IMPORTANT NOTE: "Planning for Residential Growth" is a workbook to assist urban area
governments in planning for housing and for an adequate land supply for housing needs inside
Urban Growth Boundaries (UGBs). The workbook will be especially helpful to those conducting
housing needs analysis, buildable lands inventories, and UGB expansion evaluations.

Local governments and citizens interested in urban area planning in Oregon will find this
workbook to be an essential tool. Although the workbook was published in 1997, much of the
information is applicable today (2005). The workbook contains detailed methodologies,
guidelines and other helpful tips intended for local governments engaged in periodic review or
other major updates of urban area plans.

Users need to be aware that Goal 14 and ORS 197.296 changed subsequent to the publication of
this workbook. However, those changes did not make substantial changes to the basic
methodologies for inventorying buildable land and determining housing need. To learn about
subsequent Goal and statute changes, users should compare the versions of these laws contained
in the workbook with current versions of Goal 14 and ORS 197.296, available from the DLCD
website at http://www.oregon.gov/LCD/index.shtml.
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Chapter I
Introduction

What This Workbook Covers

This workbook provides methods for conducting buildable lands and housing needs analyses. It
advises communities on how they can increase the probability that needed housing will be built.
It informs local governments on when urban growth boundary expansion is appropriate to
accommodate future housing needs.

The stimulus for development of this workbook was adoption of House Bill 2709 by the 1995
Oregon Legislature. Although the workbook is written with HB 2709 specifically in mind, its
guidance 1s valuable to any local government planning for urban residential growth. This
includes most communities conducting periodic review under Oregon's statewide planning
program. It also includes any community that is not in periodic review, but 1s examining
whether or not to expand its urban growth boundary to accommodate future residential
development.

Oregon communities vary in size, socioeconomic characteristics, financial resources, and in other
ways. This workbook takes various community characteristics into account while providing a
comprehensive, step-by-step approach to the analysis of housing and residential land needs.

Some tasks in the workbook will be familiar because they address longstanding Oregon planning
requirements, in particular, Statewide Planning Goal 10, Housing, and Goal 14, Urbanization.
Other tasks will be new because they were adopted in HB 2709.

Local jurisdictions may use approaches not presented in this workbook that reasonably address
state requirements and better suit their community characteristics and data availability. As
communities and the state gain more experience addressing the residential growth issues covered
in this workbook, the Department of L.and Conservation and Development will update the book
to share new knowledge and examples.

What Is House Bill 2709?

Oregon Revised Statutes (ORS) and Oregon Administrative Rules (OAR) require junisdictions to
analyze and provide for needed housing prior to the adoption of HB 2709. HB 2709
supplemented these provisions as follows:
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Refined the definition of buildable lands;

Required coordination of population projections;

Set criteria for prioritizing land for UGB expansions; and

Set specific requirements regarding buildable lands for needed housing.

BN

Provisions numbered 1 through 3 apply to all Oregon jurisdictions.
1. Definition of Buildable Lands, ORS 197.295(1)

Buildable lands now include “developed land likely to be redeveloped.”' Prior to
HB 2709, it was a local option as to whether or not to include redevelopable lands
in the buildable lands inventory.

2. Coordination of Population Forecasts, ORS 195.036

ORS 195.036 requires the coordinating body for an area to establish and maintain
a population forecast for the area and to coordinate the forecast with the local
governments within its boundary. The coordinating body is the county except in
Multnomah, Washington, and Clackamas counties, where Metro serves as the
coordinating body, and except in areas where the county has delegated
coordinating responsibility.” The Oregon State Economist provides 20-year
statewide forecasts and coordinated regional forecasts.

3. Priority of Lands for UGB Expansions, ORS 197.298

If a community expands its urban growth boundary (UGB), it must include certain
types of land before others. The order of priority is as follows:

Urban reserve land designated under ORS 195.145;
Exception and nonresource land adjacent to a UGB;
Marginal lands pursuant to ORS 197.247 (1991 Edition); and
Agriculture and forestry lands, or both.

s

Communities can include lower priority land in a UGB under the following
circumstances:

1. A need for specific type of land,;
2. Constraints to providing urban services; and
3. Efficiency of land uses.

'See Appendix A, Glossary of Terms, for definitions of buildable lands, and redevelopable lands.

*ORS 195.025. For example, Lane County delegated responsibility for coordination to the Lane Council of
Governments (LCOG).

i I
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4. Buildable Lands for Needed Housing, ORS 197.296

ORS 197.296 established specific requirements for planning and plan
implementation for needed housing. Chapter II of this workbook presents
an overview of ORS 197.296. Chapter III addresses each of its
requirements.

Who Must Comply with House Bill 27097

All jurisdictions must comply with most of the requirements of HB 2709, or similar
requirements. HB 2709 requirements codified in ORS 197.296 apply only to specific
jurisdictions. However, ORS 197.296 restated pre-existing law or administrative rules that apply
to all jurisdiction (See Table 1).

Jurisdictions subject to the requirements in ORS 197.296, include:

1. Areas within any urban growth boundary for a city with a population of 25,000 or more;

2. Areas within any urban growth boundary with a rate of growth that exceeds the average
rate of growth for the state for three of the last five years; and

3. Metro (the Portland metropolitan area).

Each January, Department of Land Conservation and Development (DLCD) staff prepares an
updated list of jurisdictions meeting one or more of the above factors. This list is based on the
most recent population estimates from the Center for Population Research at Portland State
University.,

The Land Conservation and Development Commission (LCDC) may waive the requirements of
ORS 197.296 for any jurisdiction listed above. LCDC makes the waiver decisions in the late
winter or early spring of each year. Prior to the commission's decision, DL.CD notifies all
jurisdictions of the opportunity to request a waiver.
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TABLE 1
SUMMARY OF HB 2709 REQUIREMENTS

Requirement and Codified Reference/Who Must

inventory. ORS 197.295(1).

Comments/Pre-ex isting Requirements

| Comply?
Include redevelopable land in buildable lands 2 | "Developed land likely to be redeveloped" has been added

to the definition of buildable land.

|

urban reserve, exception and non-resource lands,
marginal lands, resource lands. ORS 197.298.

Coordinate population forecasts. ORS 195.036. 2 | New requirement.

Determine actual density and actual mix of New requirement.

residential development since last periodic review

or last 5 years, whichever is greater.

ORS 197.296(3Xb). Project 20-year land needs

based on actual density. ORS 197.296(3)(c)

Provide sufficient buildable iands to meet % | Required for all jurisdictions by Goal 10 and associated

projected needs. ORS 197.296(2). administrative rules. .

Amend UGB and/or adopt measures to provide 1 | The explicit requirement to provide enough land for the 20-

sufficient buildable lands to accommodate the 2¢- year housing need is new. (Local governments must use the

year housing need. ORS 197.296(2) and exceptions process to expand the UGB. The exceptions

ORS 197.296(4), process requires a conclusion that no reasonable alternatives
exist.)

Include sufficient land to accommaodate new * | More specific than before, but could be reasonably inferred

public school facilities if expanding the UGB to from Goal 11 public facility planning requirements and

accommodate needed housing. ORS Goal 2 ¢coordination requirements.

197.296(4)a).

Adopt measures to increase likelihood needed % [ The exceptions process is required to expand a UGB.

residential development will ocour. Therefore, all jurisdictions must first take whatever

ORS 197.296(5). measures are possible to accommodate housing and growth
inside their existing UGBs. If additional land is still

Adopt measures and/or expand the UGB to ensure needed, expansion of the UGB may be justifiable,

enough land available to meet housing need.

ORS 197.296(4)(b). _

Monitor and record the level of development 3% | The requirement to monitor development is new. It applies

activity and density by housing type. only to a local government that amends its plan to increase

ORS 197.296(4)(b). residential densities in the UGB, rather than expand the
UGB. However, local governments are required to conduct
buidable lands inventories to satisfy requirements of Geal 9
- Economic Development, Goal 10 - Housing, and Goal 14
- Urbanization.

Ensure land zoned for needed housing types is in 1 | New requirement. OAR 660-08-010 requires local

locations appropriate for and zoned at density Jjurisdictions to designate in the comprehensive plan

ranges likely to be achieved by the housing sufficient buildable land to satisfy housing needs by type

market. ORS 197.296(7). and density range, but it does not require consideration of
the housing marker.

When expanding UGB, include land in this order: | 2 | New requirement.

1 Jurisdictions subject to ORS 197.296.
2 Alljurisdictions

* Specifically required by jurisdictions subject to ORS 197.296, but also required for all jurisdictions by
Statewide Planning Goals and Oregon administrative rules.

-
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When Do ORS 197.296 Requirements Apply?

Jurisdictions must comply with ORS 197.296 at periodic review or any other legislative review of an
urban growth boundary.

Periodic Review

Jurisdictions that received periodic review notices before the effective date of HB 2709 are not subject
to the housing needs requirements as part of their current periodic review. January 1996 notices were
the first notices issued after the effective date of HB 2709. The case is different for a jurisdiction that:
1) is in periodic review before the effective date of HB 2709 and 2) conducts a Goal 14 review of its
urban growth boundary that is not part of its periodic review work program. Here, the jurisdiction is
conducting a legislative review and would be subject to HB 2709.

Legislative Review

Determination of when a community is conducting a legislative review of its urban growth boundary
must be made on a case-by-case basis. Some general guidance follows:

0 A community is involved in legislative review when it considers a parcel-specific UGB
amendment based on either or both of factors one and two under Goal 14 (see Appendix B).
This 1s because factors one and two require an overall assessment of land needs in the UGB. A
community is not engaged in legislative review if it is considering a boundary adjustment
based on any of factors five through seven of Goal 14.

O A community is engaged in legislative review when the governing body or its designate
undertakes a formal analysis of its buildable lands and housing needs. This may include
conduct of these tasks as part of a city council-approved work program. It may also include
council consideration of the results of such tasks. A community is also involved in legislative
review when there is any public process, such as planning commission or citizen committee
review and consideration.

0 A community is not engaged in legislative review when its staff conducts an update of its
buiidable lands inventory or housing needs projections exclusively at the staff level. A
community is also not involved in a legislative review if the governing body requests such an
apalysis on a cursory level.

1. Introduction Page 5
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Chapter 11
Overview of ORS 197.296

This chapter contains an overview of the key objectives of ORS 197.296 and explains the process
for meeting its requirements.

Key Objectives
ORS 197.296 contains two key objectives. These relate to housing and land, as follows:

1. Housing: Ensure that development occurs at the densities and mix needed to meet a
community’s housing needs over the next 20 years;

2. Land: Ensure there is enough buildable land to accommodate the 20-year
housing need inside the urban growth boundary (UGB).

These objectives are inter-related. For example, a UGB may not be large enough to provide
housing for the projected population in 20 years because development has been occurring at
lower than planned densities or because there has been a lack of infill and redevelopment. If no
measures are taken to ensure that actual developed densities are at least as high as the needed
densities, the residential land inside the UGB will be inadequate to meet housing needs in the
future. '

The Process

The key objectives are represented in Figure 1 as two paths, a Housing Path and a Land Path,
corresponding to the applicable tasks shown in the flowchart. These paths function
independently at first and then join to form one at Task 7. A community subject to the applicable
requirements will follow both paths.

Q . This path represents housing needs. It ensures that development
Housing Path . .. . o
will occur at the densities and mix needed to meet a community's

housing needs over the next 20 years.

I1. Overview of ORS 197.296 Page 7
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Q Housing Path

{continued)

&
’Q’Land Path

N/
”’ Joining the
Paths

To determine whether residential development in a community is
likely to meet the housing objective, above, Task 4 asks the
community to compare the density and mix of recent residential
development with projected needs. Tasks 2 and 3 provide the
necessary information about actual and needed densities and mix
to answer the questions in Task 4.

If the answer to both questions in Task 4 is yes, the community
may stop here on the Housing Path. If the answer to either
question is no, a community must proceed to Task 6 to identify
and evaluate measures that increase the likelihood needed .
residential development will occur.

This path represents residential land supply and demand. It
ensures that the urban growth boundary (UGB) contains enough
buildable land to accommodate the 20-year housing need.

Task 5 is a broad-brush assessment of whether the UGB contains
enough land to accommodate a community's 20-year housing
need, assuming continued development at the average density
that has recently occurred in the community. Tasks 1, 2, and 3
provide the necessary information to answer the question in
Task 5. If the answer to Task 5 is yes, a community may stop
here on the Land Path.

Task 7 brings together information from the Housing Path and
the Land Path. It asks a community to consider three factors:

1. Amount of buildable land available (Task 1);
2. Projected housing needs (Task 3); and
3. Proposed housing measures (Task 6).

The projected housing densities (rather than recent densities) and
proposed housing measures may reduce the amount of buildable
land needed. Task 7 asks if these factors reduce the amount of
land required to accommodate the 20-year residential need to the
point where expansion of the UGB is not necessary.

1I. Overview of ORS 197.296 Page 9



If the answer to Task 7 is yes, no further action is required
(except to adopt the measures proposed in Task 6). If the answer
isno,a commumty must proceed to Task 8.

Some basic rules are:
O Tasks 1 though 5 must always be completed.

O If the answers to the questions in Tasks 4 and 5 are both yes, a community may stop
at Task 5.

Q Ifthe answer to both questions in Task 4 is yes and the answer in Task 5 is no, Tasks
7 and 8 must be completed.

0 Ifthe answer in Task 4 is no and the answer in Task 5 is no, Tasks 6 and 7 must be
completed, and, if necessary, Task 8 as well.

O If the answer in Task 4 is no and the answer in Task 5 1s yes, a community must
complete Task 6 and adopt measures as part of periodic review.

Words to the Wise

The analyses described in this book will not always be performed in a straight line. New
information resulting from a certain task may create the need to repeat one or more of the tasks.
This is an iterative process that evolves through interaction of data and policy analyses.

To a certain extent, the assumptions used in this analysis will be based on state policies which
seek to minimize the outward growth of urban areas. The assumptions will also be based on local
policy choices based on input from residents, representatives of the housing industry, and
affordable housing advocates. It is particularly important for local governments to seek input
from developers and builders since they are primarily responsible for constructing the needed

housing.

Data and analyses regarding commercial, industrial, and other land needs and availability will
affect the overall analysis of land needs. Local governments should evaluate residential land and
housing assumptions within the context of these other factors.

Do not take trend data at face value. Such data should be evaluated within the context of the
broader community, its needs and desires; and historic, recent, and anticipated future events.

W!
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Identifying, Evaluating, and Adopting Measures

Following the two paths shown in Figure 1 may lead to adoption of measures for meeting
housing needs and using land inside the UGB efficiently. Chapter IV provides guidance on how
to identify and evaluate appropriate measures.

Note that the Housing Path ends either with the determination that no measures are required
(Task 4) or in the adoption of measures (Task 7). These measures, if any, will be designed to
meet the housing objectives (i.e., changing densities, changing the mix). It is possible that these
measures will forego any need to expand the UGB.

If the housing measures do not forego this need, a community must consider additional measures
(e.g., redesignating non-residential land to residential) before expanding the UGB. This is
because Statewide Planning Goal 14 requires the Goal 2 exceptions process to expand the UGB
and allows this only when no other reasonable alternatives exist. Communities that adopt
measures under Task 8 must monitor development activity and densities from the date of adoption
of the measures.

Citizen Involvement

When working to achieve the housing and 1and objectives described above, local governments
must involve their citizens, consistent with Statewide Planning Goal 1 - Citizen Involvement.
Goal 1 requires that citizens be involved in all stages of the planning process. The work program
for the project should include a citizen involvement plan or program that meets the requirements
of Statewide Planning Goal 1 as reflected in the community’s comprehensive plan.

The extent of the overall citizen involvement program may vary depending on the results of the
analyses described above and on which types of measures are proposed for adoption. The citizen
involvement process will need to be more extensive if the proposed measures depart significantly
from existing local policy and practice.

For example, if one of the measures is to adopt plan policy to provide financial incentives to
encourage infill and redevelopment and the local governments have a history of providing such
incentives, the citizen involvement process may need to be less extensive than if there had been
no history of providing such incentives in the community.

I1. Overview of ORS 197.296 : Page 11
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Chapter I1I
Tasks and Steps
To Complete the Housing and Land Analyses

!

This chapter describes eight tasks Oregon cities and counties may conduct in order to complete
the housing and land analyses.! Each task contains a series of steps to follow that more fully
explain how io perform the task. As explained in the introduction to this workbook, these tasks
and steps are presented as a guide to performing the analyses. Communities may choose to use
alternative approaches and still comply with the legal requirements. For each of the following
tasks, a cross-reference to the applicable statute or administrative rule is provided, as well as a
description of the task’s purpose.

e S

mtrrientmrer o
I e I i

N/
% Task1. Inventory the Supply of Buildable Residential Land

Purpose -

The purpose of this task is to calculate the number of acres of buildable residential land in each
residential plan designation in the existing UGB.? Buildable land is defined as land that is
“suitable and available and necessary for residential uses and includes both vacant land and
developed land likely to be redevelaped.”™ The buildable lands inventory® is important because it
informs the calculation of the capacity of a UGB to accommodate growth. Task 5 will show how
to calculate the demand for such lands.

'Some of these tasks and steps apply to all Oregon cities and counties in order to meet the requirements of
Statewide Planning Goal 10; others apply only in urban growth boundaries with large or fast growing cities. See
Chapter 1, Introduction, to determine which of these tasks apply to each jurisdiction.

20RS 197.296(3)a). ORS 197, Goal 10, the Metropolitan Housing Rute (CAR Chapter 660, Division 7),
and the Goal 10 Housing Rule (OAR Chapter 660, Division 8) require local jurisdictions inside urban growth
boundaries to inventory buildable lands.

*Buildable lands™ is defined fully in the Glossary of Terms, Appendix A.
“This task only applies to residential lands, but a similar inventory is required by the Statewide Pianning

Goal 9 rule for commercial and industrial lands. A complete inventory of all land in the UGB is necessary to fully
assess the need for a UGB expansion (Task 7).

N —————
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Overview of Process

The following four steps describe the process to inventory the supply of buildable residential
lands. See worksheet on page 16 for an ¢xample.

STEP 1 Calculate the gross vacant acres by plan designation, including fully vacant
and partially vacant parcels.

STEP 2 Calculate gross buildable vacant acres by plan designation by subtracting
unbuildable acres® from total vacant acres.

STEP 3 Calculate net buildable vacant acres by plan designation by subtracting land
for future facilities from gross buildable vacant acres.

STEP 4 Calculate total net buildable acres by plan designation by adding
redevelopable acres to net buildable vacant acres.

Steps to Follow

STEP 1 Calculate the gross vacant acres by plan designation, including fully vacant and
partially vacant parcels.

1.a  List definitions.

Vacant parcels are parcels without buildings; (including platted vacant lots) a
partially vacant parce] has improvements on it, but the remainder of the property,
generally exceeding one-half (12) acre, has none (see example).

H Example:
Parcel 1203 is fully vacant. Parcel 1502 is a partially vacant 5-acre parcel

where an existing duplex was subtracted using % acre as the developed part to
vield 4.75 vacant acres.

Parcel/Site # Plan Designation _ Gross Vacant Acres
1203 MDR-1 ‘ 100
1502 MDR-1 [ 4.75

*See Glossary of Terms, Appendix A, for a definition of “buildable” and “unbuildable,”

Page 14 III. Tasks and Steps to Complete the Analysis ¢ Task 1



1.b  List assumptions.

Clearly state all assumptions and data sources prior to the research {e.g., includes all
vacant and redevelopable parcels over one-quarter (%) acre in size). Where sites are
designated "Future Urban" because of a transition policy or lack of public facilities,
assume conversion to urban residential use within the 20-year timeframe. Vacant
lands in farm use deferral should be included as they may convert within the 20-
year planning timeframe.

lc Collect data.®

For all lands within the UGB, obtain data from the county assessor's office or a
geographic information system if available (worksheet). Most of the data needed to
update the residential buildable lands inventory is available at the county assessor's -
office, which often is accessible through electronic files. Other sources include land
division and building permit data, aerial photos, and field data.

For more guidance on buildable lands inventories, refer to Goal 10, the Goal 10 Housing Rule, the
Metropolitan Housing Rule, and ORS 197.303. Another source is Housing Strategies Workbook, published by the
Oregon Housing and Community Services Department, 1993,

i i ——— A — ———
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Buildable Residential Lands Worksheet*

Site# | Gross minus equals minus equals Net | plus equals

(Tax Vacant Environ- | Gross Acres for | Buildable | Redevel- | Tofal
lot, Acreage mentally Buildable | Public Vacant opable Net
etc.) (Step 1) Unbuild- | Vacant Facilities | Acres Acres’ Build-
able Acres (25%) (Step 4) able
Vacant {Step 3)
Acres
Acres
f (Step 2)
Single family (LDR-1)
1202 5 0 5 1.25 3.75 - 3.75
1301 10 1 9 2.25 6.75 - 6.75
i 1406 - - 2 2
Subtotals 10.5 2 12.5
Multi family (MDR-1)
1001 20 21 18 45 13.5 -l 135
907 - - 3] 3
]
Subtotals 135 3 16.5

Other Plan/Zone Designations Etc.

Subtotals

Total Net Buildable Acres:
*For Illustrative Purposes Only

STEP 2 Calculate gross buildable vacant acres by plan designation by subtracting
unbuildable acres from total vacant acres (see example).

2.a  List definitions.
Unbuildable acres generally include vacant acres:

1. With slopes over 25 percent;
2. Inthe floodway;

These are net acres, i.e., they are minus any unbuildable acres or acres needed for public facilities.
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In the 100-year floodplain in communities where development is not
permitted in this area.

4. In other hazard areas (e.g., severe landslide potential); and

In Goal 5 resource protection if these areas are prohibited from development
by the comprehensive plan.®

Lh

2b  Conduct overlay analysis.

