
   
 

memorandum 

 

TO: Neighborhood Planning Workgroup 

 

FROM: Eric Adams, Project Manager 

 

CC: Kevin Young, Planning Division Manager, City of Corvallis 

 

DATE: September 17, 2012 

 

SUBJECT: Collaboration Corvallis – Excerpts from 2011 University Housing & Dining Services 

Campus Housing Study 

 

 

Oregon State University Housing & Dining Services completed a Campus Housing Study in August, 

2011.  Among the goals articulated for the study were the following: 

 

 Understand growth “trigger points” for new residence halls (determine when to build – anticipate 

demand or wait until demand is present). 

 Have a more long-term view of student housing on campus. 

 Understand how to get students to desire to live on campus. 

 Explore alternate housing options that would meet the needs of upper class students. 

 Provide a better palette of housing options to support student migration after the first year. 

 Focus on neighborhood impacts; both future growth and current implications are important. 

 Focus on what is in the best interest of students, and then what is best for OSU and the City of 

Corvallis. 

 Coordinate with the campus master plan. 

 OSU and the City of Corvallis would like to develop a shared understanding about housing needs 

and strategies. 

 The City of Corvallis would like OSU to house as many students on campus as possible. 

 Create a partnership with the City of Corvallis and private developers to ensure the success of 

housing. 

 Explore the concept of working with the private sector and expanding student housing beyond 

campus boundaries (downtown, etc.). 
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Attached to this memorandum are excerpts from the study that may provide useful information for the 

Neighborhood Planning Workgroup in making recommendations concerning student housing on 

campus.  Included are:  

 the executive summary of the full report;  

 background information on the process and data used to formulate recommendations; and  

 a study of the off-campus housing market conducted by Brailsford & Dunlavey.   

Please note that student enrollment projections used for the housing study included the period between 

2011 and 2024, and may not be entirely consistent with the information presented to the Neighborhood 

Planning Workgroup in June.  Oregon University System projections for enrollment as of 2017 

(including “distance learners”) were 27,954 students and 28,619 students, respectively.  It is not clear 

what percentage of the total enrollment projections used in the housing study are distance learners.  

Figures presented by OSU Enrollment Management in June projected 4,648 distance learners enrolled at 

the Corvallis campus by 2017. 

Portions of the report that have been omitted include:  

 detailed tables of enrollment projection data (due to formatting constraints);  

 an analysis of the current housing and dining facilities on campus, recommended maintenance 

and upgrades, and timeline projections for new facilities; and  

 several appendices with backup data on program “visioning” surveys, facilities summaries, and 

alternate student capture rate strategies.   

It was the project manager’s determination that this information was not pertinent to the Neighborhood 

Planning Workgroup’s ongoing discussions, and would not provide any additional value towards 

making recommendations than what has been included.  
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Key Excerpts 
University Housing & Dining Services 

Campus Housing Study 
Oregon State University 

Corvallis, Oregon 
August 2011 

 
prepared by Mahlum 

 

Executive Summary 

I N T R O D U CT I O N  A N D  P R O C E S S 
In March of 2011 Mahlum began work with 
Oregon State University (OSU), University 
Housing and Dining Services (UHDS) and the 
City of Corvallis to craft a campus housing 
study that would accommodate projected 
increases in student enrollment and 
address the following key objectives, as 
established by the project steering 
committee: 
 
1) Create a schedule identifying “trigger 
points” for construction of new student 
housing driven by growth. 
 
2) Determine the type, or style, of housing 
most appropriate for each new proposed 
project. 
 
3) Identify opportunity sites for future 
housing on the OSU Corvallis campus. 
In addition to addressing these growth-
related objectives, the housing study also 
provides: 
:: An abbreviated assessment of existing 
housing facilities and observations 
associated with their potential 
modernization 

:: Recommendations associated with 
establishing equity among shared amenities 
in existing residence halls 

:: A preliminary assessment regarding the 
impact of increased bed capacity in housing 
on existing dining facilities 

 
MARKET STUDY AND SURVEY 
As part of the planning process, Mahlum 
engaged Brailsford & Dunlavey to conduct 
student and staff focus sessions, a 
demographic analysis of the OSU 
population, an off-campus market study 
and a student survey against which all 
campus housing assumptions and 
approaches could be evaluated.  Brailsford 
& Dunlavey evaluated 82 rental properties 
and received 769 student survey responses 
(5.1%). A student housing demand model 
was developed based on this survey and 
market analysis. This report can be found in 
Appendix E. 
 
