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ABOUT SENATE
SELECT COMMITTEE
ON HOUSING

Like many states, Ohio is facing severe housing challenges.
The goal of the Senate Select Committee on Housing is to
learn more about what barriers currently exist and identify
potential solutions to ensure that we have available,
accessible, and affordable housing options for our growing
Ohio workforce and communities. From August 2023 to
January 2024, the Committee held hearings around the
state to gain a deeper understanding of Ohio’s housing
crisis. We have also conducted site tours to get a first-hand
look at existing housing inventory, models that offer
solutions, and opportunity areas for housing revitalization.
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A MESSAGE FROM THE
SENATE PRESIDENT & CHAIR

Dear Fellow Ohioans,

As leaders in the Ohio Senate, we recognize the need
to address Ohio’'s complex housing challenges. That's
why we are pleased to present to you the official report
of the Senate Select Committee on Housing.

In recent years, despite positive indicators such as low
unemployment and rising incomes, many Ohioans
continue to grapple with housing affordability issues.
Whether you're a first-time homebuyer, a renter, or a
retiree looking to downsize, securing housing can be a
daunting task.

Recognizing the urgency of this matter, the Senate
Select Committee on Housing was established to take
a deep dive into these issues directly. Through hearings
held across the state, from Columbus to Cleveland,
Lima to Cincinnati, and Marietta, we listened attentively
to the voices of stakeholders, homeowners, and
community groups. We heard firsthand the unique
challenges faced by Ohioans in different regions and
circumstances.

We firmly believe in the power of a robust free market,
understanding that government intervention should
complement rather than replace market dynamics. As such,
we are committed to exploring innovative ideas that may
not have been at the forefront of housing policy in recent
decades.

This report encapsulates the insights gleaned from these
discussions and offers recommendations for a path
forward. It represents our collective commitment to tackling
these challenges head-on and ensuring that all Ohioans
have access to safe, affordable, and sustainable housing
options.

We are grateful for the active engagement of Ohioans in
this process and remain dedicated to working together
toward meaningful change. Your voices have been heard,
and your input is invaluable as we strive to build a better
future for our state.

Sincerely,

[t

Senator Matt Huffman, President

Senator Michele Reynolds, Chair




Senator Michele Reynolds

Ohio faces numerous and complex housing challenges,
stemming from a combination of economic, social, and policy
factors. While the demand for affordable housing spans the
entire state, Ohio is a tale of two states. On the one hand, Ohio
has fast-growing markets like Columbus that are driving
economic and population growth, yet on the other hand, rural
communities like Marietta are facing unique housing
challenges that are different than those of the urban city
centers of Ohio. The housing market illustrates that Ohio is not
meeting the housing demand in either the fast-growth
markets or the slower-growth rural markets which both
present unique challenges.

Ohio is not alone in facing these challenges—nearly every
other state in the country is grappling with the housing
shortage. Central Ohio alone needs 18,000 new housing units
in the market each year to keep up with its growing population.

Photo of Senator Reynolds

However, only 13,000 new permits for housing are created annually, driving up home prices and
housing costs. Listing price increases resemble many of the most sought after locations in the
U.S., and are higher than Austin, Nashville and Charlotte. Meanwhile, rural Ohio counties who lead
the state in new and existing manufacturing, have had a 2.4% population decline, fueling the
challenges for recruiting housing developers and skilled workers.

In addition to population trends in Ohio, the U.S. inflation has intensified all aspects of housing in
Ohio. The market has been impacted by post-pandemic supply chain disruption, increased costs
to build and maintain housing, as well as increased property taxes and rents due to inflated home
prices. On top of higher-than-usual home prices, interest rates have risen to levels that most
first-time homebuyers in their 20s have never seen in their lifetime.

Recognizing the importance of this critical issue, and the need to address it, Senate President
Matt Huffman commissioned the Senate Select Committee on Housing in August of 2023, under
the leadership of State Senator Michele Reynolds. The purpose of the Committee was to lean in
to Ohio’s housing crisis and gain insights from various stakeholders in regions across Ohio. Thus,
the mission of the Senate Select Committee on Housing is to tackle Ohio's housing crisis.

To accomplish this, the committee held 12 live-streamed meetings across Ohio to hear first-hand
from our constituents. We heard over 35 hours of testimony from more than 200 witnesses and
conducted various site tours to explore Ohio’s current housing inventory, and better understand
what can be done to encourage housing revitalization. This executive summary represents a
compilation of the housing issues we heard from Ohioans across the state and the Committee's
collective work that will serve as a baseline for future legislative action.

Through this process, it has become abundantly clear that Ohio’s housing crisis is pervasive and
escalating. Testimonies from diverse stakeholders painted a vivid picture of the multifaceted
nature of the housing crisis, highlighting its impact on individuals, families, communities, and our
economy as a whole.

With diligent inquiry and engagement, each hearing provided valuable insights into the root
causes and the subsequent ramifications of the housing shortage in Ohio. The expertise and
dedication of those who presented testimony have been instrumental in shaping the findings and
recommendations put forth in this report.

What further became clear is that there is no one-size-fits-all solution. Instead, a suite of solutions
must be pursued and coordinated regionally and locally to fit each community's unique and
current situation. We recommend a comprehensive approach that encourages uniformity and
leverages a range of policy tools, incentives, and partnerships to increase housing affordability,
availability, and accessibility. By combining innovative policies with best practices, Ohio can
continue to create vibrant communities where all Ohioans have access to housing.
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1 Building Industry Association of Central Ohio. "Ohio Housing Policy White Paper: Strategies to Address Ohio’s Housing and Economic Challenges.” Montrose Group, LLC, December 20, 2023
2 httpsy//www.usbank.com/investing/financial-perspectives/market-news/supply-chain-issues-contribution-to-inflation.htm/
3 https;//www.bankrate.com/mortgages/historical-mortgage-rates/#current-rates




Regional Highlights

Central Ohio: Discussions in Central Ohio centered on the critical need for flexible housing options to
accommodate the region's rapidly growing population. Central Ohio faces significant challenges in
meeting the housing demands of its residents while ensuring affordability and accessibility. Testimonies
highlighted the importance of implementing workforce housing initiatives and innovative zoning policies
to effectively address these challenges. By prioritizing workforce housing, zoning reform, and fostering
public-private partnerships, Central Ohio can begin to address its housing affordability challenges by
creating vibrant, sustainable communities where all residents have access to safe housing options.

Southwest Ohio: Witnesses highlighted the steady increase in rental prices, outpacing income growth
and placing significant strain on low-and-moderate income households. The lack of af%ordable rental
options exacerbates housing instability. Testimonies underscored the impact of institutional investors in
the local housing market, particularly in urban centers and college towns undergoing large-scale
investment in rental properties driving up prices, reducing housing affordability, and displacing long-
term residents. Furthermore, the Southwest Region of O?‘nio faces unique competition with neighboring
states for both residents and investment opportunities with lower housing costs to attract potential
residents and businesses. Consequently, this creates additional pressure on the local housing markets
and limits affordability options.

