27 

 
Figure 28 

Residents with disabilities 
Accessible housing options in communities that support diverse mobility needs are necessary to serve 
residents of all ages with disabilities. In addition to the 80,000 residents ages 65 and older, around 30,000 
(6%) adults ages 18 to 34, and more than 90,000 (13%) adults ages 35 to 64 have one or more disabilities. 
Additionally, more than 20,000 (5%) children under 18 have one or more disabilities.33 Residents with 
disabilities, and in some instances, their caregivers, can face uniquely difficult challenges in finding homes in 
communities that are designed with their accessibility needs in mind. 

 
33 U.S. Census Bureau. (2014 – 2018). American Community Survey 5-year estimates. Central Ohio 7-County Region. 
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There is an overall shortage of accessible housing units. The Ohio Housing Finance Agency estimates that 
more than 60% of renter- and owner-occupied homes are not accessible to someone with a mobility 
impairment.34 A snapshot of accessible units in Central Ohio suggests this shortage exists regionally (although 
no data is available for units designed to serve persons with a mobility impairment). Only about 2,900 units are 
designed for people with behavioral and developmental disabilities.35 In Central Ohio, they also experience 
housing discrimination; the most common fair housing complaint in the region is related to disability status.  
The Columbus and Franklin County Joint Analysis of Impediments to Fair Housing Choice identifies people 
with disabilities who receive Supplemental Security Income (SSI) as particularly at-risk for housing instability. 
Based on a standard SSI payment of $750 per month, it is likely that people with disabilities who are unable to 
work face substantial cost-burden and difficulty finding affordable housing. 
The Columbus and Franklin County Affordable Housing Challenge, as well as the Columbus and Franklin 
County Joint Analysis of Impediments to Fair Housing Choice, report a shortage of accessible units that are 
affordable to low- and moderate-income residents. For people living on fixed or low incomes, paying for 
accessibility modifications out-of-pocket is not an option. 

Younger adults 
In the last decade, growth in Central Ohio was driven significantly by migration into the region, especially 
younger adults. Except for young married couple families, younger householders are predominately renters. 
Recent trends, however, suggest a decline (across household types) in the number of younger homeowners, 
paired with increases in the number of younger renters (Figure 29). The greatest increases were in non-family, 
2- or more person renter households (e.g. roommates or cohabitating couples). There were also sizable gains 
in the number of younger married couple renters, followed by similar increases in both young householder 
‘other family’ renter households (which includes young single parents), and single person renter households. 

 
Figure 29 

 
34 Ohio Housing Finance Agency. (2019). Fiscal Year 2019: Ohio Housing Needs Assessment – Technical Supplement. Available here. 
35 Affordable Housing Alliance of Central Ohio. (2017, February). Columbus and Franklin County Affordable Housing Challenge: Needs, Resources, and 
Funding Models. Available here. 

https://ohiohome.org/news/documents/2019-HousingNeedsAssessment.pdf
https://static1.squarespace.com/static/55dcbb61e4b04de53492b533/t/58b9c43f9de4bb2be93071b2/1489074761352/AHACO+Research+Report+FINAL+February+2017.pdf
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The lifestyle-driven or circumstantial housing needs among these younger householders are varied but, 
considering that close to 80% of net migration into the region was residents ages 15 to 34,36 a closer look at 
needs and preferences of this age group is warranted. Increased and more diverse rental options stand out as 
important needs for younger householders; but, within that broad need there are more nuanced considerations 
such as a greater demand for housing to support larger non-family households, and housing with good access 
to transportation and jobs (see access to opportunity and other location considerations). Recognizing and 
satisfying these changing demands will become increasingly important as the region’s growing demographic of 
younger workers is projected to continue. 

As with all residents, younger householders’ particular cross-section of housing needs or preferences is 
inevitably less attainable to those with lower incomes (see limited supply of homes priced for low-income 
households). About half of net migration into the region was residents age 15 – 24 (45% ages 20 to 24 alone). 
These new residents may be college students moving to the region, or other young adults starting out life on 
their own (more discussion of the origins of new residents into the region can be found in origins of migrants to 
Central Ohio). Looking at all residents in this age group, around 40% earn less than $25,000 annually, and 
almost all of them (90%) earn less than $75,000 (Figure 30). Unsurprisingly due to their lower incomes, close 
to 60% of all renters age 15 to 24 are housing cost-burdened. 

College students, who may be low income and burdened by housing costs, may have additional circumstantial 
considerations. Depending on students’ families, many college students have other financial supports in place 
beyond their household incomes. 

 
Figure 30 

Another 30% of net migration into the region was 25- to 44-year-olds (about 24% from people age 25 to 34 
alone). A profile of all residents in this age category in the region reveals more residents with higher earnings 
compared to those under 25, but still around 160,000 households (55%) earning less than $75,000 annually 
(Figure 31). Of those households, close to 90,000 are renters age 25 to 34, with about a third that are 
burdened by their housing costs.37 

 
36 MORPC cohort residual net migration analysis.  
37 Due to differences in availability of data at householder age ranges from the American Community Survey, consistent comparisons are not always 
possible in some RHS analyses. 
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Figure 31 

Origins of migrants to Central Ohio 
Natural increase (births minus deaths) has been steadily declining, so growth in the region is increasingly 
reliant on attracting people to Central Ohio. In fact, the 2010s were the first-ever decade when as much growth 
came from migration as from births.  

In the 2010s, half of migration into the region was from residents moving here from overseas. Of the other half, 
80% came here from other parts of Ohio.38,39 Based on age (many are younger) and knowledge that younger 
residents often earn less, it can be inferred that many of the region’s new residents are young people seeking 
work and education opportunities in the region, but often with limited resources starting out. From a regional 
growth perspective, it is important to consider the housing needs of new residents that will allow them to 
remain and thrive in Central Ohio, thus sustaining a strong workforce for the region’s future. 

New American residents 
In 2018, the Columbus Metro had an estimated 190,000 residents born outside of the U.S., or about 9% of the 
population (up from 7% of the population in 2010). Compared to the U.S. born population, foreign-born 
residents are younger, more likely to be married, more likely to be in the labor force, more likely to work in 
high-demand sectors like manufacturing, transportation and warehousing, and more likely to be enrolled in 
college or graduate school (Table 3).40 Whether as students, or a part of the region’s workforce, New 
American residents are an integral part of the regional economy. 

  

 
38 U.S. Census Bureau. (2010 – 2019). Census Population Estimate Program – Annual Estimate of Components of Change. 
39 U.S. Census Bureau. (2012 – 2016). County-to-County Migration Flows 5-year estimates. 
40 U.S. Census Bureau. (2018). American Community Survey 1-year estimates. Columbus MSA. 
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 Columbus MSA 

Population Characteristics 

New 
American 
Residents 

U.S. Born 
Residents 

Population age 25 – 44 48.5% 27.3% 

Currently married 59.1% 45.0% 

In the labor force 72.0% 66.4% 

Manufacturing worker 12.1% 8.2% 

Transportation & warehousing worker 11.8% 5.7% 

Enrolled in college or graduate school 53.8% 24.8% 

Table 3 

These residents can also have specific housing needs. For instance, New Americans have larger households 
(3.07 people per household, compared with 2.51 for U.S. born households), which may be due in part to the 
greater tendency to form multigenerational households.41 This can create a need for larger housing options, 
both homes to purchase and rentals (though 60% of New American households are renter-occupied, 
compared with 36% of U.S. born households). Current data indicates that over-crowding may be more likely for 
foreign-born households. Despite their larger household sizes, New American households are formed in 
homes with fewer rooms, on average (4.6 rooms compared with 5.9 rooms for U.S. born households). Foreign-
born households are also more likely to have more than one occupant per room (about 7%, compared with 
about 1% for U.S. born households). 

There are also likely considerations for these households’ ability to access jobs and transportation; despite this 
group’s higher workforce participation, earnings are lower, on average. New American workers are more likely 
than U.S. born workers to earn between $15,000 and $34,999 (about minimum wage up to $16.00 per hour for 
a person working full-time). Approximately 37% of New American workers earn in this range, compared with 
25% of U.S. born workers. 

Households with children 
Families with children, regardless of whether the household has two parents or one parent, account for most 
households making less than $35,000 annually. In Central Ohio, there are about 70,000 single father 
households, which are about half and half, renter- and owner-occupied; and there are about 190,000 single 
mother households, of which about 60% are renter-occupied and 40% owner-occupied. 

Single mothers are especially vulnerable to changes in the region’s housing market—they experience poverty 
disproportionately, with a poverty rate of about 32% compared with 14% for all families with children, and 8% 
for all families, with or without children. One study found a strong relationship between zip codes with higher 
rates of cost-burden and proportion of single mothers.42 They are also one of the most common groups 
experiencing evictions in Central Ohio.43 

 
41 Owner-occupied foreign-born households have an average household size of 3.5 compared with 2.7 for U.S. born owner-occupied households. 
Interviews with housing resource providers suggested a prevalence of multiple generations of a single immigrant family pooling resources to purchase 
homes. 
42 Measurement Resources. (2019). Equitable Housing in Central Ohio: Redefining Affordability for All. Available here. 
43 Affordable Housing Alliance of Central Ohio. (2017, February). Columbus and Franklin County Affordable Housing Challenge: Needs, Resources, and 
Funding Models. Available here. 

https://measurementresourcesco.com/reports/
https://static1.squarespace.com/static/55dcbb61e4b04de53492b533/t/58b9c43f9de4bb2be93071b2/1489074761352/AHACO+Research+Report+FINAL+February+2017.pdf


 
 

 

40 REGIONAL HOUSING STRATEGY – Existing Conditions Report 

 

Single parents, and especially single mothers, face greater housing instability than some others in the region. 
Those who have low or even moderate incomes may be especially prone to spend more than they can afford 
on housing as they struggle to find housing that is the appropriate size; safe; near good schools; accessible to 
jobs, transportation, and childcare; allows the parent to maintain connections to social networks that can 
provide support; and that is still affordable. 

