. -W [EErra

The Myth of the “*Dorm™
Getting More Mileage From What You've Got

Daspdte rearly & decade of focusad af-
for, there are a lot of residence halls that ane
glill in reed of attantion, Sometires acldlons
ara driven by immediale need, lilke making re-

pairs and ingtalling technology; somatimes so- i s

lutions are driven more by Sirational axuber- )

ance,” ke blowing up the brutalst high e thal

everyons, from the Board to e newast Trash- s

man, hates. Bul coming up with & ratlonal and -

affordable housing master plan that fits all the

piecas ogether s an undaniable challange, Pl
Two primary issues in sludeni housing

today are: (a) old housing in need of reinvest- 0

mant and (h) burgeoning enroliments cawsing
isEtEubions 1o pack shudens teo and three to a
roaT—in “unnatural doublss and bigles” as some
studenis have cafied tem. Before looking al planning apfions 1o
redress these ssues, A is instructive 1o loak al howsing from the
studant parapactive. Most campuses are e with 1960s double
ioaded corridar, doulle room, community bath, cindar block
“dorms” | is hard o view Thigs as the stulf of a year 2000 stoden’s
dreams, and in fact, conventional wisdom has it thal modam siu-
dants won't kva in such howsing.

Myths

As is ustafy the case, comvantional wisdom is al leas! par-
tially myth. Some of the myths are;

Myth_1: Siudenis have never shared & bedroom at
home. .. they're 0ol Going 10 Share one now.

Abhough there are & nember of students whia bave an a&b-
solute prefersnce lor & single room, thare is ane Sheden! popula-
tion that expresses a preference for @ shaned room. In survay
research that wa hava padorrned with thowsands of first wear stu-
denis nationwida, on average, nearly 0% of all frashman at all
fypes of institulions prefer & double ooccupancy badroom.  [(Soe
charl.} Freshmean hawve commentad that *it's cool 1o have a room-
mate,” “it forcas you to gel along with people ™ and “d makes fresh-
man year less scary” And although interest in shared rooms
typicaly drops off steeply after the first year, at small privale
liberal ars instidutions, imarast continues o sophomora year
an Eeyond.

Myth 2 Communily baths are a thing of the past ... stu-
dants hate

Em Fact, irashiman again oftan viaw communily balhs as an-
aliser social apporundy and have a relatively high lewvel of 1oher-
ance kor them, with two caveats, The fest, and this appllies o ali
studenis, is that 1he bathrooms are clean, often a challenge given
the age of the taciities and the fact that often there is no weak-
end housekesping In the residencas, Tha other Giweal is 1hal the
shudent 1o bath ratos shoubd be reasonabie—lypicaly = the 1:10
or 1:12 range. Huge bathrooms with raties of 1:40 work against
tarritoriality,. Many people, not just sfudants, go to health clubs
andd willingly use what are sasentially “communily baths” This is
the “mantal modal® for students,

Myt 3 Today's students all wanl aparimenls,

Thara are sludents who express a clear prefarance for apart-
manis, bul thir days of “one size fils all® housing on CampuSs
are ol Stedents are nol & single cohort, and, as noled earlier,
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Students Preferring a Residence Hall Double
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Amssavase Comprobensse Dixipmal

freshman prefarances ang fypscally vary diflerent than upperclass
praforences, Campus culture is another significant factor; some
sludanis vakse the conventence of not having to buy food, caak,
clean, and g0 on. A studant colorfully commentad thil “just be:
cause you have a kilchen doasn't mean you want bo cook.” Ot
ars axpress concern that *apadmants diminish the eensse of com:-
munity on campus” Choosing to offer apartmants is a highly
campus-gpecilic decislon.

Myth 4: Privatization can transfer the burden of housng
fram the univarsity,

This is achsaly nol & math, up fo 3 paint. I is trus that the
privale sector can provide housing that is devaloped ofl the
universsty's balance sheat, bul some aspacts of university respon-
gibllity can nevar be ransferred 1o anyone. Chéel among thess
are lagal chligalions and exposure, but alse included are studant
and paranial axpaciabons ag o who & really responsible for sius
dent salety and Behavior,

So What?