Southeast Ohio: Testimonies underscored the profound impact of economic downturns on rural
communities, particularly within the Appalachian Region of the state, exacerbating housing insecurity
amid dwindling resources and infrastructure limitations. Witnesses shed light on the significant
challenges in accessing bond financing for affordable housing projects, hampering developers’ and
nonprocTJit organizations' efforts to construct or renovate affordable housing units. This scarcity of
funding impedes rural communities and smaller municipalities' ability to meet their housing needs and
provide affordable housing options.

Northwest Ohio: Witnesses emphasized the role of public-private partnerships in revitalizing
distressed neighborhoods and expanding housing opportunities in Northwest Ohio. By leveraging
resources and expertise from government agencies, nonprofit organizations, and private sector
stakeholders, communities can overcome barriers to housing affordability and promote development.
Stakeholders highlighted the importance of strategic investments in infrastructure, job training
phrograms, and supportive services to create sustainable, inclusive communities where all residents can
thrive.

Northeast Ohio: Discussions in Northeast Ohio centered on the significant gaps in housing
affordability, particularly in urban areas where rising rents outpace wage growth. Witnesses highlighted
the interconnected nature of housing insecurity and social determinants of health, such as access to
healthcare and education. To address these challenges, stakeholders emphasized the need for
comprehensive strategies that integrate housing, healthcare, and economic development initiatives to
create healthier, more resilient communities.

Witness testimonies collected during committee hearings serve as a testament to the urgency of the
affordable housing crisis in Ohio and provide valuable insights into the lived experiences of our
constituents. These testimonies are included in the appendix for further reference and reflection.

| wish to extend our sincere gratitude to all those who participated in the Senate Select Committee on
Housing. A very special thank you to the Senators who dedicated their time and commitment, as well as
members of the public who shared their personal stories and subject matter expertise. It is our intent
that this report will serve as a catalyst for meaningful action and collaboration toward building a more
prosperous future for all Ohioans. We believe that Ohio has a unique opportunity to reimagine what
housing can be in Ohio by making essential improvements. This report offers collective strategies and
recommendations to help Ohio thrive and tackle an issue that is, rightly, a top priority for so many. As we
seek to increase Ohio’s housing supply, we are committed to working together, in a bipartisan way, to
create a new, more affordable%ousing landscape for every Ohioan in the Buckeye State.

As Chair of the Senate Select Committee on Housing, | am honored to present this report, which
highlights the findings and recommendations of our study.

(9=

Sénator Michele Reynolds




Regional Hearings
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Ohio Residential Sales Overview

Year Median Listing Price | Active Listing Count | Median Days on Market
2023 $251,631.3 11,726 40.6
2022 $216,721.9 13,002 38.1
2021 $203,314.6 12,501 30.3
2020 $199,157.8 17,976 54.8
2019 $183,730.9 27,913 57.8
2018 $167,802.1 30,592 59.0
2017 $147,858.3 34,546 63.7
2016 $137,958.8 42,749 69.2
Percent Change 82.4% -72.6% -41.3%

Source: U.S. Census Bureau, Realtor.com
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Ohio- 1.89%
0

Indiana

Resident Population Change 2010- 2022

5.28%

Source: Federal Reserve Economic Datr;'l 0 15 20
Rental Value Cost Growth
Year |Columbus | Cincinnati |Indianapolis| Austin | Nashville | Charlotte
2022 | $1,360.18| $1,275.32| $1,440.08 | $1,826.09 | $1,825.32 | $1,726.56
2021 | $1,230.22| $1,147.33| $1,284.98 | $1,597.86 | $1,587.99 | $1,495.10
2020 | $1,143.06| $1,074.01| $1,165.89 | $1,420.07 | $1,462.06 | $1,339.73
2019 | $1,088.69| $1,021.15| $1,107.45| $1,419.51| $1,425.33 | $1,320.04
2018 | $1,042.84| $957.03 | $1,062.08| $1,350.14 | $1,368.46 | $1,249.91
2017 $989.14 | $907.24 | $1,021.70( $1,308.79 | $1,337.87 | $1,193.50
2016 $943.95 | $861.25 | $991.97 |$1,277.25| $1,287.42 | $1,135.07
2015 $913.19 | $830.44 | $969.63 |$1,245.80|$1,218.04 | $1,082.98
percentchange | 48.95% | 53.57% | 48.52% | 46.58% | 49.86% | 59.43%

Source: Zillow.com




Total Occupied: Total Vacant:

4,878,206 415,021

M Renters M For Sale
B Owners M For Rent

Ohio Housing Market Conditions

Annual Building Activity - Multi Family Annual Building Activity - Single Family
15k 30k

10k 20k

5k 10k

™ ) o A G
N N’ N N N N
D IR . . Y.~

Source: U.S. Census Bureau




How does Ohio stack up?
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Ohio Senate

Senate Building

1 Capitol Square
Columbus, Ohio 43215
Phone: (614)466-8082
Fax: (614) 466-8261
sd14@ohiosenate.gov

Terry Johnson
State Senator
14th District

I am grateful to have had the opportunity to serve as Vice Chairman of the Senate Select Committee on
Housing, and especially want to thank Senator Reynolds for her leadership throughout this process.

In Southern Ohio, as in many places around the state, affordable housing is a critical need in short supply.
Those blessed enough to own homes have recently faced massive property tax increases, especially
endangering those who are elderly, disabled, or otherwise on a fixed income.

Much of this financial crisis has stemmed from the misguided national COVID-19 response and the

devastation statewide lockdowns had on the economy. Unfettered government spending, in addition to the
forced national move towards taxpayer-funded “green energy,” inflated the dollar, and we have seen prices go
up across the board — not just for housing. The present economy robs individual wealth through inflation and
hurts no income and low-income individuals the most. It is breaking the backs of the working class and

the poor, no matter what we do regarding policy.

Despite this, there are ways that Ohio can ease the strain on those seeking to become or continue as
homeowners. According to several recent studies cited by the Financial Times, building new market-rate
homes — not just “affordable” homes — increases housing accessibility for all. Additionally, rezoning
areas to allow for more market-rate housing has led to rent plateauing or even decreasing in cities such
as Minneapolis and Auckland, New Zealand.1

These solutions follow the basic laws of supply and demand and are realistic opportunities for all parties
involved in the housing industry. | am appreciative of all those who took the time to testify in front of the
committee, and want you to know that your insight was invaluable as the Senate moves forward in
examining solutions.

