City of Hays
Office of the City Manager

Memo
To:

City Commission

From:

Toby Dougherty, City Manager

Date:

9-13-2021

Re:

September 16, 2021 Work Session

Please find the attached agenda and supporting documentation for the September 16, 2021 Work
Session.
Item 2 – Incentives Request for the Redevelopment of Former St. Joseph’s School
Please refer to the attached memorandum from Kim Rupp, Director of Finance, regarding the incentives
request for the redevelopment of the former St. Joseph’s School. The developer wishes to convert the
former St. Joseph’s School into 12 apartments and is requesting to utilize a Rural Housing Incentive District
(RHID), federal and state tax credits, as well as a Moderate Income Housing Grant. As you know, the
process to establish an RHID is quite lengthy. If the Commission chooses to move forward, the process
would begin with two resolutions – one addressing the RHID and one for the Moderate Income Housing
Grant.
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CITY OF HAYS
CITY COMMISSION WORK SESSION

CITY HALL, 1507 MAIN STREET, HAYS, KS
THURSDAY, SEPTEMBER 16, 2021 – 6:30 P.M.

AGENDA

1. September 2, 2021 Work Session Notes (PAGE 1)
Department Head Responsible: Kim Rupp, Director of Finance
2. Incentives Request for the Redevelopment of Former St. Joseph’s School (PAGE 5)
Department Head Responsible: Kim Rupp, Director of Finance
3. Other Items for Discussion
4. Executive Session (if required)
5. Adjournment
ANY PERSON WITH A DISABILITY NEEDING SPECIAL ACCOMMODATIONS TO ATTEND THIS MEETING
SHOULD CONTACT THE CITY MANAGER'S OFFICE 48 HOURS PRIOR TO THE SCHEDULED MEETING
TIME. EVERY ATTEMPT WILL BE MADE TO ACCOMMODATE ANY REQUESTS FOR ASSISTANCE.

City of Hays
City Commission
Work Session Notes
Thursday, September 2, 2021 – 6:30 p.m.
Present: Sandy Jacobs, Michael Berges, Ron Mellick, Shaun Musil, Toby
Dougherty, Kim Rupp, and John T. Bird
Absent: Mason Ruder
August 19, 2021 Work Session Notes
There were no corrections or additions to the minutes of the work session
held on August 19, 2021; the minutes stand approved as presented.
Parks Department Parking Lot Resurfacing – Award of Bid
Jeff Boyle, Director of Parks, stated the Parks Department parking lot is in
disrepair and becomes extremely muddy after rain and snow events. In order to
handle the large equipment and truck traffic, it was determined that resurfacing
the lot with concrete would be the best reconstruction option. An amount of
$156,000 is budgeted in the Special Park and Recreation Budget for this
purpose. The low bid for the project was submitted from T&T Builders, LLC in the
amount of $136,180, or $19,820 under budget. The new parking lot will include a
new entrance/exit that will allow for traffic in both directions, which is not currently
possible. This will allow large delivery trucks and trucks with trailers to easily
enter and exit the facility.
At the September 9, 2021 Commission meeting, Commissioners will be
asked to approve the low bid from T&T Builders, LLC for concrete resurfacing of
the Parks Department parking lot in the amount of $136,180, for the base bid and
alternate 1.
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2021 Uniform Public Offense Code/2021 Standard Traffic Ordinance
Don Scheibler, Chief of Police, stated the League of Kansas Municipalities
(LKM) publishes a revised version of the Uniform Public Offense Code for
Kansas Cities and the Standard Traffic Ordinance for Kansas Cities on a yearly
basis. These ordinances contain the most current legislative changes and
updates put into place annually by the Kansas Legislature. These books are
designed to provide comprehensive laws for Kansas communities and for the
most part they parallel the state traffic and criminal codes. The majority of both
books remain the same from year to year.
Chief Scheibler reviewed the notable changes to the documents for 2021.
At the September 9, 2021 Commission meeting, City Commissioners will
be asked to approve the ordinances adopting the 2021 revised versions of the
Uniformed Public Offense Code and Standard Traffic Ordinance for use in the
City of Hays.
Rezoning Request for 210 West 13th Street from Public and Institutional
District (P-I) to Residential Multi-Family District (R-M)
Jesse Rohr, Director of Public Works, stated that an application has been
submitted by Todd Co., LLC to request a change in zoning from Public and
Institutional District (P-I) to Residential Multi-Family District (R-M) for the property
located at 210 West 13th Street. The building was formerly St. Joseph School
and Parish Center.
In 1907 the St. Joseph Parish Center was built and used as a school and
administrative building for many years. The building has not been used for more
than five years and the Diocese has decided to sell the property to Todd Co.,
LLC, who plans to renovate the property into multi-family apartments.

The

building is listed as a historical structure and is eligible for tax credits from the
State of Kansas.

The property is also located within the Neighborhood

Revitalization Program area and is eligible for tax rebates for 10 years.
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Mr. Rohr stated that this rezoning request is logical and continues with the
character of the neighborhood of multi-family residential housing surrounding the
property.
Mayor Jacobs commented that she is pleased to see that someone is
interested in that wonderful building and stated this would be a huge addition to
the downtown area.
At the September 9, 2021 Commission meeting, Commissioners will be
asked to adopt an ordinance approving the change in zoning from Public and
Institutional District (P-I) to Residential Multi-Family District (R-M) for the property
located at 210 West 13th Street.
Other Items for Discussion
Commissioner Mellick stated it is great to see fall sports back for both high
school and college students.
The work session was adjourned at 6:51 p.m.
Submitted by: ______________________________________________
Brenda Kitchen – City Clerk
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Commission Work Session Agenda
Memo
From:

Kim Rupp, Director of Finance

Work Session:

September 16, 2021

Subject:

Incentives Request for Redevelopment of Former St
Joseph’s School

Person(s) Responsible: Kim Rupp, Director of Finance

Summary
St. Joseph’s Apartments, LLC, a Kansas limited liability company, (the “Developer”)
submitted an Application for Economic Incentives and the required application fee relating
to a residential project and related infrastructure discussed below.
The Developer is requesting rural housing incentive district financing (RHID) on a pay-asyou-go basis. Developer estimates the RHID will generate approximately $450,000 of
revenue over the requested 20-year term, which would be made available to reimburse
Developer for RHID-eligible project costs on a pay-as-you-go basis.
Adopting the RHID Resolution making certain housing needs findings and determinations
would advance the statutory process for RHID creation financing (see attached calendar).
Following adoption and publication, the RHID Resolution would be sent to the Kansas
Secretary of Commerce for approval to move forward with the creation process and further
Commission action.
Additionally, the Developer is requesting the City support an application for a Moderate
Income Housing Grant (“MIH Grant”) to further support the project. MIH Grants are
funded by the State of Kansas and administered by the Kansas Housing Resources
Corporation (“KHRC”). According to the KHRC Request for Proposals, MIH Grant
applications will be prioritized if the proposed project will utilize RHID financing.
Therefore, participation from the City and other local taxing jurisdictions in RHID
financing may result in additional project funding from the State.
MIH Grant applications must include a resolution from the governing body of an eligible
city or county indicating support for the project. Adopting the MIH Resolution would
allow the Developer to continue with the preparation and submission of an application for
a $360,000 MIH Grant.
All materials have been reviewed by the City’s special legal counsel, Gilmore & Bell, P.C.,
and are found to meet all the requirements of Kansas law and the City’s Economic
Development Policy. Staff recommends the Commission adopt the Resolutions.
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Background
The Developer seeks to acquire the historic St. Joseph’s School building located at
210 W. 13th Street and renovate the building into a 12-unit multifamily residential complex
targeting moderate income tenants (the “Project”).

Discussion
The Developer seeks reimbursement of certain RHID-eligible project costs from RHID
revenues.
The Developer requests RHID financing on a pay-as-you-go basis for 20 years. The
Developer estimates that the RHID will generate approximately $450,000 in revenues
during this term. RHID revenues will be derived from incremental property tax revenues
collected on the project site.
If the Commission approves the RHID Resolution, the RHID Resolution would be sent to
the Kansas Secretary of Commerce for approval to move forward with the creation process
and further Commission action.
To further aid in the cost of the Project, the Developer intends to apply for an MIH Grant.
MIH Grant proceeds are disbursed upon KHRC approval of costs to support housing for
individuals with incomes in a targeted range. MIH Grant recipients are tasked with
reporting requirements to ensure compliance with the income eligibility limits. The
Developer will assume all responsibilities related to the MIH Grant program, including
documentation of eligible costs and eligible tenants.
If the Commission approves the MIH Resolution, the MIH Resolution will be provided to
KHRC by the Developer in support of an application for a $360,000 MIH Grant.

Legal Consideration
The City Attorney has reviewed the attached documentation and, based upon the fact that
special legal counsel has reviewed all documents, there are no known legal obstacles to
proceeding as recommended by City Staff.
Special legal counsel, Gilmore & Bell P.C. has reviewed all the documentation submitted.
All aspects as set forth in the Term Sheet comply with Kansas law and the City’s Economic
Development Policy.

Financial Consideration
If the RHID is created, the RHID fund would collect incremental property tax revenues for
a maximum period of 20 years. The Developer estimates that the RHID would generate
approximately $450,000 in revenues during such term.
The Developer will advance all costs of the project and will be reimbursed for eligible costs
from the RHID revenues on a pay-as-you-go basis. The City will not issue general
obligation or special obligation bonds for the project.
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If the MIH Grant is approved, the funds will be provided by KHRC upon approval of
eligible Project costs. No City costs are anticipated, and the Developer will agree to
indemnify the City for any costs or expenses related to the MIH Grant program.
The Developer has paid the application fee of $1,000 and the deposit of $5,000. The $5,000
is retained to pay for the City’s out of pocket costs associated with the City’s review of the
application including costs of legal counsel, as further set forth in the Funding Agreement
executed by the Developer. The Policy and Funding Agreement provide that if the costs
incurred exceed the fee collected, the applicant will reimburse the City for the additional
costs.

Options
The City Commission has the following options regarding the RHID Resolution and the
MIH Resolution:
•
•
•

Adopt the Resolutions
Decline to adopt the Resolutions
Provide other direction to City staff

Recommendation
Advance the project by adopting the RHID Resolution and MIH Resolution.

Action Requested
Adopt a resolution making certain housing needs findings and determinations.
Adopt a resolution in support of a moderate-income housing grant application.

Supporting Documentation
Term Sheet
Calendar
Application package from Developer
Resolutions
Hays Housing Needs Study - 2017
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CITY OF HAYS, KANSAS
PROJECT OVERVIEW AND SUMMARY OF
ECONOMIC DEVELOPMENT INCENTIVES REQUEST
August 26, 2021
The Proposed Project
The proposed project described below (the “Project”) involves the redevelopment of the historic St.
Joseph’s School located at 210 W. 13th Street into a 12 unit multifamily residential complex targeting
moderate income tenants (see map attached as Exhibit A).
Construction of the Project is expected to begin in the first quarter of 2022 following the City’s
approval of the requested incentives and assuming receipt of the Grant described below, and is
expected to be completed approximately 12 months thereafter. If the Grant is not received,
construction may be delayed by a year.
St. Joseph’s Apartments, LLC, a Kansas limited liability company (“Developer”) will be responsible
for engineering and constructing the Project, subject to the City’s building code and inspection
requirements.
Estimated Total Investment
Developer estimates the total costs of the Project to be approximately $2,182,500. See attached
Exhibit B for an itemized Project cost estimate.
Proposed Method of Financing/Requested Economic Development Incentives
Developer requests that the City Commission authorize staff to begin negotiating a Development
Agreement to provide for construction of the Project and the administration of the requested economic
development incentives.
The specific economic development incentives being requested are as follows:
1. Rural Housing Incentive District (RHID) with boundaries as shown on Exhibit A. The
RHID would capture all eligible incremental property tax revenues within the RHID. The
RHID revenues would be used to reimburse the Developer for RHID-eligible expenses on a
pay-as-you-go basis for a maximum term of 20 years. The Developer does not request that the
City issue any bonds in connection with the RHID.
Based on current Project cost estimates, Developer estimates that approximately $1,782,500
of the total Project costs are RHID-eligible expenses under State law and the City’s economic
development policy (see Exhibit B). Based on current plans to develop the Project, Developer
estimates that the RHID would generate approximately $450,000 in incremental property tax
revenues over the 20-year term of the RHID. Only eligible RHID reimbursable expenses will
be made available to the developer. The developer estimates that the RHID will not be able to
generate revenue in excess of the eligible costs. Therefore, based upon the Developer’s
estimates the project is expected to require the full 20-year term.

600289.20114\TERM SHEET v.2
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2. Kansas Moderate Income Housing Support. The Developer requests that the City support an
application for a Moderate-Income Housing project grant administered by the Kansas Housing
Resources Corporation in the amount of $360,000 (the “Grant”). The City would assign to
the Developer all rights and obligations related to the Grant. Developer would guaranty
compliance with the Grant program requirements and indemnify the City for any expenses
incurred by the City as a result of non-compliance.
Benefits to the City
1. Increased Housing Stock. The development will fill a critical need in the community for
increased workforce housing stock and help businesses attract and retain employees.
2. Increased Construction Activity. The City and County would realize the economic benefits
attendant to a reconstruction project as the Project is built, including potential for increased
sales tax collections as materials are purchased for the Project.
3. Revitalization of Vacant Downtown Building. The City would realize the economic benefits
attendant to an increased residential downtown presence and the revitalization of a currently
vacant building. Additionally, the building has been exempt from property taxes throughout
its history and the renovated use will generate property tax for use by all taxing jurisdictions
upon expiration of the RHID.
Proposed Timeline
Developer expects to begin construction in the first quarter of 2022 following all City approvals,
assuming receipt of the Grant. See Exhibit C attached for a schedule of City Commission approvals
for the requested Project incentives.

