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I. Introduction

A. Purpose

The city of Morgantown retained Bowen National Research in December of 2019
for the purpose of conducting a Housing Needs Assessment of the city of
Morgantown, West Virginia.

With changing demographic and employment characteristics and trends expected
over the years ahead, it is important for the city and its citizens to understand the
current market conditions and projected changes that are expected to occur that
will influence future housing needs. Toward that end, this report intends to:

Provide an overview of present-day Morgantown.

Present and evaluate past, current and projected detailed demographic
characteristics.

Present and evaluate employment characteristics and trends, as well as the
economic drivers impacting the area.

Determine current characteristics of all major housing components within the
market (for-sale/ownership and rental housing alternatives).

Provide housing gap estimates by tenure and income segment.

Evaluate ancillary factors that affect housing market conditions and
development (e.g. crime, transportation, residential blight, etc.).

Provide a summary of development opportunities, reviewing potential sites
for residential development within the market.

Compile and evaluate local stakeholder perceptions of housing market
conditions and trends, opinions on future housing needs, and identify barriers
to residential development in the area.

Compile and evaluate local residents’ perceptions of their housing situations
(e.g. housing costs, condition of housing, etc.), household formations (number
of residents, household income, age groups, etc.) and housing needs (housing
costs, number of bedrooms, features, etc.).

By accomplishing the study’s objectives, government officials, area stakeholders,
and area employers can: (1) better understand the city's evolving housing market,
(2) establish housing priorities, (3) modify or expand city housing policies, and (4)
enhance and/or expand the city’s housing market to meet current and future housing
needs.




B. Methodologies

The following methods were used by Bowen National Research:

Study Area Delineation

The primary geographic scope of this study is Morgantown. As such, the Primary
Study Area (PSA) is the area within the limits of Morgantown and its immediate
surrounding area. A Secondary Study Area (SSA) was established and includes
the balance of Monongalia County. County and state level data was used, when
available, for a base of comparison for selected data sets. Maps of the study areas
are provided in Section 11 of this report.

Demographic Information

Demographic data for population, households, housing, and crime was secured
from ESRI, the 2000 and 2010 U.S. Census, the U.S. Department of Commerce,
and the American Community Survey. This data has been used in its primary
form and by Bowen National Research for secondary calculations. All sources
are referenced throughout the report and in Addendum G. Projections of key
demographic data for 2020 and 2025 were also provided.

Employment Information

Employment information was obtained and evaluated for various geographic
areas that were part of this overall study. This information included data related
to wages by occupation, employment by job sector, total employment,
unemployment rates, identification of top employers, and identification of large-
scale job expansions or contractions. Most information was obtained through the
U.S. Department of Labor, Bureau of Labor Statistics. Bowen National Research
also conducted numerous interviews with local stakeholders familiar with the
area’s employment characteristics and trends.

Other Housing Factors

We have evaluated numerous other factors that impact housing such as crime,
transportation, higher education, residential blight, and availability of community
services. This data was provided for the city and compared with county and state
level data, when available.

Housing Component Definitions

This study is concerned with two major housing components: (1) for-
sale/ownership and (2) rental. For-sale/ownership housing primarily focuses on
single-family homes and condominiums. Rentals include multifamily apartments
(generally five+ units per building), and non-conventional rentals such as single-
family homes, duplexes, units over storefronts, etc.




Housing Supply Documentation

From January through May of 2020, Bowen National Research conducted
telephone research, as well as online research, of the area’s housing supply.
Additionally, market analysts from Bowen National Research traveled to the area
in early May 2020, conducting research on the housing properties identified in
this study, as well as obtaining other on-site information relative to this analysis.
The following data was collected on each multifamily rental property:

Property Information: Name, address, total units, and number of floors
Owner/Developer and/or Property Manager: Name and telephone number
Population Served (i.e. seniors vs. family, low-income vs. market-rate, etc.)
Available Amenities/Features: Both in-unit and within the overall project
Years Built and Renovated (if applicable)

Vacancy Rates

Distribution of Units by Bedroom Type

Square Feet and Number of Bathrooms by Bedroom Type

. Gross Rents or Price Points by Bedroom Type

10. Property Type

11. Quality Ratings

12. GPS Locations

LCoNoR~WNE

Information regarding for-sale housing was collected by Bowen National
Research in-office staff during the aforementioned research period. Home listings
were obtained through Real Estate Information Services, Inc. Information
regarding the for-sale housing inventory includes property address, sales/asking
price, square footage, number of bedrooms and bathrooms, price per square feet,
and the number of days on market (historical sales only).

Stakeholder Interviews and Surveys

Bowen National Research staff conducted interviews of area stakeholders, as well
as allowed stakeholders to partake in an online survey. These stakeholders
included individuals from a variety of trades and areas of expertise. Questions
were structured to elicit opinions on a variety of matters including current housing
conditions, housing challenges for area residents, barriers to housing
development, future housing needs and recommendations to improve housing in
the area. These interviews afforded participants an opportunity to voice their
opinions and provide anecdotal insights about the study’s subject matter. Overall,
nearly two dozen individual interviews and/or surveys were completed and
evaluated. Please note that individual names and organizations have not been
disclosed in order to protect the confidentiality of participants and encourage their
candor. The aggregate results from these interviews are presented and evaluated
in this report in Section X. The questions used in this analysis are shown in
Addendum C.




Resident Survey

Bowen National Research conducted an online survey of area residents. More
than 1,000 people responded to the survey. This survey included questions
relative to the family composition (e.g. household sizes, household income, etc.),
current housing conditions, and housing preferences and needs of the community.
This data was aggregated and evaluated to assist in establishing the housing needs
of Morgantown. The aggregate results and analysis are included in Section XI of
the report. The questions used in the survey are included in Addendum D.

Housing Demand

Based on the demographic data for both 2020 and 2025, and taking into
consideration the housing data from our field survey of area housing alternatives,
we are able to project the potential number of new units the PSA (Morgantown)
can support. The following summarizes the metrics used in our demand
estimates.

¢ Rental Housing — We included renter household growth, the number of units
required for a balanced market, the need for replacement housing,
commuter/external market support and step-down support as the demand
components in our estimates for new rental housing units. As part of this
analysis, we accounted for vacancies reported among all surveyed rental
alternatives. We concluded this analysis by providing the number of units that
the market can support by different income segments and rent levels.

e For-Sale Housing — We considered potential demand from new owner-
occupied household growth, need for replacement housing, commuter/
external market support and step-down support in our estimates for new for-
sale housing. We accounted for the available supply of for-sale housing to
yield a net support base of potential for-sale housing. Demand estimates were
provided for multiple income stratifications and corresponding price points.

Residential Development Opportunities

Bowen National Research provided a summary of potential sites that represent
residential development opportunities within the Morgantown area. These sites
were identified through online research, on-site observations by Bowen National
Research staff, and with the assistance of the city of Morgantown. Information
of these sites includes property location, type (land or building), size (acres or
square footage), current zoning, parcel numbers, and a map. All information is
provided in table format along with individual property profile pages. While
these properties do not represent all potential sites, they provide some insight as
to the frequency, location, and attributes of typical sites.




C. Report Limitations

The intent of this report is to collect and analyze significant levels of data for
Morgantown. Bowen National Research relied on a variety of data sources to
generate this report (see Addendum G). These data sources are not always
verifiable; however, Bowen National Research makes a concerted effort to assure
accuracy. While this is not always possible, we believe that our efforts provide
an acceptable standard margin of error. Bowen National Research is not
responsible for errors or omissions in the data provided by other sources.

We have no present or prospective interest in any of the properties included in
this report, and we have no personal interest or bias with respect to the parties
involved. Our compensation is not contingent on an action or event resulting from
the analyses, opinions, or use of this study. Any reproduction or duplication of
this study without the expressed approval of the City of Morgantown or Bowen
National Research is strictly prohibited.




I1. Executive Summar

The purpose of this report is to evaluate the housing needs of Morgantown, West
Virginia and its immediate surrounding area. To that end, we have conducted a
comprehensive Housing Needs Assessment that considered the following:

e Demographic Characteristics and Trends

e Economic Conditions and Initiatives

e Existing Housing Stock Costs, Availability, Conditions and Features

e Various “Other” Housing Factors (Crime, Transportation, Proximity to
Community Services, West Virginia University, Residential Blight, etc.)

e Input from Community Stakeholders (via Online Survey)

e Input from Area Residents and Commuters (via Online Survey)

e Quantifiable Housing Demand Estimates

Based on these metrics and input, we were able to identify housing needs by
affordability and tenure (rental vs. ownership). Using these findings, we developed
an outline of strategies that should be considered for implementation by the
community. This Executive Summary provides key findings and recommended
strategies. Detailed data analysis is presented within the individual sections of this
Housing Needs Assessment.

Geographic Study Areas

This report focuses on the Primary Study Area (PSA), which consists of Morgantown
and its immediate surrounding area, with additional information provided for the
Secondary Study Area (SSA), which consists of the balance of Monongalia County,
excluding Morgantown.
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Demographics

Population and Household Growth in Morgantown have been Very Positive,
Outpacing State Averages since 2000 and are Projected to Continue to Grow
Through 2025 — Between 2010 and 2020, the PSA (Morgantown) population base
increased by nearly 4,000 people, an increase of 7.0%. During the same time, the
number of households within the PSA increased by 2,090, or 8.7%. Over the next
five years, it is projected that both the PSA and SSA (Balance of County) populations
will each increase by nearly 2,000 people, or 3.3% (1,997) and 4.2% (1,806),
respectively. These growth rates, although slower than those reported between 2010
and 2020, will continue to outpace overall population growth within the state of West
Virginia. During this same five-year projection period, a total of 931 households are
expected to be added to the PSA, representing a growth rate of 3.6%. While slower
than the past twenty years, this positive demographic growth will contribute to the
demand for additional housing in the PSA.

- Household Trends (2000-2025) )
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Owner- and Renter-Household Growth is Projected to be Positive, as is Growth
Among Smaller Household Sizes — Between 2020 and 2025 within the PSA, both
renter- and owner-occupied households are projected to increase. The number of
renter-occupied households is expected to increase by 576 (3.6%), while owner-
occupied households are expected to increase by 335 (3.6%). This growth will add
to the need for additional rental and for-sale housing units. While several for-sale
housing developments and sites are planned for the area, there are no rental projects
of notable size planned for the PSA. As a result, there may be a development
opportunity for additional rental housing to meet the growing base of renters. This
was considered in the Housing Gap Estimates provided in this report. Over four-
fifths of the projected renter household growth within the PSA over the next five
years is expected to occur among two- and three-person households (increasing by
461 households, or 6.3%), while most owner household growth is expected to occur
among one- and two-person households (increasing by 259 households, or by 3.8%).
These projected growth trends will likely drive a greater need for smaller bedroom
(two-bedroom or less) types.
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Household Growth is Projected to Remain Positive Among Most Household Age
Groups Through 2025, with Aging Millennials and Seniors (age 65 and older)
Representing the Greatest Projected Growth — The majority (52.3%) of households
within the PSA are under the age of 35 in 2020, as compared to 16.2% of surrounding
SSA households and 16.3% of all households within the state. While households
under age 35 will continue to comprise half of households within the PSA through
2025, such households are projected to decline by 128, or 0.9% during this time. The
greatest household growth within the PSA is projected to occur among households
age 75 and older, and to a lesser extent, households between the ages of 65 and 74.

4 N\
Change in Household Heads by Age (2020-2025)
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Overall, seniors (age 65 and older) are projected to increase by 676, or by 16.3% over
the next five years. Notable household growth is also projected among households
between the ages of 35 and 44 (older Millennials) within the PSA, with 391 such
households added between 2020 and 2025, representing an increase of 13.4%. These
projected trends are expected to drive demand for housing that appeals to and meets
the needs of older Millennials and seniors. This will likely include one- and two-
bedroom units that consider accessibility/mobility design aspects, marketable
amenity packages, and product within locations that offer access to public transit
and/or are within walkable communities.
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While Renter Household Income Growth is Projected to Occur Among Higher
Income Households, Low-Income Households Comprise the Majority of Renter
Households — The PSA is projected to experience renter household growth among
most income segments above $20,000 over the next five years, with most of the
growth (over 600 households) occurring among households earning $60,000 or more
annually. This represents a development opportunity for higher end market-rate
product. As of 2020, over half (52.1%) of all renter households in the PSA have
incomes below $30,000. This is notably higher than the 36.1% share of these lower
income renter households in the surrounding SSA. While rents of $750 per month
are generally affordable to these households, based on the survey of rental housing
alternatives offered in

the market, there is Change in Renter Households by Income (2020-2025) h
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Notable Owner-Occupied Household Growth is Projected to Occur Among Middle-

and High-Income Households — Growth among owner-occupied households within

the next five years is primarily projected to occur among households earning $60,000

or more within the PSA, adding over 300 households to the market over the next five

years. About half of this growth will be among households earning $100,000 or more

a year. Notable

gr_ovyth will also occur Change in Owner Households by Income (2020-2025) b
within the $40,000 to

$50,000 income mPSA  WS%A

segment  between <$20,000 =rin

2020 and 2025, |[$20k-$29,999

adding over 100 i -32

households to the P30k39,999 @

market. These trends |>30k-$49:999 1

will contribute to the |$50k-$59,999 14 l@

demand for mid- $60k-$99,999

range priced product $100,000+ ﬂg

($150,000 to '

$225,000) to high-end | -200 -100 0 100 200 300 400 500 600 700 )
priced product

($225,000+).

11-4




Additional demographic data and analysis are included in Section IV of this report.

Economy & Workforce

Key Economic Metrics in Monongalia County have been Positive Over the Past
Several Years, Though Job Growth has Slowed Over the Past Couple of Years —
The area economy has exhibited many positive characteristics over the past several
years, with the employment base growing and the unemployment rate declining over
much of the past decade. The Monongalia County employment base increased by
5,705 employees since 2010, representing a notable increase of 12.4%. Compared to
the peak growth rate of 3.6% in 2017, growth over each of the past two full years has
moderated considerably, increasing by an annual rate of just 0.5%. The slowing of
job growth is believed to be attributed, in part, to the declining enrollment at WVU
that has occurred over the past several years.

The Local Economy is Well Balanced, which Adds to the Economic Stability and
Strength of the City — Over half of the PSA’s employment base is within Health Care
& Social Assistance, Educational Services, and Accommodation & Food Services.
Given that Health Care & Social Assistance represents the PSA’s largest employment
sector and is often less susceptible to major economic fluctuations, this sector adds
to the PSA’s economic stability. The employment base in the surrounding SSA
(Balance of County) is primarily concentrated in the Retail Trade (21.2%),
Accommodation & Food Services (13.0%), Construction (7.9%) and Manufacturing
(7.2%) job sectors. As such, it appears that the PSA and SSA employment bases are
complimentary to each other and add to the overall diversity and strength of the
Monongalia County economy as a whole. It is important to note that with the ongoing
decline in WVU student enrollment and recent outbreak of the COVID-19 pandemic,
these factors will need to be monitored for their potential impact on the local
economy.

The Region has a Broad Mix of Wages by Occupation, which Contributes to the
Need for a Variety of Housing Affordability Levels — Within the Morgantown
Metropolitan Statistical Area (MSA), wages by occupation vary widely and are
reflective of a diverse job base that covers a wide range of industry sectors and job
skills, as well as diverse levels of education and experience. Wages in the
Morgantown MSA are typically higher than the overall state, by $2,863 on average.
Most annual blue-collar salaries range from $24,800 to $51,520 within the
Morgantown MSA. White-collar jobs, such as those related to professional positions,
management and medicine, have an average salary of $77,720. While the wide range
of wages by occupations support a broad mix of housing affordability levels, the fact
that most of the typical wages by occupation fall below $45,000 indicate that much
of the housing stock will need to be affordable to lower income households.

Additional economic data and analysis is included in Section V of this report.
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Housing Supply

Roughly 700 Rental Housing Units in Morgantown are Considered “Substandard”
— Substandard housing is generally considered housing that lacks complete indoor
plumbing or kitchens, or units that are considered overcrowded. Due to city
government code enforcement and fire code efforts, there are very few housing units
in the PSA that lack complete kitchens or plumbing facilities. However, overcrowded
housing (units with 1.01 persons or more per room) comprises 682 rental units in the
PSA (most of these households are severely overcrowded, with 1.51 or more persons
per room). As a result, it is clear that many renter households are living in housing
conditions that are considered to be below modern-day housing standards, at least in
terms of capacity. Given the presence of college students in the area, this large
number of overcrowded housing units is likely the result of students exceeding the
reasonable capacity for housing units and/or larger families living in smaller units
than can reasonably accommodate them. Housing policies and strategies for the PSA
should include efforts to remedy such housing.

Overcrowded/Severely Overcrowded Housing by Tenure (2013-2017)
M PSA Renter M SSA Renter ™ PSA Owner m SSA Owner
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Despite the Inventory of Affordable Rentals and Housing Assistance Provided in
the Market, Many PSA Residents are Still Housing Cost/Rent Burdened — While
Morgantown offers roughly 500 or more affordable (Tax Credit and government-
subsidized) rental units, all of these units are occupied, with most affordable rental
projects maintaining wait lists. Additionally, there are approximately 637 households
on the wait list for Housing Choice VVouchers that are used to subsidize rents for lower
income households. These are clear indications of the pent-up demand for affordable
rental housing in Morgantown. Households that are “cost burdened” (paying over
30% of their income toward housing costs) often find it difficult paying for both their
housing and meeting other financial obligations. An estimated 51.1%, or 6,354
renter-occupied households in the PSA are paying more than 30% of their income
toward rent. This is a noticeably higher share of rent burdened households than the
SSA (35.1%) and the state of West Virginia (38.4%). With over half of all renters in
the PSA paying a disproportionately high share of their income toward rent, many
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renter households in the PSA are likely struggling to meet their housing costs. The
number of cost burdened renter households in the PSA indicates that affordable
housing programs and products will be important to help alleviate cost burdened
housing situations in the city.

There is Pent-Up Demand for Housing Serving Very Low- and Low-Income Renter
Households — Based on Bowen National Research’s survey of multifamily apartment
rentals in the county, all eight surveyed projects offering affordable units (Tax Credit
or government-subsidized) are fully occupied. In fact, most of these projects, which
serve low- and very low-income households, maintain wait lists for renters waiting
for units to become available. As a result, there is clear pent-up demand for rental
housing that serves households with incomes of up to 80% of Area Median Housing
Income level (earning up to $59,000 for a family of four). The lack of available
housing serving these lower income households is likely contributing to the large
number of renters living in substandard and/or cost burdened housing situations in
the city. The city should consider efforts to support the development and preservation
of affordable rental housing alternatives.

While there are Some Non-Conventional Rental Alternatives Available, Such
Housing is Not Affordable to a Large Number of the City’s Households — Bowen
National Research identified 350 non-conventional rentals (141 non-student and 209
student) in the PSA that were listed as available for rent. Nearly three-quarters of
surveyed non-student rentals were comprised of single-family homes, while most of
the remaining quarter were within condos or townhomes. Single-family homes and
duplexes/triplexes each comprised over one-third of surveyed student rentals. While
these rentals do not represent all non-conventional rentals, these units are
representative of common characteristics of the various non-conventional rental
alternatives available in the market. As a result, these rentals provide a good baseline
to compare the rental rates, number of bedrooms, number of bathrooms, and other
features of non-conventional rentals. When typical tenant utility costs are also
considered, the inventoried non-conventional units have gross average rents
generally higher than many of the conventional apartments surveyed in the area. As
such, it is unlikely that many low-income residents would be able to afford non-
conventional rental housing in the area, despite the fact that there are more than 100
of these units available to rent. As such, there appears to be an imbalance between
available rental housing product and the households that can afford it.
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Based on the Relatively Low Occupancy Rates at Several Off-Campus Student
Housing Rental Properties in the City, it Appears that the Student Housing Market
may be Overbuilt at this Time. — According to Bowen National Research’s survey of
area rental housing alternatives, it appears that several off-campus student housing
rental communities are operating at occupancy rates well below 90%, indicating that
there is some “softness” to the off-campus student housing market. This was
confirmed by interviews with several managers of off-campus student housing
projects in the city, who indicated that they had difficulty filling their units. The city
and WVU should approach the development of off-campus student housing with
some level of caution in the near term, until the occupancy levels of student housing
projects stabilize above 90%. Should occupancies worsen significantly, owners of
student housing may want to consider converting such projects to senior oriented
housing with elevator service.

Overall PSA (Morgantown) Housing Needs

As discussed in Section V111 of this report, numerous factors contribute to the housing
demand within a market. This includes household growth, units required for a
balanced market, replacement of substandard housing and units required to meet the
needs of commuters. In an effort to determine if there are any housing gaps in the
market, we compared the preceding demand drivers with the existing and planned
residential product in the market. This analysis was done at various affordability
levels and for both rental and for-sale housing alternatives. Details of this analysis,
including our methodology and assumptions, are included in Section VIII of this
report.