Access to opportunity and other location considerations 
Location considerations add another layer of complexity when considering the many residents facing 
limitations when they look for housing. All people need a community and environment that supports their 
success in order to thrive. For the groups outlined in this section—older adults, younger adults, residents with 
disabilities, New Americans, and families with children—the need for a supportive community and environment 
is magnified. These residents, as well as those facing barriers limiting access to homes, particularly as a result 
of structural racism, have a high number of people among them with low incomes.   

This means that on top of the many factors people in these groups must consider in choosing where to live, 
they are also more likely to face difficulty finding homes with access to jobs, healthcare, transportation, or 
education opportunities. This creates problematic cycles for low-income residents, and especially those with 
unique housing needs. Many residents are either forced into unstable housing situations or must live with 
unmet needs. 

There are 97,000 households living in areas of the region with very low access to opportunity. These residents, 
compared with the 234,000 households living in very high opportunity areas, experience dramatically different 
conditions and outcomes. An analysis completed by the Kirwan Institute provides insight into the stark, place-
based differences observed across the region. 

• Very low opportunity areas experience poverty at a rate ten times higher than those in higher 
opportunity areas.  

• Very low opportunity areas have 10% of the net worth of residents in very high opportunity areas, and 
nearly twice the housing cost-burden rate.  

• Schools in very low opportunity areas lack many of the basics and receive failing performance grades, 
whereas very high opportunity area-schools have value-added amenities and top scores on 
performance.  

• Very low opportunity areas have an average of one entry-level job for every five residents, whereas 
very high opportunity areas have more than one per person. 

• Very low opportunity areas have the best access to transit, but 20% of households do not have access 
to a vehicle, which means they are reliant on transit and other less-reliable or more expensive 
transportation options; whereas households in very high opportunity areas generally have one or more 
private vehicles available, offering independence and flexibility of travel. 

• The cumulative result of these disparities is a life expectancy that is, on average, 10 years shorter for 
residents of very low opportunity areas compared with residents of very high opportunity areas. 

For lower earning households, access to higher opportunity neighborhoods is very limited. As of 2018, 50% of 
all rental units were in high or very high opportunity areas (Figure 32). For a household with two workers 
earning minimum wage or one worker earning around $16 per hour, most of these are not affordable housing 
options. In fact, less than one-quarter of the rental units in the region that are affordable to them are located in 
high or very high opportunity areas. Furthermore, competition for them is fierce, with vacancy rates below 1.5% 
(Figure 33). 
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Figure 32 

 

 
Figure 33 
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If the members of that household had built credit, kept their debts low, and saved for a down payment, they 
might hope to purchase a home like one of the 57% of homes sold in high or very high opportunity areas in 
2018, with an average of about a month on the market (Figure 34). Again, they would find that only 19% of 
homes in their price range are in these areas, and that they generally sell in fewer than three weeks (Figure 
35). They might also find that a large number of homes in their price range are outdated or in poor condition, 
which would mean they would need to save more than just a 20% down payment to pay for repairs and 
improvements to make the home livable. 

 
Figure 34 

 

 
Figure 35 
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Not-in-my-backyard (NIMBY) attitudes  
Political and public support can make or break a development project. Often, negative perceptions about 
denser or subsidized homes result in people voicing their disapproval for these types of development locally—
especially during approval processes that include public consultation such as rezoning. According to regional 
developers, NIMBY attitudes affect development feasibility in Central Ohio. They identified political and 
neighborhood perception as the second highest factor negatively affecting development feasibility out of 14 
factors. This was affirmed by the broader stakeholder groups that participated in the Regional Housing 
Strategy. 

Housing instability among residents 
Housing instability creates a host of ripple effects for a household and community. For residents paying a high 
percentage of their incomes on housing, precarious situations, such as changes to housing costs or household 
income, or threat of eviction or foreclosure can cause a household’s living arrangement to become unstable. 
Neighborhood changes can create location-specific housing instability, as reinvestment in neighborhoods can 
drive up prices, creating the risk of displacement of the residents who already live there. While there are 
programs available to assist residents to re-stabilize their housing, there are simply not enough direct 
assistance resources available to prevent housing loss for those at greatest risk.  

Housing cost burden 
Many in the region experienced the last decade in recovery of personal finances following the Great 
Recession. In fact, the percentage of residents who are housing cost-burdened has been on the decline, in 
alignment with national trends. Nonetheless, 220,000 households in the region are stretching their earnings 
beyond what is considered sustainable to pay for housing, especially among lower earners. 

A key measure of housing stability is housing cost-burden, the share of monthly income that a household pays 
for their home. Although each household’s definition of cost-burden is unique, general guidance from the U.S. 
Department of Housing & Urban Development suggests that households which spend above 30% of their 
income on housing costs may be housing cost-burdened. Increased competition for homes, structural racism, a 
limited supply of homes priced for low-income households, and a lack of homes that can serve a wide range of 
ages, abilities and households can push households into higher-cost homes and increase their housing cost-
burden. 

Without a stable home, a person’s ability to thrive is severely inhibited. Households that pay a disproportionate 
share of income on housing are forced to make budgeting sacrifices for other necessities, like clothing, 
healthcare, nutritious food, and transportation. Conversely, housing stability has been tied to a range of 
positive outcomes for children and their families and seniors: improved mental and physical health, school 
performance, and personal safety (among others)44. 

Renters in Central Ohio generally experience cost-burdens at higher rates than owners. Renters are twice as 
likely to be housing cost-burdened compared to homeowners (45% of renters compared with 20% of 
homeowners), and are three times more likely to be extremely cost burdened (spending more than 50% of their 
income on housing; 22% of renters compared with 7% of homeowners – Figure 36).45 Renters make up 39% 
of the region’s households and 57% of all cost-burdened households. 

 
44 Enterprise Community Partners. (2014). Impact of Affordable Housing on Families and Communities: A Review of the Evidence Base. Available here. 
45 Measurement Resources. (2019). Equitable Housing in Central Ohio: Redefining Affordability for All. Available here. 

https://www.enterprisecommunity.org/resources/impact-affordable-housing-families-and-communities-review-evidence-base-13210
https://measurementresourcesco.com/reports/
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Figure 36 

In Fairfield, Franklin, and Licking counties, nearly half of all renters spend more than 30% of their income on 
housing. Within Franklin County, zip codes more central to downtown Columbus experience higher housing 
cost burdens. For some zip codes, as many as 69% of households are burdened by housing cost.46 
 
Homeowners, who make up 61% of the region’s households, are not immune to cost burdens, and are more 
likely to be cost-burdened in some places or income levels, though they represent only 43% of cost-burdened 
households. Twenty percent of all homeowners in Central Ohio are cost burdened (Figure 37).   

 
Figure 37 

 
46 Measurement Resources. (2019). Equitable Housing in Central Ohio: Redefining Affordability for All. Available here. 

https://measurementresourcesco.com/reports/
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As the region recovered from the Great Recession, the number of cost-burdened households in the region fell 
between 2012 and 2017, by nearly 20,000 households. However, as some households in the region recovered, 
already low-income households in the region were left behind as prices began to rapidly increase (cost 
burdens increased among households earning between $20,000 and $34,999, while cost burdens among 
households at all other incomes decreased). Also, there are many households in otherwise disadvantageous 
circumstances (see structural racism and housing needs by demographic factors) for whom housing cost 
burdens are more prevalent. 

Displacement risk 
There are many personal circumstances that can lead to spending more on housing than a person can afford, 
including market factors that limit availability of housing at all price points, and demographic characteristics of a 
person that limit housing options. In the discussion on the limited supply of homes priced for low-income 
households, the recent trend toward accelerated demand for housing reinvestment was highlighted. 
Reinvestment in neighborhoods where there is currently a supply of naturally occurring affordable housing 
presents yet another threat to some residents’ housing stability. Over time, reinvestment activity can increase 
housing costs for people who have otherwise maintained stability—albeit typically in neighborhoods with less 
access to opportunity. 

Geographically speaking, gentrification is most likely to occur within a relatively concentrated part of the region, 
predominately centered around the Columbus downtown area, but also occurring in some parts of the region’s 
county seats (Figure 38). Even still, nearly 320,000 residents (or about 16% of the region’s population) live in 
areas identified in the displacement risk analysis of the RHS as in an early stage of gentrification (a complete 
methodology and summary of findings will be available as an appendix to this report following the release of 
the RHS). These areas have high shares of vulnerable households; have experienced limited or no 
demographic change since 2013; and have low to moderate housing market activity relative to the rest of the 
region, but experienced appreciation in home values or prices since 2013.  

 
Figure 38 
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Of the Census tracts identified in the early stages of gentrification, 57% are in very low opportunity areas, and 
another 37% in low opportunity areas. These areas, while scoring very poorly in nearly every indicator of 
opportunity, score well on transit access, as most of these areas are found within the urban core of Columbus. 
Transit access is critically important to the greater number of residents without access to a vehicle in those 
areas. 

The strong connectivity in areas with emerging demand can expand access to jobs, necessities, and recreation 
for the residents who live there. However, that same ease of access may in part drive demand for homes in 
these areas, which is evidenced by the greater prevalence of high displacement risk in those areas.  

Residents of these areas who become displaced may end up moving to parts of the region with more limited 
transportation options and less concentration of key destinations, resulting in longer commute times and 
reduced access to employment, services, and social networks. 

The places in early stage gentrification also typically have a greater share of single-family rental homes than 
other parts of the region. Single-family rental homes can be a reliable source of naturally occurring affordable 
housing: housing that, at market rate, remains affordable to potential occupants living at or below the area 
median income. After the Great Recession, many single-family homes shifted from owner- to renter-
occupancy. Even though rental prices have steadily risen since 2010, single-family rental homes often offer 
more affordable rent rates than commercial/apartment rentals and are often more attainable than those on the 
market. 

Based on an analysis of Zillow rent price data and American Community Survey data, among the lowest cost 
rental homes (around $1.00 per square foot), single-family rental units fill a critical need, especially for larger 
households. In 2018, 40% of 3-person, 58% of 4-person, and 64% of 5-or-more-person renter households lived 
in single-family rentals in the Columbus metropolitan area. Since 2016, however, a decline in renter-occupied 
single-family households paired with a more rapid increase in owner-occupied single-family households may 
indicate that single-family rental units are being converted back into owner-occupied units in the market. 

