Request for Qualifications
Ottawa Hills Development Opportunity
December 15, 2020
Project
The Village of Ottawa Hills, Ohio would like to redevelop the existing 7.7 acre Village Hall/Police
Station/Service Yard property for multi-family residential and commercial use. The Village is seeking a
creative development proposal including the above, and is interested in leveraging the opportunity for
private redevelopment on the current site to help fund a new modern efficient Village Hall, Police
Department and a relocated service yard. The Village is seeking a creative comprehensive development
package that includes design, permitting, and construction from qualified developers with an interest in
multi-family mixed use projects of this type.
The process for selecting a developer is based on response to this initial Request for Qualifications.
Responses will be evaluated, and a shortlist of firms prepared. From this short list of entities, a more
specific Request for Proposal will be followed by interviews
OHM Advisors has been working with the Village to develop a Vison Plan (2016), a Master Plan for this
site (2020) and will now serve as consultant/Owner’s representative for the solicitation of developers,
selection process, contracting and implementation of this project. See “Attachment A” for key
conclusions of the 2016 Vision Plan (not all recommendations have been implemented).
The Village has also completed a preliminary master plan (2020) and feasibility/market analysis (2020)
to redevelop this site for a variety of multi-family configurations. A retail option exists as well. See
“Attachment B” for the Master Plan for this site.
The Danter Company was contracted to analyze the market potential for multi-family residential at the
Village Hall site (“Attachment C”). It included:
• Analysis of overall rental housing market
• Historical housing trends
• Current market conditions
• Appropriateness of the site for the subject development
• Area apartment demand factors, including
1. Income-appropriate households
2. Support from existing multi-family renters (step-up/down support)
3. A trend line analysis, based on “a rent by comparability rating” evaluation of all
conventional developments within area, is used to evaluate rents for the
proposed development.
4. Floor plan analysis and comparison with compatible product

The Community
The Village of Ottawa Hills is an affluent, mature bedroom community developed on both sides of the
Ottawa River and is located about four miles from downtown Toledo. Founded in 1915 by John North
Willys, the median income in the Village is about $110,000 and median home prices are in the $250,000
range.
The Village celebrated its centennial in 2015 and is still recognized for the quality of life, the value of the
homes and the commitment to maintaining the value and integrity of the community. Homes dating
from the 1920’s through the last couple of decades maintain the upscale and relatively affluent style of
the community.
The current Village Hall was constructed at the start of the community in the early 1920’s and has been
modified over the years to house a fire department (no longer in service) and a police station. A service
department was also constructed on the site about a decade after the Village hall. The site has been
used by the Village’s service department for decades. There is an underground fuel tank, and areas of
the site where leaves and other organic matter have been composted and used as fill. Due to these
conditions, a partially below grade parking structure beneath a podium apartment building might be a
way to avoid site remediation. A Phase 1 environmental assessment has not yet been done.
Because of its size, the Village of Ottawa Hills has a small, but excellent school system, ranked first in the
State of Ohio by U.S. News and World Report. The system’s Jr. High/High School has been awarded the
“No Child Left Behind Blue-Ribbon School” award for three straight years and is consistently rated as
“excellent” by the State of Ohio. The district is also ranked first in the Toledo area in the NICHE ratings.
There is one elementary building, one junior high and one high school in the Ottawa Hills school system.
Ottawa Hills has easy access to many major highways and shopping centers and is adjacent to the
University of Toledo.

Design Guidelines
The opportunity to develop the 7.7 acres currently being used by the Village is one of the last remaining
chances within the Village limits to provide a development that can fill a need for quality apartments
that meet the high standard of quality present elsewhere in the community. The intent of these
guidelines is to provide a framework to allow the Village to ensure consistency and quality in fulfilling
the Village’s development expectations. The 2016 Vision Plan established five “Pillars” that provide the
basis for this development. Those include
1.
2.
3.
4.
5.

Create a Unique Village Center
Diversify Housing
Enhance the local image and Brand
Increase Community Events
Enhance Existing Services, Amenities and Property Values.

This project is envisioned to directly address these pillars, providing a significant “boost” to the Village.
The intent is to attract young professionals and to provide more living choices in the Village for young

people, small families and seniors as well as to increase the tax base. Attracting young professionals,
families and others to the Village will promote a stronger sense of place and pride.
The following purposes are the basis of these guidelines:
•
•

•
•

•
•

A commitment to high quality site design, architecture, materials and construction consistent
with the Village’s long-term vision.
A commitment to the creation of a quality multi-family development with limited commercial,
to fulfill a long term need in the community for alternative housing to allow aging residents who
no longer want to maintain their private residences to stay in the community.
A commitment to a walkable, quality-built environment consistent with the Vision Plan.
A commitment to creative placemaking that ensures that the development celebrates Ottawa
Hills, its Village Administration Building and Police Department as a quality and welcoming place
for residents, employees, and visitors.
A preference for a sustainable development that minimizes environmental impacts and ensures
new construction optimizes “green” solutions.
A commitment to fiscally responsible private development and public infrastructure
investments.

Vision Statement
Development Concepts for this site must include a mixed-use civic, commercial and residential campus.
Key site development includes:
•
•
•
•
•

Public Open Space and gathering spaces
Mix of Residential Housing (exclusive of single family)
Commercial/retail/office or restaurant space if possible
Pedestrian connectivity within the site and to the adjacent neighborhoods and bikeway.
Clubhouse amenity for residents’ use, including such items as rentable party/gathering space,
meeting rooms, a pool or deck, patio with firepit, soft seating and fitness/movie/game rooms.

Since the site currently houses the Village Hall, Police Department and Service Department, these
facilities will need to be relocated as part of the requirements of this project. The Village Hall and Police
Department must remain on the current site due to their strategic location. The Service Department will
likely be constructed off site at a location yet to be determined.
The Village is open to exploring creative approaches with the developer in order to help finance the cost
of the design and construction of a replacement Village Hall and Police Station on a portion of the
current property. The Village also desires to purchase property nearby to develop a new Service
Department. The Village is open to exploring different options for financing and constructing these new
facilities including but not limited to:
1. The developer carves out a portion of the site, designs and builds the Village Hall/Police Building
and they are paid by the Village to do so. The Village then owns the building and property under
the building and parking.