The following table summarizes the approximate potential number of new residential

units that could be supported in the PSA (Morgantown) over the next five years, along
with designation of the level of priority.
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PSA (Morgantown) Housing Needs Estimates (2020 to 2025)
Number

Housing Segment of Units* Priority

Extremely Low-Income Rental Housing (<$550/Month Rent) ~1,038 Critical
Very Low-Income Rental Housing ($551-$925/Month Rent) ~448 High

‘_E Low-Income Rental Housing ($926-$1,475/Month Rent) ~301 High

é Moderate Market-rate Rental Housing ($1,476-$2,225/Month Rent) ~136 -
High-End Market-rate Rental Housing ($2,226-$2,500/Month Rent) ~299 High
Luxury Market-rate Rental Housing ($2,501+) ~260 High
Entry-Level For-Sale Homes (<$82,500) ~60
Very Low-Income For-Sale Homes ($82,501-$139,000) ~38

% Low-Income For-Sale Homes ($139,001-$221,000) ~45

LéL Moderate-Income For-Sale Homes ($221,001-$333,000) ~102
High-End Upscale For-Sale Homes ($333,001-$375,000) ~328
Luxury For-Sale Homes ($375,001+) ~99

*Number of units assumes product is marketable, affordable and in a marketable location. Variations of product
types will impact the actual number of units that can be supported. Additionally, incentives and/or government

policy changes could encourage support for additional units that exceed the preceding projections.

The preceding estimates are based on current government policies and incentives,
recent and projected demographic trends, current and anticipated economic trends,
and available and planned residential units. Numerous factors impact a market’s
ability to support new housing product. This is particularly true of individual housing
projects or units. Certain design elements, pricing structures, target market segments
(e.g. seniors, workforce, families, etc.), product quality and location all influence the
actual number of units that can be supported. Additionally, it is highly likely that
many higher income households that have the ability to afford higher priced product
will choose lower priced product. For example, while there appears to be a rental
housing gap for 299 units with rents between $2,226 and $2,500, it is likely that many
of these households would rent lower priced product and fall within the housing gap
of product priced between $1,476 and $2,225. As such, the preceding estimates
should be used as a general guideline for establishing housing priorities and goals for
Morgantown. Demand estimates could exceed those shown in the preceding table if
the community changes policies or offers incentives to encourage people to move
into the market or for developers to develop new housing product.
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Overall Housing Strategies

The following summarizes key strategies that should be considered by the city,
developers and other interested parties to address housing issues and needs of the
city. These strategies do not need to be done concurrently, nor do all strategies need
implemented to create an impact. Instead, the following housing strategies should be
used as a guide by the local government, stakeholders, developers and residents to
help make housing development decisions.

Set Realistic/Obtainable Short-Term Housing Goals and Outline Long-Term
Obijectives — Using the housing needs estimates and recommendations provided in
this report as a guide, the city should set realistic short-term (2-3 years) housing
development goals along with long-term (5 years or longer) objectives to support
housing. Short-term goals should be focused on establishing an Action Plan or a
Housing Mission Statement that outlines priorities for the city, such as broad housing
policies, initiatives, and incentives that support the preservation and development of
residential units. The recommendations included in this section should serve as a
guide for developing such documents. Long-term objectives should include
establishing a goal for the number of housing units that should be built and broadly
outline the types of housing that should be considered, such as rentals and for-sale
housing, as well as geographical locations. The goals should also broadly outline
affordability (e.g. income levels) objectives and market segments (e.g. families,
seniors, and disabled) that should be served. From such goals, the city can monitor
progress and adjust efforts to support stated goals.

Develop Regional-Level Housing Plans or Strategies — Although this study focused
on Morgantown demographics, economics and housing, we also conducted a cursory
analysis of the balance of Monongalia County located outside of Morgantown. While
the city has some unique attributes and trends that differ from the rest of the county,
it is clear that both areas are facing many of the same issues (e.g. lack of availability
and affordability). Additionally, it is clear from this analysis that the city and the
balance of Monongalia County are interdependent on each other and housing
decisions, incentives and policies in one part of the county will likely affect other
parts of the county. As a result, it will be important that the city and the county
stakeholders, including government entities, work together to address mutual housing
issues and possibly develop plans and policies that compliment and support each
other, whenever possible. Given the presence of WVU and its influence on the
market, the city may want to involve WV U representatives in its plans for a regional
strategy to address housing.
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Consider Reaffirming the Housing Advisory Commission Direction and Function
and/or Hiring a Housing Director to Help Define and Implement Housing Goals,
Policies and Programs for the City — The City of Morgantown created a Housing
Advisory Commission in 2014. Among the commission’s stated functions are to
advise and make recommendations to the City Manager and City Council on all
aspects that affect public and private housing and researching and discussing housing
trends and ideas regarding housing policy and ordinances. Given the scope and
complexity of housing issues and needs facing the city, the city should consider
reaffirming and charging its Housing Advisory Commission to provide oversight,
direction, and coordination on various housing issues and efforts within the city. The
commission should be comprised of a broad mix of both public and private sector
representatives. The city may also want to explore hiring a Housing Director with
knowledge and experience in overseeing housing programs, developing policies,
securing housing funding, and staffing the Housing Advisory Commission. This
position may be merged with an existing position already within the local government
and/or could be a part-time or short-term position (e.g. one- or two-year contract).

Support Efforts to Develop Residential Units Along or Near Public Transportation
Corridors and/or within Walkable Communities — Several areas within Morgantown
have public transit routes (See: Section VII) and/or walkable neighborhoods that
would serve as ideal locals for new multifamily residential development. In addition
to supporting new residential developments, the city should work toward improving
access from potential residential sites to public transit routes and/or to walkable areas,
such as downtown Morgantown. We believe multifamily projects, both apartments
and condominiums, serving seniors, young professionals, low-income households,
and Millennials, should be encouraged in these areas.

Consider Implementing/Modifying Policies to Encourage or Support the
Development of New Residential Units — One of the key findings from this report is
that there is limited availability among the existing housing stock in the county. This
is particularly true of Morgantown’s affordable (Tax Credit and government-
subsidized) rental product, which is fully occupied and maintains wait lists for
available units. As shown in this report, the city is expected to experience renter and
owner household growth over the next few years that will require a steady
introduction of new residential units to keep pace with the growing housing demand.
The city should consider possible housing policies such as expanding residential
density to allow for more units, modifying unit size requirements (allowing for
smaller units), requiring fewer parking spaces, expanding tax abatements, supporting
or expanding TIF districts, waiving/deferring/lowering government fees, and
exploring other measures specifically targeted to the types of housing (e.g. affordable,
senior, etc.) and the geographic locations (e.g. near transit routes, near employment
centers, etc.) that lead to meeting housing goals.
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Identify and Support Programs, Funding Sources and Initiatives that Support the
Development and Preservation of Housing, Particularly Affordable Housing —
Morgantown currently offers a home repair program (Mon County Home Repair
Program) and homebuyer down payment assistance (CDBG Down Payment
Assistance Program). Such programs appear to specifically address two key
challenges in the market: preservation of existing housing and enabling low-income
households to purchase homes. As such, these programs should continue to be
supported and promoted. In an effort to support the development and preservation of
more affordable housing alternatives, the city should consider supporting projects
being developed with affordable housing development programs (e.g. Tax Credit and
HUD programs). Overall, focus should be placed on initiatives that support low-
income households (seniors and families), workforce households, and first-time
homebuyers.  Additional housing is needed in order to have a healthy housing
market, which will ultimately contribute to the local economy, quality of life and
overall prosperity of Morgantown.

Support Efforts that Enable Area Seniors to Transition into Housing to Meet Their
Changing Needs — Morgantown has a very large base of older adults, with significant
growth projected to occur among senior households ages 65 and older over the next
several years. Currently, there is a very limited inventory of available housing in the
market, and the few senior-restricted rental housing projects in the city are typically
fully occupied with long wait lists. As a result, seniors in the city who wish to
downsize into smaller, more maintenance-free housing, or seniors seeking affordable
rentals will have difficulty finding housing that meet their needs. Based on the
Bowen National Research survey of housing alternatives in the market, an assessment
of area demographic characteristics and trends, and input from area stakeholders, it
Is evident that senior-oriented, independent living housing is and will be an important
component to the overall housing market. New housing product for seniors that
should be considered include affordable (low-income) rentals, market-rate
independent living rentals, and for-sale condominiums that include accessibility
design elements.
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Promote and Encourage Residential Investment and Development in Designated
Opportunity Zones — There are three Census Tracts in the central part of Morgantown
that were designated as Qualified Opportunity Zones (QOZ). QOZs were created by
the 2017 Tax Cuts and Jobs Act and are designed to spur investment in communities
through tax benefits. The Tracts in Morgantown are
54061010600, 54061010201, and 54061010102. QOZs provide a deferral and
reduction of capital gains taxes within five to seven years and a total waiver of capital
gains taxes at ten years or longer. QOZs can be used in conjunction with other
incentive programs, such as the Federal and State Historic Tax Credit program or the
Community Reinvestment Area (CRA) Program.

The Morgantown QOZs are shown in the following map. Additional details of the
program and the QOZ map can be found at: www.opportunitydb.com/tools/map/

Source: www.opportunitydb.com/tools/map/

The city may want to identify real estate investors, developers and/or opportunity
zone funds specifically tied to this program. These investors and funds can be
identified through private-equity firms, venture capitalists, and several online
resources. Taking a pro-active approach to identifying resources and investors or
funds could expedite investment into Morgantown.

11-13



http://www.opportunitydb.com/tools/map/

Monitor Performance and Stability of Housing Market Periodically, with
Emphasis on Moderately Priced For-Sale Housing and Off-Campus Student
Housing — There is a large number of moderately priced ($165,000 to $222,000) for-
sale townhome units under construction or planned for the market. Meanwhile, there
are some underperforming off-campus student housing projects in the market. Both
of these housing segments are vulnerable to slow absorption rates and increased
vacancies. It is recommended that these housing segments be monitored closely.
Key housing metrics that should be monitored are vacancy rates, rent growth trends,
slow lease-up rates, and rent concessions for off-campus student rental housing and
stagnant or declining home prices, notable increases in available for-sale housing
inventory, increased number of days on market for available inventory, and slower
absorption rates of the for-sale housing supply. The city could outsource periodic
updates of these key metrics or identify an entity within the city to obtain and evaluate
such metrics.

Prioritize Code Enforcement and Mitigation of Residential Blight — Based on a
windshield survey of the PSA’s existing housing structures, a total of 111 buildings
were identified as having some level of blight. More than half (66 properties, 59.5%)
of the blighted structures that were identified were considered having evidence of
“Major” blight (the need of $1,000 or more in mitigation costs). Many of these
structures were located in clusters or within a one or two block area, generally
northwest, east and southeast of downtown Morgantown. A discussion of the blight,
areas of concentration and a corresponding map are included in Section VII.  The
city may want to use the identified properties as a starting point for targeted efforts
to enforce property maintenance codes and/or to develop a blight mitigation plan.
Such a plan may include an ongoing blight identification process, gathering
community input (e.g. stakeholder interviews and resident input), and research efforts
to address blight in other communities. The city should continue to support and
utilize the Morgantown Land Reuse and Preservation Agency to acquire, manage and
dispose of blighted properties.

Identify and Market Morgantown to Potential Residential Developers — Using a
variety of sources, the city should attempt to identify and market itself to the
residential developers active in the region. Identification could be through trade
associations, published lists of developers, real estate agents or brokers and other real
estate entities in the region. Marketing of the community through trade publications,
direct solicitation or public venues (e.g. housing and economic conferences) should
be considered. The promotion of market data (including this Housing Needs
Assessment), development opportunities, housing programs and incentives should be
the focus of such efforts.
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Explore and Encourage Development Partnerships — Government entities within
the city may want to establish formal relationships with other entities to support
housing development efforts. This may include relationships with non-profit groups
(e.g. Community Action Agency, Habitat for Humanity, etc.) local businesses and
private sector developers. The consolidation of the public and private sectors for
certain housing initiatives can lead to improved efficiencies, larger financial
capacities, and more cohesive residential development efforts. For example, this
could include a large employer providing financial benefits (e.g. down payment
assistance) to its qualified employees (possibly those earning below a certain level)
to reside at a residential development in which the city is providing incentives for the
developer/property owner.

Develop Next-Steps Plans — Using the findings and recommendations of this report,
the city should begin to prioritize housing objectives and refine housing strategies
that best fit the overarching goals of the city and its neighborhoods. Input from
stakeholders and residents should be solicited. From these efforts a specific Action
Plan, under the direction of the Housing Advisory Commission, could be put together
with measurable goals and a timeline to follow.
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III. Community Overview and Study Areas

A. Morgantown, West Virginia

This report focuses on the housing needs of the city of Morgantown, West
Virginia and its immediate surrounding area. Morgantown is located in the
north-central portion of Monongalia County and serves as the county seat. The
city is approximately 10 miles south of the Pennsylvania border, approximately
75 miles south of Pittsburgh, Pennsylvania and 200 miles west of Washington,
DC. The city contains approximately 10.17 square miles and was officially
incorporated in 1838.

Since the late 20" century, the commonwealth of West Virginia has generally
been transitioning from the coal industry toward the medical, educational, and
services industries. West Virginia’s largest university, West Virginia University
(WVU), was established in 1867 and has a prominent influence on Morgantown
today, serving as the area’s main economic engine. Also known as the High
Technology Corridor, Interstate 79 is a major arterial thoroughfare serving the
area. The interstate intersects with Interstate 68, also part of the Appalachian
Development Highway System. Other notable highways that serve the city and
surrounding area include U.S. Highways 19 and 199, and State Routes 7 and
705.

The city is a cultural, recreational, and educational hub for the region. The city
offers the nightlife of a college town, a unique Personal Rapid Transit system,
community centers, numerous museums, large sporting venues (such as
Mountaineer Field and WVU Coliseum), and the Metropolitan Theater.
Situated along the Monongalia River in the Appalachian Mountains, recreation
opportunities include Cheat Lake, a 91-acre arboretum, a zipline, a botanic
garden, several playgrounds, parks, golf courses, and trails. Because of the
city’s attributes, it has been certified as one of West Virginia’s five “Designated
Retirement Communities.”

The city and the balance of Monongalia County have undergone significant
population and household growth since 2000. In 2020, Morgantown is the third
most populous city in West Virginia. Over three-fifths of the city’s housing
units are renter-occupied. The market has a relatively broad and balanced
distribution of rental product by age, with over two-fifths being constructed
prior to 1980. While over half of the city’s rental supply is within multifamily
structures with five or more units, nearly two-fifths is within structures of four
or fewer units. As shown in the supply section (Section V1) of this report, the
market offers a wide variety of price points and rents, though availability is
limited at certain affordability levels.

Additional information regarding the city’s demographic characteristics and

trends, economic conditions, housing supply, and other factors that impact
housing are included throughout this report.
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B. Study Areas — Market Area Delineations

This report addresses the residential housing needs of the city of Morgantown,
West Virginia and its immediate surrounding area. To this end, we focused our
evaluation on the demographic and economic characteristics, as well as the
existing housing stock, of Morgantown and the immediate surrounding area.
Because the city is impacted by and has impact on the rest of Monongalia
County, we have provided some additional information on the balance of the
county. In order to provide an additional base of comparison, we have provided
some data on the overall state of West Virginia. The following summarizes the
various study areas used in this analysis.

Primary Study Area — The Primary Study Area (PSA) includes the city of
Morgantown and immediate surrounding area.

Secondary Study Area — The Secondary Study Area (SSA) is the balance of
Monongalia County, not including the PSA.

Maps delineating the boundaries of the various study areas are shown on the
following pages.
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IV. Demographic Analysis

A.

Introduction

This section of the report evaluates key demographic characteristics for the
Primary Study Area (Morgantown), the Secondary Study Area (balance of
Monongalia County excluding the PSA), Monongalia County (the PSA & SSA
combined), and West Virginia (statewide). Through this analysis, unfolding
trends and unique conditions are often revealed regarding populations and
households residing in the four selected geographic areas. Demographic
comparisons among these geographies provide insights into the human
composition of housing markets. Critical questions, such as the following, can
be answered with this information:

Who lives in Morgantown and what are these people like?

In what kinds of household groupings do Morgantown residents live?
What share of Morgantown residents rent or own?

Avre the number of people and households living in Morgantown increasing
or decreasing over time?

e How do Morgantown residents compare with residents in the rest of the
surrounding area (SSA)?

This section is comprised of three major parts: population characteristics,
household characteristics, and demographic theme maps. Population
characteristics describe the qualities of individual people, while household
characteristics describe the qualities of people living together in one residence.
Theme maps graphically show varying levels (low to high concentrations) of a
demographic characteristic across a geographic region and are included in this
section of the report.

It is important to note that 2000 and 2010 demographics are based on U.S.
Census data (actual count), while 2020 and 2025 data are based on calculated
estimates provided by ESRI, a nationally recognized demography firm. The
accuracy of these estimates depends on the realization of certain assumptions:

e Economic projections made by secondary sources materialize;

e Governmental policies with respect to residential development remain
consistent;

e Availability of financing for residential development (i.e. mortgages,
commercial loans, subsidies, Tax Credits, etc.) remains consistent;

e Sufficient housing and infrastructure are provided to support projected
population and household growth.

Significant unforeseen changes or fluctuations among any of the preceding
assumptions could have an impact on demographic projections/estimates.
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It should be noted that some total numbers and percentages may not match the
totals within or between tables in this section due to rounding.

Population Characteristics

Population by numbers and percent change (growth or decline) for selected
years is shown in the following table:

Total Population

Change Change Change
2000 2010 2000-2010 2020 2010-2020 2025 2020-2025
Census Census # % Estimated id % Projected i %
PSA
(Morgantown) 44,838 56,931 12,093 | 27.0% 60,901 3,970 7.0% 62,898 1,997 3.3%
SSA
(Balance of County)| 37,028 39,258 2,230 6.0% 43,293 4,035 | 10.3% 45,099 1,806 4.2%
Monongalia
County 81,866 96,189 14,323 | 17.5% 104,195 8,006 8.3% 107,998 3,803 3.6%
West Virginia 1,808,344 | 1,852,994 | 44,650 2.5% 1,897,084 | 44,090 | 2.4% 1,904,343 | 7,259 0.4%

Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research

Noteworthy observations from the preceding table include:

From 2000 to 2010, the PSA (Morgantown) population increased by
12,093, or by 27.0%, significantly outpacing the surrounding SSA, which
increased by 2,230, or by 6.0%. This growth exceeded the declines in PSA
population from 1970 to 1990. During this same time, the state of West
Virginia experienced a 2.5% increase in population, well below growth
rates reported for each of the preceding geographic regions (PSA and SSA).
Between 2000 and 2010, West Virginia University’s total enrollment
increased by 7,319 students, or by 33.3%, which contributed greatly to the
PSA’s population growth.

Between 2010 and 2020, the PSA population base increased by nearly 4,000
people, an increase of 7.0%. During the same time, the SSA experienced a
10.3% increase, reflective of the addition of more than 4,000 people.

