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Policy Recommendations Report Summary

Background

The Eugene-Springfield Metropolitan Area General Plan (Metro Plan) is the major policy
document for land use planning in the Metro arca. The Residential Land Use and Housing
Element of the Metro Plan contains broad policy direction for residential Jand nse, density,
housing type, and other related housing issues. The purpose of the Metropelitan Residential
Land and Housing Study is to update the Residential Land Use and Housing Element.

The Residential Lands and Housing study is a major werk task of the Merro Plan Periodic
Review Wark Program approved by the City of Springfield, City of Eugene, and Lanc County
elected officials in 1995. Periedic Review is a state-mandated process 1o review and update local
comprehensive plans to bring them inte compliance with new state regulations and changing
local conditions. The update must comply with state land use law, the goal of which is “to
provide for the housing needs of citizens of the state,”

The study was conducted by an inter-jurisdictional staff team and was guided by a Cilizen
Advisory Commitiee (CAC), appointed by the three local jurisdictions. The CAC spent two
years leamning about residential lands and housing issues, trends, and policies; developing
residential land supply and demand agsumptions, and creating recommendations for Mefro Plan
amendments that respond to changing conditions and local issues. The CAC recommendations
are contained in the January 1998, Citizen Advisory Committee Folicy Recommendations Report,

The appeinted and elected officials of the City of Sprngfield, City of Eugene, and Lane County
have completed review of the Metro Residential Land and Housing Study and recommended a
set of changes to the Residential Land Use and Housing Element of the Metro Plan, Metro Plar
Glossary, and related supply and demnand analysis for residential lands. The public review and
adoption process with a tentative schedule is graphically presented on page 8 of the Policy
Recommendations Report,

Findings and Recommendations Highlights

The Policy Recommendations Report comains findings, policies, and suggested implementation
measures. The significant findings and the key policies from the report are summarized below.

Significant Findings

+ By 20135, the Eugene-Springficld Metropelitan Study Area is projected to reach a
population of belween 291 (0 and 311,000. This represents an increase of between
87,000 and 107,000 persons from the 1990 population of 204,359,

+ Based on the 2015 projected population and household size, there is a need for between
40,000-49,000 new honsing units in the Eugene/Springfield urban growth boundary
{UGB) between 1992 and 2015.



Based on the ECO Northwest/Leland Study, Whar is the Marker Demand for Residential
Real Estate in Eugene/Springfield? (October, 1996), a larger share of the future
population will be compoesed of smaller, older, and less affluent househoids. This will
alter housing market demand in many ways over the next 20 years. Marricd couple
families with children will no longer be the predeminate household type of the
residential market. Singles, childless couples, divorcees, and single parents will be a
much larger proportion of the market than in the past. Te meet the needs of these
households, more choices in housing types (both for sale and for rent) than currently exist
will be necessary.

There is sufficient buildable residential land within the existing urban growth boundary to
meei the future housing needs of the projected population. In fact, the 1992 residentiat
bujldable land supply exceeds the 1992-2015 residential land demand in all residential
catggories. Assuming land is consumed eventy over the period, by 1999, there will be at
least a 20-year supply of residential land remaining inside the UGB.

This supply and demand analysis is based on the following assumptions:

* Baildable land is land that is not affected by floodway, significant and protected
wetlands, wetland mitigation sites, major powerline easements, and buffers along
Class A and B streams and ponds. Small, irregularly shaped lots, which are
difficult to develop, were not counted in the buildable land supply.

s Some of the demand for new housing units will be met by existing buildable low-
density lots, infill, and redevclopment.

« Approximately 32 percent of the buildable residential land will be used for
nonresidential uses such as churches, day carc centers, parks, streets, eic. This
land was subtracted from the buildable land supply.

» To meet the future housing necds of the community, 40 percent of the additional
needed housing units will be single-family, detached; 12 percent single-family,
attached; 35 percent multi-family; and 13 percent manufactured dwelling in parks.

» Density assumptions are similar to those in the adopted Metre Plan except for
single-family, detached in low density, which was lowered based on past trends
and multi-family in low density, which was raised based on past trends and
proposed implementation measures.

In 1995, approximately 28 percent of the buildable residential Jand supply did not have
public services, primarily sanitary sewer. Of this total, 1,136 acres or 12 percent will not
be served for ten or more years, 521 acres (5.5 percent) in five to ten years, 476 acres (3
percent) in three to four years, and 520 acres (5.5 percent) in one to Lwo years.

Although single-family, detached lot sizes are decreasing, the Merro Plon targeted
residential densities for all new development are not being achieved at this time. The
Metro Plan assumes a net density of 8.57 dwelling units per acre {note: translation
from 6 units per gross acre) for new development over the planning periedd. For new
dwelling units constructed during 1986 to 1994, the net density was 7.05 units per




acre based on the Lane County Geographic Information System (GIS). The estimated
average overall residential net density for all residential development has climbed
from 5.69 units per acre in 1986 to 5.81 units per acre in 1994,

Housing costs are rising more rapidly than household income. With rising land and
housing costs, the market has been and will continue to look at density as a way to keep
down housing costs.

The metrepolitan area enjoys a wide variety of open spaces, natural arcas, and livable
neighborboods. As density inereases, design and landscaping standards and
fuidelines may be necessary to maintain community livability and aesthetics, as well
as making density more acceptable.

Substantial and continued federal funding reductions for housing assistance afe
increasing the burden on local govermnments. The high cost of housing for low-
income families directly correlates with an increasing demand for other support
services such as food supplement programs and utility assistance. The high cost of
housing results in homelessness for some households. Homelessness directly and
indirectly negatively impacts public health, public safety, and public education
systems in multiple, measurable ways,

Key Policies

Provide an adequate supply of buildable residential land within the UGB for the 20-year
planning period at the time of Pericdic Review.

Develop a monitoring system that measures the land consumption, land values, housing
type, size and densily. Reports should be made to the community ¢n an annual basis.

Endeavor to provide key urban services and facilities to maintain a five-year supply of
serviced, buildable residential land.

Require development to pay the cost, as determined by the local jurisdiction, of extending
public services and infrastructure. The cities shall examine ways to provide subsidies or
incentives for providing infrastructure that support affordable housing and/or higher
density housing.

Promote higher residential density inside the UGB that utilizes existing infrastructure,
improves the efficiency of public services and facilities, and conserve rural resource
lands owtside the UGB.

Increase overall residential density in the metropolitan area by ereating more
opportunities for effectively designed in-fill, redevclopment, and mixed use while
considering impacts of increased residential density ot existimg and historic
neighborhoods.



Develop a wider range of zoning cptions, such as new zoning districts, to fully utilze
existing Metro Plun density ranges.

Provide opportunities for a full range of choice in housing type, density, size, cosl,
and location.

Encourage a mix of structure types and densities within residential designations by
reviewing and, if necessary, amending local zoning and development regulations.

Encourage homeownership of all housing types, particularly for low-inceme
households.

Reduce impacts of higher density residential and mixed-use development on
surrounding uses by considering site, landscape, and architectural design standards or
guidelines in local zoning and developrmem regulaions.

Consider public purposes such as low- and very low-income housing when evaluating
UIGE expansions.

Consider the unique housing problems experienced by special needs populations,
including the homeless, through review of local zoning and development regulattons,
other codes, and public safety regutations to accomumodate these specialized needs.



Section |
Introduction

This report presents the recommendations to update the Residential Land Use and Housing
Element of the Engene/Springfield Metropolitan Area General Plan (Metro Plan). Itis onc of
the documents created as part of the Residential Land and Housing Study. The other supporting
documents include the February 1998, Eugene-Springfield Metropolitan Residential Land and
Housing Study Planning Commission Policy Recommendations Repore, the 1999 Supply and
Demand Technical Analysis; and the 1999 Sire Inventory Document, which contains
characteristics of the larger residential sites.

This section of the repont provides infermation on the purpose and context of the Residential
Land and Housing Study. There is also a description of the public review and adoption process.

What is the Purpose of the Residential Land and Housing Study?

The purpose of this Study is to update the residential Jand supply. housing demand, and needs
analysis; and the policies related to residential land and housing in the Metro Plan. Conducting
the supply and demand analysis provides information as to whether there is sufficient residential
land to meet the housing necds of the projected 2015 urban growth boundary (UGB) population,
The policies serve as a guide for local jurisdictions in planning to accommodate future residential
development, in balance with other land uses, to mest the housing needs of the existing and
projected popuiation.

What are the Mefro Plan and Periodic Review?

The Metro Plan is the arca’s long-range, comprehensive land use plan thal contains the vision for
the future of the Engene-Springfield community. The Plan accomplishes this vision by
establishing general planning pelicies and land use allocations. It serves as the basis for the
coordinated development of programs concerning the use and conservation of physical resources;
provision of public services and facilities; and development and redevelopment of the metro area.

The Meira Plan was acknowledged by the Oregon Land Conservation and Development
Commuission (LCDC) in 1982, As part of the stale planning guidelines, the Meitro Plan is
pericdically reviewed to ensure that it is consistent with new laws and rules and that it addresses
changing local conditions. This process is referred to as Periodic Review, The last Periodic
Review of the Metro Plan was completed in 1987, The Residential Land and Housing Study is
one of the work tasks included in the current Merra Plar Periodic Review Work Program,
approved by the Oregon Department of Land Conservation and Development {DLCDY} in May
1595,



Has the Study accounted for and met standards for conducting buildable land inventories
as reguired by state law?

This study responds to State Planning Goal 10, “To provide for the housing needs of citizens of
the state.” Goal 10, and its accompanying admuinistrative rules, set out a process to estimate
future housing needs and to analyze the supply and demand for residential land needed to
accommodate growth. Cities are required 10 provide a 20-year supply of residential land within
their UGHs at Periodic Review, based on & cemprehensive housing needs assessment.

The Residential Land and Housing Study supply and demand analysis developed housing
demand projections for 2015. The supply analysis is based primarily on buildabie land
information as of 1995. The general guideline for doing a residential lands supply and demand
analysis is to use a 20-year planning period. In reviewing the future needs for tand and the
current supply within the urban growth boundary, it has been determined that there is a2 20-year
supply of buildable residential land. The Metro area has enough land to meet the housing needs
oul to 2015 or later depending on whether the expected high or low population prajection
becomes reality.

Study's conformance with HB 2700

House Bitl 2709 was passed by the 1995 Oregon Legislature and supplemented existing
provisions in Orcgon Revised Statute (O.R.8.) and Oregon Administrative Rule (O.A.R.) with
respect to buildable iands inventory and planning for urban growth. All junsdictions must
comply with mosf provisions of HB 2709, Jurisdictions that received their periodic review notice
prior to the effective date of HB 2709 are not subject to the housing needs requircment as part of
their current periodic review. The Eugene-Springfield Metro Area received its periodic review
notice prior to this effective date and is not subject to certain requirements of HB 270%, however,
the recommendations do, in fact, address many of the HB 2709 issucs the Metro area 15 not
required to address at this time.

As part of the HB 2709 requirements, jurisdictions in periodic review and junsdictions
conducting a legislative review of their urban growth boundary must provide a 20-year supply at
that point in time. There is no requircment for a continuous and “rolling” 20-year supply of
residential land.

How Were These Recommendations Becided?

The Fugene-Springfisld Residential Land and Housing Study has been guided by a public
involvement plan developed by staff and approved by the Joint Planning Commission Comrnittee
(TPCC). This plan provided for the following activitics: creaticn of a citizen advisory commitice
(CAC); presentations o civic groups and professional organizations; direct mailing of
newsletters, CAC agendas, and meeting notices to an interested parties mailing Jist, two public
cvents; and public hearings.

In summer 19935, an 11-member CAC was approved by elected officials of Eugene, Springfield,
and Lane Courty to guide the study, including citizen involvement. The CAC was made up of a
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group of people that represented a varicty of community and busingss interests that relate te
housing in the Eugene-Springfield metropolitan area. This group met on a regular basis over a
two-year period. All meetings were advertised and open to the public, The CAC:

» Provided direction on the analysis of residential land and housing supply and demand
analysis;

+ Discussed barriers to affordahle housing;
Reviewed tocal, state, and national residential market trends;,
Reviewed and commented on TransPlan's nodal development concept,

s Idenlified, discussed, and prionitized specific land use and housing wends and issues;

s Hosted a community forum attended by about 50 local citizens;

» Recommended assumptions for future struclure type mix and density;

=  Developed prelimonary policy and implementation measare recommendations;

= Hosted a community workshop to obtain input from the community on the prelimimary
recommendations; and

¢ Revised preliminary findings, policies and implementation measures based on input from
the public and local appointed and elected officials.