2. The Village trades the land for the multi-family development as part of the cost of land and
covers any gap to construct the new buildings with their own design/construction team.
3. The developer builds and owns the Village Hall and Police department (perhaps as part of a
larger mixed-use building) and executes a long-term lease with the Village to use the facilities.
4. Other creative approaches suggested by the developer.
The Village has no interest in owning managing or operating any multifamily, commercial, retail or other
uses other than their own facilities.
Orientation/Land Use: Primary road frontage must be on Richards Road with the Village Hall and Police
Station visible and readily accessible to the entire community. Adjacent open space is to have civic uses
for community events. Parking must be behind the buildings and screened from view. Police
Department vehicles must have easy access to Richards Road.
Residential uses planned for the interior of the site can be accessed off of West Bancroft Street or via
the existing drive on Richards Road. between the Village property and adjacent apartments/commercial
to the west.
Multi-family development is envisioned to provide a mix of options, price points, sizes and layouts. Flats
and townhomes are preferred in this approach. The development direction is required to embrace the
pedestrian orientation of the complex, with walkable streets, front stoops on townhomes, and visual
interest at the street level, while preserving privacy. Where retail and commercial uses are considered,
visibility and access are also important, but parking and vehicle access is to be screened. The podium
building is to be partially below grade to help screen parking and to allow for community use of adjacent
open space.
In general, these are the Design Guidelines:
Massing and Form:
•
•
•
•
•

4 stories (60 feet) maximum height for main building containing flats, with lowest story partially
below grade including parking “podium” above which are apartment flats.
Townhomes 2-3 stories in height including attached 1 or 2 car garages.
Buildings must be designed to have a recognizable traditional residential character, with base,
middle and top.
Monolithic flat planar facades are discouraged.
Contemporary interpretations of this aesthetic will be considered if other requirements such as
materials, scale, proportion and massing are incorporated.

Scale: Buildings must be designed to reflect residential scale, with varied use of materials and offset
articulated facades to break up massing. Use of architectural features such as offsets, corbels, quoins,
water tables, cornices, brick patterning (i.e. soldier and string courses, changes in bond pattern) etc. is
encouraged.
Materials: Natural and cultured stone, brick, cement board siding, double-hung windows with divided
lights, asphalt shingles, wood or architectural foam trim are acceptable. EIFS above the second story
may be provided but for not more than 30% of a façade. Flush-mounted windows should be avoided on
the lower floors in order to give the building a more substantial high-quality appearance. Windows shall

have a vertical orientation with appropriate divisions. Masonry walls shall have architecturally
appropriate lintels, and projecting sills.
Roofs: Parapets or roof designs that conceal mechanical equipment from public view are required.
Parapets must be complete when viewed from all sides. Gables, hips, dormers, and cornices are all
acceptable. Shingles shall be dimensional 25-year quality or better. Mechanical equipment must be
concealed.
Colors: Garish, white and overly bright colors are prohibited. The complex must have a stately, quality
appearance that leans toward and mimics traditional historic residential neighborhoods. Transitions
between colors shall be at architecturally appropriate locations.
Transitions: Transitions between different façade materials must occur at inside corners only. In
vertical transitions, the “heavier” materials shall be lower on the wall, transitioning to lighter materials
vertically (i.e. masonry below siding).
Landscaping and Streetscape: Should be further designed to accentuate building features, and to frame
the street and pedestrian spaces. Landscape buffering should be provided along the railroad corridor to
the extent possible, using a mixture of shrubs and trees to fill in as much of the views as possible.
Sidewalk connections should be provided along all road frontages with tree lawns and street trees. Onstreet parking should be considered for convenience parking, to serve as a traffic calming mechanism,
and to protect pedestrian sidewalks. Utility equipment (public and private) should be placed to the rear
or side of buildings and screened or otherwise hidden from view, including using architecturally
compatible utility buildings.

The Village is seeking qualifications from interested developers.

Request for Qualifications (Step 1)
Submittal Requirements
Each submittal shall include the following:
Company Profile and Background
1. Firm name, address, telephone, and email
2. Ownership/organizational structure
Parent Company (if applicable)
3. Officers and principals
4. Description of key personnel, including principal in charge, project manager, and
all other key personnel who will be assigned to the Project.
5. Corporate approval process
6. Identify all individuals and entities who the Developer is proposing to have as
participants in the proposed project, including role and qualifications.
a. Provide an organization chart and development team structure identifying
all individuals and entities who the Developer is proposing to have as
participants in the proposed Project.
Qualifications, Experience, References, and Comparable Projects

1. Indicate the firm’s number of years of experience in providing the professional
services as it relates to the work contemplated.
2. Provide details of past projects with summary descriptions. Descriptions should
include at minimum: scope of services provided, contract period and duration,
status of project, development program, project descriptions, and financing
sources.
3. Provide three (3) references.

Financial Capabilities
All Developers shall submit information supporting their financial ability to develop the site.
1. Developer must demonstrate its ability to execute its proposed Project.
2. Identify any additional or unique resources, capabilities, or assets which the
Developer would bring to this Project.
3. Provide an estimate of the private equity required and the estimated request
for Village or incentive participation in the Project (i.e. land, capital
improvement, etc.).

Evaluation Criteria
Qualifications will be reviewed and submitters ranked on the evaluation criteria listed below. The
criteria are itemized with their respective weights for a maximum total of 100 points. A Developer may
receive the maximum points, a portion of this score, or no points at all, as determined by the Evaluation
Committee members.
Firm Experience
Team
Similar Past Projects
Financial Ability

30
20
30
20

The Evaluation Committee will review and rank the responses. The Evaluation Committee reserves the
right, but is not obligated, to require oral presentations from one or more of the Developers.

Request for Proposal (Step 2 – Shortlisted Firms Only)

The Evaluation Committee intends to either direct select or short-list potential Developers based on
their response and qualifications.

Submittal Requirements
Each Submittal shall include the following:
Project Structure
Provide the following information with as much detail as possible:

1. Developer shall describe the proposed terms for the development of the site,
including any considerations or aspects that affect the proposed development
pro forma.
2. Describe the desired financial terms.
a. Estimate of initial project cost
b. Two (2) bank references.
c. A statement identifying potential financial gaps if any, that Village
funding would be requested to fill.
3. For Projects requesting development or tax incentives, provide a draft
development pro forma to validate the financial feasibility or financial gaps of
the Project.
a. Forecast development cost from Notice to Proceed with design through
construction and occupancy. Identify future revenue, rent
requirements, operating expenses and debt repayments.
4. Describe any tenant improvement allowance for Village Hall / Police and Service
Department (if applicable).
Conceptual Plan and Development Timeline
1. Conceptual site plan and renderings of the proposed Project.
2. Description of the proposed Project including unique features and
opportunities.
3. Any ideas or new concepts that may make the proposed Project more
successful.
4. Provide an anticipated timeline for initial due diligence, planning and project
development, project pro forma, and financing strategy. Include a list of
additional information that would be helpful in expediating the due diligence
process.
5. Provide plans for how the Village’s ongoing operations will continue during site
development.
6. Provide description of any plans to incorporate neighboring properties.
The Evaluation Committee will have the right to consult with all short-listed Developers regarding the
following:
• Establishing priorities and sequence of work to be performed;
• Identify segments of work;
• Identify Project structure and financing arrangements, including
Develop realistic timeframe/delivery schedule; and
• Develop detailed scope of work.
o Potential tenants
o Mix of units