Whether a sign of recent displacement of residents from reinvested neighborhoods, or of other economic 
challenges in the region, there is evidence that suburban communities are experiencing a rise in financial 
hardship among their residents in recent years. According to the Columbus and Franklin County Affordable 
Housing Challenge, “from 2000 to 2014, the percent of the population living in poverty increased in every 
Franklin County city, except for Canal Winchester, Dublin, and Grandview Heights. Between 2000 and 2013, 
the suburban areas of the 10-county Columbus metro area had the greatest growth in suburban poverty—up 
113.6%—among all Ohio major metro areas.”   

More need for direct assistance than available resources 
The need for housing-related assistance among low-income households and households with unique housing 
needs, such as rental assistance and home repairs, dwarfs the assistance available in the region. For instance, 
there aren’t enough resources in Central Ohio to assist with homes repairs today. In the City of Columbus 
alone, more than 1,200 low-income families requested city assistance for home repairs, roof repairs, or home 
modifications in 2016. In any given year, the city can fund approximately 90 projects.47 

Additionally, there’s an extensive waiting list for rental assistance and special needs housing. In the City of 
Columbus alone, there were 17,231 applicants on the waiting list for a housing voucher in 2016 and more than 
7,000 people on the waiting list for a unit designed to serve someone with special needs.48  

 

 
47 Affordable Housing Alliance of Central Ohio. (2017, February). Columbus and Franklin County Affordable Housing Challenge: Needs, Resources, and 
Funding Models. Available here. 
48 Affordable Housing Alliance of Central Ohio. (2017, February). Columbus and Franklin County Affordable Housing Challenge: Needs, Resources, and 
Funding Models. Available here. 

https://static1.squarespace.com/static/55dcbb61e4b04de53492b533/t/58b9c43f9de4bb2be93071b2/1489074761352/AHACO+Research+Report+FINAL+February+2017.pdf
https://static1.squarespace.com/static/55dcbb61e4b04de53492b533/t/58b9c43f9de4bb2be93071b2/1489074761352/AHACO+Research+Report+FINAL+February+2017.pdf
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Conclusion 
The core housing challenges identified in the RHS present separately complex and important areas 
for strategic focus in the region. Broadly, these issues call the region to action on these five fronts: 

1. The region needs to produce more units to keep up with demand going forward.  
2. The region needs to change the policies and practices that perpetuate barriers to 

housing access, especially among people of color. 
3. The region needs to preserve existing homes at lower price points while expanding the 

number of lower cost housing options available across the region. 
4. The region needs to diversify its housing stock, both by adapting the current housing 

available and pursuing new housing models in the future. 
5. The region needs to provide and increase access to supports that will stabilize 

residents, homes, and communities. 
These housing challenges can be described and understood separately, however, it is compelling to 
consider all the issues, and especially the points where they intersect. Because of the strong 
interrelatedness across these challenges, an effective Regional Housing Strategy will require work on 
all fronts. 

The RHS identified over 100 potential actions, which are classified into five action types aligned 
across these five core issues, and assigned to each of the 414 Census Tracts in the region, based on 
the findings of the sub-regional analyses completed for this effort. As a result, implementers, 
advocates, and other stakeholders in the region may identify a targeted list of potential actions within 
a given place or housing-related issue where they have influence. 

Furthermore, the location-specific understanding of the nuanced housing challenges in a given 
location will allow for the development of Local Housing Action Agendas, which will provide 
communities with an in-depth perspective on their key housing issues, as well as a list of issue-
relevant actions to work locally toward the needs identified through the RHS. 

 



Regional Housing 
Submarkets.
Housing needs and opportunities—place-based features; market conditions; housing stock; and 
household characteristics—vary across Central Ohio. An analysis of housing measures resulted 
in a set of 23 defining characteristics affecting 12 submarkets in different ways in Central Ohio.

Submarket characteristics can be viewed through two additional lenses: opportunity and 
gentrification. These lenses can be used to identify key housing issues or affected populations 
relative to conditions related to opportunity or gentrification-related change. Terms beginning on 
page 12 describe characteristics related to opportunity and gentrification-related change, which 
are additional lenses that can be applied to understand and prioritize housing issues. This 
information aligns relevant housing issues or impacted groups with each lens.

For a map of each submarket, please see Regional Housing Submarkets Appendix. More 
information is available in the Existing Conditions summary.



Submarket 1: Late Century Suburbs

Defining characteristics

Opportunity

Gentrification & displacement

Communities

Strong market, single-family homes, aging residents 

Strong transportation access (car)
Limited transportation access (transit)
Low vacancy
Strong market conditions
Limited housing diversity
Older residents
Low renter cost-burdens 
Moderate owner cost-burdens
Expiring subsidized units 

Most tracts in this submarket offer very high 
opportunity or high-moderate opportunity. Only a 
small number offer low or very low opportunity. 

Most tracts in this submarket are not in any stage of 
gentrification. Those that are fall in the early stages.

City of Dublin
Norwich Township (Franklin County)
City of Westerville
Village of Brice
Village of Minerva Park

• Strong transportation access
using automobiles

• Low access to transit service
• Moderate walkability (measured

by intersection density)
• Low residential density

Housing market Physical characteristics

Household characteristics

Opportunity

Gentrification & displacement

Reported as a share of total tracts in submarket; n=66)

Reported as a share of total tracts in submarket; n=66)

High-moderate opportunity

Early stages of gentrification (Susceptible; Type 1; Type 2)

Very low opportunity

Late stages of gentrification (Type 1; Type 2; Continued Loss)

Very high opportunity

Not gentrifying

Low opportunity

Mid-stage of gentrification (Dynamic)

Housing Stock

High share of 
single-family homes

High share of owner-
occupied homes

Low share of 
vacant homes

High number of 
home sales

High share of subsidized units at risk 
for expiration by end of 2025 
High share of Central Ohio’s expiring 
affordable housing units

High average median 
home value
High average median 
sales price

High average 
median rent

Low share of homes 
built before 1950

Low share of renter-
occupied homes

Cost-burdened: Moderate average household size: 2.5 people
Moderate share of owners (18%)
Low share of renters (25%)

High household size among owners (2.6 people)
Moderate household size among renters (2.4 people) 

High average median 
household income

Older residents, based 
on average median age

Moderate share 
built after 2010

High share built after 1950
High share built after 1980

Low share of 
multifamily homes

Low share of homes 
built before 1980

69%

64%

<1%

86

15%
22%

$205,682
$217,017

$1,709

1.5%

36%
$77,524
37 Years

3%

31%
25%

• Low share of single-family homes used as rentals
• Moderate building activity (evidenced by building permits per acre)

59%

8%

88%

32%

2%

12%



Submarket 2: Late Century Exurbs

Defining characteristics

Opportunity

Gentrification & displacement

Communities

Single-family homes, limited building activity, aging residents 

Limited transportation access (transit)
Moderate vacancy
Limited production
Limited housing diversity
Larger households
Older residents
Moderate owner and renter cost-burdens 
Expiring subsidized units

Most tracts in this submarket offer high-moderate 
opportunity, followed by low opportunity.

Most tracts in this submarket are not in any stage 
of gentrification. Those that are, primarily fall in the 
early stages with a few in the mid- and late stages.

Village of South Bloomfield
Village of Ashville
Village of Hebron
Village of Johnstown
Village of Lockbourne

• Moderate transportation access
using automobiles

• Low access to transit service
• Low walkability (measured by

intersection density)
• Low residential density

Housing market Physical characteristics

Household characteristics

Opportunity Gentrification & displacement
Reported as a share of total tracts in 
submarket; n=41)

Reported as a share of total tracts in 
submarket; n=41)

High-moderate opportunity Early stages of gentrification (Susceptible; Type 1; Type 2)

Very low opportunity Late stages of gentrification (Type 1; Type 2; Continued Loss)

Very high opportunity Not gentrifying

Low opportunity Mid-stage of gentrification (Dynamic)

Housing Stock

Housing Stock

Moderate share of
single-family homes

High share of owner-
occupied homes

High number of 
home sales
High share of subsidized units at risk 
for expiration by end of 2025 

High share of Central Ohio’s 
subsidized affordable housing units 

High share of Central Ohio’s expiring 
affordable housing units 

High share of Central Ohio’s expiring 
affordable housing units

Moderate share of subsidized units at 
risk for expiration by end of 2025 

Moderate average 
median home value

Moderate average 
median sales price 

High average median 
sales price

Low average 
median rent

Moderate share 
built before 1950

Low share of renter-
occupied homes

Cost-burdened: High average household size: 2.6 people
Moderate share of owners (18%) 
Moderate share of renters (28%) 

High household size among owners (2.7 people)
Moderate household size among renters (2.4 people) 

Moderate average median 
household income

Older residents, based 
on average median age

Moderate share 
built after 2010

High share built after 1950
Low share built after 1980

Moderate share of 
multifamily homes

Moderate share 
built before 1980

73%

68%

86
15%

15%

15%

22%

27%

$156,615

$163,121

$217,017

$863

12%

32%
$62,308
38 Years

<1%

28%
94%

• Moderate share of vacant homes
• Low share of single-family homes used as rentals
• Low building activity (evidenced by building

permits per acre) (Less than 0.1)

27%

88%

2%

64%

10%
7% 2%



Submarket 3: Mid-Century Small Lots

Defining characteristics

Opportunity

Gentrification & displacement

Communities

Moderate vacancy, single-family homes, limited building activity

Moderate transit access
Moderate vacancy
Moderate density
Single-family rentals
Limited production
Limited housing diversity
Older residents
Moderate owner cost-burdens
High renter cost-burdens
Expiring subsidized units

Most tracts in this submarket offer low or very low 
opportunity, although opportunity varies across this 
submarket with all levels represented.

Most tracts in this submarket are in the early stages of 
gentrification with a few in the mid- and late stages.