PROJECT VISION 
Mahlum began the planning process by 
conducting a “visioning session” that 
included UHDS staff and representatives 
from the City of Corvallis. The primary 
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purpose of this visioning session was to 
identify key objectives associated with the 
campus housing study and to establish 
planning parameters that would both guide 
subsequent plan studies and facilitate the 
selection of a preferred plan approach. 
During this visioning session numerous 
objectives were identified. Some core 
objectives considered during the analysis 
phase of this study include the following: 
 
:: Accommodate projected increases in 
student enrollment 

:: Accommodate an increase in the 
percentage of new freshmen housed on 
campus (increased capture rate). 

:: Identify growth “trigger points” that 
indicate when new residence halls should 
be constructed 

:: Maintain current strategy of not having a 
freshmen live-on requirement 

:: Ensure business sustainability for OSU’s 
housing system (maintain a very high 
occupancy rate) 

:: Have a long-term view of student housing 
on campus 

:: Understand how to get students to desire 
to live on campus 

:: Provide equity between new and existing 
residence halls 

:: Provide housing options that support 
student “migration” within on-campus 
housing 

:: Provide flexible housing that would 
accommodate new freshman or upper-
division students 

:: Coordinate with the campus-wide master 
plan regarding opportunity sites for future 
housing 

In addition to these central goals, 
representatives from the City of Corvallis 
expressed the desire for OSU to house as 
many students on campus as possible. 
 
CAMPUS PLANNING 
In parallel with this visioning session, an 
outline providing overall description of 
housing holdings, sector populations, status 
of existing dining facilities and circulation 
considerations was drafted. This outline, 
together with content developed during the 
visioning phase of work, served as a 
foundation for subsequent planning 
discussions. 
 
FACILITY ASSESSMENT 
The Mahlum team also participated in a 
walk-through assessment of existing 
housing facilities, to establish the relative 
condition of each building and identify the 
need for associated modernizations, if any. 
During this effort, the assessment team 
observed that existing residence halls 
generally appear to be in good condition, 
primarily due to a well-planned deferred 
maintenance program developed and 
implemented by UHDS. 
 
Having said this, it was also noted that nine 
of thirteen, existing residence halls 
managed by UHDS will have served the 
campus for approximately 65 years by 2024. 
Two others in this age category, 
Weatherford and West, have already 
received major renovations. 
 
PLANNING ANALYSIS 
Enrollment projections were obtained 
through the Oregon State University Office 
of Enrollment Management. These 
projections, updated by the Oregon 
University System (OUS) in May 2011, were 
used as a basis for growth related planning. 
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Enrollment directly associated with INTO 
programs was not included in OUS 
projections, but was accounted for 
separately by the INTO programs and has 
been included in this document. 
 
As mentioned previously, the primary focus 
of this housing study was to develop an 
approach that would accommodate 
projected increases in student enrollment. 
With specific regard to this objective, a 
series of planning scenarios were used to 
explore the impact of both enrollment and 
capture rate increases on capital 
construction. During these explorations, the 
steering committee determined that 
aggressive capture rate increases generate 
a demand for new residence hall facilities 
that exceeds available, owner-financed, 
construction capital. This financial reality, 
combined with a desire to develop a 
planning approach that would minimize risk 
associated with higher vacancy rates, drove 
the steering committee toward a more 
conservative planning approach. 
 
The preferred planning approach, as 
identified by the steering committee, 
represents a proposed increase in capture 
rate for new freshman of 0.75% per year 
and a proposed increase in capture rate for 
other freshman, sophomores and juniors of 
0.10% per year.  Within the horizon 
identified for this plan (2024), this 
translates into an increase of new freshmen 
participation from approximately 80% to 
88% and upper division participation from 
approximately 6% to 7%. 
 
“Trigger points” identifying construction of 
new residence halls were also influenced by 
direction from the steering committee, 
allowing the accrual of approximately 300 
beds under capacity prior to bringing a new 

residence online. This allowance would 
further ensure high rates of occupancy in 
newly constructed housing wherever 
possible. 
 