Selection
Based on the final rankings resulting from the above described process, the Evaluation Committee will
make a recommendation to the Village Council.
Upon selection after shortlist, and prior to approval for the selected Developer, the selected Developer
must submit a check in the amount of Twenty Five Thousand Dollars ($25,000) USD payable to the
“Village of Ottawa Hills” as a deposit. The Village has the right to expend any and all of the Developer’s
deposit to reimburse the Village for legal fees and other consulting fees incurred during negotiation and
contract period.
There shall be no communication related to this RFQ/RFP between the Proposer, including any other
person on behalf of the Proposer, and any member of the Village Council; Village staff; or Evaluation
Committee. This requirement shall begin when the RFP is first publicly noticed, and shall terminate
upon execution of the agreement, a decision by the Village Council to reject all proposals, or the taking
of other action that ends this RFP solicitation.
Project Contact: Questions shall be addressed to Harvey Schwager, OHM Advisors. (614) 474-5113,
harvey.schwager@ohm-advisors.com
Selection Schedule
Distribute Request for Qualifications: December 16, 2020
Pre-Bid Meeting (mandatory): January 12, 2020
Deadline for questions: January 26, 2021
Responses to questions: January 29, 2021
RFQ Submittal: February 16, 2021, 2:00 p.m.
Interviews (if held) will be the week of February 22, 2021
Shortlist Notification: March 2, 2021
Proposal Preparation (Shortlisted Firms Only) March 3, 2021 to March 31, 2021
Selection anticipated by April 6, 2021.
Contract Negotiations and Community Input April 6, 2021 through April 30, 2021 after which
Notice to Proceed will be initiated
Note: The Village reserves the right to interview or to direct-select based on the information
contained in the proposals.
Qualifications packages shall be submitted at the Ottawa Hills Village Hall, 2125 Richards Road, Ottawa
Hills, Ohio 43606.

Submit six (6) printed copies and one (1) electronic copy on thumb drive.
/end

Ottawa Hills – Vision Plan
Steering Committee Meeting 3
April 5, 2016

Creating a comprehensive, balanced, and innovative blueprint for the future.

3. SURVEY/COMMUNITY
SUMMIT

Community Summit Summary
Top Issues
•
•
•
•
•
•
•
•

Decreasing Tax Base
No Commercial Area
Need Village Center
Older Housing Stock
Negative Image
Declining House Values
Taxes too high
Schools need Renovation

Community Summit Summary
Top Opportunities
•
•
•
•
•
•
•
•
•

Create Village Center
Implement Tax Incentives to for housing
Non-school related community events
Better use of Open Space
Better utilization of School Buildings
Update School Buildings
Expand Walking and Biking
Capitalize on Location
Market to Younger Families

Community Summit Summary
Group

Development Level

1
2
3
4
5
6
7
8
9
10
11
12

5.0
3.3
6.4
5.9
3.0
4.1
4.6
4.3
4.1
2.3
6.0
5.0

The mean for all the
small groups together
is 4.5 and the mode is 5.

Community Summit Summary
This is considered desirable based on Summit feedback

Survey Summary
Generally speaking, would
you say that things here in
Ottawa Hills are going in
the right direction, or have
they gotten off on the
wrong track?

28%
47%

25%

Right Direction

Wrong Track

Don't Know

Survey Summary
Wrong track responses
primarily focused on high taxes,
school issues, services
needing help, property values
not increasing, and the
economy

Survey Summary
How do you think Ottawa Hills is perceived by
outsiders to the community?
People believe that those not
living in Ottawa Hills view the
place as snobby and elitist.
The local newsletter was
cited as contributing to this
perception.

Survey Summary
On a scale of 1 to 5, with 1 being poor and 5 being excellent how
would you rate the quality of the following services?
Service

1

2

3

4

5

Street
Maintenance

3%

6%

18%

38%

35%

Trash

1%

1%

3%

11%

84%

Snow Removal

1%

1%

9%

27%

63%

Police

1%

2%

5%

21%

71%

Survey Summary
Current trends show that
people are attracted to
walkable, vibrant, places
with activities (entertainment,
dining, shopping, etc.). Do
you believe the Village
should consider planning for a
nd integrating small
boutiques and restaurants
into the community?

Yes

18%

24%

No

58%

Don't Know/Need more information

Survey Summary
Over the last ten years the median home value and median income have remained relatively
constant, while the cost of services (e.g. roads, police, etc.) has increased. …What strategy
would you support to address this trend?

Other

23%

Pay a litte more in taxes

24%

Attract new investment

53%

0%

10%

20%

30%

40%

50%

60%

Survey Summary
On a scale of 1 to 5, with 1 being poor and 5 being excellent, how
would you rate the level of property maintenance for the following:
Area

1

2

3

4

5

Public/community space

2%

2%

13%

46%

37%

Personal home
maintenance

2%

6%

25%

49%

19%

Survey Summary
Which of the following groups do you believe is most attracted to
living in the Village of Ottawa Hills? which would you most like the
Village to attract more of?
80%

76%

70%
60%
50%

43%

40%

32%

30%
20%

14%

10%

5%

8%

3%

7%

9%
3%

0%
Families with
children

Young professionals

Is Attracted?

Senior citizens

Don’t know

Would Like to Attract?

Families without
children

Survey Summary
Do you believe the housing choices are currently available to attract more of
the groups you think the Village should attract?
100%

86%

90%

80%

70%

60%

50%

53%
43%

46%
40%

40%

32%
26%

30%

20%

22%

21%

16%

10%
4%

10%

0%

Young professionals

Senior citizens

Yes

No

Families with children

Don't Know

Empty nesters

Survey Summary
Do you believe the housing choices are currently available to attract more of
the groups you think the Village should attract?
100%

86%

90%

80%

70%

60%

50%

53%
43%

46%
40%

40%

32%
26%

30%

20%

22%

21%

16%

10%
4%

10%

0%

Young professionals

Senior citizens

Yes

No

Families with children

Don't Know

Empty nesters

Survey Summary
Don't know

How important is it to you that the
community be connected by sidewalks,
bike paths, and recreational trails?

1%

Somewhat unimportant

4%

Very unimportant

6%

Neutral

14%

Somewhat important

26%

Very important

49%
0%

10%

20%

30%

40%

50%

60%

Survey Summary
7%
10%

What additional
housing choices
do you think
should be made
available, if any?

