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1000 Fnends of Oregon is anon-proﬁtpubhc ,: - :
.. service orgamzatmn formed in 1975 to pro-
tect Oregon s quality of llfe through the con-

servatlon of farm and forest lands, protectlon

sl ofnatural and historic resources, and promo-
- tmn of more hvable c1t1es,

i he orgamzatmn combmes no- cost legal

P asszstance ta c1t1zeus with plannmg
’ researeh arid pubilc edication to support

. the state’s natlonally recogmzed plannmg

3 program;, 1000 Friends is supported by its

: membershlp and tax-deductlble contnbu-
- tlons : :

- 1000 Fnends also prowdes staff support

for he National Growth Management
Leadershlp Pro_]ect (N GMLP), a coahtlon of
17, state-ievel conservatlon orgamzatlons
workmg on growth managernent and land
1ise pohcy

About the' Home Bullders
Assoclatlon of Metro Portland

The Home Bullders Assoclatmn of Metro-
pohtan PortIand 5 g seivice orgamzatlon
_that exnsts for the benefit of its members

;

TThe’ mission of the Association is fo prowde"- '

1ts members the busmess advantages they
need to be ¢ mpetltwe and successful
w1th1n the bulldmg mdustry .

The Assoclatlon achxeves 1ts mlssmn
through the followmg key functlons and

y SEI'V]CeS' busmess SlippDI‘t servu:es,

prof'esslona] developmient (contmumg
educatlon) mdustry development anid.
pohtu:al representatlon, and marketmg of
meiber products and servzces

" _Pﬁnted an recycled paper




T tlonal scale

. Home Bullders Association of Metropohtan Portland (HBAMP)

: ";.,-i"_ and busmesses

A major quahty of life isgue: for any c1ty is meetrng the o

housmg needs of its citizens; When an urban area is character-
1ized by exorbitant housing costs. or: bhghted and crzme-rldden_
ne1ghborhoods, hvab111ty suffers ‘ S s oYETRT

_ Nat1ona11y, housmg affordab1l1ty is dechnmg A 1990
study of housing costs by the Harvard Joint Center for Hous-

“7 ing Studies shows home OWNET, shlp rates falhng since. 1980,

espemally among yqung households The report. states nearly 2
" miillion more housé olds would own homes. today if ownershlp
“rates had remamed at 1980 Ievels At the same time, rent
Tevels.remain at record hlghs The report concludes “pers1s-
tent dechnes in home prlces and rents are unhkely onana- -

In response to thzs concern and in. response to the re-
quest from the Natzonal Growth Management Leadershlp o
- Project (NGMLP) for an evaluatlon of Oregon's affordable -

- housing land use policies, 1000 Friends of Oregon and the

undertook a Jomt housing study in-May: 1990, In the context of
a recent boom in Portland area construction and rising Honis"
pr1ces ‘the two’ orgamzatmns wanted to find out how well the
 region’s. pro-housmg land use poh(:1es have promoted devel-.

: opment of affordable hous1ng ' - S

_ In summary, the study finds these pohcles aré helplng
o m1t1gate the effécts of | rising housing costs, while furthermg
the region’s goals for orderly and efficient urban growth To-
help ensure proper 1mp1e ntat1on of these. pol1c1es in the ..
future, this report récommends that local comprehenswe plans

The study fmds that the:
- region’s land use policies- have :
o beneﬁted housmg consuiners:
" in the Portland area, and:

should be extended to other“

paits of Oregon. The report;
- also points ‘out shortéomings
‘ of the ‘state’s housmg policies

.and recommends ways to rema
edy them o :

. in Portland and other urban areas utilize: development stan- - o e

dards Wlth such standards, Oregon s urban areas may de-

velop w1th greater certainty, and ‘housing respons1b1ht1es may’ .

be more fazrly allocated among cooperatmg Jurlsdmtlons

Research for Managmg Growth to Promote Aﬁ”ordable )

Housmg was coordmated ‘with land use plariners from 17
.Portland area governiments (one. Yegion, three counties, _13
cities) and Oregon 'S Department of Land Conservation and

- Development: The prOJect was funded by pr1vate foundatzons ' A

George M Crandall Pres1dent o J1m Standrmg, Pres1dent
Board of Dzrectors - 7. . Bodrdof Directors - _
1000 Frlends of Oregon . "7 Horiié Buildér's: Assoc1at10n )
e ”_of Metropohtan Portland

. iii Y
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BRI program. Managmg Growth to Promote Aﬁordable Housmg assésses ”