Over the next five years, it is projected that both the PSA and SSA
populations will each increase by nearly 2,000 people, or 3.3% (1,997) and
4.2% (1,806), respectively. These growth rates, although slower than those
reported between 2010 and 2020, will continue to outpace overall
population growth within the state of West Virginia.
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The following graph compares percent change in population (growth) within
the PSA, SSA, Monongalia County and West Virginia for various time periods:

4 ™\
Population Trends (2000-2025)
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Population by age cohorts for selected years is shown in the following table:
Population by Age
<25 25 to 34 ‘ 35 to 44 ‘ 45t054 55t064  65to 74 M;g'ea”
2010 29,047 9,352 4,764 4,734 4,352 2,243 2,439
(51.0%) | (16.4%) | (8.4%) (8.3%) (7.6%) (3.9%) (4.3%) 24.8
PSA 2020 29,203 10,502 5,371 4,386 4,871 3,565 3,005
T - (48.0%) (17.2%) (8.8%) (7.2%) (8.0%) (5.9%) (4.9%) 25.9
g 2025 29,618 10,250 6,080 4,494 4,792 4,008 3,658
(47.1%) (16.3%) (9.7%) (7.1%) (7.6%) (6.4%) (5.8%) 26.4
Change 415 -252 709 108 -79 443 653
2020-2025 (1.4%) (-2.4%) (13.2%) (2.5%) (-1.6%) (12.4%) (21.7%) N/A
2010 11,931 4,987 5,525 6,178 5,493 3,067 2,077
(30.4%) (12.7%) (14.1%) (15.7%) (14.0%) (7.8%) (5.3%) 40.0
SSA 2020 11,832 5,310 5,858 5,928 6,384 5,117 2,863
(Balance of (27.3%) (12.3%) (13.5%) (13.7%) (14.7%) (11.8%) (6.6%) 42.4
County) 2025 12,119 4,948 6,140 6,020 6,281 5,901 3,689
y (26.9%) | (11.0%) | (13.6%) | (13.3%) | (13.9%) | (13.1%) | (8.2%) 43.7
Change 287 -362 282 92 -103 784 826
2020-2025 (2.4%) (-6.8%) (4.8%) (1.6%) (-1.6%) (15.3%) (28.8%) N/A

Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research

N/A — Not Applicable
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(Continued)
Population by Age

Median
Age
2010 40,978 14,339 10,289 10,912 9,845 5,310 4,516
(42.6%) (14.9%) (10.7%) (11.3%) (10.2%) (5.5%) (4.7%) 29.2
2020 41,035 15,811 11,229 10,314 11,256 8,681 5,868
Monongalia (39.4%) (15.2%) (10.8%) (9.9%) (10.8%) (8.3%) (5.6%) 31.2
County 2025 41,737 15,197 12,220 10,514 11,074 9,908 7,347
(38.6%) (14.1%) (11.3%) (9.7%) (10.3%) (9.2%) (6.8%) 32.6
Change 702 -614 991 200 -182 1,227 1,479
2020-2025 (1.7%) (-3.9%) (8.8%) (1.9%) (-1.6%) (14.1%) (25.2%) N/A
2010 556,417 220,698 237,494 276,156 264,825 163,520 133,884
(30.0%) (11.9%) (12.8%) (14.9%) (14.3%) (8.8%) (7.2%) 41.3
2020 522,274 226,010 232,182 242,962 276,522 237,214 159,919
West Virginia (27.5%) (11.9%) (12.2%) (12.8%) (14.6%) (12.5%) (8.4%) 43.4
2025 522,270 203,024 236,554 236,569 258,711 255,889 191,325
(27.4%) (10.7%) (12.4%) (12.4%) (13.6%) (13.4%) (10.0%) 44.4
Change -4 -22,986 4,372 -6,393 -17,811 18,675 31,406
2020-2025 (0.0%) (-10.2%) (1.9%) (-2.6%) (-6.4%) (7.9%) (19.6%) N/A

Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research

N/A — Not Applicable

Noteworthy observations from the preceding table include:

The median age (25.9) for the PSA’s population in 2020 is considerably
younger than the SSA (42.4) and the overall state (43.4). It is projected that
the PSA’s median age will increase slightly to 26.4 by 2025, by half the rate
of increase in the median age in the state of West Virginia.

Nearly half (48.0%) of the overall population base within the PSA is under
the age of 25, while nearly two-thirds (65.2%) is under age 35. The large
share of younger persons within the PSA is likely reflective of the presence
of West Virginia University (WVU) within the PSA and the younger people
that attend the school.

Between 2020 and 2025, the greatest change in population by age within
the PSA is projected to occur among persons age 65 and older, increasing
by 1,096, or 16.7%. This growth is even more pronounced in the SSA
(1,610 or 20.2%). Notable growth (709 or 13.2%) is also projected among
older Millennials (ages 35 to 44) in the PSA, and to a lesser extent in the
SSA (282 or 4.8%).
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The following graph compares the change in population by age within the PSA

and SSA from 2020 to 2025:
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Population by race for 2010 is shown in the following table:
Population by Race
S
(5]
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PSA Number 49,908 2,882 2,537 417 1,187 56,931
(Morgantown) Percent 87.7% 5.1% 4.5% 0.7% 2.1% 100.0%
SSA Number 37,580 614 404 143 517 39,258
(Balance of County) | Percent 95.7% 1.6% 1.0% 0.4% 1.3% 100.0%
Mononaalia Count Number 87,488 3,496 2,941 560 1,704 96,189
g Y [Percent 91.0% 3.6% 3.1% 0.6% 1.8% 100.0%
West Virainia Number | 1,739,988 63,124 12,406 10,334 27,142 1,852,994
g Percent 93.9% 3.4% 0.7% 0.6% 1.5% 100.0%

Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research

Noteworthy observations from the preceding table include:

Nearly 88.0% of the PSA’s population is classified as White Alone, while
this population segment represents more than 90.0% of the total population
within both the SSA and state.

While Black or African American Alone represents the largest minority
share within each study area, it is of note that Asian Alone also represents a

notable share of the minority population with both the PSA and SSA.
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e The overall minority population share (12.4%) within the PSA is notably
higher than that reported for the SSA (4.3%) and state (6.1%).

Population by marital status for 2020 is shown in the following table:

Population by Marital Status

Not Married

Never Married Divorced Widowed AT el

PSA Number 32,975 4,362 2,212 15,590 55,140
(Morgantown) Percent 59.8% 7.9% 4.0% 28.3% 100.0%
SSA Number 11,466 3,889 2,028 18,568 35,953
(Balance of County) | Percent 31.9% 10.8% 5.6% 51.6% 100.0%
Monongalia Number 44,458 8,250 4,240 34,144 91,092
County Percent 48.8% 9.1% 4.7% 37.5% 100.0%

West Virginia Number 453,142 208,825 130,608 801,030 1,593,605
Percent 28.4% 13.1% 8.2% 50.3% 100.0%

Source: ESRI; Urban Decision Group; Bowen National Research
Noteworthy observations from the preceding table include:

e The PSA has the highest share (71.7%) of unmarried people when compared
with the SSA (48.3%) and statewide (49.7%). Approximately 60% of PSA
residents have never been married, nearly double the share of persons which
have never been married within the SSA. The relatively larger share of
persons who have never been married is attributed to the fact that the
population under the age of 25 comprises nearly half of the PSA population,
while those under age 35 comprise nearly two-thirds of the population.
Many of these young persons are students and/or Millennials who often
delay marrying, unlike past generations.
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The following graph compares marital status shares for 2020:

Population by Marital Status (2020)
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Population by highest educational attainment for 2020 is shown below:

Population by Educational Attainment
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PSA Number 1,838 7,371 5,315 1,787 7,547 7,841 31,698
(Morgantown) Percent 5.8% 23.3% 16.8% 5.6% 23.8% 24.7% 100.0%
SSA Number 2,545 11,279 5,556 1,804 5,701 4,575 31,461
(Balance of County) | Percent 8.1% 35.8% 17.7% 5.7% 18.1% 14.5% 100.0%
Monongalia County Number 4,384 18,650 10,872 3,591 13,247 12,415 63,159
Percent 6.9% 29.5% 17.2% 5.7% 21.0% 19.7% 100.0%
Wiest Virginia Number | 169,734 571,823 257,830 97,086 168,313 110,023 | 1,374,810
Percent 12.3% 41.6% 18.8% 7.1% 12.2% 8.0% 100.0%

Source: ESRI; Urban Decision Group; Bowen National Research

Noteworthy observations from the preceding table include:

e The share of the adult population without a high school diploma is notably
lower within the PSA (5.8%) as compared to both the SSA (8.1%) and state

(12.3%).

e More than half (54.2%) of PSA residents have received a college degree
(associates or higher) as compared to 38.4% within the SSA and 27.3% for

the state.
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The following graph compares educational attainment shares for 2020:

Population by Educational Attainment (2020)
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Population by poverty status is shown in the following table:

Population by Poverty Status
Income below poverty level: Income at or above poverty level:
<18 18 to 64 65+ <18 18 to 64 65+

Total

PSA Number 1,472 13,844 373 5,693 26,070 4,860 52,312
(Morgantown) Percent 2.8% 26.5% 0.7% 10.9% 49.8% 9.3% 100.0%
SSA Number 1,307 3,300 467 7,994 26,271 5,731 45,070
(Balance of County) | Percent 2.9% 7.3% 1.0% 17.7% 58.3% 12.7% 100.0%
Monongalia County Number 2,779 17,144 840 13,687 52,341 10,591 97,382
Percent 2.9% 17.6% 0.9% 14.1% 53.7% 10.9% 100.0%

West Virginia Number 90,148 196,941 30,000 276,909 892,407 297,599 1,784,004
Percent 5.1% 11.0% 1.7% 15.5% 50.0% 16.7% 100.0%

Source: U.S. Census Bureau, 2013-2017 American Community Survey; Urban Decision Group; Bowen National Research

Noteworthy observations from the preceding table include:

e Nearly one-third (30.0%) of the population within the PSA is living with
incomes below the poverty level. Comparatively, the SSA and statewide
shares of persons living below the poverty level are 11.2% and 17.8%,
respectively. Thus, the share of persons with incomes below poverty level
is significantly higher within the PSA as compared to the other study areas.

e More than one in three (or approximately 35.0%) PSA residents between
the ages of 18 and 64 are living in poverty. Thus, poverty is notably more
common among the PSA’s working-age adult population (ages 18 to 64) as
compared to the SSA (11.2%) and state (18.1%).
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The following graph compares poverty rates by age and overall for each
geographic area:

Poverty Rates by Age/Overall (2013-2017)
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Population by migration (previous residence one year prior to survey) is shown
in the following table:

Population by Migration

32 2 g Q
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» = = £ = >
a.c P a
PSA Number | 40,846 7,649 3,459 5,431 636 58,071
(Morgantown) Percent 70.3% 13.2% 6.0% 9.4% 1.2% 100.0%
SSA Number | 40,679 2,101 782 991 178 44,731
(Balance of County) | Percent 90.9% 4.7% 1.7% 2.2% 0.4% 100.0%
Mononaalia County |- Number 81,525 9,750 4,241 6,422 864 102,802
g Y [Percent 79.3% 9.5% 41% 6.2% 0.8% 100.0%
West Virginia Number | 1,605,581 | 116,509 47,747 44,995 3,512 1,818,344
9 Percent 88.3% 6.4% 2.6% 2.5% 0.2% 100.0%

Source: U.S. Census Bureau, 2013-2017 American Community Survey; ESRI; Urban Decision Group; Bowen National Research
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Noteworthy observations from the preceding table include:

e The PSA has a higher share (29.7%) of people changing residences annually

than the SSA (9.1%) and state (11.7%).

e Of the PSA residents who changed residences over the preceding year,
nearly half (44.4%) relocated from within the same county. Notably, the
second largest share (31.5%) of persons which have relocated have come
from out of state, indicating that the PSA receives a larger share of support
from areas out of state as compared to other counties from within the state
of West Virginia. This is likely reflective of the presence of West Virginia
University within the PSA, which likely attracts many students from out of

state.

Population densities for selected years are shown in the following table:

Population Densities

Year
2000 2010 2020 2025
PSA Popul_ation _ 44,838 56,931 60,901 62,898
(Morgantown) Area_ln Square Miles 30.61 30.61 30.61 30.61
Density 1,465.0 1,860.1 1,989.9 2,055.1
SSA Population 37,028 39,258 43,293 45,099
(Balance of Area in Square Miles 335.27 335.27 335.27 335.27
County) Density 110.4 117.1 129.1 134.5
Monongalia Popul_ation _ 81,866 96,189 104,195 107,998
County Arealln Square Miles 365.88 365.88 365.88 365.88
Density 223.8 262.9 284.8 295.2
Population 1,808,344 1,852,994 1,897,084 1,904,343
West Virginia | Areain Square Miles 24,229.93 24,229.93 24,229.93 24,229.93
Density 74.6 76.5 78.3 78.6

Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research

The 2020 PSA population density of approximately 1,990 people per square
mile is significantly higher than the SSA and statewide densities of 129 and 78

persons per square mile, respectively.
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C. Household Characteristics

Households by numbers and percent change (growth or decline) for selected
years are shown in the following table:

Total Households

Change Change Change
2010 2000-2010 2020 2010-2020 2025 2020-2025

2000
Census  Census # % | Estimated id % Projected i %

PSA
(Morgantown) 19,222 23,952 4,730 24.6% 26,042 2,090 8.7% 26,973 931 3.6%

SSA
(Balance of County) | 14,224 15,825 1,601 11.3% 17,436 1,611 | 10.2% 18,146 710 4.1%

Monongalia

County 33,446 39,777 6,331 18.9% 43,478 3,701 9.3% 45,119 1,641 3.8%
West Virginia 736,481 | 763,831 | 27,350 3.7% 777,729 13,898 | 1.8% 778,571 842 0.1%

Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research

Noteworthy observations from the preceding table include:

From 2000 to 2010, the number of households in the PSA increased by
4,730, reflective of an overall growth rate of 24.6%. The surrounding SSA
and state also experienced positive household growth during this period,
increasing by 11.3% and 3.7%, respectively.

Between 2010 and 2020, the number of households within the PSA
increased by 2,090, or 8.7%. Opposite of trends experienced during the
preceding ten-year period (2000 to 2010), household growth within the PSA
occurred at a slower rate than that reported for the SSA (10.2%) between
2010 and 2020. This trend is projected to continue through 2025.

A total of 931 households are expected to be added to the PSA over the next
five years, representing a growth rate of 3.6%. Household growth for the
PSA is projected to outpace household growth for the state of West Virginia
between 2020 and 2025, both in terms of total households and the rate of
change.

IV-11




The following graph compares percent change in households (growth) within
the PSA, SSA, Monongalia County and West Virginia for various time periods:

4 N\
Household Trends (2000-2025)
EPSA HESSA H Monongalia Co. B West Virginia
25.0%
20.0%
15.0%
10.0%
5.0%
3.6% *1% 3.8%
0.0%
2000-2010 2010-2020 2020-2025
- J

Household heads by age cohorts for selected years are shown in the following
table:

Household Heads by Age

<25 | 25t034 35t044 45t054 55t064 65t074 75+
7,800 5155 | 2,586 | 2,682 2,690 1,301 1,648
(32.6%) | (21.5%) | (10.8%) | (11.2%) | (11.2%) | (5.8%) | (6.9%)

2010

2020 7,809 5802 | 2917 | 2440 2,915 2172 1,986
PSA (30.0%) | (22.3%) | (11.2%) | (9.4%) | (11.2%) | (8.3%) | (7.6%)

(Morgantown) 2025 7,814 5,669 3,308 2,496 2,851 2,427 2,407
(29.0%) | (21.0%) | (12.3%) | (9.3%) | (10.6%) (9.0%) (8.9%)
Change 5 -133 391 56 -64 255 421
2020-2025 (0.1%) (-2.3%) | (13.4%) | (2.3%) (-2.2%) | (11.7%) | (21.2%)
2010 613 2,340 2,856 3,376 3,207 1,943 1,490
(3.9%) (14.8%) | (18.0%) | (21.3%) | (20.3%) | (12.3%) | (9.4%)
SSA 2020 502 2,323 2,934 3,105 3,575 3,061 1,936
(Balance of (2.9%) (13.3%) | (16.8%) | (17.8%) | (20.5%) | (17.6%) | (11.1%)
County) 2025 507 2,140 3,031 3,108 3,445 3,461 2,454
(2.8%) (11.8%) | (16.7%) | (17.1%) | (19.0%) | (19.1%) | (13.5%)
Change 5 -183 97 3 -130 400 518

2020-2025 (1.0%) (-7.9%) (3.3%) (0.1%) (-3.6%) (13.1%) | (26.8%)
2010 8,413 7,495 5,442 6,055 5,900 3,333 3,139
(21.2%) | (18.8%) | (13.7%) | (15.2%) | (14.8%) | (8.4%) | (7.9%)
2020 8,310 8,126 5,852 5,545 6,490 5,233 3,922
Monongalia (19.1%) | (18.7%) | (13.5%) | (12.8%) | (14.9%) | (12.0%) (9.0%)
County 2025 8,317 7,810 6,341 5,604 6,297 5,889 4,861
(18.4%) (17.3%) | (14.1%) | (12.4%) | (14.0%) (13.1%) | (10.8%)
Change 7 -316 489 59 -193 656 939
2020-2025 (0.1%) (-3.9%) (8.4%) (1.1%) (-3.0%) (12.5%) | (23.9%)
Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research
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(Continued)
Household Heads by Age

<25 35t044 45to54 55t064 65to74
35,294 97,906 | 121,814 | 151,071 | 156,864 | 106,214 | 94,668

2010 (4.6%) | (12.8%) | (15.9%) | (19.8%) | (205%) | (13.9%) | (12.4%)
2020 30,777 | 95,798 | 113,872 | 126,457 | 155,943 | 146,915 | 107,968
West Virginia (4.0%) | (12.3%) | (14.6%) | (16.3%) | (20.1%) | (18.9%) | (13.9%)
2025 30,340 | 85322 | 114,662 | 121,351 | 143429 | 156,065 | 127,403

(3.9%) (11.0%) | (14.7%) | (15.6%) (18.4%) (20.0%) (16.4%)

Change -437 -10,476 790 -5,106 -12,514 9,150 19,435
2020-2025 (-1.4%) (-10.9%) (0.7%) (-4.0%) (-8.0%) (6.2%) (18.0%)
Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research

Noteworthy observations from the preceding table include:

e The majority (52.3%) of households within the PSA are under the age of 35
in 2020, as compared to 16.2% of surrounding SSA households and 16.3%
of all households within the state.

e While households under age 35 will continue to comprise half of
households within the PSA through 2025, such households are projected to
decline by 128, or 0.9%, between 2020 and 2025. The greatest household
growth within the PSA is projected to occur among households age 75 and
older, and to a lesser extent, households between the ages of 65 and 74.
Overall, seniors (age 65 and older) are projected to increase by 676, 16.3%
over the next five years.

¢ Notable household growth is also projected among households between the
ages of 35 and 44 within the PSA, with 391 such households added between
2020 and 2025, an increase of 13.4%.

e Asshown earlier in this report, over one-quarter (26.7%) of the PSA’s 2020
population under the age of 25 are heads of household, a much larger share
than that reported for the SSA (4.2%). This likely reflects the large student
population/household base within the PSA.
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The following graph compares the change in household heads by age within the
PSA and SSA from 2020 to 2025:
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Households by tenure for selected years are shown in the following table:

Household Type

2000

Number | Percent | Number

Households by Tenure
2010

2020
Percent | Number = Percent

2025
Number

Percent

PSA Owner-Occup_ied 9,091 47.3% 9,625 40.2% 9,951 38.2% 10,306 38.2%
(Morgantown) Renter-Occupied 10,131 52.7% 14,327 59.8% 16,091 61.8% 16,667 61.8%
Total 19,222 100.0% 23,952 100.0% 26,042 100.0% 26,973 100.0%

SSA Owner-Occupied 11,300 79.4% 12,514 79.1% 13,592 78.0% 14,235 78.4%
(Balance of Renter-Occupied 2,924 20.6% 3,311 20.9% 3,844 22.0% 3,911 21.6%
County) Total 14,224 100.0% 15,825 100.0% 17,436 100.0% 18,146 100.0%
Monongalia Owner-Occup_ied 20,391 61.0% 22,139 55.7% 23,543 54.1% 24,541 54.4%
County Renter-Occupied 13,055 39.0% 17,638 44.3% 19,936 45.9% 20,579 45.6%
Total 33,446 100.0% 39,777 100.0% 43,478 100.0% 45,119 100.0%

Owner-Occupied | 553,699 75.2% 561,013 73.4% 551,640 70.9% 553,859 71.1%

West Virginia | Renter-Occupied 182,782 24.8% 202,818 26.6% 226,090 29.1% 224,713 28.9%
Total | 736,481 | 100.0% | 763,831 | 100.0% | 777,729 | 100.0% | 778,571 | 100.0%

Source: 2000 Census; 2010 Census; ESRI; Urban Decision Group; Bowen National Research

Noteworthy observations from the preceding table include:

e In 2020, most PSA households (61.8%) are renter-occupied, with the
remaining share (38.2%) comprised of owner-occupied households.
Comparatively, less than one-quarter (22.0%) of all households within the
surrounding SSA are renter-occupied. Over four-fifths of the county’s
renter households live in the PSA (Morgantown). The shares of households
by tenure are projected to remain stable within both the PSA and SSA
between 2020 and 2025.
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Between 2020 and 2025 within the PSA, both renter- and owner-occupied
households are projected to increase. The number of renter-occupied
households is expected to increase by 576 (3.6%), while owner-occupied
households are expected to increase by 335 (3.6%). This growth will add
to the need for additional housing units.