This may be done by hand by creating an overlay map using data from existing
sources (e.g., Federal Emergency Management Agency (FEMA) maps for
floodplain and floodway data, National Wetland Inventory maps, ete.) and
measuring acres affected by one or more of these conditions; or an overlay analysis
can be conducted using a Geographic Information System (GIS), if available.

Example: A 100 acre parcel “
Acres
Gross Vacant Acres 100 u
+25 percent slope | 0
Floodway ' 10 “
Hazards (severe geologic) 0
Goal 5 Protected Wetlands Acres 5
Total Unbuildable Vacant Acres: , 15
| Gross Buildable Vacant Acres: e 85

STEP 3 Calculate net buildable vacant acres by plan designation by subtracting land
for future facilities from gross buildable vacant acres (see example).

3.a List definitions

Land for facilities includes future streets, schools, parks, churches and fraternal
organizations, and other public or semi-public lands.” The percentage for facilities
will vary depending on the size of the community and the nature of residential lands
within it. Generally the larger the community, the more facilities it needs. Single-

*See Appendix A for a definition of buildable and unbuildable land.

“Includes water and sewer plants, public works buildings, airports, and other uses for vacant land currently
held by city, county, state, and faderal agencies.
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family residential will generally require a higher percentage of facility acres than
multi-family residential, particularly for streets. Use a range of 23 to 31 percent as
a gross-to-net reduction percentage. The percent of reduction should be based on
current standards rather than historical averages. Major facilities, such as sewage
treatment plants, should be accounted for separately.

#
Example:
Gross Buildable Gross-to-Net Acres Net Buildable Vacant
Vacant Acres Reduction Acres -
For Public Facilities
85 21.25 63.75
(85 * 25% =21.25) - (85-21.25=63.75)

STEP 4 Calculate total net buildable acres by plan designation by adding
redevelopable acres to net buildable vacant acres.'

4.a  List definitions and assumptions.

Redevelopable acres are developed parcels that are likely to redevelop within the
planning period. One rule of thumb for defining "redevelopable” is parcels with
building values that are 30 percent or less of the total property value (building +
land). Another rule is to use building value per acre of land value'! (Note: be
careful not to double count with "partially vacant" lands of the vacant lands
category). Also, it is important to consider surrounding land uses and values to
assess the land price needed by a developer to redevelop the property.

"Redevelopable lands are added here because they commonly do not have the same facility needs or
environmental constraints as vacant land.

"If other methods are used to define redevelopable acres, list assumptions. For example, the criteria used
in the recent update of the Eugene-Springfield residential lands analysis are: medium or high density residential tax
lots; existing buildings on the lot are single family, duplex or mobile home; the improvement value is less than or
equal to the land value; and the improvement value is less than $100,000 per acre.

"
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Example:

An example using the first rule of thumb is a one-acre parcel, planned and
zoned medium density residential, that has an improvement value of $50,000
{e.g., an existing single-family house) and a total property value of $200,000.
This parcel is redevelopable because the improvement value is less than 30
percent (50 + 200 = 25 percent) of total property value, the surrounding
planned uses are compatible with more intensive residential use, and local
market conditions would make it cost-effective for the property to be
redeveloped.

4b  Collect data from the county assessor's office.

4.c

4d

Calculate redevelopable acres by plan designation, subtracting unbuildable acres
and land for public facilities.

County assessors’ offices do not always reflect the rising land value market when
appraising residential properties. They are primarily concermned with the total
property value and not of individual (land and building) components. If the

. assessor’s records do not reveal any properties that meet the rule of thumb, check

building permit records to determine if and where redevelopment occurred.
Develop assumptions regarding potential redevelopment based on recent
redevelopment. Subtract unbuildable acres and acres for facilities. Both of these
acreages generally will be much less than for vacant land because, most often,
facilities will be at the site and environmental constraints will be minimal on
parcels that have already been developed.

Add redevelopable acres to net buildable vacant acres to determine total net
buildable acres.
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| O Task 2. Determine actual density/mix of housing,
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Purpose

The purpose of this task is to determine the actual density and the actual mix of housing
development since the last periodic review or five years, whichever is greater.”” In Task 4,
these data will be compared to data on needed density and mix from Task 3 to determine if

housing measures are required. In Task 3, these data will be compared to the buildable lands
data generated in Task 1 to determine if there is sufficient land in the UGB for future housing.

This is d new requirement.

Overview of Process

The following seven steps describe the process to determine actual density and actual average
mix of housing types.

STEP 1 Determine the time period for which the data must be gathered.

STEP 2 Identify the types of housing to address.

STEP 3 Collect data.

STEP 4 For each development site, list the comprehensive plan and zoning
designation, the number of housing units of each housing type, and the
density of each housing type.

STEP 5 Calculate the actual mix of housing types.

STEP 6 Calculate the average actual density of each housing type.

STEP 7 Calculate the average actual net cliensity of all housing types.

Steps to Follow

STEP 1 Determine the time period for which the data must be gathered.

ZORS 197.296(3)(b).

— I
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l.a  Some communities analyze building permit data annually while others do it
sporadically. To be a useful tool, the analysis should include data from the year
prior to the year the analysis is conducted. For example, to conduct the analysis
in 1996, include data from 1995 back to the starting timeframe (i.e., the greater
of five years or last periodic review). An optimal analysis would include data up
through the end of the last full month (i.e., May 1996 for a June 1996 analysis).

STEP 2 Identify the types of housing to address.

State law requires that the housing needs analysis identify the following housing
types, at a minimum.

Single-family and manufactured housing, detached;
Manufactured housing units in parks;

Multiple or single-family units, attached; and

Government assisted housing (below market-rate housing).

nalb Ll M

Government assisted housing is not a specific housing type, but junisdictions

must make provistons for government assisted housing in their comprehensive
plans and ordinances. In addition, some communities may want to identify
seasonal units.

STEP 3 Collect data.

3.a  Obtain residential development data from building permits, design reviews, or
other sources for the time period selected in Step 1 (see worksheet).

In the worksheet example, building permit data are used. If building permit data

do not provide all of the necessary information, on density for instance, other

methods may be used. One method is to use platted subdivisions and partitions

for single-family, supplemented with design review or building permits for other

housing types. For large jurisdictions with a lot of development, another method

o is to conduct a random survey. This may require hiring a specialist to design the
survey to obtain statistically valid results.
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STEP 4 For each development site," list the comprehensive plan and zoning
designation, the number of housing units of each housing type,'* and the
deusity’ of each housing type.

The density must be net of any public dedications. If any private dedications (e.g.,
common area in a PUD) are made, they must be included as part of the
development site for calculation of density.

Example:

Housing Units + Net Acres = Density in Units per Net Acre
10 (housing units) + 1.42 (total net acres of lots) = 7.04 Units/Acre Net Density

A development site is a legal lot or parcel for which a residential building permit has been issued.

"“The list of housing types can be quite specific or combined for ease of analysis. The type categories
should be consistent with those of the Housing Needs Analysis conducted in Task 3. The following housing types
are recommended: single-family detached, including manufactured homes; single-family attached; multi family;
and manufactured homes in manufactured home parks. Provisions must be made for government-assisted housing,
although this is not a specific housing type.

"*Use net density for consistency with the Housing Needs Analysis. Most permits are issued to a lot, net of
any public dedication required for a land division or design/site review.

i - —
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Actual Density and Mix of Housing Types Worksheet*

Total nm:(l::;;; ut;npt: for each \\\§

Total number units, all types

Mix of types by percentage \\\\\
Average net density by ty]ﬁe N

Average actual net density of all
L housing types:

*For illustrative purposes only
**Existing policies for and inventory of government-assisted housing must also be reviewed.

12

s ——
r———

STEP 5 Calculate the actual mix of housing types.

5.a  Calculate the total number of units of each housing type. Calculate the total
number of housing units.

5b Calculate the percentage of each housing type by dividing the total of each type
- by the total of all types.

Example: Single family detached (SFD)
#SFD units Total #Units - All Types

- ' Totals 15 45
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Actual percentage of SFD = SFD total units + total units, all types
Actual percentage of SFD = 33 percent (15 + 45)

STEP 6 Calculate the average actual density of each housing type.

6.a  For each housing type, add the net acres of each development site to obtain total
net acres of land used for that housing type.

6.b  Add the number of units of each housing type to obtain total number of units.

6.c  Divide the total number of units by total net acres to obtain the average actual net
density for each housing type. "

Example: For single-family detached

Site # # Units Net Acres Net Density—Units per Acre
1245 5 1 _ 5
1509 12 1.71 7

Total: 17 27 627

Single-family detached actual average net density = 6.27 units per acre
(17 +2.71)

STEP 7 Calculate the average actual net density of all housing types.

Divide the total number of units by the total net acres.

|

Q Task 3. Conduct a Housing Needs Analysis.

R et e
pp—

Purpose  The purpose of this task is to conduct an analysis of housing needs by type and
density to determine the amount of land needed in the urban growth boundary for
each needed housing type for the next 20 years.'

18ORS 197.303 and 197.296(3)(c); OAR Chapter 660, Division 8.

- —
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Provisions of ORS 197.296 for increasing housing densities and adding
residential land to UGBs reinforce the importance of conducting a thorough
housing needs analysis. Although Oregon cities have conducted housing needs
analyses in the past, many of these analyses have not fully captured the needs for
housing in these communities. A housing needs analysis should include a
comprehensive analysis of factors affecting housing needs and an up-to-date
knowledge of trends affecting housing. For instance, the size of households has
generally been decreasing and the age of household heads increasing. Such
factors, along with household income and cost information, affect the need for
various housing types in 2 community.

Overview of Process

The housing needs analysis is a complex task and many jurisdictions will not have ready or easy
access to the required data. For this reason, jurisdictions conducting their first comprehensive
housing needs analysis will have to be creative in developing methods that provide the
necessary information. Appendix C contains information on national and state housing trends, a
sample demand analysis, and sample data sheets to assist in this process.!’

The following six steps generally describe the process for a housing needs analysis. The tables
in the Eugene-Springfield analysis in Appendix C correspond to these steps. When a
community conducts its own analysis, it will not draw conclusions from any one step. Rather, it
will draw conclusions after all steps have been conducted. This will provide a comprehensive
picture of the likely future housing needs.

STEP 1  Project the number of new housing units needed in the next 20 years.

STEP 2 Identify relevant national, state and local demographic and economic trends
and factors that may affect the 20-year projection of structure type mix.

STEP 3  Describe the demographic characteristics of the population and, if possible,
household trends that relate to demand for different types of housing.

STEP 4 Determine the types of housing that are likely to be affordable to the
projected households based on household income.

STEP 5  Estimate the number of additional needed units by structure type.

"The sample demand analysis in Appendix C is the residential demand portion of the Marker Demand
Study for Nodal Development, which was prepared for the update of TransPlan, Eugene-Springfield’s metropolitan
transportation plan. Although this study was conducted to determine the market demand for nodal development, the
analysis in Appendix C specifically addresses market demand for residential real estate in Eugene-Springfield.
Therefore, the sample presents useful information for other jurisdictions conducting a housing needs analysis.
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STEP 6 Determine the needed density ranges for each plan designation and the

average needed net density for all structure types.

Steps to Follow

STEP 1

la

l.b

lc

1d

Project the number of new housing units needed in the next 20 years.

Obtain the most recent population estimate for the community from the Portland
State University Center for Population, Research and Census. Subtract the

population living in large group quarters (¢.g., college dormitories, prisons, etc.)
Factor in the population inside the UGB and outside the city limits, if applicable.

Obtain the population forecast from the coordinating body (see Chapter I,

. Introduction). Subtract projected population living in large group quarters.

Factor in the population inside the UGB and outside the city limits, if
applicable.'®

Project the average household size, based on past trends. In general, average
household size is decreasing gradually. The state average is forecast to drop to
2.5 in 20 years (see National and State Housing Trends in Appendix C).

Proj ect the total number of households by dividing the projected population in
households by the average household size.

Example:

Projected - ~ Group Quarters = Projected

Population Population Population in
Households

(85,100) (100} ' ~ (85,000)

Projecied + Projected = Projected Total

Population Household Number of

In Households Size Households

(85,000) (2.6) (32,692)

¥Age cohort population forecasts help estimate the number of additional potential renters or home buyers
and help forecast the propensity for certain housing types (see pages C-9 and C-10, Sample Analysis, Appendix C).
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le

Calculate the projected total number of new housing units needed in the
community in the next 20 years by subtracting the projected number of
households from a current estimate of households.

Possible data sources:

g

STEP 2

1990 Census of Population and Housing CD ROM STF1a for 1990 city
population, households, and number of persons in group quarters;

1990 Census of Population and Housing CD ROM STF1b for population inside
the UGB and outside the city limits;

Center for Population Research and Census, Portlancl State University for recent
population estimates; and ‘

Population projections from the coordinating body. These are developed through
coordination between the city and county unless otherwise specified or delegated
(see ORS 195.036).

Identify relevant national, state and local demographic and economic trends
and factors that may affect the 20-year projection of structure type mix,

To complete Task 3, it is necessary to determine how the projected number of
new households from Step 1.e will be distributed among different structure types
in 20 years. In order to make this determination, it will be necessary to analyze
factors that will likely influence housing choice in the future (e.g., the decision to
buy a single family home as opposed to renting an apartment). -

r—— —

+ Community A: A large portion of the population growth is due to
immigration of retirees.

» Community B: The economic outlook indicates increased employment
in higher income industries.

Begin this step by reviewing the national and state housing trends starting on
page C-1 1n Appendix C of this workbook. This review should be supplemented
by a review of possibie local economic and housing conditions and trends to
consider in the analysis. The local economist at the region office of the Oregon
Employment Division can help identily local conditions and trends. For an
example, see conditions and trends for Fugene-Springfield, page C-6, Sample
Analysis, Appendix C.
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STEP 3 Identify local demographic characteristics of the population and, if possible,
household trends that relate to demand for different types of housing.

These factors are important because certain household types tend to choose
certain housing types. The factors you use will vary depending on community
characteristics and the availability of data.

H Examples:

» Households with a head aged 15 to 24 tend to be apartment renters.
« Households with higher incomes tend to live in single family houses.

Factors analyzed in the sample analysis in Appendix C include population
growth, household size, age of household head, marital status and presence of
children, household income, and net worth; and “supply factors,” including the
availability and price of buildable land; the location of residential land; the cost
of construction; the availability of financing; and the availability of builders of
alternative housing (for example, see factors that affect the market in Eugene-
Springfield, page C-7, Sample Analysis, Appendix C).

3.a  The best indicators of housing needs are household incomes by household size
and age of head of household.” It is not always possible to get these three pieces
of information cross-tabulated. However, decennial census data do report each
item separately. Contact the local state data center for information (see

Appendix C). The cross-tabulation of these data can be obtained from Public
Use Micro Data (PUM) from the 1990 Census for larger metropolitan areas. An
alternative is to conduct a survey to obtain this information. Data and/or trends
on tenure and percentage of income paid for housing are also useful in this
analysis.

3b If possible, develop trends of these variables and population growth using 1970,
1980, and 1990 census data (for example, see tables on pages C-8 through C-10,
Sample Analysis, Appendix C).

Possible data sources include the following:

Q 1990 Census data from the report, Demographic, Housing and Socioeconomic
Characteristics of ( )} County, Its Cities and Census Tracts, prepared by
Center for Population, Research and Census (CPRC), Portland State University,
for counties and cities. Social and Economic Characteristics or Summary Tape
File 3 on CD ROM (see example of table in Appendix C};

¥See Appendix C for a sample data sheet on statewide average income from the 1990 U.S. Census.
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STEP 4

4.a

4b

4.c.

1970 and 1980 Census Information. For assistance, contact a member of Oregon
State Data Center (see list of members in Appendix C);

Larger metropolitan areas can use Public Use Micro Data from 1990 Census of
Population and Housing;

Alocal community housing survey;

Provisional Projections of the Population of Oregon and Its Counties, 1990-
2020, CPRC, Portland State University for projecting age of head of household;

State Employment Division’s local economist in each community for
information on local economic trends that would provide insights into how
incomes will likely be distributed in the community in 20 years; and

Sourcebook of County Demographics 1995: a reference book at the library with
profiles of households.

Determine the types of housing that are likely to be affordable to the
projected population based on household income.”®

Identify the types of housing to address. State law requires the housing needs
analysis to identify the following types, at a minimum.

1. Single-family and manufactured housing, detached;

2. Manufactured housing units in parks;

3. Multiple or single-family units, attached; and

4. Government assisted housing (below market-rate housing).

Government assisted housing is not a specific housing type, but jurisdictions
must make provisions (inventories and policies) for government assisted housing
in their comprehensive plans and ordinances. In addition, some communities
may want to identify seasonal units.

Organize data gathered on household incomes by income range categories, e.g.,
high, medium, and low. Calculate the percent of total households that fall into
each category.

Considering local housing prices for the same timeframe as the income data,
identify the structure types and tenure financially attainable by each income

2 The size and location of the lot can have a large impact on affordability. To keep it simple, these and

other “supply” factors are analyzed in Step 5, but these steps are generally conducted simultaneously.
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STEP 5

S.a

5b

5.

54

S.e

group and project out 20 years, if possible (for example, see tables on pages C-11
and C-13, Sample Analysis, Appendix C).

Estimate the number of additional needed units by structure type.

This analysis could be based on the relationships among general trends (as shown
in the sample analysis and national and state trends in Appendix C}); or, if
possible, a jurisdiction could conduct its own analysis as explained below.?!

Household size: Based on the data gathered in 3.a, describe the relationship
between household size and structure type and tenure. Estimate likely shifts in
the number of households by household size in 20 years and the implications for
housing choice (for example, see tables on pages C-14 and C-15, Sample
Analysis, Appendix C). ' '

Age of household head: Based on the data gathered in 3.a, describe the
relationship between age of houschold head and structure type and tenure.
Estimate likely shifts in the number of households by age of household head in
20 years and the implications for housing choice (for example, see table on page
C-17, Sample Analysis, Appendix C).

Based on the analysis in Steps 5.a and 5.b, and on knowledge about national,
state and local housing conditions and trends and analysis in Step 4, describe
how the characteristics of the projected households will likely affect housing
choice. Also consider trends in housing and land prices. Document conclusions
drawn from the analysis, including a description of how and why local
conditions and/or trends are expected to differ from the national and state trends
(for example, see pages C-18 through C-21, Sample Analysis, Appendix C).

Describe trends in construction by structure type, using building permit data, and
describe how future construction trends will likely be affected by changing
demographics (for example, see table on page C-22, Sample Analysis,

Appendix C).

Estimate the number of additional units by structure type needed for new
households, allowing for a vacancy rate (¢.g., 2 percent for owner-occupied and

*'The extent to which the existing housing stock may meet specific housing needs (e.g., affordable
housing) may also be taken into consideration, although it was not factored into the Sample Analysis in

Appendix C.
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STEP 6

6.a

6.b

b6.c

5 percent for rented) to provide housing choice (for example, see table on page
C-23, Sample Analysis, Appendix C).#

Determine the needed net density range for each plan designation and the
average needed net density for all designations.

Examine the relationship between lot size and square feet of living space over
time, using county assessor’s data to determine local trends in housing density
(for example, see graphics on page C-24, Sample Analysis, Appendix C).

Describe the likely effect of land price, availability, and location and future
housing prices on these trends (for example, see pages C-25 through C-28,
Sample Analysis, Appendix C).

Allocate future needed housing units to the respective plan designation in which
it is anticipated they will be developed.

Obtain the needed housing units by structure type from the results of Step 5.e.
Based on the type of structures allowed in each plan designation, allocate those
units to the respective plan designation. For most cities, this will not be a simple
matter because there is frequently overlap of housing types by plan designation

~ (i.e., more than one type of housing is allowed in each plan designation

category). If new housing types are needed that are not identified in the existing
plan (e.g., row houses), modify the assumptions to accommeodate the need for
these housing types (see example).

The example in Appendix C does not account for a vacancy rate. However, this would need to be

included in the analysis.

II1. Tasks and Steps to Complete the Analysis (O Task 3 Page 31



6.d

6.e

I Example:®

Plan Designation

Housing Tvpe Needed Low Medium High
ousing Lyp Units Density Density Density

Single family

detached 18,000 18,000

Manufactured 6750 | 6750

housing in parks

Apartments 15,750 7,750 8,000

Single family attached 4,500 4,500

(condos, etc.)

Total 45,000 24,750 12,250 8,000

Estimate the needed net density range for each plan designation, based on the
types of structures that would be allowed in each designation; and on an estimate
of the density at which each structure type is likely to develop in the community,
based on recent housing developments and current local policies (for example,
see pages C-29 through C-32, Sample Analysis, Appendix C). If these ranges
are different from those in the adopted comprehensive plan and zoning
code, an amendment to the plan and code will be necessary,

Estimate land needs by dividing the number of needed units of each structure
type by the net density at which it is most likely to be developed (from the

analysis in Step 6.d) and apportion the acres into each residential plan

designation.

“This exarmple uses the data in the Sample Analysis in Appendix C. However, this is not how the structure

types were actually allocated 1o plan designations in the Eugene-Springfield residential lands study.

*Note that the land needs identified in this step will be compared to the buildable acres in Task 7.
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6.f

Example:
Housing Types Needed Forecasted Land
Units Net Density Needed in
Net Acres
Single-family, detached 18,000 9.00 2,000.00
Mfr’d homes in parks 6,750 9.50 710.53
Single-family, attached 4,500 18.00 250.00
Apartments, medium 7,750 25.00 310.00
density '
Apartments, high density 8,000 30.00 266.67
Totals: 45,000 N/A 3,537.20

Estimate the average needed net density by dividing the total number of needed
net acres by the total number of needed units.