600289.20114\TERM SHEET v.2

2

9

EXHIBIT A:
PROJECT LOCATION; RHID BOUNDARIES

600289.20114\TERM SHEET v.2
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EXHIBIT B:
PROPOSED PROJECT COSTS
(DEVELOPER ESTIMATES)
Sources
Rural Housing Incentive District
Moderate Income Housing Grant
State Historic Tax Credits
Federal Historic Tax Credits
Developer Debt/Equity
TOTAL

$ 450,000
360,000
470,000
85,000
817,500
$2,182,500

Uses
Acquisition Costs
2nd and 3rd Floor Remodeling Costs
Other Remodeling Costs
TOTAL

$ 182,500
1,333,333
666,667
$2,182,500

600289.20114\TERM SHEET v.2
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EXHIBIT C
SCHEDULE

600289.20114\TERM SHEET v.2
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DRAFT: AUGUST 26, 2021
CITY OF HAYS, KANSAS
St. Joseph’s Apartment, LLC Project
RHID Schedule
DATE
Sept. 16

ACTION
Work Session: City Commission considers Resolution making findings as to
proposed RHID and Resolution supporting application for Moderate Income
Housing Grant

Sept. 23

City Commission considers Resolution making findings as to proposed RHID
and Resolution supporting application for Moderate Income Housing Grant

Sept. 29

Resolution making findings published in the Hays Daily News

Sept. 29

Letter to Secretary of Commerce containing certified copy of Resolution making
findings and certification of age of building within the proposed district and
requesting Secretary to review and advise the City whether the Secretary agrees with
the findings and confirms that the building within the proposed district is located in a
central business district

Oct. 7

Letter from Secretary of Commerce to the City advised of the Secretary’s agreement

Oct. 12

Development Plan and Development Agreement finalized

Oct. 21

Work Session: City Commission considers Resolution of intent to consider adoption
of development plan and establishment of district and calling public hearing

Oct. 28

City Commission considers Resolution of intent to consider adoption of
development plan and establishment of district and calling public hearing

Nov. 3

Certified copy of the Resolution of intent delivered to City Planning Commission
(receipt requested) and certified mailed to BOCC and USD

Dec. 1

Resolution of intent and calling public hearing published in the Hays Daily News (at
least 1 week, no more than 2 weeks, before hearing)

Dec. 2

Work Session: City Commission considers Ordinance adopting the development plan
and establishing the district

Dec. 9

Public Hearing (not less than 30, no more than 70 days following adoption of
Resolution of Intent)
City Commission considers Ordinance adopting the development plan and
establishing the district

Dec. 15

Publish Ordinance in the Hays Daily News

Dec. 16

Copy of the Ordinance, legal description of the land within the District, and map
indicating the boundaries of the District certified mailed to County
Clerk/Treasurer/Assessor, BOCC, and USD (by Jan. 1, 2022)

Jan. 8

BOCC and USD veto period expires (30 days following public hearing)

600289.20114
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St. Joseph’s Apartments
Project Summary & Economic Development Incentives Request

Submitted to GrowHays and the City of Hays by:
St. Joseph’s Apartments, LLC
Justin Pregont, Part Owner/Manager
&
Pomeroy Development, LLC
Justin Pregont, Owner/Manager
203 North Terrace
Atchison, Kansas 66002
PomeroyDevelopmentKS@gmail.com
www.pomeroydevelopment.com
913-367-9317 (cell)
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Executive Summary
St. Joseph’s Apartments, LLC humbly submits the attached development proposal and economic
development incentive request to GrowHays and the City of Hays. Our company intends to acquire the
historic St. Joseph’s School building in downtown Hays and undertake an adaptive reuse and historic
preservation project to create 12 high quality, moderate income apartments.
St. Joseph’s Apartments will feature eight one-bedroom units averaging about 770 square feet and
renting for an average of $925 / month and four two-bedroom units averaging about 1,000 square feet
and renting for about $1,150 / month.
Our Development Team
Justin Pregont will serve as the developer of this project through his real estate development company,
Pomeroy Development, LLC. He is also the manager and part owner of St. Joseph's Apartments, LLC,
the single purpose entity that has been established to own the St. Joseph's property and manage the
apartment business going forward.
Justin has ten years of experience in local government administration specializing in capital projects
and community/ economic development. Justin also has about five years experience in real estate
development and property management, including the Old Fire Station Loft (2016), Red Light Gallery
(2018), Fox Theatre Atchison (2019), 1913 Apartments (2020), and Central School Apartments (coming
2022). Justin’s real estate development portfolio is attached.
Hays-based Paul Wertenberger Construction (PWC) will serve as the general contractor for this project
and they need no introduction from us. The majority of subcontractors will be locally sourced as
determined by the bidding process to be conducted by PWC following the design of the project.
Creal, Clark, and Seifert, out of St. Joseph, MO, will serve as the architect for the project. They most
recently completed the 1913 Apartments Project in Atchison, KS. A portfolio of their work is attached.
Rosin Preservation, out of Kansas City, MO, will serve as the historic preservation consultant for the
project. Rosin Preservation has established a national reputation for excellence in historic preservation,
consulting on hundreds of historic rehabilitation and adaptive reuse projects. They’ve consulted on
dozens of historic school conversions for residential use, including the Garfield School in Abilene and
the Washington School in Hays in recent years. They were also part of the development team for 1913
Apartments in Atchison and the Fox Theatre Atchison project. A portfolio of their work is attached.
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Project Scope
The St. Joseph School was dedicated September 14, 1908. The St. Joseph Parish has used the building
as a school, and more recently as parish offices, since its construction. The St. Joseph School was listed
in the National Register of Historic Places, along with the St. Joseph Church across the street, in 2008.
The building is currently vacant but relatively well maintained so it remains in good condition.
St. Joseph School is a three-story stone building with a raised basement. Clad in Kansas limestone, the
building expresses the Romanesque Revival style with the large round-arched entrance at the center of
the symmetrical front (north) elevation and the arched window openings at the third story. The front
and side elevations have regular fenestration patterns consisting of single windows with stone sills and
lintels. The interior is organized around a double-loaded corridor that runs east-west on each floor.
Four classrooms line each corridor with each side having two classrooms flanking a narrow single room
at the center of the corridor. The stair tower is on the east side of the building and an exterior fire
escape is attached to the west side of the building. The entry vestibule retains its historic mosaic tile
floor and interior wood frame with wood doors, transoms, and sidelights. The name of the school and
date of construction are written in the tile floor.
The interior has been modified on the first floor to create offices within what were historically
classrooms, although it retains a double-loaded corridor. The upper two floors retain their historic
classroom and corridor configuration as well as some historic materials. The basement retains its
historic configuration with its irregular layout and mechanical spaces.
Rosin Preservation has consulted on dozens of projects that have redeveloped historic school buildings
into high quality housing. One fairly recent example that’s from the same era as St. Joseph’s School is
the Bancroft School in Kansas City, MO. A few images of that project have been included below to
demonstrate the quality of housing product that can be achieved in a historic school redevelopment
project in buildings of similar age, design, and use.
Additionally, the attached development portfolio includes some images of the quality of housing
product that our team has previously put together.
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Bancroft School Apartments - Kansas City, MO
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A document produced by Rosin Preservation titled, “Preservation Strategies Memo” as well as some
preliminary schematic floor plan drawings are attached for your review to aid in communicating the
scope of the proposed project.
Local Economic Impact
The St. Joseph's Apartments project is expected to have about $2.64 million in total development costs,
which includes the acquisition cost of $182,500, about $2 million of construction work, and the
remainder being soft costs (architect, construction loan interest, consultants, developer fees, travel,
appliances, etc.). Our development team will utilize local construction financing (Bank of Hays) and a
local general contractor (Paul Wertenberger Construction). All construction materials delivered to the
site or secured in the Hays community will be taxable as well, which we’d estimate at around $700,000
worth of taxable sales.
Upon completion of the project, the St. Joseph's Apartments property would be a seven-figure addition
to the property tax rolls for the very first time since it’s construction in 1908. While our development
project hopes to utilize the Rural Housing Incentive District Program to help make the financing for this
project feasible, the property tax receipts in the future are sizable and significant, though delayed.
In developing the 1913 Apartments Project in Atchison, our team found that over one third of our
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tenants wound up being local retirees looking to downsize. That transaction accomplishes several
things. It supplies a tenant to the project, keeps those retirees in the community, as opposed to many
that have felt forced to move to larger markets to find suitable retirement accomodations, and opens
the single family home they are downsizing from for another family to occupy. The other two thirds of
the residents at 1913 Apartments are currently a mixture of early career and mid career professionals
(nurses, teachers, social workers, etc…). Our company would envision a similar mix with this project.
Based on the findings of the Docking Institute's 2017 Hays Housing Study (Executive Summary
attached), it seems like this project is a perfect fit to meet the demands of the growing Hays
community. According to that document, “(t)he availability of affordable, high-quality housing is one of
the few obstacles to economic growth and development in Hays.” St. Joseph’s Apartments, LLC would
appreciate the opportunity to be part of the solution to that problem.
Incentive Request
Our project model estimates total project costs to be about $2.64 million with a cash investment from
our partners of $500,000. Unfortunately, our project pro forma projects only ~$325,000 will be
available in cash to return to our partners over the 15 years following the completion of construction,
even with amortizing our permanent debt over a 25 year schedule. Without the incentive proposals
that are detailed in the paragraphs to follow, the project is obviously uninvestable with a substantial
gap to be filled in order for us to proceed.
Fortunately, the property is already listed on the National Register of Historic Places, which gives our
company access to the State and Federal Historic Tax Credit Programs. Those programs are highly
attractive for a project like this, but they also come with extraordinary requirements in terms of historic
preservation, design/review, and construction quality, all of which are positive outcomes for the Hays
community. The sale of the State of Kansas Historic credits are expected to generate about $470,000 of
equity for the company and the Federal Historic Tax Credits are expected to generate about $85,000 /
year over a five year period to offset federal tax liabilities for the partners. These are by-right programs
that are available as long as the historic tax credit program requirements are met. No action is required
or requested from the City of Hays.
The State of Kansas, through the Kansas Housing Resources Corporation, has a Moderate Income
Housing program that our partners have previously utilized on the 1913 Apartments project in
Atchison, Kansas. The program requires a city or county government to sponsor the application and
only jurisdictions under 60,000 people are eligible. Neither the City of Hays or Ellis County has ever
received an award in the 10+ year history of the program. Individual awards max out at $400,000 and
our company would be seeking about $360,000 from the program to make our project viable.
Applications are due the last week of September and awards are announced in December. Having
secured an award through this program in the past, we’re well versed at how to set up the relationship
between our company and the City of Hays to ensure both parties are appropriately protected in this
partnership. We’ve included the series of legal documents that were put in place to govern the
relationship between Atchison County and 1913, LLC regarding the $400,000 Moderate Income
Housing Program grant that was awarded to 1913, LLC for your review (Resolution of Support,
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Development Agreement, Grant Agreement, and Assumption Agreement are attached). We’re
requesting the City of Hays adopt a Resolution of Support by 9/23/21.
We understand the City of Hays recently adopted a Rural Housing Incentive District with the Heart of
America Development Project so we’ll forgo the explanation on how the program works. Even so, the
State of Kansas enacted a law this past legislative session allowing the RHID program to be utilized for
projects seeking to develop housing on upper level units in downtown districts provided the building is
50+ years old. Our project is seeking a 20 year RHID, which we estimate at a total value of about
$450,000. It is simply not possible to put together an investable project that pays a full load of property
taxes AND a full load of debt service in markets like Hays (and Atchison) where market rents are so
disconnected from construction costs. For the entire history of the St. Joseph’s School building, it has
been tax exempt. The City’s infrastructure, public safety, community development and planning,
finance, and other services will experience no additional demand.
The Moderate Income Housing Program explicitly prefers to award projects that are also RHIDs to
ensure the local jurisdiction has maximum buy-in on the project. If the State of Kansas is going to put
resources into a project, they want to see that the local government(s) are on board as well. Our
company is requesting that the City of Hays adopt the initial Resolution required to kick-start the RHID
process by September 23, 2021 so the Resolution can be included in the Moderate Income Housing
Grant Application. We’re also requesting a Resolution of Support
By utilizing the state and federal historic tax credit programs, the Moderate Income Housing program,
and the Rural Housing Incentive District program, our partners are projected to achieve a ~5% after tax
internal rate of return over a five year period and ~10% internal rate of return over a ten year period
with this project. Given the risk profile of developing housing in historic structures and the ongoing
demands of property management / property maintenance, our company feels this is a fair return to
expect on a project like this.
The State Historic Tax credits ($470,000) and Moderate Income Housing grant ($360,000) function as
equity grants to the project, which coupled with the $500,000 in cash from the partners result in about
~$1.33 million in equity, The remaining ~$1.31 in funds necessary to complete the ~$2.64 million
project come in the way of long term debt.
The Federal Historic Tax Credits ($85,000 / year for 5 years) function as an after tax benefit for the
investors that helps overcome the lack of cash flow generated in this project.
The RHID functions as operational support for the project while the principal on the long term debt is
paid down. Once the RHID is complete, the long term debt has been diminished enough to refinance
the project and make the operational expenses, including a full load of property tax, financially feasible.
Todd Co., LLC, a real estate holding company owned and operated by Justin Pregont presently has the
St. Joseph’s School building under contract through the end of September 2021. That contract will be
assigned to St. Joseph’s Apartments, LLC at closing, which will occur in late September, assuming the
City of Hays is a willing partner on the economic development incentives requested above.
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Justin Pregont
Development Portfolio

913-367-9317 (cell)
justinpregont@gmail.com

P.O. Box 531
Atchison, KS 66002
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justinpregont@gmail.com

325 Commercial Street
Atchison, KS 66002
www.1913apartments.com

1913 Apartments, located in the heart of
downtown Atchison, KS features a
beautiful blend of classic and
contemporary interior finishes, an elevator
to all four levels, premium countertops,
ceramic tile throughout the kitchens and
bathrooms, slate toned appliances, a
washer/dryer in each unit and the faster
internet available to any residential
property in Atchison,

$3.1 million project
18,000 sf adaptive reuse of a vacated,
historic YMCA building
17 apartments (studio, 1 , & 2 bed)
100% occupancy within one month of
completion
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justinpregont@gmail.com

715 Commercial Street
Atchison, KS 66002

The Red Light Gallery building is a mixeduse, traditional storefront building in
downtown Atchison, Kansas. The ground
floor is a retail and special event space
housing HC Style Co., an independent
women’s clothing boutique, in addition to a
venue for rotating shows from local and
regional artists. The second floor houses
two loft-style apartments with 12 ft. ceilings,
exposed rafters, brick accent walls, custom
built butcher block countertops, and
original wood trim and flooring from the
1890's.