In January 1998, the CAC released the Fugene-Springfield Metropolitan Residenvigl Land and
Housing Study Citizen Advisory Committee Policy Recommendations Report. At that point, the
repont was presented to the Eugene, Springfield, and Lane County Planning Commissions for
review and approval.

The Planning Comnuission’s review and approval process involved four public hearings, several
joint and individual Planning Commission work sessions and a four-month comment period.
The Planming Cornmission’s recommendations were forwarded to the Springfield, Eupene, and
Lane County elected officials for adoption. In April 1999, the Springfield, Eugene, and Lane
County elected officials held & joint public hearing at which local citizens could provide
testimony. The comment period was held open for an additional twelve days. In May 1999, the
metra elected offtcials began deliberations (o review the citizen testimony on the
recommendations. In August 1999, the Eugene, Springfield and Lane County clected officials
adopted the Metro Plan amendments. On the following page is a chart that presents an overview
of the adoption process and schedule, (See following Public Review and Adoption Process
Chart.}



ERE0H A 00 IH

£6/6

SiuslUpualy
ue|d
oll8ly paldopy

sbunaapy
[BRLC
paloe|3

[ENpiAIpY|

BuesH

aflang
uor

SUDISERS

HICM,
[enplAIpUl

S$S3004(

119130 P24231d

poLied
JUALLLIOSY YIUOW &8y ] »
— sfiupeaH 21ang Jno4 -
SUOHEPUaWLILIODTY .
s SUQISSSS WO
Guluued4

S9SN0OH uadp oM »

B66L AJRNUE e BEEL LipnLep

—

s3020.1d Lo dopy

uBar

SLGLBPUBLLILIGIE

ova

S53004g

uojssiwuen Bulvued

6661 Alenuep

pouad
wsWwon BuoT yuowy «

SIUSAT 21|QNd OM] «

sdnoiE) palsaIsu|
0] UOJBIIOSSIY »

2/[gNd 0} uadQ
sBunasiy QY7 SNOISLUNN «

166] lequiecs] «——» Gcagl Anp

i

S$S630.4d uoljdopy pue Malady dljgqnd
Apn3g Buisnop pue pue jeuapisay pleybuladg-auabng

S$SDO0U4 23 WWCT)

AJOSIApY UDZINS

>



How Does This Study Relate to Other Metropolitan Studies?

This stedy has been coordinated with other related studies through the adopiion process. Other
studies, such as the Springficld Commercial Lands Study and TransPlgn, are underway now.
Decistons made in other studies, such zs the Fugene-$Springfield Transportation System Plan
{TransPlan) and the Springfield Commercial Lands Study counld impact the residential land
supply, policies, and suggesied implementation measures in the Residential Land and Housing
Study. As aresult, staff is continuing to monitor decisions made in these studies to ensure the
consistency of policies for the metro area.

How is the Policy Recommendations Report Organized and How will it be Used?

This report is organized into several sections and includes the fellowing:
* The recommmended amendments to the Metro Plan Residential Land and Housing
Elemnent and the suggested impiementation measures, which includes:

Introductory narative,

A goal staternent,

Findings that support the policy recommendations,
Recommended policies, and

Suggested implementation measures;

s Other recommended amendments to the Metre Plan, primarily amendments to the Metro
Plan Glossary;

e A summary of the residential land supply and demand analysis;

= A glossary containing planning terms used in the report;

+  Appendices

Existing Metro Plan findings, goal, policies, and objectives;

An analysis of state policy direction;

What Is The Market Demand For Residential Real Estate In Eugene/Springfield?
This report, produced by ECONerthwest and Leland Consulting Group, describes
the housing needs analysis that was conducted for the Eugene/Springhield metro
dared.

A list of the local responses to existing Merro Planr Residentia] Land and Housing
policies and objectives.

Examples of innovative housing types and housing densities.

The introductory narrative, findings, policy recommendations, modifications to the
Glossary and other amendments necessary for consistency from this Study, as revised based
oh public review, will be adopted as amendments to the Meire Plan. The sugpested
implementation measures are not recommendations to amend the Metro Plan, but are action-
oriented tasks suggested to be undertaken to implement the policy and move toward achicving
the goal set forth in the Metro Plan,
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Section I1
Recommended Metro Plan Amendments and Suggested
Implementation Measures

Introduction

The following section contains the intreductory narrative, goal, findings, and policies for the
Residential Land and Housing Element of the Metro Plan, and suggested implementation
measures 1o carry out the policies. These amendments and suggested implementation measures
were recommended and approved by the Eugene, Springfield and Lane County Planning
Commissions and conditionally approved by the Eugene and Springficld City Councils and the
Lane County Board of Commissioners.

Amended Intreductory Narrative

The tcxt below will repiace the existing introductory namrative (o the Residential Land and
Housing Element in the Merro Plan.

“The Residential Land Use and Housing Element addresses the housing
needs of cumrent and future residents of the metropolitan area. Land in
residential use occupies the largest share of land within the urban growih
boundary. The existing housing stock and residential land supply and its
rclationship to other land uses and infrastructore is crtical to the future
needs of all residents.

This element addresses State Housing Goal 10, ‘To provide for the
housing needs of citizens of the state.” Housing demand originates with
the basic need for shelter but continues into the reaim of creating
comnmunities. The policies contained in this clement are based on an
analysis of land supply and existing and future housing demand including
¢xisting housing problems and the needs of the expected future population.
Numerous factors were reviewed to develop a projection of future housing
demand including projected number of households, househeld income,
age. househcld size, household type and special housing needs. The
background material with this analysis is contained in two documents, the
1999, Supply and Demand Technical Analvsés; and the 1999, Site
Inventory Document.

11



This elerent is organized by seven topics related 1o housing and
residential Jand. These topics include:

s Residential Land Supply and Demand;
Besidential Density;
Housing Type and Tenure;
Design and Mixed Use;
Existing Housing Supply and Neighborhoods;
Affordable, Special Need, and Fair Housing; and
{oordination.

The applicable findings and policies are contained under each topic
heading.

Finally, the policies listed provide direction for the local jurisdictions in
preparing zoning and development regulations to address future housing
.nteeds,

Each jurisdiction will be responsible to implement the policies contained
in the Residential Element. At the time of the annual monitoring repor,
information on progress made o realize policy direction will be made
available in that precess. As local jurisdictions implement this Element of
the Metro Plan, they will be involved in the analysis of the suitability of
certain residential designations in terms of density and location and may
propose changes, based on this analysis, to the Metro Plan diagram.”

Goal

The Residential Land Use and Housing Element of the Metro Plan contains enly one goal that
was recommended to remain as it now exists.

“Provide viable residential communities so all residents can choose sound,
affordable housing that meets individual needs.”

12



Residential Land Supply and Demand

Findings

Finding 1.

Finding 2.

Finding 3.

Finding 4.

By 2015, the Evgene-Springfield Metropolilan Study Area is projected to
rcach a population of between 291,000 and 311,000, This represents an
increase of between approximately 87,000 and 107,000 persons from the
1990 population of 204,359.

Average household size has been declining both nationally and locally due
to a variety of factors. This trend will result in the need for more dwelling
unzts to house population growth,

Based on the 20135 projected population and average household size, there
is a need for hetween 40,000 and 49,000 new housing units in the Fugene-
Springfield UGB boundary between 1992 and 2015,

There 15 sufficient buildable residential land within the existimg UGB to
meet the futere housing needs of the projected population. In fact, the
1992 residential buildable land supply exceeds the 1992-20135 residential
land demand tn all residential categories. Assuming land is consomed
evenly over the period, by 1999, there will be at least a 20-year supply of
residential land remaining inside the UGH.

13



Supply and Demand Analysis in Acres

Low |Medium| High
Density | Density | Density| Total
Total Net Buildable Acres for
Housing 4,780 828 195 5,802
Flat Buildable Acres 3,159 777 182 4,129
15-25% Sloped Land 913 4 i 8955
Eugense &0b 39 1 645
Springfield 307 2 1 310
Steep Sloped Buildabie Acres 708 9 1 718
Eugene 241 2 Q 343
Springfield 367 6 1 374
DEMAND. . e '
Low - High Range Residential Demand
Remaining After Subtracting Demand | 3,298 - { 523 - 120- | 3,941 -
Met by Buildable Lots 4,225 641 147 5,013
Land Demand for Housing Displaced
by Redevelopment 27 0 0 27
Total Expected Residential Land
Demand 1992 - 2015 3,830 589 135 4 564
Low - High Range Residential Land | 3,325 -| 523- 120- 3,968 -
Demand 1992 - 2015 4,252 641 147 5,040
Difference between Total Buildable
Supply and Expected Residential
Land Demand in acres* 940 239 60 1,238

Mvole: Totals may differ due te raunding. Assumplions sre cstimates based oo available data.
* Housiog is not allocated to commercial and mixed use designated land due 10 $tate Administrative Bules

altivough it is known that sonwe woils wil be built oo commercial amd mixed use land

i4




Supply and Demand Analysis in Units
Low | Medium| High
Denslty | Density { Density| Total

SUPPLY . : ' '

Total Units on Buiidable Acres 28,681 | 13,078 | 6,760 48,519
tnits on Flat Buildable Land 21,797 | 12,432 | 6,720 40,948
Units on 15-25% Sloped Land 5,403 632 39 6,074

Eugene (same density as flat) 4,175 G24 35 4,834
Springfield { @4 dusfacre) 1,228 8 4 1,240
Units on Steep Sloped Buildable
Land 1,482 14 1 1,497
Eugene (@3 dus/acre) 1,023 3 0 1,029
Spnngﬁeld {@‘1 25 dus.facre} 452 8 1 468

DEMAND - :

Laow - High Range Hemdenhal Demand

Remaining After Subtracting Demand 122,873 -| 8,384 - | 4,200 - | 35,457 -

Met by Buildable Lots & Infill 29,042 | 10,270 | 5,145 44,457

Unit Demand for Housing Displaced by

Redevelopment 144 0 0 149

Total Expected Residential Demand

1982 - 2015 26,449 | 9432 4725 40,606

Low - High Range Residential 23,022 -1 8,384- | 4,200- | 35,606 -

Demand 1992 - 2015 29,191 | 10,270 | 5145 44,606

Ditference between Total Buildabls

Supply and Expected Residential

Demand in unjis * 2,232 3,646 | 2,035 7,913

Mote: Torals mey differ due to roondding. Assumptions are extimztes based on available data.
* Housing iz not allocated to commercial and mixed vse desipnated land due to State Adminisicative Rules

although it is known that some units will be hotli on commercial amd mixed use land

Finding 5.

Undeveloped residential land is considered unbuildable and removed from
the supply if it is within 230 KV powerline easements, the floodway,
protected wetlands or wetland mitigauon sites in Eugene, wetlands larger
than 0.25 acres in Springfieid or buffers around Class A and B streams and
ponds. The retnaining buldable residential land 15 located primarily on
the outer edge of the UGB and some of the buildable residential iand has
develoepmem constraints such as slopes, floodplain, hydric seils and
wetlands. Developmend potential is reduced in Springfield on flood plam
areas and in Eugene on remaining potential wetlands due to modcrate
constrainls that can support a less miense level of development.
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Finding 6.

Finding 7.

Finding 8.

Finding Y.

Finding 10.

Finding I1.

Finding 12.

Anticipated federal regnlations affecting fish habitats in the Pacific
Morthwest and new applications for regulating under-designated, saturated,
hydric soils by Oregon's division of Statc Lands, as well as other factors,
make a definitive calculation of the buildable land supply difficult. The
adopted buildable land supply inventory represents the local jurisdictions
best assessinent of the amount of buildable land that will be availabie
within the urban growth boundaty until the year 2015,

In 1993, approximately 28 percent of the buildable residential Jand supply
did net have public services, primanily sewer. Of this total, 1,136 acres or
12 percent will not be scrved for ten or more years; 521 acres (5.5 percent)
in five to ten years; 476 acres {5 percent) will be served in three to four
years, and 520 acres {5.5 percent) tn one Lo two years.

