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Discrepancy in Revenue Forecast from June Book to Actual

For two consecutive years the Departments of Housing and Dining Revenue has had variance from what
was projected in the June Book. Revenue projection for Housing and Dining is made in March, after the
conclusion of the initial residence hall renewal campaign. Residence hall opening occupancy is projected
from the number of new and renewal contracts we have had at that time and adding in the average gain
from that point in time until hall opening in the previous three years. This hall opening number helps
determine the annual paid equivalency which is the foundation of budget development for both
housing and dining. The application numbers for FY18, 19, and 20 were incorrect. Students can have up
to three contract types (Residence Halls, Arlington Park, and Houses). To project accurately, the
duplicates need to be removed manually in order to count each student only once. For example, the
application count was inflated by 267 students in the Application Report from March 27, 2019. The
business practice that leads to the duplicate contract count has been corrected, and the department is
in the process of finding an automated solution to this problem.

The Departments of Housing and Dining Services operate within a business model. When actual
occupancy and thus revenue comes in below the June Book projection, the departments are
accustomed to adjusting expenses. In some cases, this reduction is a natural consequence of fewer
people (Cost of Sales) and in others it is an adjustment to ways of operating (personnel, travel, supplies,
recipes, and hours of operation). During years when reductions are necessary, these departments are
adept at reducing expenses and have consistently paid their expenses, bond payments, and made
significant contributions to the general fund as an auxiliary enterprise. This is seen in the attached Profit
and Loss statement for the past 5 years.

Decline in Housing and Dining Occupancy and Revenue

The Departments of Housing and Dining have seen decreases in overall revenue, despite small rate
increases (2% in FY 17-19). The majority of this decline is attributed to the overall enrollment decline at
the university, and specifically the first-year and transfer populations. Some of the revenue loss is also
attributed to the sale of University Apartments, which in FY 16 brought in $682,363 in revenue. Dining is
impacted by both the decline in students living in meal-plan required housing as well as the decline in
selection of optional meal plans by renewal and off-campus students.



There has been an increase in the last five years of renewal students, despite the decrease in the overall
undergraduate headcount. This has off-set, to a small degree, the occupancy decline due to new
students.

Historical Reasons for Changes to Housing Capacity

When the occupancy documents are examined, there are changes in capacity from one year to the next.
This is primarily due to varying our use of the University-owned houses due to the needs of the campus.
For several years, on-campus housing or the University-owned houses were used for offices,
international visiting scholars, short-term stays, and new faculty / staff transitional housing. The
majority of these houses have returned to the student housing inventory. There is a demand for this
type of option due to slightly lower price-points, kitchens, single rooms, and student desire for
independence. To meet this demand additional houses can be considered for student housing next year.

Recommendations

The Departments of Housing and Dining have several recommendations that will maximize revenue
(assuming occupancy remains stable) and improve the ability to forecast. These recommendations
include:

¢ Refine both tiers and pricing in housing. There is evidence to support that the tiers can be
collapsed to simplify housing options for students and for the department. This will allow the
department to re-evaluate price. There are places where it may make sense to increase price (ie.
Arlington Park) and perhaps decrease price in others.

¢ Require a 14-meal plan of all first-year students. This helps with both food insecurity and
revenue. It does not, however, help with affordability. Students who receive financial aid are
packaged at a 19 meal plan.

¢ Evaluate alternative uses / close additional buildings. This is a longer-term project. When we
asked colleagues facing similar occupancy concerns across the country, we are all doing similar
things to reduce costs. This is reassuring that we are not alone in this predicament, nor are we
leaving anything out to mitigate lower occupancy. There were a couple of institutions that have
found more unique uses / partnerships for residence hall uses (ie. Conference centers (other
than summer), substance abuse treatment facilities, senior housing).

¢ Evaluate the commutable distance and the discounting of the local area. We changed our
method of determining who could be exempt from living on campus almost a decade ago to
compete with what CSU allows. We should re-evaluate what makes the most sense for our
campus.

¢ Consider Sophomore students on-campus living requirement
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UNIVERSITY OF

NORTHERN
COLORADO

Housing & Residential
Education

Academic Initiatives

For several years Housing and Residential Education has been actively support

student success , retention, and achievement through a variety of programs. Each
of these programs is designed to refocus the intent of our practice on supporting

the academic mission of the institution.

Residential Learning Communities

FA residential learning community (RLC) is a housing option

for all incoming first-year students that helps connect their curricular and
co-curricular experience. Members of an RLC live in the same community with a
resident advisor (RA) who also shares interest or major with the residents. RLC
RAs program specifically to the theme of the RLC, and even offer tutoring for
core classes some of the academic RLCs. Living in an RLC also gives students
the opportunity to connect with a faculty, known as a stakeholder, associated
with the RLC. The RLCs currently offered in the residence halls are listed

below.