Possible data sources:

Q

Q
a
Q

Local building permit information;

Field survey (counting the number of houses by type);

County Assessor’s data for assessed value for tax lots in residential use;

Census data for number of units by type which is referred to as “units by
address” in Census report, Demographic, Housing and Socioeconomic
Characteristics of (___) County, Its Cities and Census Tracts, CPRC. In

addition, this report provides number of units by rent charged, number of units

by value and median value;

-

Local appraisal firms and property management firms for information on current
housing market, e.g., tvpes of housing being sold, sales price, square foot price of
new construction;

Assessor's Sales Ratio Study from the County Assessor and Multiple Listing
Service Report from a real estate broker;

mommrrren-ai e
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0 County Housing Authority for information on subsidized units in each
Jjurisdiction; and

a Local Geographic Information System (GIS) data, if available.

S r—— ——— —— e st vPrrer i
I

Q Task 4. 1Is needed density the same as or less than actual
density? Is needed mix the same as actual mix?

Purpose The purpose of this task is to ascertain whether or not the average needed
density is the samne as or less than the density of recent development; whether
the mix of needed housing types is different from the mix of recent development;
and whether any measures are required. If the needed housing mix for new
development is different from the recent housing mix or if the needed density for
new development is greater than density of recent development, a jurisdiction
must take measures that are likely to achieve the needed mix and densities.”

Overview of Process
This task builds on the results of calculations in Tasks 2 and 3. In the following analysis, actual
density and mix means the density and mix that has actually occurred in a community in the last

five years or since the last periodic review, whichever is greater. There are four steps to
completing this task.

STEP 1 Compare the actual housing mix with the needed housing mix.
STEP 2 Compare the average actual net density with the average needed net density.

STEP 3 Compare the actual net density for specific housing types with the needed net
density ranges.

STEP 4 Determine if measures are required to achieve either the needed housing mix
or needed densities, or both.

Steps to Follow

STEF1 Compare the actual housing mix with the needed housing mix,

BORS 197.296(5)
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la

1.t

l.c

STEP 2

2.3

- 2.b

2.c

Obtain the actual housing mix from the results of Task 2, Step 5, This is the
percentage of total housing for each housing type.

Obtain the future needed housing mix from the results of Task 3, Step 5.e.

Compare the actual housing mix with the future needed housing mix.

Example: ||

Actual “

Housing Needed Housing Difference

Housing Mix Mix Between Actual
Type ' and Needed

Single-family 69% 60% 9
detached

Manufactured
homes 1n
parks

Multi-family
(plexes,
condos, etc.}

Total:

Compare the average acfual net density with the average needed net density.

Obtain the average actual net density for all housing types from the results of
Task 2, Step 7.

Obtain the average needed net density from the results of Task 3, Step 6.1

Compare the average actual net density with the average needed net density.

Example:

Actual Needed Difference
Average Net
Density 6.96 7.5 0.54
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STEP 3

3a

3b

lc .

STEP 4

+ 0O

Compare the acrual net density for specific housing types with the needed
net density ranges.

While ORS 197.296 does not require comparing densities for each housing type,
this step may help communities determine which measures would be most likely
to achieve the needed densities.

Obtain the actual net density for each housing type from the results of Task 2,
Step 6.c.

Obtain the needed net density ranges from the results of Task 3, Step 6.d.

Compare the actual net density for each housing type with the needed net density

the needed net density ranges.

Example:

ranges by housing type and determine whether the actual net densities are within

Housing Type

Actual Net
Density

Needed Net
Density Range

Is Actual In
Needed
Range?

Single-family
detached

4.96

4-10

yes

Manufactured homes
i
in parks

Multi-family (plexes,
condos, etc.)

Total:

— ——|

Determine if measures are required to achieve either the needed housing
mix or needed densities, or both. '

There is no difference between the actual housing mix and the needed housing
mix. The average needed net density is the same as or less than the average

actual net density.

No measures are required 1o change housing mix or increase densities. Proceed

to Task 5.

The actual housing mix is different from the future needed housing mix,
Measures are required to achieve the needed housing mix. Proceed to Task 6.

i e
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Q The average needed net density is greater than the average actual net density.
=+ Measures are required to increase densities. Proceed to Task 6.

\/
*%® Task 5. Does the UGB contain enough buildable land at actual

densities?

Purpose The purpose of this task is to discern whether the UGB contains enough
buildable land to accommeodate the 20-year housing need at recently developed
densities. This task will result in a determination of whether measures are
required.

Overview of Process

This analysis compares the projected needs for residential land, based on the average density of
recent developments, to the supply of buildable residential land inside the UGB. There are
three steps to complete this task.

STEP1 Calculate the amount of land needed for housing for the next 20 vears.

STEP 2 Calculate the difference between the amount of land needed based on densities
of recent construction and in the UGB with the amount of buildable land
available.

STEP 3  Determine if measures are required to meet housing needs.

Steps to Follow
STEP 1 Calculate the amount of land needed for housing for the next 20 years.

l.a Obtain the average actual net density by housing type from Task 2, Step 6.c.

1.b Calculate the amount of land needed for each plan designation, based on the
allocations of needed units in plan designations in Task 3, Step 6.c.

e
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Example:

Housing Types Within Needed Actnal Needed

Plan Designations Units Net Net Acres
Density

Low Density

Single-family, detached 180,006,750 6.50 2,769.23

Manufactured homes in 7.00 964.28

parks 3,733.51

Subtotal '

Medium Density

Single-family, attached 45,007,750 15.00 300.00

Apartments 23.00 336.96

Subtotal 636.96

High Density _

Apartments 8,000 23.00 347.83

Subtotal 347.83

TOTAL 4,718.30

STEP 2

Calculate the difference hetween the amount of land needed based on
densities of recent construction and in the UGB with the amonnt of buildable

- land available.

2.8

2b

Calculate the difference between the amount of land needed and buildable acres
(from Task 1, Step 4.c) for each plan/zone designation.

If the amount of land needed is greater than the amount of land available in any
plan/zone designation, identify the number of additional forecasted net acres.

- I M

Page 38

I1I. Tasks and Steps to Complete the Analysis %* Task 5



STEP 3

Example:

Plan Needed Buildable Difference Additional

Designation Acres Acres Acres
Needed

Low Density 3,733.51 4,000 266.49 0

Medium 636.96 500 -136.96 136.96

Density

High Density 347.83 360 12.17 0

| Total 4,718.30 4,860 141,70 0

Determine if measures or plan map changes are required to meet housing
needs at actual developed densities.

Identify your next action(s) based on the statements below:

O The total Land needed is zero or less.
=+ No UGB expansion is necessary.

O The total land needed is greater than zero.
=» Proceed to Task 7.

Q@ The total land needed is zero or less and the results of Task 4, Step 4 show no
housing measures are required.

-» Stop here.

*Although not addressed in these examples, the supply of government-assisted housing must also be

adequate to meet forecasted needs.

T —— i ainin
N -

—
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OTask 6. Identify and evaluate measures to increase the
likelihood needed residential development will occur.

N

rm———r

Purpose The purpose of this task is to identify and evaluate measures that demonstrably
increase the likelihood that needed residential development will occur. The
proposed measures should be designed to change densities or housing mix, or
both, as necessary, to meet housing needs over the next 20 years. As part of this
task, a community must ensure that land zoned for needed housing is:

1. In locations appropriate for the housing types identified in the housing

needs analysis; and
2. Zoned at density ranges that are likely to be achieved by the housing

market.?” 28
Overview of Process

The following three steps describe the process to identify and evaluate measures.

STEP 1 Based on the analysis conducted in Task 4, identify housing mix and density
issues that require action.

STEP 2 [Identify and evaluate measures to address housing need issues using the
information presented in Chapter IV and Appendix D.

STEP 3 Adopt measures or proceed to Task 7.

“ORS 197.296(5) and (7).

**See measure, “Apply Appropriate Plan And Zone Designations,” in Chapter IV.

N M
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Steps to Follow

STEP 1

STEP 2

2.b

2.C

Based on the analysis conducted in Task 4, identify housing mix and density
issues that require action,

Determine the types of measures required, either to change the housing mix or to
increase densities, based on which of the following two outcomes resulted from
Task 4:%

Q Measures are required to achieve the needed housing mix because the actual
housing mix is different from the future needed housing mix (see Task 4.
Step 4); and/or ‘

O Measures are required to increase densities because the average needed net
density is greater than the average actual net density.

Example:

One example is a community where few or no apartments have been built in
the last five years, but the long-term demographic trends indicate a future
demand for apartments. In this case, the needed density is higher than the
actual developed density in the last five years, and the needed mix will be
H different from the actual mix.

Identify and evaluate measures to address housing need issues using the
information presented in Chapter 1V and Appendix D.

Describe trends and conditions that would help explain differences between the
average needed net density (in Task 3, Step 6.f) and the average actual net
density (in Task 2, Step 7); and between the needed mix (Task 3, Step 5.¢) and
the actual mix (Task 2, Step 5.b).

Chapter IV describes how to identify and evaluate appropriate measures. Select
measures appropriate to the community and to the types of measures needed (i.e.,
to change the housing mix or to increase densities, or both).*

Evaluate measures based on their likely effect on meeting the housing needs
identified in Task 3, and on addressing the trends and conditions described in

#%ee Task 4, Steps 4.b, and 4.¢c.

**Note that all jurisdictions must, at a minimum, evaluaic the measure, “Apply Appropriate Plan and Zone

Designations,” in Chapter TV.

- > —
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Step 2.a, above. Measures must address the need for government-assisted
housing.*’

STEP3 Adopt measures or proceed to Task 7.

Q If Task 5 shows that there is sufficient land in the UGB based on actual
developed densities, proceed to adopt the proposed measures. Notify the
Department of Land Conservation and Development of any proposed plan or
ordinance requirements, as required by statute.

Q If Task 5 shows that there is not sufficient land in the UGB based on actual
developed densities, proceed to Task 7 to determine if these measures forego the
need to expand the UGB.

_— m— — m— —
M el ———— I i N

N :
¢ Task 7. Do the measures for needed housing forego the
need to expand the UGB?

Purpose  This task is where the Housing Path and Land Path join. If no measures were
proposed as a result of Task 6, go directly to Task 8. The purpose of this task is to
reevaluate residential land needs using data and analyses from Tasks 3 and 6.

This task will enable a community to determine if further action is necessary to
ensure a sufficient supply of residential land in the UGB to meet 20-year housing

needs.

Overview of Process

The following five steps describe the process to determine if the measures proposed in Task 6
forego the need to expand the UGB.

STEP1 Compare the amount of land needed for forecasted housing needs with the
amount of buildable land available in the UGB.

STEP 2 Consider the extent to which the Task 6 measures help meet the needs.

*'Measures designed to affect the housing mix will usually affect the needed density; measures designed to
increase densities can also affect the housing mix, It is important to take this inter-relationship into consideration
when evaluating the measures.

e

I
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STEP 3 Either adopt measures or proceed to Task 8.
Steps to Follow

STEP1 Compare the amount of land needed for forecasted housing needs with the
amount of buildable land available in the UGB.

l.a  Obtain the needed net acrés by plan designation from Task 3, Step 6.¢,
I.b Obtaih the net buildable acres by plan designation from Task 1, Step 4.d.

l.c  Estimate additional needed net acres by subtracting needed acres from buildable
acres.

STEP 2 Determine if measures forego the need to expand the UGB.

Determine the extent to which the measures proposed in Task 6 enable the
community to accommodate needed housing within the UGB.

Q No additional land is needed.
-+ No further action required.

0 The measures proposed in Task 6 do not completely alleviate the shortage of
buildable land for one or more housing types/densities
=+ Proceed to Task 8.

— mpratemrmraarer®

&
‘0’ O Task 8. Take one of three actions.

A I i

Purpose The purpose of this task is to determine the appropriate course of action {0
provide for the density, type, and land needs for future housing.*

Two principles regarding planning for housing and urban growth boundary
expansion are expressed in Oregon ORS 197.296, Goal 10, and Goal 14:%

**The specific requirement to take one of three actions 1s mandated by ORS 197.296(4). The priority order
of these actions is mandated by Statewide Planning Goal 14, which requires jurisdictions to examine all reasonable
alternatives before expanding the UGB.

BORS 197.296(7) requires that land zoned for needed housing be in appropriate locations for the housing
types and zoned at density ranges likely to be achieved by the market.
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Q Plan for needed housing based on projections for future housing types and
density needs;

O Avoid expanding a UGB, or expand it the minimum amount required, to
accommodate future residential and other growth needs.

Based on these principles, local governments conducting Task 8 must decide on
one of three actions in the following priority order:

1. Amend the comprehensive plan, functional plan, or land use regulations to
include new measures that demonstrably increase the likelihood that
residential development will occur at densities sufficient to accommodate
housing needs for 20 years without expansion of the UGB; or

2. Adopt a combination of actions 1 and 3; or
3. Amend the UGB to include sufficient buildable lands to accommodate

housing needs for 20 years at the actual developed density during the period

since the last periodic review or since the last five years, whichever is greater.
34

Overview of Process

The following four steps describe the process for taking one of these actions.
STEP ! Determine how much additional land is needed (See Task 7, Step 2).
STEP 2‘ Identify and evaluate new measures to amend the corhprehensive plan,

functional plans, or land use regulations; evaluate the likely effect of these
measures on reducing the need for land to be added to the UGB.

*0ORS 197.296(4)(b) directs jurisdictions to expand the UGB to provide land for future housing needs
based on recently developed densities as defined in Task 2. However, the context of ORS 197.296 is local
government planning for housing tvpes and densities projected to be needed in the furure. Statewide Planning Goal
10 and QAR 660, Divisions 7 and 8 elaborate on the requirements for projecting fitture housing needs.

Goal 14 also helps interpret ORS 197.296. Goal 14 requires local jurisdictions to use the exceptions process of Goal
2 to expand the urban growth boundary. The exceptions process requires a conclusion that no alternatives to
expanding the boundary exist,

- As aresult, a local govemment must expand its UGB to provide land for future housing needs based on recently
developed densities only if these densities are the same as fiture needed densities. If future densities are less than
recently developed densities, the local jurisdiction would need to expand the boundary a greater amount to
accommodate the greater needs. If future density needs are more than present density needs, the local Junsdlctwn
must consider this an alternative during the Goal 2 exceptions process.

— Ay R

Page 44 111. Tasks and Steps to Complete the Analysis () Task 8




STEP 3
Steps to Follow
STEP 1
1a
STEP 2
2a Q0
a
2b
a
a
STEP 3

If additional land is still needed, expand the UGB based on the requirements
of ORS 197.298 and Goal 14.

Determine how much additional land is needed (See Task 7, Step 2),

If a community needs only a few acres, it may be reasonable to assume that
adopting measures (e.g., minimum density standard, interim development
standards) will produce the required effect. If hundreds of acres are needed, a
combination of measures and a UGB expansion may be more appropriate.

Identify and evaluate new measures to amend the comprehensive plan,
functional plans, or land use regulations; evaluate the likely effect of these
measures on reducing the need for land to be added to the UGB.

If housing measures were not proposed in Task 6, consider the full set of
measures described in Chapter IV that could result in additional land for
needed housing inside the existing UGB. The measures selected must
demonstrably increase the likelihood that residential development will
occur at densities sufficient to accommedate housing needs for 20 years
without expansion of the UGB.

If housing measures were propased in Task 6, consider additional or new
measures that will reduce the need to expand the UGB.

Evaluate the likely effect of new measures on land need by comparing the
revised figures for additional net acres needed to those for net buildable acres.

If the revised total number of additional acres needed is less than or
equal to zero, a community must adopt all of the measures, and monitor
development and density. ™o UGB expansion is necessary.

If additional land is still needed, proceed to Task 3.

If applicable, expand the UGB.

If, after all measures have been considered and evaluated, no measures are
appropriate or feasible, the jurisdiction should document its efforts and propose a
UGB amendment. The amendment must comply with the requirements of

ORS 197.298 and Goal 14, including the exceptions process. A DLCD field

¥See measures under the heading, “Uses Land in UGB Efficiently,” in Table 3, Chapter IV.
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representative can provide further guidance on how to process a UGB
amendment.

i N
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Chapter 1V
How to Identify and Evaluate Appropriate New
Measures

This chapter presents measures that communities can use to meet housing needs and use land
inside the UGB more efficiently. The information presented for each measure includes: a
description; effects of the measure; how it achieves the effects; and resources for additional
information.

This discussion of measures is based on research and practical experience. It is not possible to
predict all the potential impacts of any given measure for all fast-growing urban areas in Oregon.
The impact of each measure will vary depending on community characteristics - size, market
conditions, growth pressure, and existing public policies - and the number and types of measures
that are adopted (i.e., comulative or synergistic impacts). Local governments can make best use
of the information in this chapter by applying the information presented here to specific situations
in their communities.

Another important factor to consider in applying these and other measures is that their getual .
effects may differ substantially from their intended effects. For this reason, ORS 197.296 requires
jurisdictions to monitor and record development and densities when measures have been adopted
to ensure a sufficient supply of buildable residential land in the UGB (see Chapter III, Task 8,
Step 2).

The selected measures are included in Table 2: Characteristics of Potential Measures. The list is

fairly complete, but not comprehensive. Local governments may identify other measures in
addition to the ones presented here.
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Effects of Each Measure

As shown in Table 2, the measures may help communities meet housing needs or use land in the
UGB more efficiently. These effects correspond with the Housing and Land Paths shown in
Figure 1 and discussed throughout this workbook. For each measure, the primary approach to
achieving effects is shown with a solid circle and secondary approach, a cross hatched circle.

Q Meets Housing Needs

Measures that can have a significant effect on housing needs should be considered
first to meet the housing objective:

Ensure that development occurs at the densities and mix needed to meet a
community’s housing needs over the next 20 years.’

Housing measures are categorized according to their effects on housing type, density,
and overall affordability. :

‘ .
".“Uses Land in UGB Efficiently
Measures that can have a significant effect on using land in the UGB more
efficiently should be considered first to meet the objective:

Ensure there is enough buildable land to accommodate the 20-year housing
need inside the urban growth boundary (UGB).*

Land measures are categorized according to their effects on infill and redevelopment
in urban areas and density in urbanizing areas.

How Each Measure Achieves Effects

Table 2 shows the three ways the measures achieve their effects: removing barriers, providing
incentives, and requiring performance. There is overlap because some measures achieve their
effects in different ways (e.g., providing research, education, and up-front services removes
barriers and provides incentives). Nevertheless, these categories provide a framework for
consideration of each measure, as discussed below.

*See, “Key Objectives,” in Chapter II.

*Ibid.
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O Remove Barriers

Barriers to construction of needed housing or efficient use of land are those that public
policy has imposed. A jurisdiction would select measures in this category if it has
evidence that the market wants to build needed housing types or densities but is kept
from doing so by public policy. Examples of barriers include: ineffective policies
(e.g., obsolete design standards); unnecessarily burdensome permitting processes; and
inappropriate zoning. '

Provide Incentives

Incentives are measures that increase the likelihood developers will provide needed
housing or use land efficiently as a result of reduced costs. A community would select
measures in this category if it has evidence that the market might be willing to build a
certain type or density of housing but there is uncertainty about the its success in the
market place and/or current economic conditions for such development are less than
optimal. :

Costs that can be reduced by these measures include costs of public services and
facilities, development fees, and other processing costs. An example of a less
commonly considered incentive includes working with neighborhood groups to
address concerns. If successful, this can reduce costs of lengthy appeals to the
developer.

Require Performance

These measures are mandatory plan policies and code requirements affecting
development., A jurisdiction would select measures in this category if it has evidence
that the market is not likely to respond, at the level of incentive that a community can
provide. '

'The public sector is not directly producing the housing. Therefore, estimates of the

likely effect of these measures should be qualified by some uncertainty about exactly
how the private sector will respond. For example, if higher density requirements or
mandatory design standards are perceived by the development community (designers,
builders, lenders) as unprofitable or unmarketable, the desired housing may not get
built in the community. In the case of upzoning for higher densities, this may result in
no housing development instead of housing at lower densities.

For this reason, jurisdictions should seek a balance in adopting regulations and try to
redirect, not stifle, market forces that produce most of a community’s housing. In
many cases, requirements should be applied uniformly on all developments so that no

Page 50
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particular development gains a competitive advantage. This will encourage developers
to find ways to produce the product within the market constraints.’

Potential Measures

This section describes each of the meagsures presented in Table 3 by providing the following

information:
Name of Measure
Q Description: What is the measure? What problem does it address? How does
it work? What are some examples?
O Desired Effect: What is the desired impact on mix of residential uses (i.e.,
dwelling unit type) or density?
1 Potential Problems: What undesirable effects are possible if this measure is

implemented?

O Optimal Conditions:  Under what conditions is this measure most likely to achieve the
desired effects and not produce undesired effects?

Q Estimating Impacts: ~ What factors should a jurisdiction consider in trying to estimate
_____ the effects of the measure in its specific circumstances?
1 Resources: Are there jurisdictions in Oregon that are using some variation of
the policy?

Apply Appropriate Plan and Zone Designations

- Description Appropriate plan and zone designations provide certainty for property
owners and the community as to how land will be used in the future.
Conversely, if land is not appropriately zoned or if an insufficient

amount of land is zoned for needed residential uses, planning and
zoning can create barriers to the market's ability to provide needed
housing types and densities.

3An example has been seen in Seattle’s requirement for mixed use in the downtown. No developer had an
unfair burden or competitive advantage becausc all developers were required to provide it and they found ways to
build in accordance with the requirements,
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Desired Effect

Potential Problems

Optimal Conditions

Checking and correcting its plan and zone designations is one of the
first measures a jurisdiction should take to increase the likelihood of
meeting its housing needs.® Appendix D provides guidelines for
location and density of housing types. Examples of measures in this
category include:

« Developing and adopting new plan designations and zoning districts
that allow different housing types and/or higher densities in
locations where there is a present or likely future market demand
(e.g., high density housing along major transit routes and in mixed
use areas close to jobs and shopping);

« Designating land for desired housing types or densities in
appropriate locations;

« Designating a sufficient amount of land in each applicable plan
designations. '

Appropriate plan and zone designations are intended to require the
development of needéd housing types and densities that may not
otherwise be built; and to remove barriers that might prohibit the
private sector from providing needed housing.