In the aggregate, nonresidential land uses consume approximately 32
percent of buildable residential land. These nonresidential nses incInde
churches, day care centers, parks, streets, schools, neighborhood
commercial, ete.

Some of the residential land demand will be met through redevelopment
and infill. Residential infill is occurring primanly in areas with larger,
single-family lots that have surplus vacant land or passed gver smal)
vacant parcels. Redevelopment is cccuming ptimarily in the downtown
Eugene and West University areas, where less intensive land uses, such as
parking lots and single-family dwellings are being replaced with higher
density, mult-family development.

Since the last Periodic Review of the Metrg Plan in 1987, there have been
only two minor expansions of the UGB for residentially designated land.
Each expansion was less than one acre in size.

The UGB defines the extent of urban building and service expansion over
the planning period. There are geographic and resource constraints that
will limit expansion of the UGB in the future. At such time that expansion
is watranied, it will be necessary to cross a river, develop agricultural land,
or cross over a ridge where the provision of public services and facilities
will be expensive.

Since adoption of the Meira Plan, the supply of residential lands has been
negatively affected (dimintshed) due to federal, state, and local regulations
to protect wetlands, critical habitat of endangered/threatened species, and
other similar natural resources. This trend is likely to continue in order to
meeting future Goal 5 and stormwater quality protection requirements.
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Finding 13.

Policies

Policy 1.

Podicy 2.

Policy 3.

Folicy 4,

Policy 5.

Policy 6.

Policy 7.

Policy 8.

Springfield charges a systems development charge for storm water,
wastewater, and transportation. Willamalanc Park and Recreation District
charges a systemn developient charge for parks. Springfield Utility Board
charges for water. Eupgene charges for storm water, wastewater, parks and
transperiation. Eugene Water and Electric Board charges for water. These
charges could be increased in some cases, Currently, state law does not
include local system developiment charges for fire and emergency medical
service facilities and schools. Depending on market conditions, residents
of newly constructed housing also pay for services and facilities they
receive through local assessment districts, connection charges, direct
investment in public infrastmcture, and property taxes.

Encourage the consolidation of residentially zoned parcels to [acilitate
more options for development and redevelopment of such parcels.

Residentially designated land withun the UGPE should be zoned consistent
with the Metre Plar and applicable plans and policies; however, existing
agricuftural zoning may be continued within the area between the city
limits and the UGB until rezoned for urban uses.

Provide an adequate supply of buildable residential land within the UGB
for the 20-year planning pericd at the time of Periodic Review,

Uise annexation, provision of adequate public facilities and services,
rezoning, redevelopment, and infill 1o meet the 20-year projected housing
demand.

Devclop a monitoring system that measures land consumption, land
values, housing tvpe, size, and density. Reports should be made to the
community on an annual basis.

Eugene, Springficld and Lane County shall encourage a conumunity
dialogue, when the annual monitoring report on land supply and housing
development is made public, 1o address future Periodic Review
requirements that relate to meeting the residential land supply needs of the
Metro area.

Endeavor to provide key urban services and faciliues required to
maintain a five-vear supply of serviced, buildable residential land.

Require development to pay the cost, as determined by the local
jurisdiction, of extending public services and infrastructure. The cities
shall examine ways to provide subsidies or incentives for providing

17



infrastructure that suppon affordable housing and/for higher density
housing.

Sugeested Implementation Measures

Measure 1

Measure 2.

Measure 3.

Measure 4,

Measure 5.

Measure 6.

Measure 7.

Measure 8.

Review and modify existing zoning and development codes to ensure that
nonresidential uses allowed outright n residential zones are the best use of
residential {and.

Develop an ongoing monitoring system that measures land consurnption,
housing density, hovsing type and size and land price and compares the
remaining supply with projected housing demand and report results 1o the
community on an annial basis.

Conduct a series of meetings between interested partics to: 1) Analyze the
results of the annual monitoring report; 2) Review the status of the land
supply and measures undertaken by the junsdictions to utilize the existing
land supply and, 3) Discuss other implementation measure options and
alternatives 1o be considered.

Establish redevelopment and infill strategies.

Encourage the State of Oregon to end tax deferrals for farm land upon
annexation and evaluate lax deferrais for farm land in the UGB.

Amend zoning districts to allow agricultural use prior 1o development.

Discourage urban development outside the urban growth boundary.
Encourage farm land owners to continue farm use outside and adjacent to
the UGB for open space and develop strategies to maintain such uses.

Explore funding mechanisms such as adding to permit fees or
contritbutions from the private sector, to develop a monitoring system that
measures land consumption, housing density, land values, and housing
development.
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Residential Density

Findings

Finding 14,

Finding 15.

Finding 16.

Finding 17.

Finding 15.

Housing costs are increasing more rapadly than household income.
With nsing land and housing costs, the market has been and will
continue to look at density as a way (o keep housing costs down.

Recently approved subdivisions are achieving lol sizes on flat land
averaging 7.400 square feel in Eugene and 7,800 square feet in
Springficld. Comparing the net density of all Engenc-Springfield
Meitro single family-detached units in 1986 and 1994 indicates that
in 1986 the net density was 4.12 units per net acre which equates to
a 10,573 square foot lot while in 1994, the net density was 4. 18
units per net acre or a 10,410 square foot lot. These trends indicate
thal development in low density is achieving assumned density
expectation

Although single family-detached lot sizes arc decreasing, the Merro
Plan targeted residential densities for all new development are not
being achieved at this time. The Metre Plan assumes a net density'
of 8.57 units per acre (note: translation from 6 units per gross
acre?) for new development over the planning pericd. For new
dwelling units constucted during 1986 to 1994, the net density
was 7.05 units per acre based on the Lane County Geographic
Information System (GIS). The estimated average overall
residential net density for all residential development has climbed
from 5.69 units per acre in 1986 to 3,81 units per acre in 1994,

Both Springfield and Eugene have adopled smaller tninumuom 1ot size
requirements to allow increased density in low-density residentially
designated areas. Even so, density in low-density residentially
designated areas does not routinely achieve the higher range of low
density zoning (near 10 dwellingfgross acre) due to the current market
and the area requirements for other site improvements such as streets.

Offering incentives (e.g., reduced parking requirements, tax
abatements) for increased density has not been completely successiul
in this metro area. In areas where some increase in density 1s

1 Density (net)y: The number of dwelling units per each acre of land in residential use, excluding from the acreape
dedicated streels, neighborhood parks, sidewalks, and public facilities.

2 Density (gross): The nember of dwelling waivs per each agre of land, including areas devoted 1o dedicated sireets,
neighborhood packs, sidewalks, and other public facilities.
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Policies

Policy 9.

Policy 10

Policy 11

Policy 12.

Policy 13.

Policy 14,

Policy 15.

proposed, there can be neighberhood opposition.

Establish density ranges in local zoning and development regulations
that are consistent with the broad density categories of this plan.

* Low density: Through 10 dwelling vnits per gross acre {could
translate up to 14.28 units per net acre depending on each jurisdictions
implementation measures and land use and development codes)

*  Medium density: Over 10 through 20 dwelling units per gross acre
{could translate 1o over 14.28 units per net acre through 28.56 units per
net acre depending on each jurisdiction’s implementation measures
and land use and development codes)

« High density: Over 20 dwelling units per gross acre (could
translate to over 28.56 units per net acre depending on each
jumisdiction’s implemertation measurcs and land use and development
codes)

Promote higher residential density inside the urban growth
boundary that utilizes existing infrastructare, improves the
efficiency of public services and facilities, and conserves rural
resource lands outside the urban growth boundary.

Generally locate higher density residential development near
employment or commercial services, in proximisy to major
transportation systems or within transportation-cfficient nodes.

Coordinate higher density residential development with the provision
of adequate infrastructure and services, open space, and other urban
amenilies.

Increase averall residential density in the metropolitan area by creating
more opportunities for effectively designed in-fili, redevelopment, and
mixed use while considering impacts of increased residential density
on existing and historic neighborhoods.

Review local zoning and development regulations periodically to
remove bamiers to higher density housing and to make provision for 2
full range of housing options.

Develop a wider raige of zoning options such as new zoning districts,

to fully utilize existing Metro Plan density ranges.
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Policy 16.

Allow for the development of zoning districts which allow overlap of
the established Merra Plan density ranges to promote housing choice
and result in either maintaining or increasing housing density in those
districts. Under no circumstances, shall housing densities be allowed
below existing Metro Plan density ranges.

Suggested Implementation Measures

Measure 9,

Measure 10.

Measure 11,

Measure 12.

Measure 13,

Mcasure 14.

Micasure 15,

Measure 16.

Measure 17.

Review and modify zoning and development codes to remaove
unnacessary barmers such as lot size requirements to
development of higher density housing.

Encourage and stimulate higher housing density where il supports
a public purpese. This may involve active collaboration or the
development of incentives and other regulatory metheds to achieve
higher density housing.

Expand incentives, and expedite development precesses for higher
density residential developments.

Reduce requirements for public dedications for streets and
utilities to allow more land to be used for housing.

Amend the Metro Plan diagram to increase the supply of medium-
density residential and high-density residential in selected locations in
the metro area, and to more appropriately locate medium-density
residential and high-density residential to be consistent with
transportation-land use efficiencies.

Create a low-densily residentiat transition zoning district (8 to 14.28
units per net acie} that would allow a mixing of smal Jot, single-
family homes and slightly higher density that could be created s a
matter of right with no requiretnent for special development approvals.

Consider ways t¢ promote home ownership of medium-density
housing by encouraging small lot subdivisions in medium-density
residential zones.

Address issues and concerns with existing planned unit development
and cluster sub-division provisions.

Allow smaller lots sizes to facilitate alternative forms of home

ownership on individual lots snch as cluster subdivisions, zero-lot-line
housing, or rowhouses.
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wleasure 18

Measure 19,

Measure 240,

Measure 21.

Resolve confliets between zoning and Metro Plan designation. If there
are areas designated medium-density residential or high-density
residential that are currently zoned for low density, rezone to make
zonmg conform with plan designation, except interim agmculteral
£0Ting.

Evaluate revising Metro Plon designations to allow overlap in density
ranges between low-density residential (LDR), medium-density residential
(MDR), and high-density residential (HDR} (e.g., LDR 1-12 units/gross
acrs, MDR 10-22 units/gross acre, and HDR 20+ units/gross acre) to allow
mere opportunities for innovative housing types and resalt in cither
maintaining of increasing density in those districts.

Where possible, evaluate and reduce on-site parking requirements for
residential developments near downtown areas and other high-
employment centers.

As housing density increases, consider the critical importance of

acquinng open space for public use, or preserving the visual qualities
of existing open space through use of air righis or view easements.

22



Housing Type and Tenure

Findings

Finding 19.

Finding 21.

Finding 21.

Finding 22.

Policies

Policy 17.

Policy 13.

Based on 1990 census data for the Eugene area, there is a relationship
between household income, size of household, age of houschold head,
and bousing choices people make regarding type and tenure. The
trends established are as follows: lower income and increasingly
moaderate-income, primarily young and single-person households tend
to be renters. Ohwnership increases as income and family size increase,
Oider households predominately remain in owner-cocupied, single-
family housing, but as the age of the head of household reaches 65,
ownership rates begin (o decline.

Based on the ECOQ Northwest/Leland Swdy, What i3 the Market Demand
for Residenvial Real Estate in Eugene/Springfield? {October, 1996) a
larger share of the future population will be compesed of smaller, older,
and less affluent households. This will alter housing market demand jn
many ways over the next 20 years. Murried couple families with children
will no longer be the predominate household type of the residential
market. Singles, childiess couples, divorcees, and single parents will be a
much larger proportion of the market than in the past.  To meet the nceds
of these households, more choices in housing types (both for sale and for
rent) than currently exist will be necessary.

Based on Lane County Assessment data, in the 1980s and 1990s, there
was a shift to larger, single-family detached homes, even though the
average number of persons per household has been declining.