¢ Biology ¢ Global Village

e Criminology and Criminal Justice s Honors, Scholars, Leaders

e Cumbres e Leadership

¢ Elementary Education * Monfort College of Business
¢ First Generation ¢ Outdoor Pursuits

e Gender Sexual, and Romantic Identities e Performing and Visual Arts

¢ Pre-Nursing

Faculty in Residence

Faculty in Residence (FIR) are faculty members from an array

of our colleges that live in the halls to provide extra support to the

residents. The goal of the FIR program is to increase faculty interaction with
students outside the classroom, provide a personal and academic role model to
residents, and provide extra support in the residence hall. Our FIRs attend
programs to maintain visibility, and programs to connect with residents, and
work closely with our other hall staff to provide unique support to staff and
residents. We currently have an FIR working in each of the areas across campus.

Academic Year 18-19

TUTORING

(in your jammies)

Housing and Residential

Educaiton has been a proud

partner with Tutorial Services @

UNC since Fall of 2011

Offered in the Biology,
Elementary Education,
Business, and Cumbres RLCs
4-6 hours per week

RA Tutors are jointly hired by
Tutorial Services and Res Ed
Tutors are faculty
recommended, trained, and

certified.

BEARTALKS

These intentional dialogues
happen four times per
academic year in a one to one
setting between RAs and each

of their residents.

BearTalk One - Academic &

Social Transition, Financial

Security

BearTalk Two - Leadership
BearTalk Three - Social
Identity

BearTalk Four - Year in

Review

13 Residential Learning Communities | 8 Faculty in Residence | 2800 Hours Conducting 7700 Intentional Dialogues



|

i
i

_,f_ﬂ i

|

i
|
!

gilN
|

o 2 @ e WS
} = s S

icity Study

Fall 2019

=]
=]
=
=
S
=0
o 1
SR
=
S
Pt
-3
=
=

==
=

==

Price Elast




CONTENTS

OVEIVIEW ..veeeveeviseeeteestessesseeseaessessessesseaseeasessaesbessaebe e s e sbs s e s sses b e be s Rt s s o b s s b b e s b e e R e et e s b e et e s be e st e s ee s n st e st 1
ROOM RAE ANALYSIS 1.veviviiiieineireie ettt b s 3
MATKEt ANALYSIS 1.vuvuvireieeriereercecn st 5
Relationship between Price and Occupancy Rate........oiiiiiniiininnn, 8
Relationship between Price and Returning Students ... 13
CONCIUSION 1rvreetievieteeetistesteertesbeessebesseeteesee s e bensresbe bt eses et onsssbs s st s e b e s eb b e ebs e b e b b e s be s e abe s b e saeenessnssubt s 16
Other CONSIAETATIONS ....oveeueeeerreriieiesieeereereste st ettt st ear s srb e srb e sess e b e s s e b s b s ts bt st r s 16
Resources

e Bureau of Labor and Statistics CPI Calculator (https://www.bls.gov/data/)
o Series CUUS0400SAH (Housing in West urban, all urban consumers, not
seasonally adjusted)
o Data for the first half of the calendar year was utilitzed throughout this report
e Colorado Division of Housing's Multi-Family Housing Vacancy & Rental Survey First
Quarter 2019 (https://www.colorado.gov/pacific/dola/vacancy-rent-surveys)
o 2" Quarter data was utilized throughout this Report
¢ Beginning Occupancy by Residence Hall (Fall 2014 through Fall 2018)
o Provided by UNC's Department of Housing & Residential Education
¢ Returning Students by Residence Hall (Fall 2014 through Fall 2019)
o Provided by UNC's Department of Housing & Residential Education
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Overview

Chart 1 demonstrates the correlation between fall beginning occupancy and new first-time
undergraduate enrollment as of fall census. (It was determined that fall occupancy is a greater indicator
of price sensitivity than year-end occupancy.) It should come as no surprise that the single largest
indicator of housing occupancy rates over the past 5 years is new first-time undergraduate enrollment.
Keep in mind throughout this report that changes in occupancy have a stronger correlation to
enrollment than to changes in price.

Chart 1: Occupancy compared to Enrollment

‘ Fall Beginning Occupancy vs. Census Headcount for New {
§ First-Time UG Students |

3,200 !

e |

3,000

2,800

2,600

2,400

Student Headcount

2,200
2,000

1,800

Fall 14 Fall 15 Fall 16 Fall 17 Fall 18

= New First-Time Students s Total UNC Occupancy

Chart 2 shows the varying level of demand among each Housing price tier over the past 5 years. Most
tiers remain relatively close to the overall occupancy line indicating that demand for that tier is in line
with overall demand for on-campus housing. However, the demand for Tier 2 has consistently exceeded
overall demand suggesting that this price point is the most elastic, so it is perhaps most likely to bear
price increases. The demand for Tier 4, on the other hand, has consistently underperformed suggesting
it may be the least likely to bear price increases.