27%

Condos
Townhouses

13%

Small scale single-family
Other Option
20%

23%

Aging in Place facilities
Apartments

4. SUMMARY &
CONCLUSIONS

Summary & Conclusions
•
•
•
•
•
•
•
•
•

Use Assets as building blocks…
Close Community
Garden Village
Historic Planned Community
Large Open Space Network
Good School System
Strong Regional Location
Diverse Architecture
Enhance Walkability
Engaged Community

Summary & Conclusions
•
•
•
•
•

Acknowledge and address…
Reputation as being exclusive
Increasing need to raise taxes to
support services
Limited community events, dependency
on school to fill this role
Stagnant or declining property values, declining m
aintenance
Lack of housing choices and community focal
area for gathering

Summary & Conclusions
This plan is designed to build on assets and
diminish issues to ultimately reach market stability.
The following five plan pillars relies on the
examination of trends, data, input, and best
practices to achieve this…

5. PLAN PILLARS

Plan Pillars
The Five Pillars
1.Create a Unique Village Center
2.Diversify Housing
3.Enhance the local image and brand
4.Increase Community Events
5.Enhance Existing Services, Amenities, and
Property Values

Plan Pillars
Similar Community – Upper Arlington, OH

Site Data
Village Center Mixed-Use
Site Area: +/- 2.5 AC.
Approx. 15,000 S.F. – Office
Approx. 35,000 S.F. – Retail/ restaurant

Plan Pillars
Community Map – Opportunity Areas
A–
Triangle Park

C

B–
Village Center
C–
Tennis Facility

B

A

Plan Pillars
1.Develop a Unique Village Center
•
•
•
•

•
•
•

Why:
Improve tax-base
Create a stronger sense of place
Provide community gathering spaces
Increase walkability

What:
Small Village Commercial
Boutiques and restaurants
20-40K square feet Total

Plan Pillars
Site A – Option 1

Site Data
Mixed-Use
Site Area: +/- 3.3 AC.
16,000 S.F. – Office
1 space per 250 S.F. – 64 spaces
16,000 S.F. – Retail/ restaurant
1 space per 300 S.F. – 53 spaces
117 Spaces Required
133 Provided

Plan Pillars
Site A – Option 2

Site Data
Mixed-use & Residential
Site Area +/-3.3 AC
7,000 S.F. – Office
1 space per 250 S.F. – 28 spaces
7,000 S.F. – Retail/ restaurant
1 space per 300 S.F. – 24 spaces
52 Spaces Required
78 Provided
12 Residential Homes
42 Parking Spaces Provided

Plan Pillars
Site A – Character
• 2-Story
• Village Scale
• Interactive
Ground Floor

Plan Pillars
Site A – Character - Residential

Plan Pillars
Recommendations:
1. Revise the zoning code to allow for use.
2. Utilize form-based code techniques to ensure
development fits with community character.
3. Market Vision Plan to developers to attract desired
development.
4. Offer incentives for desired development.

Plan Pillars
Site B

Site Data
Mixed-Use
Site Area: +/- 1.1 AC.
10,800 S.F. – Office
1 space per 250 S.F. – 44 spaces
10,800 S.F. – Retail/ restaurant
1 space per 300 S.F. – 36 spaces
80 Spaces Required
55 Spaces Provided

Plan Pillars
Site B – Alternative

Site Data
Mixed- Use
Site Area: +/- 1.9 AC.
10,800 S.F. – Office
1 space per 250 S.F. – 44 spaces
17,400 S.F. – Retail/ restaurant
1 space per 300 S.F. – 58 spaces
102 Spaces Required
94 Spaces Provided

Plan Pillars
Site B – Character – Mixed Use

Plan Pillars
Site B – Character
• 2-Story
• Village Scale
• Interactive
Ground Floor

Plan Pillars
Site B – Character
• 2-Story
• Village Scale
• Interactive
Ground Floor

Plan Pillars
2. Diversify Housing Choices
Why: Attract young professionals and provide
more living choices for young/small families and
seniors, increase tax base.
What: Small- to medium-scale condos and
townhouses. That is, “step-up, step-down”
housing choices.

Plan Pillars
Site C

Site Data
Residential
Site Area +/- 3.1 AC
31 Residential Homes
62 Spaces Required
80 Spaces Provided

Plan Pillars
Site C – Character

Plan Pillars
Site C – Character

Plan Pillars
Site C – Character

Plan Pillars
Site C – Character

Plan Pillars
3. Enhance the local image and brand
Why: Attract young professionals, families, and others
to community, promote stronger sense of place and
pride
What: Replace “snobby” reputation with a brand that
capitalizes on strengths and assets

Plan Pillars
Recommendations:
1. Develop a brand and PR program that focuses on:
• Close-knit, quaint village community
• History of Ottawa Hills as an early planned
community, resulting in a “garden village” setting
• Convenient Regional Location
• Great School as cultural center of community
• Unique Landscape and Architectural Diversity
• Vast open Space, Trails and Amenities
“All this supports a healthy & active lifestyle”

Plan Pillars
Community Map – Open Space Trail

Plan Pillars
Open Space – Character

Plan Pillars
Open Space – Character

Plan Pillars
Open Space – Character

Plan Pillars
4. Increase Programming of Community Events
Why: Strengthen community connections, add to
sense of place, attract young professionals and others
to community
What: Create community-based events that bring
residents and visitors to enjoy Ottawa Hills

Plan Pillars
Community Gathering

Plan Pillars
Recommendations:
• Connect with University to offer a local speaker series,
classes, etc.
• Use High School as “cultural center”
• Host tours that showcase Ottawa Hills’ history as an early
planned community and other interesting aspects
of the community’s history
• Engage residents in a unique community-wide event, such
as “art on the lawn”
• Explore grant programs thru ODNR to develop trail
systems

Plan Pillars
5. Improve services, Amenities, and Property
Value
Why: To improve exceptional quality of life and
increase property values
What: Promote programs and provide incentives

Plan Pillars
Recommendations:
• Connect with institutions that offer low-interest or other
applicable property maintenance programs, market
these programs to residents
• Provide stronger programming in green spaces and along
trails (e.g. interpretive signage and
stopping points along trails)
• Plan for the expansion of sidewalks, trails, and other nonmotorized mobility infrastructure
• Continue to prioritize high level of community services and
maintenance

AN ANALYSIS OF
LUXURY APARTMENT DEVELOPMENT
POTENTIAL
IN
THE VILLAGE OF
OTTAWA HILLS, OHIO

Prepared for:
The Village of Ottawa Hills, Ohio
Prepared by:
Kenneth Danter
DANTER/Economic Development Strategies LLC
August 14, 2020

A. INTRODUCTION
This report evaluates the potential to develop a 120-unit apartment community in
Ottawa Hills, Ohio (Lucas County). The site is located at 2125 Richards Road and is
currently occupied by the Ottawa Hills Village offices. The redeveloped site will be an
integrated use development containing 28 townhouse apartments, 92 garden style
apartments in an elevator building, commercial space and the Ottawa Hills Village
offices.
The site is in the southwest quadrant of W. Bancroft Street and Richards Road (but
does not include the immediate intersection). The site is located 1.25 miles west of the
University of Toledo, a major employer in the region.