Belween {989 and 1998, 43 percent of all new housing was single
family-detached including manufactured units on lots. As of 1998,
about 5% percent of all dwelling units were single family-detached.
This represemts a decrease in the share of single family-detached from
&1 percent in 1989,

Provide opportunities for a full range of choice in housing type,
density, size, cost, and location.

Encourage a mix of structure types and densities within residential

designaticns by reviewing and, if necessary, amending lecal zoning
and development regulations.
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Policy 19,

Policy 20.

Policy 21.

Encourage residential developments in or near downtown core areas in
both cities.

Encourage home ownership of all housing types, particularly for low-
income households. ’

Allow manufactured dwelling parks as an outright use in low-density
residential zones if the local jurisdiction’s prescribed standards are met.

Suggested Implementation Measures

Measure 22,

Measure 23,

Measure 24,

Measure 23,

Institute changes in local codes lo accommodale additional necded
housing types in all residental zones sueh as: ancillary unitg, row
houses, zero lol line, duplex aptions, cluster subdivision, downtown
housing, and rooming and boarding houses (SKO type).

22a.  Ewalvate (Springficld) and re-cvaluate (Eugene) codes that
allow the creation of ancillary units (creates two units from
one unit if certain conditions are met} for existing or new,
single-family housing. The ability to create ancillary units
is 2 way to agsist homeowners to remain in their homes
when their need for larger living spaces has passed and also
adds 1o the rental housing stock,

22b.  Amend duplex lot division requirements {for existing and
new) to allow that each side of a duplex can be occupied by
homeowners,

22c.  Censider reméving disincentives {e.g., condo conversion
ordinance Eugene} and create incentives that encourage
ownership of individual units in multiple-family dwelling

Evaluate codes to remove conditions in low-density zones (LDR) that
limit multiple-family units, so long as the proposal complies with
maximura density requiretnents. The intent 1s te allow all residential
housing rypes, regardless of the zone, as long as density limitations are
followed. Allow density sharing/transfers within and among various
zoning districts to provide flexibility m allowing various housing 1ypes
as long as overall minimum densities are achieved.

Review Springficld’s cluster sub-division ordinanec, consider the PUD
approach in Springheld and simplify Bogene's PUD process.

Create more as of right designations (a designation that does not
requite hearings for its approval) for multiple-family housing projects
that need review. Create clear and objective standards for this
purpose. Reduce diseretionary procedures.

24



Measure 26.  Establish and promote design standards and guidelines for denser
housing types to ensure compatibility with the surrounding
neighberhood and improve the livability within and around this type of
housing.
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Design and Mixed Use*

Findings

Finding 23.

Finding 24.

Finding 235.

Finding 26.

Finding 27.

Policies

Policy 22.

Poliey 23,

Policy 24,

Mixed use development (residential with commercial or office} has the
potential to rednce impacts on the transportation system by munitnizing
or elintinating awtomobile trips.

Mixed use may he seen as a threat to predominantly residential
development. Standards on siting and use and design review are seen
as ways Lo mitigate negalive impacts.

In-home business and telecommuting arc becoming more COMMON.
The market for combining home and office uses wall continue to
increase.

While people generally are open to the concept of higher density, they
are still cencerned about how density will affect their neighborhood in
terms of design, increased traffic, and activity. With higher densities,
people need more local parks and open space.

The metropolitan area enjoys a wide variety of open spaces, natural
areas, and livable neighborhoods. As density increases, design and
landscaping standards and guidelines may be necessary (o maintain
community livability and aesthetics, as well as making density more
acceptable.

Expand oppoertunities for a mix of uses in newly developing areas and
existing neighborhoods through local zoning and development
rcgulations.

Reduce impacts of higher density residential and mixed vse
development on swrrounding uses by considering site, landscape. and
architectural design standards or guidelines in local zoning and
development regulations.

Consider adopting or modifying local zoning and development
regulations to provide a discretionary desigh review process or clear

3 Mixed use: A building, project or arca of development thal contains at least two different land uses such as
housing, retail and office uses.
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and objective design standards, in order to address issues of
compatibility, aesthetics, open space, and other communily concerns.

Suggested Implementation Measures

Measure 27,

Measure 28.

Measure 29,

Measure 30,

Measure 31.

Develop and adopt design standards, guidelines and/or incentives for
the following situations: ancillary units, areas where higher residential
densities are required or allowed, transition zones, mixed use arcas,
and innovative afferdable design solutions for higher densitics.

Consider creation of a mixed use zoning district for newly developing
argas with listing of outright uses allowed and development or
performance standards to ensure compatibility and a scale of operation
that will be in character with surrounding residential uses.

Increase allowance for home/office uses in ail residential zoning
districts. May be part of home oecupation standards.

Make existing mixed use legislation easier to create new districts. For
example, Engene currently requires a special study and nminimum area
before a mixed use district can he created.

Evaluate on-site parking, street width and design, and other public

infrastucture requirements of residential develepment {in all zones) to
promote moere design aliemaiives and land efficicncies.
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Existing Housing Supply and Ncighborhoods

Findings

Finding 28.

Finding 29

Finding 30.

Finding 31.

Policies

Policy 235,

Policy 26.

Accommodating residental growth within the current UGH
cneourages infill, rehabilitation, and redevelopment of the existing
honsing stock and neighborhoods,

As the age of the housing stock reaches 25 years, the need for
rehabilitation, weatherization, and major system upgrades increases.
Approximately 59 percent of the single-family housing stock was built
prior to 1969,

More renters than owners live in sub-standard housing conditions.
Based on the /905 Eugene/Springfield Consclidated Plan, about 16
percent of all occupied rental units of the metropolitan housing stock is
considered to be in sub-standard condition.

Local governiment has had and will continue t¢ have a role in
preserving the aging housing stock. Preserving the housing stock tas
numerous benefits to the community because much of the older
housing stock represents affordabic housmg. In zddition, upgrading
the aging housing stock provides benefits that help stabilize older
neighborhoods in need of revitalization.

Conserve the metropolitan area’s supply of existing affordable housing
and increase the stability and quality of older residential
neighbothoods, through measures such as revitalization; code
etforcement; appropriate zoning; rehabilitation programs; relocation of
existing stroctures; traffic calming; parking requirements; or public
safety considerations. These actions should support planned densities
in these areas.

Pursue strategics that encourage rehabilitation of existing housing and
neighborhoods.
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Suggested Implementation Measures

Mecasure 32.  Continge and expand publicly supported rehabilitation, weatherization,
horne repair, and American Disability Act (ADA) accessibility efforts, Give
preference to program approaches that target certain neighborhoods or blocks.
Seck added funding for these programs. These programs include:

dMeasure 33,

Mceasure 34.

Measure 35.

Measure 36.

Measure 37

Measura 35,

. Low or no interest loan (dependent on income) programs to
pay the costs of rehabilitation for low-income owners.

. Minor home repair, ADA accessibility, and weatherization
grant programs for low- and very low-income households.

. Creating {Springheld) and expanding (Eugene) investor

owner rehabilitation low interest or other incentive
programs. Assurc affordability through coupling 1ental
assistance programis.

Consider housing code enforcement programs to address the physical
quality of buiiding (e.g., hot and eold minning water) and behavioral
problems of the residents (c.g., illegal activities).

Expand neighborhooed revitalization efforts in the metropolitan area
that link physical (of which honsing conditions are a part}, economic,
and social programs to help restore older neighborhoods and the
kousing in these neighborhoods.

Support community development corporations in the metropolitan area
that are involved in nezighberhood revitalization strategies including
rehabilitation, house moving, ownership counseling programs {that
include maintenance issues), and other programs aimed at community
and individual assel building.

Use neighborheod groups 1o encourage maintenance and rehabzlitation
of the existing housing stock such as neighborhood clean-up days and

other volunteer activities.

Revise development fee structure to encourage rehabilitation efforts
consistent with other fec structure revisions.

Develop public/private volunteer design resources to assist low-
income owners with rehabilitation efforts.
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Atfordable’, Special Need”, and Fair Housing
Findings

Finding 32.  Substantial and continued federal funding reductions for housing
assistance are increasing the burden on local governments. The high
cost of housing For low-income famiiies directly correlates with an
increasing demand for other suppon services such as food supplement
programs and utility assistunce. The high cost of housing results in
homelessness for some households. Homelessness directly and
indirectly ncgatively impacts public heahh, public safety, and public
education systemns in multiple, measurable ways.

Finding 33.  The next 20 years are expected 1o see increased need for apartments
. . . & . 7
and single-family housing for low-" and very low-income  households.
Based on the 1990 Census, approximately 20 percent of all households
are currently classified as very low-income.

Finding 34.  Thete 15 a shertage of unconstrained medium- and high-density zoned
sites, for sale, that are flat and serviced with utilities, This is
particularly true in Eugene. Low-income projects frequently must use
density bonuses or other land-use incentives that require additional
land use processes such as public hearings, which exposes the project
to longer timelines and appeals.

Finding 35.  Based on the 1995 Eugene/Springfleld Consoliduted Plun, in Eugene
and Springfield, 35 percent of households experience housing
problems (defined by HUD as overcrowded, substandard, or the
household is paying over 30 percent of its income for housing and

4 Affordable housing: Housing priced so that a household at or below median income pays po more than 30 parcent
of its total gross income on housing and wiilities. (HUD's figure for 1997 annual median income for a Family of three
in Lane County is $33,900; 30 % = $84¥/month )

5 Special need housing: Housing for special needs populations, These populations represent some umique seis ol
hiowsing problems and are usually s a compentive disadvaniape tn the markeipiace due to circumstances beyond
thair conirol. These subgroups include, but are not limited to, the clderly, persons with disabilities, homeless
individuals and familizs, at-rizk youth, large families, farm workers, and persons being released from correctional
institutions.

6 Low-income housing: Housing priced so that a household at or below 80% of median income pays no more than
30 percent of its total gross household income on housing and wilities. (HUD's figure for 1997 annual 80% of
median for a family of three in Lane County is $27,150; 30%: = $678/month. )

7 Very low-income housing: Housing priced $0 thal a houschold at or below 50 percent of median income pays no
more than 30 percent of its total gross househeld income on howsing and ubilities. {HUD's figure for 1997 annual
S0% of median for 2 family of theee in Lane County is 316,950 30% = 3423/ monib. }
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Finding 36.

Finding 37.

Finding 38.

Finding 39,

Finding 40.

Finding 41.

Finding 42.

Finding 43.

utilities). The predominate housing problem is that households are
paying more than they can afford for housing,

The de-institutionalization of people with disabilities, including
chronic mental illness, has continued since the 1980s and adds to the
number of homeless, peerly housed, and these needing local support
services and special-needs housing.

Based on the annual one-night Lane County shelter/homeless counts,
the number of homeless people iy increasing and a thied of the
homeless are children.

Demaographics point to an increasing proportion of the population over
65 years of age in the futore. This will require more housing that can
accommodate the special needs of this group.

Construction of housing with special accommodations or retrofitting
existing housing drives up the occupancy costs for the tenant. Tenants
with special needs typically have low incomes and are less able to pay
increased rents.

Existing land use regulations do not casily accommuodate the
¢stablishment of alternative and innovative housing sirategies, such as
group recovery houses and homeless sheliers.

Existing emergency shelters do not have the capability to serve the
cilirc homeless pepulation. This results in people iilegally inhabiting
residential nerghborhoods and non-residentially zoned areas. The
challenges facing homeless people are increased when they are forced
far out of the urban areas where resources, training, treatments, and job
opportunities are less available.

Practices of some cultures, such as Latine and Asian households,
conflict with existing public policies that limit a household to five
unrelated adults, and private rental practices that limit occupancy to
two people per bedroom.

Fair housing issues typically impact renters more often than home

buyers and discrimination tends to increase when the vacancy rate
decrcases.
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Policies

Policy 27. Seek to maintain and increase public and private assistance for low-
and very low-income households that are unable to pay for shelter on
the open market.

Policy 28. Seek to maintaim and merease the supply of rental housing and 1ncrease
home ownership options for low- and very low-income households by
providing economic and other incentives, such as density bonuscs, to
developers that agree to provide needed below market and service-
enhanced housing in the community.

Policy 29. Consider public purposes such as low- and very low-income housing
when cvaluating urban growth boundary expansions.