The design concept for this project fuses the
historic character of the building with modern
finishes and conveniences, including in-unit
laundry, stainless steel appliances, subway tile
throughout the bathrooms and kitchens.
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612 Commercial Street
Atchison, KS 66002

The Fox Movie Theatre, originally built in
1949, is a state-of-the-art, first-run, threescreen movie theatre located in the historic
Royal/Fox Theatre venue in downtown
Atchison. A comprehensive historic
preservation project, which fully restored
the building’s Streamline Moderne
aesthetic, was completed in March of 2019.
The historic venue now boasts all the
conveniences of a modern moviegoing
experience. The main auditorium on the
ground floor seats approximately 130
people and features the venue’s largest
screen, several rows of recliner seats, as
well the original medallion/cove on the
underside of the balcony.

The balcony auditorium features stadium
seating totaling 120 seats, a single row of
recliner seats, and the original scalloped/cove
ceiling. The third auditorium features
approximately 20 recliner style seats and offer a
high level of flexibility for special events, private
parties, or regular first run movie programming.
The Fox Theatre Project was completed in
March of 2019 with a total development cost of
approximately $2.5 million.
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The Old Fire Station Loft is a 3,000 square
foot personal residence located on the
second floor of the old fire station in
downtown Atchison. The Old Fire Station
was decommissioned from active fire
service in 1971 after nearly 100 years as an
active fire station.

The Old Fire Station Loft Project was completed
in November of 2016 with a total development
cost of approximately $300,000. The loft was
professionally designed and curated to project
an elegant blend of contemporary and
traditional concepts.
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Elizabeth Rosin, Principal
With twenty-five years of experience in historic preservation and cultural resource management, Elizabeth Rosin, founder of Rosin Preservation, has worked in a broad range
of the preservation field’s many facets. Currently a regional preservation consultant, she
has also been a preservation planner in local government and a field archaeologist for
several entities in the Northeast and Midwest. Her portfolio includes historic resource
surveys, thematic studies, and preservation plan components; local, state, and National
Register nominations; Section 106 compliance documents and public participation processes; rehabilitation tax credit applications, Historic American Buildings Survey
(HABS) documentation; and design guidelines.
Elizabeth is drawn to projects that are out of the ordinary and that require creative
thinking to achieve a successful resolution. Under her guidance, Rosin Preservation has listed over 2,000 resources on the National Register of Historic Places and consulted on more than 100 historic tax credit projects, representing over $1 billion of
construction activity. These projects have involved a broad spectrum of resource types -- commercial, institutional, industrial
and residential buildings in big cities and in small towns. Recognizing the outstanding quality of the rehabilitation projects, state,
local and national entities have conferred preservation awards to numerous Rosin Preservation tax credit projects. In 2017 the
US Dept. of Housing and Urban Development recognized Elizabeth's expertise in the area of historic tax credits and invited her
to develop and present the webcast Using Historic Tax Credits to Create Affordable Housing.

Professional Experience
Principal. Rosin Preservation, LLC. Kansas City, Missouri. 2006-Present
Partner. Historic Preservation Services, LLC. Kansas City, Missouri. 1998-2006
Planner II. Historic Preservation Management Division, City Planning & Development Dept. Kansas City, Missouri. 1997-1998
Planner I. Historic Preservation Management Division, City Planning & Development Dept. Kansas City, Missouri. 1993-1997

Education
M.S. Historic Preservation. University of Vermont.
B.A. Anthropology and Geography. Northwestern University.

Additional Education & Training
Real Estate Development Finance Professional. Historic Real Estate Finance Training, National Development Council. 2014-15
Section 106: A Review for Experienced Practitioners. National Preservation Institute. Kansas City, Missouri. 2003

Publications
“On the Road in Kansas.” Kansas Preservation, Vol. 32, No. 1, Winter 2010.
Faces of Corinthian Hall. Exhibit-in-print. Kansas City Museum. 2010
Restoration of a Window: Art Glass in the Breakfast Room at Corinthian Hall. Exhibit-in-print. Kansas City Museum. 2009.
“Now Showing: Historic Theaters and Opera Houses of Kansas.” Kansas Preservation, Vol. 27, No. 2. March-April 2005
“Route 66 in Kansas.” Kansas Preservation, Vol. 25, No. 3. May-June 2003
“The New Deal in Kansas.” Kansas Preservation, Vol. 24, No. 1. January-February 2002
“Made of Steel & Virtually Indestructible Lustrons Were the Homes of the Future.” Kansas Preservation, Vol. 23, No. 1. Jan-Feb 2001

Awards
Capstone Award - Rehabilitation of 1712 Holmes. Kansas City Business Journal. 2016
25 Under 25 Small Business Award. Thinking Bigger Business Media. 2016
Preservationist of the Year - American Institute of Architects - Kansas City Chapter. 2014
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A R C H I T E C T S / E N G I N E E R S, I N C.

G
GREGORY
T. SEIFERT, A.I.A., LEED GREEN ASSOC.
Principal, Architect
Education: Bachelor of Science – Industrial Arts/Technology
Northwest Missouri State University – 1992
Registrations:
Architect – Multiple States
Affiliations:
American Institute of Architects
Green Building Certification Institute – LEED Certified
Since 1992
Greg Seifert, AIA, LEED brings to your project more than 26 years of architectural and
construction experience. He assists clients from preliminary master planning through
construction administration. Greg is a LEED Certified Architect with the GBCI (Green Building
Certification Institute.)
Greg leads the team of Architects and Designers as the Architect or Record for Mosaic Life Care
and its affiliates. One of the latest of those projects was a Historical Renovation of the German
American Bank Building in St. Joseph, MO.
This project was awarded the 2018 Missouri Preservation Award by Missouri Preservation.

MOSAIC LIFE CARE
Buisness Plaza
German American Building

44

1

28

LIVINGSTON COUNTY LIBRARY
Historic Renovations
Chillicothe, MO

RECENT PROJECTS:
Mosaic Life Care:
German American Building - Downtown Business Plaza
Concessions / Toilet Facility - 7th and Felix Street
Parking Garage Facility
HRMC - CPM - Main Campus
Caregiver Support / Kitchen / Servery Renovations
Room Service Renovations
New Laundry / Maintenance Facility
Smithville Clinic - Facility Expansion
Highland Plaza - Clinic Renovations
Main Campus - Elevator Replacement
Cameron Clinic and Shell Building
Orthopedic Surgeon Suite Renovations
Burlington Creek - Interior Design
Open Door Food Kitchen - New Kitchen Facility
Northwest Medical Center Renovations - Albany MO
NW Health - Behavioral Health Facility Expansion
EL Crawford Construction, Inc.:
Buchanan County EMS New Ambulance Facility
Mozingo Lake Conference Center
Nestle Purina Pet Care:
Locker Room Expansion / Renovations
The Graham Group:
Mitchell Woods - AG Resources Mgmt. - Tenant Reno
Master Site Plan Development
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Al J. Mueller Construction, Inc.:
Atchison Airport - New FBO, Hangar and Museum
BMS Warehouse Expansion - Industrial Park
Schutz Container - Facility Expansion - New Building
Golden Triangle - Office Addition and Renovations
Golden Triangle - Office Addition - Interiors Package
Continental Screw Conveyor - Facility Addition
King City Lumber:
Farmers Supply - New Fertilizer Building
City of Maryville - New Water Sewer Maint. Facility
New Sheep Barns - USDA Project
Case Contracting, LLC – Chillicothe, MO:
KC Customs - New Facility - Structural and Engineering
Livingston County Library Renovations
Speedys Convenience:
New Convenience Store - Tuscany Village
Convenience Store Renovations – Multiple Locations
City of St. Joseph:
Fire Station No. 4 Renovations
Lehr Construction:
Altec - Office Addition
City of Maryville:
City Hall - Facility Renovations

Lehr Construction:
Bayer Pharmaceutical - Shawnee Mission - Renovations
PR St. Joseph, LLC:
Pizza Ranch Restaurant Tenant Finish
American Angus Association:
American Angus - Facility Expansion
Tri-State Ford Lincoln Mercury – Maryville, MO:
New Facility -

Randy Reed Chevrolet:
Demolition Plans and Master Plan Development
Mr. Mark Burnsides:
New Office Building - Edward Jones Investments
Rolling Hills Consolidated Library:
Savannah Branch - Interior Design and Renovations

Tri-State Ford Lincoln Mercury
Maryville, MO

Mosaic Life Care – Dermatology Clinic
St. Joseph, MO

Mosaic Life Care at Shoal Creek
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Date: June 25, 2021

To:

Justin Pregont

From: Rachel Consolloy, Molly Maguire, Rosin Preservation

Re:
RECOMMENDED PRESERVATION STRATEGIES FOR THE ST. JOSEPH PAROCHIAL SCHOOL IN
HAYS, KS

Introduction/Overview
The following notes represent a preliminary assessment of the St. Joseph Parochial School,
210 W. 13th Street, Hays, KS following a site visit by Rosin Preservation’s Rachel Consolloy
and Molly Maguire on June 9, 2021. These notes are intended to provide general guidance
as the team develops a preservation strategy for the project. Rosin Preservation will
provide more specific input on treatment approaches as we become more familiar with
the building in its historic, current, and proposed forms and as the rehabilitation plans
evolve.
BACKGROUND INFORMATION

Property History
The St. Joseph School was dedicated September 14, 1908, after a year of construction. The
St. Joseph Parish has used the building as a school, and more recently as parish offices,
since its construction. The St. Joseph School was listed in the National Register of Historic
Places, along with the St. Joseph Church across the street, in 2008. The building is
currently vacant but relatively well maintained so it remains in good condition.

Period of Significance
The building is listed in the National Register under Criterion C for Architecture, so the
period of significance is 1908. Any changes made after the initial construction are not
considered historic, although for any early changes, SHPO/NPS may consider their
significance to the property and whether they are character-defining elements and to
what degree are impacted by proposed changes.

Property Description
St. Joseph School is a three-story stone building with a raised basement. Clad in Kansas
limestone, the building expresses the Romanesque Revival style with the large roundarched entrance at the center of the symmetrical front (north) elevation and the arched
window openings at the third story. The front and side elevations have regular
fenestration patterns consisting of single windows with stone sills and lintels. The interior
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is organized around a double-loaded corridor that runs east-west on each floor. Four
classrooms line each corridor with each side having two classrooms flanking a narrow
single room at the center of the corridor. The stair tower is on the east side of the building
and an exterior fire escape is attached to the west side of the building. The entry vestibule
retains its historic mosaic tile floor and interior wood frame with wood doors, transoms,
and sidelights. The name of the school and date of construction are written in the tile floor.
The interior has been modified on the first floor to create offices within what were
historically classrooms, although it retains a double-loaded corridor, even if the original
width may have been altered. The upper two floors retain their historic classroom and
corridor configuration as well as some historic materials. The basement retains its
historic configuration with its irregular layout and mechanical spaces.

Alterations
The first floor was altered, somewhat, when the classrooms were converted to offices.
Three of the four classrooms on the first floor were subdivided with non-historic drywall
partitions. The original width of the corridor may have been altered to narrow the
corridor somewhat. The first-floor spaces have been altered with non-historic dropped
ceilings and carpet. Non-historic bathrooms were installed at the south end of the
stairwell, and they protrude into the corner of the southeast classroom. The classroom
configurations are otherwise unaltered. The windows were replaced with non-historic
aluminum windows that fill the historic window openings. They appear to be in good
condition, but the three-part stacked sashes do not match the historic four-over-four
wood windows. The original cupola and attic dormers were removed during a previous
renovation.

The historic tax credit program allows the owner to keep existing features and materials
that were acquired with the building. However, if any of those elements are altered during
rehabilitation, the treatment must meet the Secretary of the Interior’s Standards for
Rehabilitation and complement the building’s historic character. Ideally, the planned
rehabilitation and adaptive reuse will be an additive rather than subtractive process that
retains historic fabric, rather than removing it, as new material that is added can be
removed in the future to return the building to its original appearance without
significantly compromising its integrity. Any non-historic features and materials may be
removed.
PRESERVATION TREATMENT ZONE MAPS
Treatment zones for the interior of the building have been identified to help guide design
decisions. The zones are based on the Secretary of the Interior’s Standards for
Rehabilitation. The zones are color coded red, yellow and green. Architectural significance
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is hierarchically arranged from the most visible, public areas to the least visible and
utilitarian spaces.

Red-Renovation Zone – Highly visible and publicly accessible areas such as the exterior of
the building, entry vestibules, circulation elements such as stairs and corridors, and
signature spaces such as the auditorium and the gymnasium can tolerate the least amount
of change. These areas are colored red.

Yellow-Rehabilitation Zone – spaces that are less prominent, such as secondary
corridors/entries, classrooms, and offices are not as significant and can tolerate more
change. These areas are colored yellow.

Green-Renovation Zone – spaces that are least prominent and significant, such utilitarian
spaces, areas that are non-historic, or that have no historic integrity.

Note: The following Preservation Zones Maps utilize the only plans available, which are a
set of proposed plans prepared for the previous owner. They do not reflect the current
configuration, especially on the first floor.
First Floor
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Second and Third Floors

EXTERIOR – The stone walls are important character-defining features that are original
to the building, as are the historic window and door openings. There is no additional
ornament. The metal fire escapes on the south and west elevations are not original. The
windows and doors have been replaced, but they do fill the historic masonry openings.
The replacement of these features is not enough to compromise the integrity of the
building.
OVERVIEW
Exterior character-defining features include:
•
•
•
•

Stone walls
Side gable roof
Masonry openings
Stone knee walls and concrete stairs at entrances

Recommendations for specific items and features:
The stone walls should be retained and repaired as necessary. The masonry openings
should be retained. If new windows are desired, they should be more historically
appropriate and match the historic configuration. The current roof shape should be
retained; it is not necessary to restore the cupola or dormers, but they could be if desired.
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SITE
Asphalt parking lots surround the building. Historically this area was grass until it was
paved c.1970. The National Register nomination for the property does not explicitly call
out the site as significant as open space surrounding the school. There is still a small strip
of landscaped lawn that spans the front (north) side of the building between it and the
public sidewalk.