City of Heath
Village of Urbancrest
Clinton Township (Franklin Co.)
Mifflin Township (Franklin Co.)
City of Upper Arlington

• Moderate transportation access
using automobiles

• Moderate access to transit
service

• Moderate walkability (measured
by intersection density)

• Moderate residential density

• High share of Central Ohio’s subsidized affordable housing units (16%)
• Low building activity (evidenced by building permits per acre) (Less than 0.1)
• Moderate share of single-family homes used as rentals (29%)

Housing market Physical characteristics

Housing Stock

Moderate share of
single-family homes

Moderate share 
built before 1950

Moderate share 
built after 2010

High share built after 1950
Moderate share built after 1980

Moderate share of 
multifamily homes

Moderate share 
built before 1980

77%
14%

4%

23%
52%

Moderate share of 
vacant homes

Moderate number 
of home sales

Moderate share of subsidized units at 
risk or expiration by end of 2025 
High share of Central Ohio’s expiring 
affordable housing units

Low average median 
home value
Moderate average 
median sales price

Moderate average 
median rent4%

64

26%
15%

$111,094
$111,531

$872

Household characteristics

Opportunity

Gentrification & displacement

Reported as a share of total tracts in submarket; n=78)

Reported as a share of total tracts in submarket; n=78)

High-moderate opportunity

Early stages of gentrification (Susceptible; Type 1; Type 2)

Very low opportunity

Late stages of gentrification (Type 1; Type 2; Continued Loss)

Very high opportunity

Not gentrifying

Low opportunity

Mid-stage of gentrification (Dynamic)

Moderate share of 
owner-occupied homes

Moderate share of 
renter-occupied homes

Cost-burdened: Moderate average household size: 2.5 people
Moderate share of owners (19%) 
High share of renters (32%) 

Moderate household size among owners (2.4 people)
High household size among renters (2.6 people) 

Low average median 
household income

Older residents, based 
on average median age

54%
46%

$45,444
37 Years

37%

26%

36%

3%
6%

24%

13%

55%



Submarket 4: Aging Multifamily

Defining characteristics

Opportunity

Gentrification & displacement

Communities

Moderate density, moderate transit access, moderate vacancy

Strong transportation access (car)
Moderate transit access
Moderate vacancy
Moderate density
Single-family rentals
High share of multifamily properties
Moderate renter and owner cost-burdens
Expiring subsidized units

Opportunity varies across this submarket with all 
levels represented. 

Half of the tracts in this submarket are in the early 
stages of gentrification with a few in the mid- and late 
stages.

City of Reynoldsburg
Blendon Township (Franklin Co.)
City of Whitehall
Sharon Township (Franklin Co.)
Mifflin Township (Franklin Co.)

• Strong transportation access
using automobiles

• Moderate access to transit
service

• Moderate walkability (measured
by intersection density)

• Moderate residential density

• High share of Central Ohio’s subsidized affordable housing units (20%)
• Moderate building activity (evidenced by building permits per acre)
• Moderate share of single-family homes used as rentals (35%)

Housing market Physical characteristics

Housing Stock

Moderate share of
single-family homes

Low share 
built before 1950

Moderate share 
built after 2010

High share built after 1950
Moderate share built after 1980

High share of 
multifamily homes

High share 
built before 1980

36%
7%
3%

64%
73%

Moderate share of 
vacant homes

Low number of 
home sales

Low share of subsidized units at risk or 
expiration by end of 2025 
High share of Central Ohio’s expiring 
affordable housing units

Moderate average 
median home value
Moderate average 
median sales price

Moderate average 
median rent4%

46

21%
15%

$129,146
$106,749

$863

Household characteristics

Opportunity

Gentrification & displacement

Reported as a share of total tracts in submarket; n=35)

Reported as a share of total tracts in submarket; n=34)

High-moderate opportunity

Early stages of gentrification (Susceptible; Type 1; Type 2)

Very low opportunity

Late stages of gentrification (Type 1; Type 2; Continued Loss)

Very high opportunity

Not gentrifying

Low opportunity

Mid-stage of gentrification (Dynamic)

Low share of owner-
occupied homes

High share of renter-
occupied homes

Cost-burdened: Low average household size: 2.2 people
Moderate share of owners (19%) 
Moderate share of renters (29%) 

Moderate household size among owners (2.5 people)
Low household size among renters (2.2 people) 

Low average median 
household income

Low average age of residents 
(based on average median age)

30%
70%

$42,920
33 Years

23%

34%

32%

3%

15%

23%

20%

50%



Submarket 5: Burgeoning Streetcar Neighborhoods

Defining characteristics

Opportunity

Gentrification & displacement

Communities

High density, strong transportation access, older homes 

Strong transportation access (car) 
Strong transportation access (transit)
High vacancy
High density
Older homes
Strong market conditions
Single-family rentals
High share of multifamily properties
Moderate renter and owner cost-burdens
Expiring subsidized units

Most tracts in this submarket offer very high or high-
moderate opportunity, although opportunity varies 
across this submarket with all levels represented.

Tracts in this submarket are generally split: nearly half are not in any 
stage of gentrification and the other half are in the mid- and late stages of 
gentrification. Few tracts are in the early stages of gentrification.

City of Columbus

• Strong transportation access
using automobiles

• Strong access to transit service
• Strong walkability (measured by

intersection density)
• High residential density

• Moderate share of Central Ohio’s subsidized affordable housing units (7%)
• High level building activity (evidenced by building permits per acre)
• High share of single-family homes used as rentals (46%)

Housing market Physical characteristics

Housing Stock

Low share of
single-family homes

High share 
built before 1950

Moderate share 
built after 2010

High share of homes built before 1920
Low share built after 1950
Moderate share built after 1980

High share of 
multifamily homes

High share 
built before 1980

42%
79%
5%

58%
82%

High share of 
vacant homes

Low number of 
home sales

High share of subsidized units at risk or 
expiration by end of 2025 
Moderate share of Central Ohio’s 
expiring affordable housing units

High average median 
home value
High average median 
sales price

Moderate average 
median rent5%

48

33%
9%

$212,918
$230,137

$938

Household characteristics

Opportunity

Gentrification & displacement

Reported as a share of total tracts in submarket; n=16)

Reported as a share of total tracts in submarket; n=17)

High-moderate opportunity

Early stages of gentrification (Susceptible; Type 1; Type 2)

Very low opportunity

Late stages of gentrification (Type 1; Type 2; Continued Loss)

Very high opportunity

Not gentrifying

Low opportunity

Mid-stage of gentrification (Dynamic)

Low share of owner-
occupied homes

High share of renter-
occupied homes

Cost-burdened: Low average household size: 2.2 people
Moderate share of owners (19%) 
Moderate share of renters (29%) 

Low household size among owners (2.2 people)
Low household size among renters (2.1 people) 

Low average median 
household income

Low average age of residents 
(based on average median age)

27%
73%

$49,958
30 Years

19%

25%

47%

24%

24%

25%

31%

6%



Submarket 6: High-Demand, Inner-Ring Suburbs

Defining characteristics

Opportunity

Gentrification & displacement

Communities

Strong market conditions, low vacancy, single-family homes

Strong transportation access (car)
Moderate transit access
Low vacancy
Moderate density
Strong market conditions
Limited housing diversity
Older residents 
Low renter cost-burdens
Moderate owner cost-burdens
Expiring subsidized units

Most tracts in this submarket offer very high 
opportunity and nearly all tracts offer very high or 
high-moderate opportunity. 

Most tracts in this submarket are not in any stage of 
gentrification. Those that are either fall in the early or 
late stages.

City of Bexley
Village of Riverlea
City of Grandview Heights
Village of Marble Cliff
City of Upper Arlington

• Strong transportation access
using automobiles

• Moderate access to transit
service

• Moderate walkability (measured
by intersection density)

• Moderate residential density

• Low share of Central Ohio’s subsidized affordable housing units (1%)
• Moderate building activity (evidenced by building permits per acre)
• Low share of single-family homes used as rentals (14%)

Housing market Physical characteristics

Housing Stock

Moderate share of
single-family homes

High share 
built before 1950

Low share built 
after 2010

Low share built after 1950 (37%)
Low share built after 1980 (5%)

High share of 
multifamily homes

High share 
built before 1980

73%
63%
1%

27%
95%

Low share of 
vacant homes

Moderate number 
of home sales

High share of subsidized units at risk or 
expiration by end of 2025 
Low share of Central Ohio’s expiring 
affordable housing units

High average median 
home value
High average median 
sales price

Moderate average 
median rent1%

61

52%
2%

$278,754
$308,030

$956

Household characteristics

Opportunity

Gentrification & displacement

Reported as a share of total tracts in submarket; n=35)

Reported as a share of total tracts in submarket; n=34)

High-moderate opportunity

Early stages of gentrification (Susceptible; Type 1; Type 2)

Very low opportunity

Late stages of gentrification (Type 1; Type 2; Continued Loss)

Very high opportunity

Not gentrifying

Low opportunity

Mid-stage of gentrification (Dynamic)

High share of owner-
occupied homes

Low share of renter-
occupied homes

Cost-burdened: Moderate average household size: 2.3 people
Moderate share of owners (17%) 
Low share of renters (24%) 

Moderate household size among owners (2.4 people)
Low household size among renters (2.0 people) 

Low average median 
household income

Older average age of residents 
(based on average median age)

67%
33%

$88,519
37 Years

83%

4%

92%

4%

12%

4%



Submarket 7: Emerging Demand Neighborhoods

Defining characteristics

Opportunity

Gentrification & displacement

Communities

High density, weak market conditions, single-family homes

Strong transportation access (car)  
Moderate transit access
High vacancy
Moderate density
Weak market conditions
Single-family rentals
Limited housing diversity
Larger households
High renter and owner cost-burdens

Most tracts in this submarket offer very low 
opportunity and nearly all tracts offer low or very low 
opportunity. 

Most tracts in this submarket are in some stage of 
gentrification, with most in early stages followed by the 
dynamic stage.