The following graph compares household tenure shares for 2020:

4 N\
Households by Tenure (2020)
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Renter households by size for selected years are shown in the following table:
Persons Per Renter Household
1-Person 2-Person 3-Person 4-Person 5-Person Total Average
H.H. Size
2010 7,871 4,205 1,486 599 166 14,327
54.9% 29.4% 10.4% 4.2% 1.2% 100.0% 1.67
( ) ( ) ( ) (4.2%) (1.2%) ( )
PSA 2020 7,637 4,935 2,359 838 322 16,091
(Morgantown) (47.5%) (30.7%) (14.7%) (5.2%) (2.0%) (100.0%) 1.84
2025 7,673 5,134 2,621 903 336 16,667
(46.0%) (30.8%) (15.7%) (5.4%) (2.0%) (100.0%) 1.87
2010 1,450 884 321 389 268 3,311
SSA (43.8%) (26.7%) (9.7%) (11.8%) (8.1%) (100.0%) 2.14
(Balance of 2020 1,436 1,303 558 423 124 3,844
County) (37.4%) (33.9%) (14.5%) (11.0%) (3.2%) (100.0%) 2.09
y o005 | 1,39 1,383 618 419 95 3911
(35.7%) (35.3%) (15.8%) (10.7%) (2.4%) (100.0%) 2.09
2010 9,272 5,078 1,803 1,021 464 17,638
(52.6%) (28.8%) (10.2%) (5.8%) (2.6%) (100.0%) 1.77
Monongalia 2020 8,990 6,266 2,918 1,312 450 19,936
County (45.1%) (31.4%) (14.6%) (6.6%) (2.3%) (100.0%) 1.89
2025 8,988 6,559 3,246 1,386 400 20,579
(43.7%) (31.9%) (15.8%) (6.7%) (1.9%) (100.0%) 1.91

Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research
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(Continued)

Persons Per Renter Household

1-Person 2-Person 3-Person 4-Person 5-Person Total Average
H.H. Size
2010 88,611 54,578 28,618 18,801 12,210 202,818
(43.7%) (26.9%) (14.1%) (9.3%) (6.0%) (100.0%) 2.07
West Virginia | 2020 91,059 61,577 35,698 22,229 15,527 226,090
(40.3%) (27.2%) (15.8%) (9.8%) (6.9%) (100.0%) 2.16
2025 88,986 61,267 36,262 22,342 15,856 224,713
(39.6%) (27.3%) (16.1%) (9.9%) (7.1%) (100.0%) 2.18

Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research

Noteworthy observations from the preceding table include:

In 2020, the largest share (47.5%) of renter households in the PSA consists
of just one person, while two-person households represent the second
largest share (30.7%) of renter households. The PSA’s share of one-person
households is much higher than the SSA (37.4%), though the SSA has a
slightly higher share (33.9%) of two-person households.

Four-person or larger households represent only 7.2% of all PSA renter
households in 2020, compared to the 14.2% share for the SSA and the
16.7% share for the state of West Virginia.

Most of the projected renter household growth over the next five years in
the PSA is expected to occur among two- and three- person households.
Over four-fifths of the projected increase in PSA renter households is
among two- and three-person households, which are projected to increase
by 461, or by 6.3%.
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The following graph compares the change in persons per renter household
within the PSA and SSA from 2020 to 2025:
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Owner households by size for selected years are shown on the following table:

Persons Per Owner Household

4-Person 5-Person Total ﬁ‘ \ﬁrg?;e
2010 2,808 3,674 1,358 1,275 510 9,625
(29.2%) (38.2%) (14.1%) (13.3%) (5.3%) (100.0%) 2.27
PSA 2020 3,041 3,772 1,484 1,278 376 9,951
(Morgantown) (30.6%) (37.9%) (14.9%) (12.8%) (3.8%) (100.0%) 2.21
2025 3,175 3,897 1,553 1,313 367 10,306
(30.8%) (37.8%) (15.1%) (12.7%) (3.6%) (100.0%) 2.20
2010 2,724 5,338 2,120 1,463 868 12,514
SSA (21.8%) (42.7%) (16.9%) (11.7%) (6.9%) (100.0%) 2.39
(Balance of 2020 3,079 5,232 2,208 2,045 1,030 13,593
County) (22.6%) (38.5%) (16.2%) (15.0%) (7.6%) (100.0%) 2.46
2025 3,224 5,324 2,273 2,244 1,171 14,236
(22.6%) (37.4%) (16.0%) (15.8%) (8.2%) (100.0%) 2.50
2010 5,533 9,013 3,478 2,739 1,377 22,139
(25.0%) (40.7%) (15.7%) (12.4%) (6.2%) (100.0%) 2.34
Monongalia 2020 6,141 9,007 3,688 3,315 1,392 23,543
County (26.1%) (38.3%) (15.7%) (14.1%) (5.9%) (100.0%) 2.35
2025 6,431 9,234 3,828 3,637 1,511 24,541
(26.2%) (37.6%) (15.6%) (14.4%) (6.2%) (100.0%) 2.37
2010 139,748 225,696 91,613 67,209 36,746 561,013
(24.9%) (40.2%) (16.3%) (12.0%) (6.6%) (100.0%) 2.35
West Virginia 2020 139,304 224,891 87,219 63,285 36,940 551,640
(25.3%) (40.8%) (15.8%) (11.5%) (6.7%) (100.0%) 2.34
2025 140,216 226,284 87,043 63,047 37,268 553,859
(25.3%) (40.9%) (15.7%) (11.4%) (6.7%) (100.0%) 2.33

Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research
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Noteworthy observations from the preceding table include:

e One- and two-person owner households represent 68.5% of all PSA owner
households in 2020, slightly higher than the 61.1% share reported for the
SSA. Large families (4+ persons per household) comprise 16.6% of PSA
owner households and 22.6% of SSA owner households. One- and two-
person owner households are projected to grow the most in the PSA,
increasing by 259, or by 3.8%.

The following graph compares the change in persons per owner household
within the PSA and SSA from 2020 to 2025:

Change in Persons per Owner Household (2020-2025)
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Households by Income

The distribution of households by income is illustrated below:

‘ $10000-  $20000-  $30,000-  $40,000-  $50,000-  $60,000 -
<$10000  $19999  $20099  $39.099  $49999  $59.999  $99.999  $100,000+
3,358 3,161 3,174 3,016 2,007 2,022 3,864 3,350
2000 | ia0m) | @a32%) | (133%) | (126%) | (84%) | (84%) | (161%) | (14.0%)
2020 4,134 2,789 2,936 2,346 2378 1,683 4,486 5,290
PSA (159%) | (10.7%) | (113%) | (90%) | (9.1%) | (65%) | (17.2%) | (20.3%)
(Morgantown) 3,966 2,599 3,056 2,300 2,620 1,677 4,797 5,958
2025 | a7y | (9.6%) | (113%) | (85%) | (@7%) | (62%) | (17.8%) | (22.1%)
Change 168 -190 120 46 242 6 311 668
2020-2025 | (-41%) | (-6.8%) | (41%) | (-20%) | (102%) | (04%) | (6.9%) | (12.6%)
1,448 1,932 1,757 1821 1,800 1277 3,356 2,434
2010 9.2%) | (122%) | (111%) | (115%) | (11.4%) | (8.1%) | (21.2%) | (15.4%)
. 2020 577 1,218 1,289 1,504 1,806 1584 2,126 5,333
(Batanee of 33%) | 0% | 74w | ®6%) | (104%) | (91%) | (237%) | (30.6%)
496 1,102 1121 1372 1,787 1713 4,346 6.210
County) 2025 @7%) | (61%) | (62%) | (76%) | (9.8%) | (94%) | (23.9%) | (34.2%)
Change 81 116 168 132 19 129 220 877
2020-2025 | (-14.0%) | (-95%) | (13.0%) | (-88%) | (11%) | (81%) | (53%) | (16.4%)
4,731 5,014 4,939 4,836 3,843 3,265 7,302 5,847
20101 (11906) | (126%) | (124%) | (122%) | (97%) | (82%) | (184%) | (14.7%)
_ 2020 4,557 4,050 4,214 3,921 4,168 3,258 8,634 10,675
Monongalia (105%) | (93%) | (97%) | (90%) | (96%) | (75%) | (19.9%) | (24.6%)
County 2025 4,005 3,650 4,136 3,823 4,406 3,390 9,226 12,482
89%) | (81%) | (92%) | (85%) | (98%) | (75%) | (204%) | (27.7%)
Change 552 400 78 98 238 132 592 1,807
2020-2025 | (-121%) | (-9.9%) | (-1.9%) | (-25%) | (5.7%) | (41%) | (6.9%) | (16.9%)
2010 83467 | 123,185 | 106,245 | 88550 | 78845 | 62399 | 137,740 | 83391
(109%) | (161%) | (13.9%) | (116%) | (103%) | (8.2%) | (18.0%) | (10.9%)
2020 71,044 | 103870 | 95181 | 80232 | 70644 | 63812 | 162,693 | 130254
West 01%) | (134%) | (122%) | (103%) | (91%) | (82%) | (209%) | (16.7%)
Virginia Y02 64472 | 93803 | 87,108 | 75183 | 72276 | 68421 | 170451 | 146858
83%) | (120%) | (12%) | 9.7%) | (93%) | (88%) | (21.9%) | (18.9%)
Change | -6572 | -10067 | -8073 | -5049 1,632 4,609 7.758 16,604
2020-2025 | (-9.3%) | (9.7%) | (-85%) | (-63%) | (23%) | (72w | (a8w) | (127%)

Source: 2000 Census; 2010 Census; ESRI; Urban Decision Group; Bowen National Research

Noteworthy observations from the preceding table include:

e Despite the large presence of student renters in the market, nearly two-fifths
(37.5%) of all households within the PSA earn $60,000 or more in 2020, as
compared to 54.2% of all households within the SSA. Comparatively,
households earning less than $20,000 comprise more than one-quarter
(26.6%) of all households within the PSA, and just 10.3% of SSA
households.
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e Household growth within both the PSA and SSA will primarily be
concentrated among moderate- to higher income households earning
$60,000 or more between 2020 and 2025. However, notable growth will
also occur among households in the $20,000 to $29,999 and $40,000 to
$49,999 income cohorts within the PSA.

Median household income for selected years is shown in the following table:

Median Household Income

2020 % Change 2025 % Change
Estimated 2010-2020 Projected 2020-2025
PSA
(Morgantown) $37,570 $43,430 15.6% $45,974 5.9%
SSA
(Balance of County) $45,303 $66,025 45.7% $71,480 8.3%
Monongalia County $40,959 $52,545 28.3% $57,491 9.4%
West Virginia $37,794 $45,455 20.3% $49,508 8.9%

Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research

As of 2020, the PSA has an estimated median household income of $43,430.
This figure is projected to increase to $45,974 by 2025, an increase of 5.9%.
The median household income within the PSA is lower than those reported for
both the SSA and the state, a trend which has been consistent since 2010 and is
projected to continue through 2025.

The distribution of renter households by income is illustrated below:

Renter Households by Income

$10,000 - $20,000 - $30,000 - $40,000 - $50,000 - $60,000 -
<$10,000 $19,999 $29,999 $39,999 $49,999 $59,999 $99,999 $100,000+

2010 2,999 2,622 2,199 1,914 1,325 1,027 1,562 680
(20.9%) (18.3%) (15.3%) (13.4%) (9.2%) (7.2%) (10.9%) (4.7%)
2020 3,697 2,382 2,308 1,659 1,621 953 1,999 1,473
PSA (23.0%) (14.8%) (14.3%) (10.3%) (10.1%) (5.9%) (12.4%) (9.2%)
(Morgantown) 2025 3,503 2,219 2,478 1,646 1,754 961 2,143 1,964
(21.0%) (13.3%) (14.9%) (9.9%) (10.5%) (5.8%) (12.9%) (11.8%)
Change -194 -163 170 -14 133 8 144 491
2020-2025 | (-5.2%) (-6.8%) (7.4%) (-0.8%) (8.2%) (0.8%) (7.2%) (33.4%)
2010 641 716 494 401 347 187 404 122
(19.3%) (21.6%) (14.9%) (12.1%) (10.5%) (5.6%) (12.2%) (3.7%)
SSA 2020 315 584 488 500 466 284 678 529
(Balance of (8.2%) (15.2%) (12.7%) (13.0%) (12.1%) (7.4%) (17.6%) (13.8%)
County) 2025 268 528 432 486 446 278 703 770
(6.9%) (13.5%) (11.0%) (12.4%) (11.4%) (7.1%) (18.0%) (19.7%)
Change -47 -56 -56 -15 -20 -5 26 240
2020-2025 | (-14.8%) (-9.6%) (-11.5%) (-2.9%) (-4.3%) (-1.9%) (3.8%) (45.4%)

Source: 2000 Census; 2010 Census; ESRI; Urban Decision Group; Bowen National Research
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(Continued)
Renter Households by Income

‘ $10,000- | $20,000-  $30,000-  $40,000-  $50,000-  $60,000 -
<$10,000  $19,999 | $29,999  $39,999  $49,999  $59,999  $99,999  $100,000+
2010 3,795 3,510 2,599 2,190 1,762 1,078 1,965 739
(21.5%) | (19.9%) | (14.7%) | (124%) | (10.0%) (6.1%) (11.1%) (4.2%)
2020 3,676 3,070 2,719 2,183 2,199 1,275 2,716 2,098
Monongalia (184%) | (154%) | (13.6%) | (10.9%) | (11.0%) (6.4%) (13.6%) | (10.5%)
County 2025 3,146 2,772 2,796 2,228 2,346 1,340 2,922 3,028
(15.3%) | (135%) | (13.6%) | (10.8%) | (11.4%) (6.5%) (14.2%) | (14.7%)
Change -530 -298 77 45 147 66 207 930
2020-2025 | (-14.4%) | (-9.7%) (2.8%) (2.1%) (6.7%) (5.1%) (7.6%) (44.3%)
2010 44,774 53,537 32,068 21,131 16,303 10,006 19,043 5,955
(22.1%) | (264%) | (15.8%) | (10.4%) (8.0%) (4.9%) (9.4%) (2.9%)
2020 40,070 50,205 35,167 24,328 19,481 13,911 29,911 13,017
West (17.7%) | (22.2%) | (15.6%) | (10.8%) (8.6%) (6.2%) (13.2%) (5.8%)
Virginia 2025 35,489 45,209 33,250 23,913 21,304 16,011 33,517 16,020
(15.8%) | (20.1%) | (14.8%) | (10.6%) (9.5%) (7.1%) (14.9%) (7.1%)
Change -4,581 -4,99 -1,017 -415 1,823 2,100 3,606 3,003
2020-2025 | (-11.4%) | (-10.0%) | (-55%) | (-1.7%) (9.4%) (15.1%) | (12.1%) | (23.1%)

Source: 2000 Census; 2010 Census; ESRI; Urban Decision Group; Bowen National Research

Noteworthy observations from the preceding table include:

As of 2020, over half (52.1%) of all renter households in the PSA have
incomes below $30,000. This is notably higher than the 36.1% share of
these lower income renter households in the surrounding SSA. Rents of
$750 per month are generally affordable to these households.

The PSA is projected to experience renter household growth among most
income segments above $20,000 during this same time period, with most of
the growth occurring among households earning $60,000 or more annually.
Growth among renter households within the SSA will be concentrated
among households earning $60,000 or more between 2020 and 2025.

Although the number of low-income renter households (those earning
below $20,000) is projected to decline between 2020 and 2025 within the
PSA, such households will still comprise more than one-third (34.3%) of all
renter households through 2025.
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The following graph compares the change in renter households by income
within the PSA and SSA from 2020 to 2025:

Change in Renter Households by Income (2020-2025)
H PSA H SSA

$30k-$39,999 e l
2 IISF"*’
-5
m

<$20,000

$20k-$29,999

$40k-$49,999
$50k-$59,999

$60k-$99,999

$100,000+ - sEll
9 -400  -300  -200  -100 0 100 200 300 400 500 )
The distribution of owner households by income is included on the following
page.
Owner Households by Income
‘ $10,000- | $20,000-  $30,000-  $40,000-  $50,000-  $60,000 -
<$10,000 = $19,999 $29,999 $39,999 $49,999 $59,999 $99,999  $100,000+
359 539 975 1,102 682 995 2,302 2,670
AU @GI%) | (6% | (101%) | 115%) | (71%) | (103%) | (23.9%) | (27.7%)
438 407 628 687 758 729 2,487 3,817
PSA 2020 @4%) | 41%) | 63%) | 69%) | (7.6%) | (73%) | (250%) | (38.4%)
(Morgantown) 464 380 578 654 867 716 2,654 3,994
A @5%) | @1%) | G6w) | (63%) | (84%) | (69%) | (258%) | (38.8%)
Change 26 -27 -50 -32 109 -14 167 177
2020-2025 | (6.0%) (-6.7%) (-8.0%) (-4.7%) (14.4%) (-1.9%) (6.7%) (4.6%)
2010 807 1,216 1,263 1,420 1,453 1,090 2,952 2,312
(6.5%) (9.7%) (10.1%) | (11.3%) | (11.6%) (8.7%) (23.6%) | (18.5%)
SSA 2020 262 634 802 1,003 1,340 1,300 3,448 4,804
(1.9%) (4.7%) (5.9%) (7.4%) (9.9%) (9.6%) (25.4%) | (35.3%)
(Balance of
County) 2025 228 574 690 886 1,341 1,434 3,643 5,440
y (1.6%) (4.0%) (4.8%) (6.2%) (9.4%) (10.1%) | (25.6%) | (38.2%)
Change -34 -60 -112 -117 1 134 194 637
- - . 0 -J. 0 - . 0 - . 0 . 0 . 0 . 0 . 0
2020-2025 | (-13.1% 9.4% 14.0% 11.7% 0.1% 10.3% 5.6% 13.2%
B 936 1,504 2,340 2,646 2,081 2,187 5,337 5,108
(4.2%) (6.8%) (10.6%) | (12.0%) (9.4%) (9.9%) (24.1%) | (23.1%)
— 880 980 1,496 1,739 1,968 1,984 5,919 8,578
Monongalia (3.7%) (4.2%) (6.4%) (7.4%) (8.4%) (8.4%) (25.1%) (36.4%)
County 858 878 1,340 1,596 2,060 2,050 6,304 9,455
s @35%) | (36%) | (55%) | (65%) | (84%) | (84%) | (25.7%) | (38.5%)
Change -22 -102 -155 -143 91 66 385 877
2020-2025 | (-2.5%) | (-104%) | (-10.4%) | (-8.2%) (4.6%) (3.3%) (6.5%) (10.2%)

Source: 2000 Census; 2010 Census; ESRI; Urban Decision Group; Bowen National Research
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(Continued)
Owner Households by Income

West
Virginia

‘ $10,000-  $20,000-  $30,000-  $40,000-  $50,000-  $60,000 -

<$10000  $19,999 = $29999  $39999  $49999  $59,999  $99,999  $100,000+
2010 38,693 69,648 74,177 67,428 62,542 52,393 118,697 77,436
(6.9%) | (124%) | (13.2%) | (12.0%) | (11.1%) (9.3%) (21.2%) | (13.8%)

2020 30,974 53,665 60,014 55,904 51,163 49,901 132,782 | 117,237
(5.6%) (9.7%) (10.9%) | (10.1%) (9.3%) (9.0%) (24.1%) | (21.3%)

2025 28,983 48,594 53,858 51,270 50,972 52,410 136,934 | 130,838
(5.2%) (8.8%) (9.7%) (9.3%) (9.2%) (9.5%) (24.7%) | (23.6%)

Change -1,991 5,071 -6,156 -4,634 -191 2,509 4,152 13,601
2020-2025 | (-6.4%) | (-9.4%) | (-103%) | (-8.3%) (-0.4%) (5.0%) (3.1%) (11.6%)

Source: 2000 Census; 2010 Census; ESRI; Urban Decision Group; Bowen National Research

Noteworthy observations from the preceding table include:

As of 2020, most owner households within both the PSA and SSA have
annual incomes exceeding $60,000. Comparatively, lower income
households with incomes under $30,000 represent 14.8% and 12.5% shares
of the PSA and SSA, respectively, both of which are less than the statewide
share (26.2%).

Growth among owner-occupied households is primarily projected to occur
among households earning $60,000 or more within the PSA, adding over
300 households to the market. Notable growth will also occur within the
$40,000 to $50,000 income segment between 2020 and 2025, adding over
100 households to the market. In the SSA, owner household growth is
projected to be primarily concentrated among households earning $50,000
or more.

The following graph compares the change in owner households by income
within the PSA and SSA from 2020 to 2025:
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Change in Owner Households by Income (2020-2025)
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D. Demographic Theme Maps

The following demographic theme maps for the study areas are presented after
this page:

Median Household Income

Renter Household Share

Owner Household Share

Older Adult Population Share (55 + years)
Younger Adult Population Share (20 to 34 years)
Population Density

The demographic data used in these maps is based on U.S. Census, American
Community Survey and ESRI data sets.
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Morgantown, WV
2020 Younger Adult (20-34) Population
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Morgantown, WV
2020 Population Density
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V. Economic Analysis

A.

Introduction

The need for housing within a given geographic area is influenced by the number
of households choosing to live there. Although the number of households in
Morgantown at any given time is a function of many factors, one of the primary
reasons for residency is job availability. In this section, the workforce and
employment that affect the PSA (Morgantown) are examined.

In Section B below, an overview of the workforce is provided through several
overall metrics: employment by industry, wages by occupation, total
employment, unemployment rates and in-place employment trends. When
available, county employment data is evaluated in detail and compared
statistically with the state of West Virginia and the United States. We also
evaluated the area’s largest employers, new and expanding employers, and both
contracting and closing businesses.