_' " Georgla Rhode Isl_and New Jersey, Malne and Vermont

l The Land Use Planmng/Housmg Affordabﬂlty Connectlon >

espxte clear need for nigre, aﬂ‘ordable housmg, local govern— o el SR S ' R
ments are often reluctant to zone land for lower-cost housmg - '_::; - INTRODUCTION
types — such as apartments and townhouses and smgle farmly homes L e :

- ,_' Only sta_te an eﬁ'ectlvely mandate local governments to falrly
allocate planned hotsing types. T Co o

©. " The first state leg151at1ve effort to. attackthe problem dlrectly w_ s’r' S

g mcluded in Oregon s pioneeiing comprehenswe land use planmng

“ the effectiveness'of Oregon s land 1 use pohmes for"housmg, focusmg on:
L the Pertland Metropohtan Reglon - : BREEE

S Land Use Planmng In Orego U

mce 1973 Oregon ) Comprehenswe Land Use Planmng Program

. has served as amodel for 14 U ro . L

. ment in-other parts of the U'S; rDurmg the past 16 years snmlar state~ S L
“wide comprehenswe planmng laws have been enacted in- Flonda R

_The Oregon leg1slature ordered local governments to draft and _

. Jmplement comprehens1ve land use plans Local plans are evaluated by

" . the state’s Land Conservatlon and Development Comrrnssmn (LCDC)
',_for confermance w1th statew1de goals o "




Recently,Fortuneratedthe
City of Portland as one of

the top 10 in the nation for

business. USA Today se-
leeted the city as one of the
“six best places to be in the
’90s.” Newsweek, in an ar-
ticle on the nation’s “hot
cities,” called the area in-
novative — one of the best
placestoliveandwork. The
New Yorker magazine said
Portland “combines the in-
timacy of a town with the
destiny and richness of a

: ) city-”

o Metropohtan Portland ' R
'VA Model for Reglonal Land Use Planmng

etropohtan Portland 11es
. between the Coast Range

‘and Cascade mountains of - y
o fnorthwestern Oréegon, atthe” « -
~ head of the fertile Wlllamette =
" -Valley Bordered to the north by', oo
' " inflate Tand dosts, thus reducmg .
h’, smg aﬁ'ordabﬁlty and mlub1t— o
. " ingéconémic development o
L However in the Portland area, o
E housmg costs (relatwe £0] per- - o
" capita lncome) have remamed o
-~ well below those of tnany compa- R
- rable = —and unregulated U8~
oL cities. In addition; over the last =~
' decade the ] Tegion has prospered
- A 35% increase in populatlon is -
o ,expected in the i reglon over. the .
* _next 20 years. -

geographlcally by the south- S
niorth running. Willamette szer e
. the three-county metro area
7+ covers 3,026 square miles; As S

- home to nearly 1.2 million~
. - people, metropolltan Portland
. contains 43% of the. state’s total :
‘population.. This area puts to
. the test the state’s innovative
- land use’ pohc1es Wthh range
- from natural TeSOUrce conserva- .
~tion and historic preservatzon to:
_economic development and
" urban design. .
" The Portland reg10n is well

R . ,'k.nown for its urban growth

: '_'boundary policy; which helps to e

- . contain urban: sprawl Less « .
" known, however are the't regmn CI

= ,mnovatlve pro-housmg pohc1es ’

— without, thch the urban

R growth boundary would quickly -
. be pushed to the breaking point .. .
- by low-density housmg Among.j o
- other thmgs, housing policies” -
~that encourage development, .
- mszde the- urban growth bound— o

¥ n 1974 durmg a perlod of
A I record growth Oregon’s Goal
10 was adopted to address '
housmg concerns, The Goal — e
¢ne of 19 under the umbrella of B

the state’s land use program ==

‘reqiives local governments to
: pr0v1de, through plan policies
‘and zoning, reasonable opportu-

nity for persons of all iricome

levels to obtain adequate and

affordable housmg Goal 10
states: '

. - ryhelp ease pressures to
B ,‘develop beyond the hne or
' 'expand it outward.

Critics of growth manage- =

:ment argue that urban growth
"'_boundanes (UGBs) art1ﬁc1ally

The Portland area s re-.

B nowned Tivability and the urban
-‘growth boundary’s successin .
~promoting ¢cost-effectivé urban -
“growth havé conitributed to the -

© region’s écoriomic wtahty But

without’ state-ma_ndated housmg :

jpollc1es Zoning. would exclude

low a.nd moderate income house- -

e holds from some- commumt1es
~ and the Portland area would

: hkely be suﬂ'ermg the same

“affordabﬂlty cr1s1s” other fast

Lo growmg areas are now expem-
‘_ encmg

B Oregon Statew1de Goal 10 (Housmg)

“To provzde for the hous

"j’":mg needs Of citizens of the ;.’ _
. “state, Buildable lands for resi-.

fdentml use shall be mventorzed
and plans shall encourage the

-'.avatlabzhty of adequate numbers o

.....