Land values change over time with fluctuations in the local economy.
If land values and locational characteristics are not suitable for desired
housing, the market may not respond. Neighborhood opposition,
especially to higher densities and affordable housing developments,
may stop changes in zoning or slow the permitting process.

These measures work best when developers would build needed
housing types and densities if buildable land, properly designated,
were available. Optimal conditions for adopting new plan and zone
designations and redesignating land to have the desired effects include
one or more of the following:

+7 The housing needs analysis shows that growth will increase the
demand for housing types that cannot be built in a jurisdiction
because appropriately-zoned land is in short supply;

+/ The market is already feeling constrained (as discerned from
interviews with developers, builders, and jurisdiction staff working
-on zoning and permitting);

®ORS 197.296(7).
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Estimating Impacts

Resources

Description

¢ Neighborhood opposition is low or can be mitigated through design
standards, design review, or other measures.

Many jurisdictions in Oregon have tight rental markets and increasing
land values that make traditional single-family housing unaffordable
for some households. Under these conditions, the market will respond
to the opportunity to build at higher densities.

The impact of redesignation on meeting housing needs or ensuring
sufficient land in the UGB requires estimates of the amount of land
that would be redesignated, by type and density of use, and the percent
of allowable density the land, on average, will be built out at.

Creating new zones for mixed-use and pedestrian-friendly
development: City of Fairview, Marilyn Holstrom, 503-665-7929,
Clackamas County, Kay Pollack, 503-650-3363 or Lori Mastrantonio-
Mueser, 503-650-3451; Tri-Met, Michael Fisher, 503-239-6719;

Eric Jacobson, TGM, 503-373-00535.

Remove/Revise Ineffective Regulations

Some land use regulations are outdated or, for other reasons, are
ineffective at achieving their desired effects. In some cases, these
regulations may create obstacles to providing needed types of housing.
Plans and development codes should be reviewed and revised to
remove such harriers. Examples are:

+ Large minimum lot sizes;

¢ Low minimum density requirements;

¢/ Low maximum building heights;

v Excessive parking requirements;

« Wide street width and turning radii standards;

 Inflexible development standards, e.g., yard setbacks, lot coverage,
building heights, etc.;
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v Omission or prohibition of certain types of housing in lists of
allowed uses (e.g., ancillary units or "granny flats").”

Desired Effect Removing or revising ineffective regulations may allow development
of some needed housing especially infill in existing neighborhoods. It
may help lower development costs for affordable housing. It also may
result in more efficient use of land.

Potential Problems One possible effect of this measure may be the unintentional removal
or revision of provisions that provide a public benefit.

Optimal Conditions These measures work best when planners, developers, and citizens can
' ~ jointly identify regulations that serve little or no public purpose.

Estimating Impacts The climination of some ineffective regulations may reduce costs, and,
thus, increase profitability and production of certain housing types.
Those impacts, however, will be very hard to measure. If a jurisdiction
can demonstrate that a particular standard or set of standards is
inhibiting certain needed housing types that the market would

~ otherwise produce, then it may be possible to demonstrate a

measurable impact on land consumption. To estimate how effective
these measures will be at providing needed housing and/or using land
in the UGB more efficiently, jurisdictions should estimate:

« The amount of land or number of existing residential units that
would be changed to higher-density residéntial uses, by type and
density of use;? and

o The percent of the allowable density that, on average, the land will
be built out at;

¢ The amount of land saved by reducing setbacks, lot sizes, street
widths, etc.

“For both new and infill development, densities can be increased in typical single-family zones if attached
or ancillary units are allowed. Ancillary units are often built as units above attached or detached garages. Some
jurisdictions in Oregon already allow these types of units under certain conditions. For example duplexes may be
atlowed as an outright use on comer lots in single-family zones; or ancillary units may be allowed throughout
single-family zones provided they meet certain design and use requiremenits and do not exceed a certain size.

$For ancillary units, a 25% increase in density in single-family green field areas is probably a reasonable
upper bound on the effects of this type of measure; the lower bound could be 0%, though 5-10% increases in density
seem more reasonable. In infill situations, the likely effect would be 0—5% increase in the number of units.
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Resources

Description

The City of Fairview and Clackamas County both developed new
ordinances to address the kind of housing characteristics they wanted
to achieve in large-scale neotraditional neighborhoods (see measure,
Apply Appropriate Plan and Zone Designations, for contacts).
Example of recent land use code review: City of Eugene, Jan Childs,
541- 687-5208; removing ineffective standards: TGM Program, Bill
Adams, 503-373-0087.

Revise or Develop Design Standards/Require
Master Plans or Specific Development Plans

Communities can adopt standards that respond to frequently-expressed
neighborhood and community objections to affordable housing
developments and higher density housing. When used appropriately,
they can also promote marketability of needed housing types and
densities and result in more efficient use of land, reducing the need to
expand the UGB. These measures ensure certain qualities in the
physical environment. They can address such concems as

" neighborhood compatibility or “fit” and perceived impacts of higher

densities and different housing types such as traffic, noise, and crime
rate.” Examples of this type of measure include the following:

¢ Adopt design standards:" these are mandatory requirements
adopted as part of the local development and/or land division
codes and may include standards for lot and street size and layout,
alleyways or other pedestrian or bike ways, common areas,
landscaping, siding materials, roof pitch, architectural features and
other site and building characteristics.

The types of standards adopted will vary depending on the need
identified. For example, new subdivisions may require different
standards than established neighborhoods where current residents’
desire for compatibility and fear of potential negative impacts are
greater. This may be the case particularly in older or historic

*Public safery professionals can assist in the development of site, building and street design standards or
guidclines that help prevent crime.

UNote that state law requires that housing design standards be clear and objective. Also, approval
standards and procedures may not discourage needed housing through unreasenable cost or delay. ORS 197.307(6)
Manufactured homes must be allowed in all arcas where single family homes are allowed. ORS 197.314(1)
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Desired Effect

Potential Problems

Optimal Conditions

neighborhoods where the call for architectural standards for
higher density development may be stronger.

¢ Require master plans or specific development plans: local

governments can designate areas within the community where a
master plan or a specific development plan is required as a
prerequisite to development approval. These plans include an
integrated design for an entire neighborhood. Areas designated for
these plans may involve one or more properties. A specific
development plan includes a level of detail and process that, once
adopted, allows approval of development with no further public
process. For this reason, it can be a particularly effective means
of promoting desired housing types, densities, and locations of
development. In contrast, a master plan is more conceptual and,
therefore, requires additional public process at the development
approval stage.

« Adopt appropriate citizen involvement/public review process.

The type of process may vary depending on the level of review
desired. Clear and objective standards can be administered by
staff. Some jurisdictions use an on-going design review board,
composed of a subset of the planning commission,
citizens-at-large, and design professionals. The process for
development of master plans and specific development plans is
ad-hoc. It includes the property owners, neighbors,
representatives of the community-at-large, as well as other
stakeholders in the development. These plans can be initiated by
either the property owners and developers or the local
government.

These measures may increase marketability of higher density and
affordable housing by providing integrated design and compatibility
with existing neighborhoods. They may also reduce nelghborhood
opposition to alternative housing types and densities.

If increases in cost (for design, review, and construction) are greater
than the value of the purported benefits (as measured by people’s
willingness to pay extra for better design), the desired housing may not
be built. :

In existing neighborhoods, these measures work best in cases where
low-cost design revisions can reduce community opposition or
improve the marketability of developments.
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Estimating Impacts Forecasted densities will need to be based on assumptions about the

Resources

Description

likely success of these measures. The direction and magnitude of the
effect of these measures depends on three factors: local demand and -
supply conditions, the costs of the proposed design standards (in
review and additional amenity), and the willingness of constumers to
pay for the additional amenity that the measure provides.

Crime Prevention Through Environmental Design, contact Tod
Schneider, Community Service Specialist, City of Eugene Public
Safety Department, 541-687-5149.

Standards for Pedestrian- and Transit-Oriented Development: Tri-Met,
Michael Fisher, 503-239-6719.

Removing unnecessary standards: TGM Program, Bill Adams,
503-373-0087.

Master planning and specific development plans: City of Fairview,
Marilyn Holstrom, 503-665-7929; Clackamas County, Kay Pollack,
503-650-3363 or Lori Mastrantonio-Mueser, 503-650-3451; City of
Springfield, Greg Mott, 541-726-3774; City of Newberg, John Knight;
City of Keizer, John Morgan, 503-390-3700.

Provide Research, Education, and Up-front
Services

Local governments can encourage needed housing and efficient
development by providing design assistance, financial information,
and other services to the development community. Lack of
information on infill and redevelopment opportunities may be a barrier
to development of some land in the UGB. To the extent that local
jurisdictions can provide this information and service, it may make
these products more attractive to the development community and
reduce the costs of producing them. Examples of the types of
information and services include:

«# House plans for small lots;
o/ Development plans with financial pro formas;

« A list and map of potential infill and redevelopment sites; and
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¢/ Design guidelines;'!
+ An ombudsman to assist developers with the regulatory process.

Desired Effect Providing information on new housing products, and examples of their
success elsewhere, may help reduce uncertainty and risk for the
development community to produce innovative housing products.

Potential Problems There are no obvious negative side affects of this policy. It provides
information and assistance to developers and lenders who want to take
advantage of it; others may ignore it.

Optimal Conditions If the market is on the brink of moving in the direction of higher-
density and alternative housing designs, this information may help
make these developments happen sooner rather than later.

Estimating Impacts This measure alone would probably have little, if any, impact on
providing needed housing or efficient use of land in the UGB. Ina
moderate-sized metropolitan area, the information might encourage
some developers to try higher-density 1irban forms somewhat sooner
than they would otherwise. It is probably better to think of this
measure as something that would accompany other measures to
increase their likelihood of success.

Resources Market Demand Study for Nodal Development, Lane Council of
Governments, Peter Watt, 541-687-4429. Up on the Roof, City of
Portland. House plans and design guidelines: Bill Adams, TGM,
503-373-0055.

Streamline the Permitting and Development
Process

Description Development review and approval processes are often unnecessarily
cumbersome. They may serve little public purpose, but increase the
costs of development and local government administration.
Streamlining permitting and development processes will increase the
stability and predictability of approval procedures and reduce
development costs. [t is especially important that local governments
review, and amend as appropriate, the procedures for housing types

Ngee measure, Revise or Develop Design Standards and/or Require Master Plans or Specific Development
Plans, for more information about design measures, although design guidelines would not be mandatory.

r—
B
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Desired Effect

Potential Problems

Optimal Conditions

Estimating Impacts

Resources

Description

identified as needed, but not being constructed. Examples of this
measure include:

Delegate to staff review and approval of variances and some conditional
uses;

Send subdivision proposals to a hearings officer, instead of a planning
comumission, for review and approval,

Use a hearings officer, instead of the elected body, for appeals of staff
decisions.

More certainty for developers regarding allowable uses and design;
reduction of costs from-delays on permitting and appeal. '

Citizens and neighborhood groups may feel disenfranchised if they
have no opportunity to participate in decisions at the permitting stage.

These measures work best where there is technical and political
consensus that the permitting and appeal processes can be streamlined
without sacrificing the public benefits they are intended to provide.

This measure affects the provision of housing and land consumption
indirectly. The biggest potential advantage to developers is cost
savings. If a jurisdiction has a particularly cumbersome permit and/or
appeal process, these savings could be substantial, As it pertains to
providing needed housing and land consumption, the issue is not the
speed or amount of new development, but the extent to which the
administrative burdens for needed housing types or densities are
reduced.

City of Keizer, John Morgan, 503-390-3700. Permit Aerobics,
Department of Land Conservation and Development, 503-373-0050.

Increase the Efficiency of Public Infrastructure
Provision |

Communities can take measures to reduce or eliminate costly
duplication of service, premature extension of facilities, and public
subsidies of services. Inefficient provision of public services can
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Desired Effect

Potential Problems

Optimal Conditions

increase the cost of housing, both the purchase price and the ongoing
costs of owning or renting. Communities may lose efficiencies in the
following ways:

O Some local governments allow development in any part of the
area in the UGB with inadequate services. Also, the developer
usually pays only part of the cost. This requires the community
to upgrade deficiencies later. Then all property owners or utility
users pay for growth-induced extensions and improvements of
facilities. It also encourages development to occur in outlying
areas and the potential for objection to later development of
intervening areas, creating greater inefficiencies.

0O In some areas, there are several providers of the same service.
This may result in duplication of services, service gaps, inability
to take advantage of possible economies of scale, and a
disorderly approach to where growth should occur and what
services should be provided.

Some ways to increase efficiency of public facility provisions are:

v Develop coordination agreements among service providers and
annexation plans;

«f Charge the full costs of extending services;

o Adopt adequate public facilities requirements in conjunction with
focused capital improvement plans.

Increasing the efficiency of public services and facilities will reduce
their costs. This could allow housing unit types and densities to be
built that otherwise would not have been built.

There are no adverse impacts of increasing the efficiency of which
public services are provided. Jurisdictions are cautioned, however,
that adequate public facility requirements could reduce efficiencies if
services are provided to several areas at the same time. This can be
avoided by focusing capital improvements in specific areas so that all
services necessary to serve development are available.

These measures are most likely to be adopted in areas where the public
and local officials support efficient service delivery.

—rrr—— ————— —
———— M
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Estimating Impacts Estimates of impacts here are more difficult than for policies where
densities are affected directly. If sufficient, cost reductions could allow
unit types to be developed that otherwise would not have been
developed. Encouraging contiguous development will reduce the
amount of future infill development and the opposition often
associated with it.

Resources City of Salem, Kenn Battaile, 503-588-6173.

Pilot Study on Adequate Public Facility Requirements and Focused
Public Investment Plans: Medford, Jim Eisenhard, 541-770-4475 and
Sue Geniesse, TGM, 503-373-0097.

Annexation plans: CarOI.Heinkel, Lane Council of Governments,
541-687-4107

Adjust Fees and Taxes; Provide Other Financial
Incentives

Description Some communities can provide financial incentives for development

of desired types and densities of housing. Examples of these measures
include:

v Reduce fees, such as permitting, inspection, and hook-up fees.

« Reduce systems development charges (SDCs) on desired housing
types, infill, redevelopment, and/or higher densities.
OAR 223.297 gives clear guidelines about the basis and methods
for estimating SDCs. It allows a jurisdiction to make a case that
-different housing types impose different costs on the system and
should be charged differently;"

¢ Provide financial assistance for development of certain housing
types, densities, and location. One example of this is a municipal
revolving low-interest loan program.

12 Gresham, for example, has made this case regarding housing developed around light rail station areas,
- and has reduced system development charges for off-site street capacity in those areas.

TV. How to ldentify and Evaluate Appropriatc.:l New Measures Page 61



Desired Effect

Potential Problems

Optimal Conditions

Estimating Impacts

Resources

Description

Desired Effect

+ Provide public improvements at or near an arca where
development is desired. This will lower development costs and
increase property values making higher-density, infill, and
redevelopment more feasible.

Reduced costs and increased amenity for needed types and densities
of housing and land-efficient housing increase their profitability (or
reduce risk), so developers provide more of them.

If fees have been set to recover costs, any waived fees will
eventually have to be paid by someone, either by existing businesses
and residents in the form of slightly higher taxes, or by new,
ineligible development in the form of higher fees.

Developers and lenders are interested in different housing types ahd
densities but cannot quite make it pencil out. The reduced costs
allow them to realize their profit margin.

The magnitude of the effect depends on the magnitude of the cost
reduction and the strength of the market for the needed dwelling
types and densities. The measures will be difficult to estimate and
implement and must be sensitive to possible effects on the cost of
housing.

Differential systems development charges (for transit supportive
uses), City of Gresham, Richard Ross, 503-661-3000.

Assemble and Dedicate Land

A local government can assemble land by purchasing it (from willing
sellers or through eminent domain). It can then offer that land at less
than market value (often using a leasing arrangement) to developers
who will build the type and style of development that the jurisdiction
desires. This measure can be used to reduce the cost of land for
needed housing types and to encourage infill and redevelopment.
Local governments, especially those with urban renewal districts,
often use this technique to encourage certain types of developments
that policy makers want to sec.

Lower costs increase the amount of needed housing that gets built.
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Potential Problems

Optimal Conditions

- Estimating Impacts

Resources

Description

The well-documented downside of redevelopment has historically
been the loss of existing housing stock. Ifland is assembled from
existing, older residential districts, the net increases in density from
redevelopment may be small, and come at the price of disrupting
existing neighborhoods.

Developers and lenders are interested in different housing types and
densities but cannot quite make it pencil out. The reduced land cost
puts them over the hurdle.

Land is a relatively important component of the cost of housing
production. Land cost typically accounts for 15-25% of the cost of
housing. Thus, if that cost is eliminated or reduced substantiaily,
there should be measurable effects on the production of needed
housing types and densities. The best way for a local government to
estimate the impact is to: consider the areas where it might bank and
write-down land; then estimate the net density increases it would get
on that land under optimistic but still reasonable assumptions about
what the market would build. )

City of Tualatin, im Jacks, 503-692-2000; Portland Development
Commission, 503-823-3200

Require That Certain Housing Types and
Densities Be Planned and Built

Local governments can adopt minimum density standards for some
or all residential zones or require that certain housing types be
provided. Traditional zoning specifies only a maximum density and
only limits development to certain uses. Minimum density standards
can ensure that land will be developed at the density called for in the
comprehensive plan. These measures may help encourage
development of needed housing types and help use land more
efficiently in the existing UGB. Examples are:

« Minimum density policies that eliminate pyramid zoning which
is.common in municipal zoning codes. Pyramid zoning allows a
property owner to develop anything less than the most intensive
use specified for the zone. For example, a minimum density
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Desired Effect

Potential Problems

Optimal Conditions

Estimating Impacts

policy would not allow low-density housing in zones that allow
high-density housing.”

¢ Require an average density in a certain area, allowing some areas
to develop at lower density if offset by higher densities elsewhere
in the area.!

v Require certain types of residential development. For example, a
local jurisdiction could require a minimum percentage of
multiple family housing in any development of 10 units or
more."”

Reduces barriers to private-sector production of desired types and
densities of housing.

If land values and locational characteristics are not suitable for the
desired housing, the market will not respond (see Appendix D).
Opposition from neighborhoods may stop rezoning or slow the
permitting process. Attempts to allow other housing types may
become burdensome regulations in themselves (e.g., new standards
for planned-unit developments, clustering, and density transfers).
Increases in density on some parcels may be offset by lack of any
development on many other parcels because developers do not
believe there is a market for the required density.

Evidence that developers would build denser housing types if
buildable land, properly zoned, were available.

To estimate the change in land consumption that the measure causes
by determining: 1) the amount of land that would be changed to
different uses or densities, by type and density of use; 2) the percent
of the allowable density that, on average, the land will be built out at
(presumably, it would be at 100% of the minimum density), and

3) the amount of housing that is in demand in that density range.
Increases in the range of 5-20% are likely.

13 The City of Portland’s minimum density policy atlows exceptions for sites that are too small or have

other physical constraints.

"4Clackamas County has standards for flexible-lot subdivisions. These standards allow developers some
flexibitity in lot sizes as long as the final density works out to that of the underlying zone.

PSee City of Ashland Code requirements for an example.
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Resources

Description

Desired Effect

Potential Problems

Minimum Density Zoning: City of Portland, Cary Pinard,
503-823-7700.

Flexible-Lot-Size Subdivisions: Clackamas County, Norm Scott
(503) 655-8521.

Adopft Interim Development Standards

Interim development standards should be applied to areas that are
outside currently developed or developing areas, but within the

UGB. They allow some development but ensure that urban densities
will ultimately be achieved. Interim development standards are
appropriate where land inside a UGB cannot be developed at urban
densities in the short term due to the lack of urban services and
facilities. Interim development, if not regulated, can substantially
reduce the probability that planned housing types and densities will
be achieved in urban areas. Examples include:

¢~ Large-lot zoning. This ensures that interim development does
not inhibit the ultimate development of the land at planned
densities. Some jurisdictions control interim development within
UGBs by establishing large minimum lot sizes, applying
exclusive-farm-use zoning to those lots, and requiring annexation
{and perhaps master planning) to receive required urban services.

¢ Shadow platting. Shadow platting shows how a property or area
will or can develop once primary urban services are available.

« A non-remonstrance agreement that requires interim
development to hook up to urban services when they become
available.

In general, interim development standards tend to shift development
from areas where services are not available to areas where they are.

Increasing standards for interim development may shift development
pressure to areas outside UGBs or to adjacent communities.
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Optimal Conditions  These policies will work best to encourage different types and
densities of housing inside UGBs when there are not immediate
alternatives just outside UGBs.

Estimating Impacts  If the policies work well, the effects on development are primarily on
timing and intensity of development. Development on lands with
interim development standards will occur later than it would
otherwise and to full planned uses and densities. -

Resources Marion County, Rob Hallyburton, 503-588-5355; Salem, Kenn
Battaile, 503-588-6261.

Additional Resources

More information about these and other potential measures can be obtained from the
Transportation and Growth Management (TGM) office, 503-373-0070. The office has a
substantial library of information and local government projects related to these topics. Relevant
TGM-sponsored reports include the following:

O Evaluation of Policies Recommended by the Urban Growth Management Task Group,
Technical Report, June 1995

O Tools of the Trade, June 1995

O Adequate Public Facilities Requirements and Focused Public Investment Plans,
April, 1996

O Interim Development Policies and Incentives, June 1995

0O Ar Overview of Possible Measures To Implement House Bill 2709, October 2, 1995
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-~ Appendix A
Glossary of Terms

Actual Housing Mix and Actual Net Density

The housing mix and density that has actually been developed in the community in the last five
years or since the last periodic review, whichever is greater.