Workforce Analysis

While the PSA has an employment base of over 51,000 people, the market’s
economy is influenced by the surrounding area’s economy and employment
sectors. Given that the PSA (Morgantown) and the SSA (Balance of Monongalia
County) influence each other, it is important to understand the type of
employment opportunities that exist for Morgantown residents, both within and
outside of the city. Of the 51,685 persons employed in the PSA, the largest job
sectors include Health Care & Social Assistance, Educational Services, and
Accommodation & Food Services. Combined, these sectors represent over half
of the overall PSA’s employment base.
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Employment by Industry

The distribution of employment by industry sector for the various geographic
areas studied in this report is listed below:

Employment by Industry

West

PSA

(Morgantown)

NAICS Group

SSA

(Balance of County)
Employees | Percent Employees| Percent

Monongalia
County

Virginia

Employees

Percent

Employees

Percent

Agriculture, Forestry, Fishing & Hunting 6 0.0% 13 0.1% 19 0.0% 1,398 0.2%
Mining 48 0.1% 910 5.5% 958 1.4% 11,895 1.6%
Utilities 235 0.5% 202 1.2% 437 0.6% 6,235 0.9%
Construction 1,102 2.1% 1,314 7.9% 2,416 3.5% 29,982 4.1%
Manufacturing 380 0.7% 1,183 7.2% 1,563 2.3% 42,406 5.8%
Wholesale Trade 2,251 4.4% 949 5.7% 3,200 4.7% 27,506 3.8%
Retail Trade 4,581 8.9% 3,505 21.2% 8,086 11.9% 99,577 13.7%
Transportation & Warehousing 358 0.7% 408 2.5% 766 1.1% 14,652 2.0%
Information 911 1.8% 204 1.2% 1,115 1.6% 15,625 2.1%
Finance & Insurance 1,005 1.9% 141 0.9% 1,146 1.7% 22,843 3.1%
Real Estate & Rental & Leasing 1,161 2.2% 304 1.8% 1,465 2.1% 11,880 1.6%
Professional, Scientific & Technical Services 4,018 7.8% 1,079 6.5% 5,097 7.5% 35,565 4.9%
Management of Companies & Enterprises 27 0.1% 3 0.0% 30 0.0% 1,504 0.2%
Administrative, Support, Waste Management
& Remediation Services 431 0.8% 294 1.8% 725 1.1% 13,225 1.8%
Educational Services 6,541 12.7% 525 3.2% 7,066 10.4% 55,793 7.6%
Health Care & Social Assistance 16,314 31.6% 1,070 6.5% 17,384 25.5% 142,493 19.5%
Arts, Entertainment & Recreation 488 0.9% 447 2.7% 935 1.4% 17,982 2.5%
Accommodation & Food Services 4,976 9.6% 2,155 13.0% 7,131 10.5% 70,815 9.7%
Other Services (Except Public Administration) 3,777 7.3% 1,145 6.9% 4,922 7.2% 43,567 6.0%
Public Administration 3,024 5.9% 677 4.1% 3,701 5.4% 62,665 8.6%
Non-classifiable 51 0.1% 15 0.1% 66 0.1% 1,715 0.2%
Total 51,685 100.0% 16,543 100.0% 68,228 100.0% 729,323 100.0%

*Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research

E.P.E. - Average Employees Per Establishment

Note: Since this survey is conducted of establishments and not of residents, some employees may not live within the study areas. These employees,
however, are included in our labor force calculations because their places of employment are located within the study areas.

Over half of the PSA’s employment base is within Health Care & Social
Assistance, Educational Services, and Accommodation & Food Services. Given
that Health Care & Social Assistance represents the PSA’s largest employment
sector and is often less susceptible to major economic fluctuations, this sector
adds to the PSA’s economic stability. The employment base in the SSA (Balance
of County) is primarily concentrated in the Retail Trade (21.2%),
Accommodation & Food Services (13.0%), Construction (7.9%) and
Manufacturing (7.2%) job sectors. The shares of employment for the county are
generally comparable to the state of West Virginia’s averages, with relatively
higher shares of employment in Health Care & Social Assistance, Educational
Services, Accommodation & Food Services, Professional, Scientific & Technical
Services, and Retail Trade.

The following graph illustrates the distribution of employment by job sector for

the five largest employment sectors in the PSA (Morgantown) compared to the
SSA (Balance of County).
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PSA vs SSA Top 5 Employment by Industry
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While the PSA (Morgantown) is mostly influenced by the Health Care & Social
Assistance and Educational Services job sectors, the surrounding SSA (Balance
of County) is most heavily influenced by the Retail Trade and Accommodation
& Food Services sectors. As such, it appears that the PSA and SSA employment
bases are complimentary to each other and add to the overall diversity and
strength of the Monongalia County economy as a whole.

Typical wages by job category for the Morgantown Metropolitan Statistical Area
(MSA) are compared with those of West Virginia in the following table:

Typical Wage by Occupation Type

Occupation Type Morgantown MSA \ West Virginia
Management Occupations $108,870 $89,690
Business and Financial Occupations $62,950 $62,480
Computer and Mathematical Occupations $74,130 $71,400
Architecture and Engineering Occupations $79,350 $74,880
Community and Social Service Occupations $44,700 $38,890
Art, Design, Entertainment and Sports Medicine Occupations $51,520 $44,570
Healthcare Practitioners and Technical Occupations $63,300 $68,460
Healthcare Support Occupations $29,520 $28,190
Protective Service Occupations $44,900 $36,620
Food Preparation and Serving Related Occupations $24,800 $22,840
Building and Grounds Cleaning and Maintenance Occupations $26,690 $26,000
Personal Care and Service Occupations $25,260 $23,260
Sales and Related Occupations $29,740 $30,650
Office and Administrative Support Occupations $34,890 $33,090
Construction and Extraction Occupations $45,070 $48,490
Installation, Maintenance and Repair Occupations $43,210 $42,980
Production Occupations $48,260 $40,590
Transportation and Moving Occupations $33,550 $36,090

Source: U.S. Department of Labor, Bureau of Statistics




Within the Morgantown MSA, wages by occupation vary widely and are
reflective of a diverse job base that covers a wide range of industry sectors and
job skills, as well as diverse levels of education and experience. Wages in the
Morgantown MSA are typically higher than the overall state, by $2,863 on
average. Most annual blue-collar salaries range from $24,800 to $51,520 within
the Morgantown MSA. White-collar jobs, such as those related to professional
positions, management and medicine, have an average salary of $77,720. While
the wide range of wages by occupations support a broad mix of housing
affordability levels, the fact that most of the typical wages by occupation fall
below $45,000 indicate that much of the housing stock will need to be affordable
to lower income households.

Total employment reflects the number of employed persons who live within the
county regardless if they actually work in the county. The following table reflects
the total employment base for Monongalia County, the state of West Virginia and
the United States.

Total Employment

Monongalia County \ West Virginia | United States
Total Percent Total Percent Total Percent
Number Change Number Change Number Change
2009 47,679 - 751,165 - 140,696,560 -
2010 45,653 -4.2% 740,910 -1.4% 140,469,139 -0.2%
2011 45,850 0.4% 741,972 0.1% 141,791,255 0.9%
2012 47,114 2.8% 747,384 0.7% 143,621,634 1.3%
2013 47,763 1.4% 744,410 -0.4% 145,017,562 1.0%
2014 48,105 0.7% 736,472 -1.1% 147,313,048 1.6%
2015 48,062 -0.1% 729,215 -1.0% 149,564,649 1.5%
2016 49,084 2.1% 735,157 0.8% 151,965,225 1.6%
2017 50,866 3.6% 739,079 0.5% 154,271,036 1.5%
2018 51,127 0.5% 742,179 0.4% 156,328,502 1.3%
2019 51,358 0.5% 759,015 2.3% 158,521,046 1.4%

Source: Department of Labor; Bureau of Labor Statistics

Excluding 2019, the employment base has increased by 7.2% over the past ten
years in Monongalia County, significantly more than the West Virginia state
increase of 1.5%.
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As the preceding illustrates, the Monongalia County employment base has
increased by 5,705 employees since 2010, representing a significant increase of
12.4%. Compared to the peak growth rate of 3.6% in 2017, growth over each of
the past two full years has moderated considerably, increasing by an annual rate

of just 0.5%.

Unemployment rates for Monongalia County, the state of West Virginia and the
United States are illustrated as follows:

Unemployment Rate

Year Monongalia County West Virginia United States
2009 4.4% 7.7% 9.3%
2010 5.6% 8.6% 9.7%
2011 5.6% 8.1% 9.0%
2012 5.2% 7.5% 8.1%
2013 4.5% 6.8% 7.4%
2014 4.4% 6.6% 6.2%
2015 4.7% 6.8% 5.3%
2016 4.3% 6.1% 4.9%
2017 3.7% 5.2% 4.4%
2018 4.1% 5.3% 3.9%
2019 3.7% 4.9% 3.7%

Source: Department of Labor, Bureau of Labor Statistics
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Unemployment Rate (2009-2019)
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The unemployment rate in the county has declined since a decade-high rate of
5.6% in 2011. Since that time, the unemployment rate in the county has generally
been one or two percentage points lower than the state average. The latest year-
end unemployment rate of 3.7% within the county represents a 10-year low also
experienced in 2017 and is a good indication of the strength of the local job
market. However, with the initial economic impact of COVID-19 and associated
stay-at-home orders, the unemployment rate is expected to be higher in 2020.

In-place employment reflects the total number of jobs within the county
regardless of the employee's county of residence. In many ways, in-place
employment is a better reflection of the health of a local economy than the
employment base and unemployment numbers previously cited in this section.
The following illustrates the total in-place employment base for Monongalia
County.

In-Place Employment Monongalia County

Year Employment Change Percent Change
2009 49,515 - -
2010 51,635 2,120 4.3%
2011 51,946 311 0.6%
2012 53,315 1,369 2.6%
2013 53,972 657 1.2%
2014 54,112 140 0.3%
2015 55,109 997 1.8%
2016 55,283 174 0.3%
2017 56,352 1,069 1.9%
2018 56,778 426 0.8%
2019* 56,548 -230 -0.4%

Source: Department of Labor, Bureau of Labor Statistics

*Through June
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Data for 2018, the most recent year that year-end figures are available, indicates
in-place employment in Monongalia County to be 111.1% of the total
Monongalia County employment. This likely means that Monongalia County has
more employed persons coming to the county from other counties for work
(daytime employment) than those who both live and work there. Commuting
patterns, including the number of commuters traveling into Monongalia County,
and data summarizing the home location of these commuters is evaluated in
greater detail in Section VII.

The preceding table also illustrates that in-place employment has grown by over
7,000 jobs over the past ten full years. This is very good job growth and a good
sign of the ongoing strength of the local economy.

Economic Drivers & Major Employers

The ten largest employers within the Morgantown area comprise a total of 19,512
employees and are summarized as follows:

Total
Employer Name Business Type Employed

West Virginia University Education 7,654

WVU Medicine Education 6,000
Monongalia County Board of Education Education 1,800
Monongalia General Hospital Healthcare 1,200
Morgantown Energy Technology Center Technology 750
Mylan Pharmaceuticals Healthcare 600
U.S. Centers for Disease Control Healthcare 536
TeleTech Technology 343
Greer Industries Manufacturer 320
Monongalia County Government Government 309

Total 19,512

Source: Morgantown Area Partnership; Date unknown

As of May 2020, Monongalia County is still considered a hot spot with regard to
the COVID-19 epidemic, but according to local sources, county commissioners
feel confident the county will be able to endure the effects of the financial impact
due to shutdowns. The county is expecting a loss of $1.8 million in tax revenue
through the end of this fiscal year. The county has approximately $3.5 million in
its contingency fund to help stimulate the economy if it is needed. The governor
announced in April 2020 the “West Virginia Strong- The Comeback” which
allows some businesses such as fitness centers, small businesses, daycares, barber
shops and hair salons to open as long as guidelines are followed.
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WVU Medicine, which owns and/or manages 19 hospitals in the state of West
Virginia, implemented a four-point plan during the COVID-19 epidemic to avoid
layoffs. The plan was to be revisited mid-May and includes:

Workers that cannot be reassigned will be paid 75% of their current hourly
rate and will maintain their benefits

Senior staff members took a 10% pay cut that will last over the next 6 months
Three-month hiring freeze

The employer match for 403 (b) retirement accounts will be suspended
through the end of 2020

The most notable economic impacts summarized below were obtained via
extensive online research:

Construction is underway at the 2.8 million+ square-foot WestRidge Business
and Retail Park in Morgantown. The WestRidge Commons will include
400,000 square feet of retail and restaurant space when completed. Leidos and
a FedEx distribution center have already opened in the business park.
Additional tenants include a Menards store that is expected to open in spring
2020 and a Bass Pro Shops that is to break ground in spring 2020. Steptoe &
Johnson and MVB Bank plan to move into their new offices during the first
quarter of 2020. Hundreds of jobs will be created for the north central West
Virginia area once all construction is complete.

Mylan Park completed construction of track facilities in 2018 and completed
construction of the Aquatic Center in fall of 2019. Total investment was $48
million and will create 15 full-time jobs.

In 2019, West Virginia University received approval for $100 million in
funding that will be used for three campus projects. The new Reynolds Hall
will house the John Chambers College of Business and Economics. Stansbury
Hall was razed and removed to make room for the new facility.
Approximately $35 million will be used to renovate Hodges Hall and $41
million will be used for upgrades at the Milan Puskar Center. Reynolds Hall
will be complete by June 2022 and the Hodges Hall and Milan Puskar Center
renovations and upgrades will be done in June 2021.

In 2019, West Virginia University Extension Service began construction on a
new educational center. The 6,000 square-foot facility, known as the Annette
S. Boggs Educational Center, will be used for hands-on activities that focus
on science, technology, engineering, and math.

In 2019, construction began on the WVU Medicine Children’s tower. The
$150 million facility will have 150 beds, a cafeteria, registration and building
services, imaging and lab services, operating rooms, emergency services and
medical offices. Construction is expected to be complete in 2021.
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e In an effort to fuel the state’s economy, West Virginia University (WVU)
began working with the Department of Commerce and the Secretary of State’s
Office to develop ideas to assist planners with the growth of entrepreneurs.
In fall 2019, WV U presented its Vantage Ventures program which consists of
a team of experts, mentors, investors and about 15 companies that can help
entrepreneurs get started.

e Ziebart opened a location in Morgantown in 2019 in Morgantown.

e In 2018, the Morgantown Utility Board began construction on a reservoir
project that will provide a secondary water supply to the Morgantown area.
The facility will be able to hold 370 million gallons of raw water sewage and
be able to supply the community with safe water in the event that the primary
water source is contaminated. The project will take at least two years to
complete.

WARN (layoff notices):

WARN Notices of large-scale layoffs and closures were reviewed on May 18,
2020. According to the Virginia Employment Commission, there have been three
WARN notices reported for Monongalia County over the past 18 months. Below
is a table summarizing these notices.

WARN Notices

Location Jobs Notice Date Effective Date
Monongalia County Monongalia
Coal Company County 303 4/2020 6/2020
Stonebridge Hospitality Monongalia
Associates, LLC County 76 3/2020 3/2020
North American Monongalia
Dental Group County 15 3/2020 3/2020

The three WARN Notices include the loss of 394 jobs within the county. This
may have some affect on the overall economy and may place greater pressure on
the need for affordable housing alternatives.

A map delineating the location of the area’s largest employers is on the following

page.
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V1. Housing

This housing supply analysis considers both rental and for-sale housing.
Understanding the historical trends, market performance, characteristics,
composition, and current housing choices provide critical information as to current
market conditions and future housing potential. The housing data presented and
analyzed in this section include primary data collected directly by Bowen National
Research and secondary data sources including American Community Survey
(ACS), U.S. Census housing information and data provided by various government
entities and real estate professionals.

While there are a variety of housing alternatives offered in the Primary Study Area
(Morgantown and its immediate surrounding area), we focused our analysis on the
most common alternatives. The housing structures included in this analysis are:

e Rental Housing — Rental properties consisting of multifamily apartments
(generally with 20 or more units) were identified and surveyed. A sample
survey of non-conventional rentals (typically with only one to eight units in a
structure) was also conducted and analyzed.

e For-Sale Housing — We identified attached and detached for-sale housing.
Some of these include individual homes, while others were part of a planned
development or community, as well as attached multifamily housing such as
condominiums. Our analysis includes both historical sales transactions and
currently available for-sale housing inventory.

For the purposes of this analysis, the housing supply information is presented for
the Primary Study Area (PSA, city of Morgantown and immediate surrounding
area). When applicable, the PSA’s supply characteristics are compared with the
broader Secondary Study Area (SSA, Balance of Monongalia County). This
analysis includes secondary Census housing data (renter- and owner-occupied),
Bowen National Research’s survey of area rental alternatives, and for-sale housing
data (both historical sales and available housing alternatives) obtained from
secondary sources (North Central West Virginia Real Estate Information Network).
Finally, other housing dynamics such as planned or proposed housing and
residential foreclosures were considered for their potential impact on housing
market conditions and demand. Please note, the totals in some charts may not equal
the sum of individual columns or rows or may vary from the total reported in other
tables due to rounding.

Maps illustrating the location of various housing types are included throughout this
section.
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A. Overall Housing Supply (Secondary Data)

This section of analysis on the area housing supply is based on secondary data
sources such as the U.S. Census, American Community Survey and ESRI, and
is provided for the PSA (Morgantown), the SSA (Balance of County),
Monongalia County (the PSA and SSA combined), and the state of West
Virginia, when applicable.

Housing Characteristics

The distributions of the area housing stock within each study area in 2010 are
summarized in the following table:

Households by Tenure - 2010

Total Owner Renter

Occupied Occupied Occupied Vacant Total

PSA (Morgantown) Number 23,952 9,625 14,327 1,948 25,900
Percent 92.5% 40.2% 59.8% 7.5% 100.0%

SSA Number 15,825 12,514 3,311 1,513 17,338
(Balance of County) | Percent 91.3% 79.1% 20.9% 8.7% 100.0%
Monangalia County Number 39,777 22,139 17,638 3,461 43,238
Percent 92.0% 55.7% 44.3% 8.0% 100.0%
Wiest Virginia Number 763,831 561,013 202,818 118,086 881,917
Percent 86.6% 73.4% 26.6% 13.4% 100.0%

Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research

Based on the 2010 U.S. Census, of the estimated 23,952 total occupied housing
units in the PSA (Morgantown), 59.8% were renter-occupied while the balance
of 40.2% consisted of owner-occupied housing. The PSA’s renter share was
significantly higher than the share (20.9%) in the surrounding SSA (Balance of
Monongalia County). While 7.5% of the housing in the PSA was vacant, this
likely  included many homes that were vacation homes,
abandoned/uninhabitable, or that were temporarily vacant for-sale or for-rent
housing structures. We provide current (2020) housing vacancy/availability
information later in this section.
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Households by Tenure (2010)
B Owner-Occupied ® Renter-Occupied
100.0%
80.0%
60.0%
40.0%
20.0%
0.0%
PSA SSA Monongalia Co. West Virginia
\ g g J

Based on ACS data (the latest data available), the following is a distribution of
all renter-occupied housing units in each study area by year of construction.

Renter-Occupied Housing by Year Built

2014 or 2010to 2000 to 1990 to 1980 to 1970 to 1950 to 1949 or
Later 2013 2009 1999 1989 1979 1969 Earlier Total

PSA Number 142 696 2,727 2,196 1,227 1,871 1,677 1,896 12,432
(Morgantown) | Percent 1.1% 5.6% 21.9% 17.7% 9.9% 15.0% 13.5% 15.3% 100.0%

SSA Number 3 235 442 639 702 583 467 758 3,829
(Balance of County)| Percent 0.1% 6.1% 11.5% 16.7% 18.3% 15.2% 12.2% 19.8% 100.0%
Monongalia Number 145 931 3,169 2,835 1,929 2,454 2,144 2,654 16,261
County Percent 0.9% 5.7% 19.5% 17.4% 11.9% 15.1% 13.2% 16.3% 100.0%
West Virginia Number | 1,049 4,074 19,568 25,375 27,114 36,739 40,340 46,757 201,016
Percent 0.5% 2.0% 9.7% 12.6% 13.5% 18.3% 20.1% 23.3% 100.0%

Source: American Community Survey (2013-2017); ESRI; Urban Decision Group; Bowen National Research

As evidenced by the table above, 43.8% of rental units in the PSA
(Morgantown) were built prior to 1980, slightly less than the share (47.2%) in
the surrounding SSA. The ACS data also indicates that 28.6% of the renter-
occupied housing units in the PSA have been constructed since 2000, slightly
higher than the share (18.2%) in the SSA. Based on this analysis, the PSA has
slightly more modern rental product compared to the surrounding SSA.
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The following is a distribution of all owner-occupied housing units in each
study area by year of construction.