Recommended Preservation Strategy:
• As the open space surrounding the building is not identified as significant, it may
be possible to add some new construction to the site, although the visibility of the
building on all sides could complicate the approval of new construction.
• Any new construction would need to be compatible with and deferential to the
historic building and have a more institutional, rather than residential, aesthetic.

ROOF
The gabled roof has two gabled wall dormers that rise from the front (north) elevation.
The current roof shape is historic, although the roof originally had a center cupola and
two small roof dormers. The cupola and dormers were removed prior to 1951. The roof
was likely slate but is now asphalt shingle with metal flashing. The roof drains to what
appear to be historic metal (copper) gutters and downspouts. There are four downspouts
on the front elevation and three on the back. Separate gutters and downspouts drain the
water from the two flat roofs of the east and west bump-outs.

Recommended Preservation Strategy:
• The roof shape and drainage system should be retained and repaired as necessary.
If the roof is damaged and needs to be replaced, it can be replaced with asphalt
shingles.
• If the gutters and downspouts are damaged beyond repair and documentation to
support this is submitted, they can be replaced, but should be replaced in kind, if
possible. If copper is not available, they can be replaced with aluminum in a color
that matches the historic color.
• There is no requirement to replace the cupola or roof dormers that were removed
prior to 1951.

WINDOWS & DOORS
The building contains non-historic replacement windows. The aluminum windows with a
fixed transom, a fixed top lite, and an operable single-hung lower sash, fill the historic
masonry openings on all elevations. The original windows are visible in the one available
historic photograph. It shows four-over-four double-hung windows. Presumably, these

50

windows were wood. The current windows may have been installed within the historic
frames, which may be visible beneath the aluminum panning.

Non-historic aluminum storefront systems were installed within the historic entrances
on the north and east sides of the building. The east doors likely replaced an earlier wood
frame door and fanlight, but the north storefront system was installed within the arch
where it was historically open. A metal slab door and solid panel replaced the wood door
and fanlight in the west entrance. The openings above the west entrance were windows
historically, but have been lengthened to create doors to access the metal fire escape from
each floor. It appears that there was historically an entrance on the south elevation, but it
was infilled with stone or concrete blocks and a window. One window in each of the
second- and third-floor classrooms at the southeast corner has been converted to an
entrance that accesses an old metal fire escape. These openings have metal doors with
upper glazed panels. This fire escape is older than the west fire escape, but may not be
original to the building.

Recommended Preservation Strategy:
• The existing non-historic windows and doors can be retained, if desired.
• If windows are to be replaced, the new windows must mimic the configuration of
the historic windows visible in the historic photo and have frame and sash
dimensions and profiles of typical historic windows. Considerations for
replacement windows include:
o New windows may be wood, aluminum-clad wood, aluminum, or fiberglass.
NPS will not approve vinyl windows. Aluminum should have a baked/kynar
finish, not anodized. Glass may be insulated clear low-e (PPG Solarban 60,
Guardian Superneutral, Cardinal 272, or equal).
o Dimensioned shop drawings must be submitted for SHPO/NPS review
showing elevations, vertical/horizontal cross-sections.
EXTERIOR WALLS
The walls, with their coursed rock-faced native limestone, are an important characterdefining feature of this building as they are composed of a distinctive local material. The
historic window and door openings have stone lintels, sills, and arches, which reflect the
Romanesque style. The stone appears to be in good condition. It appears that some
historic openings on the south and east elevations have been infilled with similar stone.

Recommended Preservation Strategy:
• The exterior masonry is character-defining; any repairs should prioritize retaining
the existing fabric. Any non-historic infill can be retained, especially if the
composition of the historic opening is unknown. If the masonry is deteriorated
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•

beyond repair, it should be replaced in kind to match existing. A substitute material
such as cast stone may be allowed for replacement of individual limestone pieces
if it matches in dimension, profile, color and texture. The pointing and repair of
deteriorated mortar joints should follow Preservation Brief 2.
The gentlest means possible should be used to clean the masonry. If low pressure
water (100-400 psi) doesn’t sufficiently remove soiling and stains, a gentle
chemical cleaner can be used. Test patches should be performed in inconspicuous
areas prior to progressing with work on the entire façade to ensure the
material/method does not harm the color or texture of the historic masonry.
Cleaning should follow Preservation Briefs 1 and 6.

SIGNAGE
This building did not historically have any exterior signage.

Recommended Preservation Strategy:
• A monument sign would be more appropriate than one attached to the building.
• NPS does not allow internally illuminated box signs or vinyl signs with printed
graphics. Proposed shop drawings will be submitted to SHPO/NPS for review.
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INTERIOR
CONFIGURATION OF SPACES
The interior is symmetrical around the double-loaded corridor that runs east-west
through each floor. There are four classrooms on each floor, one in each corner. There are
two bump-outs at each end of the corridor. The east bump-out contains the stairwell. The
west bump-out contains a janitor’s closet and sink and a small storage room. It also has
the door to the west fire escape. The narrow space on either side of the corridor at the
center of the building, between the east and west classrooms, contains the lobby on the
first floor, and individual rooms on the upper floors. The lobby and corridors are the most
significant spaces, followed by the classrooms, and then the center rooms and groundfloor spaces.

The lobby and corridors retain their historic configurations. The wood framed main
entrance retains its historic wood and glass doors, sidelights, and transoms that fill the
historic opening. The classrooms on the first floor have been subdivided into offices with
the installation of non-historic drywall partitions. The classrooms on the upper floors
retain their historic configuration of open space. The only exception is the southeast
classroom, which has a small bump-out where the non-historic bathrooms at the east end
of the corridor were built into a small portion of the room and the east stairwell. Of the
narrow rooms at the center of the building, some retain their historic configuration while
others have been subdivided. These spaces, along with the ground-floor spaces are the
least significant in the building.

The lobby and corridors retain the historic entrances to the classrooms, even if the doors
themselves have been replaced and the transoms covered. The two classroom entrances
in the lobby retain their historic wood frames and glass transoms, although the doors have
been replaced. The classrooms and corridors have high ceilings. Some of the classrooms
have sinks, counters, cabinets, and built-in shelves. These were constructed in the 1960s
during a previous renovation. The chalkboards were added at this time. While they are
more than fifty years old, these built-in features and chalkboards were added well outside
the period of significance.

Recommended Preservation Strategy:
• The lobby and corridors should be retained in their current configuration. The full
volume of the space should be retained. If it is necessary to drop the ceilings in the
corridor, the new hard lid ceiling should be held above the tops of the transom
frames. If soffits are needed to run ductwork, they should be installed on the unit
sides of the walls. There does not appear to be any historic trim to retain, other
than the wood door frames.
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•

•
•

Classroom footprints should also be retained, with one apartment unit per
classroom. The full volume of the space should be retained wherever possible.
Partial-height walls should be used to subdivide the spaces if needed, with the full
height of the room exposed closest to the windows. Kitchens and bathrooms can
have lower ceilings, especially if they are held to the corridor side of the rooms.
The built-in features can be removed, as can the chalkboards, as they may not be
considered historic because they were installed outside the period of significance.
The narrow rooms at the center of the building can be incorporated into adjacent
units, but the historic classroom walls should be retained where possible and new
openings punched as doorways to access these adjacent spaces.

FINISHES
The entrance vestibule retains its historic wood crown molding and ceramic tile floor,
designed with the name of the school and date of construction. A non-historic wood panel
wainscot is attached to the historic plaster walls. The lobby retains its historic plaster
walls, with the same non-historic wood wainscot as the vestibule. The lobby has nonhistoric tile floors and dropped ceilings. The first-floor corridor and classrooms have nonhistoric carpet and dropped ceilings. Non-historic drywall partitions with vinyl base
subdivide the classrooms. The classrooms have non-historic dropped ceilings and tile
windowsills.
On the upper floors, the corridors have non-historic carpet and dropped ceilings. The
historic plaster walls have non-historic vinyl base and there is no additional trim on the
corridor walls. The corridors retain the historic wood frames of the classroom entrances,
with their tall transoms, but the doors have been replaced with non-historic wood slab
doors. The dropped ceilings are held above the tops of the transoms.

Some of the classrooms on the upper floors retain their historic wood floors while others
have non-historic composite tile flooring and some have carpet. The classrooms have
dropped ceilings, although they are held above the tops of the windows. The chalkboards
have wood frames and chalk trays, but they were installed in the 1960s renovation. The
plaster walls have vinyl base. The plaster ceiling appears to be at least partially intact
above the dropped ceilings.

Recommended Preservation Strategy:
• The historic tile floor in the vestibule and the intact classroom entrances on the
first floor should be retained. Non-historic partitions and finishes can be removed.
If there are historic finishes, they should be retained and repaired as needed.
• Non-historic finishes, such as carpet, vinyl base, and dropped ceilings can be
removed. If historic material is revealed, it should be retained and repaired as
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•

•

•

•

needed. New carpet and ceilings can be installed, although the corridors should
have a hard lid rather than a lay-in grid. The ceilings can be dropped as long as they
are held above the historic transom frames.
On the upper floors, the corridors retain the historic wood frames of the classroom
entrances. The non-historic classroom doors can be replaced or retained, if
desired. If they are replaced, they will need to be replaced with a more historically
appropriate door. It is possible that an aluminum door would be acceptable, if it
has a paneled configuration, similar to the configuration of the main entrance
doors.
The historic wood floors of the classrooms should be retained and refinished. Tile
or carpet may be acceptable for bathrooms and bedrooms; they should be glued
down to meet IRS requirements while also taking steps to protect the historic floor
beneath. Faux wood LVP flooring should not be used to replace historic wood
flooring as there is not a product that NPS accepts as a suitable replacement due to
differences in plank width and color.
This building historically had finished spaces, therefore it would not be
appropriate to have exposed MEP or exposed structure. Plumbing and ductwork
should be soffited or incorporated into new walls and ceilings. If it is necessary to
run electrical lines on plaster walls or ceilings, it is permissible to have surface
mounted conduit that is painted to match the surface.
New partitions, even if they are partial-height, should not intersect windows.

STAIRS/ELEVATOR
There is one internal stairwell in the building. The location of the stairwell is historic,
although the structure of the stair appears to be non-historic. The steel stringers, metal
railing, and quarry tile flooring do not appear to be original to the building. There is one
steel fire escape attached to the west side of the building, which is not historic, and there
is one fire escape attached to the south side of the building, which is not historic, but likely
older than the west fire escape. Both fire escapes are in good condition.
There are no elevators in the building.

Recommended Preservation Strategy:
• The stairwell should be retained as a stair, although the stairs themselves could be
replaced if desired. The existing finishes can be retained. If railings do not meet
code, augment existing railings, keeping historic configuration and material intact.
• The fire escapes can be retained or removed, if desired.
• If it is necessary to install an elevator, there are likely several locations that can
accommodate a new elevator shaft, specifically within either bump-out at the east
and west ends of the building or within the narrow room at the center of the south
side of the corridor. New elevator overruns should not alter the shape of the roof.
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MEP/FIRE SUPPRESSION
The existing MEP system consists of radiators and ceiling fans, and plumbing
concentrated at the east and west ends of the building. The plumbing fixtures are not
historic. Electrical conduit is exposed on the plaster walls. There are sprinkler lines run
above the dropped ceilings in the corridors and classrooms.

Recommended Preservation Strategy:
• New systems can be installed to modernize the building for its new use. New MEP
lines and ductwork should be concealed to preserve the historic finished character
of the building, although surface mounted electrical conduit is acceptable for
historic plaster walls and ceilings. Concealing MEP can be achieved with soffits or
new walls and ceilings. The ceiling may be dropped in the corridor if the hard lid
is held above the historic wood frame of the classroom entrances. Ductwork should
be run on the unit sides of the corridor walls, if possible.
• New mechanical equipment can be installed on the ground at the rear of the
building or within the attic. It should not be installed on either of the east or west
bump-outs, as it should not be visible from the ground.
• Plumbing and fire suppression lines must be concealed within walls and above
ceilings.
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Executive Summary
The Docking Institute of Public Affairs was contracted by the City of Hays to conduct a housing needs
analysis for the purpose of documenting the availability of affordable housing for its current and future
work force, facilitating the broader goal of promoting economic development in the region. The analysis
found the following:


The Hays housing market is characterized by 1) a high proportion (43%) of older housing units
built prior to 1970, suggesting a strong need for new housing units; 2) a low proportion (0.1%) of
housing units one year old or less, suggesting that relatively few new housing units are being
built, the threshold being at least 1.5%; and 3) high housing costs relative to the comparison
communities in Western Kansas, especially for lower-income households.



The U.S. Census estimates annual population increases in Hays from 2000 to 2015 to be
between 0.25 and 0.5 percent. Although Hays has experienced a net gain in housing, that net
gain, as well as planned construction for new housing, is currently declining at a time when
regional population is increasing.



U.S. Census population trends project continued population growth in Ellis County through
2060, while all 8 of its contiguous counties will experience declines in population, suggesting
heavy migration into Hays and a high demand for additional housing.



Assuming a 0.25% annual population growth rate, Hays would require 26 new owner-occupied
units per year over the next 10 years (2018-2027,) 23 new renter-occupied units per year over
the next 5 years (2018-2022), and 24 new renter-occupied units per year from 2023 to 2027.



Assuming a 0.5% annual population growth rate, Hays would require 39 new owner-occupied
units and 33 new renter-occupied units per year from 2018 to 2022, and 40 new owneroccupied units and 35 new renter-occupied units per year from 2023 to 2027.



Assuming a 1.0% annual population growth rate, Hays would require 66 new owner-occupied
units and 55 new renter-occupied units per year from 2018 to 2022, and 70 new owneroccupied units and 58 new renter-occupied units per year from 2023 to 2027.



Approximately 35% of housing units in Hays (4,125 units) were constructed at least 50 years
ago, making many highly likely to be suitable for rehabilitation. However, an average of only 48
permits per year for rehabilitation have been issued over the past 5 years, suggesting that
additional incentives are required to maintain the quality of the older housing units in Hays.



Comparative analysis showed housing costs in Hays and the percentage of their income Hays
residents pay for housing to be among the highest in western Kansas, suggesting a high demand
to supply ratio and a need to increase the supply of housing in order to bring housing costs back
down and closer to that of comparison communities.
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In 2014, the Kansas Department of Labor estimated over 17,000 jobs in Ellis County, rivaling that
of its sister counties with larger populations and indicating that Hays has one of the largest labor
forces in Western Kansas.