Table 1: Housing Tiers

Tier 1 Tier 2 Tier 3 Tier 4 Tier 5 Tier 6
Belford Hall Harrison Hall Bond Hall Lawrenson Turner Hall North Hall
Decker Hall Brown Hall Hall South Hall
Gordon Hall Dickeson Hall

Sabin Hall Hansen-Willis

Snyder Hall Hall

Wiebking Hall Lujan Hall

Wilson Hall
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Chart 2: Overall Occupancy by Housing Price Tiers

Beginning Occupancy Rates over Time by Tier
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Note: In Fall 2014, Decker, Gordon &'Sabin were infentionally left unoccupied (offline). S'imilarly, in Fall 2015 and
Fall 2016, only Gordon was offline as it was utilized as office space. As a result, these buildings were excluded from
the respective occupancy percentages.

Chart 3: UNC Occupancy compared to Greeley Occupancy

Occupancy Rates for UNC residence halls vs. Greeley
110.00%
105.00%
100.00%
95.00%
90.00%
85.00% / \
80.00%
75.00%
FY15 FY16 FY17 FY18 FY19
e Greeley Occupancy Rate e Beginning UNC Occupancy Rate
e Ending UNC Occupandy Rate

Note: Greeley rental rates were gathered from the Colorado Vacancy and Rent Survey
(https://www.colorado.qov/pacific/dola/vacancy-rent-surveys) and 2™ quarter data was used for all charts. UNC
occupancy rate is at fall opening which is its highest point.
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Room Rates

Housing rates have experienced modest increases over the past 5 years, including 2% increases each
year from Fall 2016 through Fall 2018 and no increase, for the most part, in Fall 2016. Rates remain flat
in Fall 2019 as well. Chart 4 shows the rates over time for each tier & Chart 5 shows these same rates
adjusted for inflation.

Chart 4: UNC Actual Housing Rates over Time

Room Rates Actual Cost Over Time
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4,500
4,000
Fall 14 Fall 15 Fall 16 Fall 17 Fall 18
=PumTier 1 e=@==Tier2 e=@==Tier3 Tier 4 e=@==Tier5 e==@=Tier6
Chart 5: UNC Housing Rates over Time adjusted for Inflation
Room Rates Adjusted for Inflation (June 2018 dollars)
8,000
7,500 \
G X
7,000
—— T
= E
6,500 ‘
[ —
6,000 h———
\ T e,
5,500 — —
5,000 .
4,500
4,000
Fall 14 Fall 15 Fall 16 Fall 17 Fall 18
w=P=Tier 1 e=@==Tier2 ==@=Tier3 Tier4 e=@==Tier5 e=@==Tier6

Note: Inflation was determined using the Bureau of Labor and Statistics CPI Calculator (https://www.bls.qov/data/)
and was calculated using the first half of the calendar year (June 30" to June 30%).
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Charts 6 & 7 show Arlington Park’s actual and inflation-adjusted rental rates over time, respectively.
Arlington rental rates have increased 2% each year from Fall 2015 through Fall 2018. Comparatively,
Charts 8 & 9 show Greeley’s actual and inflation-adjusted rental rates over time, respectively.

Chart 6: Arlington Actual Rental Rates over Time

Arlington Rent Actual Cost Over Time
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Chart 7: Arlington Rental Rates over Time adjusted for Inflation

Arlington Rent Adjusted for Inflation (June 2018 dollars)
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Market Analysis

Chart 8: Greeley Actual Rental Rates over Time

Greeley Rent Actual Cost Over Time
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Chart 9: Greeley Rental Rates over Time adjusted for Inflation

Greeley Rent Adjusted for Inflation (June 2018 dollars)
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Note: Greeley rental rates were gathered from the Colorado Vacancy and Rent Survey

(https://www.colorado.gov/pacific/dola/vacancy-rent-surveys) and 2™ quarter data was used for all charts.

Charts 10-11 directly compare Arlington Park rental rates with Greeley rental rates at the end of the 2
quarter (June 30%). Greeley rates are “based on the units being unfurnished with tenants paying
electricity and gas” and is an average of all Greeley survey participants. Arlington Park apartments are
fully furnished, and tenants pay for electricity as of Fall 2018. The data shows that Greeley rental rates
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have been rising at a much quicker rate than Arlington Park rental rates. Particularly, the Arlington 2
Bedroom/2 Bathroom rates have fallen behind the average market price. However, an even greater

indicator of price elasticity at Arlington Park is the extremely high demand demonstrated by the large
waiting lists in recent years.