L https://www.ft.com/content/86836af4-6b52-49e8-a8f0-8aec6181dbc5
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Hearcel F. Craig
Assistant Minority Leader

Committees

State Senator 15th District Insurance - Ranking
Veterans & Public Safety - Ranking

Finance

Select Committee on Housing

Rules and Reference

February 21st, 2024 Medicaid
Joint Property on Tax Review and Reform

To: Senator Michele Reynolds Joint Legislative Ethics Committee
Joint Committee on Agency Rule Review
RE: Senate Select Committee on Housing

Dear Chair Reynolds,

I write to share my suggestions related to housing policy in the state of Ohio. In recent years, Ohio has grappled with a
myriad of housing challenges, ranging from affordability crises to inadequate housing supply and homelessness. Amidst
these pressing issues, the Select Committee on Housing has emerged diligently working to address the multifaceted
complexities of housing throughout the state. Through comprehensive research, community engagement, and policy
advocacy, the committee has strived to enact meaningful change, aiming to ensure that all residents have access to safe,
affordable, and dignified housing options. Through its dedication and proactive approach, the committee endeavors to
create positive and lasting impacts, ultimately striving to build a community where housing is not a privilege, but a
fundamental right for all. All of the testimonies we heard had a widespread focus, which speaks to the urgency at which
we need to address this issue.

Of the concerns raised, the following are concerns I am hopeful we can address:

* Rising property taxes affecting all Ohioans, with a particular deleterious impact on middle income
homes, seniors and those on a fixed income

* Lack of affordable housing for our veterans, seniors, and disabled Ohioans

* Lack of workforce housing for our growing population

* Rental assistance for those experiencing hardships

* An eviction sealing process to support individuals who are working through economic hardships
* Institutional investors buying up the housing stock, causing prices to rise

* Difficulty accessing capital to complete housing projects that would add to the housing stock

We heard many innovative propositions from private citizens, local governments, housing advocates and housing
providers throughout the state. The housing crisis is one that is inextricably linked to workforce development,
education, and the overall health and wellbeing of Ohioans. As Ranking Member on the Select Committee on Housing,
I want to once again thank the Chair for involving me in this important initiative. Bringing the people’s house to the
people around the state provided for a well-rounded committee experience that generated valuable dialogue. I look
forward to exploring legislative options to address the concerns I have highlighted.

Thank you for your commitment to traveling around the state and hearing from different areas of our state and the
challenges our communities are facing. I look forward to talking with you on addressing these issues.

Sincerely,

Hearcel F. Craig

Senate Assistant Minority Leader
Senate District 15

Ohio Senate | Senate Building 1 Capitol Square, Columbus, Ohio 43215 | (614) 466-5131 | Craig@ohiosenate.gov
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Louis W. Blessing Il Committees

Ways & Means, Chairman
Primary & Secondary Education
Finance

Insurance

State Senator

8th Senate District

1 Capitol Square
Columbus, Ohio 43215
(614) 466-8068

In order to come up with solutions, it’s instructive to note how we got here. In the aftermath of
the Great Financial Crisis (GFC), recall that there was a “glut” of housing. Between greatly
reduced home prices and oversupply, this put many homebuilders out of business, or they
simply did not build. This is easy to understand as the profit margins weren’t there, but this
isn’t necessarily a bad thing; the oversupply actually made housing affordable again,
especially when compared with the peak of the previous housing bubble. Demand was likely
also suppressed given tighter lending standards and poorer credit, making it unlikely that
many could qualify for loans to take advantage of these lower prices. In the meantime, the Fed
stepped in through Fannie Mae and Freddie Mac to encourage investors to take over many of
the foreclosed homes. At the time this might have made some sense, ostensibly because
thousands of homes sitting vacant has its own set of problems, but it seems to have been a
major step in the re-inflation of the housing bubble. As conditions improved, home prices
started to tick up as the market worked through supply, though building was still down, and
demand rose with increased investor presence coupled with rebounding consumer demand as
their credit improved.

Between the end of the GFC and today, there were some tax changes at the federal level and
in Ohio that would serve to increase investor demand; mind you, this is at a time of stagnating
supply, which has proven to be a mistake. At the state level, the business income deduction
allowed for a lower top rate tax and the first $250k of rental income tax free, and our pensions
have been increasingly investing in Real-Estate Investment Trusts (REITs) to the tune of
hundreds of millions of dollars. In the Federal Tax Cuts and Jobs Act, 20% of rental income
became tax deductible, adding other benefits like increased depreciation of rental properties.
A maxim of tax policy is when you subsidize something, you get more of it. With all of the
benefits skewed towards owning rentals, it should come as no surprise that we’ve seen far
more demand for it: REITs buying up entire neighborhoods; incessant calls from people
wanting to buy homes for cash sight unseen; the rise in short term rentals through AirBnB, etc.
During the pandemic, construction plummeted below already anemic levels as supply chains
were broken. This had the effect of further decreasing supply at the same time that the seeds
of inflation were sown with massive federal spending: too much money chasing after too few
goods has that effect. Then, to tamp down on inflation, the Federal Reserve increased interest
rates. The net result of all of this are the highest median mortgage payments and rents vs.
median income since at least 1984: https://www.cnn.com/2023/11/07/investing/home-
prices-affordability/index.html.




What we have today is not just a supply problem, but a demand problem as well. On the supply
side we’re dealing with years of underbuilding since the GFC. Demand is higher than it otherwise
would be due to misaligned tax incentives and poor guardrails that have attracted significant
investor activity. Moreover, there is also an incentive from investors and other groups to oppose
significantly increasing supply, as that would devalue their assets, or harm their business
models, which are predicated on home values and rents only going up. Thus, if it is the goal of
the General Assembly to reduce the mortgage payment/rent to income ratio, and it should be as
reducing this metric by definition means more affordable housing, then policies will need to be
implemented that increase supply while tamping down on investor demand. Decreasing demand
decreases prices, while increasing supply also decreases prices. We should adopt policies that
do both.

The first thing that needs to be done is to get a handle on pass-through entity (PTE)
transparency. It is objectively bad that county auditors, city officials, and others have no idea
who owns certain property because navigating the labyrinth of multiple layers of PTEs makes it
nearly impossible to keep track. This — Ohio LLC loophole preventing leaders from identifying
owners of "uninhabitable" property (abcéonyourside.com) — should not happen in Ohio. Limiting
liability is one thing, but evading code enforcement, fines, and other penalties should never be
part of the equation. Moreover, the state should not be giving any incentives to such bad actors,
but as it currently stands we do, and that is a shame. There is legislation currently pending that
deals with this, and I would offer another solution: tie Ohio’s real estate tax incentives to a
voluntary state registry. Only PTE’s found in this registry would be eligible for the following non-
exhaustive list: non-business credits; Community Reinvestment Act property tax exemptions;
abatements; the business income deduction for rental income; bidding in the foreclosure auction
process; allowing state pension funds to invest in them; and forming new PTEs that hold, or will
hold, real estate. To be included in the registry, for example, you would need to specify the
following: all PTEs under common control; properties owned by these PTEs; contact and
ownership information; affirming no delinquent taxes; affirming all building code violations/fines
are paid/rectified; affidavits attesting to various elements of the law; etc. For those who think
these matters could be handled locally, this would make the tools local governments have more
effective. I am currently working on legislation to this effect.