City of Columbus

• Strong transportation access
using automobiles

• Moderate access to transit
service

• Strong walkability (measured by
intersection density)

• Moderate residential density

• Low share of Central Ohio’s subsidized affordable housing units (5%)
• Moderate building activity (evidenced by building permits per acre)
• High share of single-family homes used as rentals (51%)

Housing market Physical characteristics

Housing Stock

High share of
single-family homes

High share 
built before 1950

Low share built 
after 2010

Moderate share build before 1920 (30%)
Low share built after 1950 (17%)
Low share built after 1980 (3%)

Low share of 
multifamily homes

High share 
built before 1980

78%
83%
2%

22%
97%

High share of 
vacant homes

High number of 
home sales

Moderate share of subsidized units at 
risk or expiration by end of 2025 
Low share of Central Ohio’s expiring 
affordable housing units

Low average median 
home value
Low average median 
sales price

Low average median 
rent13%

87

24%
4%

$74,633
$57,542

$779

Household characteristics

Opportunity

Gentrification & displacement

Reported as a share of total tracts in submarket; n=27)

Reported as a share of total tracts in submarket; n=27)

High-moderate opportunity

Early stages of gentrification (Susceptible; Type 1; Type 2)

Very low opportunity

Late stages of gentrification (Type 1; Type 2; Continued Loss)

Very high opportunity

Not gentrifying

Low opportunity

Mid-stage of gentrification (Dynamic)

Low share of owner-
occupied homes

High share of renter-
occupied homes

Cost-burdened: High average household size: 2.7 people
High share of owners (20%) 
High share of renters (38%) 

Moderate household size among owners (2.5 people)
High household size among renters (2.7 people) 

Low average median 
household income

Low average age of residents 
(based on average median age)

39%
61%

$31,086
33 Years

89%

4%
4%

19%

4%

19%

4%

59%



Submarket 8: Rural

Defining characteristics

Opportunity

Gentrification & displacement

Communities

Moderate vacancy, aging residents, limited transportation access 

Limited transportation access (car)
Limited transportation access (transit)
Moderate vacancy
Limited production
Limited housing diversity
Larger households
Older residents
Low renter cost-burdens 
Moderate owner cost-burdens

Most tracts in this submarket offer high-moderate 
opportunity, followed by low opportunity. No tracts 
offer very low opportunity. 

None of the tracts in this submarket are in any stage of 
gentrification.

Kingston Township (Delaware Co.)
Pleasant Township (Franklin Co.)
Wayne Township (Pickaway Co.)
Amanda Township (Fairfield Co.)
Washington Township (Licking Co.)
Pike Township (Madison Co.)
Liberty Township (Union Co.)

• Low transportation access using
automobiles

• Low access to transit service
• Low walkability (measured by

intersection density)
• Low residential density

• Low share of Central Ohio’s subsidized affordable housing units (3%)
• Low building activity (evidenced by building permits per acre) (0)
• Low share of single-family homes used as rentals (13%)

Housing market Physical characteristics

Housing Stock

High share of
single-family homes

Moderate share 
built before 1950

Moderate share 
built after 2010

Moderate share build before 1920 (14%)
High share built after 1950 (78%)
High share built after 1980 (45%)

Low share of 
multifamily homes

Moderate share 
built before 1980

96%
22%
4%

5%
55%

Moderate share of 
vacant homes

Low number of 
home sales

Low share of subsidized units at risk or 
expiration by end of 2025 
Low share of Central Ohio’s expiring 
affordable housing units

Moderate average 
median home value
Moderate average 
median sales price

High average median 
rent1%

48

21%
3%

$176,787
$174,748

$917

Household characteristics

Opportunity

Gentrification & displacement

Reported as a share of total tracts in submarket; n=45)

Reported as a share of total tracts in submarket; n=45)

High-moderate opportunity

Early stages of gentrification (Susceptible; Type 1; Type 2)

Very low opportunity

Late stages of gentrification (Type 1; Type 2; Continued Loss)

Very high opportunity

Not gentrifying

Low opportunity

Mid-stage of gentrification (Dynamic)

High share of owner-
occupied homes

Low share of renter-
occupied homes

Cost-burdened: High average household size: 2.7 people
Moderate share of owners (18%) 
Low share of renters (25%) 

High household size among owners (2.7 people)
High household size among renters (2.9 people) 

Moderate average median 
household income

Older average age of residents 
(based on average median age)

84%
16%

$69,741
43 Years

16%

2%

100%

82%



Submarket 9: Town Centers

Defining characteristics

Opportunity

Gentrification & displacement

Communities

Moderate density, weak market conditions, older homes 

Limited transportation access (transit)
High vacancy
Moderate density
Older homes
Weak market conditions
Single-family rentals
Limited production
Limited housing diversity
Moderate renter and owner cost-burdens
Expiring subsidized units

Most tracts in this submarket offer low or very low 
opportunity, although opportunity varies across this 
submarket with all levels represented.

About half of the tracts in this submarket are not in any 
stage of gentrification. Those that are, primarily fall into 
the early stages.

Village of Valleyview
Township of Newark
Madison Township (Licking Co.)
City of Lancaster
City of Circleville

• Moderate transportation access
using automobiles

• Low access to transit service
• Moderate walkability (measured

by intersection density)
• Moderate residential density

• Moderate share of Central Ohio’s subsidized affordable housing units (6%)
• Low building activity (evidenced by building permits per acre) (0.1)
• Moderate share of single-family homes used as rentals (35%)

Housing market Physical characteristics

Housing Stock

Moderate share of
single-family homes

High share 
built before 1950

Low share built 
after 2010

High share build before 1920 (37%)
Low share built after 1950 (33%)
Low share built after 1980 (7%)

Moderate share of 
multifamily homes

High share 
built before 1980

72%
68%
<1%

28%
93%

High share of 
vacant homes

Low number of 
home sales

High share of subsidized units at risk or 
expiration by end of 2025 
Moderate share of Central Ohio’s 
expiring affordable housing units

Low average median 
home value
Low average median 
sales price

Low average median 
rent5%

47

37%
8%

$98,419
$89,839

$749

Household characteristics

Opportunity

Gentrification & displacement

Reported as a share of total tracts in submarket; n=21)

Reported as a share of total tracts in submarket; n=21)

High-moderate opportunity

Early stages of gentrification (Susceptible; Type 1; Type 2)

Very low opportunity

Late stages of gentrification (Type 1; Type 2; Continued Loss)

Very high opportunity

Not gentrifying

Low opportunity

Mid-stage of gentrification (Dynamic)

Moderate share of 
owner-occupied homes

Moderate share of 
renter-occupied homes

Cost-burdened: Moderate average household size: 2.4 people
Moderate share of owners (18%) 
Moderate share of renters (32%) 

Moderate household size among owners (2.4 people)
Moderate household size among renters (2.5 people) 

Low average median 
household income

Moderate average age of residents 
(based on average median age)

50%
50%

$39,361
35 Years

10%

33%

43%

5%

52%

5%

15%

3%



Submarket 10: High-Demand Exurbs

Defining characteristics

Opportunity

Gentrification & displacement

Communities

Newer homes, single-family homes, strong housing market

Limited transportation access (transit)
Low vacancy
Newer homes
Strong market conditions
Limited housing diversity
Larger households
Older residents
Low renter cost-burdens
Moderate owner cost-burdens 

Most tracts in this submarket offer very high 
opportunity and nearly all tracts offer very high or 
high-moderate opportunity. 

Most tracts in this submarket are not in any stage of 
gentrification. Those that are, fall into the early stages.

Berlin Township (Delaware Co.)
Brown Township (Franklin Co.)
Village of Commercial Point
Concord Township (Delaware Co.)
Jefferson Township (Franklin Co.)

• Moderate transportation access
using automobiles

• Low access to transit service
• Low walkability (measured by

intersection density)
• Low residential density

• Moderate share of Central Ohio’s subsidized affordable housing units (9%)
• Moderate building activity (evidenced by building permits per acre)
• Low share of single-family homes used as rentals (9%)

Housing market Physical characteristics

Housing Stock

High share of
single-family homes

Low share 
built before 1950

High share built 
after 2010

High share built after 1950 (97%)
High share built after 1980 (85%)

Low share of 
multifamily homes

Low share 
built before 1980

87%
3%

14%

13%
15%

Low share of 
vacant homes

High number of 
home sales

Low share of subsidized units at risk or 
expiration by end of 2025 
Low share of Central Ohio’s expiring 
affordable housing units

High average median 
home value
High average median 
sales price

High average median 
rent<1%

137

13%
4%

$254,928
$274,603

$1,255

Household characteristics

Opportunity

Gentrification & displacement

Reported as a share of total tracts in submarket; n=43)

Reported as a share of total tracts in submarket; n=43)

High-moderate opportunity

Early stages of gentrification (Susceptible; Type 1; Type 2)

Very low opportunity

Late stages of gentrification (Type 1; Type 2; Continued Loss)

Very high opportunity

Not gentrifying

Low opportunity

Mid-stage of gentrification (Dynamic)

High share of owner-
occupied homes

Low share of renter-
occupied homes

Cost-burdened: High average household size: 2.8 people
Moderate share of owners (19%) 
Low share of renters (25%) 

High household size among owners (2.9 people)
High household size among renters (2.8 people) 

High average median 
household income

Older average age of residents 
(based on average median age)

82%
18%

$105,391
37 Years

5%

53%

98%

2%

42%



Submarket 11: Ohio State Campus Area

Defining characteristics

Opportunity

Gentrification & displacement

Communities

High density, strong transportation access, older homes

Strong transportation access (car)
Strong transportation access (transit)
Moderate vacancy
High density
Older homes
Single-family rentals
High share of multifamily properties
Larger households
Low owner cost-burdens
High renter cost-burdens

One of the two tracts that make up this submarket 
offers high-moderate opportunity and the other one 
offers low opportunity.  

Only one tract in this submarket was included in the 
gentrification analysis due to missing data in the other 
tract. It is in the dynamic or mid-stage of gentrification.