Hays offers a wide variety of educational, recreational, and cultural amenities conducive to
attracting new employers and high-quality labor. It also offers a wide range of business support
services necessary. The availability of affordable, high-quality housing is one of the few
obstacles to economic growth and development in Hays.
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Supplemental Questionnaire

City of Hays
Supplemental Questionnaire
1. Name of Applicant Firm: St. Joseph’s Apartments, LLC
2. Firm’s SIC Code:
6514
3. Description and purpose of the new business or expansion:
St. Joseph’s Apartments, LLC is a single purpose real estate holding company that will hold
and oversee the property as the historic St. Joseph’s School building is converted into
12 moderate income apartment units.

Market or retail value of the new or additional investment:
4. Land
5. Building & Improvements
6. Furniture, Fixtures, & Equipment

First Expansion

$182,500
$2 million
$100,000

Second

Third

Expected sales and purchases due to the expansion:
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.

Year 1
Year 2
Year 3
Year 4
Year 5
Year 6
Year 7
Year 8
Year 9
Year 10

Sales
$158k
$159k
$160k
$161k
$163k
$164k
$165k
$167k
$168k
$169k

Purchases
$77k
$78k
$80k
$81k
$83k
$74k
$86k
$87k
$89k
$90k

What percentage will be subject to sales tax:
17. Year 1
18. Year 2
19. Year 3
0 %

0%
0%
0%

Sales

Purchases
33%
33%
33%

20. What is the expected percentage of annual net taxable income on
which state corporate income tax will be computed?
*We’re set up as a pass through LLC partnership, so no corporate tax
Page 1 of 7
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Fourth

Supplemental Questionnaire

Construction Period
21.
22.
23.
24.
25.
26.
27.
28.

Telephone
Electricity
Gas
Water
Waste Water
Garbage
Cable
Internet
%

$6,000
$4,800
$1,500
$5,400
29. By what percentage are utility bills expected to increase during
the remaining years of the expansion? Unknown

New Hires
30.
31.
32.
33.
34.
35.
36.
37.
38.
39.

Year One of
Expansion

Year 1
Year 2
Year 3
Year 4
Year 5
Year 6.
Year 7
Year 8
Year 9
Year 10

Average Annual
Salaries

Moving to the
County

Moving from
Out-of-state

*No new employees
*We will work with our contractor, Paul Wertenberger Construction, to acquire as many building
materials, appliances, etc… from within Ellis County and the City of Hays as possible. We’re just
not far enough into the design of the project to be able to know what percentage of those materials
is locally available and at what expense vs. the larger marketplace. (Example: Where will cabinets
and countertops come from? I’m just not sure yet)

40. Total Construction Cost
41. Construction Profit Percentage

Initial
Construction
or Expansion
$2 million
Unknown
%

2nd
Expansion

Page 2 of 7
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%

3rd
Expansion
%

4th
Expansion
%

Supplemental Questionnaire

42. In the State
43. In the County
44. In the City

45. In the State
46. In the County
47. In the City

48.
49.
50.
51.

Initial
Construction
or Expansion

2nd
Expansion

3rd
Expansion

4th
Expansion

Initial
Construction
or Expansion

2nd
Expansion

3rd
Expansion

4th
Expansion

Number of construction workers
Total salary paid average worker
Total construction salaries
Household size of average worker

Initial
Construction
or Expansion

2nd
Expansion

3rd
Expansion

4th
Expansion

*We aren’t expecting any visitors due to our project

52.
53.
54.
55.
56.
57.
58.
59.
60.
61.

Year 1
Year 2
Year 3
Year 4
Year 5
Year 6
Year 7
Year 8
Year 9
Year 10

Out-of-town visitors expected -

62. How many days will an average visitor to your firm be expected to stay in
the area?
63. How many nights will a visitor to your firm be expected to stay overnight in city
hotels or motels?

Page 3 of 7
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Supplemental Questionnaire

64. How many nights will a visitor to your firm be expected to stay overnight
anywhere in the county?

Page 4 of 7

71

Supplemental Questionnaire

Economic Development Worksheet
Firm’s Name:

65.
66.
67.
68.
69.
70.
71.
72.
73.
74.
75.

Construction Period
Year 1
Year 2
Year 3
Year 4
Year 5
Year 6
Year 7
Year 8
Year 9
Year 10

Benefits/Cost Analysis

St. Joseph’s Apartments, LLC

$
$
$
$
$
$
$
$
$
$
$

To the City

$
$
$
$
$
$
$
$
$
$
$

To the County

$
$
$
$
$
$
$
$
$
$
$

To the State

*I’m not sure how to fill this out. I know we’ll incur the expense of filing this application ($6,000) as
well as sales tax on construction materials (~$50,000). I know we’ll have some kind of expense for
the issuance of a building permit (unknown). We’ll be paying for utilities, taxes (although initially
rebated), and other operating expenses annually going forward.

76.
77.
78.
79.
80.
81.
82.
83.
84.
85.
86.

Construction Period
Year 1
Year 2
Year 3
Year 4
Year 5
Year 6
Year 7
Year 8
Year 9
Year 10

$$
$
$
$
$
$
$
$
$
$

City Costs

County Costs
$$
$
$
$
$
$
$
$
$
$

$$
$
$
$
$
$
$
$
$
$

State Costs

*As an infill project in an existing building with existing utility services, I don’t believe there are
any additional expenses to the City, County, or State as a result of our project.

Page 5 of 7
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Supplemental Questionnaire

As a Percentage of the
Total Number of New
Employees
%
%
%
%

Percent of shopping
%
%
%

%

87.
88.
89.
90.

In the city - *There aren’t new employees from this project.
In the school district where the firm is located
In the county
In the region

91. In Kansas
92. In the County
93. In the City

94. Household size of a typical new employee
95. School age children in household of a typical new employee
96. Percentage of new employees moving to the community for whom
new housing will be required.

As a Percentage of the
Total Number of New
Employees
%
97. Moving to the county
98. Of those, moving from out-of-state
%

Where are construction workers expected to spend their salaries?
%
%
%

99. In the State of Kansas
100. In the County
101. In the City

In the County
102. Daily retail spending by a visitor, excluding lodging
103. Average daily hotel/motel room rates

Page 6 of 7
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$
$

Of that, in the
City
$
$

Supplemental Questionnaire

_______________________________________
Signature
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EXCERPT OF MINUTES OF A MEETING
OF THE GOVERNING BODY OF
THE CITY OF HAYS, KANSAS
HELD ON SEPTEMBER 23, 2021
The governing body met in regular session at the usual meeting place in the City at 6:30 P.M., the
following members being present and participating, to-wit:

Absent:
The Mayor declared that a quorum was present and called the meeting to order.
**************
(Other Proceedings)
There was presented a Resolution entitled:
A RESOLUTION MAKING CERTAIN FINDINGS AND DETERMINATIONS AS
TO THE NEED FOR HOUSING WITHIN THE CITY OF HAYS, KANSAS AND
SETTING FORTH THE LEGAL DESCRIPTION OF REAL PROPERTY
PROPOSED TO BE DESIGNATED AS A RURAL HOUSING INCENTIVE
DISTRICT WITHIN THE CITY.
Commissioner
moved that the Resolution be adopted. The motion was seconded
by Commissioner
. The Resolution was duly read and considered, and upon being
put, the motion for the adoption of the Resolution was carried by the vote of the governing body as follows:
Yea:

.

Nay:

.

The Mayor declared the Resolution duly adopted and the Resolution was then duly numbered
Resolution No. 2021-___ and was signed by the Mayor and attested by the Clerk. The Clerk was directed
to arrange for the publication of the Resolution one time in the official newspaper of the City.
**************
(Other Proceedings)
[BALANCE OF THIS PAGE INTENTIONALLY LEFT BLANK]
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CERTIFICATE
I hereby certify that the foregoing Excerpt of Minutes is a true and correct excerpt of the
proceedings of the governing body of the City of Hays, Kansas held on the date stated therein, and that the
official minutes of such proceedings are on file in my office.

(SEAL)
Clerk
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RESOLUTION NO. 2021-[___]
A RESOLUTION MAKING CERTAIN FINDINGS AND DETERMINATIONS AS
TO THE NEED FOR HOUSING WITHIN THE CITY OF HAYS, KANSAS AND
SETTING FORTH THE LEGAL DESCRIPTION OF REAL PROPERTY
PROPOSED TO BE DESIGNATED AS A RURAL HOUSING INCENTIVE
DISTRICT WITHIN THE CITY.

WHEREAS, K.S.A. 12-5241 et seq., as amended (the “Act”) authorizes any city incorporated in
accordance with the laws of the state of Kansas (the “State”) with a population of less than 60,000 to
designate rural housing incentive districts within such city; and
WHEREAS, prior to such designation the governing body of such city shall conduct a housing
needs analysis to determine what, if any, housing needs exist within its community; and
WHEREAS, after conducting such analysis, the governing body of such city may adopt a
resolution making certain findings regarding the establishment of a rural housing incentive district and
providing the legal description of property to be contained therein; and
WHEREAS, after publishing such resolution, the governing body of such city shall send a copy
thereof to the Secretary of Commerce of the State (the “Secretary”) requesting that the Secretary agree with
the finding contained in such resolution; and
WHEREAS, if the Secretary agrees with such findings, such city may proceed with the
establishment of a rural housing incentive district within such city and adopt a plan for the development or
redevelopment of housing and public facilities in the proposed district; and
WHEREAS, the City of Hays, Kansas (the “City”) has an estimated population of 21,116 and
therefore constitutes a city as said term is defined in the Act; and
WHEREAS, the Governing Body of the City has performed a Housing Needs Analysis dated
June 2017 (the “Needs Analysis”), a copy of which is on file in the office of the City Clerk; and
WHEREAS, based on the Needs Analysis, the Governing Body of the City proposes to commence
proceedings necessary to create a Rural Housing Incentive District, in accordance with the provisions of
the Act.
THEREFORE, BE IT RESOLVED BY THE GOVERNING BODY OF THE CITY OF
HAYS, KANSAS, AS FOLLOWS:
Section 1.
The Governing Body hereby adopts and incorporates by this reference as part of
this Resolution the Needs Analysis, a copy of which is on file in the office of the City Clerk, and based on
a review of said Needs Analysis makes the following findings and determinations.
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Section 2.
The Governing Body herby finds and determines that there is a shortage of quality
housing of various price ranges in the City despite the best efforts of public and private housing developers.
Section 3.
The Governing Body hereby finds and determines that the shortage of quality
housing can be expected to persist and that additional financial incentives are necessary in order to
encourage the private sector to construct or renovate housing in the City.
Section 4.
The Governing Body hereby finds and determines that the shortage of quality
housing is a substantial deterrent to the future economic growth and development of the City.
Section 5.
The Governing Body hereby finds and determines that the future economic wellbeing of the City depends on the Governing Body providing additional incentives for the construction or
renovation of quality housing in the City.
Section 6.
Based on the findings and determinations contained in Sections 2 through 5 of this
Resolution, the Governing Body proposes to establish a Rural Housing Incentive District pursuant to the
Act, within boundaries of the real estate legally described in Exhibit A attached hereto, and shown on the
maps depicting the existing parcels of land attached hereto as Exhibit B (the “District”).
Section 7.
The Governing Body hereby finds that the building located within the proposed
District is more than 25 years of age, will be primarily used for residential use, and is located in a central
business district.
Section 8.
The City Clerk is hereby directed to publish this Resolution one time in the official
City newspaper, and to send a certified copy of this Resolution to the Secretary for the Secretary's review
and approval.
Section 9.
The Mayor, City Manager, City Clerk, other City officials and Gilmore & Bell,
P.C. are hereby further authorized and directed to take such other actions as may be appropriate or desirable
to accomplish the purposes of this Resolution.
Section 10.
This Resolution shall take effect after its adoption and publication once in the
official City newspaper.
[BALANCE OF THIS PAGE INTENTIONALLY BLANK]
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ADOPTED by the Governing Body of the City of Hays, Kansas, on September 23, 2021.

(SEAL)
Mayor
ATTEST:

City Clerk
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CERTIFICATE
I hereby certify that the above and foregoing is a true and correct copy of the Resolution No. 2021[___] adopted by the Governing Body of the City on September 23, 2021, as the same appears of record in
my office.
DATED: September 23, 2021

City Clerk
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EXHIBIT A
LEGAL DESCRIPTION OF PROPOSED
RURAL HOUSING INCENTIVE DISTRICT
[Lots 2, 4, 6, 8, and 10, Block 17, in the original town of Hays City, now City of Hays, Kansas]
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EXHIBIT B
MAP OF PROPOSED
RURAL HOUSING INCENTIVE DISTRICT
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RESOLUTION NO. ______
A RESOLUTION CERTIFYING LEGAL AUTHORITY TO
APPLY FOR THE KANSAS MODERATE INCOME HOUSING
GRANT APPLICATION FROM THE KANSAS HOUSING
RESOURCE CORPORATION AND AUTHORIZING THE
MAYOR OF THE CITY OF HAYS, KANSAS TO SIGN AND
SUBMIT SUCH AN APPLICATION
__________________________________________________________________
WHEREAS, the City of Hays, Kansas is a legal governmental entity as provided by the law
of the State of Kansas; and
WHEREAS, the City of Hays, Kansas intends to submit an application for assistance from
the Kansas Housing Resource Corporation; and
WHEREAS, the City of Hays, Kansas is a governmental entity organized and existing under
the laws of the State of Kansas and thereby has the authority to apply for assistance from the
MODERATE INCOME HOUSING GRANT PROGRAM;
NOW, THEREFORE, BE IT RESOLVED BY THE GOVERNING BODY OF THE CITY
OF HAYS, KANSAS that the Mayor of the City of Hays, Kansas is authorized to act as the official
representative of the City of Hays, Kansas in signing and submitting an application for assistance to
the MODERATE INCOME HOUSING GRANT PROGRAM.
This resolution shall take effect and be in force immediately upon its adoption and shall
remain in effect until future action is taken by the Governing Body of the City of Hays, Kansas.
Adopted by the Commission on the ___ day of September, 2021.