PLANNING CONCEPTS 
The planning team identified several 
opportunity sites associated with the 
construction of future residence halls. 
These opportunity sites were specifically 
selected for their immediate proximity to 
existing housing facilities and their 
associated ability to reinforce student 
communities already established by the 
four primary housing districts. These 
districts include those created by residence 
halls found in Sectors B, G, and D, and also 
by cooperative housing found in Sector D. 
 
It was widely recognized that several of the 
opportunity sites have been previously 
identified as potential locations for other 
campus functions. However, given limited 
availability of sites needed to accommodate 
even the most conservative approaches to 
growth (such as that selected by the 
steering committee), it was generally 
agreed that the sites should still be 
proposed as prime locations for housing. 
 
 
R E COMMENDAT I O N S 
 
GROWTH 
Based on the preferred planning approach, 
this study identifies need for two additional 
residence halls beyond those currently 
being designed and/or constructed. These 
pre-existing projects are the International 
Living Learning Center (ILLC), scheduled to 
open in 2011, and the New Student 
Residence One (NSR1), scheduled to open 
in 2014. 
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Planning and design for NSR1, comprised 
primarily of apartment-style units, began 
prior to the completion of this campus 
housing study. 
 
Updated enrollment projections, 
categorized by student division, suggest 
that NSR1 will require a significant increase 
in upper-division participation in order to 
avoid excess bed capacities projected 
through the Fall of 2015. 
 
The housing demand model developed by 
Brailsford & Dunlavey suggests that 
increased upper-division participation may 
be achievable, assuming rental rates are at, 
or near, market rental rates. 
 
Projected increases in both enrollment and 
capture rate indicate that a subsequent hall, 
New Student Residence Two (NSR2), will 
not need to come on line until Fall2021. 
Based on projections categorized by 
student level, this residence hall will 
primarily serve new incoming freshmen and 
should therefore be a suite-style or perhaps 
mixed unit hybrid. 
 
Projected increases in enrollment and 
capture rate indicate that a third new hall, 
New Student Residence Three (NSR3), may 
be required within the horizon of this 
planning document, Fall of 2024. Similar to 
NSR2, projections categorized by student 
level, suggest this residence hall will 
primarily serve new incoming freshmen and 
should therefore be a suite-style or perhaps 
mixed unit hybrid. 
 
It should be noted that NSR3 is necessitated 
by an unusual jump in enrollment projected 
for the year 2024; a projection that should 
be revisited and confirmed as that date 
approaches. 

It is important to understand that increased 
bed capacity will also exert pressure on 
dining facilities that serve students living in 
residence halls. Based on service capacities 
provided by UHDS, it appears that current 
food service facilities may be sufficient to 
accommodate new housing facilities 
through the construction of NSR2 on, or 
around, 2021. This allowance presumes that 
NSR1 will be constructed as apartment-style 
units and that NSR2 would be located in 
Sector D, served by McNary Dining Center.  
NSR3 will likely require modification or 
expansion of existing food service facilities 
to accommodate the student population it 
houses. 
 
 
MODERNIZATION 
Although the majority of residence halls are 
well-maintained and in generally good 
condition, primarily due to the rigorous 
deferred maintenance plan managed by 
UHDS, nine of 13 residence halls will have 
served the campus for approximately 65 
years by 2024. 
 
With regard to this, it is reasonable to 
believe that many of these buildings’ major 
systems will, around this time, be 
approaching the end of their serviceable life 
and failing. When potential seismic 
upgrades are added to this consideration, it 
suggests that a long-term plan for major 
upgrades be made, with the first projects 
commencing around, or immediately 
following the horizon line of this planning 
document (2024). 
 
If UHDS undertakes this major upgrade 
plan, we further recommend that Sackett 
Hall be considered as a strong candidate for 
re-purposing as a living/learning center, due 
to the significant amount of ground floor 
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common area that could easily be 
converted into academic space. With its 
high ceilings, central location and historic 
features, a fully renovated Sackett Hall 
live/learn center could be a very attractive 
option for undergraduate students. 
 