The second issue is around our tax incentives. As mentioned in a previous paragraph, there are a
number of incentives that are poorly designed. Take the non-business credit, for example. It is a
10% property tax credit for 1-3 single family homes. If you take the credit at its word — non-
business — you would think that this is only for owner-occupied property. That is wrong. Owners
of large portfolios of single family homes, which they rent out, are able to enjoy this benefit.
However, they are most definitely businesses and, as such, should not be eligible for this credit,
which costs the state, as per an LSC research note, roughly $140M per year. If removing this
credit entirely — it no longer exists for commercial real estate — is a bridge too far then reworking
it to increase the state’s housing stock would be a tremendously beneficial change. It would be
as simple as saying that only housing constructed during a rolling fifteen-year lookback period,
or owner-occupied, is eligible. Thus, only relatively newly constructed homes would be eligible
for it and one could not benefit without adding to the housing stock.



Savings could be deposited into a larger housing fund to promote construction of new units, which
would help to bring down prices as increasing supply has that effect. This would be effective in
many ways as it would: discourage tax harvesting without increasing supply; underwrite new
construction; and tamp down on investor demand.

Third, the General Assembly should refrain from any and all demand side incentives.

These might have made sense in the aftermath of the GFC, but they will unquestionably make
today’s housing crisis worse. The reason is simple: more money (demand) chasing the effectively
fixed housing stock means higher prices, which is the last thing we need right now. To illustrate the
issue, suppose everyone were given $10k and could only spend it on the down payment of a home.
What do you think this would do to demand for housing? The answer is that it would increase, as
more people could achieve the necessary down payment needed for the existing housing stock.
However, that stock cannot increase overnight, so what happens? Sellers know they can increase
asking prices, given the sudden boost in purchasing power on the buyer side, as well as significant
potential for bidding wars, so they do. The net result is, of course, higher home prices which was
ostensibly the reason to do the demand-side program in the first place. Thus, it’s worth reiterating;:
avoid demand side incentives.

Fourth, much ink has been spilled about the need for permitting/zoning reform and affordable
housing. Generally speaking, I agree with the need for more density and rent-restricted housing,
and the latter could even be underwritten with the proceeds from the aforementioned tax reform.
However, though I'm a fan of increased density given the savings it could provide, I'm also a fan of
ownership, and zoning reform, if it is to occur, must have some significant guardrails to ensure that
ownership opportunities are a significant — majority — portion of new construction. Given all of the
state and federal incentives for renting, zoning reform absent guardrails would mean the majority
of units built would be rental as they’re the most lucrative for developers.

It’s good to see more caring about this issue; it’s arguably the most important issue facing Ohio
right now with most problems ultimately connected to housing. There have been many calls and
emails regarding high property taxes. At the root of this is housing: property taxes are high because
valuations are high, and valuations are high because home prices and real estate skyrocketed.
There can be no real, long-term reform in this space unless our housing affordability issues are
solved. Everything else would be a short-term solution or simply papering over the problem.

Businesses, particularly those that are the most labor intensive, should also be deeply concerned
with housing affordability. The reason is simple: high rents and mortgage payments put significant
upward pressure on wages. This is intuitively obvious as workers in such industries need to live and
work in the same area. If potential employees can’t make the wage/housing equation work they’ll
look elsewhere. Ohio is also at risk of losing business if it can’t get a handle on housing
affordability. Off-shoring in the 90’s and 00’s was popular because it helped businesses save on
labor costs; this is one of the reasons why chip manufacturers are predominantly located in Asia,
though there have been recent efforts to repatriate. This phenomenon isn’t relegated to countries
with differing labor costs, but can and will occur among the states as well.



If businesses can reduce their labor costs, all else being equal, by moving to a lower cost of
living state then they will most certainly do so. On the flip side, if Ohio can bring rents and home
prices down it will effectively be the same as giving these same potential employees raises and
relieve wage pressure on employers.

Finally, achieving a lower and healthier median home price/rent to median income ratio would
be a blessing for Ohioans and our political economy. It would promote better health outcomes,
family formation, and spending on things other than rent/mortgage payments, which would be
better for our economy overall. I hope that this, and future, General Assemblies can solve this
problem, as reform is long overdue.

Sincerely,

L Vfﬂé__.ﬂ—

Louis W. Blessing II1

State Senator
Ohio’s 8th Senate District
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MEMORANDUM
From the Office of Senator Brenner

Date: February 29, 2024

To: Senator Michele Reynolds, Chair

From: Senator Andrew Brenner

Re: Recommendations for Select Committee on Housing report

After having sat through numerous hearings of the Select Committee on Housing, there are a few
simple takeaways. The first takeaway is that all of our existing government subsidy programs for
the state of Ohio are a drop in the bucket compared to the need for housing in Ohio. Ohio is short
approximately 350,000 housing units. Adding up all of the programs, like tax credits in the Ohio
housing trust fund, we are impacting 3,400 housing units per year. There are new first time
homebuyers every year, so the number of houses truly impacted for new inventory is again a
drop in the bucket.

For Ohio’s housing market to adequately respond, we must be prepared to make bold reform.
Reducing the costs of constructing new homes needs to be an underlying principle for the state.
In order to do this, we need to either streamline bureaucracies, reduce their fees, or a
combination of both. We must also look at comprehensive zoning reform, which includes
referendum reform and better utilization of comprehensive land use planning.

It is not up to the State of Ohio to redistribute tax dollars in order to make homes more
affordable. We would have to substantially increase taxes or spend billions more on tax credit
programs and first time homebuyer programs in order for this kind of scheme to work. Since
Ohio cannot print money and we are already a high tax state relative to many other Republican-
run states, we must look to these other reforms.

Reducing property taxes would be a viable way to increase housing inventory. The largest
percentage of property taxes by far comes from local school taxes. For this reason, I believe we
should also have comprehensive school funding reform. This would make buying homes more
affordable, especially in school districts with a high property tax rate.

Schools are monopolies, and those monopolies do not need to innovate or improve from the
status quo. This has caused some areas of our state, such as Cleveland, Youngstown, Akron,



Dayton, Toledo, and other urban areas to have widespread stagnant property values for the last
three to four decades. When housing values cannot go up, tax revenues will not improve. If tax
revenues cannot improve in those areas because values cannot increase, other areas of the state
experiencing growth then see an even higher spiraling effect in their property taxes. Those areas
in turn become even less affordable to first time homebuyers and people with lower incomes.

Examples of this can be seen in the Dublin, Olentangy, Westerville, and New Albany school
districts versus Columbus. While taxes are substantially lower in Columbus, students in the
surrounding suburban districts perform substantially better. This was also plainly obvious in our
committee meeting at the Cleveland Foundation. Home values and property tax revenues for
schools are demonstrably lower in East Cleveland than the surrounding suburbs.