Owner-Occupied Housing by Year Built

2014or 2010to 2000to | 1990to 1980to 1970to  1950to 1949 or
2013 2009 1999 1989 1979 1969 Earlier
PSA Number 90 419 1,398 1,447 884 1,264 1,849 2,243 9,594

(Morgantown) Percent 0.9% 4.4% 14.6% 15.1% 9.2% 13.2% 19.3% 23.4% 100.0%
SSA Number 123 801 2,297 2,443 1,679 1,825 1,312 2,075 12,555
(Balance of County)| Percent 1.0% 6.4% 18.3% 19.5% 13.4% 14.5% 10.5% 16.5% 100.0%
Monongalia Number 213 1,220 3,695 3,890 2,563 3,089 3,161 4,318 22,149
County Percent 1.0% 5.5% 16.7% 17.6% 11.6% 13.9% 14.3% 19.5% 100.0%
West Virginia Number 2,502 10,570 71,897 76,921 63,183 86,547 107,048 | 117,987 | 536,655
Percent 0.5% 2.0% 13.4% 14.3% 11.8% 16.1% 19.9% 22.0% 100.0%

Source: American Community Survey (2013-2017); ESRI; Urban Decision Group; Bowen National Research

The majority (55.9%) of owner-occupied housing in the PSA (Morgantown)
was built prior to 1980, with the largest share (23.4%) of product constructed
prior to 1950. The ACS data also indicates that nearly one-fifth (19.9%) of the
owner-occupied housing stock in the PSA has been constructed since 2000.
While the PSA has a relatively balanced mix of older and newer owner-
occupied housing stock, it is relatively older compared to the SSA, which has
over one-quarter (25.7%) of product constructed since 2000 and just over two-
fifths (41.5%) of product constructed prior to 1980.

The following is a distribution of all renter-occupied housing by units in
structure for each study area.

Renter-Occupied Housing by Units in Structure
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PSA Number 1,714 731 2,469 2,127 2,313 1,455 939 685 0 12,433
(Morgantown) Percent 13.8% 5.9% 19.9% 17.1% 18.6% 11.7% 7.6% 5.5% 0.0% 100.0%
SSA Number 1,368 145 667 558 273 92 37 688 0 3,828
(Balance of County)| Percent 35.7% 3.8% 17.4% 14.6% 7.1% 2.4% 1.0% 18.0% 0.0% 100.0%
Monongalia Number 3,082 876 3,136 2,685 2,586 1,547 976 1,373 0 16,261
County Percent 19.0% 5.4% 19.3% 16.5% 15.9% 9.5% 6.0% 8.4% 0.0% 100.0%
West Virginia Number | 83,125 7,957 30,141 19,178 11,771 8,291 10,465 29,977 111 201,016
Percent 41.4% 4.0% 15.0% 9.5% 5.9% 4.1% 5.2% 14.9% 0.1% 100.0%

Source: American Community Survey (2013-2017); ESRI; Urban Decision Group; Bowen National Research

Over half (55.0%) of the PSA’s rental supply is within multifamily structures
with five or more units, which is more than the share (25.1%) in the surrounding
SSA. Nearly two-fifths (39.6%) of the renter-occupied units in the PSA are
within structures of four units or less, which is less than the 56.9% share in the
SSA. As such, non-conventional rentals (typically, with four or fewer units)
appear to be more prevalent in the surrounding SSA.

VI-4




Renter-Occupied Housing by Units in Structure (2013-2017)
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The following is a distribution of all owner-occupied housing by units in
structure for each study area.

Owner-Occupied Housing by Units in Structure
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PSA Number | 7,577 575 77 56 58 151 30 1,061 10 9,595

(Morgantown) | Percent | 79.0% 6.0% 0.8% 0.6% 0.6% 1.6% 0.3% 11.1% 0.1% 100.0%
SSA Number | 10,093 409 64 15 0 0 0 1,973 0 12,554
(Balance of County)| Percent | 80.4% 3.3% 0.5% 0.1% 0.0% 0.0% 0.0% 15.7% 0.0% 100.0%
Monongalia Number | 17,670 984 141 71 58 151 30 3,034 10 22,149
County Percent | 79.8% 4.4% 0.6% 0.3% 0.3% 0.7% 0.1% 13.7% 0.0% 100.0%
West Virginia Number | 447,607 | 9,180 2,023 508 546 311 344 75,757 379 536,655
Percent | 83.4% 1.7% 0.4% 0.1% 0.1% 0.1% 0.1% 14.1% 0.1% 100.0%

Source: American Community Survey (2013-2017); ESRI; Urban Decision Group; Bowen National Research

Nearly four-fifths (79.0%) of the owner-occupied housing stock in the PSA
(Morgantown) consists of detached single-family homes, while a notable share
(11.1%) consists of mobile homes. Based on this data, there does not appear to
be many multifamily units (likely condominiums) in the PSA. However, recent
residential development activity, including product in the development
pipeline, involves construction of townhouse condominium product. The lack
of multifamily for-sale product in both the PSA and SSA may represent a
development opportunity.
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The following table summarizes the distribution of owner-occupied housing
values within the PSA (Morgantown) and the SSA (Balance of Monongalia
County) using 2013-2017 American Community Survey estimates.

PSA (Morgantown) SSA (Balance of County)

Home Value Number Percent Number Percent
Less than $20,000 761 8.0% 805 6.4%
$20,000-$60,000 433 4.5% 1,159 9.3%
$60,000-$99,999 646 6.7% 1,553 12.4%

$100,000-$149,999 1,284 13.4% 1,910 15.3%
$150,000-$199,999 1,965 20.5% 2,054 16.5%
$200,000-$299,999 2,655 27.7% 2,570 20.6%
$300,000-$749,999 1,685 17.6% 2,280 18.3%
$750,000+ 143 1.5% 151 1.2%
Total 9,572 100.0% 12,482 100%
Median Value $192,290 $169,815

Source: American Community Survey 2013-2017

Based on ACS estimates, nearly half (48.2%) of estimated home values in the
PSA fell between $150,000 and $299,999, representing a relatively high
concentration compared to the share (37.1%) in the surrounding SSA. Nearly
one-third (32.6%) of homes in the PSA were valued at less than $150,000,
which is less than the 43.4% share in the SSA.

The PSA’s median home value was $192,290 in 2017 (latest data available),
which is over $20,000 higher than the surrounding SSA. This differs from the
currently available supply identified in the county, discussed in detail later in
this section, which suggests that the median asking price of $225,000 in the
PSA is nearly $75,000 less than the SSA.
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While the share of low-end for-sale product is low in the PSA compared to the
SSA, the PSA’s share (19.1%) of homes priced at $300,000 or higher was very
comparable to the share (19.5%) in the SSA. Conversely, the currently
available supply identified in the county suggests that the share of product
priced at $300,000 or higher is much higher than Census estimates, at 29.0% in
the PSA and 49.4% in the SSA.

Substandard housing is an important component to consider when evaluating a
housing market and potential housing need. Substandard housing is generally
considered housing that lacks complete kitchen and/or bathroom facilities, is
overcrowded, or has a rent/cost over-burden situation. Markets with a
disproportionately high share of any of the preceding substandard housing
characteristics may be in need of replacement housing.

The following tables demonstrate the share of substandard housing found in the
study areas, based on the presence or absence of kitchen and bathroom facilities:

Renter-Occupied Housing by Kitchen & Bathroom Characteristics

Kitchens Plumbing

Complete \ Incomplete \ Total Complete Incomplete Total

PSA (Morgantown) Number 12,387 44 12,431 12,422 9 12,431
Percent 99.6% 0.4% 100.0% 99.9% 0.1% 100.0%

SSA Number 3,830 0 3,830 3,830 0 3,830
(Balance of County) Percent 100.0% 0.0% 100.0% 100.0% 0.0% 100.0%
Monongalia County Number 16,217 44 16,261 16,252 9 16,261
Percent 99.7% 0.3% 100.0% 99.9% 0.1% 100.0%
West Virginia Number 198,665 2,351 201,016 199,700 1,316 201,016
Percent 98.8% 1.2% 100.0% 99.3% 0.7% 100.0%

Source: American Community Survey (2013-2017); ESRI; Urban Decision Group; Bowen National Research

Based on the 2013-2017 ACS estimates, the percentage of renter-occupied
housing with incomplete kitchen or plumbing facilities was 0.5% in the PSA,
representing 53 units. This share is very low compared to the 1.9% statewide
share and likely are the result of the city’s code enforcement and fire code
provisions. While there were no units in the SSA that lack complete kitchens
or plumbing, it is likely that some small number of occupied housing units in
the SSA lack these items.
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The share of owner-occupied housing units that lack complete kitchen or
plumbing facilities for each of the study areas is summarized below:

Owner-Occupied Housing by Kitchen & Bathroom Characteristics

Kitchens Plumbing

Complete Incomplete Total Complete Incomplete Total

PSA (Morgantown) Number 9,560 34 9,594 9,589 5 9,594
Percent 99.6% 0.4% 100.0% 99.9% 0.1% 100.0%

SSA Number 12,509 46 12,555 12,544 11 12,555
(Balance of County) Percent 99.6% 0.4% 100.0% 99.9% 0.1% 100.0%
Monongalia County Number 22,069 80 22,149 22,133 16 22,149
Percent 99.6% 0.4% 100.0% 99.9% 0.1% 100.0%
West Virginia Number 534,412 2,243 536,655 534,205 2,450 536,655
Percent 99.6% 0.4% 100.0% 99.5% 0.5% 100.0%

Source: American Community Survey (2013-2017); ESRI; Urban Decision Group; Bowen National Research

Owner-occupied housing units which lack complete kitchen or plumbing
facilities comprise only 0.5% (39 units) of all owner-occupied housing units
in the PSA and SSA, which is low compared to the 0.9% statewide share. As
stated on the previous page, the low share of such owner households in the
PSA is likely attributed to efforts of code enforcement and fire code provisions.

The following table illustrates the percentage of households that are living in
crowded quarters by tenure, as defined by the presence of 1.01 or more
occupants per room.

Occupied Housing by Household Size
(Occupants Per Room)

Renter Owner

<10 1.01+ Total <10 1.01+ Total

PSA (Morgantown) Number 11,749 682 12,431 9,582 12 9,594
Percent 94.5% 5.5% 100.0% 99.9% 0.1% 100.0%

SSA Number 3,518 312 3,830 12,401 154 12,555
(Balance of County) Percent 91.9% 8.1% 100.0% 98.8% 1.2% 100.0%
Monongalia County Number 15,267 994 16,261 21,983 166 22,149
Percent 93.9% 6.1% 100.0% 99.3% 0.7% 100.0%
West Virginia Number | 195,609 5,407 201,016 532,022 4,633 536,655
Percent 97.3% 2.7% 100.0% 99.1% 0.9% 100.0%

Source: American Community Survey (2013-2017); ESRI; Urban Decision Group; Bowen National Research

Of the 12,431 renter-occupied housing units in the PSA, 682 (5.5%) have 1.01
or more occupants per room and are considered overcrowded. A total of 12
(0.1%) owner-occupied housing units are considered overcrowded. These shares
are relatively low compared to the surrounding SSA.

While overcrowded households were discussed above, we also evaluated severe
overcrowded housing, which is considered a unit with 1.51 or more persons per
room. The following table illustrates the severe overcrowded households by
tenure for the various study areas.
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Severe Overcrowded

Renter Owner
County \ Number Percent Number Percent
PSA (Morgantown) 626 5.0% 8 0.1%
SSA (Balance of County) 296 7.7% 30 0.2%
Monongalia County 922 5.7% 38 0.2%
West Virginia 2,231 1.1% 981 0.2%

Source: 2013-2017 American Community Survey

Severe overcrowded renter households total 626 households (5.0%) in the PSA
and 296 households (7.7%) in the SSA. Though the PSA’s share of severely
overcrowded renter households is slightly lower than the SSA, more than twice
the number of renter households are struggling with overcrowded and severe
overcrowded housing in the PSA. Severe overcrowding is hardly observed
among owner households in both the PSA and SSA.

Overcrowded/Severely Overcrowded Housing by Tenure (2013-2017)

B PSA Renter M SSA Renter M PSAOwner mSSA Owner
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Households that are cost burdened (typically paying more than 30% of income
toward housing costs) often find it difficult to pay for housing while meeting
other financial obligations. The following table compares the percent of
household income that is applied to housing costs based on data provided by
American Community Survey.
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Occupied Housing by Percent of Income Paid Toward Rent
Renter Owner

20%- 20%.- ‘
<20% | 30% 30% + |Unknown| Total < 20% 30% 30% + Unknown Total

PSA Number | 2,880 | 1,999 | 6,354 1,198 12,431 6,599 1,512 1,361 122 9,594
(Morgantown) | Percent | 23.2% | 16.1% | 51.1% 9.6% 100.0% | 68.8% 15.8% | 14.2% 1.3% 100.0%
SSA Number | 1,170 642 1,343 675 3,830 8,773 2,180 1,531 71 12,555

(Balance of County)| Percent | 30.5% | 16.8% | 35.1% 17.6% | 100.0% | 69.9% 17.4% 12.2% 0.6% 100.0%
Monongalia Number | 4,050 2,641 7,697 1,873 16,261 15,372 3,692 2,892 193 22,149
County Percent | 24.9% | 16.2% | 47.3% 11.5% | 100.0% | 69.4% 16.7% 13.1% 0.9% 100.0%
Number | 49,080 | 37,620 | 77,208 | 37,108 | 201,016 ]| 368,616 | 83,531 | 79,526 4,982 536,655
Percent | 24.4% | 18.7% | 38.4% 18.5% | 100.0% | 68.7% 15.6% 14.8% 0.9% 100.0%
Source: American Community Survey (2013-2017); ESRI; Urban Decision Group; Bowen National Research

West Virginia

An estimated 51.1% or 6,354 renter-occupied households in the PSA are paying
more than 30% of their income toward rent. This is a noticeably higher share of
rent burdened households than the SSA (35.1%) and the state of West Virginia
(38.4%). With over half of all renters in the PSA paying a disproportionately
high share of their income toward rent, many renter households in the PSA are
likely struggling to meet their housing costs. The housing cost challenges for
PSA homeowners are less pronounced at 14.2%, or 1,361 households, which is
slightly higher than the SSA (12.2%) and comparable to the state average
(14.8%).

Severe cost burdened households are considered as those paying over 50% of
their income toward housing costs. The following table illustrates the severe
cost burdened households in the various study areas.

Severe Cost Burdened

Renter Owner
Number Percent Number Percent
PSA (Morgantown) 4,165 33.5% 538 5.6%
SSA (Balance of County) 777 20.3% 644 5.1%
Monongalia County 4,942 30.4% 1,182 5.3%
West Virginia 40,322 20.1% 30,452 5.7%

Source: 2013-2017 American Community Survey

Among the PSA’s renter households, a total of 4,165, or 33.5%, are severe cost
burdened, compared to 20.3% of such households in the surrounding SSA. The
share (5.6%) of severe cost burden owner households is less pronounced than
the share of renters and is comparable to the SSA (5.1%).
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Cost Burdened/Severely Cost Burdened Housing by Tenure (2013-2017)
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B. Housing Supply Analysis (Bowen National Survey)

1. Multifamily Rental Housing

Between January and May of 2020, Bowen National Research surveyed
(both by telephone and in-person) numerous multifamily rental housing
projects within the PSA (Morgantown) and the SSA (Balance of
Monongalia County). While these rentals do not represent all multifamily
rental housing projects in the market, they provide significant insight as to
the market conditions of commonly offered multifamily rental product. We
believe this survey represents a good base from which characteristics and
trends of multifamily rental housing can be evaluated and from which
conclusions can be drawn. It is important to point out that this inventory of
rentals does not include off-campus purpose-built student housing or non-
conventional (small multifamily projects or single-family home) rentals.
These alternatives are addressed later in this section.

Projects identified, inventoried, and surveyed operate under a number of
affordable housing programs including the Low-Income Housing Tax
Credit (LIHTC), HUD Section 8, and other federal housing programs, as
well as market-rate. Definitions of each housing program are included in
Addendum F: Glossary.

Managers and leasing agents at each project were surveyed to collect a
variety of property information including vacancies, rental rates, design
characteristics, amenities, utility responsibility, and other features. Each
project was also rated based on quality and upkeep. Each surveyed property
was photographed and mapped as part of this survey.

Data collected during our survey is presented in aggregate format for the
Primary Study Area (PSA, Morgantown), and Secondary Study Area (SSA,
Balance of Monongalia County).

Overall, we identified and personally surveyed 79 multifamily rental
housing projects within Monongalia County. A total of 69 of these projects
containing a total of 5,768 units were within the PSA (Morgantown), while
10 properties containing 709 units were located in the surrounding SSA
(Balance of Monongalia County). This survey was conducted to establish
the overall strength of the rental market and to identify potential challenges
and opportunities in the market. These rentals have a combined occupancy
rate of 96.1%, a relatively high rate for multifamily rental housing. It should
be noted that this survey only includes physical vacancies (vacant units
ready for immediate occupancy) as opposed to economic vacancies (vacant
units not immediately available for rent).

VI-12




PSA (Morgantown)

The tables below summarize the surveyed multifamily rental supply by
project type.

Project Type Projects Total Units | Vacant Units Occupancy
Market-rate 61 5,269 105 98.0%
Tax Credit 4 173 0 100.0%
Tax Credit/Government-Subsidized 2 247 0 100.0%
Government-Subsidized 2 79 0 100.0%
Total 69 5,768 105 98.2%

SSA (Balance of Monongalia County)

Project Type Projects Total Units | Vacant Units Occupancy
Market-rate 6 511 145 71.6%
Tax Credit 3 154 0 100.0%
Government-Subsidized 1 44 0 100.0%
Total 10 709 145 79.5%

Overall, demand for multifamily rental housing is very strong within the
PSA, as there does not appear to be many vacancies in the market. Among
these projects, most (61) are market-rate projects. While all of the PSA’s
multifamily vacancies are within market-rate units, these units are 98.0%
occupied (2.0% vacancy rate). This is a very high occupancy rate for
market-rate housing. Therefore, even among non-assisted housing, demand
for rental housing is strong. The 499 affordable units (Tax Credit and
government-subsidized) are fully occupied, indicating very strong demand.

Within the broader SSA (Balance of County), we identified and personally
surveyed 10 conventional housing projects containing a total of 709 units.
These rentals have a combined occupancy rate of 79.5%, a low rate for
rental housing. However, the overall market-rate occupancy level is
influenced by a multifamily market-rate rental property (Map 1.D. 901)
which opened in October of 2019 and is still in its initial lease-up phase.
This property has a total of 250 units, of which 140 are vacant. This results
in an occupancy rate of 44.0% for this property. When this new project is
excluded, the overall occupancy rate of the remaining projects that operate
exclusively as market-rate is 99.0%, representative of a very strong level of
demand for market-rate rental housing. Based on this survey of rental
housing, there does not appear to be any weakness or softness among
multifamily rentals in the county. As such, there appears to be a
development opportunity for a variety of rental products, particularly for
affordable rentals. Each multifamily rental housing segment is evaluated in
detail in this section.
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The following table summarizes the number of properties that keep wait
lists, and the length of their wait lists, in both the PSA and SSA. Note that

some wait lists may be shared by multiple phases of a project.

Properties w/ Wait List

Total Properties 61 2 4 2 6 1 3
Share of Properties 16% 100% | 100% | 100% 17% 100% | 100%
WL Avg # Households 13 32 22 4 5 12 70
WL # Household Range 2-50 15-48 | 15-25 - - - 10-150
WL #Months Range 2 - - 6 -

MRR (market-rate), GSS (subsidized), TAX (Tax Credit), TGS=TAX+GSS

WL — Wait List

While all of the county’s government-subsidized and Tax Credit properties
keep wait lists, less than one-fifth of the county’s market-rate properties
keep wait lists, with a lower average number of households on a wait list
compared to Tax Credit and government-subsidized properties. Conversely,
Tax Credit properties in the surrounding SSA had the longest wait lists, with
up to 150 households. Regardless of the differences between the number of
properties with wait lists within the PSA versus the SSA, the relatively large
shares of properties with wait lists and the duration of such lists indicate a
very strong level of pent-up demand for rental housing in both areas. This
is particularly true of the affordable (Tax Credit and government-

subsidized) projects.

It is worth noting that the only surveyed senior-restricted properties were
located in the PSA, and included a Tax Credit project, a government-
subsidized project, and a project with a mixture of these programs (TGS).
As such, three of the eight affordable (Tax Credit or government-

subsidized) projects in the PSA are restricted to seniors.