___________________________
Mayor
ATTEST:

______________________________
BRENDA KITCHEN
City Clerk
(SEAL)
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Executive Summary
The Docking Institute of Public Affairs was contracted by the City of Hays to conduct a housing needs
analysis for the purpose of documenting the availability of affordable housing for its current and future
work force, facilitating the broader goal of promoting economic development in the region. The analysis
found the following:


The Hays housing market is characterized by 1) a high proportion (43%) of older housing units
built prior to 1970, suggesting a strong need for new housing units; 2) a low proportion (0.1%) of
housing units one year old or less, suggesting that relatively few new housing units are being
built, the threshold being at least 1.5%; and 3) high housing costs relative to the comparison
communities in Western Kansas, especially for lower-income households.



The U.S. Census estimates annual population increases in Hays from 2000 to 2015 to be
between 0.25 and 0.5 percent. Although Hays has experienced a net gain in housing, that net
gain, as well as planned construction for new housing, is currently declining at a time when
regional population is increasing.



U.S. Census population trends project continued population growth in Ellis County through
2060, while all 8 of its contiguous counties will experience declines in population, suggesting
heavy migration into Hays and a high demand for additional housing.



Assuming a 0.25% annual population growth rate, Hays would require 26 new owner-occupied
units per year over the next 10 years (2018-2027,) 23 new renter-occupied units per year over
the next 5 years (2018-2022), and 24 new renter-occupied units per year from 2023 to 2027.



Assuming a 0.5% annual population growth rate, Hays would require 39 new owner-occupied
units and 33 new renter-occupied units per year from 2018 to 2022, and 40 new owneroccupied units and 35 new renter-occupied units per year from 2023 to 2027.



Assuming a 1.0% annual population growth rate, Hays would require 66 new owner-occupied
units and 55 new renter-occupied units per year from 2018 to 2022, and 70 new owneroccupied units and 58 new renter-occupied units per year from 2023 to 2027.



Approximately 35% of housing units in Hays (4,125 units) were constructed at least 50 years
ago, making many highly likely to be suitable for rehabilitation. However, an average of only 48
permits per year for rehabilitation have been issued over the past 5 years, suggesting that
additional incentives are required to maintain the quality of the older housing units in Hays.



Comparative analysis showed housing costs in Hays and the percentage of their income Hays
residents pay for housing to be among the highest in western Kansas, suggesting a high demand
to supply ratio and a need to increase the supply of housing in order to bring housing costs back
down and closer to that of comparison communities.
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In 2014, the Kansas Department of Labor estimated over 17,000 jobs in Ellis County, rivaling that
of its sister counties with larger populations and indicating that Hays has one of the largest labor
forces in Western Kansas.



Hays offers a wide variety of educational, recreational, and cultural amenities conducive to
attracting new employers and high-quality labor. It also offers a wide range of business support
services necessary. The availability of affordable, high-quality housing is one of the few
obstacles to economic growth and development in Hays.
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Research Objectives and Methods
The City of Hays contracted with the Docking Institute of Public Affairs (Docking Institute) at Fort
Hays State University to conduct a housing needs study. Following the guidelines provided by the Kansas
Rural Housing Incentive District Act (Act), the Docking Institute collected data from the U.S. Census
Bureau, various other state and federal government sources and official records maintained by the City
of Hays. These data were analyzed to assess the City’s current and future supply of and demand for
housing, any inadequacies in the supply of housing that may exist and the importance of quality housing
for the economic growth of the City. To facilitate review, the format of the report mirrors that of the
guidelines published by the Kansas Department of Commerce.

I. Quality of Housing: “There is a shortage of quality housing of various price ranges in the city
or county despite the best efforts of public and private housing developers”
The first guideline provided by the Act asks if there is a shortage of quality housing of various
price ranges. “Quality housing” is assessed through aggregated measures on a variety of factors, such as
physical defects (for example lacking complete kitchen or plumbing), overcrowded units, excessive cost
burden, and age of the houses. Table 1 shows the indicators and thresholds specified in the guidelines to
define a shortage of quality housing. The following sub-sections examine the housing conditions in Hays
in regards to those indicators in order to determine the degree to which a housing shortage exists. Also,
in order to understand how the housing conditions in Hays fare relative to Western Kansas, four other
demographically similar cities (Dodge City, Garden City, Great Bend, and Liberal) in the region are
selected as comparison cities. For a few indicators that are related to rental units, three cities in the
region with a major university are added for comparison, too: Emporia and Pittsburg in Kansas and
Kearney in Nebraska.
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Table 1: Housing Shortage Indicators/Criteria
Housing Supply/Demand Indicators
Vacancy Rate

Housing Shortage Criteria
Low (1% of stock or less for owner-occupied units; under
5% of stock for rental units)

Overcrowding

High (6% of stock or more for owner-occupied units)

Size Match

Count of large households (6 or more persons) exceeds
count of large units (4 or more bedrooms)

Complete Plumbing

Low (96% of stock or less for owner-occupied units; 95% of
stock or less for rental units)

New Units (1 year old or less)

Low (1.5% of stock or less for owner-occupied units; 1% of
stock or less for rental units)

Old Units (50 years old or more)

High (40% of stock or more for owner-occupied units; 40%
of stock or more for rental units)

Price: Income Match

Count of households in income category exceeds count of
units in price/rent category (units not to exceed 30% of
gross income)

Figure 1: Vacancy Rate: 2015
14.8%

16.0%
14.0%
12.0%

9.5%

10.0%

8.0%
6.0%
4.0%

5.3%

2.9%

2.0%

5.0%

1.7%

4.2%
2.1%

4.6%

1.5%

0.5%

3.0%

1.2%

0.0%

Hays

Dodge City

Emporia

Garden City

Great Bend

Homeowner

Renter

Source: U.S. Census, 2011-2015 American Community Survey
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Kearney, NE

3.8%

3.6%

0.0%

Liberal

Pittsburg

Vacancy Rate
The vacancy rates in Hays and the comparison communities are shown in Figure 1. In 2015,
2.9% of the owner-occupied housing units in Hays were vacant, and 5.3% of the rental units were
vacant. These rates were both higher than the shortage thresholds set in the guidelines, 1% and 5%,
respectively, but the proportion of rental units vacant is very near (within 0.3%) the threshold
established in defining low vacancy rate for rental property. The vacancy rate for rental units in Hays
were far below two of the university cities (Pittsburg and Emporia), suggesting that Pittsburg State and
Emporia State University students have an ample supply of affordable rental property. With over 5,000
students residing in Hays to attend Fort Hays State University, the borderline measure for Hays rental
vacancies is problematic in meeting local housing needs.

Overcrowding/Size Match
As Table 2 shows, 44.4% of the owner-occupied housing units in Hays had 4 or more bedrooms
in 2015, and 22.3% of households that lived in the owner-occupied housing units had 4 persons or more
in the household. The percentage of owner-occupied housing units with 2 or 3 bedrooms (54.5%) also
exceeded that of the households with 2 or 3 persons (52.5%). As a result, in 99.1% of households that
lived in the owner-occupied housing units, 1 or less person occupied one room, on average; less than 1%
of households had more than one person occupying one room. The comparison cities all had higher
percentages of households with more than 1 occupants per room. So Hays does not appear to have an
overcrowding issue, and the sizes of housing units adequately house the distribution of household sizes
for owner-occupied housing units.
A similar situation is observed in the renter-occupied housing units (Table 3). In 2015, 98.8% of
the households who rented in Hays had 1 or less occupants per room. The percentages of rental
properties with less than 1 occupant per room is lower in all of the comparison cities.
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Table 2: Size Match, Owner-occupied: 2015
Hays Dodge City
4,894
5,043

Garden
City
5,584

Great
Bend
3,777

Liberal
4,398

Occupied housing units
HOUSEHOLD SIZE
1-person household
2-person household
3-person household
4-or-more-person household

25.20%
39.90%
12.60%
22.30%

14.20%
30.70%
15.30%
39.80%

19.80%
27.60%
13.90%
38.60%

28.30%
37.10%
11.30%
23.30%

19.90%
30.50%
10.00%
39.60%

BEDROOMS
No bedroom
1 bedroom
2 or 3 bedrooms
4 or more bedrooms

0.00%
1.10%
54.50%
44.40%

0.10%
0.70%
63.10%
36.10%

0.00%
2.30%
55.10%
42.60%

0.00%
2.90%
69.10%
28.10%

0.50%
0.60%
73.60%
25.40%

OCCUPANTS PER ROOM
1.00 or less occupants per room
99.10%
93.20%
1.01 to 1.50 occupants per room
0.90%
5.00%
1.51 or more occupants per room
0.00%
1.80%
Source: U.S. Census, 2011-2015 American Community Survey

94.80%
5.10%
0.10%

98.30%
1.70%
0.00%

92.30%
5.80%
1.90%

Garden
City
3,699

Great
Bend
2,594

Liberal
2,321

Table 3: Size Match, Renter-occupied: 2015
Hays Dodge City
3,724
3,748

Occupied housing units
HOUSEHOLD SIZE
1-person household
2-person household
3-person household
4-or-more-person household

48.40%
30.70%
10.20%
10.70%

32.30%
24.10%
14.20%
29.30%

32.00%
25.70%
12.90%
29.40%

39.10%
24.50%
18.90%
17.50%

28.30%
22.10%
21.00%
28.70%

BEDROOMS
No bedroom
1 bedroom
2 or 3 bedrooms
4 or more bedrooms

2.60%
26.80%
56.40%
14.30%

5.30%
24.00%
66.30%
4.30%

2.80%
18.80%
72.30%
6.10%

1.50%
20.50%
75.30%
2.70%

3.10%
17.50%
75.10%
4.20%

OCCUPANTS PER ROOM
1.00 or less occupants per room
98.80%
92.70%
1.01 to 1.50 occupants per room
0.20%
5.20%
1.51 or more occupants per room
1.00%
2.10%
Source: U.S. Census, 2011-2015 American Community Survey

90.30%
6.60%
3.10%

96.30%
3.70%
0.00%

94.80%
4.00%
1.20%
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Complete Plumbing
In Hays, 0.4% of housing units lacked completed plumbing facilities and 0.9% lacked complete
kitchen facilities (Figure 2). However, none of the comparison communities met the 4% criterion for
owner-occupied units or 3% criterion for rental units, suggesting that the more urbanized communities
in Western Kansas tend to be more modernized and the housing more likely to have complete plumbing.
Similarly, relatively few houses in Hays and the comparison communities lack kitchen facilities. The
conditions of plumbing and kitchen facilities in Hays were better than those in Dodge City and Great
Bend, but worse than those in Garden City and Liberal, suggesting that Hays is close to the average for
houses with incomplete plumbing and kitchen facilities.

Figure 2: Deficiency of Plumbing and Kitchen Facilities: 2015
3.00%

2.40%

2.50%

2.00%
1.50%
1.00%

0.50%

0.90%

0.40%

0.90%
0.60%

0.70%

0.60%

0.10%

0.80%
0.20%

0.00%

Hays (n=8,618)

Dodge City (n=8,791)

Garden City
(n=9,283)

Lacking complete plumbing facilities

Source: U.S. Census, 2011-2015 American Community Survey
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Great Bend
(n=6,371)

Liberal (n=6,719)

Lacking complete kitchen facilities

New Units (One year old or less)
Table 4 shows that only 0.1% of the housing units were built between 2014 to 2015, which was
much lower than the threshold in the Act guideline of 1.5% of stock or less being 1 year old or less. The
results suggest a particularly strong need for new housing units to meet Hays’ and Ellis County’s growing
population.

Table 4: Age of Housing
Hays
Dodge City
Garden City
Total Housing Units
9,432
9,393
9,643
2014 to 2015
0.10%
0.00%
0.10%
2010 to 2013
0.70%
2.90%
0.20%
2000 to 2009
7.90%
3.80%
6.80%
1990 to 1999
9.50%
14.10%
10.80%
1980 to 1989
14.90%
11.00%
19.90%
1970 to 1979
23.90%
22.50%
20.10%
1960 to 1969
13.00%
10.30%
14.40%
1950 to 1959
12.50%
12.70%
7.20%
1940 to 1949
6.70%
4.20%
7.20%
1939 or earlier
10.80%
18.50%
13.40%
Source: U.S. Census, 2011-2015 American Community Survey

Great Bend
7,139
0.00%
0.40%
2.60%
8.00%
9.90%
13.70%
15.30%
22.00%
9.20%
18.80%

Liberal
7,263
0.00%
0.30%
6.00%
7.40%
15.50%
18.60%
22.80%
15.60%
3.80%
9.90%

Old Units (50 years old or more)
In Hays, 43% of the housing units are 47 years old or more (built before 1970), as shown in Table
4. In the Act, it is considered high when 40% of the housing stock is 50 years old or more. Since the
Census data were delineated by decades, the exact percentage for housing units 50 years or older is not
known, but 43% should be an accurate approximation. So Hays does have an unusually high proportion
of older housing units, suggesting a strong need for renovation and reconstruction.
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Price: Income Match
Housing costs in Hays are much higher than the state average and in comparison cities. In 2015,
the median household income in Hays was $42,976, and the median value of owner-occupied housing
units was $157,900, yielding a value/income ratio of 3.67 (Figure 3). The second highest ratio was in
Garden City, which was 2.46, only two-thirds of the ratio in Hays. These results suggest that residents
of Hays, compared to their peer cities, are under considerable financial strain due to the relatively
higher cost of their housing, providing one of the strongest arguments for supplemental funding. This
suggests that incentives targeted at increasing the supply of housing in Hays would provide muchneeded relief for low-income residents with less discretionary incomes.

Figure 3: House Value vs. Income, Owner-occupied: 2015
$180,000
$160,000

$157,900
$132,000

$140,000

$116,400

$120,000

$97,600

$100,000

$79,100

$80,000
$60,000

$42,976

$47,279

$47,461

$39,718

$40,000

$87,400

$46,516

$52,205

$20,000
$-

Hays (3.67)*

Garden City
(2.46)

Median Household Income

Dodge City
(2.06)

Great Bend
(1.99)

Liberal (1.88) Kansas (2.53)

Median House (Owner-Occupied) Value

*The value in the parenthesis is the value/income ratio
Source: U.S. Census, 2011-2015 American Community Survey
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Table 5 shows the monthly housing costs in 2015. The median monthly housing cost in Hays was
$752, which was a little lower than that in Garden City ($761) but higher than those in other cities. The
table also shows that 31.2% of households in Hays paid $1,000 or more per month for housing, whereas
households that paid $1,000 or more monthly in other cities were all below 30% (29.3% in Garden City,
25.6% in Dodge City, 24.7% in Liberal, and 16.3% in Great Bend). These results suggest that Hays
residents have the highest housing costs in Western Kansas. Increasing the supply of housing in Hays
should cause demand, and thus housing costs, to go down.