Buildable Lands

Lands in urban and urbanizable areas that are suitable, available, and necessary for residential
uses. Buildable lands include both vacant land and developed land likely to be redeveloped
(ORS 197.295(1))." Lands defined as unbuildable within the Metro urban growth boundary are
those that are not severely constrained by natural hazards {Statewide Planning Goal 7) or subject
to natural resource protection measures (Statewide Planning Goals 5 and 15). Publicly owned
land is generally not considered available for residential use. Land with slopes of 25 percent or
greater unless otherwise provided for af the time of acknowledgement and land within the
100-year floodplain is generally considered unbuildable (OAR 660-08-005(2)).

Jurisdictions should decide what is buildable based on local development policies. For instance,
the floodway must be counted as unbuildable because federal law generally prohibits
development in the floodway, but the remainder of the floodplain would be counted as buildable
if the local jurisdiction allows development in these areas. Also, slopes over 25 percent may be
buildable, and could be counted, as long as that is consistent with the jurisdiction's land
development policies (e.g., engineered structures, driveways and roads; no building above slopes
of 35 percent, etc.). ' '

19ee, also, definitions for redevelopable land and suitable and available land.
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Forecasted Net Acres

The net acres projected for 20-years, based on actual developed densities since the last periodic
review.

Needed Housing Mix

The percentage of each housing type estimated to be needed over the next 20 years, based on the
housing needs analysis in Task 3, Chapter I11.

Needed Net Density

The net density estimated to be needed over the next twenty years, based on the housing needs
analysis, Task 3, Chapter I1I.

Net Buildable Acres

Gross buildable vacant acres minus land needed for public facilities plus~ redevelopable acres.

Redevelopable Land

Lands zoned for residential use on which development has already occurred but on which, due to
present or expected market forces, there exists the strong likelihood that existing development
will be converted to more intensive residential uses during the planning period

(OAR 660-08-005(12)).

Suitable and Available Land

Residentially designated vacant and redevelopable land within an urban growth boundary that is
not constrained by natural hazards, or subject to natural resource protection measures, and for
which public facilities are planned or to which public facilities can be made available. Publicly
owned land generally is not considered available for residential use {OAR 660-08-005(13)).
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195.036  Area population forecast; coordination

195.036 Area population forecast; coordination.:RF10. The coordinating
body under ORS 195.025 (1) shall establish and maintain a population forecast for
the entire area within its boundary for use in maintaining and updating
comprehensive plans, and shall coordinate the forecast with the local governments
within its boundary.

[1995 c.547 :S.7 (enacted in lieu of 195.035)]
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NEEDED HOUSING IN URBAN GROWTH AREAS

197.295 Definitions for ORS 197.295 to 197.314 and 197.475 to 197.490: As used in
ORS 197.295 to 197.314 and 197.475 to 197.490:

{1) "Buildable lands" means lands in urban and urbanizable areas that are suitable,
available and necessary for residential uses. "Buildable lands" includes both vacant land and
developed land likely to be redeveloped.

(2) "Manufactured dwelling park” has the meaning given that term in ORS 446.003.

(3) "Government assisted housing" means housing that is financed in whole or part by
cither a federal or state housing agency or a housing authority as defined in ORS 456.005, or
housing that is occupied by a tenant or tenants who benefit from rent supplements or housing
vouchers provided by cither a federal or state housing agency or a local housing authority.

(4) "Manufactured homes" has the meaning given that term in ORS 446.003.

(5) "Mobile home park™ has the meaning given that term in ORS 446.003.

{6) "Periodic review" means the process and procedures as set forth in ORS 1597.628 to
197.646.

(7) "Urban growth boundary”" means an urban growth boundary included or referenced in a
comprehensive plan. .

[1981 c.884 :S.4; 1983 ¢.795 :8.1; 1987 c. 785 :5.1; 1989 c.648 :5.51; 1991 ¢.226 :S5.16; 1991 c.612 :8.12; 1995
€.79:8.73; 1995 ¢.547 :8.2]

197.296 Amendment of comprehensive plan to inchide sufficient buildable lands
within urban growth boundary; analysis and determination of residential housing patterns:
(1)(2) The provisions of this section apply to local government comprehensive plans for lands:

(A) Within any urban growth boundary for a city with a population of 25,000 or more;

(B) Within any urban growth boundary for a city with a population of less than 25,000
with a rate of growth that exceeded the average rate of growth for the state for three of the last
five years; and

(C) For which a functional plan is prepared by a metropolitan service district under ORS
268.390 (2).

(b) Notwithstanding paragraph (a) of this subsection, the Land Conservation and
Development Commission may waive the requirements of that paragraph.

(2) At periodic review or any other legislative review of the urban growth boundary,
comprehensive plans or functional plans shall provide sufficient buildable lands within urban
growth boundaries established pursuant to statewide planning goals to accommodate estimated
housing needs for 20 vears. _

(3) As part of its next periodic review pursuant to ORS 197.628 to 197.650 following
September 9, 1995, or any other legislative review of the urban growth boundary, a local
government shall:

(a) Inventory the supply of buildable lands within the urban growth boundary;
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(b) Determine the actual density and the actual average mix of housing types of residential
development that have occurred within the urban growth boundary since the last periodic review
or five years, whichever is greater; and

(c) Conduct an analysis of housing need by type and density range, in accordance with
ORS 197.303 and statewide planning goals and rules relating to housing, to determine the
amount of land needed for each needed housing type for the next 20 years.

(4) If the determination required by subsection (3) of this section indicates that the urban
growth boundary does not contain sufficient buildable lands to accommeodate housing needs for
20 years at the actual developed density that has occurred since the last periodic review, the local
government shall take one of the following actions:

(a) Amend its urban growth boundary to include sufficient buildable lands to accommodate
housing needs for 20 years at the actual developed density during the period since the last
periodic review or within the last five years, whichever is greater. As part of this process, the
amendment shall include sufficient land reasonably necessary to accommodate the siting of new
public school facilities. The need and inclusion of lands for new public school facilities shall be a
coordinated process between the affected public school districts and the local government that
has the authority to approve the urban growth boundary;

(b) Amend its comprehensive plan, functional plan or land use regulations to include new
measures that demonstrably increase the likelihood that residential development will occur at
densities sufficient to accommodate housing needs for 20 years without expansion of the urban
growth boundary. A local government or metropolitan service district that takes this action shall
monitor and record the level of development activity and development density by housing type
following the date of the adoption of the new measures; or :

. {¢) Adopt a combination of the actions described in paragraphs (a) and (b) of this
subsection.

(5) Using the analysis conducted under subsection (3)(c) of this section, the local
government shall determine the overall average density and overall mix of housing types at
which residential development of needed housing types must occur in order to meet housing
needs over the next 20 years. If that density is greater than the actual density of development
determined under subsection (3)(b) of this section, or if that mix is different from the actual mix
of housing types determined under subsection (3)(b) of this section, the local government, as part
of its periodic review, shall adopt measures that demonstrably increase the likelihood that
residential development will oceur at the housing types and density and at the mix of housing
types required to meet housing needs over the next 20 years.

{(6) A local government that takes any actions under subsection (4} or (5) of this section
shall demonstrate that the comprehensive plan and land use regulations comply with goals and
rules adopted by the commission and implement ORS 197.295 to 197.314.

(7) In establishing that actions and measures adopted under subsections (4) and (5) of this
section demonstrably increase the likelihood of higher density residential development, the local
government shall at a minimum ensure that land zoned for needed housing is in locations
appropriate for the housing types identified under subsection (3) of this section and is zoned at
density ranges that are likely to be achieved by the housing market using the analysis in
subsection (3) of this section. Actions or measures, or both, may include but are not limited to:
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(a) Increases in the permitted density on existing residential land;

(b) Financial incentives for higher density housing;

(c) Provisions permitting additional density beyond that generally aliowed in the zoning
district in exchange for amenities and features provided by the developer;

(d) Removal or easing of approval standards or procedures;

{¢) Minimum density ranges;

(f) Redevelopment and infill strategies;

{g) Authorization of housing types not previously allowed by the plan or regulations; and

(h) Adoption of an average residential density standard.

[1995 ¢.547 :8.3]

Note: 197.296 and 197.298 were added to and made a part of 197.295 to 197.314 by legislative
action but were not added to any smaller series therein. See Preface to Oregon Revised Statutes
for further explanation. '

197.298 Priority of land to be included in urban growth boundary: (1) In addition to
any requirements established by rule addressing urbanization, land may not be included within an
urban growth boundary except under the following priorities:

(2) First priority is land that is designated urban reserve land under ORS 195.145, rule or
metropolitan service district action plan.

(b) If 1and under paragraph (a) of this subsection is inadequate to accommodate the amount
of land needed, second priority is land adjacent to an urban growth boundary that is identified in
an acknowledged comprehensive plan as an exception area or nonresource land. Second priority
may include resource land that is completely surrounded by exception areas unless such resource
land is high-value farmland as described in ORS 215.710.

(c) If land under paragraphs (a) and (b) of this subsection 1s inadequate to accommaodate
the amount of land needed, third priority is land designated as marginal land pursuant to ORS
197.247 (1991 Edition).

(d) If land under paragraphs (a) to (c) of this subsection is inadequate to accommodate the
amount of land needed, fourth priority is land designated in an acknowledged comprehensive
plan for agriculture or forestry, or both.

(2) Higher priority shall be given to land of lower capability as measured by the capability
classification system or by cubic foot site class, whichever is appropriate for the current use.

(3) Land of lower priority under subsection (1) of this section may be included in an urban
growth boundary if land of higher priority is found to be inadequate to accommodate the amount
of land estimated in subsection (1) of this section for one or more of the following reasons:

(a) Specific types of identified land needs cannot be reasonably accommodated on higher
priority lands; 3

(b) Future urban services could not reasonably be provided to the higher priority due to
topographical or other physical constraints; or
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(c) Maximum efficiency of land uses within a proposed urban growth boundary requires
inclusion of lower priority lands in order to include or to provide services to higher priority
lands.

[1995 c.547 :8.5]

Note: See note under 197.296,

197.300: [1973 c.80 :8.51; 1977 ¢.664 :5.22; repealed by 1979 ¢.772 :5.26]

197.303 "Needed housing” defined: (1) As used in ORS 197.307, until the beginning of
the first periodic review of a local government's acknowlgdged comprehensive plan, "needed
housing” means housing types determined to meet the need shown for housing within an urban
growth boundary at particular price ranges and rent levels. On and after the beginning of the first
periodic review of a local government's acknowledged comprehensive plan, "needed housing”
also means:

(a) Housing that includes, but is not limited to, attached and detached single-family
housing and multiple family housing for both owner and renter occupancy;

(b) Government assisted housing;

(¢) Mobile home or manufactured dwelling parks as provided in ORS 197.475 to 197.490;
and

(d) Manufactured homes on individual lots planned and zoned for single-family residential
use that are in addition to lots within designated manufactured dwelling subdivisions.

(2) Subsection (1)(2) and (d) of this section shall not apply to:

(a) A city with a population of less than 2,500.

{b) A county with a population of less than 15,000. :

(3) A local government may take an exception to subsection (1) of this section in the same
manner that an exception may be taken under the goals.

[1981 c.884 :5.6; 1983 ¢.795:8.2; 1989 ¢.380 :5.1]

197.305: [1973 ¢.80 :S.52; 1977 ¢.664 :8.23; repealed by 1979 ¢.772 :8.26]

197.307 Effect of need for certain housing in urban growth areas; placement
standards for approval of manufactnred dwellings: (1) The availability of affordable, decent,
safe and sanitary housing opportunities for persons of lower, middle and fixed income, including
housing for seasonal and year-round farmworkers, is a matter of statewide concern.

(2) Many persons of lower, middle and fixed income depend on government assisted
housing as a source of affordable decent, safe and sanitary housing.

(3) When a need has been shown for housing within an urban growth boundary at
particular price ranges and rent levels, needed housing, including housing for seasonal and year-
round farmworkers, shall be permitted in one or more zoning districts or in zones described by
some comprehensive plans as overlay zones with sufficient buildable land to satisfy that need.
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(4) Subsection (3) of this section shall not be construed as an infringement on a local
government's prerogative to:

(a) Set approval standards under which a particular housing type is permitted outright;

(b) Impose special conditions upon approval of a specific development proposal; or

(c) Establish approval procedures.

(5) A jurisdiction may adopt any or all of the following placement standards, or any less
restrictive standard, for the approval of manufactured homes located outside mobile home parks:

(a) The manufactured home shall be multisectional and enclose a space of not less than
1,000 square feet.

(b) The manufactured home shall be placed on an excavated and back-filled foundation
and enclosed at the perimeter such that the manufactured home is located not more than 12
inches above grade.

(c) The manufactured home shall have a pitched roof, except that no standard shall require
a slope of greater than a nominal three feet in height for each 12 feet in width.

(d) The manufactured home shall have exterior siding and roofing which in color, material
and appearance is similar to the exterior siding and roofing material commonly used on
residential dwellings within the community or which is comparable to the predominant materials
used on surrounding dwellings as determined by the local permit approval authority.

(¢) The manufactured home shall be certified by the manufacturer to have an exterior
thermal envelope meeting performance standards which reduce levels equivalent to the
performance standards required of single-family dwellings constructed under the state building
code as defined in ORS 455.010. .

(f) The manufactured home shall have a garage or carport constructed of like materials. A
jurisdiction may require an attached or detached garage in lieu of a carport where such is
consistent with the predominant construction of immediately surrounding dwellings.

(g) In addition to the provisions in paragraphs (a) to (f) of this subsection, a city or county
may subject a manufactured home and the lot upon which it is sited to any development standard,
architectural requirement and minimum size requirement to which a conventional single-family
residential dwelling on the same lot would be subject.

{6) Any approval standards, special conditions and the procedures for approval adopted by
a local government shall be clear and objective and shall not have the effect, either in themselves
or cumulativety, of discouraging needed housing through unreasonable cost or delay.

[1981 ¢.884 :8.5; 1983 ¢.795 :8.3; 1989 ¢.380 :5.2; 1989 ¢.964 :3.6; 1993 ¢.184 :8.3)

197.310: [1973 ¢.80 :8.53; 1977 c.664 :5.24; repealed by 1979 ¢.772 :8.26]

197.312 Limitation on city and ceunty authority to prohibit certain kinds of housing:
(1) No city or county may by charter prohibit from all residential zones attached or detached
single-family housing, multiple-family housing for both owner and renter occupancy or
manufactured homes. No city or county may by charter prohibit government assisted housing or
impose additional approval standards on government assisted housing that are not applied to
similar but unassisted housing.
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(2) No city or county may impose any approval standards, special conditions or procedures
on seasonal and year-round farm-worker housing that are not clear and objective or have the
effect, either in themselves or cumulatively, of discouraging seasonal and year-round farmworker
housing through unreasonable cost or delay or by discriminating against such housing,.

[1983 ¢.795 :S.5; 1989 ¢.964 :8.7]

197.313 Interpretation of ORS 197.312: Nothing in ORS 197.312 or in the amendments
to ORS 197.293, 197.303, 197.307 by sections 1, 2 and 3, chapter 795, Oregon Laws 1983, shall
be construed to require a city or county to contribute to the financing, administration or
sponsorship of government assisted housing.

[1983 ¢.795 :5.6]

197.314 Required siting of manufactured homes: (1) Notwithstanding ORS 197.295 to
197.313, within urban growth boundaries each city and county shall amend 1ts comprehensive
plan and land use regulations for all land zoned for single-family residential uses to allow for
siting of manufactured homes as defined in ORS 446.003 (26)(a)(C). A local government may
only subject the siting of a manufactured home allowed under this section to regulation as set
forth in ORS 197.307 (5). '

(2) Cities and counties shall adopt and amend comprehensive plans and land use
regulations under subsection (1) of this section accordmg to the provisions of ORS 197.610 to
197.650.

(3) Subsection (1) of this section does not apply to any area designated in an
acknowledged comprehensive plan or land use regulation as a historic district or residential land
immediately adjacent to a historic landmark.

(4) Manufactured homes on individual lots zoned for single-family residential use in
subsection (1) of this section shall be in addition to manufactured homes on lots within
designated manufactured dwelling subdivisions.

(5) This section shall not be construed as abrogating a recorded restrictive covenant.

[1993 c.184 :5.2]

Note: 197.314 was added to and made a part of chapter 197 by legislative action but was not added to 197.005 to
197.465. See Preface to Oregon Revised Statutes for further explanation.

197.315: [1973 ¢.80 :5.54; 1977 c.664 :8.25; repealed by 1979 ¢.772 :8.26]

Page B-8



GOAL 2: LAND USE PLANNING

PART I -- PLANNING

To establish a land use planning process and policy
framework as a basis for all decision and actions
related to use of land aad to assure an adequate
factual base for such decisions and actsons.

City, county, state and federal agency and spectal
district plans and actions related to land use shall be
consistent with the comprehensive plans of citics and
countics and regional plans adopted under ORS Chapter
268.

All land use plans shall include identification of issues
and problems, inventories and other factual information
for each applicable statewidc planning goal, evaluation of
alternative courses of action and ultimate policy choices,
taking into consideration social, economic, energy and
environmental needs. The required information shail be
contained in the plan document or in supperting docu-
ments, The plans, supporting documents and implementa-
tion ordinances shall be filed in a public office or other
place easily accessible to the public. The plans shall be
the basis for specific unplementation measurcs. These
measures shall be consistent with and adequatc to carry
out the plans. Each plan and related implementation
measure shall be coordinated with the plans of affected
governmental units.

All land-use plans and implementation ordinances
shall be adopted by the governing body after public
hearing and shall be reviewed and, as needed, revised on
a periodic cycle to take into account changing public
policies and circumstances, in accord with a schedule set
forth in the plan. Opportunities shall be provided for
review and comment by citizens and affected governmen-
tal units dunng preparation, review and revision of plans
and implementation ordinances.

Affected Governmental Units - are those local
povernments, state and federal agencies and special
districts which have programs, land ownerships, or
responsibilities within the area included in the plan.

Comprehensive Plan -- as defined m ORS
197.015(5).

Coordinated -- as defined in ORS 197.015(5). Note:
It is included 1n the definition of comprehensive plan.

Implementation Measures - are the means used to
carry out the plan. These are of two general types:
(1) management implementation measurcs such as
ordinances, regulations or project plans, and (2) site or
area specific implementation measures such as permits
and grants for construction, construction of public
facilities or provision of services.

Plans -- as used here encompass all pians which guide
land-use decisions, including both comprehensive and
single-purpose plans of cities, countics, state and federal
agencies and special districts. '

PART II -- EXCEPTIONS

A local govermment may adopt an exception to a goal

when:

(a) The land subject to the exception is physically
developed to the extent that it is no jonger available
for uses allowed by the applicable goal;

(b) The land subject to the exception is itrevocably
commutted to uses not allowed by the applicable goal
because existing adjacent uses and other relevant
factors make unses aflowed by the applicable goal
impracticable; or

{c) The following standards are met:

(1) Reasons justify why the state policy embodied in
the apphicable goals should not apply;

{2) Areas which do not require a new exception
cannot reasonably accommodate the use;

(3) The long-term environmental economic, social
and energy consequences resulting from the use of
the proposed site with measures designed to reduce
adverse impacts are not significantly more adverse
than would typically result from the same proposal
being located in areas requiring a goal exception
other than the proposed silc; and

(4) The proposed uses are compatible with other
adjacent uses or will be so rendered through mea-
sures designed to reduce adverse umpacts.

Compatible, as used in subparagraph (4) is not intended as

an absolute term meaning no interference or adverse

impacts of any type with adjacent uses.

A local govenment approving or denying a proposed
exception shall set forth findings of fact and a statement of
reasons which demonstrate that the standards for an
exception have or have not been met.

Each notice of a public hearing on a proposed exception
shall specifically note that a goal exception is proposed and
shall summarize the issues in an understandable manner.

Upon review of a decision approving or denying an
exception:

(a) The commission shall be bound by any finding of
fact for which there is substantial evidence in the
record of the local government procecdings resulting
in approval or denial of the exception,

(b) The commission shall determine whether the local
povernment's findings and reasons demoenstrate that
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the standards for an exception have or have not
been met; and

(¢) The commission shall adopt a clear statement of
reasons which sets forth the basis for the determi-
nation that the standards for an exception have or
have not been met.

Exception means a comprehensive plan provision,

including an amendment to an acknowledgesd comprehen-

sive plan, that;

(a) Is applicable to specific properties or situations and
does not establish a planning or zoning policy of
general applicability; '

(b) Does not comply with some or all goal require-
ments applicable to the subject properties or situa-
tions; and

(c) Complies with standards for an exception.

PART HI - USE OF GUIDELINES

Governmental units shall review the guidelines set forth
for the goals and either utilize the guidelines or develop
alternative means that will achieve the goals. All land-use
plans shall state how the gurdelines or altenative means
utilized achieve the goals.

Guidelines - are suggested directions that would aid
local governments in activating the mandated goals. They
are intended to be mstructive, directional and positive,
not limiting local governunent to a single course of action
when some other course would achieve the same result.
Above all, guidelines are not intended to be a grant of
power 10 the state Lo carTy out zoning from the state level
under the guisc of guidelines. (Guideiines or the alterna-
tive means sclected by governmental bodies will be part
of the Land Conservation and Development Commus-
sion's process of evaluating plans for compliance with
goals )

GUIDELINES

A. PREPARATION OF PLANS AND

IMPLEMENTATION MEASURES

Preparation of plans and implementation measures
should be based on 2 series of broad phases, proceed-
ing from the very general identification of problems
and 1ssues to the specific provisions for dealing with
these issues and for interrelating the various elements
of the plan. During each phase opportunities shouid be
provided for review and comment by citizens and
affected govermumental units.