Market-Rate Apartments

A total of 61 market-rate multifamily projects were surveyed in the PSA
and six (6) market-rate properties were surveyed in the SSA. Overall, these
properties contain 5,780 market-rate units in the county, of which over
91.0% are in the PSA. The following tables summarize the market-rate units
by bedroom/bathroom type.
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PSA (Morgantown)
VY E G ]
Median Collected

Bedroom Baths Units Distribution Vacancy % Vacant Rent

Studio 1.0 103 2.0% 0 0.0% $505
One-Bedroom 1.0 1,739 33.0% 18 1.0% $695
Two-Bedroom 1.0 1,388 26.3% 22 1.6% $810
Two-Bedroom 1.5 183 3.5% 7 3.8% $799
Two-Bedroom 2.0 1,113 21.1% 27 2.4% $970
Two-Bedroom 2.5 46 0.9% 0 0.0% $1,300

Three-Bedroom 1.0 193 3.7% 15 7.8% $1,200
Three-Bedroom 15 52 1.0% 7 13.5% $1,024
Three-Bedroom 2.0 129 2.4% 2 1.6% $1,200
Three-Bedroom 2.5 170 3.2% 1 0.6% $1,465
Three-Bedroom 3.0 26 0.5% 2 7.7% $1,600
Four-Bedroom 1.0 10 0.2% 0 0.0% $1,410
Four-Bedroom 1.5 2 0.0% 0 0.0% $975
Four-Bedroom 2.5 12 0.2% 0 0.0% $2,740
Four-Bedroom 3.0 6 0.1% 0 0.0% $1,510
Four-Bedroom 3.5 3 0.1% 0 0.0% $1,610
Four-Bedroom 4.0 84 1.6% 4 4.8% $1,650
Five-Bedroom 2.5 10 0.2% 0 0.0% $3,300
Total Market-rate 5,269 100.0% 105 2.0% -

SSA (Balance of Monongalia County)
Market-rate

‘ Median Collected

Bedroom Baths Units Distribution Vacancy % Vacant Rent
One-Bedroom 1.0 224 43.8% 74 33.0% $1,585
Two-Bedroom 1.0 183 35.8% 67 36.6% $1,785
Two-Bedroom 1.5 19 3.7% 1 5.3% $740
Two-Bedroom 2.0 27 5.3% 0 0.0% $1,495
Three-Bedroom 2.0 34 6.7% 0 0.0% $1,575
Three-Bedroom 2.5 24 4.7% 3 12.5% $1,800

Total Market-rate 511 100.0% 145 28.4% -

In healthy and well-balanced markets, a typical vacancy rate among market-
rate project is generally between 4.0% and 6.0%. As such, the PSA’s
vacancy rate of 2.0% is relatively low, while the SSA’s 28.4% vacancy rate
is very high. While vacancy rates by bedroom/bathroom types in the
surrounding SSA are generally low, the one-bedroom/one-bathroom units
and two-bedroom/one-bathroom have vacancy rates over 20%. As stated
earlier, the relatively low occupancy rate of market-rate rentals in the SSA
is influenced by a recently built project that is in its initial lease-up phase.
When this new project is excluded, the overall occupancy rate of the
remaining projects that operate exclusively as market-rate is 99.0%,
indicative of a very strong level of pent-up demand for rental housing.
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The unit mix by bedroom type within the PSA is generally well-balanced
when compared to similarly sized markets, with shares of 35.0% for
studio/one-bedroom units, 51.8% for two-bedroom units, and 13.2% for
three-bedroom or larger units.

The following graph illustrates median market-rate rents among common
bedroom types offered in the PSA and SSA.

Market-rate Median Collected Rents by Beds/Baths

1-Br/1.0-Ba

W PSA H SSA

N/A

2-Br/1.0-Ba 2-Br/2.0-Ba 3-Br/1.0-Ba 3-Br/2.0-Ba

As the preceding table illustrates, the median rents by bedroom/bathroom
type within the PSA are notably lower than the rents for corresponding units
in the SSA. As such, it appears multifamily market-rate rents are more
affordable than product in the surrounding SSA.

The following tables summarize the distribution of market-rate product
surveyed by year built for the PSA and SSA:

PSA (Morgantown)
Year Built — Market-rate

Year Built Projects Units Share of Units
Before 1970 4 476 9.0%
1970 to 1979 7 534 10.1%
1980 to 1989 10 1,220 23.2%
1990 to 1999 8 1,117 21.2%
2000 to 2005 15 879 16.7%
2006 to 2010 14 829 15.7%
2011 to 2020* 3 214 4.1%

*As of May
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SSA (Balance of County)

Year Built — Market-rate

Year Built Projects Units Share of Units
Before 1970 0 0 0.0%
1970 to 1979 1 80 15.7%
1980 to 1989 0 0 0.0%
1990 to 1999 0 0 0.0%
2000 to 2005 1 26 5.1%
2006 to 2010 1 24 4.7%
2011 to 2020* 3 381 74.6%

*As of May

The largest share of market-rate product in the PSA was built between 1980
and 1989, with nearly one-quarter (23.2%) of all product developed during
this time. However, a notable share was also developed between 1990 and
1999, with 21.2% of the surveyed rental supply built during these years.
Regardless, more than a third of the supply has been built since 2000. As a
result, the PSA has a good mix of multifamily apartments by age.

The distribution of surveyed market-rate units in the PSA and SSA by
development period is shown in the following graph.

Share of Market-rate Units by Year Built

W PSA m SSA
80.0% 74.6%
70.0%
60.0%
50.0%
40.0%

0,
30.0% AR 21.2%

20.0% 15.7% 16.7% 15.7%
9.0% 10.1%
10.0% 5.1% 4.7% 4.1%
-0.0% 0.0% 0.0%
0.0%

Before 1970 1970-79 1980-89 1990-99 2000-05 2006-10 2011 to
present
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Representatives of Bowen National Research personally visited the
surveyed rental projects within the overall county and rated the exterior
quality of each property. We rated each property surveyed on a scale of "A"
(highest) through "F" (lowest). All properties were rated based on quality
and overall appearance (i.e. aesthetic appeal, building appearance,
landscaping and grounds appearance). The following is a distribution of the
surveyed market-rate supply by quality rating.

PSA (Morgantown)
Market-rate Properties | Median Collected Rent
Total Vacancy One- Two- Three-
Projects Units Rate Studio Br. Br. Br.
A 5 390 3.3% - $760 $1,060 $1,260 -
A- 3 261 0.4% - $650 $1,000 $1,035 -
B+ 7 568 1.9% - $730 $910 $1,565 $3,020
B 31 2,179 2.4% $407 $665 $900 $1,200 $1,510
B- 4 341 0.9% - $700 $870 $875 $975
C+ 6 936 2.1% $515 $675 $900 $1,045 -
5
SSA (Balance of Monongalia County)
Market-rate Properties | Median Collected Rent
Quality Total Vacancy
Rate Projects Units Studio . .
A 2 349 40.1% - $1,585 $1,785 $1,765 -
B+ 1 24 12.5% - - - $1,800 -
B 1 26 3.8% - $675 $800 - -
B- 2 112 0.9% - $675 $695 $795 -

The majority of the surveyed market-rate supply in the PSA consists of
product with a “B” quality rating or higher. The highest vacancy rate (3.3%)
is among the highest quality level (“A”’) product with the highest rent. Given
that vacancies are low among lower quality product indicates that demand
is strong regardless of the quality of housing.

In the SSA, while vacancy rates are generally low among market-rate
product, vacancies are very high among product with a “B+” rating or
higher. Rents are also higher among the product in the SSA with a “B+”
rating or higher. As mentioned earlier, this high vacancy rate appears to be
attributed to one project still in lease-up, which comprises over 70.0% of
the units in the SSA’s “A” rated projects. Without these units, the
occupancy rate is 100.0%.
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Bedroom

Tax Credit Apartments

Tax Credit housing is housing that is developed under the Low-Income
Housing Tax Credit (LIHTC) program. Typically, these projects serve
households with incomes of up to 60% of Area Median Household Income
(AMHI), though recent legislation allows for some units to target
households with incomes of up to 80% of AMHI. A total of nine (9)
surveyed multifamily projects in the overall county offer Low-Income
Housing Tax Credit (LIHTC or Tax Credit) units. Of these projects, six (6)
are located in the PSA (Morgantown) and three (3) are located in the SSA
(Balance of Monongalia County). It is worth noting that one of the nine
properties is age-restricted, indicating that the Tax Credit market has a mix
of product which is more family-oriented. It is worth pointing out that none
of the non-age restricted projects include elevator access, thereby limiting
their ability to meet the needs of seniors. This section focuses only on the
non-subsidized Tax Credit units, while the Tax Credit units operating with
concurrent subsidies are discussed in the government-subsidized section of
this report (starting on page VI-21).

The following tables summarize the breakdown of non-subsidized Tax
Credit units surveyed within the PSA and SSA.

PSA (Morgantown
Non-Subsidized Tax Credit

Median Collected
Rent

Baths ‘ Units Distribution Vacancy % Vacant

One-Bedroom 1.0 38 22.0% 0 0.0% $550
Two-Bedroom 1.0 85 49.1% 0 0.0% $728
Three-Bedroom 15 36 20.8% 0 0.0% $798
Three-Bedroom 2.0 14 8.1% 0 0.0% $700
Total Tax Credit 173 100.0% 0 0.0% -

Bedroom

SSA (Balance of Monongalia County)
Non-Subsidized Tax Credit
Median Collected

% Vacant Rent

Baths ‘ Units Distribution

Vacancy

Two-Bedroom 1.0 102 66.2% 0 0.0% $615
Two-Bedroom 2.0 17 11.0% 0 0.0% $495
Three-Bedroom 1.0 12 7.8% 0 0.0% $705
Three-Bedroom 2.0 23 14.9% 0 0.0% $655
Total Tax Credit 154 100.0% 0 0.0% -

The non-subsidized Tax Credit units within the county are 100.0%
occupied. The lack of any vacancies is evidence of the county’s strong
demand for affordable rental housing. In fact, there is pent-up demand for
this type of housing, as all of the Tax Credit projects maintain a wait list.
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The 173 Tax Credit units in the PSA consist of a broad and well-balanced
mix of unit types. However, the 22% share of one-bedroom Tax Credit units
in the PSA is lower than the typical 30% seen in most well-balanced markets
and may represent a development opportunity.

In terms of rents of Tax Credit units in the PSA, the median rents by
bedroom/bathroom type range from $550 to $798. These median rents are
comparable to the median rents of the Tax Credit product in the SSA but
are well below the median rents of the market-rate multifamily supply. As
such, Tax Credit housing is a value in the overall market, which is likely
contributing to its strong level of demand.

The following graph illustrates median Tax Credit rents among common
bedroom types offered in the PSA and SSA.

Tax Credit Median Collected Rents by Beds/Baths
H PSA W SSA

N/A N/A

1-Br/1.0-Ba 2-Br/1.0-Ba 3-Br/1.5-Ba

The following is a distribution of Tax Credit product surveyed by year built
for the PSA and SSA (Note: The Tax Credit program started in 1986):

PSA (Morgantown)
Year Built — Tax Credit, Non-Subsidized

Year Built Projects Units Share of Units
Before 1990 0 0 0.0%
1990 to 1999 0 0 0.0%
2000 to 2005 1 48 271.7%
2006 to 2010 2 89 51.4%
2011 to 2020* 1 36 20.8%

*As of May
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SSA (Balance of County)

Year Built — Tax Credit, Non-Subsidized
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Year Built Projects Units Share of Units
Before 1990 0 0 0.0%
1990 to 1999 1 68 44.2%
2000 to 2005 0 0 0.0%
2006 to 2010 1 46 29.9%
2011 to 2020* 1 40 26.0%
*As of May

Among the surveyed Tax Credit supply, just over one-half of Tax Credit
units in the PSA were built between 2006 and 2010. In fact, all surveyed
Tax Credit projects in the PSA were constructed after 2000, representing a
relatively modern affordable rental inventory.

The distribution of Tax Credit units in the PSA and SSA by year built is
shown in the following graph:

89
48 46
40
36
0 0 (0] 0

Before 1990

Tax Credit Units by Year Built

1990-99

W PSA H SSA

2000-05 2006-10

2011 to present

Representatives of Bowen National Research personally visited the
surveyed rental projects within the market and rated the exterior quality of
each property. We rated each property surveyed on a scale of "A" (highest)
through "F" (lowest). All properties were rated based on quality and overall
appearance (i.e. aesthetic appeal, building appearance, landscaping and
grounds appearance). The following is a distribution of the Tax Credit
properties by quality rating.

PSA (Morgantown)
Non-Subsidized Tax Credit
Quality Rating | Projects Total Units Vacancy Rate
B+ 2 99 0.0%
B 1 36 0.0%
B- 1 38 0.0%
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SSA (Balance of Monongalia County)

Non-Subsidized Tax Credit

Quality Rating \ Projects Total Units Vacancy Rate
B 2 86 0.0%
B- 1 68 0.0%

The surveyed Tax Credit projects in the county were all rated a “B-" or
better, indicating that the majority of Tax Credit product is in good
condition. Regardless of quality, demand for affordable housing is strong in
the PSA and SSA with an occupancy rate of 100%.

Government-Subsidized Housing

There is a total of five (5) projects surveyed within the county that offer at
least some units that operate with a government subsidy. Government-
subsidized housing typically requires residents to pay 30% of their adjusted
gross income toward rent and generally qualifies households with incomes
of up to 50% of AMHI. The five (5) surveyed projects with a subsidy
include 370 units, of which 247 units also operate with concurrent Tax
Credits.

The government-subsidized units surveyed within the PSA and SSA are
summarized as follows.

PSA (Morgantown)

Subsidized Tax Credit

Bedroom Baths Units Distribution Vacancy % Vacant
One-Bedroom 1.0 155 62.8% 0 0.0%
Two-Bedroom 1.0 48 19.4% 0 0.0%

Three-Bedroom 1.0 44 17.8% 0 0.0%
Total Subsidized Tax Credit 247 100.0% 0 0.0%

Government-Subsidized

Bedroom Baths Units Distribution % Vacant
One-Bedroom 1.0 55 69.6% 0 0.0%
Two-Bedroom 1.0 24 30.4% 0 0.0%

Total Subsidized 79 100.0% 0 0.0%

SSA (Balance of Monongalia County)

Government-Subsidized

Bedroom Baths Units Distribution % Vacant
One-Bedroom 1.0 20 45.5% 0 0.0%
Two-Bedroom 1.0 24 54.5% 0 0.0%

Total Subsidized 44 100.0% 0 0.0%
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The government-subsidized units within the county are 100.0% occupied.
All of the subsidized projects have wait lists, with as many as 48 households
on a wait list. Based on this research, it is evident that there is pent-up
demand for housing that is affordable to very low-income renter households
(making 50% or less of AMHI). Because of the very limited options
available, many very low-income households must consider other rental
housing alternatives such as the non-subsidized multifamily housing
options or non-conventional housing options (e.g. single-family homes and
duplexes, or even mobile homes).

According to a representative with the Fairmont-Morgantown Housing
Authority, there are approximately 1,167 Housing Choice Voucher holders
within the housing authority’s jurisdiction, and 637 people currently on the
waiting list for additional Vouchers. These vouchers serve as a resource to
assist low-income households in paying their rent and utilities. According
to this representative, because of the relatively low turnover of voucher
holders (only about 20 per month), some people seeking these vouchers
must wait years. This reflects the continuing need for Housing Choice
Voucher assistance.

Three properties in the PSA (areas in and immediately around Morgantown)
operate as subsidized projects under a current HUD contract. Because these
contracts have a designated renewal date, it is important to understand if
any of these projects are at risk of an expiring contract in the near future
that could result in the reduction of affordable rental housing stock within
the PSA. These three properties are summarized in the following table. It
should be noted that there are other subsidized rental properties in the
market, but these projects operate as Public Housing and are not subject to
HUD contracts.

Assisted Total Expiration
Property Name Units Units Program Type Date
Marjorie Gardens PSA 126 126 HFDA/8 NC 3/24/2035
Unity Housing, LP (Morgantown Unity) | Morgantown 121 121 202/8 NC 7/27/2029
Unity House Apartments, Inc. Morgantown 35 36 PRAC/811 7/31/2020

Source: HUD.gov Assistance & Section 8 Contracts Database; Bowen National Research

While all HUD supported projects are subject to annual appropriations by
the federal government, it appears that one project has a renewal date in
2020 and is at potential risk of losing its government assistance in the near
future. Two other projects have expiring contracts in 2029 and 2035. It will
be important for the city’s low-income residents that the projects with
pending expiring HUD contracts be preserved in order to continue to house
some of the market’s most economically vulnerable residents. This is
particularly true given the lack of available rentals units in the area that are
affordable to very low-income households.
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The following tables summarize the distribution of government-subsidized
product surveyed by year built for the PSA and SSA:

PSA (Morgantown)

Year Built — Government-Subsidized

Year Built Projects Units Share of Units
Before 1970 0 0 0.0%
1970 to 1979 0 0 0.0%
1980 to 1989 3 291 89.3%
1990 to 1999 1 35 10.7%
2000 to 2020* 0 0 0.0%

SSA (Balance of County)

Year Built — Government-Subsidized

Year Built Projects Units Share of Units
Before 1980 0 0 0.0%
1980 to 1989 1 44 100.0%
1990 to 2020* 0 0 0.0%
*As of May

The largest share of government-subsidized product in the PSA was built in
the 1980’s, with nearly 90% of all product developed during this time. No
new subsidized product has been added to the county since 2000.

The graph below illustrates the inventory of surveyed government-
subsidized units by development period for the PSA and SSA:

Subsidized Units by Year Built
H PSA H SSA
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Representatives of Bowen National Research personally visited the
surveyed rental projects within the county and rated the exterior quality of
each property. We rated each property surveyed on a scale of "A" (highest)
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through "F" (lowest). All properties were rated based on quality and overall
appearance (i.e. aesthetic appeal, building appearance, landscaping and
grounds appearance). The following is a distribution of subsidized housing
by quality rating.

Government Subsidized by Quality Ratings

PSA (Morgantown)

Year Built Projects Units Share of Units
A- 1 35 10.7%
B 2 247 75.8%
C 1 44 13.5%

SSA (Balance of County)
Projects Units Share of Units
100.0%

Year Built

While the overall PSA’s subsidized rental properties have a diverse mix of
rental product by quality rating, more than three-fourths (75.8%) of the
surveyed subsidized product was rated “B”, meaning that these projects are
generally considered to be in fair or good condition. There are some
subsidized units rated “C” in both the PSA and SSA that may require repairs
or modernization in order to preserve such housing.

Given that most of the surveyed subsidized product in the market is lower
quality, built prior to 1990 and are relatively small, it is not surprising that
project amenities are relatively limited at the subsidized projects.

Student Apartment Supply

Overall, we identified and personally surveyed 11 larger off-campus student
rental housing projects containing a total of 2,501 units within the
Morgantown area.

The following table summarizes the breakdown of purpose-built off-
campus student housing units surveyed within the PSA and immediate
surrounding area.

Market-rate

Median Collected

Bedroom Units Rent
Studio 1.0 27 1.1% 2 7.4% $1,079
One-Bedroom 1.0 346 13.8% 5 1.4% $989
Two-Bedroom 1.0 16 0.6% 0 0.0% $700
Two-Bedroom 2.0 746 29.8% 38 5.1% $1,280
Two-Bedroom 2.5 18 0.7% 0 0.0% $790
Three-Bedroom 2.0 1 0.0% 0 0.0% $1,200
Three-Bedroom 3.0 663 26.5% 23 3.5% $1,578
Four-Bedroom 2.0 84 3.4% 1 1.2% $1,636
Four-Bedroom 4.0 600 24.0% 52 8.7% $1,720
Total Market-rate 2,501 100.0% 121 4.8% -
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It is critical to point out that these surveyed projects do not represent all off-
campus rentals, as there are many smaller and older student-oriented rental
alternatives in the market. Regardless, we believe these surveyed projects
are representative of modern purpose-built off-campus student rentals in the
area. With 121 vacant units, these rentals have a combined occupancy rate
of 95.2%, a slightly low rate for rental housing, even for a spring semester.
Nearly two-thirds of the vacancies were within the three-bedroom or larger
units, while most of the remaining third were within two-bedroom/2.0-
bathroom units. These units also had the highest rents. The vacancy rates
among some of these bedroom/bathroom configurations may indicate some
“softness” or diminished level of demand of off-campus student housing.