Policy 30 Balance the need to provide a sufficient amount of land to
accommodate affordable housing with the community’s goals to
maintain a compact urban form.

Policy 31, Consider the unique housing problems experienced by special needs
populations, including the homeless, through review of local zonmg
and development regulaticns, other codes, and public safety
regulations to accommodate these specialized needs.

Policy 32. Encourage the development of alfordable housing for special needs
populations that may inclede service delivery enhancements on-site.®

Policy 33. Consider local 2oning and development reguiations impact on the cest
of housing.
Policy 34. Protect all persons from housing disciminationt.

Sugpgested Implementation Measures

Measure 35,  Continue to identify and seek a stable source of funding to provide
financial subsidies to create housing for low- and very low-income
heusehelds that preferably includes enhancements on-site.

Measure 40. Remove bartiers to housing for low- and very low-income households
in land use and siting decisions that serve as obstacles to providing this
type of housing in the meiro arez.

§ Services and amenives provided (or delivered) 1o lower income tenants based ob individual needs on site in qrder
10 promote empowerment lowards self-sufficiency,
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Measure 41.

Measure 42,

Meagure 43

Measurs 44.

Measure 45.

Measure 46,

Mcasure 47,

Measure 45.

Measure 49,

Measure 50.

Review and consider creating added incentives to encourage
development entities to build affordable housing through such
mechanisms as all forms of inclusionary zoning that provides trade-
offs in consideration of added affordable units. Consider amending the
Controlled Income and Rent provision of the Eugene Code, that is
curreittly a conditional use, and make it as of right with elear and
objective standards to be met.

Consider a strategy to establish special rescrve areas of land for public
purpose housing (¢.g., through zoning districts).

Explore mechanisms to set aside land for public purposcs andfor low-
income housing during an urban growth boundary expansion.

Review codes that limit length of stay in RV parks.

blonitor the availability of housing related to the economic status of
community members and monitor the ratio of affordable housing to all
housing units. These statistical measurements will provide policy
makers with informatien when considering the impact of planning
decision on affordable housing.

Review and amend codes (land nse and building} to accommeodate
special needs populanons. Consider super siting for housing dedicated
to special needs populations. Reduce obstacles 1o siting group homes,
foster homes, and other group {iving situations.

Consider amending land use, zoning provisions, building code and
public safety regulations to allow additional provisions for the
cstablishment of altcrnative housing for homeisss people, including
urban camp grounds, camping on public or private property, missions,
and private shelters,

Amend zoning provisions in Eugene to allow churches/religious
1stitutions (o provide temporary housing for homeless peaple.
{Springfield currently has these provisions.)

Continue o suppott housing programs that assure that housing
opportunities are provided without discrimination.

Support existing intergovernmental programs and explore funding to
create new programs that promote for-profit and non-profit funding
agencies that develop housing for low- and very low-income
households.
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Measure 51, Analyze impacts on housing costs of financing mechanisms (e.g., fees}
for programs and inform those affected by the financing mechanisms
prior to adoption.
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Coordination

Findings

Finding 44.

Finding 45,

Policies

Policy 35.

Policy 34,

Folicy 37

All three general porpose govermnments in the metropolitan area
implemnent housing programs and coordinate their housing planning
and implemsantation acuvities.

In the Eugene-Springficld metropolitan area, public, private non-profit
and private for profit developers work closely with the cities to
develop Jow-income housing.

Coordinate local residential land use and housing planning with other
elements of this plan, including public lacilitics and services, and other
local plans, to ensure consistency among policies.

Coordinate public, private, and consumer sectors of the area’s housing
market, including public-private partnerships, to promole housing for
low- and very low-income households and to increase housing density
and types.

Consider the suggested impiementation measures in the Residential
Lands and Housing Study and other measures in order to implement
the policy directives of the Residentiai Element of the Mesro Plan

Suggested Implementation Measures

Measure 52,

Measure 53.

Measure 54,

Support intergovernmental programs and explore funding to create
new programs that promote housing for low- and very low-income
households.

Use more graphics and less text to illustrate the intetrelationships
ameng plans and policies.

Each jurisdiction shall establish methods to prioritize the supgested
implementation measures of the Residential Land and Housing Study
as determined to be appropriate by each jurisdiction, set imelines for
accomplishment and ways to evaluate the results of actions taken.
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Section LI
Other Minor Amendments for Consistency to the Metro Plan

This section contains additional metro plan amendments that are needed to make the rest of the
Metro Plan consistent with the Residential Eands and Housing Study, The first set includes
amendments to the Glossary, The last set desenbes changes to other elements of the Metro Plan
nceded.

Amendments to Glossary

Many of the definitions in the Metro Plan glossary have been changed slightly to provide more
clarity. Definitions of structure types have been revised to reflect changes in the way we think
about housing vnits. For example, duplex has been deleted and single-family, attached has becn
added. Finally, key lerms used in the residential land and housing pelicies have been added to
the glossary to help people better understand the policies. Italicized cormments at the end of the
definition cxplain whether the term is being added to the Metre Plan Glossary or if the Metro
Plan definition is being revised. Duplex is the only term that is being deleted from the Glossary.

affordable housing
Housing priced so that a household at or below median income pays no more than 30 percent
of its total gross income on housing and utilities. (HUD's figure for 1997 annual tmedian
income for a family of three in Lane County is $33.900; 30% = $847/month.) [Add fo

plossary.}

annexation
An extension of the boundaries of a city or special district. Anncxations are governed by
Orcgon Revised Statutes. In the Eugene-Springficld metropolitan area, annexations currently
require approval by the Boundary Comimission. {Add to ginssary. ]

buildable residential lands
Eand in urban and urbanizable areas that is suitable, available, and necessary for residential
nses, Buildable land includes both vacant land and developed land likely to be redeveloped.
Lands defined as unbuildable within the metro UGB are those within the floodway; land
within easement of 230 KV power lines; land within 75 feet of Class A stream or pond; land
within 50 feet of Class B stream or pond; protected wetlands and wetland mitigation sites in
Eugene; and wetlands larger than 0.25 acres in Springfield. Publicly owned land is generally
not considered available for residential use. Buildable land includes property not currently
sewered but scheduled o be sewered within the 20-year planning period. [Add to glossary.]

density
The average number of families, persons, or housing units per unit of land. Density is
useally expressed as dweilling units per acre. [Add to glossary. |
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density bonus
A mechanism used in incentive-based zoning that allows a developer to build ar higher
densities in return for providing more open space, building affordable housing or some other
public amenity. fAdd to glossary. |

density (pross)
The number of dwelling units per each acre of land, including areas devoted o dedicated
streets, neighborhood parks, sidewalks, and other public facilities. {Replace existing
definftion in glossary.}

density (net)
The number of dwelling units per each acre of land in residential use, excluding from the
acreage dedicaled strects, neighborhood parks, sidewalks, and public facilitics. [Replace
extsting definition tn glossary. |

development
The construction, reconstniction, conversion, structural alteration, relocation, or enlargement
of any struclure; any excavation, landfill, or land disturbance; and any human-made usc or
. cxtension of land use. [fAdd o glossary. ]

duplex
A duplex is a two-unit structure having a common wall between the dweliing uniis.
{delete definition from glossary]

Sfair housing
Refers to the prevention of discrirination against protected classcs of people. Protected
classes, as defined by the federal government, refer to race, color, religion, national origin, or
seX. Protected classes are disproportionately compnised of very low-imcome populations.
[Add to glossary. ]

goal
A broad statement of philosophy that describes the hopes of a community for its future. A
goal may never be completely attainable but is used as a point towards which to strive.
[Replace existing definition in glossary.}

infill
Development consisting of either construction on one or more lots in an area that is mostly
developed or new construction bebween existing structures. Development of this type can
consarve land and reduce sprawl. fReplace existing definition in plossary.}

infrastructure
The facilities and services that support the functions and activities of a community, including,
roads, street lights, sanitary sewer lines, storm drainage, power lines, and water lines. fAdd
to glossary. |
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fow-income housing
Housing priced so that a househeold at or below ¥0% of median income pays no more than 30

percent of its total gross household income on housing and utilities. {HUD's figure for 1997
annual 0% of median for a famaly of three in Lane County is $27,150; 30% = $678/month.)

[Add to glossary. ]

mantfactured dwelling
A structure constructed at an assembly plant and moved to a space in a mannfactured

dwelling park or a lot. The structure has sleeping, cooking, and plambing facilities and is
intended for residential purpeses. [Replace existing definition for mobile home in plossary. |

manufactured dwelling park
Any place where four or more manufactured dwellings are located within 500 feet of one

another on a lat, tract or parcel of land under the same ownership, the primary purpose of
which 1s to rent or lease space. [Add to glossary.}

metropalitan area
{Generally, an arca that includes and surrounds a city or group of cities. The Eugene-

Springfield metropolitan area is the area within the Metro Plan boundary. [Add to glossary. |

mixed use
A building, project or area of development that contains at least two differgnt land uses such

as housing, retail, and office uses. {Add o glossary.]

multiple-family
A dwelling unit in a structurs having thres or more urits. It can be a condominiom,

townhouse, rowhouse, triplex, or apartment. Use of the termn multiple-family does not
necessarily connote rental. fDelete definition in glossary.]

plan diagram
A graphic depiction in the Metre Plan of: a) the land use planned for the metropelitan area;

and b) the goals, and policics cmbodied in the text and elements of the pfgn. Information
includes land use designations and the urban growth houndary. {Replace existing definition

in glewsary. ]

policy
A statement adopied as part of the Metro Plan or other plans to provide a specific course of

action moving the communily towards attainment of its goals, [Replace existing definition in

glossary. |

redevelopable land
Land on which development has already occurred, but on which, due to present or expected

market forces, there is a strong likelihood thal existing development will be convened to or
replaced by a new andfor more intensive use. This land might have one or more of the
following characteristics: low improved value to land value ratio; poor physical condition of
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the improvement; low improved value; large size; andfor higher zoning potential. [Repiace
exisiing definition in glossary. |

redevelopment
Rebuilding or adaptive reuse of land that has been previously baoilt upon. It may promote the
economic development of an area that kas been run-down or is no longer necded for nis
previous use, such as industrial land that is redeveloped as tesidential. [Add 1o glossary.f

refinement plan
A detailed examination of the service needs and land use issues of a specific area, topic, or
public facility. Refinement Plans of the Metro Plan can include specific neighborhood plans,
special area plans, ot functional plans (such as TransPlan) that address a specific Metro Plan
element or sub-element on a city-wide or regional basis. [Replace existing definition in

glossary.]

riparian
The land bordering a stream or river; also perfaining to the vegetation typical of those borders
{grasses, shrubs, and trees such as reed canary grass, spiraea, willows, ash, and cottenwoods).
{Replace existing definition in glessary. ]

reral lands
Those lands that are ouiside the urban growth boundary. Rural lands are agricultural, forest,
or apen space lands, or other lands suitable for sparse setilement, smal farms, or zcreage
homesites with limited public services, and which are not suitable, necessary or intended for
urban vse. [Replace existing definition in glossary.}

service enhancements
Services and amenities provided (or delivcred) to lower income tenants based on individual
nceds on site in order 1o promote empowerment towards self-sufficiency. fAdd to glossary. |

singlesfamily detached
A free-standing dwelling unit that does not share any walls or the roof with another dwelling
unit. [Replace definition of single-family dwelling unit in glossary.]

special needs housing
Housing for special needs populations. These populations represent seme unique sets of
housing problems and are usually al a competitive disadvantage in the marketplace due to
circumsiances beyond their control. These subgroups include, but are not limited to, the
elderly, persons with disabilities, homeless individuals and farnilies, at-risk youth, large
families, farm workers, and persons being released from correctional institutions. [Add to
glossary.]

underdeveloped land
The vacant or redevelopable pertion of land not having the highest and best use allowed by
zoning. [Repiace existing definition in glogsary. |
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undeveloped land
Land that iz vacant or used for agriculturat purposes. fReplace existing definition in

glossary.]

wrban lands
Lands located within an incorporated city. [Replace existing definition in glossary. f

very low-income housing
Housing priced so that a household at or below 50 percent of median income pays no more
than 30 percent of its total gross houschold income on housing and utilities. (HUD's figure
for 1997 annual 50% of median for a family of threc in Lane County 15 $16,950; 30% =
$423/month.) fAdd 1o glossary.]

zoRing
A measure or regulation cnacied primarily by local governments in which the community is
divided into districts or zones within which permitted and special uses are allowed.  Zoning
regulations govern lot size, building bulk, placement, and other development standards. A
zohing ordinance typically consists of two parls: a text and a map. fAdd to glossar). |
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Amendments to Other Sections of the Metro Plan

The following sections of the Metro Plan need to be amended 10 be consistent with the findings
and policies of the Residential Lands and Heousing Element. These changes are listed in order as
they appear in the Metro Plan. They are indicated by Chapter Seciion, page number, and
paragraph. Page numbers used are based on the July 1997 reprint of the 1987 Metro Plan.
Changes to the text are shown im strike-out {for deietions) and bold {for additions}. Explanatory
commenls are in italics,

CHAPTER ONE - INTRODUCTION

A, Introduction
p. I-1, third paragraph on page
This document incorporates all amendments as of Jure 1997 1999

B. Purpose

p. I-1, fifth paragraph on page
The Plan is intended to designate a sufficient amount of urbanizable land to accommodate the
need for further urban expansion, taking into account the growth policy of the area to
accommodate a population of 293,700, Insert a footnove with the following explanation.
The popuilation projection range for the Residential Land Use and Housing Element is
291,77 to 311,100. The expected population for the year 2015 is 301,400.