The belel thal exisling housing is substantially mismaiched
to shidant praferencas has been the retiohale for langes scale rang-
wation of “domms” to single rooms, suites, and evan apartmems,
It has alzo been the rationala for demalition and rebuilding of ams
numbars of beds, The cosis ol these kinds of massive renova-
fions or rebuilding projects are substantial. For examgle:
= A “roderale” reconfiguration. in which a reladivety Tow nurmbes
ol room types are changed and common and amenify Space s
soded, can result in the loss af ane-thind of the beds in & helland
up to ane-third of revenues as well.
= Substantial reconfiguration, changing dovble loaded comdarg
fo sultes lor exampde, can result in the loss of ong hal? or moes
beds and, again. the associated rvanuas,

In addition to the loss of revenues incurred by removing
bads, restoring the (05! capacily is anather substantial cost iem,
Thue post be bulld 8 bed of student housing today can ranga rom
an gvarage of §38,000 to a high of S100.000, and mos projects
rrvust be sel-supporting solely from nents and related incoma. The
math is easy=the highar the cost 1o bulld each bed, the higheriha
rani, Thime is a delicale balance 1o be struck betwean guality
and atlordability, so minimizing the numbar of mdew beds ) mus

b conatrected is halpiul,
{continuad on page 111
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The Myth of the “Dorm”™ feont.)

And there are atiraclive altamatives 1o nee constrclion,
The kay is the selactive matching of housing types to housing
populalions,  For mdary instifutions, tha residential populaticn ia
comprigad of large numbers of freshmen, Thus renovating exist-
ing dowlple ropme-yea, double ropme-with siate of the an iech-
nalogny. modarn bulding systems and finishas, upgraded etorage,
Egiling, lurmishings, and ofher amemities is a cost eflective way
1o satsly this sagrenl of e student population.

For uppercizgss students, the key 1o student salisfaclion is
divereity of cholca. i you already heve a good mix of singles,
suites, and soma apardments, you may find that high gueakity reana-
wiglions al the besl of these can salisfy & good portion of the
upperclass demand withoul impasing ::rushing financial burdens
on the sysiarm from the “rip ‘em up and rebeild e’ apgroach,

Finally, givan the record enroliments thal mest colleges and
universitias ara expariancing. thera ks stil likely to ba a ehortagsa
of beds. Some nstilulions, seeking o presen institutional capi-
fal, are elacting to anter info public privale parnerships o de-
walop off balance sheet housing. The off balance appeoach sheel
undaniably has its advantages, but nstilutions ehould be aware
thant, regardless of who builds and owns thea howsing. tha progects
heva 1o be financially sell-supporting,

Renovate, Raze or Replace: A Thres Step Roadmap

S0, how do you addrese the thomy probfems of fuing &
housing system? Here aro thres key staps,

1. Get as much iy oul of your existing housing as you
can. The ol cost to do the iypes of renovatons that ang re-
quireed and to add new beds are high and fransiate directly 1o
sludent renls, The concepd of triage may be helpful-locus on

"cosmetics” in your best buildings: set aside the wors! buildings
and declare them desd (or parhaps candidates for neaw lhvas out-
Eide the housing arend), and facus Your remodeling enengiss on
the buildings in the middie. Qur exparencs i that heee are usu-
ally arget markeds that, with unit reconfiguration, addition of com-
iy Epice, and 50 on, can ba happy in these buikdings.

2. Undarstand your markat sagments and their housaing
prafe-fen::as. Understanding studani hI:H.IEiI'Ig prefarances |'IEI||:IE
in identitying ways to tweak the existing invanlory o rmakea # mora
markatabis,

4, Fix the basics. Whatever eles you do, salisty students’
basig neads, (Femormber Maslow's hisrarchy ) The top six of-
fenders, according 1o our markel reseanch, are:
= furnishings
« ligghting
* sloracgs:
= haaling and cosling
= cleanliness and mainienanca
= housing policies

Thi last booem in howsing consfruction began 30 vears ago
with thie baby boom enrdimant sunge. The legacy of that building
sprea | with us today and il is nat al gosd, bul it is not all going
away edher. Today's challenge s 1o renovate, mee, and raplace
rispansidy, and not to let today's urgent needs for sludent hous-
ing sichadrack a careful planning procass.
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