City of Columbus

• High transportation access using
automobiles

• High transit access
• High walkability (measured by

intersection density)
• High residential density

• High building activity (evidenced by building permits per acre)

Housing market Physical characteristics

Housing Stock

Low share of
single-family homes

High share 
built before 1950

Low share built 
after 2010

High share built before 1920 (87%)
Low share built after 1950 (6%)
Low share built after 1980 (4%)

High share of 
multifamily homes

High share 
built before 1980

20%
94%

1%

80%
96%

Moderate share of 
vacant homes

Low number of 
home sales

Low share of Central Ohio’s subsidized 
affordable housing units
High share of single-family homes 
used as rentals

Low average median 
home value
High average median 
sales price

Moderate average 
median rent2%

0

0%
88%

$100,000
$274,603

$915

Household characteristics

Opportunity

Gentrification & displacement

Reported as a share of total tracts in submarket; n=2)

Reported as a share of total tracts in submarket; n=1)

High-moderate opportunity

Early stages of gentrification (Susceptible; Type 1; Type 2)

Very low opportunity

Late stages of gentrification (Type 1; Type 2; Continued Loss)

Very high opportunity

Not gentrifying

Low opportunity

Mid-stage of gentrification (Dynamic)

Low share of owner-
occupied homes

High share of renter-
occupied homes

Cost-burdened: High average household size: 3.0 people
Low share of owners (15%) 
High share of renters (50%) 

Low household size among owners (2.3 people)
High household size among renters (3.1 people) 

Low average median 
household income

Low average age of residents 
(based on average median age)

4%
96%

$22,707
22 Years

50%

100%

50%



Submarket 12: Downtown City of Columbus

Defining characteristics

Opportunity

Gentrification & displacement

Communities

High density, strong transportation access, newer homes

Strong transportation access (car)
Strong transportation access (transit)
Moderate vacancy
High density
Newer homes
Single-family rentals
High share of multifamily properties
Low renter cost-burdens
Moderate owner cost-burdens

The two tracts that make up this submarket offer 
high-moderate opportunity. 

None of the tracts that make up this submarket are in 
any stage of gentrification. 

City of Columbus

• High transportation access using
automobiles

• High transit access
• High walkability (measured by

intersection density)
• High residential density

• Low share of Central Ohio’s subsidized affordable housing units (4%)
• High building activity (evidenced by building permits per acre)
• High share of single-family homes used as rentals (70%)

Housing market Physical characteristics

Housing Stock

Low share of
single-family homes

Moderate share 
built before 1950

High share built 
after 2010

Moderate share build after 1920 (27%)
Moderate share built after 1950 (64%)
High share built after 1980 (62%)

High share of 
multifamily homes

Low share 
built before 1980

7%
36%
8%

93%
38%

Moderate share of 
vacant homes

Moderate number 
of home sales

Moderate share of subsidized units at 
risk or expiration by end of 2025 
Moderate share of Central Ohio’s 
expiring affordable housing units

High average median 
home value
High average median 
sales price

Moderate average 
median rent3%

51

30%
5%

$241,250
$141,250

$870

Household characteristics

Opportunity

Gentrification & displacement

Reported as a share of total tracts in submarket; n=2)

Reported as a share of total tracts in submarket; n=2)

High-moderate opportunity

Early stages of gentrification (Susceptible; Type 1; Type 2)

Very low opportunity

Late stages of gentrification (Type 1; Type 2; Continued Loss)

Very high opportunity

Not gentrifying

Low opportunity

Mid-stage of gentrification (Dynamic)

Low share of owner-
occupied homes

High share of renter-
occupied homes

Cost-burdened: Low average household size: 1.4 people
Moderate share of owners (17%) 
Low share of renters (25%) 

Low household size among owners (1.6 people)
Low household size among renters (1.4 people) 

Moderate average median 
household income

Low average age of residents 
(based on average median age)

20%
80%

$47,127
33 Years

100%

100%



This Investment Allocation Portfolio inventories all known sources of funding for 
residential development and resident assistance by geography, financing type, and 
more.

It is current as of the time of publication of the Regional Housing Strategy Final 
Report, September, 2020.

Modifications to this Portfolio may be made from time to time as funding allocations 
change.

September 2020



Geography

Program Administrator Fund Senior Junior Gap Equity
 Collat. 
Enhmt

Credit 
Enhcmt Tax

Down 
payment

Rent / 
Mortgage Construction Rehab Energy Veterans Senior Disabled Supportive

Mental 
Health 30% 40% 50% 60% 70% 80% 90% 100% 110% 120% Fund Geography  Regional Fund Max  Project Max 

 7-County 2018 Annual 
Awarded  Total Units  New Units 

 Rehab 
Units 

 
Assisted/S

upported 
Units 

 Blight 
Removal 2018 Declined

2018 New 
Units

2018 Rehab 
Units 2018 Mixed Region State Source

LIHTC 9% State 1 1 1 1 1 1 1 1 7-County 29,500,000$                              1,250,000$              8,252,518$                      621           366                255           N/A N/A 5,070,322$     184 243 0 50% 50% https://ohiohome.org/ppd/funding.aspx

LIHTC 4% State 1 1 1 1 1 1 1 1 7-County 7,776,045$                                N/A 7,776,045$                      904           248                656           N/A N/A N/A N/A N/A N/A N/A N/A https://ohiohome.org/ppd/funding.aspx

FHAct5 Building Opportunity City 1 1 1 1 1 1 1 1 1 1 1 1 1 Columbus 3,000,000$                                1,250,000$              3,000,000$                      N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://ohiohome.org/ppd/documents/FHAct50-FAQ.pdf

Ohio Housing Trust Fund State 1 1 1 1 1 1 7-County 43,000,000$                              300,000$                  1,250,000$                      410           305                105          N/A N/A N/A N/A N/A N/A N/A N/A See table created from data sourced by - https://ohiohome.org/ppd/funding.aspx

HOME Program State 1 1 1 1 1 7-County $5,598,247 600,000$                  2,488,713$                      271           166                105          N/A N/A N/A N/A N/A N/A N/A N/A https://www.hud.gov/program_offices/comm_planning/about/budget/budget18/

HOME Equity for LIHTC County 1 1 1 1 1 7-County 5,598,247$                                500,000$                  3,088,713$                      226           226                -           N/A N/A N/A N/A N/A N/A N/A N/A https://development.franklincountyohio.gov/EDP-website/media/Documents/Economic%20Development%20Strategic%20Plan/HousingPolicy.pdf

National Housing Trust Fund State 1 1 1 1 1 1 1 Ohio 6,190,138$                                750,000$                  2,000,000$                      230           -                 230          N/A N/A N/A N/A N/A N/A N/A N/A https://ohiohome.org/ppd/documents/2019-NHTF-AllocationPlan-Draft.pdf

HOME - American Dream Downpayment Initiative (ADDI) Program City 1 1 1 1 1 1 1 Columbus 200,000$                                   6,000$                      250,460$                          N/A 57                   N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.columbus.gov/development/housing-division/American-Dream-Downpayment-Initiative-(ADDI)-Program_M/

City of Columbus Emergency Repair City 1 1 1 1 Columbus 755,000$                                   7,500$                      577,744$                          342           N/A 342           N/A N/A N/A N/A N/A N/A N/A N/A https://www.columbus.gov/development/housing-division/Emergency-Repair_M/

City of Columbus Critical Home Repair/Roof Replacement City 1 1 1 1 1 1 1 1 1 1 1 1 Columbus 790,235$                                   N/A 774,035$                          50             N/A 50             N/A N/A N/A N/A N/A N/A N/A N/A https://www.columbus.gov/development/housing-division/Critical-Home-Repair-Program/

CHORES City 1 1 1 1 1 1 1 1 Columbus 200,000$                                   6,000$                      145,610$                          127           N/A 127           N/A N/A N/A N/A N/A N/A N/A N/A https://www.columbus.gov/development/housing-division/Chores-Program_M/

Franklin County  Downpayment Assistance Program County 1 1 1 1 1 1 1 Franklin County 100,000$                                   6,000$                      N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://development.franklincountyohio.gov/EDP-website/media/Documents/Economic%20Development%20Strategic%20Plan/HousingPolicy.pdf

Franklin County Home Rehab Urgent Repair Grants County 1 1 1 1 1 1 1 Franklin County 850,000$                                   6,500$                      N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://development.franklincountyohio.gov/EDP-website/media/Documents/Economic%20Development%20Strategic%20Plan/HousingPolicy.pdf

Franklin County Home Rehab Elderly Disabled Minor Home Repair County 1 1 1 1 1 1 1 1 1 Franklin County 1,000,000$                                1,000$                      N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://development.franklincountyohio.gov/EDP-website/media/Documents/Economic%20Development%20Strategic%20Plan/HousingPolicy.pdf

 Affordable Housing Trust Loans County 1 1 1 1 1 1 1 1 1 1 1 1 Franklin County 23,379,514$                              3,500,000$              23,379,514$                    760           760                N/A N/A N/A N/A N/A N/A N/A N/A N/A https://development.franklincountyohio.gov/EDP-website/media/Documents/Economic%20Development%20Strategic%20Plan/HousingPolicy.pdf

HUD Continuum of Care County 1 1 1 1 1 Ohio 15,947,971$                              N/A 13,179,482$                    N/A N/A N/A 433           N/A N/A N/A N/A N/A N/A N/A https://66381bb28b9f956a91e2-e08000a6fb874088c6b1d3b8bebbb337.ssl.cf2.rackcdn.com/file-FY19-CoC-Prioritization-Optionsnew-1.pdf 

ODMHAS Community Capital Assistance State 1 1 1 1 1 1 1 1 1 1 1 1 1 1 Ohio 20,000,000$                              500,000$                  N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.lsc.ohio.gov/documents/budget/132/MainOperating/greenbook/MHA.PDF

FHLB Affordable Housing Program Federal 1 1 1 1 1 1 1 Ohio 35,100,000$                              1,000,000$              1,500,000$                      102           102                N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.fhlbcin.com/who-we-are/view-local-impact/

FHLB Welcome Home Federal 1 1 1 1 1 1 1 1 1 Ohio 35,000,000$                              7,500$                      680,724$                          137           137                N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.fhlbcin.com/who-we-are/view-local-impact/

Housing Development Loan Program State 1 1 1 1 1 1 1 1 1 7-County 10,250,000$                              2,000,000$              10,250,000$                    538           538                N/A N/A N/A N/A N/A N/A N/A N/A N/A https://ohiohome.org/ppd/documents/2019-HDL-Guidelines.pdf

Neighborhood Initiative Program (NIP) State 1 1 1 1 1 1 Ohio 50,000,000$                              75,000$                    3,944,848$                      N/A N/A N/A N/A 3,262            N/A N/A N/A N/A N/A N/A https://ohiohome.org/savethedream/documents/NIP-2018Guidelines.pdf