Conclusions for the development of a rental housing project are based on analyses of
the area including the existing and anticipated rental housing market, demographics, the
economy, the appropriateness of the site for the proposed development, and housing
demand. The study will evaluate past, current, and future trends in the area; the impact
of those trends on rental housing alternatives; current rental housing alternatives; need
and market support for additional rental housing; and any proposed additions to the
area rental base.
The purpose of this report is to provide potential developers with the information
required to understand the development potential of the subject site. It is not
intended to be used for financing purposes. While all of the underlying research has
been conducted, this report does not include the underlying methodology and its
supporting documentation.
The analysis of the existing rental housing market is based on the establishment and
analysis of a Site Effective Market Area (EMA) for the proposed project. EMA refers to

a methodology developed by the Danter Company, LLC to describe areas of similar
economic and demographic characteristics. EMAs are bounded by both "hard" and
"soft" boundaries. Hard boundaries are marked by rivers, freeways, railroad rights of
way, and other physical boundaries. Soft boundaries are changes in the socioeconomic
makeup of neighborhoods.
Generally, the Site Effective Market Area (EMA) extends north to I-475, east to Waverly
Avenue, south to Airport Highway (State Route 2) and west to I-475.

Based on the characteristics of the Site EMA, a field survey of existing rental housing
development, an analysis of the appropriateness of the site for the proposed
development, and a demographic analysis of the Site EMA, support levels can be
established for additional multifamily rental development.
The following analyses have been conducted to identify market potential for a proposed
market-rate apartment development at the site:






Analysis of the overall EMA rental housing market
Historical housing trends
Current market conditions based on 100% field survey of modern apartments
Appropriateness of the site for the subject development
Area apartment demand factors, including
 Income-appropriate households
 Support from existing multifamily renters (step-up/down support)




A trend line analysis, based on a "rent by comparability rating" evaluation of
all conventional developments within the Site EMA, is used to evaluate rents
for the proposed development.
Floor plan analysis and comparison with comparable product

Most of the apartment projects in the subject Site EMA include landlord-paid water,
sewer, and trash collection in the rents, while tenants are typically responsible for the
remaining utilities (electricity, gas, cable television, and high-speed Internet). The rents
at the subject property will include water, sewer and trash removal. As such, the rents
among the market-rate properties (when necessary) have been adjusted to represent a
utility package similar to what will be included at the site in order to complete an even
rent comparison.

B. RECOMMENDATIONS/PROJECT CONCEPT
It is our opinion that a market exists for a 120-unit rental housing development at the
subject site, assuming the project is developed as detailed in this report. The proposed
project will be available in the spring of 2022. Changes in the project’s site, rent, unit
mix, amenities, floor plans, or opening date may invalidate these findings.

UNIT DESCRIPTION
Two-Bedroom/2.5 Bath
Townhouse with two car attached
garage and finished lower level
Three-Bedroom/2.5 Bath
Townhouse with two car attached
garage and finished lower level
One-Bedroom/1.0 Bath
Elevator building with one-car
covered parking
Two- Bedroom/2.0 Bath
Elevator building with one-car
covered parking
Two- Bedroom/2.0 Bath
Elevator building with one-car
covered parking
Three-Bedroom/2.0 Bath
Elevator building with one-car
covered parking
Total/Average

NUMBER

SQUARE
FEET

RENTS AT
OPENING*

RENT PER
SQUARE
FOOT

16

1,600

$2,050

$1.28

12

2,150

$2,600

$1.21

20

825

$1,300

$1.58

36

1,275

$1,750

$1.37

24

1,350

$1,850

$1.37

12

1,500

$2,000

$1.33

120

1,382

$1,845

$1.34

*Spring 2022

Rent includes water/sewer services and trash removal. Tenants will pay all other
utilities. The elevator building will contain covered parking and one space will be
included in the rent. Additional spaces will be available at $90 per month.

1. UNIT AMENITIES
Each unit in the proposed development will include the following unit amenities:










High-end range and
refrigerator, stainless steel or
similar
Granite/quartz countertops
Microwave oven
Dishwasher
Disposal
Central air conditioning
Washer/dryer
Washer/dryer hookups











Designer cabinets
Combination flooring including
carpet, wood, and/or ceramic
tile
Oversized windows
Keyless, secured entry
USB charging ports in
kitchens, living rooms, and
bedrooms
Window coverings
9-foot and/or vaulted ceilings

2. FLOOR PLAN RECOMMENDATIONS
Prospective residents do not typically evaluate apartment size by the number of square
feet, but rather, by three specific criteria, i.e., bedroom size, closet and storage space
and entry impact. Following are our recommendations for the unit configurations.
Square Feet
Master Bedroom
Second Bedroom
Third Bedroom
Closets (L.F.)
Closet Type
Entry

ONE-BEDROOM
875
155
N/A
N/A
18
Walk-In
Very Good

TWO-BEDROOM
1,275 – 1,600
170
150
N/A
28
Walk-In/Wall
Very Good

THREE-BEDROOM
1,550 – 2,150
170
150
140
36
Walk-In/Wall/Wall
Very Good

The recommended bedroom sizes and closets sizes are appropriate for high end
renters. Further, we anticipate a large percentage of empty nesters, residents that are
likely to have acquired more “stuff” than a typical renter. The more storage space
available for this tenant, the easier will be the decision to downsize. We have also
reviewed the floor plans of high end product in the market to be certain our
recommendations are competitive. Large closets, in particular, can be valuable in

reducing turnover since in is very difficult to an existing renter to move into a unit that
contains less storage space that they are already using.
Entry into the unit should be open with good sight lines into living areas and windows.
Units with a good “WOW” factor upon entry are perceived to be larger.
3. PROJECT AMENITIES
Each unit in the proposed development will include the following project amenities:







Community room
Wi-Fi in common areas
Fitness center
Pet friendly
Elevator
Business center








Outdoor gathering area
Social activities
Bicycle storage
Adjacent to the
University/Parks
multipurpose trail
On-site management

C. ABSORPTION
The overall absorption rate is expected to average 9 to 10 units per month, but could be
as high as 15 to 18 units per month in the first few months after opening. The overall
absorption period (to 95% occupancy) is expected to be approximately 11 to 13 months.
Prior studies have shown that absorption tends to be seasonal, with up to 64% of
annual absorption taking place in the peak summer months (May through August). The
shoulder season (the two months on either side of the peak season) generally accounts
for approximately 24% of annual absorption. The off season, November through
February, typically accounts for the remaining 12% of absorption. While these
percentages do not hold true in all markets, they give a good indication of the potential
seasonal variations in absorption. The anticipated spring opening date will be important
in achieving the targeted absorption period. A later release may extend absorption
through the slower winter months.
Factors that affect absorption include (but are not limited to) the following: area mobility
patterns; availability of new product; age, quality, and rent of existing rental properties in
the Site EMA; area growth; area median income; product variety; proposed product
development; and date of opening. Because the elevator building will have a high
percentage of empty nester residents, it will be important to initiate a marketing program
concurrent with the beginning of construction. This will allow prospective residents to
have time to consider downsizing and to prepare their existing homes for sale. It is
noteworthy, however, that there is a considerable base of income qualified senior
renters already in the Toledo area already in the rental market. These are households
that have opted for a lifestyle change even though the upscale offerings are mostly in

townhouse product or two- and three-story walkup buildings – neither of which are
senior friendly.
The anticipated spring opening date will be important in achieving the targeted
absorption period. A later release may extend absorption through the slower winter
months.