. Plan Contents

p- I-3, first paragraph on page, regarding Specific Elements
Chapter [ 15 composed of specific elements, including within each an introductory text,
appheable poals frotn Chapter IT, and findings, objectives, and policies. Insert a footnote
with the following wording. Through updates to the Metro Pian, the objectives and
policies are being combined. Eventually, each element will contain only findings and
policies.

L General Findings and Assumptions
p. I-7, first assumption

1. A population of 283,700 is expected to reside in the metropolitan area by the year 2000,
This is a 59 percent increase from the 1977 population of 184,300, Since this Plan is
designed to accommoedate the expected population rather than remain static until 2000, it can
be adjusted periodically as changes in population trends are detected. Insert a footnote with
the following explanation. The population projection range for the Residential Land Use
and Housing Element is 291,700 to 311,100, The expected population for the year 2015
is 301,400,

p- I-7, sixth assumption
6. Based on projections of recent population and economic trends, there will be suffictent
land within the urban growth boundary, depicted on the Plap diagram in Chapter II, to ensure
reasonable choices in the market place for wrban needs to serve a metropolitan population of
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293,700, provided periodic updates of the Plan are conducted and the area designated for
urbanization on the diagram is updated to assure that the supply remains responsive to
demand. Insert a footnote with the following explanation. There are sufficient residential
lands to meet the housing needs of the projected high population of 311,100,

CHAPTER TWO - PLAN PRINCIPLES

B. Growth Management and the Urban Service Area

p. 0-B-6, fifieenth policy
15. Ultimately, land within the urban growth boundary shall be annexed to a city and
provided with the required minimum level of services. While the time frame for annexation
may vary, annexation should occur as land lransitions from urbanizable to urban. the

. Urban and Urbanizable Land

p. O-D-1, second paragraph en page
The undeveloped (urbanizable) arca within the urban growth boundary, separating urban and
urbanizable land from rural land, has been carefully calculated to include an adequate supply
to meet demand for a projected population of 293,700 through the end of the planming peniod
(2000). Fasert ¢ footnote with the following explanaiion. The population projection range
for the Residential Land Use and Housing Element is 291,700 ¢to 311,10{. The expected
popuiation for the year 2015 is 301,40H).

E. The Pian Diagram

p. I-E-1, second paragraph on page
Projections indicate a population of approximately 293,700 will reside and work in the
metropolitan area around the year 200K). Insert a footrote with the following explanation.
The population projection range for the Residential Land Use and Housing Element is
291,700 to 311,100, The expected population for the year 2015 is 301.400.

p- O-E-2, first paragraph under Residential heading
This category is cxpressed in pross acre density ranges. Using gross acres, approximately 30
32 percent of the area is availabie for auxiliary uses, such as streets, elementary and junior
high scheols, neighborhood parks, other public facilides, neighborhood commercial services,
and churches not actuaily shown on the diagram.

p. II-E-3, first paragraph on page
These ranges do not prescribe particular structure types, such as single-family detached,
dupter—nebie-home-single-family attached, manufactored dwellings in parks, or
multiple-family. That distinction, if necessary, is left to local plans and zoning ordinances.

p. I1-E-3,




p- [I-E-3 fourth paragraph on page
As of January 1, 1977, density of all existing residential development within the 1990 Plan
projected urban service area was about 3.64 dwelling units per gross acre. For new dwelling
units constructed during 1986 to 1994, the net density was 7.05 dwelling units per acre
based on the Lane County geographic information system (GIS). The estimated overall
réesidential net density for all residential development has climbed from 5.6% dwelling
units per acre in 1986 to 5,81 dwelling units per acre in 1994, This-spdated-Plan,
mncluding the diagram, calls for an overall average of about six dwelling units per gross acre
for new constructicn through 201526088, the planning period. By realizing this goal, the
community will benefit from more efficient energy usc; preservation of the maximum amount
of productive agricultural land; use of vacant lefiover parcels where ulilities are already in
place, and more efficient, less costly provision of utilities and services to new areas. This
higher overall average density can oniy be achieved if the cities exploere, and when feasible,
in light of housing costs and needs, adopt new procedures and standards including those
needed to implement the policies in the Residential Land and Housing Element.—for

example:
&- Ih!i IHIIH:HHI dE]I-.HI r:i:EE

CHAPTER THREE - SPECIFIC ELEMENTS

. Environmental Resources
p. II[-C-17 fourth paragraph
(4} Deviation from the standard specified in subsections 1(1) and 1{2), above, of the

impacted forest land for the creation of a parcel not smalter than 20 acres may be
allowed when at least 19 acres of the parcel being created are currently managed or
planned to be managed by a farm management plan for a farm operation consisting of
one or more of the following: berries, grapes, or horticultural specialties. A temporary
mebie-home manufactured dwelling which is accessory te the farm management
may be conditionally located upon the farm parcel for a reasonable length of time to
atlow for substantial implementation of the farm maragement plan. Upon cvidence
that the farm management plan has been substantially implemented, the smebile home
manufactured dwelling may be allowed on a permanent basis or may be converted
tc a permanent dwelling.




section Y
Summary of the Residential Land
Supply and Demand Analysis

This summary preseits highlights of the supply and demand analysis for residential land within
the Eugene-Springfield urban growth boundary (UGB). For the complete analysis, refer to the
February 1999, Draft Supply and Demand Technical Analysis. Determining the foture demand
for residential land and the existing number of buildable acres of residential Jand allows planners
to compare the twe and discover whether there is sufficient land in each residential plan
designation to meet this area’s housing needs through 2015, This supply and demand analysis
indicates there is sufficient buildable residential land to meet the {future 20-year demand for
housing units.

Residential Demand Analvsis

Housing Demand

To project future housing demand, it 15 necessary to project the detnand for housing for a
forecasted population level. Housing demand was projected by reviewing and making
assumpticns about the trends in pine indicators: population, average household size, group
quarter population, structure type mix, vacancy, tenure, structure rype, age of householder, and
household income. This analysis indicates 2 demand for between 40,000 to 49,000 new housing
units inside the UGB.

The population of the Eugene-Springfield Metro Study Area was 204,359 in 1990 based on the
decennial census. The population is projected to reach 301 400 by 2015, | 1s difficolt to predict
the future and consequently a population projection range from high to low was developed
adding and subtracting 10 percent of the 1990 to 2013 growth to the expected projection. This
results in a projection of between 291,700 and 211,100 in 2015 and represents the addition of
between approximately 87,000 and 107,000 persons in the 25-year period. The following graph
displays the expected projection and profected range and compares it with a projection based on
the 1990-1993 growth rate.
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Eugene-Springfield Metro Area
Population Range 1990 - 2015
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To determine the 2015 Metro Study area housing unit demand, the projected number of
households is derived and a vacancy rate is applied. The number of households can be
determined by subtracting the group quarters population from the projected population and
dividing the resulting household population by a projected average honsehold size. It was
assumed that 3 percent of the projected population would live in group quarter situations. Group
quarters include dormitories, nursing homes, jails, etc. The projected household population was
divided by a projected average household size of 2.27. This resulted in a 2015 household
projection of between 124,650 and 132,900. A 3.3 percent vecancy rate was then applied, which
produced a 2015 housing unit projection of between 129,000 and 137,600 for the Metro Study
area.

The 2013 housing unit demand for the Eugene-Springfield UGB was determined by subtracting
the existing developed units and those expected 10 be built outside the UGB and inside the Metro
Study area during the planning period. There were 88,007 existing units based on the Lane
County geographic information system. It is expected that 630 units will be built outside the
UGB and inside the Metro Study area. This results in 2 2015 housing unit demand of between
40,000 to 49,000 new units inside the UGE,
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Needed Housing Units

To project the housing needs of these households, the future composition of households and the
type of housing these households will eccupy must be considered. A market demand study for
residential development was conducted by ECONorthwest and Leland Consulting Group to
determine the projected housing demand by housing type. Below s a list of some of the
forecasted changes anticipated in household cornposition:

» (Growth in one and two person households,

» Growth in the proportion of households with a household head over 55 years of age, and

» (Growth in the proportion of households with incomes under $50,000 although the

households with older household heads will likely have the asset of homeownership.

Based on the forecasted changes in households, future hensing needs could be met by the
following number of units by housing type.

Future Housing Needs
Single Family - detached A1 16,000 - 19,600
| Single Family - attached 12 4, 200 - 5,880
Apartmernt 3% 14,006 - 17,15)
Manufactured Dwelling in Parks 13 520K - 6,370
TOTAL 500 40,000 - 48,000

Land Demand

The amount of land needed for the future housing units can be determined by applying two
factors:

e The distribution of new units developed within density categories and

» The net density at which new housing units will be built within density categornies.
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Within the Engene-Springfield UGB, residential development is planned to oceur on land

designated low- (DR}, medium- (MDR), and high- (HDR) density residential. The foilowing
distribution and net densities were assumed.

Assumed Distribution of New Units
by RESIdentlal Density Designation

‘Hmimlngjpe S DR MDY DR Total. 5
Smgle Fan'uly detached 5% 5% ] 1005%
Jingle-Family, attached S 10% 0 10005
Apariment 0% 505 W% 10%:
Manufactured Dwelling in Parks 93% 2% 0 100

Assumed Avera e WNet Densities

".. ’:’,H e : E"",J :'mi ;,I'.’IDRL ,HIiR:
Single-Family, detached 55 6.5 0.0

| Singie-Family, attached 10.0 2.0 0.0
Apartment 14.0 200 33.0
Manufactured Dwelfing in Parks 7.0 10.0 0.0

These densities represent average anticipated net densities for new housing over the 20-year

period. When comparing land demand with supply, sloped land was assumed to develop at
lower densities. See discussion on Sleped Land.

Based on these assumptions, the following range of land demand is projected for the planning
peried.

4,124 - 5,051
Medimn Density 523 - 641
High Density 120 - 147
TOTAL 4,767 - 5 840
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Residential Land Supply

The 1992 Eugene-Springfield Metro Area Parce! File was used to determine the residential land
supply. Te refine the land supply analysis, all undeveloped parcels of low-density residential
land five acres or greater and medium- and high-density residential of one acre or greater were
updated to January 1, 1995, based on December, 1954 aerial phatographs andfor a review by the
Eugene and Springfield Planning Divisions. Based on this analysis, there were 9,435.3 acres of
buildable residential land within the UGH.