Multi-Family Bond Program State 1 1 1 1 1 1 1 1 7-County 16,000,000$                              N/A 16,000,000$                    255           255                N/A N/A N/A N/A N/A N/A N/A N/A N/A https://ohiohome.org/ppd/documents/MBF-2017Guidelines.pdf

Ohio 811 Private Rental Assistance Program State 1 1 1 1 1 1 1 7-County N/A N/A -$                                  279           174                105          N/A N/A N/A N/A N/A N/A N/A N/A https://ohiohome.org/ppd/documents/811-ProgramFlyer.pdf

CMHA Choice Vouchers County 1 1 1 1 1 1 1 1 1 1 Columbus N/A N/A 264           264                N/A N/A N/A N/A N/A N/A N/A N/A N/A https://cmhanet.com/Content/Documents/2019PublicPolicyAgenda.pdf

Shelter Plus Care County 1 1 1 1 1 1 1 Franklin County N/A N/A 13,179,482$                    -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://files.hudexchange.info/reports/published/CoC AwardComp State OH 2018.pdf

CMHA Veteran Affairs Supportive Housing (VASH) City 1 1 1 1 1 1 1 1 1 1 1 Columbus 3,500,000$                                N/A 142,451$                          -            N/A N/A 24             N/A N/A N/A N/A N/A N/A N/A https://www.wcbe.org/post/hud-awards-more-funding-and-new-designation-cmha

Title III Older Americans Act and Medicaid: Central Ohio Area Agency on Aging Region 1 1 1 1 1 1 1 1 1 1 Ohio 48,535,976$                              N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://aclprdep01.azureedge.net/cdn/ff/xF3Cz2_bMPk8juexPdsq3LKkPSF83MVn9qJ4dooA7Ks/1568406538/public/about-acl/2019-09/TitleIII-2019.pdf

USDA Single Family Housing Guaranteed Loan Program in Ohio State 1 1 1 1 1 1 1 1 1 1 1 7-County 63,000,000$                              251,862$                  63,000,000$                    -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.rd.usda.gov/programs-services/single-family-housing-guaranteed-loan-program

USDA Single Family Housing Direct Home Loans State 1 1 1 1 1 1 7-County 2,453,000$                                251,862$                  2,453,000$                      -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.rd.usda.gov/programs-services/single-family-housing-direct-home-loans/oh

USDA Multi-Family Housing Loan Guarantees State 1 1 1 1 1 1 1 1 1 1 1 7-County N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.rd.usda.gov/programs-services/multi-family-housing-loan-guarantees/oh

USDA Multi-Family Housing Direct Loans State 1 1 1 1 1 1 7-County 1,311,000$                                N/A 1,311,000$                      -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.rd.usda.gov/programs-services/multi-family-housing-direct-loans/oh

USDA 504 Repair Program State 1 1 1 1 1 1 7-County 33,000$                                     27,500$                    33,000$                            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.rd.usda.gov/programs-services/single-family-housing-repair-loans-grants/oh

USDA Rental Assistance State 1 1 1 1 1 1 7-County 1,926,100$                                1,926,100$                      N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.rd.usda.gov/programs-services/multi-family-housing-rental-assistance/oh

Ohio Department of Developmental Disabilities: Capital Housing Programs State 1 1 1 1 1 1 1 1 1 1 1 Ohio 23,000,000$                              179,064$                  -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://dodd.ohio.gov/wps/portal/gov/dodd/about-us/our-programs/community-capital-assistance-program

Property Assessed Clean Energy Financing Region 1 1 1 1 1 1 1 1 1 1 1 1 1 1 7-County N/A 6,000,000$              N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://columbusfinance.org/services/energy-program/

Capital Lease Financing Region 1 1 1 1 1 1 1 1 1 1 1 1 7-County N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://columbusfinance.org/services/leasing-financing/

Capital Lease Bonds Region 1 1 1 1 1 1 1 1 1 1 1 1 1 7-County N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://columbusfinance.org/services/central-ohio-bond-fund/

Tax Increment Financing County 1 1 1 1 1 1 1 1 1 1 1 1 1 1 7-County N/A N/A 35,720,081$                    457           403                54             N/A N/A N/A N/A N/A N/A N/A N/A https://development.ohio.gov/bs/bs_tif.htm

Community Reinvestment Area Tax Abatement County 1 1 1 1 1 1 1 1 1 1 1 7-County N/A N/A 16,796,951$                    1,608        707                901           N/A N/A N/A N/A N/A N/A N/A N/A https://development.ohio.gov/bs/bs_comreinvest.htm

New Community Authorities City 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 7-County N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A http://codes.ohio.gov/orc/349

Motel-Hotel Excise Tax County 1 1 1 1 1 1 1 1 1 1 1 7-County N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.tax.ohio.gov/Portals/0/communications/publications/annual_reports/2018AnnualReport/AR2018.pdf#page=113

Conveyence/Transfer Fee County 1 1 1 1 1 1 1 1 1 1 1 7-County 6,500,000$                                N/A 6,400,000$                      -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://commissioners.franklincountyohio.gov/news/2019/commissioners-announce-historic-new-affordable-hou

Revenue Bonds City 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 7-County N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A http://www.ohiomac.com/Rates/GuideToMunicipalDebt.pdf

General Obligation Bonds City 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 Columbus 50,000,000$                              N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A http://www.ohiomac.com/Rates/GuideToMunicipalDebt.pdf

Social Impact Bonds City 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 7-County N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A http://www.ohiomac.com/Rates/GuideToMunicipalDebt.pdf

Property Tax Levy City 1 1 1 1 1 1 1 7-County N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A http://codes.ohio.gov/orc/5705

Impact Fee City 1 1 1 1 1 1 1 7-County N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A

Transfer Development Rights City 1 1 1 1 1 1 1 7-County N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A

Housing Action Fund Private 1 1 1 1 1 1 1 Franklin County 100,000,000$                            N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.columbus.gov/Templates/Detail.aspx?id=2147510725

Ohio Capital Corporation Loan Fund Private 1 1 1 1 1 1 1 1 Ohio N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://annual-report.occh.org/ocfc/

Ohio Capital Corporation Equity Fund Private 1 1 1 1 1 1 1 1 1 Ohio N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://annual-report.occh.org/investment-development/

 AEP Power Community Assistance Programs Private 1 1 1 1 1 1 1 7-County N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.aepohio.com/account/bills/assistance/#PaymentAssistanceProgram

Columbia Gas Warmchoice Private 1 1 1 1 1 1 1 7-County N/A N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.morpc.org/program-service/home-energy-efficiency/

The 614 Linden Loan Pool Private 1 1 1 1 1 1 1 Linden Neighborho 20,000,000$                              N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.columbus.gov/Templates/Detail.aspx?id=2147512861

OH3C Collaborative Private 1 1 1 1 1 1 1 Columbus 3,000,000$                                N/A N/A -            N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A https://www.jpmorganchase.com/corporate/news/pr/jpmc-announces-3mm-grant-to-create-local-cdfi-collaboration-in-ohio.htm

Fund Senior Junior Gap Equity
 Collat. 
Enhmt

Credit 
Enhcmt Tax

Down 
payment

Rent / 
Mortgage Construction Rehab Energy Veterans Senior Disabled Supportive

Mental 
Health 30% 40% 50% 60% 70% 80% 90% 100% 110% 120% Regional Fund Max Project Max

 7-County 2018 Annual 
Awarded 

Total 
Units  New Units 

 Rehab 
Units 

 
Assisted/S

upported 
 Blight 

Removal 2018 Declined
2018 New 

Units
2018 Rehab 

Units 2018 Mixed Region State
Tallied Portfolio 16 6 13 13 11 3 3 3 4 2 12 9 3 5 10 8 11 4 55 54 54 48 41 41 19 19 17 15 633,494,473$                     803,295$             239,500,471$             7,581 4,708          2,930      457         3,262         5,070,322$  184$         243$         -$          50% 50%

Awarded in Region Not Awarded Success RateFinancing Type Assists With Demographic Target Affordability Level (% of AMI) Funding



Row Labels Sum of Regional Fund Max Sum of 7-County 2018 Annual Awarded
7-County $192,945,639 $176,746,121
Columbus $61,445,235 $4,890,300
Franklin County $125,329,514 $36,558,996
Linden Neighborhood $20,000,000 $0
Ohio $233,774,085 $21,305,054
Grand Total $633,494,473 $239,500,471

613494473
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HOUSING	SUBMARKETS
1.	Late-century	suburbs
10.	High-demand	exurbs



CORE HOUSING ISSUE ACTION TYPE
Barriers	limiting	access

Development	Financing

Information	Access	&	Data
Infrastructure

Innovative	Partnerships

Non-Land	Use	Housing	Policies	&
Processes

Program	Delivery

Demand	for	a	wider	range	of
homes

Development	Financing

Land	Use	Housing	Policies	&
Processes

Non-Land	Use	Housing	Policies	&
Processes

Program	Delivery

Housing	instability

Development	Financing

Information	Access	&	Data	Infrastr..

Innovative	Partnerships

Land	Use	Housing	Policies	&
Processes

Non-Land	Use	Housing	Policies	&
Processes

Program	Delivery

Increased	competition	for	homes

Development	Financing

Pilot	a	Dollar	Home	Program

Expand	use	of	project-based	vouchers

Make	it	easier	for	households	in	need	to	find	and	apply	for	subsidized	housing	and	services

Launch	landlord	recruitment	and	retention	efforts	for	Housing	Choice	Vouchers	(HCVs)

Pilot	a	Dollar	Home	Program

Create	a	landlord	mitigation	fund

Revise	land	use	standards	to	encourage	small	lot	development

Remove	barriers	to	development	with	green	tape	development	review

Expand	fair	housing	laws

Enact	source	of	income	protection	laws

Adjust	voucher	payment	standards	to	account	for	variation	in	submarket	rental	prices

Adhere	to	and	encourage	stronger	non-discriminatory	lending	practices	to	increase	financial	services	to	minority	and	low-and	moderate-income	i..