D. APARTMENT DEMAND FACTOR ANALYSIS
Comparable market rent analysis establishes the rent potential renters would expect to
pay for the subject unit in the open market. Further, the purpose of the trend line
analysis is to establish the perception of value for the proposed development.
Comparable market rent is based on a trend line analysis for the area apartment
market. For each unit type, the trend line analysis compares net rent by comparability
rating for all market-rate developments. This evaluation provides a comparison of
existing market rents to those at the proposed project. A variety of factors influence a
property’s ability to actually achieve the comparable market rent, including the number
of units at the comparable market rent, the step-up support base at that rent range, and
the age and condition of the subject property and competitive units.
The trend line analysis for Ottawa Hills includes both properties within the Ottawa Hills
Effective Market Area as well as high-end properties elsewhere in the Toledo market,
Considering the proposed unit and project amenities and an appealing aesthetic quality,
the proposed subject site is anticipated to have overall comparability rating of 32.0. The
overall rating is based on ratings of 12.0 for unit amenities, 10.0 for project amenities,
and 10.0 for aesthetic quality.
Based on the current rent structure of one-bedroom units, present-day rent for a
development comparable to the one proposed is $1,285 per month. Based on the
estimated rate of increase (2.0%), probable one-bedroom rent is $1,336 at opening.
The proposed rent of $1,300 is 97.3% of the market-driven rent.
Based on the current rent structure of two-bedroom units, present-day rent for a
development comparable to the one proposed with a comparability rating of 32.0 is
$1,800 per month. Applying the average annual increase in the Site EMA yields twobedroom rent of $1,872 at opening. The proposed average two-bedroom rent of $1,845
is 98.6% of the market-driven rent.
Based on the current rent structure of three-bedroom units, present-day rent for a
development comparable to the one proposed is $2,310 per month. Based on the
estimated rate of increase (2.0%), probable three-bedroom rent is $2,402 at opening.
The proposed average rent of $2,300 is 95.8% of the market-driven rent.

The following table compares the market rent at opening with the proposed rent at the
subject site for one-, two-, and three-bedroom units. Rents are net, including only
water/sewer and trash removal.

UNIT TYPE
One-Bedroom
Two-Bedroom
Three-Bedroom

MARKET RENT AT
OPENING AT 32.0
COMPARABILITY RATING
$1,336
$1,872
$2,402

PROPOSED
OPENING RENT
(AVERAGE)
$1,300
$1,845
$2,300

PROPOSED RENT AS
A PERCENT OF
MARKET RENT
97.3%
98.6%
95.8%

With the proposed rents ranging from 95.8% to 98.6% of market-driven rents, the
proposed units will be perceived as a value within the market.
The relative value the proposed units represent in the market is further illustrated by the
following trend line analyses.

The number of units proposed at the site must be considered relative to the project’s
ability to achieve a given rent level. Our previous research indicates that all other
factors being equal, larger properties must be a better value in the marketplace than

smaller properties due to the higher number of units that must be rented each month.
To generate a sufficient number of potential renters, larger properties typically need to
set rents below comparable market rent. The proposed 120-unit complex is relatively
small and, thus, should out-perform the market in terms of occupancy and rent
increases.
1. INCOME QUALIFIED SUPPORT
Ottawa Hills enjoys an excellent market position as a desirable and livable community.
Based on interviews with real estate professionals in the area, there is a strong desire
for local residents to remain in the community as they move through the housing
continuum. Further, there is a strong demand among Toledo area residents to reside in
Ottawa Hills. The tenant profile for the two product lines (townhouses and elevator
buildings) to be as follows:
TOWNHOUSE UNITS
Young Professionals Transitioning to
Single Family
Households with School Age Children
Threshold Income
ELEVATOR BUILDING
Empty Nesters
Single Person Occupancy
Young Professionals
Households with School Age Children
Threshold Income

65%
20%
$98,400
75%
27%
25%
0%
$62,400

Because of the strength of the Ottawa Hills market we expect county wide support for
the property. Townhouse units are expected to generate 20% of support from within the
Ottawa Hills EMA (compared with 60% to 65% within conventional markets). The
elevator building is expected to generate 55% of support internally. This could increase
depending on the level of local premarketing to potential empty nesters in Ottawa Hills.
While the subject property is not designed for students, the University of Toledo is a
major employer impacting the market. We expect support from faculty, visiting faculty,
researchers and professional staff. The site is 1.25 miles west of the University of
Toledo campus and is also connected via the University/Parks multipurpose trail.

INTERNAL MOBILITY (EMA)
Apartment
Single Family
EXTERNAL MOBILITY
Apartment
Single Family
INTERNAL MOBILITY (EMA)
Apartment
Single Family
EXTERNAL MOBILITY
Apartment
Single Family

TOWNHOUSE UNITS
15%
5%
75%
15%
ELEVATOR BUILDING
5%
50%
25%
20%

In 2019 there were 12,085 renter households in Lucas County with incomes in excess
of $62,400 (the threshold income for a $1,300 rent). There were only 1,631 units renting
for more than $1,300. Clearly, most high income renters in Lucas County are over
qualified (by income) for their apartments.
This product gap in the market creates the potential for step-up support in which renters
typically move up their rent as they move through the housing continuum. Most tenants
increase their rents by up to 10% with each subsequent move. There are an additional
960 renters within this step-up range.
As previously discussed, the Toledo area has a very large share of high income empty
nester households already residing in rental housing, most of which is located in
townhouse and two- and three-story walk-up buildings – not senior friendly.

Lucas County Renter
Households Age 62+
Lucas County Renter
Households Age 62+
with Income $62,400+

EMPTY NESTERS
2015

2020

INCREASE

11,170

14,863

33.1%

873

1,806

106.9%

It is important to note that while Lucas County renter households age 62 and over
increased 33.1% in just 5 years, those same households with incomes over $62,400
increased 106.9%.

Given the competitive strength of the Ottawa Hills, the proposed development will
compete very well within this market void.
There are several additional factors influencing the step-up support in the EMA:





There are very few garage units in the market (although most new high end product
has garages). The subject site, offering 100% garage units.
Most of the existing product is old and often functionally obsolete.
There a very few senior appropriate rental units in the entire Toledo area serving a
rapidly expanding market segment.
The subject property will be an integrated use development containing commercial
and office components. It will also be the site of the Ottawa Hills Village offices.
Such development has proven to be highly desirable for both empty nester and
professional residents. These developments add value to all components.

3. RENT GAP
Absorption at the proposed development should be closely monitored.
Rent
adjustments may be necessary in order to maintain an even absorption of all units. An
absorption rate proportionate to unit mix can be maintained by establishing appropriate
rent gaps (price differences) between unit types.
Proper rent gaps between all unit types will be important in order to ensure an even
absorption of all units. Rent gaps must be monitored by mix, comparability differences,
and location/view premiums. Suggested rents are responsive to absorption and can
only be fine-tuned after product is available.
In the Effective Market Area, the rent gaps between one- and two-bedroom and twoand three-bedroom units are as follows:

Market Rent at Comparability Rating
32.0 Comparability Rating
Subject Site (Average)

ONE-/TWOBEDROOM RENT
GAP

TWO-/THREE
BEDROOM RENT
GAP

$555
$530

$455
$455

The proposed rents are appropriate for the market and will yield a proportionate
absorption.