The various implementation measures which will be
used t carry out the plan should be considered during
each of the planning phases.

The number of phases needed will vary with the
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complexity and size of the area, number of people

involved, other governmental units to be consulted, and

availability of the necessary information.

Sufficient time should be allotted for:

(1) collection of the necessary factual information

(2} gradual refinement of the problems and issues and
the alternative solutions and strategies for devel-
opment '

(3) incorporation of citizen needs and desires and
development of broad citizen support

(4) identification and resolution of possible conflicts
with plans of affected governmental units.

B. REGIONAL, STATE AND FEDERAL PLAN

CONFORMANCE

It 1s expected that regional, state and federal agency
plans will conform to the comprehensive plans of cities
and counties. Cities and counties are expected to take
into account the regional, state and national needs.
Regional, state and federal agencies arc expected to
make their needs known during the preparation and
revision of city and county comprehensive plans. During
the preparation of their plans, federal, state and regional
agencies are expected 1o create opportunities for review
and comment by citics and counties.

In the event existing plans are in conflict or an
agreement cannot be reached during the plan preparation
process, then the Land Conservation and Development
Commission expects the affected government units to
take steps to resolve the issues. If an agreement cannot
be reached, the appeals procedures it ORS Chapter 197
may be used.

C. PLAN CONTENT
1. Factual Basis for the Plan
I[nventories and other forms of data arc needed as the
basis for the policies and other decisions set forth in the
plan. This factual base should include data on the
following as they relate to the goals and other provisions
of the plan:
(a) Natural resources, their capabilities and limita-
tions
(b} Man-made structures and utilities, their location
and condition
(c) Population and economic characteristics of the
area
{d)} Roles and responsibilities of governmental units.
1. Elements of the Plan
The following clements should be included in the plan:
(a) Applicable statewide planning goals
(b) Any cnitical geographic area designated by the
Legislature
(¢} Elements that address any special needs or desires



of the peopic in the area
(d) Time periods of the plan, reflecting the antici-
pated situation at appropriate future intervals.
All of the efements should fit together and relate to
one another to form a consistent wholc at all times.

D. FILING OF PLANS

City and county plans should be filed, but not re-
corded, in the Office of the County Recorder. Copies
of all plans should be available to the public and to
affected governmental urts.

MAJOR REVISIONS AND MINOR
CHANGES IN THE PLAN AND IMPLE-
MENTATION MEASURES
The citizens in the area and any affected governmental
unit should be given an opportunity to review and
comment prior to any changes in the plan and imple-
mentation ordinances. There should be at least 30 days
notice of the public hearing on the proposed change.

. Major Revisions

Major revisions include land use changes that have
widespread and sigruficant impact beyond the immedi-
ate area, such as quantitative changes producing large
volumes of traffic; a qualitative change in the charac-
ter of the land use itself, such as conversion of residen-
tial to industrial use; or a spatial change that affects
large areas or many different ownerships.

The plan and implementation measures should be
revised when public needs and desires change and
when development occurs at a different rale than
contemplated by the plan. Areas expeniencing rapid
growth and development should provide for a frequent
review so needed revisions can be made to keep the
plan up to date; however, major revisions should not
be made more frequently than every two years, if at all
possible.

. Minor Changes

Minor changes, i.e., those which do not have signifi-
cant effect beyond the immediate arca of the change,
should be based on special studics or other informa-
tion which will serve as the factual basis to support the
change. The public need and justification for the
particular change should be established. Minor
changes should not be made more frequently than once
a year, if at all possible.

F.

IMPLEMENTATION MEASURES
The following types of measure should be considered
for carrying out plans:

. Management Implementation Measures

(a) Ordinances contralling the use and construction
on the land, such as building codes, sign ordi-
nances, subdivision and zoning ordinances. QRS
Chapter 197 requires that the provisions of the
zoning and subdivision ordinances conform to the
comprehensive plan.

(b} Plans for public facilities that are more specific
than those included in the comprehensive plan,
They show the size, focation, and capacity serving
each property but are not as detailed as construc-
tion drawings. :

(¢) Capital improvement budgets which set out the
projects to be constructed during the budget
perniod.

(d) State and federal regulations affecting land use.

(¢} Annexations, consolidations, mergers and other
reorganization measures.

. Site and Area Specific Implementation Measures

(a) Bulding permits, septic tank pcrmits:, dniveway
permits, ete, the review of subdivisions and land
partitioning applications; the changing of zones
and granting of conditional uscs, etc.

(b) The construction of public facilities (schools,
roads, water lines, etc.).

{(c) The provision of land-related public services such
as fire and police.

{(d) The awarding of state and federal grants to local
governments to provide these facilities and ser-
vices.

(&) Leasing of public lands.

G. USE OF GUIDELINES FOR THE STATEWIDE

PLANNING GOALS

Guidelines for most statewide planning goals are found
in two sections--planning and implementation, Planning
guidelines relate pnmarnily to the process of developing
plans that incorporate the provisions of the goals.
Implementation guidelines should relate primarily to the
process of carrying out the goals once they have been
incorporated into the plans. Techniques to carry out the
goals and plans should be considered during the prepa-
ration of the plan.
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GOAL 10: HOUSING

To provide for the housing needs of citizens of the state.

Buildable lands for residential use shall be inventoried and
plans shall encourage the availability of adequate numbers of
needed housing units at price ranges and rent levels which are
commensurate with the financial capabilities of Oregon
households and allow for flexibility of housing location, type
and density.

Buildable Lands -- refers o lands in urban and urbanizable
areas that are suitable, available and necessary for residential
use.

Government-Assisted Housing -- means housmg that 15
financed in whole or part by either a federal or state housing
agency or a jocal housing authority as defined in ORS 456.005
to 456.720, or housing that is occupied by a tenant or tenants
who benefit from rent supplemnents or housing vouchers
provided by either a federal or state housing agency or a local
housing authority.

Household -- refers to one or more persons occupying a
single housing unit.

Manufactured Homes ~ means structures with & Depart-
ment of Housing and Urban Development (HUD) label
certifying that the structure is constructed in accordance with
the National Manufactured Housing Construction and Safety
Standards Act of 1974 (42 USC 5401 et seq), as amended on
August 22, 1981.

Needed Housing Units -- mecans housing types deterrmined
to meet the need shown for housing within an urban growth
boundary at particular pnice ranges and rent levels, On and
after the beginmng of the first periadic review of a local
government's acknowledged comprehensive plan, "nceded
housing units” also includes government-assisted housing. For
cities having populahans larger than 2,500 people and counties
having populattons larger than 15,000 people, "needed housing
units” also includes (but is not lumited to) attached and de-
tached smgle-family housing, muitiple-family housing, and
manufactured homes, whether occupied by owners or renters,

GUIDELINES

A. PLANNING

1. In addition to inventories of buildable lands, housing
elements of a comprehensive plan should, at & minimum,
meclude: (1) acomparison of the distribution of the existing
population by income with the distnibution of available
housing units by cost; {2) a determmation of vacancy rates,
both overall and at varying rent ranges and cost levels; (3)
a delermination of expected housing demand at varying rent
ranges and cost levels; (4) allowance for z varety of
densities and types of residences in cach community, and
(5) an inventory of sound housing in urban areas including
units capable of being rehabilitated.

. Plans should be developed in a manner that insures the

provision of appropriate types and amounts of land within
urban growth boundaries. Such land should be necessary and
suitable for housing that meets the housing needs of house-
holds of all income levels.

. Plans shouid provide for the appropniate type, location and

phasing of public facilities and services sufficient to support
housing developmenl in arcas presently developed or under-
going development or redevelopment.

. Plans providing for housing needs should consider as a major

determuinant the carrying capacity of the air, land and water
resources of the planning area. The land conservation and
development actions provided for by such plans should not
exceed the carrying capacity of such resources.

. IMPLEMENTATION
. Plans should provide for a conunuing review of housing need

projections and should establish a process for accommodating
needed revisions.

. Plans should take into account the effects of wtilizing financial

incentives and resources to (a) slimulate the rehabilitation of
substandard housing withow regard to the financial capacity
of the owner so long as benefits acerue to the occupants, and
(b} bang into compliance with codes adopted to assure safe
and santtary housing the dwellings of individuals who cannot
on their own afford to meet such codes.

. Decisions on housing development proposals should be

expedited when such proposais arc in accordance with zoning
ordinances and with provisions of comprehensive plans.

. Ordinances and meentives should be used to increase popula-

tion densities in urban areas taking into consideration (1) key
facilitics, (2} the economie, environmental, social and energy
consequences of the proposed densities and (3) the optimat
use of existing urban land particularly in sections containing
significant amounts of unsound substandard structures.

. Additional methods and devices for achieving this goal

should, after consideration of the impact on lower income
households, include, but not be limited to: (1) tax incentives
and disincentives, (2) building and construction code revision,
(3) zoning and land use controls, {4) subsidies and loans; (5}
fee and less-than-fee acquisition techniques; (6) enforcement
of local health and safety codes, and {7} coordination of the
deveiopment of urban facilities and services to disperse low
income housing throughout the planning area.

. Plans should provide for a detailed management pregram to

assign respective implementation roles and responsibilities to
those governmental bodies operating in the planning area and
having iterests in carrying out the goal <
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GOAL 11: PUBLIC FACILITIES AND SERVICES

Tao plan and develop a timely, orderly and efficient arrange-
ment of public facilities and services to serve as a framework
for urban and rural development.

Urban and rural development shall be guided and supported
by types and levels of urban and rural public facilities and
services appropriate for, but limited to, the needs and require-
ments of the urban, urbanizable, and rura} areas to be served. A
provision for key facilities shall be included in each plan. Cities
or counties shall develop and adopt a public facility plan for areas
within an urban growth boundary containing a population greater
than 2,500 persons, To meet current and long-range needs, a
provision for solid waste disposal sites, including sites for inert
waste, shall be included in each plan.

Counties shall develop and adopt cormununity public facility
plans regulating facilities and services for certain unincorporated
coemmunities cutside urban growth boundaries as specified by
Cormmission rujes.

Countics shall not allow the establishunent of new sewer
systems outside urban growih boundanes or unincorporated
community boundaries, or allow new extensions of sewer lines
from within urban growth boundaries or unincorporated commu-
nity boundaries to land cutside those boundaries.

For land that is outside urban growth boundaries and unincor-
porated community boundaries, county land use regulations shail
not rely upon the estabhshment or extension of a water system to
authorize a higher residential density than would be authonized
without a waler system.

In accordance with ORS 197.180 and Goal 2, state agencics
that provide imding for transportation, water supply, sewage and
solid waste facilities shall identify in their coordination programs
how they will coordinate that funding with other state agencies
and with the public factiity plans of cities and countics.

A Timely, Orderly and Efficient Arrangement — refers to a
systemn or plan that coordinates the type, locations and delivery of
public facilities and scrvices in & manne: that best supports the
existing and proposed land uses.

Rural Facilitiess and Services — refers to facilities and
services suitable and appropriate solely for the needs of rural
lands.

Urban Facilities and Services — Relers (o key facilities and
1o appropriate types and levels of at least the following: police
protection;, sanitary facilities, storm drainage facilitics; planning,
zoning and subdivision control, health senvices, recreation
faciliues and services, energy and communication services; and
community governmental services.

Pablic Facilities Plan — A public facility plan is a support
document or documents to a comprehensive plan, The facility
plar: describes the water, sewer and transportation facihities which
ars to support the land uses designated in the appropriate
acknowledged comprehensive plan or plans within an urban
growth boundary containing & population greater than 2,500,

Conununity Public Facilities Plan — A support document or
documents to a comprehensive plan applicable to specific
unincorporated conununities outside UGBs. The community
public facility plan desenbes the water and sewer services and
facilities which are to support the land uses designated in the plan
for the unincorporated community

Water systemn — means a 3ystems {or the provision of piped
water [or human consumption subject to regulation under ORS
448 119 to 448.285.

GUIDELINES

A.

1.

PLANNING

Plans providing for puhblic facilities and services should be
coordinated with plans for designation of urban boundaries,
urbanizable land, rural uses and for the transition of rural land
to urban uses.

Public facilities and services for rural areas shoukd be provided
at levels appropriate for niral use only and should not support
urban uses.

. Public facilities and services in urban areas should be provided

at levels necessary and suitable for urban uses.

. Public facilities and services in urbanizable areas should be

provided at levels necessary and suitable for existing uses. The
provision for future public facilities and services in these areas
should be based upon: (1) the time required o provide the
service, {2) reliability of service; (3) financial cost; and (4)
levels of service needed and desired.

. A public facility or service should not be provided in an

urbanizable area unless there is provision for the coordinated
development of all the other wban facilities and services
appropriate to that area.

All utility lines and facilities should be located on or adjacent
to existing public or private rights-of-way to avoid dividing
existing farm uruts,

Plans providing for public facilitics and services should consider
as a major deferminant the carrying capaciry of the air, land and
water resotrces of the planning area. The land conservation and
development action provided for by such plans shauld not
exceed the carrying capacity of such resources. o

. IMPLEMENTATION
. Capital improvement programming and budgeting should be

uhlized to achieve desired tvpes and Ievels of public {acililies
and services in urban, urbanizable and rural areas.

Public factlities and services should be appropriate to support
sufficient amounts of land to maintain an adequate housing
market in areas underpoing development or redevelopment.

. The level of key facilities that can be provided should be

considered as a principal factor in planning for various densitics
and types of urban and rural land uses.

Plans shouid designate sites of power generalion facililics and
the lecation of electric transmission lines i areas intended to
support desired levels of urban and rural development.
Additonal methods and devices for achieving desired types and
levels of public facilities and services should inctude but not be
limited to the following: (1) tax incentives and disincentives;
{2) land use controls and ordinances; (3) multiple use and joint
development practices, (4) fee and less-than-fee acquisition
techniques; and (5) enforcement of local health and safety
codes.

. Plans should provide for a detailed management program to

assign respective implementation roles and responsibilities to
those governmental bodies operating in the planning arez and
having interests in camying out the poal. 4+
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GOAL 14: URBANIZATION

“To provide for an orderty and efficient transition from

rural to urban land use.

Urban growth boundaries shall be established to identify and

separate urbanizable land from rural land. Establishment

and change of the boundaries shall be based vpon consider-

ations of the following factors:

{1) Demonstrated need 1o accommadate long-range urban
population growth requirements consistent with

LCDC goals:;

(2) Need for housing, empleyment opportunities, and
livability,

(3} Crderly and economic provision for public facilities
and services;

(4) Maximum efficiency of tand uses within and on the
fringe of the existing urban area;

{5} Environmental, energy, economic and sccizl consc-
quences;

(6) Retention of agricultural land as defined, with Class

: I being the highest priority for retention and Class V1
the lowest priority; and,

{7y Compatibility of the proposed urban uses with nearby
agricultural activities.

The results of the above considerations shall be included in
the comprehensive plan. In the case of a change of a
boundary, a governing body proposing such change in the
boundary separating urbaruzable lands from rural land, shall
follow the procedures and requirements as set forth in the
L.and Use Planning goal {Goal 2) for goal exceptions,

Any urban growth boundary established prior 1o January
1, 1975, which includes rural lands that have not been built
upon shall be reviewed by the governing body, utilizing the
same factors applicable to the establishment or change of
urban growth boundaries.

Establishment and change of the boundaries shall be a
cooperative process between a city and the county or
counties that surround it.

Land within the boundaries separating urbanizable land
from rural 1and shall be considered available over time for
urban uses. Conversion of urbanizable land to urban uses
shall be based on consideration of:

(1) Qrderly, economic provision for public facilities and
services,

{2) Availability of sufficient 1and for the vanous uses to
insure choices in the market place;

(3} LCDC goals or the acknowledged comprehensive
plan; and,

(4) Encouragement of devejopment within urban areas
before conversion of urbanizable areas.

In unincorporated communives outside urban growth
boundaries countics may approve uses, public facilities and
services more intensive than allowed on rural lands by Goal
11 and 14, either by exception to those goals, or as provided

by Commission rules which ensure such uses do not:

(13 adversely affect agriculiurat and forest operations, and

(2) interfere with the efficient functioning of urban growth
boundarics.

GUIDELINES

A.  PLANNING

1. Plans should designate sufficient amounts of urbanizable
{and to accommodate the need for further urban expansion,
taking into account (1) the growth policy of the area,
(2) the needs of the forecast population, {3) the carrying
capacity of the planning area, and (4) open space and
recreational needs. .

2. The size of the parcels of urbanizable land that are con-
verted to urban land should be of adequate dimension so as
to maximize the utility of the land resource and enable the
logical and efficient extension of services to such parcels.

3. Plans providing for the transition from rural to urban land
use should take into consideration as 1o a major determi-
nant the carrving capacity of the air, land and water
resources of the planmng area. The land conservatien and
development aclions provided for by such pians should not
exceed the carrving capacity of such resources.

B. IMPLEMENTATION

. The type, location and phasing of public facilities and
services are factors which should be utilized to direct urban
cxpansion, :

2. The type, design, phasing and location of major public
transportation facilitics (i.e, all modes: air, marine, rail,
mass iransit, highways, bicycle and pedestrian) and
improvemenls {hereto are factors which should be utilized
10 suppornt urban cxpansion into urbanizable areas and
restrict it from rural areas.

3. Financial incentives should be provided to assist in main-
taining the usc and character of lands adjacent to
urbanizable areas.

4. Local land use controls and ordinances should be mutually
supporting, adopted and enforced to integrate the type,
timing and location of public facilities and services in 2
mannel t¢ accommodate increased public demands as
urbanizabie lands become more urbanized.

5. Additional methods and devices for guiding urban land use
should include but not be limited to the following: (1) tax
Incentives and disincentives; (2 multiple usc and joint
development practices; (3) fee and less-than-fee acquisition
lechniques; and (4) capital improvement programming.

6 Plans should provide for a detaited management program
1o assign respeclive implementation roles and responsibili-
ties 10 those goverwnental bodies operating in the planning
area and having inlerests in carrying out the goal. <

)
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DIVISION 7
METROPOLITAN HOUSING

Statement of Purpose '

660-07-000 The purpose of this rule is to assure opportunity for the provision of adequate numbers of needed housing
units and the efficient use of land within the Metropolitan Portland (Metro) urban growth boundary, to provide greater
certainty in the development process and so to reduce housing costs. QAR 660-07-030 through 660-07-037 are intended
to establish by rule regional residential density and mix standards to measure Goal 10 Housing compliance for cities
and counties within the Metro urban growth boundary, and to ensure the efficient use of residential land within the
regional UGB consistent with Goal 14 Urbanization. OAR 660~07-035 implements the Commission’s determination
in the Metro UGB acknowledgment proceedings that region wide, planned residential densities must be considerably
in excess of the residential density assumed in Metro’s “UGB Findings”. The new construction density and mix
standards and the criteria for varying from thern in this rule take into consideration and also satisfy the price range and
rent level criteria for needed housing as set forth in ORS 197.303.

Stat. Auth.: ORS Ch. 183 & 197

Hist.:

LCD 10-1981, f. & ef. 12-11-81; LCDC 1-1987, f. & ef. 2-18-87

Definitions

660-07-005 For the purposes of this rule, the definitions in ORS 197.015 and 197.295 shall apply. In addition, the
following definitions apply:

(1) A “Net Buildable Acre” consists of 43,560 square feet of residentially designated buildable land after excluding
present and future rights-of-way, restricted hazard areas, public open spaces and restricted resource protection areas.

(2) “Attached Single Family Housing” means common-wall dwellings or rowhouses where each dwelling unit occupies
a separate lot,

(3) “Buildable Land” means residentially designated vacant and, at the option of the local jurisdiction, redevelopable
land within the Metro urban growth boundary that is not severely constrained by natural hazards (Statewide Planning
Goal 7) or subject to natural resource protection measures (Statewide Planning Goals 5 and 15). Publicly owned land
is generally not considered available for residential use. Land with slopes of 25 percent or greater unless otherwise
provided for at the time of acknowledgment and land within the 100-year floodplain is generally considered unbuildable
for purposes of density calculations.

{4) “Detached Single Family Housing”™ means a housing unit that is free standing and separate from other housing units.

(5) “Government Assisted Housing” means housing that is financed in whole or part by either a federal or state housing
agency or a local housing authority as defined in ORS 456.005 to 456.720, or housing that is occupied by a tenant or
tenants who benefit from rent supplements or housing vouchers provided by either a federal or state housing agency
or a local housing authority.

(6) “Housing Needs Projection” refers to a local determination, justified in the plan, as to the housing types and densities
that will be:

(a) Commensurate with the financial capabilities of present and future area residents of all income levels during the
planning period;

(b) Consistent with QAR 660-07-010 through 660-07-037 and any other adopted regional housing standards; and

(¢) Consistent with Goal 14 requirements for the efficient provision of public facilities and services, and efficiency of
land use.

(7) “Manufactured Dwelling” means:

(a) Residential frailer, a structure constructed for mevement on the public highways that has sleeping, cooking and
plumbing facilities, that is intended for human occupancy, that is being used for residential purposes and that was
constructed before fanuary 1, 1962;

(b) Mobile home, a structure consiructed for movement on the public highways that has sleeping, cocking and plumbing
facilities, that is intended for human occupancy, that is being used for residential purposes and that was constructed
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between January 1, 1962, and June 15, 1976, and met the construction requirements of Oregon mobile home law in
effect at the time of construction;

(c) Manufactured home, a structure constructed for movement on the public highways that has sleeping, cooking and
plumbing facilities, that is intended for human occupancy, that is being used for residential purposes and that was
constructed in accordance with federal manufactured housing construction and safety standards regulations in effect at
the time of construction;

(d) Does not mean any building or structure subject to the structural specialty code adopted pursuant to ORS 455,100
to 455.450 or any unit identified as a recreational vehicle by the manufacturer,

(8) “Mannfactured Dwelling Park™ means any place where four or more manufactured dwellings as defined in
QOR5446,003 are located within 500 feet of one another on a lot, tract or parcel of land under the same ownership, the
primary purpose of which is to rent space or keep space for rent to any person for a charge or fee paid or to be paid for
the rental or use of facilities or to offer space free in connection with securing the trade or patronage of such person.
“Manufactured dwelling park” does not include a lot or lots located within 2 subdivision being rented or leased for
oceapancy by no more than one manufactured dwelling per lot if the subdivision was approved by the local government
unit having jurisdiction under an ordinance adopted pursuant to ORS 92.010 to 92.190.