Chart 10: Arlington Rates vs. Greeley Rates for 2 Bedroom/1 Bathroom Apartments

2 Bedroom, 1 Bathroom Apartment Adjusted for Inflation
(June 2018 dollars)
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Chart 11: Arlington Rates vs. Greeley Rates for 2 Bedroom/2 Bathroom Apartments
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Chart 12 compares residence hall monthly rates to Greeley rental rates at the end of the 2" quarter
(June 30%). Residence hall rates were divided by 8 months to determine an approximate monthly rate.
Greeley rental rates were divided by the number of tenants (assuming one tenant per bedroom) to
mirror UNC’s billing structure. Again, Greeley rates are based on unfurnished units which do not include
electricity or gas.

Chart 12: Residence Hall Monthly Rates vs. Greeley Monthly Rates per Tenant

Residence Hall Monthly Rent compared to Greeley Monthly Rent per
Tenant Adjusted for Inflation (June 2018 dollars)
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Relationship between Price and Occupancy Rate

Occupancy rate over time was compared to pricing rate over time for each Housing tier to try to
determine if there is a correlation between price and occupancy rate for any tiers. As demonstrated in
Charts 13-20, there doesn’t seem to be a strong correlation between price and occupancy rate for any
tiers. In general, occupancy for each tier follows a similar trend to the undergraduate main campus
enrollment but doesn’t seem to have any significant reaction to changes in price.

Chart 13: Tier 1 Occupancy Rate compared to Price
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Chart 14: Tier 2 Occupancy Rate compared to Price

Occupancy Percentage
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Chart 15: Tier 3 Occupancy Rate compared to Price
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Chart 16: Tier 4 Occupancy Rate compared to Price
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Chart 17: Tier 5 Occupancy Rate compared to Price
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Chart 18: Tier 6 Occupancy Rate compared to Price
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Chart 19: Arlington Park Occupancy Rate compared to Actual Price

Arlington Apartments Beginning Occupancy Rate by Cost
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Chart 20: Arlington Park Occupancy Rate compared to Inflation-Adjusted Price

Arlington Beginning Occupancy Rate by Cost adjusted for
Inflation (June 2018 dollars)
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Relationship between Price and Returning Students

Finally, the number of returning students was compared to price (adjusted for inflation) over the past 6
fall openings (2014-2019) for each Housing tier to try to determine a correlation. As demonstrated in
Charts 21-26, there isn’t a strong & consistent correlation for any tiers. As demonstrated by the trend
lines (dotted lines), there appears to be a slight pattern of students returning to the residence halls as
prices decrease in most tiers, while Tier 5 shows no recognizable pattern at all. This data suggests that
returners are not price sensitive to Tier 5, while there seems to be a small level of sensitivity to the rest
of the pricing tiers. Tier 6 appears to be the most price sensitive; however, the last data point for Fall
2019 contradicts that point as there was a sharp decline in returners while the inflation-adjusted price
was at its lowest point. According to the returner data, Tier 4 is the next most price sensitive; however,
the data in all tiers is too volatile to be able to draw any clear-cut conclusions.

Chart 21: Tier 1 Returners compared to Price

Tier 1 Relationship of Price to Returners (adjusted for
i inflation)
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Chart 22: Tier 2 Returners compared to Price
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Chart 24:
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Chart 25:
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Chart 26: Tier 6 Returners compared to Price
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Conclusion

The results for residence halls were not conclusive. The study did show, however, that after multiple
years of modest price increases UNC residence halls are now priced much more competitively in the
Greeley marketplace. Within the pricing structure, there may be a case for adjustments in individual
pricing tiers. Tiers 2 & 5 appear to have the most flexibility with regards to price increases, while Tiers 4
& 6 appear to be the most sensitive to price increases. On the other hand, the results for Arlington Park
Apartments clearly show that UNC’s pricing structure has fallen behind the surging Greeley market. This
data is also supported by the fact that demand for Arlington Park has been more than its capacity can
support. Arlington Park undoubtedly has flexibility for future price increases beyond inflation levels.

Other Considerations

Future pricing analysis can be accomplished using quicker, simpler methods that can be accomplished
within the department to accommodate quicker analysis to achieve future goals. Supply and demand
charts and market analysis charts provide the necessary information quickly and easily. This
methodology could be updated annually to aid in conversation for future rate proposals.

The findings of the analysis demonstrate a very strong relationship between occupancy and new first-
time enrollment. The nationwide trend for new first-time enroliment is in decline. Other considerations
& strategies need to be explored to increase future occupancy.
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