4. COMPETITIVE ANALYSIS
There are two sets of criteria which can be used to identify comparable properties. A
project can be conceptually and/or economically comparable.
Conceptually Comparable Properties are those properties that have a similar
comparability rating to the proposed project. A similar comparability rating indicates that
properties will likely have similar unit and project amenities and a similar aesthetic
rating. (A high Comparable Rating reflects a higher level of amenities) They may or may
not have similar rents.
Economically Comparable Properties are those properties with similar net rent levels to
the proposed project. These properties may or may not have a similar comparability
rating.
Ten properties have been selected in the Toledo Area that are generally competitive.
Most have been developed within the past 10 years and some are in the process of
development.

PROJECT

Subject Site
Redwood Temperance
Tower on Maumee
Chelsea Place
Redwood Oregon
Mosaic at Levis Commons
Redwood Sylvania
Adirondack Village
Encore at Fallen Timbers
Woodland Hills Villas
Addison Place

AVERAGE
TWOBEDROOM
RENT

$1,750$2,050
$1,944
$2,092
$1,550
$1,739
$2,300
$2,198
$1,772
$1,647
$1,725
$1,597

YEAR
OPENED

NUMBER
OF
COMPARABILITY
UNITS
RATING

2022

120

32.0

2016
2018
2008
2009
2018
2015
2020
2019
2018
2019

120
106
334
144
252
214
47
112
20
66

28.0
33.0
27.5
28.0
33.0
28.0
30.0
30.5
25.5
25.5

The subject site will have a Comparability Rating that is among the highest in the
market, although all of the properties are rated relatively high with well-designed
amenities.

Prospective residents respond to three principal factors when selecting specific units:




The entry into a unit often defines how a prospective resident perceives the units
size. An entry with limited site lines and no visible windows is often perceived as
being smaller than the defined square feet.
Bedroom size, especially second and third bedrooms, are important in defining the
size of unit.
Closets are especially important. Large closets are immediately noticed by
prospective tenants. Further, having the largest closets in the market facilitate rent
increases since it is virtually impossible for a tenant to move into another unit with
less storage than they already have. Walk-in closets have considerable impact,
however, they are only critical in the master bedroom.

Following is a comparison of market averages with the recommended development.

PROJECT
Subject
Site
Garden
EMA
Average

UNIT
SIZE

ONE-BEDROOM COMPARISON
CLOSET
AVERAGE
MASTER BATHS
L.F.
RENT

RENT PER
SQUARE FOOT

825

155

1.0

18.0

$1,300

$1.58

743

138

1.0

13.4

$1,297

$1.75

TWO-BEDROOM COMPARISON
BEDROOM SIZE
CLOSET
L.F.
PROJECT
Subject Site
Townhouse
Garden
EMA Average

UNIT
SIZE MASTER SECOND BATHS
1,500
1,313
1,315

170
170
159

150
150
135

2.5
2.0
2.0

28.0
28.0
22.9

AVERAGE
RENT

RENT
PER
SQUARE
FOOT

$2,050
$1,800
$1,642

$1.37
$1.37
$1.25

THREE-BEDROOM COMPARISON
BEDROOM SIZE

UNIT
CLOSET AVERAGE
PROJECT SIZE MASTER SECOND THIRD BATHS
L.F.
RENT
Subject
Site
Townhouse 2,150
170
150
140
2.5
36
$2,600
Garden 1,500
170
150
140
2.0
36
$2,000
EMA
1,494
159
150
125
2.0
33.0
$2,357
Average

RENT
PER
SQUARE
FOOT
$1.37
$1.33
$1.58

It should be noted that the unit sizes are generally larger, and with more storage, than
competitive product. This reflects the market support expected from within the Ottawa
Hills resident base as Village residents age into the desire to move into a more carefree
lifestyle. The less a prospective resident must compromise the more likely they are to
move.
Only a few of the model offerings offer an entry rated as Very Good or Excellent. Most
entryways into the competitive properties are generally rated as being only Fair to Poor.

E. EMA APARTMENT FIELD SURVEY OVERVIEW
A total of 8,582 conventional apartment units in 61 projects were surveyed in the EMA.
The field survey does not include purpose built student apartments.

Following is a distribution of market-rate units surveyed by unit type and vacancy rate:
DISTRIBUTION OF CONVENTIONAL MARKET-RATE
APARTMENTS AND VACANCY RATE
OTTAWA HILLS, OHIO
SITE EFFECTIVE MARKET AREA
JULY, 2020

UNIT TYPE
Studio
One-Bedroom
Two-Bedroom
Three-Bedroom

Total

MARKET-RATE UNITS*
NUMBER
PERCENT
132
1.5%
3,283
38.3%
4,283
49.9%
884
10.3%
8,582
100.0%

*Does not include purpose built student apartments

VACANCY
RATE
6.8%
3.7%
3.2%
3.3%
3.4%

Among market-rate projects, 14.8% are 100.0% occupied, accounting for 11.7% of the
total units. None of the properties have occupancies below 90%.
Vacancies are relatively low in the market area, and the market appears limited by
supply rather than demand.
Even though the market is dominated by students the Site EMA apartment base
contains a well-balanced distribution of units by mix, reflecting a typical suburban
market.
The following tables detail the distribution of rents and vacancies by number of
bedrooms.

RENT AND VACANCY ANALYSIS
ONE-BEDROOM UNITS
OTTAWA HILLS, OHIO EMA
JULY, 2020
TOTAL UNITS
VACANT UNITS
RENT
NUMBER PERCENT NUMBER PERCENT
$1,400-$1,499
45
1.5%
6
13.3%
$1,300-$1,399
0
0.0%
2
0.0%
$1,200-$1,299
0
0.0%
0
0.0%
$1,100-$1,199
0
0.0%
0
0.0%
$1,000-$1,099
0
0.0%
0
0.0%
$900-$999
80
2.7%
11
13.8%
$800-$899
96
3.2%
6
6.3%
$700-$799
132
4.4%
6
4.5%
$600-$699
479
16.0%
28
5.8%
$500-$599
887
29.7%
23
2.6%
$400-$499
1115
37.3%
29
2.6%
$300-$399
157
5.2%
9
5.7%
2,991
100.0%
120
4.0%
Median Rent
$525

Given the affluence of the Ottawa Hills market and the impact of students on the
market, rents are surprisingly low reflected in both median rents and upper-quartile
rents. Most of the properties in the market are relatively old (constructed prior to 1980)
and are maintained at student levels. Based on interviews with management, students
occupy an estimated 41% of all apartments (exclusive of purpose built student
apartments. Because of the existing rents in the area, the quality of apartments and the
dominating of the market by students, we do not anticipate any significant support from
the existing apartment base.