This is partially due to the fact that those public schools are heavily subsidized by the state, and
those school districts do not have to make tough decisions such as closing school buildings and
reshaping their districts. If districts are no longer subsidized to the point that they can easily
operate inefficiently, the reforms necessary may lead to improved outcomes. In turn, as
improving performance makes the district more desirable, families may return and property tax
revenue growth will resume.

My last takeaway is that tax credit and first time homebuyer programs with government grants
will not solve the problem. Ohio must ensure first time homebuyers have the ability to save their
own money, tax-free, for down payments and closing costs. Ohio should introduce or expand
tax-free savings plans under any form of savings, including investments.
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Ohio Senate Committees:

Senate Building Small Business and Economic Opportunity (Chair)
1 Capitol Square Insurance

Columbus, Ohio 43215 Government Oversight and Reform

(614) 466-8072 Finance

Lang@ohiosenate.gov

George Lang

State Senator
4th District

MEMORANDUM

To: Senator Michele Reynolds, Members of the Senate Select Committee on Housing

From: Senator George Lang
Date:
RE: Recommendation Letter

March 1st, 2024
Chair Reynolds,

Thank you for allowing me to share my thoughts after hearing from the people of Ohio on the very important

issue of housing. I was pleased to hear the plethora of testimony offered by our state’s citizens, and would
like to outline the conclusions I have drawn after hearing and considering the various standpoints offered in
front of the committee.

While I am of the conviction that many of the challenges our state is facing in regards to housing are the
result of a national fiscal policy that has bottlenecked several industries, increased costs for suppliers,

producers, and distributors, and inflated home prices, I do believe there are options we can exhaust to address
our state’s housing supply shortage and exorbitant rise in property taxes.

In regards to property taxes, there are a few solutions on the table that I support and have supported. In
December, I voted to pass House Bill 187, which would take several steps to address the current rise in rates.

House Bill 187, which passed the Senate and is now in the House, would do the following to rectify the
current situation:

« Expands eligibility & amount of homestead exemptions

» Remove’s the Tax Commissioner’s ability to override county auditors’ assessments
« Reimburses school districts for 50% of tax losses resulting from homestead expansions

In addition to voting for House Bill 187, earlier this year, I introduced SB 153, which seeks a short-term

solution to the manner and formula used by the Department of Tax to generate tax rates. Senate Bill 153
would mandate that the Department of Tax weigh all three years’ values the same. Practically speaking,
should this policy have been incorporated into the budget, it would have made the average valuation in Butler
County 24% (an increase still being present due to a recovery from the COVID-19 recession) rather than the
low 40s that we are seeing now.




Moreover, I am currently attending the Special Joint Committee on Property Tax Review and Reform to

explore options for a long-term solution. I would encourage you to follow along the conversation by
watching the Ohio Channel’s coverage of our meetings, or even testifying should you have any
recommendations or thoughts to share.

In regard to our housing supply, I strongly believe that Ohio’s businesses are best equipped to solve this

problem. It is undoubtedly in the best interest of our state to invest its efforts into market-driven solutions
rather than depend upon putting a “band-aid” on a problem that, in challenging circumstances, might be
compounded by federal fiscal policy.

One common sense route that I believe our state could take to address this challenge is through tax reforms to

encourage our homebuilders to build new homes. I am currently working on legislation that would streamline
the process for our homebuilders from start to finish, and am optimistic that this will help stimulate growth in
our housing supply.

In addition to incentivizing home construction, it is my conviction that if we want to provide a long-term

solution, we must continue to build a friendly environment for Ohio’s businesses to flourish. In doing this,
Ohio will attract more businesses, investment, and human capital. Through these investments, I believe the
market will ultimately respond to our state’s needs.

While many of us want a quick solution, and for good reason, it is critical that we not act rashly even under

challenging economic circumstances. The circumstances & policies that resulted in our current housing
supply shortage and property tax increases were unorthodox, so we must understand that addressing this issue
demands of us much prudence.

In regard to housing, our state is in a challenging position. But it is one that is not impossible to navigate out

of. After hearing the testimonies of many Ohioans in front of the Select Committee on Housing, I am
optimistic that through discussion, debate, and imaginative solutions, we will find a path forward.

I am open to work on any legislation that will foster a business-friendly environment with my colleagues, and

encourage anyone who might have suggestions to reach out and share them. I look forward to continuing to
work with each of you on addressing Ohio’s housing concerns. Please feel free to reach out to me with any
comments, concerns, or suggestions.

Sincerely,

oy hamg-

State Senator George Lang
Ohio Senate District 4
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Ohio Senate Committees:

Senate Building Workforce and Higher Education - Chair
1 Capitol Square Finance - Vice Chair

Columbus, Ohio 43215 Ways and Means

(614) 644-7718 Office Energy and Public Utilities

(614) 466-8261 Fax
Jerry.Cirino@ohiosenate.gov

Jerry C. Cirino
State Senator
18th District

To the Office of Senator Michele Reynolds,

I was very appreciative that Senator Reynolds invited me to participate in the Cleveland hearing
as a temporary Committee member. As a life-long Clevelander I have been aware of the general
housing issues facing our community and was pleased to hear a substantial amount of
testimony. In the paragraphs which follow I would like to offer some observations and opinions
on the subject in general and, more importantly, on the testimony given by citizens and
organizations.

1. Much of the testimony revolved around increasing property tax issues. This is the result of
higher valuations which are a consequence of the rather high inflation we have experienced. The
good news is that homeowners are now sitting on property that has gained value. The bad news
is that unless they are selling their property they will not realize the gains. At the same time,
their property taxes are going up. This poses a particular problem for those on fixed income with
little or no savings to cover the increased tax. While the legislature is looking at this problem at
this time it should be noted that there is not, in my opinion, an easy fix to this.

I noticed in the hearing that while there are many complaints about property taxes, everyone
seemed to think that someone else should absorb the increases including the state and local
school boards. That is what makes this such a difficult problem. In my opinion, the best range of
solutions lies locally. Local governments/school systems always have the option of not collecting
the incremental property taxes from residents. There is also an offsetting option of reducing the
outside millage on other taxes in the county.

5. The state can assist in making more affordable housing available by looking at possible
incremental tax credit programs to motivate developers to build this type of housing. The
challenge here is that inflation has increased construction costs in a major way making
development more challenging. Many of the same organizations that are clamoring for more
housing to be developed also support the reckless spending in Washington that created inflation
and high interest rates which impede housing development.
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3. During the testimony we heard some compelling individual stories about the difficulty of
finding affordable housing. There were a number of cases that involved homeless individuals.
This, too, is primarily a local issue to be dealt with. While the state can certainly participate,
local governments need to identify programs and make spending decisions that will help
alleviate this problem. Additionally, we cannot separate the mental health issue from
homelessness. Building more shelters will help. However, we need to explore how we can solve
the issue that creates it in the first place. These two issues cannot and should not be dealt with
individually.