Table 5: Monthly Housing Costs: 2015
Garden
City
21.20%
48.00%
27.30%
1.70%
0.30%
1.50%

Great
Bend
37.30%
43.60%
15.10%
0.90%
0.30%
2.70%

Liberal
26.90%
47.50%
22.00%
2.10%
0.60%
1.00%

Kansas
21.50%
39.00%
30.30%
5.40%
1.70%
2.10%

Median (dollars)
752
720
761
Source: U.S. Census, 2011-2015 American Community Survey

600

691

830

Less than $500
$500 to $999
$1,000 to $1,999
$2,000 to $2,999
$3,000 or more
No cash rent

Hays
23.70%
42.80%
26.10%
4.10%
1.00%
2.40%

Dodge City
24.80%
47.70%
24.30%
1.30%
0.00%
2.00%

Table 6 shows the monthly housing costs by household income in 2015. Among those
households with less than $50,000 annual income, Hays had the highest percentages of households
paying 30% or more of their household income toward housing. Among those households making less
than $20,000 a year, 81.04% paid 30% or more of their income toward housing; 51.41% of those
households making $20,000 to $34,999 paid 30% or more; and 24.06% of those households making
$35,000 to $49,999 paid 30% or more. Among those households making $50,000 or more annually, the
percentages of households paying 30% or more in Hays were second highest among comparison cities.
Although housing costs command a large proportion of all of Hays’ residents’ family budgets, the
percentages of low-income families paying high housing costs are particularly high, suggesting a strong
need for government assistance in providing affordable housing for those with annual incomes of less
than $35,000.
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Table 6: Monthly Housing Costs as a Percentage of Household Income in the Past 12 Months: 2015
Hays

Dodge City

Garden City

Great Bend

Liberal

Kansas

Household income less than $20,000
Less than 20% of household income

5.21%

2.56%

6.03%

19.23%

3.95%

6.08%

20 to 29% of household income

13.74%

25.64%

13.79%

15.38%

16.45%

12.84%

30% or more of household income

81.04%

72.44%

80.17%

65.87%

78.95%

81.08%

Less than 20% of household income

16.95%

26.40%

22.17%

29.31%

32.42%

23.90%

20 to 29% of household income

32.20%

42.64%

28.96%

35.63%

21.98%

28.30%

30% or more of household income

51.41%

30.96%

49.32%

34.48%

45.60%

47.80%

Less than 20% of household income

37.59%

47.48%

45.45%

51.65%

43.09%

40.97%

20 to 29% of household income

39.10%

31.65%

30.48%

37.36%

42.54%

34.03%

30% or more of household income

24.06%

20.86%

24.06%

10.99%

14.36%

25.00%

Less than 20% of household income

68.57%

68.06%

64.74%

84.57%

76.30%

58.95%

20 to 29% of household income

22.29%

28.70%

25.79%

15.43%

20.81%

28.95%

9.14%

3.24%

9.47%

0.00%

2.31%

11.58%

Less than 20% of household income

81.44%

91.92%

89.10%

88.89%

85.52%

79.88%

20 to 29% of household income

17.42%

7.31%

10.15%

9.26%

13.47%

16.77%

30% or more of household income
1.14%
Source: U.S. Census, 2011-2015 American Community Survey

0.77%

0.75%

1.85%

1.01%

3.35%

Household income $20,000 to $34,999

Household income $35,000 to $49,999

Household income $50,000 to $74,999

30% or more of household income
Household income $75,000 or more
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Table 7 and Table 8 present the monthly costs for homeowners and renters, respectively.
Among Hays homeowners who had a mortgage on their house, 22.9% spent 30% or more of their
household income on housing, which was higher than Dodge City, where only 22.2% of homeowners
without a mortgage spent 30% or more, but lower than in the other comparison communities. However,
12.6% of Hays homeowners without a mortgage spent 30% or more on housing, the highest among all
the cities under examination (Table 7). This is congruent with previous results showing a high
proportion of older housing units in Hays, which will tend to have higher maintenance costs.

Table 7: Monthly Owner Cost as a Percentage of Household Income: 2015
Hays

Dodge City

Garden
City

Great
Bend

Liberal

Kansas

2,919
49.80%
27.40%
22.90%

2,840
47.40%
30.40%
22.20%

3,210
42.10%
26.20%
31.70%

1,852
53.20%
23.60%
23.20%

2,460
46.60%
27.80%
25.50%

453,675
48.20%
28.00%
23.70%

Housing unit without a
mortgage
1,955
2,186
2,344
Less than 20.0 percent 73.80%
77.40%
76.60%
20.0 to 29.9 percent
13.70%
16.20%
12.20%
30.0 percent or more
12.60%
6.40%
11.40%
Source: U.S. Census, 2011-2015 American Community Survey

1,833
80.10%
11.00%
8.90%

1,917
80.60%
8.40%
10.90%

284,054
76.30%
11.80%
11.90%

Housing units with a
mortgage
Less than 20.0 percent
20.0 to 29.9 percent
30.0 percent or more

Hays renters paid a much higher percentage of their income on housing than renters in all of
comparison cities except for Pittsburg. In 2015, more than half (52.2%) of renters in Hays spent 30% or
more of their household income on rent, whereas only about one-third of renters in those cities without
a university spent 30% or more of their household income on rent (Table 8). Even among those cities
with a university, Hays had a higher percentage of renters paying 30% or more of their household
income for rent than Emporia and Kearney. These results strongly suggest that most of Hays residents
are paying a higher proportion of their incomes on housing costs. Government-assisted housing would
provide relief for families whose housing costs are straining their budgets and perhaps causing them to
forego other necessities.
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Table 8: Gross Rent as a Percentage of Household Income: 2015
Hays

Dodge
City

Emporia

Garden
City

Great
Bend

Kearney,
NE

Liberal

Pittsburg

Occupied units
paying rent

3,400

3,487

4,307

3,548

2404

5,083

2,237

3,805

Less than 20.0
percent

22.5%

40.7%

25.9%

42.4%

37.0%

26.8%

38.8%

15.2%

20.0 to 29.9
percent

25.2%

28.0%

28.2%

23.8%

29.1%

28.1%

27.7%

20.5%

33.0%

45.0%

33.4%

64.3%

30.0 percent or
more
52.2%
31.3%
45.9%
33.9%
Source: U.S. Census, 2011-2015 American Community Survey

Assuming homebuyers would view a house with a value twice as high as their annual household
income as affordable, and renters could afford to spend 24% of annual household income on rent, Table
9 matches households in different income categories with the affordable housing units in Hays. In 2015,
2,620 households in Hays earned less than $25,000. A total of 1,471 housing units were affordable for
these households, including 267 owner-occupied housing units (valued $50,000 or less) and 1,204 rental
units (rented for $500 or less per month). The discrepancy means that 1,149 households had to buy a
house with a value more than twice of their household income or pay a rent 25% or higher of their
household income. Although there was a surplus of affordable units in the higher income categories, the
large demand from the lowest income category would have forced a great number of households in
higher income categories to spend beyond the affordability level. Data from the City of Hays Planning,
Inspection, Enforcement Division show that only 63 “income based” or “qualified housing” units were
built in Hays between 2000 and 2016, meeting only 5.5% of the estimated current need for households
earning less than $25.000.
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Table 9: Income Distribution and Housing Affordability in Hays: 2015

Income
Range

% of City
Median
Household % of
Number of
Income
Households Households

Less than
$25,000

less than
58%

$25,000 49,999

58-116%

$50,000 74,999

116-175%

30.40%
25%

Affordable
Range for
Owner
Units

Number
of
Owner
Units

Affordable
Range of
Renter
Units

Number
of
Total
Renter
Affordable
Units
Units
Balance

2,620 $0-50,000

267 $0-500

1204

1471

-1,149

$50,0002,155 99,999

643 $500-999

1952

2595

441

18.10%

$100,0001,560 149,999

$1,0001274 1,499

491

1765

205

$1,5001274 1,999

49

1323

409

$2,000955 $3,000

15

970

108

$3,000 or
481 more

13

494

-14

$75,000 99,999

175-233%

10.60%

$150,000914 199,999

$100,000
- 149,999

233-349%

10%

$200,000862 299,999

$150,000
$300,000
or more
Over 349%
5.90%
508 or more
Source: U.S. Census, 2011-2015 American Community Survey
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Housing Demand and Supply Forecast
Besides the current housing conditions, the guidelines in the Act suggest a housing needs study
may conduct “beyond-the-present” analyses that make projections of population, as well as housing
supply and demand changes. Since 1960, Hays experienced the fastest population growth in the 1960s
(growing 2.57% annually) and the slowest growth in the 2000s (growing 0.25% annually). The annual
growth rate increased to 0.56% between 2010 and 2015. The annual growth rate from 1960 to 2015 was
1.04% (Table 10). Based on the growth rates since 1960, Table 11 presents the population forecast
under three scenarios. With an annual growth rate of 0.25%, Hays population would increase to 21,464
in 2022 and 21,734 in 2027. With an annual growth rate of 0.5%, Hays population would reach 21,841 in
2022; and the population would reach 22,613 in 2022 with the annual growth rate of 1%. These data
suggest that Hays will have at least 642 additional residents needing housing within the next 5 years,
and could have as many as 1,301 additional residents by 2022.

Table 10: Population Change in Hays: 1960-2015
Population at
Decade's/ Fiveyear End
11,947
15,396
16,301
17,814
20,013
20,510
21,092

Decennial/ Fiveyear Population
Change

% Growth during
Decade/Five Years

1960
1960-1970
3,449
1970-1980
905
1980-1990
1,513
1990-2000
2,199
2000-2010
497
2010-2015
582
1960-2015
9,145
Source: U.S. Census, 2011-2015 American Community Survey

Annual Growth
Rate

28.87%
5.88%
9.28%
12.34%
2.48%
2.84%
76.55%

2.57%
0.57%
0.89%
1.17%
0.25%
0.56%
1.04%

Table 11: Population Forecast: 2015-2027
2015 Census Estimate, Baseline

2017

2022

2027

0.25% Annual Growth Rate

21,092

21,198

21,464

21,734

0.5% Annual Growth Rate

21,092

21,303

21,841

22,393

1.0% Annual Growth Rate

21,092

21,516

22,613

23,767

104

Using the 2015 Census estimates as the baseline, the housing demand forecast is done under 3
population increase scenarios. In 2015, Hays household population was 19,879, which was 94% of the
total population. More than sixty percent (62.5%) of households lived in owner-occupied units and
37.5% lived in renter-occupied units. The vacancy rate for the owner-occupied units was 2.9% and the
rate for the renter-occupied units was 5.3%. The average household size of owner-occupied units was
2.54 and the size of renter-occupied units was 2. According to the City of Hays, five houses were
demolished on average each year from 2012 to 2016. The following assumptions are used for the
forecast: 1) the percentage of household population in the total population, the percentages of owneroccupied and renter-occupied households, and the vacancy rates for owner-occupied units and renteroccupied units did not change from 2015 and would not change in the next 10 years; 2) the household
sizes in both owner-occupied units and renter-occupied units would decline gradually; and 3) each year,
5 existing owner-occupied units and 5 renter-occupied units would be demolished.
With a 0.25% annual growth rate (Table 12), the Hays population would be 21,198 in 2017, and
19,978 would live in households. There would be 12,486 residents living in owner-occupied units, and
with a size of 2.53 residents in each household, 4,935 units would be needed. A vacancy rate of 2.9%
would increase the need to 5,083 units. In 2015, there were 5,040 owner-occupied units in Hays. By
2017, the population increase would require Hays to have 43 more units than 2015. Assuming 10 units
were demolished in 2016 and 2017, a total of 53 new units would be needed in 2016 and 2017,
averaging 26 units each year. Using the same method, it is estimated that, on average, 26 new owneroccupied units would be needed every year in the next 10 years (2018-2027). Similarly, 27 new renteroccupied units would be needed each year in 2016 and 2017, 23 new renter-occupied units would be
needed each year in the next 5 years (2018-2022), and 24 would be needed each year from 2023 to
2027.
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Table 12: Housing Demand Forecast in Hays: Assuming 0.25% Annual Population Increase
Population
Household Population
Housing Demand
Owner Occupied
Household Population
Average Household Size
Housing Demand
Homeowner Vacancy Rate
Unit Needs at the End of Period
Replacement Need
Unit Needs during the Period
Average Annual Construction

2015 Baseline
21,092
19,879

2016-2017
21,198
19,978

2018-2022
21,464
20,229

2023-2027
21,734
20,483

12,431
2.54
4,894
2.9%
5,040

12,486
2.53
4,935
2.9%
5,083
10
53
26

12,643
2.51
5,037
2.9%
5,188
25
130
26

12,802
2.49
5,141
2.9%
5,295
25
132
26

7,448
2
3,724
5.3%
3,932

7,492
1.99
3,765
5.3%
3,975
10
53
27

7,586
1.97
3,851
5.3%
4,066
25
116
23

7,681
1.95
3,939
5.3%
4,160
25
118
24

53

49

50

Renter Occupied
Household Population
Average Household Size
Housing Demand
Rental Vacancy Rate
Unit Needs at the End of Period
Replacement Need
Unit Needs during the Period
Average Annual Construction
Average Annual Construction: OwnerOccupied and Renter-Occupied
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With a 0.5% annual population growth rate, Hays would need 39 new owner-occupied units and
33 new renter-occupied units each year from 2018 to 2022, and 40 new owner-occupied units and 35
new renter-occupied units each year from 2023 to 2027 (Table 13).