" and rent levels which are com-
7_ mensurate with the finaricial ;
-capabzlttl,es of Oregon households S

and allow for flexibility of hoiis-

- ing. location, type and density. .

LCDC has mterpreted the



:+ “léast cost” housmg This means o . (housmg types determined by
v that each cominunity withina* - " local governments to be vnthm
. -region must cons1der the broader 5

- arriving ata falr allocatlon of .
I housmg types (1 e smgle fa.tmly

, Goaltoencompass the legal ] .for rewemng apphcatmnsto SRS RS
: ;‘prmc1ples of “fair share and .-,-_?—_jbuﬂd “needed housing types™. 3L:..'

> housmg needs of the région in

o .dents) must be “clear and objec- 3 U
;8 local -

S _‘-'.‘housmg"’ is deﬁned by Oregon
© - law to includé niyltiple family -
. and attached. smgle family = .« 7. 1
* dwellings (1 ¢., townhomes and A _must be legal reasomng sup- :
duplexés) and manufactured S "ported by local and State plan- s
housmg vy ning ) :
“Goal 10 also manda S that
Tocal standards and procedures

. The Metropolltan Housmg Rule. '3:, e
e A Growth Management Tool For Affordable Housmg

- metropolltan Portland (areas of Clackamas Multnomah and e
Washmgton count1es Wlthm the reglonal urban growth boundary) e S

_prov1de adequate land zoned for needed housmg types ' -
ensure that land within the the Metropohtan Portland (Metro)
urban growth boundary may accommodate the regzon s prOJected
populatron growth ' i.. L

f N =

7 are then rev1ewed and approved by the Land Conservatlonl and Deyel-- . R N LT Te R
' opment Comnussmn (LCDC) aThe Housngule (OAR 660—07-000) R RTA
. reqmres that R - B L R

- each of the region 8 three countles and 1ts 24 c1t1es develop compre- T
hens1ve plans ‘Which allow for 4 new constriiction mix that includes: .0
. at least 50% multl-fa.mlly or attached s1ngle famlly umts and L
- plans allow development to occur at certam mmtmum target hous— Ry
ing densities. In the City of Portlafid, for example, the targetis10° - . 0 . 0
'umts/bulldable acre; most suburban aréas are to'aim for elther 6 or TR R
- 8 units/buildable acre. Cléay numéric targets prov1de a yardstlck by SRR T
~ which? commumty efforts to promote miore compact and affordable
.- " housing can bé measured. - The: Tule _'prermsed on the idea that -
~-development at hlgher dens1t1es (or on smaller lots) w111 result m
_more aﬁ'ordable housmg S R




5 Managmg Growth tov;f-'

“Promote Affordable
:Housmg Rev151tmg
: :Oregons Goal 10

e .___VPurpose of Study

i 1ts 1982 study, Respondzng to the Marketplace How Oregon, 5 Land A e

Use Plannmg Program Has Beneﬁted Housmg Consumers m the

.....

. . "nnplementatmn of the Metropohtan Housmg Rule SIg'mﬁcantIy ife L -
creased hous1ng opportumtres in the Portland reglon for households of - S

] :;famlly use (mcludes townhouses and other attached' dwelhngs) 'and 1t }
i “cites that the average (munmum) sized lot allowed by local zomng L
-+ dropped from 13,000 sq: ft. m-1978 (pre-Housmg Rule) to 8; 300 sq ft m" R
e ;1982 (post-unplementatmn) i

But the eatlier study: only looked at vacant land or. potentzal

-._“'development as allowed by zoning:. Oregon s Goal 10 was rev1s1ted 1n _
S this. study; Managmg Growth to.Promote Aﬁ’ordable Housmg, to reas-
% géssthe’ Metropohtan Housmg Rule 8 eﬁ"ectrveness in terms of actual
, "development patterns ' A

' Study ObJectlves & Methods

o 'Ob_]ectwes of the study

“1. measure the link, if any, between housmg costs and unplementa- T

- ‘on of the region’s housing policy; and . s o

2 “recommend land use pohcy changes to better promote affordable
housmg Wlthln the reglon and the state : o

o '1Methods used : .
' _1., .compare actual housmg development patterns w1th planned

X patterns

| 2. evaluate, by housmg type and denszty, aﬁ”ordabrlzty of post-

' “Housinig Rule development; -

: 3. - determine the reasons why actual development dens1t1es may ’

s depart from planned densmes

7' ":'The study area (Metropolztan Portland) i deﬁned ag areas of SR

- _'»Clackamas Multnomah anid Washington counties within the Portland - -
- Metropolitan Urban Growth Boundary, J urlsdlctmns w1thm th1s area

must comply with the Metropohtan Housmg Rule

The period 1985 89 was studied becaiisé. 1t aﬁ'ords an opportumty - -
to examme the Metropohtan Housing ] Rulé under a healthy économic -

regime.. Pnor o 1985, Oregon and rnuch of the country were inan .