4.1 applaud Senator Reynolds for taking the hearings to various Ohio cities and for giving the
public an opportunity to express their views without having to travel to Columbus . I look
forward to seeing recommendations from these hearings and seeing what legislation needs to
happen to address the issue.

5. Finally, I would also want to note that the ultimate solution to providing affordable housing
lies within the private sector. We must create an environment whereby there are adequate
incentives for those with capital to put it at risk and to work in a manner that will benefit those
currently deprived of housing. The private sector with some level of assistance from the state is
the right approach.

All the best,

JQM?Z.W

Senator Jerry C. Cirino
Ohio Senate
18t Senate District
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M INO rlty Lea d er Transportation - Ranking
Health - Ranking
—_ . Rules & Reference - Ranking
Nickie J - Antonio Joint Legislative Ethics

8tate Senator 23 District Legislative Service Commission

February 20th, 2024
To: Senator Michele Reynolds

RE: Senate Select Committee on Housing
Dear Chair Reynolds,

I write to share my suggestions related to housing policy in the state of Ohio. Thank you for allowing me to

participate and host the Select Committee on Housing in my district, Cleveland, on Thursday January 11th.
Throughout this meeting, you heard testimony from numerous stakeholders and constituents of Cuyahoga
County and I wanted to highlight valuable components to move our state forward.

* Pass Senate Bill 76 (Antonio — Blessing) levying a tax on high volume landlords.
* Re-instate the ability for the developers to use both the Ohio Historic Preservation Tax Credit and Low

income Housing Tax Credit.
* Expand upon the Homestead exemption though a one-time relief payment on property taxes for
seniors over the age of 70 with a fixed income.

* Reinstate assistance to rent payers, such as programs provided during the pandemic.

* Establishment of an eviction intervention program, providing assistance to residents who are at risk for
losing their residence.

* Provide a process for sealing and expunging evictions.

* Assist families though a Refundable Earned Income Tax Credit (EITC)

¢ Continue on existing investments to the Brownfield Remediation Program through the department of
development to increase the housing supply.

Thank you for your commitment to traveling around the state and hearing from different areas of our state and
the challenges our communities are facing. I look forward to talking with you on addressing these issues.
Sincerely,

Nickie J. Antonio

Senate Minority Leader
Senate District 23

Ohio Senate | Senate Building 1 Capitol Square, Columbus, Ohio 43215 | (614) 466-5123 | Antonio@ohiosenate.gov
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State Senator Kent Smith Ohio Senate
Democratic Whip
21st District

Senate Building

Columbus, OH 43215
614-466-4857

February 21st, 2024

To: Senator Michele Reynolds

RE: Senate Select Committee on Housing
Chair Reynolds,

Thank you for the opportunity to provide a summary of my thoughts and suggestions for the

Senate Select Committee on Housing as its final report is compiled. After hearing from
constituents and housing stakeholders, I believe the following policies will help Ohio move
toward solving its housing crisis:

« Passing Senate Bill 76 to levy a tax on high volume landlords

« Requiring rental property owners provide actual ownership and management contact
information when recording real estate transactions

Mitigating the burden of property taxes by providing a credit on the property tax bill for
owner occupied housing reimbursed by the state to local governments

Providing state funding for blight removal and property rehabilitation

Creating a dedicated funding stream for home repairs for low and fixed income
homeowners

Providing dedicated funds for rental assistance as well as to support emergency,

transitional and recovery housing

Convening a county-by-county study of housing supply redevelopment to address the
needs of rebuilding Ohio’s aging housing stock

I look forward to working with you on addressing Ohio’s housing concerns. Please feel free to
reach out to my office with any questions or concerns.

Sincerely,

Senator Kent Smith
Ohio Senate District 21
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Committees:

Finance, Ranking Member

Community Revitalization, Ranking Member
Small Business & Economic Opportunity
Ranking Member

Education

Controlling Board

1 Capitol Square
Columbus, OH 43215
(614) 466-7041
Sykes@ohiosenate.gov

Senator Vernon Sykes
Senate District 28

Date: March 4, 2024

To: Senator Michele Reynolds, Chair, Senate Select Committee on Housing

Re: Recommendations for Housing Policy in Ohio

Thank you for allowing me to sit with the Select Committee on Housing at its hearing in Cleveland and
for the opportunity to share recommendations for the committee’s final report. Having consulted with
stakeholders across the Greater Akron region, please accept the following recommendations:

« Support Renters:

Over 1.5 million households in Ohio are renters, including more than 50% of Akron residents. At
the current state minimum wage ($10.45 per hour), Ohioans need to work 60 hours per week to
afford a one-bedroom apartment at market rates. As of June 2023, this unaffordability has
resulted in average of over 300 evictions each month in Akron alone. To support this large group
of Ohioans, I recommend:

o Establishing a mechanism to expunge eviction court records, similar to the provisions
SB 158 (Craig, Kunze) of the 134th General Assembly.

o Continued support for development programs such as the state Low-Income Housing Tax
Credit (LIHTC) to incentivize the continued development of affordable housing
units statewide.

« Protect Homeowners Against Tax Foreclosures:

Historically, Ohio has experienced some of the highest foreclosure rates in the nation, a
significant percentage of which are caused by delinquent property tax payments. Low-income
homeowners and those on fixed incomes are particularly vulnerable to such foreclosures. To
allow people to remain in their homes and communities, I recommend:

o Providing more rent assistance and other financial aid for those homeowners in need.

o Making options that homeowners have, such as the property tax increase appeals
process, clear to homeowners.

« Collaborate with the Joint Committee on Property Tax Review and Reform:
Constituents from across the 28th Senate District have reached out to my office concerned about
rising property taxes driving them out of their homes. We should collaborate with the Joint
Committee on Property Tax Review and Reform to develop sustainable, long-term solutions.




« Support Effective State Initiatives:
Several state programs need continued support to protect the progress they have stimulated
thus far. To ensure this, I recommend:

o Continuing to promote effective initiatives, such as the Healthy Beginnings at Home’s

stable housing program for new mothers, which is supported by the DeWine
administration.

o Proceeding with the full implementation of the tax programs authorized by HB 33,
which will provide some relief to those facing housing issues.

o Zoning:
Zoning regulation is linked to home prices. A statistical survey done by the Cato Institute in
2017 found that increased zoning regulations were associated with rising real average home
prices in 36 states. In Ohio specifically, a 2018 study cited in the Ohio Capital Journal found
that housing is made more expensive than needed. To reverse this trend, I recommend:

o Incentivizing municipal and county governments to update their zoning codes to

encourage the development of new housing.

o Encourage and facilitate local governments to adopt zoning laws that promote the
development of affordable multi-family housing units.

o Homelessness and Mental Health:
According to the Substance Abuse and Mental Health Services Administration’s (SAMHSA)
2022 Annual Homelessness Assessment Report to Congress, 21 percent of homeless
individuals nationwide reported having a serious mental illness. There is a consensus that
mental illness and homelessness are correlated. To mitigate this problem, I recommend:

o Allowing the Ohio Department of Medicaid to approve Managed Care plans to partner

with community-based housing organizations like the United Way. Permitting Medicaid
dollars to, in part, address housing needs of high-acuity patients may allow local
agencies to divert Medicaid participants from becoming homeless.

o Investing in or incentivizing communities to create housing-first policies to enhance

critical services that our homeless constituents need, including mental health and
addiction services.
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THE SENATE SELECT COMMITTEE ON HOUSING MEETS FOR THE FIRST TIME AT THE OHIO STATEHOUSE

CENTRAL OHIO

Central Ohio is the fastest-growing region in the state. As
the region experiences rapid population growth and
economic development, the demand for housing has
surged, leading to skyrocketing rents and unprecedented
home prices. This has left many residents struggling to find
housing that they can afford. This summary delvesinto the
critical issues surrounding housing in Central Ohio, along
with their proposed solutions from key stakeholders.