A comparison of median and upper-quartile rents and vacancies by each unit type
follows:
MEDIAN AND UPPER-QUARTILE
RENTS AND VACANCIES
OTTAWA HILLS, OHIO
SITE EFFECTIVE MARKET AREA*
JULY, 2020

UNIT TYPE
Studio
One-Bedroom
Two-Bedroom
Three-Bedroom

MEDIAN
RENTS
$444
$525
$721
$1,097

OVERALL
VACANCY
RATE
6.8%
4.0%
2.8%
3.3%

*Does not include purpose built student housing

UPPER-QUARTILE
NUMBER VACANCY
RENT RANGE OF UNITS
RATE
$499-$579
33
17.6%
$682-$1,725
748
4.4%
$850-$1,937
1,189
1.5%
$1,157-$1,399
221
3.6%

The vacancy rate among the units in the upper-quartile of 2.9% is somewhat lower than
the overall vacancy rate (3.4%) in the market.
Rents in the EMA have increased at an estimated average of 2.0% per year over the
past several years.
Projects in the area range in size from 24 to 589 units. The average area project
includes 141 units. The following table provides a distribution of units by the size of the
project:
DISTRIBUTION OF UNITS AND PROJECTS
BY PROJECT SIZE
OTTAWA HILLS, OHIO
SITE EFFECTIVE MARKET AREA
JULY, 2020
TOTAL UNITS
IN PROJECTS
24 To 49
50 To 74
75 To 99
100 To 149
150 To 249
250 Or More
Total

PROJECTS
NUMBER
PERCENT
12
19.7%
9
14.8%
11
18.0%
8
13.1%
10
16.4%
11
18.0%
61
100.0%

UNITS
NUMBER
PERCENT
470
5.5%
510
5.9%
749
8.7%
864
10.1%
1,814
21.1%
4,175
48.6%
8,582
100.0%

VACANCY
RATE
7.7%
4.3%
4.8%
0.8%
4.2%
7.7%
3.4%

While the majority of the properties in the market are small with 65.6% of all having less
than 150 units, they account for only 30.2% of the total units.
The area apartment market has been evaluated by the comparability rating of each
property. Comparability ratings are based on a rating system that awards points to
each project based on its unit amenities, project amenities, and aesthetic amenities
(curbside appeal). The average comparability rating in the EMA is 19.0. This is
considered a relatively low average rating. Most modern properties with at least a
modest number of project amenities have a rating of 27.0 to 32.0.
The following table identifies units and vacancies by comparability rating:

DISTRIBUTION PROJECTS BY COMPARABILITY RATING
OTTAWA HILLS, OHIO
SITE EFFECTIVE MARKET AREA
JULY, 2020

COMPARABILITY RATING
RANGE

NUMBER
OF
PROJECTS

DISTRIBUTION

10
18
12
7
6
6
2
61

16.40%
29.50%
19.70%
11.50%
9.80%
9.80%
3.30%
100.00%

Less Than 15.0
15.0 To 17.5
18.0 To 20.5
21.0 To 22.5
23.0 To 24.5
25.0 To 26.5
27.0 To 28.5
Total

None of the properties in the EMA have a Comparability Rating over 28.0 and the
median is only 18.6. The proposed project is anticipated to have the highest overall
comparability rating in the market at 32.0 and will be the highest rated property in the
EMA. Currently, market receives little impact from upscale professional renters and
empty nesters reflective with the demographics of Ottawa Hills and offers no product
suitable for Ottawa Hills residents seeking to downsize yet remain in the community.
F. OTTAWA HILLS, OHIO DEMOGRAPHICS
The following tables provide key information on Ottawa Hills demographics, including
population trends, household trends, and household income trends.
POPULATION AND HOUSEHOLDS
OTTAWA HILLS, OHIO
YEAR
2000
2010
Change 2000-2010
2020 (Estimated)
Change 2016-2021
2000 Census
Esri, Incorporated

POPULATION
4,489
4,449
-0.9%
4,295
-3.5%

HOUSEHOLDS
1,680
1,723
2.6%
1,697
-1.5%

POPULATION
PER HOUSEHOLD
2.67
2.58
2.53
-

As the above table illustrates, the total population and households Ottawa Hills
increased slightly between 2000 and 2010 then decreased between 2010 and 2020.
Since the village has little room for increased housing, population trends are mostly
impacted by a declining population per household. Such a decrease most often occurs
in an aging population as dependent children leave the household. The median
population age in the 2010 Census was 43.7 years old, increasing to 47.0 in 2020 and
47.7 by 2025.
The following tables detail the area population by age groups:

TOTAL POPULATION
BY AGE

0 – 4 Years
5 - 9 Years
10 - 14 Years
15 - 24 Years
25 - 34 Years
35 - 44 Years
45 - 54 Years
55 – 64 Years
65 - 74 Years
75 - 84 Years
85+ Years
Total
Median Age
2010 Census
Esri, Incorporated

DISTRIBUTION OF POPULATION BY AGE
OTTAWA HILLS, OHIO
2010 AND 2020
2010
2020
NUMBER PERCENT
NUMBER PERCENT

218
4.9%
369
8.3%
414
9.3%
503
11.3%
240
5.4%
569
12.8%
752
16.9%
641
14.4%
351
7.9%
227
5.1%
169
3.8%
4,449
100.0%
43.7

185
4.3%
253
5.9%
331
7.7%
550
12.8%
313
7.3%
404
9.4%
627
14.6%
717
16.7%
490
11.4%
258
6.0%
176
4.1%
4,294
100.0%
47.0

2025
NUMBER PERCENT

182
241
304
456
312
481
536
658
557
312
177
4,221

4.3%
5.7%
7.2%
10.8%
7.4%
11.4%
12.7%
15.6%
13.2%
7.4%
4.2%
100.0%
47.7

Age of head of household is a better indicator of aging trends. The following table
illustrates the households by age in Ottawa Hills in 2020 and 2025:

HOUSEHOLD AGE
Under 25 Years
25 to 34 Years
35 to 44 Years
45 to 54 Years
55 to 64 Years
65 to 74 Years
75 and Older
Total

Esri, Incorporated

HOUSEHOLDS BY AGE
OTTAWA HILLS, OHIO
2020 AND 2025
2020
NUMBER PERCENT NUMBER

29
125
200
330
415
292
310
1701

1.7%
7.3%
11.8%
19.4%
24.4%
17.2%
18.2%
100.0%

25
121
229
269
370
325
342
1681

2025
PERCENT

1.5%
7.2%
13.6%
16.0%
22.0%
19.3%
20.3%
100.0%

As with most markets, Ottawa Hills has an aging population. In 2020, 35.4% of all
households are over age 65, by only 2025, 39.6% will be over age 65. This age cohort
will contribute 75% of the support to the elevator building at the subject property.