I econonnc recession.

‘Building permit and planmng approval data were used to com-

‘pare actual development patterns with thé housmg pohc1es in loeal :-

plans. Planners, developers and project engineers completed surveys -

3 used to assess the reasons Why development occurred as 1t d1d Re- L -

. 1cs Were collected from several agenmes and prlvate data sources to

assess housmg affordability. The Technical Report may be referred to o

o - for complete “methodology” and ‘lnmtatlon” sections.

An nnportant part of this study was the part1c1pat10n of local

' government planners and the Proj éct Adv1sory Comnnttee Planners



: and adwsory comnuttee mem- N

".‘— 5bers réeviewed study methods _' o
L venﬁed data accuracy, and

"+ provided insight; on. techmcal
‘_and pollcy related 1ssues

' -Su.mmary’omedlngs S

R ":-:"-Implementatwnrof the:' '1

ki : Metropolztan Housing- -Hulein
L the early-1980s removed: zonmg
- "constraints to development of

- lower—cost houszng ‘During..

. 1985:89, builders, home buyers .
- ,and renters realized the  benefits
 ‘made posszble by earlzer polwy .

' _zmplementatzon :

) The volume of- multlple _
' 'fannly and attached smgle

- ‘famﬂydevelopment ine. -

~ creased dramatically. Durmg
o the 5-year study petiod, §0me .

‘ :commun1t1es developed more

o "mult1ple famle and attached

'V " single family units than were

ongmally planned to bé buiilt
- over.a 20-year period. For

o ,_example in 1978 (pre-Housing
.~ Rule), only 371 of 6ne juris-

) L diction’s planned housing units
" were mult1ple famlly During

' the 5-yeéar study pemod the same
~ jurisdiction developed 1, 575
- multiple family units; or. 425% of
its‘original 20-year supply In
* “other Words, the demand for
S rmultiple family housing dunng
" 1985-89 could not have been met
" by some Portland communities.

under pre-Housing Rulé zoning.

This finding is significant be-

cause it confirms that the re-
g‘lonal fair share prmc1ple called
for by Goal 10, is at least par—

‘tially being realized.

Of all multiple family and
attached single’ famﬂy units
developed, 74% were in projects
of moderate to low density. (less

_ than 25 units per net, Buildable
" acre (una)); and fewer than 5%,

represented densities higher
than 60 una (see chart). These :-
ﬁndmgs allay concerns that -

"minimum density rules Would

create huge housing megahths
High-rise apartment. buﬂdmgs
typically associated with down-
town centers, oﬂ:en exceed 150
una.

Lew apartment Vacancy

- rates thréugh the study period

(mdlcatmg strong demand, or

MULTIPLE FANHLY DENSITY
DISTRIBUTIDN FOR
' PORTLAND AREA
DEVELOPMENT:
-1985-89

4%

- 22%

— 56%

n 21'5 UN‘A‘% - '
) Source 1000 Frtends
":E] 15 25 UNA' of‘Oregon/HBAMP '

-4 '_flzs GOUNA —

' ._Eé;so UNA

- 1990 Database

" The apartments .
pictured are typzcal of
the style, dens;ty 20"
unaw), and price (; $400-
$450/ month) for two
bedroom apartments
developed during
1985-89.




SINGLE FANHLY LUT SIZE' T

| DISTRIBUTION FOR PORTLAND |
| * AREADEVELOPMENT: |
T 1985480

@ Small Lots | Eviendsof

Oregon/ :

| Détabase

E ,7 Source 1000 .