(9) “Manufactured Homes” means structures with a Department of Housing and Urban Development (HUD) label
certifying that the structure is constructed in accordance with National Manufactured Housing Construction and Safety
Standards Act of 1974 (42 U. 8. C. Sections 5401 et seq.), as amended on August 22, 1981,

(10) “Mobile Home Park” means any place where four or more manufactured dwellings as defined in ORS 446.003 are
located within 500 feet of one another on a lot, tract or parcel of land under the same ownership, the primary purpose
of which is to rent space or keep space for rent to any person for a charge or fee paid or to he paid for the rental or use
of facilities or to offer space free in connection with securing the trade or patronage of such person. “Mobile home park”
does not include a lot or lots located within a subdivision being rented or leased for occupancy by no more than one
manufactured dwelling per lot if the subdivision was approved by the local government unit having jurisdiction under
an ordinance adopted pursuant to ORS 92.010 to 92.190.

(11) “Multiple Family Housing™ means attached housing where each dwelling unit is not located on a separate lot.
(12} “Needed Housing” defined. Until the beginning of the first periodic review of a local government's acknowledged
comprehensive plan, “needed housing” means housing types determined to meet the need shown for housing within an
urban growth boundary at particular price ranges and rent levels. On and after the beginning of the ﬁrst periodic review
of a local government's acknowledged comprehensive plan, “needed housing” also means:

' {(a) Housing that includes, but is not limited to, attached and detached single-family housmg and multiple famlly
housing for both owner and renter occupancy;

(b) Government assisted housing;

{c) Mobile home or manufactured dwelling parks as provided in ORS 197.475 to 197.490;

(d) Manufactured home on individual lots planned and zoned for single-family residential use that are in addition to lots
within designated manufactured dwelling subdivisions; and

(&) Subsections {12)(a} and (d) of this rule shall not apply to:

{A) A city with a population of less than 2,500;

(B) A county with a population of less than 15,000.

(13) “Redevelopable Land” means land zoned for residential use on which development has already eccurred but on
which, due to present or expected market forces, there exists the likelihood that existing development will be converted
to more intensive residential uses during the planning period.

Stat. Auth.: ORS Ch. 183, 196, & 197
Hist: LCD 10-1981, f. & ef. 12-11-81; LCDC 1-1987, &cfZ 18-87; LCDC 3-1990, . & cert. ef. 6-6-90

Allocations of Buildable Land

660-07-01¢ [LCD 10-1981, f. & ef. 12-11-81;
Repealed by LCDC 1-1987,

f. & ef. 2-18-87]

Clear and Objective Approval Standards Required
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660-07-015 Local approval standards, special conditions and procedures regulating the development of needed housing
must be clear and objective, and must not have the effect, either of themselves or cumulatively, of discouraging needed
housing through unreasonable cost or delay.

Stat. Auth.: ORS Ch. 183 & 157
Hist.: LCD 10-1981, £ & ef 12-11-81

Specific Plan Designations Required

660-07-018 (1) Residential plan designations shall be assigned to all boildable land, and shall be specific so as to
accommodate the varying housing types and densities identified in OAR 660-07-030 through 660-07-037.

(2) A local government may defer the assignment of specific residential plan designations only when the following
conditions have been met: '

(a) Uncertainties concerning the funding, location and timing of public facilities have been identified in the local
comprehensive plan;

(b) The decision not to assign specific residential plan designations is specifically related to identified public facilities
constraints and is so justified in the plan; and

(¢).The plan includes a time-specific strategy for resolution of identified public facilities uncertainties and a policy
commitment to assign specific residential plan designations when identified public facilities uncertainties are resolved.

Stat. Auth.: ORS Ch. 133 & 197
Hist.: LCDC 1-1987, f. & of. 2-18-87

The Rezoning Process

660-07-020 A local government may defer rezoning of land within the urban growth boundary to maximum planned
residential density provided that the process for future rezoning is reasonably justified:

{1) The plan must contain 2 justification for the rezoning process and policies which explain how this process will be
used to provide for needed housing,

(2) Standards and procedures governing the process for future rezoning shall be based on the rezoning justification and
policy statement, and must be clear and objective.

Stat. Auth.: ORS Ch. 183 & 197
Hist.: LCD 10-1981, 1. & ef. 12-11-81

Restrictions on Housing Tenure

660-07-022 Any local government that restricts the construction of either rental or owner occupied housing on or after
its first periodic review shall either justify such restriction by an analysis of housing need according to tenure or
otherwise demonstrate that such restrictions comply with ORS 197.303(a) and 197.307(3).

Stat. Auth.: ORS Ch. 183 & 197
Hist.: LCDC 1-1987, f & ef. 2-18-87

Purpose

660-07-025 [LCD 10-1981, f. & ef. 12-11-81;
Repealed by LCDC 1-1987,

. & ef 2-18-87]

New Construction Mix

660-07-030 (1) Jurisdictions other than small developed cities must either designate sufficient buildable land to provide
the opportanity for at least 50 percent of new residential units to be attached single family housing or.multiple family
housing or justify an altemative percentage based on changing circumstances. Factors to be considered in justifying an
alternate percentage shall include, but need not be limited to:

(a) Metro forecasts of dwelling units by type;

(b) Changes in household structure, size, or composition by age;

{c) Changes in economic factors impagting demand for single family versus muliiple family units; and

Page B-21



{d) Changes in price ranges and rent levels relative to income levels.
(2) The considerations listed in section (1) of this rule refer to county-level data within the UGB and data on the specific
Jurisdiction.

Stat. Auth.: ORS Ch. 183 & 197

Hist.: LCD 10-1981, f. & ef. 12-11-81; LCDC 1-1987, £ & of. 2-18-87

Consideration of Other Housing Types
660-07-033 Each local government shall consider the needs for manufactured housing and govemnment assisted housing
within the Portland Metropolitan UGB in arriving at an allocation of housing types.

Stat Auth.: ORS Ch. 183 & 197
Hist.: LCDC 1-1987, {. & of 2-18-87

Minimum Residential Density Allocation for New Construction

660-07-035 The following standards shall apply to those jurisdictions which provide the opportunity for at least 50
percent of new residential units to be attached single family housing or multiple family housing:

(1) The Cities of Cornelius, Durham, Fairview, Happy Valley and Sherwood must provide for an overall density of six
or more dwelling units per net buildable acre. These are relatively smali cities with some growth potential (i.e. with a
regionally coordinated population projection of less than 8,000 persons for the active planning area).

(2) Clackamas and Washington Counties, and the cities of Forest Grove, Gladstone, Milwaukie, Oregon City, Troutdale,
Tualatin, West Linn and Wilsonville must provide for an overall density of eight or more dwelling units per net
buildable acre.

(3) Multnomah County and the cities of Portland, Gresham, Beaverton, Hillsboro, Lake Oswego and Tigard must
provide for an overall density of ten or more dwelling units per net buildable acre. These are larger urbanized
jurisdictions with regionally coordinated population projections of 50,000 or more for their active plarming areas, which
encompass or are near major empioyment centers, and which are situated along regional transportation corridors.

{4) Regional housing density and mix standards as stated in QAR 660-07-030 and sections (1), (2), and (3) of this rule
do not apply to small developed cities which had less than 50 acres of buildable land in 1977 as determined by criteria
used in Metro’s UGB Findings. These cities include King City, Rivergrove, Maywood Park, Johnson City and Wood
Village.

Stat. Auth.: ORS Ch, 183 & 197
Hist.: LCD 10-1981, £ & of. 12-11-81; LCDC 1-1987, £ & ef. 2-18-87

Alternate Minimum Residential Density Allocation for New Construction
660-07-037 The density standards in QAR 660-07-035 shall not apply to a jurisdiction which justifies an alternative new
construction mix under the provisions of CAR 660-07-030. The following standards shall apply to these jurisdictions:

(1) The jurisdiction must provide for the average density of detached single family housing to be equal to or greater than
the density of detached single family housing provided for in the plan at the time of original LCDC acknowledgment.

{2) The jurisdiction must provide for the average density of multiple family housing to be equal to or greater than the
density of multiple farnily housing provided for in the plan at the time of original LCDC acknowledgment.

(3} A jurisdiction which justifies an alternative new construction mix must also evaluate whether the factors in OAR
660-07-030 support increases in the density of either detached single family or multiple family housing or both. If the
evaluation supports increases in density, then necessary amendments to residential plan and zone designations must be
made.

Star. Auth.: ORS Ch. 183 & 197
Hist.: LCDC 1-1987, f. & ef. 2-18-87

Exceptions
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660-07-040 [LCD 10-1981, . & ef. 12-11-81;
Repealed by LCDC 1-1987,
f. & ef. 2-18-87]

Computation of Buildable Lands

660-07-045 (1) The local buildable lands inventory must document the amount of buildable land in each residential plan
designation.

(2) The Buildable Land Inventory (BLI): The mix and density standards of QAR 660-07-030, 660-07-035 and
660-07-037 apply to land in a buildable land inventory required by OAR 660-07-010, as modified herein. Except as
provided below, the buildable land inventory at each jurisdiction’s choice shall either be based on land in a residential
plan/zone designation within the jurisdiction at the time of periodic review or based on the jurisdiction BLI at the time
of acknowledgmeunt as updated. Each jurisdiction must include in its computations all plan and/or zone changes
involving residential land which that jurisdiction made since acknowledgment. A jurisdiction need not include plan
and/or zone changes made by another Jurlsdlctlon before annexation to a city. The adjustment of the BLI at the time of
acknowledgment shall:

(a) Include changes in zoning ordinances or zoning designations on residential planned land if allowed densities are
changed;

(b) Inciude changes in planning or zoning designations either to or from residential use. A city shall include changes
to annexed or incorporated land if the city changed type or density or the plan/zone designation after annexation or
incorporation;

(¢) The county and one or more city(ies) affected by annexations or incorporations may consolidate buildable land
inventories. A single calculation of mix and density may be prepared. Jurisdictions which consolidate their buildable
lands inventories shall conduct their periodic review simultaneously;

{d) A new density standard shall be calculated when annexation, incorporation or consohdatlon results in mixing two
or more density standards (QAR 660-07-035). The calculation shall be made as follows:

{A)(i) BLI Acres x 6 Units/Acre = Num. of Units;

(ii) BLI Acres x 8 Units/Acre = Num. of Units;

(iii) BLI Acres x 10 Units/Acre = Num. of Units;

(iv) Total Acres (TA) xxxxxxxxxxTotal Units {TU).

(B) Total units divided by Total Acres = New Density Standard;

(C) Example:

{i}(I} Cities A and B have 100 acres and a 6-unit-per-acre standard: (100 x & = 600 units);

(1) City B has 300 acres and a 10-unit-per-acre standard: (300 x 10 = 3000 units);

(LI} County has 200 acres and an $-unit-per-acre standard: (200 x 08 = 1600 units);

{I'V) Total acres= 600. .. .... Total Units = 5200.

(ii) 5200 units divided by 600 acres = 8.66 units per acre standard.

(3) Mix and Density Calculation: The housing units allowed by the plan/zone designations at periodic review, except
as modified by section {2) of this rule, shall be used to calculate the mix and density. The number of units allowed by
the plan/zone designations at the time of development shall be used for developed residential land.

Stat. Auth.: ORS Ch. 183 & 197
Hist.: LCDXC 1-1987, £ & of 2-18-87

Regional Coordination

660-07-050 (1) At each periodic review of the Metro UGB, Metro shall review the findings for the UGB. They shall
determine whether the buildable land within the UGB satisfies housing needs by type and density for the region’s
long-range population and housing projections.

(2) Metro shall ensure that needed housing is provided for on 2 regional basis through coordinated comprehensive plans.

Stat. Auth.; ORS Ch. 183 & 197
Hist.: LCDC 1-1987, I. & ef. 2-18-87
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Applicability

660-07-060 (1) The new construction mix and minimum residential density standards of OAR 660-07-030 through
660-07-037 shall be applicable at each periodic review. During each periodic review local government shall prepare
findings regarding the cumulative effects of all plan and zone changes affecting residential use. The jurisdiction’s
buildable lands inventory (updated pursuant to OAR 660-07-045) shall be a supporting document to the local
jurisdiction’s periodic review order. -

(2) For plan and land use regulation amendments which are subject to OAR 660, Division 18, the local jurisdiction shall
either:

(a) Demonstrate through findings that the mix and density standards in this Division are met by the amendment; or
(b) Make a commitment through the findings associated with the amendment that the jurisdiction will comply with
provisions of this Division for mix or density through subsequent plan amendments.

Stat, Auth.: ORS Ch. 183 & 197
Hist.: LCDC §-1987, {. & ef 2-18-87
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MVISION 8

INTERPRETATION OF
GOAL 10 HOUSING

Purpose

660-08-000 (1) The purpose of this rule is to assure opportunity for the provision of adequate numbers of needed
housing units, the efficient use of buildable land within urban growth boundaries, and to provide greater certainty in
the development process so as to reduce housing costs. This rule is intended to define standards for compliance with
Goal 10“Housing” and to implement ORS 197.303 through 197.307.

(2) OAR 660-07-000 et seq., Metropolitan Housing, are intended to complement and be consistent with QAR
660-08-000 et seq., Goal 10 Housing. Public facilities and services are planned for buildable land as defined in OAR
660-07-140 within the Metropolitan Portiand urban growth boundary. Should differences in interpretation between OAR
660-08-000 and OAR 660-07-000 arise, the provisions of QAR 660-07-000 shall prevail for cities and counties within
the Metro urban growth boundary,

Stat. Auth.: ORS Ch. 197
Hist.: LCDC 3-1982, { & ef. 7-21-82

Definitions

660-08-005 For the purpose of this rule, the definitions in ORS 197.015, 197,295, and 197.303 shall apply. In addition,
the following definitions shall apply:

(1) “Attached Single Family Housing” means common-wal! dwellings or rowhouses where each dwelling unit occupiss
a separate lot. '

(2) “Buildable Land” means residentially designated vacant and, at the option of the local jurisdiction, redevelopable
land within the Metro urban growth boundary that is not severely constrained by natural hazards (Statewide Planning
Goal 7) or subject to natural resource protection measures (Statewide Planning Goals 5 and 13). Publicly owned land
is generally not considered available for residential use. Land with slopes of 25 percent or greater unless otherwise
provided for at the time of acknowledgment and land within the 100-year floodplain is generally considered unbuildable
for purposes of density calculations.

(3) “Detached Single Family Housing” means a housing unit that is free standing and separate from other housing units.

(4) “Govemment Assisted Housing” means housing that is financed in whole or part by either a federal or state housing
agency or a local housing authority as defined in ORS 456.005 to 456.720, or housing that is occupied by a tenant or
tenants who benefit from rent supplements or housing vouchers provided by either a federal or state housing agency
or a local housing authority.

(5) “Housing Needs Projection” refers to a local determination, justified in the plan, of the mix of housmg types and
densities that will be:

(a) Commensurate with the financial capabilities of present and future area re51dents of all income levels during the
planning period;

(b) Consistent with any adopted regional housing standards, state statutes and Land Conservation and Development
Commission administrative rules; and

{c) Consistent with Goal 14 requirements.

(6 “Manufactured Dwelling” means:

(a) Residential trailer, a structure constructed for movement on the public highways that has sleeping, cooking and
plumbing facilities, that is intended for human occupancy, that is being used for residential purposes and that was
constructed before January 1, 1962;

(b) Mobile home, a structure constructed for movement on the public highways that has sleepmg, cooking and plumbing
facilities, that is intended for human occupancy, that is being used for residential purposes and that was constructed
between January 1, 1962, and June 15, 1976, and met the construction requiremenis of Oregon mobile home law in
effect at the time of construction;

(c) Manufactured home, a structure constructed for movement on the public highways that has sleeping, cooking and
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plumbing facilities, that is intended for human occupancy, that is being used for residential purposes and that was
constructed in accordance with federal manufactured housing construction and safety standards regulations in effect at
the time of construction;

(d) Does not mean any building or structure subject to the structural specialty code adopted pursuant to ORS 455,100
10 455,450 or any unit identified as a recreational vehicle by the manufacturer.

(7) “Manufactured Dwelling Park™ means any place where four or more manufactured dwellings as defined in
ORS5446.003 are located within 500 feet of one another on a lot, tract or parcel of land under the same ownership, the
primary purpose of which is to rent space or keep space for rent to any person for a charge or fee paid or to be paid for
the rental or use of facilities or to offer space free in connection with securing the trade or patronage of such person.
“Manufactured dwelling park” does not inciude a lot or lots located within a subdivision being rented or leased for
occupancy by no more than one manufactured dwelling per lot if the subdivision was approved by the local government
unit having jurisdiction under an ordinance adopted pursuant to ORS 92.010 to 92.190.

(8) “Manufactured Homes™ means structures with a Department of Housing and Urban Development (HUD) label
certifying that the structure is constructed in accordance with National Manufaciured Housing Construction and Safety
Standards Act of 1974 (42 U.S.C, Sections 5401 ¢t seq.), as amended on August 22, 1981. .

{9) “Mobile Home Park” means any place where four or more manufactured dwellings as defined in ORS 446.003 are
located within 500 feet of one another on a lot, tract or parcei of land under the same ownership, the primary purpose
of which is to rent space or keep space for rent to any person for a charge or fee paid or to be paid for the rental or use
of facilities or to offer space free in connection with securing the frade or patronage of such person. “Mobile home park”
does not include a lot or lots located within a subdivision being rented or leased for occupancy by no more than one
manufactured dwelling per lot if the subdivision was approved by the local government unit having jurisdiction under
an ordinance adopted pursuant to ORS 92.010 to 92.190.

(10) “Multiple Family Housing” means attached housing where each dwelling unit is not located on a separate lot.
(11) “Needed Housing™ defined. Until the beginning of the first periodic review of a local government's acknowledged
comprehensive plan, “needed housing™ means housing types determined to meet the need shown for housing within an
urban growth boundary at particular price ranges and rent levels. On and after the beginning of the first periodic review
of a local government's acknowledged comprehensive plan, “needed housing” also means:

(a)} Housing that includes, but is not limited to, attached and detached single-family housing and multiple family housing
for both owner and renter occupancy;

(b) Government assisted housing;

(¢) Mobile home or manufactured dwelling parks as provided in ORS197.475 to 197.490;

(d) Manufactured homes on individual lots planned and zoned for single-family residential use that are in addition to
lots within designated manufactured dwelling subdivisions; and

(e) Subsections (12)(a) and (d) of this rule shail not apply to:

(A} A city with a popuiation of less than 2,500;

(B) A county with a population of less than 15,000,

(12) “Redevelopable Land” means land zoned for residential use on which development has already occurred but on
which, due to present or expected market forces, there exists the strong likelihood that existing development will be
converted to more intensive residential uses during the planning period.

(13) “Suitable and Available Land” means residentially designated vacant and redevelopable land within an urban
growth boundary that is not constrained by natural hazards, or subject to natural resource protection measures, and for
which public facilities are planned or to which public facilities can be made available. Publicly owned land generally
is not considered available for residential use.

Stat. Auth.. ORS Ch. 183, 196 & 197
Hist.: LCDC 3-1982, f. & ef. 7-21-82; LCDC 3-1990, f. & cert. ef, 6-6-90

Allocation of Buildable Land

660-08-010 The mix and density of needed housing is determined in the housing needs projection. Sufficient buildable
land shall be designated on the comprehensive plan map to satisfy housing needs by type and density range as
determined in the housing needs projection. The local buildable lands inventory must document the amount of buildable
land in each residential plan designation.
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Stat. Auth.: ORS Ch. 197
Hist.: LCDC 3-1982, f. & ef 7-21-82

Clear and Objective Approval Standards Required

660-08-015 Local approval standards, special conditions and procedures regulating the development of needed housing
oust be clear and objective, and must not have the effect, either of themselves or cumulatively, of discouraging needed
housing through unreasonable cost or delay.

Stat. Auth.: ORS Ch. 197
Hist.: LCDC 3-1982, f. & ef. 7-21-82

Specific Plan Designations Required

660-08-020 (1) Residential plan designations shall be assigned to all buildable iand, and shall be specific so as to
accommodate the varying housing types and densities identified in the local housing needs projection.

(2) A local government may defer the assignment of specific residential plan designations only when the following
conditions have been met:

(a) Uncertainties concerning the funding, Jocation and timing of public facilities have been identified in the local
comprehensive plan; ) .

(b) The decision not to assign specific residential plan designations is specifically related to identified public facilities
constraints and is so justified in the plan; and

(c) The plan includes a time-specific strategy for resolution of identified public facilities nncertainties and a policy
commitment to assign specific residential plan designations when identified public facilities uncertainties are resolved.

Stat. Auth.: ORS Ch. §97
Hist.: LCDC 3-1982, . & of. 7-21-82

The Rezoning Process

660-08-025 A local government may defer rezoning of land within an urban growth boundary to maximum planned
residential density provided that the process for future rezoning is reasonably justified. If such is the case, then:

(1) The plan shall ¢contain a justification for the rezoning process and policies which explain how this process will be
used to provide for needed housing,.