Unbuildable Land

The number of unbuildable acres was determined and subtracted from the supply. Unbuijldable

land includes:

*  Floodway;

» In Eugene = Protected wetlands, wetland mitigation sites, and other significant

wetlands;

In Springfield = Wetlands larger than §.25 acres;

Land within easement of 230 KV powerlines;

Land within 75 feet of Class A stream or pond;

e Land within 50 feet of Class B stream or pond; and

= Small irregularly shaped lots were also subtracted from the total buildable land supply
during the adjustment to the land supply. “

" & u

Buildable Residential Land
GO TOtal: i e e R e T
Generalized | Total Total Total |
Plan Use Area Unbuitdable Buildakle
Low 8,251.7 316.2 17,8356
Medium 1,307.1 88.1 1.218.9
High 328.5 49.1 280.8
Total 5 8888 453.4 9,435.3

Approximately 5 percent of the undeveloped residential land was considered unbuildable. While
smali, irregularly shaped lois were considered unbuildable, they were not subtracied from the
supply until the other land adjustments were made. To determine how much residemial land was
in small, irregular lots, maps were reviewed to identify small, irregulariy-shaped parcels that
would be difficult to develop. These lots accounted for 19.7 acres of buildable low-density
residential land, 1.3 acres of medium density, and .2 acres of high density for a total of 21.2
acres.

Geographic Distribution of Buildable Land

Most of the buildable land is located on the fringe, just inside the UGE. The Eugene portion of
the UGE contains approximately 67 percent of the buildable low-density land, 69 percent of the
medium-density land, and 77 percent of the high-density land. The Springfield UGB contains 33
percent of the buildable low-density land, 31 percent of the medium-density land, and 23 percent
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of the high-density land. The 1990 distribution of population can be compared to the distnbution
of land. In 1990, the Eugene UGE contained 72 percent of the 1990 UGE population, while the
Springfield UGB contained 28 percent.

Buildable Hes:ﬁentlal Land

LEHY
Fugsiis] ?Eﬂﬁ”‘aﬁ% {7 Netro -
17l R el ww gt
268302 7.9336
3741 1,.218.9
£3.6 280.8
J087.9) 94353

Development Constraints on Buildable I.and

An analysis of constraints to development was also conducted. The following constraints were

identified.

+ Floodplain,

+ In Eugene = wetlands in the National Wetland Inventory or wetlands in the West
Eugene Special Area Study that were ot a mitigation site or protected,

+ In Springfield = Wetlands smaller than .25 acres in the Springfield Wetland
Inventory,

+  Hydric Seils, and

» Slopes greater than 15 percent.

Sloped Land

Approximately 26 percent of the buildahle residential land have slopes over 15 percent. Most of
the buildable land with slopes over 15 percent are planned for low-density residential
development. Steeply sloped buildable land with slopes over 25 percent is pnmarily in larger
parcel sizes. The Springficld UGB has slightly more than half of the steeply sloped land. The
following table summarizes sleped land by LGB area.
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Eugene and Springfield UGB Areas
Summary of Sloped Buildable Residential Land as of 1/95
in acre

Low
Medium
H'

Nor-:; os .. o run
For the purposes of this analysis, in Springfield on slopes of 15 to 25 percent, it is assumed that
the housing density will be four units per net acre and for slopes above 25 percent, the density
will be 1.25 units per net acre. These assumptions reflect the existing Hillside Development
Code.

In Eugene, on siepes above 25 percent, it is assumed that the developed density will be three
units per net acre. This density leve] is based on an analysis of existing development in sloped
areas. The Eugene Land Use Code contains & Planned Unit Development (PUD) ordinance that
15 used in most sloped areas, especially the south hifls. This PUD ordinance and regulations
respond to slope constraints by locating development on shaliower slopes, clustering
development, and encouraging attached dwelling units.

Constrained Land

Land constrained by floodplain, buildable wetlands or hydric soils affected 22 percent of the
baildable residential land. Most, about 81 percent, of this constrained land is planned for low-
density residential development. Approximately 89 percent of the constrained land is iocated in
the Eugene UGB. Most of the censtrained land is in the larger parcel sizes, over five acres.

The table on page 53 displays the number of constrained acres by UGB area. Because constraints
overlap, adding up the acreages in each constraint category will not equal the total constrained
acres. The constraint analysis found 795 acres of buildable residential land on which there were
two or mere development constraints.
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Flood plain

Approximately 7 percent or 706 acres of the buildable residential land are located in the flood
plain outside the floodway. Eight percent of the low-density residential buildable land, 7 percent
of the medium-density, and 2 percent of the high-density residential buildable land is in the
floodplain. Most, 87 percent, of the flood plain land is located in the Eugene UGB.

For this analysis, land within the floodplain but cutside the floodway in the Springfield UGB will
not receive any housing density. This decision was based on the fact that about &) to 90 percent
of the floodplain is located adjacent to the McKenze River. Land located in the floodplain in
these locations were itnpacted by flooding in both the 1996 and 1997 floed events and there was
damage to property within the UGE. These sensitive floodpiain areas along the McKenzie are
further irnpacted by the fact that the (storm) waters from the south east hills discharge inte these
areas. This pattern is not true in the Eugene 1JGB. Historically, due to the stormwater system
and major upstream flood controd dams, there has not been any flooding in the floodplain areas
currently within the UGB. Many areas of the floodplain in Engene are also developed in open
space, parks, and wetlands areas, which also reduces the impact on development. In addition,
floodplain areas are subject to special FEMA regulations requiring the finished floor elevation of
any structure to be above the fioodplain elevation.

Wetlands

Wetlands, not classified as unbuildable, constrain 10 percent of the buildable residentizl land.
Appreximately 10 percent of the low-density residential buildable land, 7 percent of the medium-
density, and 12 percent of the high-density residential buildable land is in a wetland. All but one
acre of the buildable wetlands are in the Eugene UGB.

The supply analysis mapped and took out of the inventory protected wetiands or mitigation sites
in the West Eugene Wetland Study Area and also significant wetlands in the National Wetlands
Inventory. There are other wetland areas that are either mapped on the National Wetands
Inventory or are hydric seils, which contain the potential for being jurisdictional wetlands.

As development occurs on these other wetland areas, some of these lands may be found to not
have jurisdictional wetlands. Other areas may be wetlands required to be preserved as open
space. In some cases, wetlands can be preserved as open space and the housing density can be
transferred to the remaining portion of the site. In a PUD, for exampie, the housing density can
be transferred to the remaining pertion of the site and the wetlands can become the required open
space. In subdivisions, the housing can be clustered on the remaining portion of the site. Still
other areas, may have wetlands that are developed after mitigation under an approved fifl permit.
Ower half of identified wetlands on which fill permits are sought receive approval from the U.S.
Army Corps and wetlands can be mitigated outside the UGB on acquired lands near Fern Ridge.

At this time, there are no reliable data about the development potential of these wetland areas.

For the purpose of this analysis, one-third of this wetland acreage, 313 acres, will not receive any
housing allocation.
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Hydric Soils

Hydric so0il is not considered a constraint in and of itself. It serves as an indicator of & potential
wetland and soils that may require differing construction techniques. Approximately 14 percent,
or 1,366 acres, of buildable residential land contain hydric soils. Most of the hydric soils are
low-density residential buildable land and are located in the Engene UGE.

Eugene and Springfield UGB Areas
Summary of Constrained Buildable Residential Land as of 1/95

Service Availability

Although all land within the Eugene-Springficld UGB is anticipated to be served withim the
planning period, there are some places inside the UGH where services are not presently available.
In 1997, an analysis of service availability, primarily sewer, was conducted of the low-density
buildable land five acres or greater and medium- and high-density buildable land one acre and
greater by Eugene and Springfield Public Works Departments® staff. Based on this analysis,
public services are available to 6,782 acres or 72 percent of the residentially zoned or designated
buildable land. This assumes services are available to the buildable residential parcels under this
size threshold. There are approximately 2,653 acres that do not presently have services. Of thig
total, about 1,136 acres will not be served for ten or more years; 521 acres in five to ten years;
476 acres in three to five years, and 520 zcres in one to three years. The largest area to which
services will not be available for 10 or more years is in the southeast Springfield area. This land
is primarily low-density residential land.
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Eugene and Springfield UGB areas

Summary of Service Availability as of 1/95

in acres

53854 |

L 313.9 .

M 8448 596.2 12.1 236.5
H 217.2 217.2 . -
Total 6,347.4 5,127.3 786.9 433.2

1.194.0

L 2,6350.2 1,383.0 723

M 374.1 2159 136.7 21.5
H 63.6 54.8 - B.B
Total 3.087.9 1,654.6 209.0 1,224.3

MNote: tolals may differ due to rounding.
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Supply and Demand Comparison

Comparing the 1992-2013 demand for residential land with the buildable land supply requires &
method to account for demand met by buildable lots, redevelopment, infill, and nonresidential
uses on residential land. The following section describes how each of these factors were snudied.

Housing Demand Met Through Buildable Lots

As noted earlier, there are approximately 3,300 low-density buildable lots inside the Eugene and
Springfield UGB. Furthermors, it is assumed that 1,243 infill lots will be created in the next Z0
Years.

2015 Single Family-Detached Unit Demand
Met by BuildableLots ________

lowy density |
RN ' IR -
Existing Buildable Lots low—density lots acres
1,243
Infill Lots low-density lots Mo Vacant Land

—_

it zli JE . .. EE
1992-201 3,798-4,225
Remaining for Buildable Land acres in low density

Existing low-density buildable lots and infill lots met the demand for 4,543 single-farmly,
detached honsing units. Subtracting these units from the low-density demand results in a demand
for 3,298-4,223 acres of low-density land.

Housing Demand Met Through Buildable Land
Adjustments to the Buildable Land Sopply
Before conducting the comparison between the supply and demand of residential land, all smali,
irregular lots and land in buildable lots must be subtracted. In addition, as noted eariier, no

housing density will be applied to floodplain land in Springfield or one-third of the buildable
wetlands in Eugene. This results in a remainder of 8,447 buildable acres.
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Land for Nonresidential Use

There are mumerous nonresidential uses, such as churches, day care centers, neighborhood
commercial, ete., that locate on residential land. In addition, public facilities such as streets,
schools, and parks are necessary to serve residential land. Based on review of existing
nonresidential uses on residential land, it was assumed that 32 percent of residential land would
be used for nonresidential uses.

Te determine the amount of buildable land available for residential development, land for
nonresidential uses must be subtracted. Furthermore, land determined likely to be redeveloped
must be added te the supply and the housing lost through redevelopment must be added o the
demand.

The following table sunmarizes the adjustments to the residential land supply and presents the

infermation for both the Springfield and Eugene UGB areas and for both flat and sloped land
because density assumptions vary by UGB area and slope of Iand.
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Buildable Land Supply Adjustments in Acres

Medium

Total Buildakle Acres Remaining Far Units After
Subtracting for [rregular Lots, Low-Density Buildable

Lots, Springfield Floodplain, and Eugene Wetlands 7,030 1,147 270 8,447
Flat Buildable Acres 4,646 1,074 257 5,987
15-25% Sloped Land 1,343 &1 2 1,406

Eugene 820 58 1 949
Soringfield 452 3 1 456
Steep (»25%) Sloped Buildabie Acres 1,041 12 1 1,054
Eugene 51 3 0 504
apnnghald 540 a 1 550
» 2t 3 Aable A - » (] ] HI] HYH O B
Flat Buildable Acres 3,159 Frri 192 4,129
15-25% Sloped Land a13 41 L] ash
Eugene 605 39 1 645
Springfield 307 2 1 310
Steep {~25%) Sloped Buiidable Acres 708 9 1 718
Eugene: 341 2 0 343
Springfie]d 367 5 1 374

Mote: Totals may differ due to raurding.
Assurmplions arm estimates based on available data.
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Supply and Demand Comparison

Once adjustments have been made to the buildable land supply, the land demand can be
compared to the adjusted land supply. This comparison is presented below in both acres and
units because an acre-to-acre comparison is somewhat deceptive in that sloped land can
accommodate fewer units than flat land. The cenversion from acres of supply to units of supply
is consistent with the demand assumptions and assumptions of densities on sloped land.