E] Med:um Lots Hj_sAMpmgof ‘

- . VL__arg_g LQ’(S_, NE

- The fowhoaSespictu'r;éd 2

o  (denisity of 12 una) are

L 'typtcalofattachedsmgleg SRR

.. family. housmg bualt\;_ﬁ_
; durmg 1985 89

" consumer “need”) attest to the
2 __:performance of the Housing type_'
“mlx” rule. InJu.ly 1991, the -
s ='mult1ple family housmg market -
~: . remained firm inl most Portland . -
' 'commumt1es W1th average Lo
e Vacancy rates at 5% — rates1 in 7
“excéss of T% generally mdmate PR -
- ment, Pnorto the Housmg Rule, S
" these’ more aﬁ'ordable types - Tl
' represented onily'30% of the . -« + - -

" region’s plannéd; 20-year supply U
- ‘of housing; New" units were :;, ;
) _'prlmarlly i apartments R
Vrowhouses duplexes four—plexes. L
.- and miged reszdentlal -commer--

‘c1a1 bmld_mgs '

: :an oversupply of umts S
-7 An analysis of inicome and B
"' rent data showed 77% of the . -

- regmn s households could aﬁ'ord o

: <torentthe region’s median- -
. priced apartment in 1989 (Hous:

- ingis assumed affordableto

= 'households spendmg 30% or. less. ‘

. of their: grogs income on hotis- " .

" ing). By confrast, only 67% s

- ¢ould afford mortgage payments R

* on the median-priced two:" © -

. bedroom home; the figure, drops o

o 43% for a three-bedroom - ’
B _home “Yet, housmg aﬁ”ordabtlzty_:

(asa percentage of a region’s. )

- households able to purchase the -

' _regmn § med1an-pnced house) is ¢

- 2-3 timés greater.in the Portland .~

. region than in comparable West L
© " Coast metropohtan areas (ie.,” '« "

* San D1ego Los Angeles; Sacra- :

© - méntg, San Jose San Franc1sco, :

. Seattle) : '

A
27

The proportton of mul- :

o tlple famlly and attached
smgle family housmg in-: ~ ¢ v
"creased dramatlcally Durmg-- S
. the study period, multiple family &~ -

anid attached smgle family:

o ":housmg accounted for over half G .
© (54%) of all residential develop- o

. The proportwn of smaller
" “and more affordable devel- '
oped single fam;.ly lotsin- . . .-
: creased Hlstoncally, ‘exclu- . - o -
T _s1onary zomng’ favors. larger PR
moré éxpensive home sites by

prohibiting development on -

“ smaller lots, regardless of mar- - . - .
_ket demand By mandatmg that
certam minimun dens1t1es be '

allowed, thé Metropohtan

- Hotising Rule removed ‘a regula- B
. tory bartier to development a.nd '
o encouraged the creation’of -

A smaller (hlgher-denmty) less

.-:}a '




costly lots. Throughout the el
. . Tegion, the denisity of new devel-
* - opmeént increased by 13%-32%

. over pre—Housmg Rule levels ‘

o .- with the most significant gams

in smgle fanily development

Yet single family develop- - -

ment on large lots (or at lower

' ’:'dens1t1es) continued to play an
. -."unportant tole in'PortIBnd area o
. housing’ ‘markets. The study .

- found development was nearly
L evenly distributed among three
3 -lot size categones (see chart on

-page 6): small (smaller than

17,0007 square feet (sq; ft.); me- .
 dium (7,001 sq.ft; 29,000 sq. ft) -

-+ and large (larger than 9 000 sq
ft oo s

. New s1ngle famﬂy homes on

large lots gold for twice as- much

. as small-lot homes, An: analy51s :
- ofnew home sales during 1988-:
90 shows that 25% of the regmu s

. households could afford the '
‘ medlan-pnced house ina small
Tot subdivigion (5, 000 ¢ 8 £t

- 177,000 sq. ft.); However, the figure
* . drops to 16% for nedium lot,

L developments (7,001 sq: ft. -

- 9,000 sq; ft.), and 2% for large
o lot subdivisions 9,001 sq. ft.-

' 15,000 sq. ft.).

Jurlsdlctlons Where
bulldmg act1v1ty was great:

" est generally caime closest to

achlevmg development mix
_and density targets This
ﬁnd_mg suggests a tendency to
‘develop at higher densities when

growth ig'contained and land is -

-in h1gh demand: That is,
glven rap1d development ofa
 finite. supply of buildable land,

. “economics tend to favor: 1)

d1v1d1ng suitable land into

" stnaller, less costly singlé

fanuly lots; and 2) buildinga

. gréater proportion of mu1t1ple

- family housing: wlhiere zoning.

allows — important facts to

pol1cy-makers relying on the.

- UGB to control urban sprawl

while promoting lower-cost

housing development
Importantly, the decrease

in smgle fanuly 16t sizes and the

increage in the proportion of

multiple fanuly dévelopment -

~ helped to further other regmnal

urban growth obJectwes —such -

as cost-effective expansion of
pubhc transat and basic mfra—
structure

These houses priced at
approxzmately $90,000-

$100,000 each are typi-

calofthose builtorn small
lots mmetropohtanPort

land during 1 985 89.