(2) Standards and procedures governing the process for future rezoning shall be based on the rezoning justification and
policy statement, and must be clear and objective. '

Stat, Auth.; ORS Ch. 197
Hist.: LCD}C 3-1982, f. & ef 7-21-82

Regional Coordination

660-08-030 (1) Each local government shall consider the needs of the relevant region in arriving at a fair aliocation of
housing types and densities.

(2) The local coordination body shall be responsible for ensuring that the regional housing impacts of restrictive or
expansive local government programs are considered. The local coordination body shall ensure that needed housing is
provided for on a regional basis through coordinated comprehensive plans.

Stat. Auth.: ORS Ch, 197
Hist,: LCDC 3-1982, f. & f, 7-21-82

Substantive Standards for Taking a Goal 2, Part II Exception Pursuant to QRS 197.303(3)

660-08-035 (1) A local government may satisfy the subsiantive standards for exceptions contained in Goal 2, Part I,
upon a demonstration in the local housing needs projection, supported by compelling reasons and facts, that:

(a) The needed housing type is being provided for elsewhere in the region in sufficient numbers to meet regional needs;

(b) Sufficient buildable land has been allocated within the local jurisdiction for other types of housing which can meet
the need for shelter at the particular price ranges and rent levels that would have been met by the excluded housing type;
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and

(c) The decision to substitute other housing types for the excluded needed housing type furthers the policies and
objectives of the local comprehensive plan, and has been coordinated with other affected units of government.

{2) The substantive standards listed in section (1) of this rule shall apply to the ORS 197.303(3) exceptions process in
Heu of the substantive standards in Goal 2, Part II. The standards listed in section (1} of this rule shall not apply to the

exceptions process authorized by OAR 660-07-360.

Stat. Auth.: ORS Ch. 197
Hist.: LCDC 3-1982, £ & of 7-21-82

Restrictions on Housing Tenure
660-08-040 Any local government that restricts the construction of either rental or owner occupied housing on or after
its first periedic review shall include a determination of housing need according to tenure as part of the local housing

~ meeds projection.

Stat. Auth.: ORS Ch. 197
Hist: LCDC 3-1982, £ & ef. 7-21-82
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Appendix C

National and State Trends, Sample Data, and
Sample Analysis for Determining Housing Needs

This appendix contains data on housing trends, a sample analysis and sample data sheets to assist
jurisdictions in conducting the housing needs analysis (Task 3 in Chapter III). Jurisdictions may

substitute other data and data sources and may develop new or alternative methods that are most
appropriate to local conditions.

National and State Housing Trends

This information is not an exhaustive list of housing trends. However, it will provide the
necessary background for the technical work described in Task 3 in Chapter III of this workbook,
Housing Needs Analysis. The following trend information relates to household characteristics,
housing costs, and housing types.

Household Characteristics

The primary determinant in housing demand is household characteristics. By any measurement,
households are different than prior decades and are likely to change further. Households are
becoming smaller: more households are formed by "empty nesters," young singles, and couples
than by the "traditional” family. The average household size has decreased over the last five
decades and it is likely to continue decreasing, albeit at a slower pace. The average household
size in the state was 2.6 in 1980 and 2.52 in 1990. It is forecast to drop to 2.50 by the year 2000.’
One and two person households made up the majority of households in 1990, as shown in the
table, below, of selected metropolitan areas.?> A declining household size suggests (other things,
especially income, being equal) a shift toward smaller sized housing. '

Source: U.S. Census Bureau and Leland Consulting Group.

Source; U.S. Census Bureau and Leland Consulting Group.
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Household Composition, Selected Oregon Cities, 1990

Households Portland Eugene Salem Medferd
One person 34.79% 30.74% 29.68% 26.41%
Two person 32.75% 35.74% 34.38% 36.16%
Three or more 32.46% 33.52% 35.94% 37.43%
Total 100% 100% 100% 100%

While household size is decreasing, the age of the head of household is increasing. The aging of
the baby boomers in the next two decades is the primary cause of this factor. Demographic
factors suggest that the largest increases will be in the 55-64 and the over 635 age group. This
indicates the ability of more of these households to purchase housing, because of increased
assets. However, at some point after age 65 it also means these households will "trade down" to
smaller housing products, although this trend will be slow.

Household income has generally increased, although it has not kept pace with housing prices or
rents. More households are spending in excess of the recommended 30%? of their household
income on housing. Household income is a strong indicator, especially with age of household
head, of the ability to purchase or rent housing.

Housing Costs

Housing costs have generally increased more than incomes over the past two decades.

According to the state Housing and Community Services Department, housing cost is increasing
at 9% while household income is increasing at a 2% annual rate. This trend may continue,
although at a siower pace. The demand for more affordable housing (e.g., manufactured homes,
apartments, townhouses, small-lot single family) will increase if the gap between income and
costs increases.

Housing costs are influenced by, among other things, lot size (land costs). The literature on
urban and real estate economics generally finds that up to a certain point, a 10% change in lot

*HUD standard for housing affordability guidelines and what many lenders use to qualify buyers for
mortgages.

Appendix C: National and State Trends,
Sample Analysis and Sample Data
For Housing Needs Analysis
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size will result in a 2-5% change in housing costs. Applied to a $150,000 house, decreasing the
lot size by 10% will decrease the house price by $3,000 to $7,500.

Housing Types

Since 1975, average lot sizes have decreased while average house sizes have increased.*
Although this is a national statistic, it probably also holds in Oregon. The National Home
Builders Association has advertised this trend to their members in several publications. In the
December 1995 issue of Builder magazine, an article entitled "Density" highlighted several
alternative housing projects. These included a single-family detached courtyard cluster in
California at 14 units an acre and a townhouse project in Colorado at 22 units an acre. Other
projects include small lot, patio homes, zero lot line homes, and "zipper lots", all at 8 to 12 units
an acre.

Nationally and in Oregon, alternative forms of housing are coming on the market in response to
the changing household demographics and housing costs cited above. Smaller households, older
households, and higher housing costs are expanding markets for alternative housing within the
state. Some examples follow:

"Traditional neighborhood residential developments,” such as West Bend Village in

Bend, a single-family subdivision that is sold out at 5 to 7 units a net acre.

» "Traditional neighborhood mixed use developments,” such as Sunnyside Village in
Portland, with a mix of housing types at an average of 10 units a net acre.

» Small lot single family housing at 8 to 12 units a net acre, such as Steele Park subdivision
in Washington County west of Portland, that includes two story houses on smail lots of
3,000 to 3,500 square feet.

« Mobile home subdivisions at 6 to 10 units a net acre.

+ Mobile home parks at 8 to 14 units a net acre.

+ Cluster single family housing at 8 to 12 units a net acre.

« Zero lot line houses at 8 to 12 units a net acre.

+ Courtyard houses at 8 to 12 units a net acre, such as Hidden Springs subdivision in
Keizer.

+ Row houses at 12 to 18 units a net acre, such as Dawson Park Place in Portland.

« Townhouses at 12 to 18 units a net acre, such as Fairview Village in Portland.

« Stacked low rise apartments at 14 to 30 units a net acre.

« Garden apartments at 18 to 26 units a net acre.

+ Low and mid rise apartments at 20 to 120 umts a net acre.

*Source: Mational Association of Home Builders, from census data,
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+ High rise apartments at 60 to 240 units a net acre.

Traditional neighborhood developments are now under construction in Oregon as an alternative
to the large lot single-family subdivision. The following benefits to developers and residents

have been cited:’

» Developer lot sales escalation/profit.

» Infrastructure cost savings.

» More specific target market.

» Resident house appreciation.

« Resident sense of community (e.g., through unique design, center, etc)

« Resident access to services/retail improved (e.g., through better street connections).
s More choices of housing types for buyers.

+ Higher density - more efficient urban form - more viable downtown.

. More transportation choices for residents.

While there remains a significant market for large single-family lots, alternative housing types as
described above will take more of the market in the future. Communities should be careful to
craft their housing needs based on future household characteristics, and not past trends.

Source: Zimmerman/Volk Associates, Inc., 1996
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Sample Analysis

WHAT IS THE MARKET DEMAND FOR
RESIDENTIAL REAL ESTATE IN EUGENE-
SPRINGFIELD?

~ Conducted for Lane Council of Governments
by ECONorthwest and Leland Consulting Group

October 1996
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OREGON STATE DATA CENTER

The Oregon State Data Center (OSDC) represents a federal-state cooperative program sponsored by the U.S. Department of
Commerce, Bureau of the Census. The Center for Population Research and Census (CPRC) is the lead agency responsibie

for administering these programs in Oregon state,

A list of the Oregon SDC coordinating agencies and affiliate members is provided here. These organizations and contact
persons play a vitzl role in the release of 1990 Census information. All member s have a wide range of Bureau of the Census
990 Ceasus data releases and summary data releases developed and disiributed by CPRC. Many of the universitics,
colleges, regional councils of governments, and county planning agencies have developed publicati ons and data products
suited to meet the needs requested by local constituents. Several organizations provide specialized computer processing to

meel individual daa needs.

Fen

Center (or Populatian Research & Census
School of Urban and Public Affairs

Portland State University

PO Box 751

Portland, OR 972070751

George C. Hough Jr., Ph.DD., Ceordinator
Phone: (503) 725-5159

Fax: (503} 725-5162

e-mail: george@upapdx.cdu

saunws- ypa.pdx edw/CPRCY

Administrative Assistant: Sharon Ordaz
c-mail: sharon@upapdx.cdu
Phone: (503)725-3946  Fax: (503) 725-5162

~pgrdinating .

Qregon State Library
State Library Building
Salern, OR 97310

Craig Smith

Phone: (503) 3784277 x238

Fax: (503) 588-7119

c-mail: Craig A.Smith@state.or.us

www: webfoot.osl state or.us/subject/sbh-cens hitml

Documents and Public Affairs Service
University of Oregon Library
Eugene, OR 97403-1299

Tom Stave or Ted Smith

Phone: (541) 346-3070

Fax: (541) 346-3094

e-mail: tstave@oregon.uoregon.edu
tedsmith@darkwing .uoregon edu

Office of Economic Analysis
155 Cottage Street NE
Salem, OR 97310-0310

Kanhaiya L. Vaidya
Phone: (503)3178-4967

Fax: (503) 378-7643
c-matl: Kanhatya.L.Vaidya@state.or.us
WW wWww oca das state or.usf

Afliliate Members

Riue Mountain Community College - Library
2411 NW Carden Avenuc

PO Box 100

Pendleton, OR 97801

Tany Svetich
Phone: (541)278-5917  Fax: (541)276-6119
c-mail: tsvetich@bmee.cc.orus

Clatsop Community College
1680 Lexington Avenue
Astoria, OR 97103

Boanic Allen
Phone: (503) 338-2462  Fax; (503) 325-5738
e-mail: ballen@clatsop.cc.or.us

Deschutes County Library
507 NW Wal! Street
Bend, OR 97701

t{ama Tallman
Phone: (541)388-6680  Fax: (541) 389-0485
c-mail. Mama_Tallman{@Deschutes. Org

Rogue Valley Council of Governments
155 8. Second Sureet

PO Box 3275

Central Point, QR 97502

Kemry Lay or Tum Westfa{dt
Phone: {541)664-6674  Fax. (541) 664-7927
e-mail: coming soon
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Walter M. Pierce Library
Eastern Oregon State College
1410 L Avenue

Lz Grande, OR 97850

Kathy Searles
Phone: (541)962-3780  Fax: {541)962-3335
c-mail: Kscarles@eosc.osshe.edu

Lane Council of Governments
Morth Plaza Level

125 East §th Avenue

Eugene, OR 97401

Clair Van Blocm or Barbara Bull

Phone: (541) 6874558 Fax: (541) 6874099

e-mail-cvanbloem@lane.cog.orus or
bbull@lane cog.or.us

Metropolitan Service District
600 NE Grand Avenue
Portland, OR. 97232-2736

Bob Knight
Phone: (503) 797-1591 Fax: (503} 797-1909
e-mail: Knight@metro.dstor.us

Mid-Willaraette Valley Council of Governments
105 High Strecr SE
Salem, OR 97301-3609

Joel Freedman or Ms. Lesley Hegewald
Phone: (503) 588-6177 Fax: (503) 588-60%4
c-mail: jefrdmn(@acl.com

Cascade West Council of Governments
PO Box 686
Albany, OR 97321

Diana Knight
Phone: (541)967-8720 Fax: (541} 967-4651

Southern Oregan State College
1250 Siskiyou Blvd.
Ashland, OR 97520

Rebecca Reid

Phone: (503} 552-6365 Fax: (503} 552-6396
e-mail: Reid@wpo.sosc.osshe.edu

www: www sosc.osshe.edu/somsifindex btm

Southwest Oregon Communrity College
1988 Newmark Avenue
Coos Bay, OR 97420

Sharon Tashjian
Phone: (541) 888-7448 Fax: (541) B88-7605
¢-mail: S Tashjian@swocc.ccorus

Treasure Valley Community College
650 College Blvd.
Ontaro, OR 97214

Mr. Dale Edwards
Phone: (541) 889-6493 x247 Fax: (541) 881-2724
e-mail; dalee@mailman tveeor.us

Umpqua Regional Council of Governntents
Justice Building Room 104

215 SE Main Street

Roseburg, OR 97470

Mark Metzger
Phonc: (541)440-4231 Fax: (541) 440-6252
c-mail: URCOG@rosenct.net

Oregon State University
Government Publications
The Valley Library
Coravllis, OR 97331

Carol Ottow

Phone: (541} 737-7265 Fax: (541) 737-3453
c-maii: ottowc@ccmail.orstedu

www: govinfo.kerr.orstedu/

Oregon State Service Center for GIS
Department of Administrative Services
135 Cottage Street NE

Salem, OR 97310

Aimec Lesteutre or Joe Mailander

Phone: (503} 378-2166 Fax: {503) 986-3242

c-mail: alli@sscgis.state.or.us or jlm@sscgis.state.or.us
www: www.sscais.state.or.us B0/docutop/findex. htm!



Associate Members

[d2-Ocre Planoing and Development Association
Business Reseurce Center

10624 W Executive Drive

Boise, ID §3704

Phil Choate or Shawn Charters
Phone: (208) 322-7033 Fax: (208) 322-3569

Clark County Assessment end Mapping Office
P.0O. Box 5000
Vancauver, WA 98668

Ken Pearrow
phone: (3600 §95-2351 fax: (360) 737-6046

Census Information Cenfers
The Urban League of Partland

10 N Russell
Portland, OR 97232

Larry Folz
phone: (503)280-2642 fax: (503)281-2612

¢-mail: ulpdx(@teleport.com

Affiliated Tribes of Northwest Ludians
825 NE 20th
Portiand, OR 97232

phone: (503)241-0070 fax: (503)

Bureau of the Census Regional Office
Burean of the Census

101 Stewart St Suite 500

Seattle, WA 98101-1098

Cam Mcintosh, Information Specialist
phone: (206) 728-5314 Fax: (206) 728-5336
e-mail: Mclntosh@Census. Gav

September 12, 1996  gluser\georgelosdelist.doc
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Appendix D

Guidelines for Location and Density of Housing

The purpose of this appendix is to provide guidance to help local jurisdictions identify
appropriate, in terms of market factors, locations for needed housing types and densities.
Consideration of these market factors is required by ORS 197.296(7).

At the most fundamental level, this provision of the law is a requirement for good planning: land
shquld be suitable for the uses for which it is planned and zoned. The provision ensures that
junsdictions meet the spirit of the law, not just the letter. For example, this section of the statute
prevents a community that opposes multi-family housing to successfully claim to meet the need
for that housing by zoning large amounts of undevelopable or uneconomic land for that use.

Oregon land use law, planning textbooks, professional journals, and planning practitioners offer
ample advice on this topic. Entire books are written about the topic; therefore, it is not possible
for this short appendix to cover it in enough detail to address the many situations that Oregon
jurisdictions are likely to encounter. For this reason, this appendix is not intended to provide
detailed procedures for determining the right locations for different types and densities of
housing, but rather to provide a checklist of factors a jurisdiction should consider when it
designates land for housing.

This appendix presents considerations for the location and density of housing (including site
characteristics, locational characteristics, and public opinion) and an example of how a
jurisdiction could apply these guidelines to a specific situation.

Considerations for the Location and Density of Housing

As the example, below, illustrates, finding the “right” locations for different housing types and
densities requires an evaluation of many criteria, many of which can be evaluated only
qualitatively. Thus, there is no formula to arrive at a “best” plan for housing locations. A
jurisdiction should consider and evaluate the factors below, document its evaluation (which will
include qualitative considerations), and summarize why it believes that the locations for housing,
by type and density, are appropriate for those uses and for ensuring their success.

A;-p:—endix D: Guidelines for Location and Density Page D-1
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Site Characteristics

® Physical Constraints

Physical constraints may include flood ways, flood plains, steep slopes, wetlands or other
sensitive environmental features, and pre-existing uses (e.g., possible contamination if
redevelopment on land used for industrial purposes).

Legal Constraints

Legal constraints include existing plan and zone designations, zoning overlays, and
covenants and restrictions. A jurisdiction will probably have collected all of this
information as part of its buildable land inventory (see Chapter III of this workbook).

While constraints are important, the reality is that there are few absolute constraints. Constraints
can be mitigated. The real question is, “At what cost? Thus, jurisdiction planners will have to
collect what data and opinions they can about constraints and then make a judgment regarding
whether the cost of removing those constraints would be so great as to preclude any reasonable

development.

Locational Characteristics

In relation to existing and planned public facilities

Examine prior land use and capital improvement plans, especially transportation plans,

to determine where facilities are now, where capacity constraints and excess capacity
exist, where new capacity is planned, and the cost of providing that new capacity. A key
consideration here is cost. Transportation is a critical facility because of the need to
provide access to streets and bicycle, transit, and pedestrian facilities. Other key
facilities are water, sewer, fire stations, parks, and schools. Are the plans for these
facilities fixed, or can they be amended to accommodate changes in land use designations
{e.g., transit-oriented development)?

In relation to surrounding uses

There are both positive and negative effects when different land uses are either segregated
(traditional zoning) or mixed (as has been increasingly proposed in the last five years). A
jurisdiction should consider the potential for bath conflicts among different land uses, and
opportunities for mixing of uses. Typical conflicts include environmental (chemicals,
smoke, ete.), noise, traffic, and public safety. Opportunities for mixing uses occur where
the existing and future adjacent uses do not create extensive conflicts, and may also offer
some benefits (e.g., housing can exist near, adjacent to, or mixed with some types of
commercial uses).

Page D-2 B ‘-Kppendix D: Guidelines for Location and Density

Of Housing



® In relation to markets (demand)

High-density housing development requires high land values; higher land values are
likely to be associated with places where density is already higher. In other words, future
high density housing will tend to go in areas that are developed at high densities. A
jurisdiction should evaluate trends in land values and development to assess where the
market is likely to supply different types and denstties of housing in the absence of
changes in public policy. In other words, any changes in land use plans should be
sensitive to the extent to which demographic and economic conditions are likely to
support those changes. If the measures under consideration are ones that just remove
barriers (1.¢., that allow the market to do what it would have done in the absence of those
barriers), the change will be easier. To the extent that a jurisdiction proposes land use
pattermns much different from those that the current market would generate, the
jurisdiction should describe (1) how future markets will change in response to
demographic and economic forces, and (2) how public policies will change to facilitate
the desired change in the market.

Public Opinion
. Property owners
» Neighborhood
® General public

The interests of all three of these groups should be represented in the citizen involvement
process, as described in Chapter II of this workbook. Public opinion can have an impact on the
successful implementation of measures to change the housing mix or increase housing densities
in specific locations.

Example
Assume that:
® A jurisdiction’s Housing Needs Analysis shows the need for more housing for
lower-income households.
. Adopted policies are in place that support an increase in the rate of home
ownership, especially among middle- and lower-middle-income families.
. Funds available to subsidize housing construction costs are very limited.
° The Housing Needs Analysis shows that, in this jurisdiction and in others around
the statc and the nation, attached single-family housing (e.g., townhouses) have a
small but growing share of the single-family market.
. The jurisdiction has limited land planned and zoned to allow attached single-
family housing.
® Planners advise the city council that many of the housing objectives of the

Appendix D: Guidelines for Location and Density Page D-3
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jurisdiction could be achieved if more land were zoned to allow attached single-
family housing .

In this situation, how might the jurisdiction apply the checklist above regarding appropriate
locations and densities? It would begin by finding candidate land to zone for attached single-
family housing. That land would have to be appropriate, based on the characteristics described
in the previous section, to meet the need for low-income housing. The allowable zone
designations should rot be applied to land with the following characteristics:

Physical constraints. The jurisdiction would not be meeting the need for low-income
housing if it designated for attached single-family housing only land with steep slopes.
For attached single-family housing to deliver on its promise of lower-cost home
ownership, it must be placed on relatively flat lots.

No public facilities available or planned. For example, the jurisdiction would not be
meeting the need if it designated, for attached single-family housing, only land at the
periphery that had little chance of getting public facility hookups until after other land
had developed.

Substantial external impacts from surrounding uses. For example, the jurisdiction would
not be meeting the need for low-income housing if it designated for attached single-
family housing only land that was surrounded by manufacturing uses.

Poor focation relative to markets. For example, the jurisdiction would not be meeting its
needs if it designated for attached single-family housing only land that was in expensive
neighborhoods that are already developed as exclusively single family (assuming that it
could), since developers would likely realize a higher profit margin by developing higher-
end detached housing, and would do so unless prohibited by the zoning. As another
example, the jurisdiction would not be meeting its needs if it designated all the needed
land for minimum densities of 24 units per net acre when market demand suggested that
16 units per net acre would be the maximum likely to be purchased.

Strong property owner or neighborhood opposition. In areas where there is strong
opposition, neighborhoods can undermine efforts to locate affordable housing. If design
standards are not sufficient to address the neighborhood residents’ concerns, this factor
might need to be mitigated in order for the designation of land in such areas to be
considered likely to meet the need for affordable housing,
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