Common Themes in Central Ohio

Housing Affordability Gap
A gap between wages and housing costs exists, making it increasingly difficult for

low- and- moderate income individuals and families to find affordable housing in
Central Ohio.

Lack of Affordable Rental Units

The shortage of affordable rental units is exacerbating homelessness and housing
instability among vulnerable populations, including veterans, seniors, and individuals
with disabilities.

Displacement and Gentrification

Rapid gentrification in certain neighborhoods has led to the displacement of long-
time residents and aggravates racial and socioeconomic disparities, further
deepening the housing crisis.

Insufficient Supportive Housing

A shortage of supportive housing options for individuals experiencing
homelessness or facing mental health or substance abuse challenges exists making
it increasingly difficult to find stable housing.

Barriers to Homeownership

Many low- and- moderate income individuals face significant barriers to
homeownership, including limited access to mortgage credit, high down payment
requirements, and lack of inventory.

Financial Burden on Homeowners

The post-pandemic housing boom has inflated property values thus increasing
property taxes. Aging housing stock requires extensive repairs, placing additional
financial burdens on homeowners.

Home Repair and Foreclosure Prevention

Agencies providing home repairs for low-income households are underfunded and
overstretched. Foreclosure rates are rising, necessitating continued support for
programs that allow people to remain in their homes.
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Referendum Reform
Ohio is a strong home-rule state where land use regulations are governed by local

political subdivisions to home-rule cities. Ohio requires 15% of the registered voters
for areferendum on a local government ordinance or resolution to be placed on
the ballot.




Proposed Solutions
Presented to the Committee

o Prioritize initiatives that promote homeownership, such as down payment assistance
programs, incentives for homebuyers and co-equity sharing.

¢ Increase the referendum threshold to 35%, which is the same as required for the petition for a
local liquor option.

* Increase the supply of affordable housing units by leveraging existing programs.

¢ Allocate resources and funding to effective housing programs, particularly those addressing
down payment assistance, home repairs, and utility bills.

o Utilize data-driven approaches to identify successful programs and allocate funding,
accordingly, leveraging opportunities like ARPA funds.

e Integrate modular or manufactured housing into Central Ohio's housing market as a cost-
effective solution, efficient, and customizable solution, to address affordability, supply
challenges and to expand housing options.

o Foster collaboration between local and state governments, developers, builders, and
community organizations to address housing challenges comprehensively.

» Encourage innovative solutions like repurposing vacant properties, converting former school
buildings into housing, and providing financial support for appraisal gaps in industrial areas.

 Bolster workforce housing in Central Ohio by fostering public-private partnerships to leverage
resources and expertise, facilitating the construction of workforce housing units near
employment centers and transit hubs.

 Additionally, promote innovative financing mechanisms, including tax incentives and land
subsidies, to encourage the development of affordable rental and homeownership options
tailored to the needs of workers.
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e Ensure that housing policies consider the needs of diverse populations, including
veterans, individuals with substance use disorders, and low-income families.

» Implement policies to preserve existing affordable housing stock through measures
such as rent stabilization, rehabilitation programs, and property tax incentives for
landlords who maintain affordable rents.

e Expand rental assistance programs to provide financial support to low-income
individuals and families struggling to afford housing, including housing choice vouchers
and emergency rental assistance funds.

e Address bureaucratic hurdles, zoning challenges and referendum thresholds by
reforming zoning laws and incentivizing local governments to update regulations. This
can include providing technical assistance, incentives and support for zoning reforms.

¢ Implement zoning and land use policies that promote equitable development, including
inclusionary zoning ordinances that require developers to include affordable units in new
construction projects and strategies to prevent the displacement of existing residents.

 Allocate funds to assist local governments in updating zoning codes.

e Support legislative measures like SB 36 and SB 76 to regulate the influence of
institutional investors.

o Explore ways to mitigate the impact of property value increases on homeowners,
possibly through tax relief or assistance programs.

 Allocate resources to support home repair programs for low-income households and
incentivize maintenance of aging housing stock.

e Increase funding for home repair programs to meet the growing demand.

o Explore sustainable funding solutions to continue foreclosure prevention efforts

beyond the exhaustion of current funds.
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SENATE SELECT COMMITTEE ON HOUSING 2024

SENATOR REYNOLDS LISTENS TO ANOTHER MEMBER'S QUESTION DURING THE HEARING

SOUTHWEST OHIO

In Southwest Ohio, housing is at a complex crossroads.
Ranging from aging housing infrastructure to a shortage
of available housing units, rising rents and the growing
presence of institutional investors further exacerbate the
situation. This summary highlights the insights provided
by key stakeholders and provides a more comprehensive
understanding of the crisis's root causes, alongside
potential solutions.




Common Themes in Southwest Ohio

Undersupply of Housing Units

Stakeholders shared that housing opportunities are limited due to an
undersupply of available units, particularly in cities like Cincinnati and Dayton.
Rising construction costs and lack of investment are contributing factors..

Corporate Investors Impacting Housing Market

Constituents expressed concerns about out-of-state corporate investors
converting homes into rental units, reducing homeownership opportunities.
Corporate entities now own significant percentages of single-family houses
in various neighborhoods. Particularly problematic are institutional investors
acquiring large portfolios of single-family homes under LLCs where the lack
of transparency in ownership models makes it difficult to hold investors
accountable who fail to take care of their properties.

Rental Market Issues

Small rental housing providers are facing challenges due to anti-rental
legislation and actions. Difficulties with the Section 8 housing program,
including lengthy paperwork and inspections, is deterring participation.
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Proposed Solutions
Presented to the Committee

Enact Ilegislation to allow Ohio families to purchase existing homes and end corporate
control.

Provide tools to force out-of-state owners to maintain properties safely.
Mitigate effects of institutional investors in the single-family housing market.

Strengthen county rental registration requirements and improve tax treatment for
homeowners.

Expand development tools and financial incentives for communities to renovate
existing buildings.

Coordinate with developers on implementing state tax credit and grant programs
effectively.

Strengjthen partnerships between public and private sectors to address housing
affordability.