Table 13: Housing Demand Forecast in Hays: Assuming 0.5% Annual Population Increase
Population
Household Population
Housing Demand
Owner Occupied
Household Population
Average Household Size
Housing Demand
Homeowner Vacancy Rate
Unit Needs at the End of Period
Replacement Need
Unit Needs during the Period
Average Annual Construction

2015 Baseline
21,092
19,879

2016-2017
21,303
20,078

2018-2022
21,841
20,585

2023-2027
22,393
21,105

12,431
2.54
4,894
2.9%
5,040

12,549
2.53
4,960
2.9%
5,108
10
78
39

12,866
2.51
5,126
2.9%
5,279
25
196
39

13,191
2.49
5,297
2.9%
5,456
25
202
40

7,448
2
3,724
5.3%
3,932

7,529
1.99
3,784
5.3%
3,995
10
73
36

7,719
1.97
3,918
5.3%
4,138
25
167
33

7,914
1.95
4,059
5.3%
4,286
25
173
35

75

73

75

Renter Occupied
Household Population
Average Household Size
Housing Demand
Rental Vacancy Rate
Unit Needs at the End of Period
Replacement Need
Unit Needs during the Period
Average Annual Construction
Average Annual Construction: OwnerOccupied and Renter-Occupied
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With a 1% annual population growth rate, the need would be 66 new owner-occupied units and
55 new renter-occupied units each year from 2018 to 2022, and 70 new owner-occupied units and 58
new renter-occupied units each year from 2023 to 2027 (Table 14).

Table 14: Housing Demand Forecast in Hays: Assuming 1% Annual Population Increase
Population
Household Population
Housing Demand
Owner Occupied
Household Population
Average Household Size
Housing Demand
Homeowner Vacancy Rate
Unit Needs at the End of Period
Replacement Need
Unit Needs during the Period
Average Annual Construction

2015 Baseline
21,092
19,879

2016-2017
21,516
20,278

2018-2022
22,613
21,313

2023-2027
23,767
22,400

12,431
2.54
4,894
2.9%
5,040

12,674
2.53
5,009
2.9%
5,159
10
129
64

13,320
2.51
5,307
2.9%
5,465
25
331
66

14,000
2.49
5,622
2.9%
5,790
25
350
70

7,448
2
3,724
5.3%
3,932

7,604
1.99
3,821
5.3%
4,035
10
113
56

7,992
1.97
4,057
5.3%
4,284
25
274
55

8,400
1.95
4,308
5.3%
4,549
25
290
58

121

121

128

Renter Occupied
Household Population
Average Household Size
Housing Demand
Rental Vacancy Rate
Unit Needs at the End of Period
Replacement Need
Unit Needs during the Period
Average Annual Construction
Average Annual Construction: OwnerOccupied and Renter-Occupied
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In Census surveys, university students living away from their parental home while attending
college in the U.S. are counted at the on-campus or off-campus residence where they live and sleep
most of the time. Therefore, the forecasted housing demand based on the U.S. Census data (Tables 1014) includes the housing demand from the students at Fort Hays State University (FHSU). In the spring of
2017, a total of 2,860 students lived off campus. Even though some of those students living off campus
may stay with parents or commute from other communities, one can assume that more than 1,000
rental units in Hays would be occupied by FHSU students. FHSU has been providing more on-campus
housing in recent years, and, in general, the number of FHSU students living on campus has been
increasing (Figure 4). Since the on-campus FHSU enrollment has remained steady in recent years,
additional on-campus housing has decreased demand for off-campus housing. However, FHSU does not
expect to have more on-campus housing construction after the fall of 2017 in the near future, while
recent strategic planning by FHSU administrators has called for increasing on-campus enrollment.
Unless the on-campus enrollment at FHSU declines substantially, the FHSU students will sustain a high
demand for the off-campus rental properties.

Figure 4: On-campus Enrollment and Housing Occupancy at Fort Hays State University
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1,743

From 2012 to 2016, the City of Hays issued building permits for 159 single-family houses, 82
duplex units (41 duplexes), and 42 multi-family units (Figure 5). Assuming that all single-family houses
became owner-occupied and all duplex and multi-family units became renter-occupied, on average, 32
owner-occupied units and 25 renter-occupied units were constructed each year from 2012 to 2016. If
this housing supply trend continues and the population in Hays increases 0.25% annually, such supply
would slightly exceed the demand for owner-occupied units, but would not meet the demand for
renter-occupied units. If the population increases by more than 0.25%, neither the demand for owneroccupied units nor the demand for renter-occupied units would be met.

Figure 5: Building Permits Issued in Hays: 2012-2016
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II. The shortage of quality housing can be expected to persist and additional financial
incentives are necessary in order to encourage the private sector to construct or renovate
housing in such city or county;

Net Gain or Loss of Residential Units: The formula of new housing units constructed, minus existing
housing unites demolished, results in a low net gain (or loss) of residential units.

Figure 6 shows the net gain of housing (houses constructed minus houses demolished) between
2000 and 2015 as the green line. The trend exhibits a peak in added housing in 2007, followed by a
series of declines and increases, but with an overall decline in additional housing units after 2007. The
purple line shows a steady increase in population since 2000, a trend demographic studies have shown
will increase as residents of rural communities migrate to the larger towns and cities in pursuit of
employment. The number of building permits issued, which peaked in 2012 (largely due to the roof
replacement caused by a hail storm) and prefaced the increases in construction in 2013, has declined
since 2012 and suggests that, although there is currently a net gain in housing, that net gain, as well as
planned construction for new housing, is currently declining at a time when regional population is
increasing.
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Figure 6: Housing Construction and Demolition in Hays

Housing Construction and Demolition in Hays
(City of Hays Records/*US Census)

200
180
160
140
120
100
80
60
40
20

0

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015
Houses Demolished

Houses Constructed

*County Population (X 1,000)

Permits (X 10)

Source: City of Hays, U.S. Census

112

Constructed - Demolished

Housing Suitable for Rehabilitation: Existing housing units, suitable for rehabilitation, are
present, but little or no rehabilitation activity is occurring
Figure 7 shows the percentage of housing units in Hays by year of construction. It indicates that
approximately 35% of the housing units in Hays (4,125 units) were constructed at least 50 years ago,
making many highly likely to be suitable for rehabilitation.

Figure 7: Year Housing Structure Built - Hays
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Although approximately 4,000 houses in Hays are over 50 years old, an average of only 48
permits per year for rehabilitation have been issued over the past 5 years (Figure 8). The large
discrepancy between houses suitable for rehabilitation and the number of permits issued to rehabilitate
Hays housing over the last 3 years strongly suggest that additional incentives are required to maintain
the quality of the older housing units in Hays.

Figure 8: Permits for Rehabilitation Issued by the City of Hays

Permits for Rehabiliation Issued by the City of Hays
(City of Hays Records)

70
60
50
40
30

62
43

20

38

48

49

2015

2016

10
0

2012

2013

2014

Source: City of Hays

114

III. The shortage of quality housing is a substantial deterrent to the future economic growth
and development of such city or county.
As one of the larger towns in rural Western Kansas, Hays has been a regional hub for commerce
and economic activity, as demonstrated by the indicators presented below. A migration study
conducted by the Docking Institute has projected Hays to experience continued growth and
employment, as the demand for agricultural labor wanes due to modernization and the declining
availability of agricultural ground water and rural Kansans turn to industrial and white-collar jobs in the
urban areas. Figure 9 shows how data from the US Census also suggest that population in the rural
counties surrounding Hays are migrating, and will be likely to continue to migrate, into Ellis County.
Data for the years 1890 to 2010 are population estimates derived from censuses taken each
decade by the US Census Bureau. Data for the years 2020 to 2050 represent population forecasts. This
increasing labor availability makes Hays a prime community for long-term economic growth. However, a
shortage of suitable housing for this future work force would be a barrier to economic growth and
development for which corrective action would take years. It is, therefore, imperative that Hays
administrators take a proactive approach to maintaining an adequate quantity of new and rehabilitated
housing unit.

Figure 9: Population

Source: U.S. Census
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Figure 10 shows that, in 2014, the Kansas Department of Labor estimated over 17,000 jobs in
Ellis County, rivaling that of its larger sister counties with larger populations. These data suggest that
Hays has one of the largest and strongest labor forces in Western Kansas.

Figure 10: Number of Jobs
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IV. The future well-being of the city or county depends on the governing body providing
additional incentives for the construction or renovation of quality housing in such city or
county.
Although our analysis has shown that upper income housing is adequate, Section I documents a
shortage of housing in Hays for low to middle-income families. Further analysis in Section II showed a
low number of demolitions and a disproportionately high number of older houses in Hays, strongly
suggesting that, without additional incentives, this housing shortage is very likely to persist. Section III
documented evidence of heavy migration into Ellis County, as well as a high number of jobs relative to
its population size, strongly suggesting that the persistent housing shortage will be the only major
obstacle to economic growth and development.
Low to middle income housing in Hays is utilized extensively by the approximately 5,000
students who attend Fort Hays State University. Recent strategic plans of FHSU have included goals of
substantial growth in the on-campus student body. Increasing numbers of on-campus students
attending FHSU will place further strains on the availability of low to middle-income housing in Hays.
The Superintendent of Planning, Inspection and Enforcement for the City of Hays reports that, of
the 393 rental units constructed between the years 2000 and 2016, only 63 (16%) were “income-based”
or “income-qualified” housing. Further, all 63 units were built by a single developer. So only one
developer in the past 16 years has found it profitable to construct the type of housing for which this
study has documented a strong need.
Hays offers a wide variety of educational, recreational, and cultural amenities conducive to
attracting new employers and high-quality labor. It also offers a wide range of business support services
necessary. The availability of affordable, high-quality housing is one of the few obstacles to economic
growth and development in Hays. The shortage of affordable housing for those who would otherwise
find Hays an attractive community to work, go to school and raise children makes these incentives
extremely important for the future of Hays and Western Kansas.
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Attractive Business, Education, Recreational and Other Opportunities
Affordable housing is only one factor that attracts business and commerce to a city. In order to
justify government subsidies for housing for the purpose of fostering economic growth and
development, it is important to document that potential new employers will find that the community
can provide for all of their needs. These include the availability of raw materials and services needed to
operate their businesses, but also the social, educational and recreational amenities desired by their
prospective employees.

Higher and Continuing Education
Fort Hays State University – FHSU is a public, co-educational university located in Hays, Kansas. It is
the third largest of the 6 state universities governed by the Kansas Board of Regents, with an enrollment of
approximately 11,200 students (4,000 undergraduate, 1,200 graduate, and 6,000 online students). FHSU
offers a variety of undergraduate and graduate programs. Its extensive online program allows local
employees of Hays’ businesses to complete coursework during times available to them, yet have ready access
to professors and the extracurricular activities offered.

Sheridan Hall – Fort Hays State University

118

North Central Kansas Technical College – For employers with a need for employees trained in the
latest industrial technologies, NCKTC offers a variety of programs designed to meet the training needs of
commerce and industry. Some of these include nursing, business technology, carpentry, electrical,
automotive, pharmacy technology and culinary arts.

Business Occupation Center – North Central Kansas Technical College
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Recreational Amenities
Hays Aquatic Park – Hays offers a recreational swimming park with a slide pool, diving pool,
competition pool and children’s pool to residents during the summer months. With low-cost admission,
plenty of seating and a refreshment facility, the Hays Aquatic Park is the ideal daytime venue for
children during their summer break, as well for families enjoying quality time on the weekend.

Hays Aquatic Park

120

Old Fort Hays – Residents and visitors can experience a bit of post-Civil War history by visiting
Old Fort Hays. Established in 1865 in the land of the Cherokee and Arapaho, the fort protected railroad
workers and travelers on the Smokey Hills Trail. Included in its history are famous military leaders and
lawmen, such as George Custer, Phillip Sheridan, Buffalo Bill Cody and Wild Bill Hickok.

Old Fort Hays

121

Frontier Park/Buffalo Herd- Adjacent to Old Fort Hays, Frontier Park offers shaded pick-nick
areas, an 18-hole Frisbee golf course and is adjacent to a small buffalo herd reminiscent of Western
Kansas in the early 1800’s.

Buffalo Herd – Frontier Park
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Private and Municipal Golf Courses – Nestled within a residential area in Hays, the Smokey Hills
Golf Course (pictured below) offers an 18-hole private course, a pro shop and dining facilities. The City
of Hays also operates a municipal golf course adjacent to Old Fort Hays.

Smokey Hills Golf Course
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Bicycling – Hays offers bicycling enthuseists a network of bike lanes for safely navigating the
City, as well as a two-mile paved biking/walking trail circling the southwest border and passing by Fort
Hays State University, Old Fort Hays, the buffalo herd and Frontier Park.

Bike Lanes
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Bickle-Schmidt Sports Complex – Next to the Fort Hays State University soccer field, the recently
constructed Bickle-Schmidt Sports Complex offers 8 baseball/softball fields and 8 soccer/football fields,
along with restrooms and concessions. Recently added was a dog park.

Bickle-Schmidt Sports Complex
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Downtown Hays/Gellas – Historic downtown Hays, with its Chestnut District of shops,
restaurants and professional services, provides a venue for numerous cultural events and upscale
shopping. A local favorite is Gellas, which operates a micro-brewery and offers a wide assortment of
foods and beverages.

Downtown Hays
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Sternberg Museum – Operated by Fort Hays State University, the Sternberg museum, named
after a noted local archeologist who pioneered excavations in the region, houses hundreds of fossils
recovered by Sternberg and his team. The fossils demonstrate quite convincingly the fact that Western
Kansas, at one time, was underwater.

Sternberg Museum

Business Support Services
In addition to the many educational and recreational amenities offered to Hays residents, the
community also accommodates many of the standard products and services needed by typical
businesses for maintenance and appropriating supplies. Businesses offering these goods and services
include Walmart, Home Depot, banking institutions, dozens of practicing attorneys and accountants,
printing services and easy access to Interstate 70. Fort Hays State University provides a steady, reliable
source of highly educated labor for local businesses, whether it be college graduates looking for career
opportunities or students wanting part-time employment.
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Conclusions
The statistics and analyses of this report have documented, under criteria established by the
Kansas Secretary of Commerce, the City’s need for State assistance in fostering economic growth and
development in Hays and Ellis County. The analyses have provided empirical evidence that 1) there is a
shortage of suitable housing for the current and future work force, 2) the shortage of housing is
expected to persist without additional incentives to private sector investors, 3) the current and
projected shortage of quality housing is a deterrent to the future growth and development of Hays and
4) the future well-being of Hays and Ellis County is highly dependent on further government support of
the local private housing industry.
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