The following is a distribution of units surveyed by year built for the PSA
and immediate surrounding area:

Year Built Projects Units Vacancy Rate
Before 1970 0 0 0.0%
1970 to 1979 1 218 2.3%
1980 to 1989 0 0 0.0%
1990 to 1999 1 73 0.0%
2000 to 2009 6 1,606 4.0%
2010 to 2014 3 604 8.6%
2015 0 0 0.0%
2016 0 0 0.0%
2017 0 0 0.0%
2018 0 0 0.0%
2019 0 0 0.0%
2020* 0 0 0.0%

*As of January

While none of the surveyed purpose-built student properties were built in
the past six years, over 88.0% of units have been added to the market since
2000. As such, the existing rental housing stock is relatively new. The
market’s newest project (opened in 2013) State on Campus (Map I.D. 7) is
98.3% occupied, while the market's second newest project (opened 2012),
Domain at Town Centre (Map 1.D. 901), is 85.7% occupied. Clearly, there
is a wide range of performance levels among the surveyed student housing
projects.
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Quality
Rate

Market-rate Properties

Projects

We rated each property surveyed on a scale of "A" through "F". All student
properties were rated based on quality and overall appearance (i.e. aesthetic
appeal, building appearance, landscaping and grounds appearance).
Following is a distribution by quality rating, units, vacancies, and median
net rents by quality rating.

Median Collected Rent

Total
Units

Vacancy
Rate

Studio

One-
Br.

Two-
Br.

Three-
Br.

1,708 6.0% $1,079 $1,305 $1,470 $1,455 $1,636
B+ 1 218 2.3% - $989 $1,270 $1,647 $2,076
B 3 575 2.4% - $950 $1,280 $1,578 -

Vacancies are the highest among student properties with “A” ratings.
Median rents at this quality level are $1,305 for a one-bedroom unit and
$1,470 for a two-bedroom unit, which are higher than the other projects with
quality ratings of “B” or “B+"".

A map illustrating the location of all multifamily apartments surveyed
within the overall PSA and SSA is included on the following page.
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2. Non-Conventional Rental Housing

Non-conventional rentals are considered rental units typically consisting of
single-family homes, duplexes, units over store fronts, mobile homes, etc.
For the purposes of this particular inventory and analysis, we have assumed
that rental properties consisting of four or less units are non-conventional
rentals. With a large portion of the rental housing stock in the PSA
consisting of non-conventional rentals, and to a greater degree the SSA, it
is clear that this segment is significant and warrants additional analysis. The
following summarizes the distribution of renter-occupied units by the
number of units in a structure for both the PSA and SSA:

PSA (Morgantown)

Renter-Occupied Housing by Units in Structure

Units in Structure

Total Units

Percent

SSA (Balance of County)
Renter-Occupied Housing by Units in Structure

1 to 4 Units 4914 39.5%

5 or More Units 6,834 55.0%
Mobile Homes 685 5.5%

Total 12,433 100.0%

1to 4 Units 2,180 56.9%

5 or More Units 960 25.1%
Mobile Homes 688 18.0%
Total 3,828 100.0%

Source: American Community Survey (2013-2017)

Since nearly half of all rentals in the PSA are considered non-conventional
rentals, the rents below provide insight as to likely rents for non-
conventional rentals in the PSA and SSA. The following summarizes
monthly gross rents for area rental alternatives (including apartments, non-
conventional rentals, and mobile homes):

Gross Rents

PSA (Morgantown) SSA (Balance of County)

Number of Percent of Number of Percent of
Gross Rent Units Units Units Units
Less than $500 1,377 11.1% 446 11.6%
$500-$750 3,455 27.8% 1,328 34.7%
$750-$1,000 3,182 25.6% 857 22.4%
$1,000-$1,500 2,860 23.0% 516 13.5%
$1,500-$2,000 935 7.5% 133 3.5%
$2,000+ 182 1.5% 43 1.1%
No Cash Rent 438 3.5% 509 13.3%
Total 12,429 100.0% 3,832 100%

Source: American Community Survey 2013-2017
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As the preceding table illustrates, the majority (53.4%) of rental units in the
PSA have monthly rents that fall between $500 and $1,000. Rent levels are
similarly distributed in the surrounding SSA, though the PSA’s share of
rents between $1,000 and $2,000 is relatively higher. According to several
area property managers and leasing agents, the demand for student housing
places upward pressure on rents of most rental alternatives in the market.

Bowen National Research identified 350 non-conventional rentals (141
non-student and 209 student) in the PSA that were listed as available for
rent. Nearly three-quarters of surveyed non-student rentals were comprised
of single-family homes, while most of the remaining quarter were within
condos or townhomes. Single-family homes and duplexes/triplexes each
comprised over one-third of surveyed student rentals. While these rentals
do not represent all non-conventional rentals, these units are representative
of common characteristics of the various non-conventional rental
alternatives available in the market. As a result, these rentals provide a good
baseline to compare the rental rates, number of bedrooms, number of
bathrooms, and other features of non-conventional rentals.

The table below summarizes the available non-conventional rentals
identified in the PSA:

Non-Student Rentals

Average Average

Number Average Average Rent Average Rent Per
Bedroom Type Units of Baths = Year Built Square Feet Range Rent Square Foot
One-Bedroom 4 1.0 1962 875 $500-$1,100 $688 $0.79
Two-Bedroom 33 14 1954 1,066 $750-$1,700 $1,021 $0.96
Three-Bedroom 76 1.9 1975 1,575 $600-$2,500 $1,370 $0.87
Four-Bedroom 25 2.6 1963 1,863 $630-$3,100 $1,534 $0.82
Five-Bedroom 3 2.3 1917 2,494 $1,550-$2,500 $1,925 $0.77

Student Rentals
Average Average
Number Average Average Rent Average Rent Per
Bedroom Type Units of Baths | Year Built Square Feet Range Rent Square Foot
One-Bedroom 16 1.0 1937 966 $450-$875 $619 $0.90
Two-Bedroom 50 1.3 1939 1,456 $350-$1,600 $1,044 $0.80
Three-Bedroom 53 15 1935 1,689 $750-$2,400 $1,380 $0.89
Four-Bedroom 39 2.3 1923 2,033 $1,140-$2,800 $2,081 $1.09
Five-Bedroom 24 2.6 1925 2,111 $1,650-$3,475 $2,407 $1.20
Six-Bedroom 24 3.0 1932 2,320 $1,800-$3,900 $2,825 $1.30
Seven-bedroom 1 3.0 1915 3,247 - $2,777 $0.86
Eight-Bedroom 2 4.0 1901 3,094 $2,000-$4,000 $3,000 $0.99

The identified non-student non-conventional rentals primarily consist of
two- to four-bedroom units, with rents ranging from $750 to $3,100 for
these bedroom types. The average collected rent by bedroom type for the
most common bedroom types is $1,021 for a two-bedroom unit, $1,370 for
a three-bedroom unit, and $1,534 for a four-bedroom unit. These bedroom
types also have the highest rent per-square-foot.
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The identified student non-conventional rentals have a wider range of
bedroom types and rent levels. Student rentals primarily consist of one- to
six-bedroom units, with per unit rents ranging from $450 to $3,900 on these
bedroom types. The average collected rent by bedroom type for the most
common bedroom types is $1,044 for a two-bedroom unit, $1,380 for a
three-bedroom unit, and $2,081 for a four-bedroom unit.

While the average rent and rent per-square-foot on one- to three-bedrooms
is very comparable between student and non-student rentals, it is higher on
the student four-bedroom or larger units. The lack of availability of larger
(four-bedroom+) non-student rentals and the higher levels of collected rents
from student rentals likely contribute to the challenges of low-income
families in the area.

The table below illustrates the distribution of available non-conventional
rentals, both student and non-student, identified in the PSA by rent level.

Non-Student Rentals

Student Rentals*

Number Percent Number Percent

of Units of Units of Units of Units
Less than $500 0 - 8 4.4%
$500 to $999 44 31.2% 53 29.1%
$1,000 to $1,499 50 35.5% 46 25.3%
$1,500 to $1,999 36 25.5% 34 18.7%
$2,000 and Higher 11 7.8% 41 22.5%

Total 141 100.0% 182 100.0%

*Bedroom sizes of six or more were excluded for comparison purposes

Unlike the 65.5% of units estimated by American Community Survey
(ACS) to have gross rents of less than $1,000, the area survey of available
units suggests that a much lower share (31.2% non-student, 33.5% student)
of rental units rent for less than $1,000. Similarly, ACS estimated that 8.0%
of rental units rent for over $1,500, while the survey of available units
suggests that this share is much higher among both non-student (33.3%) and
student (41.2%) non-conventional rentals. When typical tenant utility costs
are also considered, the inventoried non-conventional units have gross
average rents generally higher than many of the conventional apartments
surveyed in the area. As such, it is unlikely that many low-income residents
would be able to afford non-conventional rental housing in the area, despite
the fact that there are more than 100 of these units available to rent.

Maps delineating the location of identified non-conventional rentals

currently available to rent in the area, both student and non-student, are
included on the following pages.
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C. For-Sale Housing Supply

1.

Introduction

Bowen National Research, obtained for-sale housing data from the North
Central West Virginia Real Estate Information Network Multiple Listing
Service for Monongalia County, including both the PSA (Morgantown) and
SSA (Balance of County). This included historical for-sale residential data
and currently available for-sale housing stock. While this sales data does
not include all for-sale residential transactions or available supply in the
county, it does consist of the majority of such product and therefore, it is
representative of market norms for for-sale housing product for the area.

The following table summarizes the available and recently sold (between
January 2016 to January 2020) housing stock for the PSA (Morgantown),
the SSA (Balance of County) and Monongalia County.

Sold/Currently Available For-Sale Housing Supply

PSA (Morgantown)

Status Homes Median Price

Sold* 2,104 $200,000
Available** 262 $225,000

SSA (Balance of County)

Status Homes Median Price

Sold* 2,095 $251,945
Available** 259 $299,900

Monongalia County

Status Homes Median Price

Sold* 4,199 $223,500
Available** 521 $269,900

Source: North Central West Virginia Real Estate Information Network MLS
*Sales from January 1, 2016 to January 30, 2020
**As of January 30, 2020

Within the PSA (Morgantown), the available for-sale housing stock consists
of 262 units with a median asking price of $225,000, while the historical
sales consist of 2,104 homes with a median sales price of $200,000. When
compared with the overall number (9,951) of owner-occupied homes in the
PSA, the 262 available homes represent an availability/vacancy rate of
2.6%. Within the surrounding SSA, this rate is just 1.9%. Typically, in
healthy, well-balanced markets, approximately 2% to 3% of the for-sale
housing stock should be available for purchase to allow for inner-market
mobility and to enable the market to attract households. As such, the PSA
appears to have a healthy vacancy rate, while the SSA appears to have a
slightly low number of housing units available to purchase. Regardless,
there may be underserved segments in the PSA or SSA.
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2. Historical For-Sale Analysis

The distribution of homes recently sold between January 2016 and January
2020 by price for the PSA, SSA and Monongalia County overall is
summarized in the table below:

Sales History by Price
(Jan. 1, 2016 to Jan. 30, 2020)

PSA (Morgantown)
Number Percent
Sale Price Sold of Supply
Up to $99,999 108 5.1%
$100,000 to $149,999 290 13.8%
$150,000 to $199,999 644 30.6%
$200,000 to $249,999 410 19.5%
$250,000 to $299,999 263 12.5%
$300,000+ 389 18.5%
Total 2,104 100.0%
SSA (Balance of County) |
Number Percent
Sale Price Sold of Suppl
Up to $99,999 104 5.0%
$100,00to $149,999 201 9.6%
$150,000 to $199,999 378 18.0%
$200,000 to $249,999 343 16.4%
$250,000 to $299,999 332 15.8%
$300,000+ 737 35.2%
Total 2,095 100.0%
Monongalia County |
Number Percent
Sale Price Sold of Supply
Up to $99,999 212 5.0%
$100,000 to $149,999 491 11.7%
$150,000 to $199,999 1,022 24.3%
$200,000 to $249,999 753 17.9%
$250,000 to $299,999 595 14.2%
$300,000+ 1,126 26.8%
Total 4,199 100.0%

Source: North Central West Virginia Real Estate Information Network MLS

As the preceding table illustrates, approximately half of the home sales
since 2016 in the PSA (Morgantown) were among product priced between
$150,000 and $249,999, while nearly one-third (31.0%) were priced at
$250,000 or higher. Alternatively, homes recently sold for less than
$200,000 represent nearly half (49.5%) of homes in the PSA, while the
majority (51.0%) of product in the SSA was priced at $250,000 or more.
While lower priced product (under $100,000) represents roughly 5.0% of
the supply sold in the PSA and SSA, higher priced product (over $300,000)
represents 18.5% of the homes sold in the PSA, compared to the 35.2%
share in the SSA.
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Recent home sales by price point in the PSA and SSA is shown in the graph
below:

Sales History by Price

H PSA H SSA
800
700
600 644
500
400
300 378
200
100
108 104
0
Up to $99,999 $100k- $150k- $200k- $250k- $300,000+
$149,999 $199,999 $249,999 $299,999

Details related to the bedroom types, number of bathrooms, square footage,
average year built, and pricing of recently sold homes is provided in the
tables below:

Sales History by Bedrooms (Jan. 1, 2016 to Jan. 30, 2020)

Bedrooms

Number
Sold

Average
Baths

PSA (Morgantown)

Average
Square
Feet

Average
Year
Built

Price
Range

Median
Sales Price

Median
Price per
Sq. Ft.

One-Br. 44 1.0 723 1991 $40,000 - $200,000 $125,500 $151.81
Two-Br. 382 2.0 1,199 1984 $21,000 - $407,500 $158,250 $126.97
Three-Br. 1,115 2.5 1,778 1983 $22,500 - $775,000 $199,900 $118.28
Four-Br. 450 3.25 2,547 1980 $65,000 - $1,485,000 $288,250 $115.42
Five+-Br. 113 4.0 3,765 1977 $138,500 - $1,370,000 $399,000 $120.19

Total 2.75 $21,000 - $1,485,000 $200,000 $119.88

SSA (Balance of County)

Bedrooms

Number
Sold

Average
Baths

Average
Square
Feet

Average
Year
Built

Price
Range

Median
Sales Price

Median
Price per
Sq. Ft.

One-Br. 5 1.0 846 1960 $62,000 - $151,000 $85,000 $99.26
Two-Br. 176 2.0 1,326 1970 $12,000 - $440,660 $137,500 $115.55
Three-Br. 1,148 2.75 1,871 1996 $10,100 - $815,000 $217,098 $121.73
Four-Br. 586 3.5 2,972 2003 $30,030 - $1,123,500 $349,000 $124.81
Five+-Br. 180 45 4,146 2002 $80,000 - $2,250,000 $497,500 $126.23

Total 2,095 3.0 2,326 1996 $10,100 - $2,250,000 $251,945 $122.33

Source: North Central West Virginia Real Estate Information Network MLS
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Bedrooms

Number

Monongalia County
Average = Average
Square Year
Feet Built

Median
Sales Price

Average

Sold Baths

Median
Price per
Sq. Ft.

One-Br. 49 1.0 736 1988 $40,000 - $200,000 $123,500 $151.20
Two-Br. 558 2.0 1,239 1979 $12,000 - $440,660 $152,000 $123.82
Three-Br. 2,263 2.75 1,825 1990 $10,100 - $815,000 $207,000 $120.14
Four-Br. 1,036 3.5 2,787 1993 $30,030 - $1,485,000 $326,000 $120.52
Five+-Br. 293 4.25 3,999 1993 $80,000 - $2,250,000 $465,000 $124.43

Total 4,199 3.0 2,124 1989 $10,100 - $2,250,000 $223,500 $121.05

Source: North Central West Virginia Real Estate Information Network MLS
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Much of the recent sales activity in the PSA (Morgantown) involves the
resale of older homes, as evidenced by the fact that the average year built
of recent home sales is 1982. These homes have a median sales price of
$200,000.

Three-bedroom housing units represent over half (53.0%) of recently sold
product in the PSA. Two- and four-bedroom units represent nearly two-
fifths (39.5%) of the homes sold in the PSA. These shares are consistent
with many other markets and are representative of a well-balanced market.

While recently sold homes in the SSA are larger, the price per-square-foot
for three-bedroom or larger homes is still notably higher in the SSA. This
is likely partially attributed to the more recent average year of construction.
The price per-square-foot for recently sold one- and two-bedroom units in
the PSA is notably higher than the SSA, by $52.56 and $11.42, respectively.

Recent home sales by bedroom type in the PSA and SSA are shown in the
following graph:

Sales History by Bedrooms

B PSA

Bl SSA

44

One-Br. Three-Br. Five+-Br.
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Recent home sales by year built in the PSA, SSA and Monongalia County
are shown in the following table.

Sales History by Year Built (Jan. 1, 2016 to Jan. 30, 2020
PSA (Morgantown

Average Median
Number Average Square Price Median Price per
Year Built Sold Beds/Baths Feet Range Sales Price Sq. Ft.
Before 1950 1,779 $21,000 - $1,485,000 $166,000 $114.79
1950 to 1959 143 3/2.0 1,761 $43,000 - $580,000 $196,955 $128.25
1960 to 1969 138 3/2.5 2,032 $53,000 - $580,000 $217,500 $118.88
1970 to 1979 176 3/2.5 1,915 $40,000 - $540,000 $189,000 $106.82
1980 to 1989 125 3/2.5 1,918 $40,000 - $738,000 $175,000 $119.78
1990 to 1999 177 3/3.0 2,082 $64,900 - $750,000 $230,000 $124.21
2000 to 2009 564 3/3.0 1,844 $64,900 - $1,200,000 $195,250 $119.95
2010 to present 418 3/3.0 2,110 $119,000 - $1,370,000 $238,773 $125.03
Total $21,000 - $1,485,000 $200,000 $119.88
SSA (Balance of Count

Average Median
Number Average Square Median Price per

Year Built Sold Beds/Baths Feet Sales Price Sq. Ft.

Before 1950 160 3/1.75 1,559 $15,500 - $735,000 $135,000 $92.61
1950 to 1959 70 3/1.75 1,588 $13,850 - $263,750 $140,500 $103.97
1960 to 1969 46 3/2.0 1,671 $39,000 - $344,000 $168,750 $102.44
1970 to 1979 126 3/2.5 1,881 $10,100 - $632,500 $189,000 $112.18
1980 to 1989 144 3/2.75 2,096 $50,000 - $1,100,000 $209,000 $115.09
1990 to 1999 227 4/3.5 2,854 $30,030 - $1,465,000 $312,000 $120.00
2000 to 2009 412 3/3.25 2,552 $39,579 - $1,350,000 $260,000 $120.09
2010 to present 910 4/3.25 2,414 $80,000 - $2,250,000 $287,250 $131.95
Total 3/3.0 $10,100 - $2,250,000 $251,945 $122.33

Monongalia County

Average Median
Number Average Square Median Price per
Year Built Sold Beds/Baths Feet Sales Price Sq. Ft.
Before 1950 523 3/2.0 1,712 $15,500 - $1,485,000 $156,100 $105.84
1950 to 1959 213 3/2.0 1,704 $13,850 - $580,000 $180,000 $116.02
1960 to 1969 184 3/2.5 1,942 $39,000 - $580,000 $200,500 $116.64
1970 to 1979 302 3/2.5 1,901 $10,100 - $632,500 $189,000 $108.25
1980 to 1989 269 3/2.5 2,013 $40,000 - $1,100,000 $185,000 $118.47
1990 to 1999 404 3/3.25 2,516 $30,030 - $1,465,000 $265,000 $121.71
2000 to 2009 976 3/3.0 2,143 $39,579 - $1,350,000 $215,000 $120.00
2010 to present 1,328 3/3.25 2,318 $80,000 - $2,250,000 $275,000 $130.37
Total 4,199 3/3.0 2,124 $10,100 - $2,250,000 $223,500 $121.05

Source: North Central West Virginia Real Estate Information Network MLS
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Recent home sales in the PSA have covered a wide range of construction
periods. Nearly half (46.7%) of homes have been built since 2000. Homes
built in the PSA in 2010 or later (representing 19.9% of the recently sold
homes) are most often priced above $238,000. Generally, product in the
PSA built prior to 1960 (representing 24.1% of the recently sold homes) has
a sales price under $197,000, representing the more affordable segment of
the for-sale market. However, given their age, many of these homes may
have additional costs associated with modernization, repairs, and
accessibility issues. In the surrounding SSA, homes built before 1960
represent just 11.0% of the recently sold product, while homes built in 2000
or later comprise nearly two-thirds (63.1%) of recently sold product.

Recent home sales by year built in the PSA and SSA are shown in the
following graph:

Sales History by Year Built
H PSA m SSA
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While we were unable to obtain detailed data on the number of Days on
Market (DOM), which reflects the time between the date a home is listed as
“for sale” and the date it is sold, we were able to review the average number
of DOM on a monthly basis for the city of Morgantown.

Morgantown Historical Home Sales

Year Homes Sold Average DOM
2018 1,220 102

2019 1,418 118
2020* 642 107

Source: Realtor.com
*Through June
DOM — Days on Market
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The annualized average number of DOM has ranged from 102 to 118 per
month over the past two and one-half years. This indicates that it is typically
takin