Utlilize Community Development Corporations (CDCs) as partners in housing
solutions.

Support innovative programs like homesteading to provide an affordable path to
homeownership, particularly for seniors and property owners on fixed incomes.

iA\d\éloc?jte for federal fixes to Section 8 housing program to streamline processes for
andlords.

Establish a Multi-family Residential Construction Committee under the guidelines of
ORC 4740.14 to review and propose cost-effective code improvements and energy
standards that meet cost and safety standards. This committee should focus on
incorporating certain multi-family constructions, such as non-high-rise residential
buildings, under the residential code.

Townships are limited by the law with what they are allowed to do regarding
economic development. Consider updating this to empower larger townships.
Instead of removing local control from townships, empower them with the same
economic development tools as cities and villages. This can be achieved by amending
the ORC to allow populous townships to remove the County Planning Commission
requirement, reducing the process time for each submission.

Provide local municipalities with technical assistance to update their zoning codes or
create a statewide policy with uniform zoning requirements.




Implement uniform Ohio Recovery Housing (ORH) requirements that include faith-
based recovery homes.

Increase funding for recovery housing by allocating resources to ensure that recovery
home services can provide adequate care and expand their services to help more
individuals in need.

Expand access to financial literacy and homeownership counseling to existing
homeowners and homebuyers.

Create a permanent program to provide emergency mortgage assistance to
homeowners facing foreclosure.

Consider legislation involving the use of land banks as a model for refurbishing and
developing housing units.

Provide funding for land banks and empower them with certain authorities to operate
more efficiently.

Develop taxation and zoning reform for multi-family residential properties by taxing all
full-time residential properties in the same manner, regardless of type.

Establish minimum standards for zoning codes to eliminate burdensome red tape.

Maintain enforcement of ORC Chapter 5321 to prevent local governments from
dictating terms of rental agreements.

Create a comprehensive plan that guides development and directs public investment
ininfrastructure to supportit.

Establish statewide zoning requirements that require housing variety in all residential
zoning districts.

Create a state program that assists in funding down payments and/or lowering
interest rates for first-time homebuyers.

Review and address the significant upswing in the costs of raw materials and labor,
which are affecting housing development projects.

Streamline building permit review processes to expedite project approvals.

Continue supporting eviction prevention programs

Support bills such as SB 36 (Foreclosure Bill), HB 263 (70 under 70), and HB 274
(Homestead Inflation Adjustment) to address housing related issues and support
vulnerable populations.
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SOUTHEAST OHIO

Southeast Ohio faces unique housing challenges
different from those of large metropolitan areas.
Infrastructure deficiencies and an older housing stock
contribute to the housing challenges of this region. This
summary compiles insights from stakeholders across
the region to identify critical issues and propose
potential solutions.




Common Themes in Southeast Ohio

Infrastructure Deficiencies

Stakeholders expressed that the absence of reliable broadband infrastructure renders the
region unattractive for homeownership and impedes economic development. Furthermore,
costly internet services deter both builders and potential homeowners. They also pointed out
the problem of aging water infrastructure. Numerous independent water companies operate
with outdated infrastructure, including pipes over 40 years old. These companies lack the
resources to maintain water quality and reliability effectively.

Affordable Housing Shortage

Unlike Central Ohio and larger metropolitan areas, Southern Ohio is not as attractive for large
builder investment based on topography, infrastructure, and land available for what would be
an average subdivision project in suburban Ohio. Southeast Ohio is experiencing a scarcity of
affordable housing options, contributing to homelessness and housing instability. Existing
homeless services, such as drop-in centers, are overwhelmed by demand in the region. Over 1
million Ohioans face housing cost burdens, spending over half their income on housing
expenses in Southeast Ohio.

Policy and Funding Limitations

Witnesses testified that due to limited access to tax credits, it hinders the creation of
affordable housing units in the Appalachian region. There is a critical need to streamline the
application process and increase funding allocations that willincentivize developers to investin
affordable housing projects in Southeast Ohio.

Government Funding Shortfalls
The problem of insufficient government funding for housing programs was expressed as
hampering efforts to address housing shortages and infrastructure deficiencies.
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Proposed Solutions
Presented to the Committee

Increase investment in broadband infrastructure to bridge the digital divide and stimulate
economic growth by collaborating with telecommunications providers and community
organizations that can facilitate the deployment of high-speed internet access to
underserved areas in the region.

Establish a dedicated fund for water infrastructure upgrades and provide technical
assistance to water companies.

Leverage grant opportunities to supplement local efforts to modernize water systems.
Simplify the tax credit application process for rural projects and expand eligibility criteria
to encourage private developers to invest in affordable housing projects.

Leverage public-private partnerships and mixed-income developments to address
diverse housing needs.

Redirect funds from drug settlement revenues and expand state housing trust funds to
bolster housing initiatives.

Increase funding for homeless shelters and supportive housing programs that provide
vital support to individuals experiencing homelessness like wrap-around services,
addressing underlying causes of homelessness and promotes long-term stability.

Enact legislation to protect tenants from eviction and housing discrimination to safeguard
housing stability.

Reform zoning regulations and provide technical assistance to local governments to
facilitate affordable housing development.

Adopt the Ohio Realtors Infill housing proposal to increase available propertiesin the
"missing middle" by using pre-approved structural designs and relaxed ordinances.
Expand income-based sliding scales for Area Median Income (AMI) and rent to prevent
residents from facing housing instability due to income changes.

Provide rental assistance for residents who qualify for income-restricted housing but not
subsidized housing, aiming to reduce housing instability.

Increase funding for State Low-Income Housing Tax Credits (LIHTC) and allocate funds
specifically for Appalachian communities to address housing gaps.

Make Single-Family Housing Tax Credit Program and Welcome Home Ohio Program
more accessible for moderate income residents to enhance housing affordability.
Enforce fixed lot rents in mobile home parks to ensure stability for homeowners and
prevent unwarranted evictions.

Close mobile home park loopholes by requiring written lease agreements, limiting rent
increases, and eliminating arbitrary eviction grounds.




Facilitate the creation of mobile home community cooperatives to improve living
conditions for elderly and disabled residents.

Implement Fair Housing protections for Ohio mobile home parks to safeguard
tenants' rights and provide stability.

Allocate funding to nonprofit developers for market-rate housing construction to
revitalize legacy cities throughout Ohio.

Invest in infrastructure rebuilding such as curbs, sidewalks, and parks to support
neighborhood revitalization efforts.

Create a grant program for communities and non-profits to acquire land and develop
residential properties.

Increase funding for the 4% LIHTC Bond Gap Financing program for rural and
Appalachian communities to be able to compete.

Expand income requirements for qualified buyers to broaden access to affordable
housing.

Provide guidance and support from Ohio Housing Finance Agency (OHFA) to
communities on working with developers and housing development assistance
programs.

Simplify pilot programs to evaluate and modify housing funding and regulations for
rural municipalities.
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