While not as old, Bloss and Finley Halls also 
stand out as candidates for upgrades. 
Extensive modernization of Bloss may be 
particularly effective, as the suite style 
housing offered by this building is typically 
more attractive than traditional-style 
residence halls to upper division students. 
 
The cooperative houses are in need of 
modernization due to daily wear-and-tear. 
In addition, these facilities are not entirely 
well-suited for such large occupancies. 
 
Finally, Orchard Court will likely need 
ongoing maintenance, due to the quality of 
construction, but it is our understanding 
from UHDS staff that the facility is in high 
demand and well liked. With regard to this, 
current plans for ongoing maintenance may 
serve this community well for some years to 
come. 
 
EQUITY 
Equity and programmatic assessment 
focused on ‘decompression’ strategies 
designed to improve common space and 
shared residence hall amenity. The 
intention of this effort would be to raise the 
desirability of existing facilities by bringing 
their social interaction spaces into closer 
alignment with newer, more desirable 
housing alternatives. 
 
The Mahlum team believes that Bloss, 
Finley, Poling and Cauthorn Halls offer up 
significant opportunity for improvement of 
shared residence hall amenities. 

While it appears that “decompression” will 
have a small impact on overall UHDS 
capacity, the benefit of this approach 
should be weighed against the cost of 
associated modernization and overall 
impact of capacity reduction on revenue. 
 
THE MARKET 
The report produced by Brailsford & 
Dunlavey suggests significant market 
demand exists for housing intended to 
serve upper-division students.  
 
This housing demand, combined with the 
limited availability of real estate suitable for 
large scale development in the Corvallis 
market, particularly near campus, suggest 
that opportunity exists for University 
owned upper-division housing.  
 
In order to benefit from this opportunity, a 
number of hurdles must be cleared. Two of 
the primary challenges facing University-
developed apartment-style housing are: 

:: Availability of construction capital 

:: Ability to construct inexpensive housing 
that can be rented at rates attractive to 
students. 

The University has two basic alternatives 
associated with access to funding for 
construction projects. The first option relies 
mainly on the OUS system for capital 
resources. The second option involves 
forging public/private partnerships to 
access additional capital reserves for 
construction of these projects. This report 
suggests that OSU explore public/private 
partnership options in greater detail to 
determine whether this approach may be 
an acceptable way to address housing 
needs at upper-division levels. 
 



6 
 

With regard to attractive rental rates, the 
Brailsford & Dunlavey report identifies 
“more cost effective” housing as the 
number one reason students consider living 
off campus. This report suggests that OSU 
explore construction alternatives 
specifically directed toward cost reductions 
intended to facilitate reduced rental rates. 
 
S I T E S 
As previously stated in this summary, the 
planning team identified several 
opportunity sites associated with the 
construction of future residence halls.  
 
This report recognizes that site availability, 
particularly near the campus core, remains 
at a premium, with many potential 
candidates and functions vying for the same 
building locations. Having said this, student 
housing makes a significant contribution to 
the vibrancy of campus and the individual 
development of both incoming and 
returning students. Providing a central 
location for housing facilitates its role in 
both of these areas. 
 

With regard to site availability this report 
suggests the following: 

:: Preserve as many core campus sites as 
possible for housing associated directly with 
first year freshmen, freshmen and 
sophomores. These housing types would 
primarily be comprised of traditional 
residence halls and suite-style housing 
geared specifically toward attracting and 
retaining students during their early 
university experience. 

:: Locate apartment style housing in 
locations other than prime core campus 
sites (this housing could be very 
appropriately located outside the 10 minute 
walking circle identified on page 6 of this 
document). 