Pilot	a	Dollar	Home	Program

Offer	shared	appreciation	mortgages

Offer	security	deposit/first	month's	rent	assistance

Offer	mortgage	subsidy	programs

Offer	mobility	counseling	for	housing	voucher	holders

Offer	down	payment	and	closing	cost	assistance	to	new	homebuyers

Launch	landlord	recruitment	and	retention	efforts	for	Housing	Choice	Vouchers	(HCVs)

Create	a	landlord	mitigation	fund

Create	a	good	landlord	program

Adjust	voucher	payment	standards	to	account	for	variation	in	submarket	rental	prices

Adhere	to	and	encourage	stronger	non-discriminatory	lending	practices	to	increase	financial	services	to	minority	and	low-and	moderate-income	i..

Offer	incentives	for	inclusion	of	home	safety	and	accessibility	features	in	new	developments	or	redevelopments

Offer	incentives	for	development	of	lower-cost	housing	types

Offer	financial	incentives	or	financing	for	smaller-scale	or	infill	housing	products

Offer	capital	subsidies	for	priority	housing	developments

Expand	multigenerational	housing	options

Establish	a	dedicated	revenue	source	for	affordable	housing

Create	an	acquisition	&/or	preservation	fund

Require	landlords	to	accept	alternatives	to	cash	security	deposits

Offer	incentives	for	development	of	lower-cost	housing	types

Establish	or	expand	mixed-use	zoning

Enact	zoning	changes	to	allow	or	expand	lower-cost	housing	types

Amend	zoning	to	allow	by-right	development	of	diverse	housing	types

Allow	and	support	development	of	Accessory	Dwelling	Units	(ADUs)

Revise	land	use	standards	to	encourage	small	lot	development

Offer	incentives	for	inclusion	of	home	safety	and	accessibility	features	in	new	developments	or	redevelopments

Expand	multigenerational	housing	options

Offer	assistance	for	home	safety	and	accessibility	modifications

Expand	multigenerational	housing	options

Offer	programs	to	support	energy-efficiency	retrofits

Offer	incentives	for	inclusion	of	home	safety	and	accessibility	features	in	new	developments	or	redevelopments

Establish	a	dedicated	revenue	source	for	affordable	housing

Create	an	acquisition	&/or	preservation	fund

Launch	landlord	recruitment	and	retention	efforts	for	Housing	Choice	Vouchers	(HCVs)

Create	a	landlord	mitigation	fund

Establish	rent	regulations

Establish	housing	preservation/conservation	zoning

Offer	property	tax	relief	for	homeowners

Offer	incentives	for	inclusion	of	home	safety	and	accessibility	features	in	new	developments	or	redevelopments

Launch	a	lead	abatement	initiative

Expand	innovative	models	for	service	provision

Offer	tax	incentives	for	the	maintenance	and	rehabilitation	of	unsubsidized	affordable	rental	properties

Offer	property	tax	relief	for	homeowners

Offer	programs	to	support	energy-efficiency	retrofits

Offer	homeowner	rehabilitation	assistance	programs

Offer	assistance	for	home	safety	and	accessibility	modifications

Launch	landlord	recruitment	and	retention	efforts	for	Housing	Choice	Vouchers	(HCVs)

Launch	a	lead	abatement	initiative

Expand	tenant-based	rental	assistance	(e.g.	beyond	Housing	Choice	Vouchers)

Expand	innovative	models	for	service	provision

Establish	a	foreclosure	prevention	program

Create	a	landlord	mitigation	fund

Create	a	good	landlord	program

Offer	incentives	for	development	of	lower-cost	housing	types

Leverage	publicly	and	partner-owned	property	for	priority	housing	development

Include	resale	restrictions	for	properties	receiving	subsidy	or	incentives

Extend	affordability	periods	associated	with	development	subsidies

COMMUNITY,	COUNTY	(HOUSING	SUBMARKET)
City of Dublin, All (All)



CORE HOUSING ISSUE ACTION TYPE
Increased	competition	for	homes Development	Financing

Innovative	Partnerships

Land	Use	Housing	Policies	&
Processes

Program	Delivery
Limited	supply	for	low-Income
households

Development	Financing

Innovative	Partnerships

Land	Use	Housing	Policies	&
Processes

Non-Land	Use	Housing	Policies	&
Processes

Program	Delivery

Offer	incentives	for	development	of	lower-cost	housing	types

Leverage	publicly	and	partner-owned	property	for	priority	housing	development

Include	resale	restrictions	for	properties	receiving	subsidy	or	incentives

Extend	affordability	periods	associated	with	development	subsidies

Leverage	publicly	and	partner-owned	property	for	priority	housing	development

Offer	incentives	for	development	of	lower-cost	housing	types

Enact	zoning	changes	to	allow	or	expand	lower-cost	housing	types

Create	a	transfer	of	development	rights	program	to	support	housing	affordability

Amend	zoning	to	allow	by-right	development	of	diverse	housing	types

Leverage	publicly	and	partner-owned	property	for	priority	housing	development

Pilot	a	Dollar	Home	Program

Offer	tax	abatements	or	exemptions	for	qualified	development	projects

Offer	capital	subsidies	for	priority	housing	developments

Leverage	publicly	and	partner-owned	property	for	priority	housing	development

Include	resale	restrictions	for	properties	receiving	subsidy	or	incentives

Extend	affordability	periods	associated	with	development	subsidies

Expand	use	of	project-based	vouchers

Establish	a	dedicated	revenue	source	for	affordable	housing

Create	an	acquisition	&/or	preservation	fund

Pilot	a	Dollar	Home	Program

Leverage	publicly	and	partner-owned	property	for	priority	housing	development

Offer	a	density	bonus	as	an	incentive	for	priority	housing	developments

Establish	rights	of	first	refusal	on	qualifying	developments

Establish	rent	regulations

Establish	housing	preservation/conservation	zoning

Establish	an	inclusionary	housing	policy

Allow	and	support	development	of	Accessory	Dwelling	Units	(ADUs)

Offer	tax	abatements	or	exemptions	for	qualified	development	projects

Expand	home	sharing	partnerships

Pilot	a	Dollar	Home	Program

Offer	shared	appreciation	mortgages

Offer	mortgage	subsidy	programs

Offer	down	payment	and	closing	cost	assistance	to	new	homebuyers

Leverage	publicly	and	partner-owned	property	for	priority	housing	development

Expand	tenant-based	rental	assistance	(e.g.	beyond	Housing	Choice	Vouchers)

Expand	home	sharing	partnerships

Establish	a	Community	Land	Trust

Create	limited	equity	cooperatives	for	affordable	homeownership	options

COMMUNITY,	COUNTY	(HOUSING	SUBMARKET)
City of Dublin, All (All)



Key Components.

Relationship to Regional Housing Strategy.

Four Step Process:

Guiding Principles.

Local Engagement.

Formats.

Local Housing 
Action Agendas.
Local Housing Action Agendas (LHAA) will translate Central Ohio’s regional housing vision 
and recommendations from the Regional Housing Strategy (RHS) into meaningful local action 
on housing issues across a diverse region. Once complete, a Local Housing Action Agenda 
articulates how individual jurisdictions in Central Ohio will act on regional and local housing 
needs. The Mid-Ohio Regional Planning Commission will lead this process in partnership with 
local jurisdictions.

Local Housing Action Agendas will include two 
primary components:

• Overview of housing needs: Each Local
Housing Action Agenda will have an
overview of local housing needs, including
communitywide needs; needs affecting
specific places or groups of people in a
community; and priority needs to address
through local action.

• Recommendations for local action:
Each Local Housing Action Agenda will
outline specific actions tailored to local
opportunities, challenges, and capacity to
address local priority needs.

Understand local housing needs
This step builds a common understanding of 
how regional housing issues identified through 
the RHS affect a jurisdiction and identifies 
housing needs to address locally over the next 
5–10 years.

Set priorities for local action 
This step connects and prioritizes jurisdiction-
level housing issues to actions that address 
these needs over the next 5–10 years.

Define local action
This step develops recommendations that tailor 
priority actions to local context and capacities, 
including any targeted housing issues.

Demonstrate commitment to local action 
This step results in a full Local Housing Action 
Agenda and launches local implementation, 
including ways to track and communicate 
progress that aligns with regional resources for 
implementation.

Local Housing Action Agendas will be guided by 
three overarching principles:

• Context sensitivity: This process recognizes
and accounts for the unique practical and
political realities at the local level in Central
Ohio by working with individual communities
to identify their most pressing housing
needs and tailoring the approaches in the
Implementer’s Toolbox to each community in
the region.

• Equity: Mirroring the RHS’ focus on
housing as a platform for equitable growth
and recovery, equity is a cross-cutting
consideration in developing these Local
Housing Action Agendas. Each part of the
process embeds equity by asking local
stakeholders to answer a set of equity-
focused questions about the decisions being
made.

• Building resilience: The RHS was
developed during the 2020 COVID-19 global
pandemic. Committing to and taking local
action on housing issues—in ways that use
housing as a platform for equitable growth
and recovery—will promote stability and
resilience among residents, both in response
to COVID-19 and in the event of future
shocks.

The process to develop a Local Housing Action 
Agenda relies on a local advisory group to 
provide continuous, candid feedback on local 
needs; priority needs and related actions; and 
local implementation considerations.

The format of the local housing action agenda 
will also be tailored to meet the unique needs 
and goals of each jurisdiction in Central Ohio. 
A local housing action agenda could take 
many different forms to support effective 
implementation: 

• Local municipal policy (resolution, ordinance)
• Local housing plans
• Local comprehensive plans (as chapters

devoted to housing or generally)
• Local land use policies
• Stand-alone document

1

2

3

4
Step
Step #1. 
Understand local 
housing needs

Step #3. 
Define local action

Step #2. 
Set priorities for local 
action 

Step #4. 
Demonstrate 
commitment to local 
action

LHAA
• Local statement of

housing need
• Supporting data

• Recommendations
to address
jurisdiction-wide
and targeted
priority housing
needs

• List of priority
housing needs and
related actions
(jurisdiction-wide
and targeted)

• Ways to track
and communicate
implementation
progress

Regional Housing Strategy
• Regional housing needs
• Regional housing forecasts
• Submarket analysis
• Displacement risk analysis
• Opportunity mapping
• Findings from community engagement

• Implementers’ Toolkit
• Investment allocation portfolio
• Case studies

• Implementers’ Toolkit
• Investment allocation portfolio
• Case studies

• Evaluation framework
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