:: Open discussions between UHDS and 
other campus planning groups to explore 
the role of housing in campus life and 
student development. Work with these 
groups to identify and agree upon 
appropriate building sites for future housing 
expansion as needed to accommodate 
increasing enrollment and growth. 
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Excerpts from Full Report 

PLANNING PARAMETERS 
 
ENROLLMENT AND RETENTION 

:: Use a planning horizon of Fall 2024 

:: Use current headcount projections from 
OSU’s Office of Enrollment Management, 
which are derived from the OUS projections 

:: A portion of the students in the INTO 
program are not included in the OSU/OUS 
headcounts; use projected headcounts 
provided by the INTO program for these 
students 

:: There is a desire to increase retention if 
possible, but at a minimum plan to maintain 
the current percentage of students retained 

 
MODERNIZATION 

:: Modernization of existing housing stock is 
both an operational issue and an equity 
issue; there is a desire to get all buildings on 
a level playing field 

:: Allocate a certain amount of funds per 
building to address equity issues 

:: The current eight-year plan is to get all 
buildings safe, and upgrade windows, roofs, 
and infrastructure 

:: Consider decompression to add student 
amenities to certain buildings 

:: Use tiered costs per square foot for 
varying levels of Modernization 

 
FACTS 
 
GENERAL 

:: Approximately 75% of current housing 
stock is occupied by first-year freshman 

:: Cost is the number one factor for 
students not returning to on-campus 
housing at OSU 

:: Corvallis has a 0% vacancy rate in the fall 
and doesn’t have the capacity to house 
more students; the private sector is 
beginning to respond to the development 
need, but isn’t providing options in the 
short-term 

:: The GEM is successful because it feels like 
it is off campus and doesn’t require a meal 
plan; it has “hip” factor and is designed to 
house upper class students 

:: INTO consists of three programs: 
Pathways – program allows students to 
come into OSU as a sophomore; Academic 
English – turns into Pathways; General 
English – students come for a 4 or 10 week 
program only. All Pathways and Academic 
English students are required to live on 
campus. 

:: Greek community housing is typically not 
ideal for freshmen; freshman also may not 
do well in suites 

:: Maintenance is not included in the scope 
of the study 

:: Seismic upgrade of other existing housing 
facilities (approximately half of inventory) 
should be considered in the plan 

 
WHAT STUDENTS GAIN WHEN THEY LIVE 
OFF CAMPUS 

:: Adulthood (not being taken care of) 

:: No policy restrictions (behavior, drinking 
and dining autonomy) 

:: Lower cost (even without cost of dining 
plan) 

:: Perception of freedom 

:: Choice of roommate 
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WHAT STUDENTS LOSE WHEN THEY LIVE 
OFF CAMPUS 

:: Convenience (meals cooked for them, 
cleaning) 

:: Time/proximity (commute, parking, need 
for a car) 

:: Sense of community and connectedness 

:: Academic support (access to library, other 
student peers) 

:: Access to programming 

 
OTHER RESIDENTIAL MODELS 

:: Residential college 

:: More specific integration with areas of 
study (engineering, business, etc.) 

:: Private off-campus apartments 
(developer) with an OSU connection (IT 
support, grocery, advisors, etc.) 

 
IMPACTS TO ON-CAMPUS HOUSING COSTS 

:: As a state agency, it is typically more 
expensive to build (union wages, etc.) 

:: Upkeep of older facilities is more 
expensive 

:: Programmatic/service decisions, such as 
having dining halls open during non-
profitable hours and the type of dining 
program requires high overhead (multiple 
cash stations instead of one point of sale) 

:: Infrastructure to support housing, such as 
a higher staffing level for buildings (instead 
of one property manager for an apartment 
complex) 

:: The age of the population requires more 
“care” (typically 18-19 year olds) 

:: OSU currently has a freshman level of 
service basically “across the board” in all 
housing options 

 
STUDENT SURVEY & MARKET STUDY 
A student survey (which included student 
and staff focus group meetings, impromptu 
“intercept meetings” and an online student 
survey) was executed along with a 
comprehensive off-campus market study to 
quantify student desires and market 
demand for any increase in on-campus 
student housing. Findings include: 

:: While student satisfaction was generally 
high, there were differing views of 
desirability of individual residence halls 

:: Strong enrollment growth, combined with 
minimal off-campus development, has 
contributed to a less than 1% vacancy rate 
and has caused a 10-20% escalation rate in 
off-campus housing 

:: Despite on-campus rates being between 
35-45% higher than off-campus housing, 
lack of vacant or available land for private 
development near campus still presents 
opportunities for OSU to expand their 
housing inventory 

:: Potential demand exists for up to 2,085 
additional beds by fall 2019 

:: An additional increased demand of 1,308 
beds could be realized if OSU-UHDS pursues 
a freshman live-on requirement 
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