Supply and Demand Analysis in Acres*

High

et Buildable Acres for Housing
Flat Buildable Acres
15-25% Sloped Land

Eugane

Springfield
Stesp Sloped Buildable Acres
Eugene

Low - High Range Residential Dam
Ramaining After Subtracting Demand Met by 3,298 -

Buildable Lots ] 4,225 | 523-641 | 120-147 | 3,841-5013
Land Demand for Housing Displaced by

Redevelopment 27 i) it 27
[Total Expected Residential Land Demand

1992-2015 3,840 585 135 4,564
Low - High Range Resldential Land Demand | 3,325 -

1982 - 2015 4,252 | 523-641 | 120-147 | 3,968 - 5,040

Difference Between Total Buildable Supply
and Expected Residential Land Demand in
Acres" 840 239 &0 1,238
Note: Totals may differ due to rounding. Assumptions & cstimates based on available data,

* Units are not allocated to commercial and mixed-use designated land due to State Administrative Rulss,

thongh it i5 ktvown that somee units will bs built on commercial and mixed-use land.
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Supply and Demand Analysis in Units”

Low - High Range Residential Dem

Low Medium High
Bensity i
Tntal Unlts on Emldahle Ar.res s
Units on Flat Buildable Land 31,797 | 12,432 6,720 40,949
Units on 159-25% Sloped Lahd 5,403 632 ) 6,074
Eugene (same densily as flat} 4,175 g24 35 4,534
Springfield (@4 dus.facre} 1,228 8 4 1,240
Units on Steep Sloped Buildabte Land 1,482 14 1 1,497
Eugena (@3 dus/acre} 1,023 3] ) 1,079
1

Remaining After Subtracting Demand Met by 22,873- 5,384 - 4,200 -

Buildable Lets & Indill 25,042 10,270 5145 | 35457 - 44 457
LUnit Demand for Housing Displaced by

| Redevelopment 149 0 0 149
Total Expected Residential Demand 19952-

2015 25,449 5432 4725 40,606
Low-High Bange Residential Demand 1992- | 23,022 - | B,384- | 4,200-

2015 29,191 10,270 5,145 {35,606 - 44,606
Ditference between Total Huildable Supply

and Expected Residential Demand in units * 2232 3,646 2,035 7.913

Wore: Totals may differ due 1o roundirg,  Assumptions are estimates based on avajlable data.
* ITnits are pit allocated to commencial and mixed-use desipnated land due to State Administoative Rules,
although it is known that some ymts will be built on commercial and mixed-use land.
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Conclusions

Overall, there is sufficient buildable residential 1and to meet the future 20-year high-end land
demand in all three plan designation categories. There is not enough flat land in the low-density

category to meet the expected or high-end demand, so some development will occur on sloped
land.
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Section V
Glossary

Introduction

This glossary provides definitions for words contained in the findings, policies, and suggested
implementation measures of the Eugene-Springfield Residential Land and Housing Study. They
may not have the same meanings as defined in the Engene, Springfield, or Lane County
Development codes. In some cases, these recommended definitions will result in amendments to
the Metro Pian definitions (see Section 1), Eventually, the local codes, building permmits, and
the Lane County peographic information system will all need to use thesz terms consistently for
accurate data collection and implementatien of Merro Plan policies.

adopted plan
A document that has been formaliy approved by a local governing body, such as a city
council.

affordable housing
Housing priced so that a honsehold at or below median income pays no more than 30 percent
of its total gross income on housing and utilities. (HUD's figure for 1997 annual median
incorne for a family of three in Lane County is $33,900; 30% = $84%/menth.)

annexation
An extension of the boundaries of a city or spacial district. Annexations are governed by

Oregon Revised Stattes. In the Eugene-Springfield metropolitan area, annexations require
approval by the Boundary Commission.

ancillary enit
A second dwelling unit either added in or added to an existing single-family, detached
dwelling, or a5 a separate structure on the same lot as the main house.

assumption
A position, projection, or conclusion considered to be reasonable.  Assumptions differ from
findings in that they are not known facts.

apariment
A suite of rooms including bathroom and kitchen facilities used as a dwelling. Apartments
are considered mulii-family housing units.

buildable residential lands
Land in urban and urbanizable areas that is suitable, available, and necessary for residential
uses. Buildable land includes both vacant Jand and developed land likely to be redeveloped.
Lands defined as unbuildable within the metro UGB are those within the floodway; land
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within easement of 230 KV power lines; land within 75 feet of Class A stream or pend; land
within 30 feet of Class B streamn or pond; protecied wetlands and wetland mitigation sites in
Eugene; and wetlands larger than 0.25 acres in Springfield. Publicly owned land is generally
not considered available for residential use. Buildable land includes property not currently
sewered but scheduled to be sewered within the 20-vear planning period.

builduble lands inventory
An inventory of land suitable and necessary to accommaodate future population growth
projected in the comprehensive plan. In general, the inventery includes 2 map or other
information to specify the location of buildable lands; an explanation of the types and
densities that can occur in specific areas; a description of the physical constraints on public
services in each area; and a description of the acreage designated on the plan map and zoned
for different types of uses. Every city is required by Oregon Statewide Planning Goals to
have such an inventory for residential, commercial, and industrial land.

cluster subedivision
Cluster development allows reduced lot sizes, greater lot coverage, and reduced setback
standards for individual lots, without exceeding the maximum density provisiens of the
applicable zoning district and the Metro Plan. This type of subdivision promotes more
economic sub-division layout; encourages ingenuity and originality in sub-division design;
and improves the quality of residential development and accommodates incorporation or
retention of wetlands, natural drainageways, constructed open stormwater management areas,
wooded areas, natural resources, and other open space amenities.

compact urbar growth
The filling in of vacant and underutilized !ands inside the UGB through new construction or
redevelopment. Compact urban growth is often viewed as the oppesite of sprawl.
Specifically, compact urban growth:

e Protects forest, agricultural, and resource lands;
¢ Llses limited fuel energy resources more efficiently and encourages greater use of
bicycle and pedestrian facilities due to less miles of streets and less anto dependence;
+ Results in sequential development of land, thus resulting in more efficient and less
costly provision and use of utilities, roads, and public services such as fire protection;
+ Encourages greater urban transit efficiency: and
Utilizes redeveleped or underdeveloped areas existing street, utilities, and public
infrastrcture.

comprehensive plan
An official document adopted by a local government that includes general, long-range
policies to guide 2 community’s future development. A local comprehensive plan must
comply with state-wide planning goals and be acknowledged by the Oregon Land
Conservation and Development Commission.
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condominium
A housing unit that is individually ewned. The housing unit itself could be an apartment,
townhouse, or a detached, single-family home. Usually, the owner dees not owrn any land,
just the housing unit itself, and has an undivided interest in the comnmon areas including
community facilities.

CONSENSHE
Adl parties mvolved accept the decision reached.

conservation
Managing the environment in a manner that avoids wastefnl or destruetive use of resources

and provides for the availability of resources in the future.

Consolidated Flan
The Eugene-Springficld Consclidatzd Plan combines information and strategies for the Cities
of Engene and Springfield, in collaboration with Lane County, and 15 intended as a
housing/community development action plan. It is a requirement of the 1990 National
Affordable Housing Act and the Community Development Plan. The Consolidated Plan
consists of a frve-year, long-range plan and yearly action plans that are submitted to U.S.
Department of Housing and Urban Drevelopment.

coaperative
A form of tenure in which a tenant-owner corporation owns the building or complex; tenants
own stock in the building or complex in proportion te the value of their dwelling units,
depending on the lease conditions.

density
The average number of families, persons, or housing units per unit of land. Density is usually
expressed as dwelling units per acre.

density bhonus
A mechanism used in incentive-based zening that allows a developer to build at higher
densities in return for providing more open space, building affordable housing or some other
public armenty.

density (gross)
The number of dwelling nnits for each acre of land, including areas devoted to streets, parks,

sidewalks, and other public rights-of-way.
density (net)

The number of dwelling units per acre of land in residential use, excluding dedicated streets,
parks, sidewalks, and public facilities.
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Residential Densities
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Department of Land Conservation and Department, DLCD
The state agency responsible for administering Oregon’s Statewide Planning Goals and
statutes. [ts policy-making body is the Land Conservation and Development Commission,
LCDC.

development
The construction, reconstruction, conversion, structural alteration, relocation, or enlargement
of any structure; any excavation, landfill, or land disturbance; and any human-made use or
extension of land use.

disincentives
Mechanisms (e.g., regulations, fees, taxes, policies, or programs) that act as deterrents and
discourage or prevent decisions, actions, or behaviors.

downzoning
A change in zoning classification of land 10 & classification permitting development that is
less intensive.

duplex
A duplex is two units that share a wall or that are vertically stacked.

econpmic growth
The change over a period of time in the value (monetary and non-monetary} of goods and
services and the ability and capacity to produce goods and services.

envirgnmenial guality
An overall indication of an area’s positive environmentai attributes, such as ¢lean air and
water, scenic resources, diversity, and health of species.

exdcliony
Fees, dedications, or off-site improvements imposed by a government as a condition of
approval to mitigate impacts of a development. Exactions may vary by project and physical
mitigations may be located off-site.

Jair housing
Refers to the prevention of discrimination against protected classes of people. Protected
classes, as defined by the federal government, refer to race, color, religion, natioral origin, or
sex. Protected classes are dispropertionately comprised of very low-income poputations.
Some comrnunities expand the term protected classes to include other areas, including saxual
preference.

Jamily wage job
Permanent job with an annual meome greater than or equal to the average annual taxable
wage in the region. The Oregon Employment Division uses current average annual taxable
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wage information to determine the family wage job rate for the region or county.

finding
Factual statement resultimg from investigations, analysis, or observation.

floor area ratio, FAR
Ratio comparing the ameount of floor space to the total land area of a development site.
Specified ratios are often required in zoning ordinances for comumercial and industrial
developmment projects to regulate the dimensions of multi-story buildings.

Jull-cost aecounting

The process of accounting for and including afl environmental, economic, and social costs
{and benefits} of a particular action, activity, policy, or development.

Junctional plun
Type of refinement plan that addresses a specific Metro Plan element or sub-clement on a
city-wide or regional basis.

goal
A broad staternent of philasophy that describes the hopes of a community for its future. A
goal may never be completely attainable but is used as 2 point towards which 1o strive.

greenbelt
An area of designated parks or open spaces that surrounds cr adjeins a comrnunity. In
addition to providing recreationa) and scenic amenities, a greenbelt can prevent urban sprawl
of provide a buffer betwesn intensive agricnltural activities and incompatible urban nses.
Development within the greenbelt can be restricted by the government that owns or regulates
it.

growth
The word often means one of three things in planning literature: the physical expansion of a

<ity; an increase m the population of a particular jurisdiction; or economic growtl, as
measured by some standard such as per capita income.

growth management
An explicit government program designed to control or influence the rate, amount, type,
density, location, and/or cost of population growth and development within a city,
municipality, county, state, or region.

guidelines
Suggestions abeut how to implement a goal or policy.



habitat
The place or type of ecosystem in which a plant or animal species is commonly found
because of the food and shelter necessary for their survival is provided.

hictoric preservafion
The process of applyving measures necessary to sustain the existing form, integrity, and
materials of a historic property.

impact
The consegquences of a course of action; the effect of a goal, guideline, plan, development,
regulation, or decision.

impact fees
Assessments levied on new development to help pay for the construction of off-site capital
improvements that benefit the new develapment. Impact fees are a type of exaction.

implementation measure
An action that implements policies and moves toward achieving goals. Measures can take
the form of zoning codes, ordinances, incentives, and barrier removal. Implementation
measures are not adopted on a metropolitan level, but can be adopted as needed by individoal
Jurisdictions.

incentive
Any benefit (economic, regulatory, policy, ete.) that influences or encourages a desired action
or behavior.

inclusionary zoning
Mandatory requirement for developers 1o provide something to serve the community, usually
a requirsment that a certain portion of the housing units must be affordable to low-income
households. Incentive-based inclusionary zoning is not mandatory and provides a density
bonus, tax break, reduced fees, special development standards, or other incentives in retumn
for more open space, affordable housing units, or some other public amenity.

infill
Development consisting of either construction on one or mmore lots in an area that is mostly
developed or new construction between existing structures. Development of this type can
conserve land and reduce sprawl.

infrastructure
The public facilities and services that support the functions and activitiss of 2 community,

including roads, street lights, sanitary sewer lines, stortn drainage, power lines, and water
lines.
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Joint Planning Commission Committee (JPCC)
A commitiee made up of two members each of the Bugene, Springfield, and Lane County
Planning Commissions. This committee is responsible for overseeing metropolitan citizen
mvolvement activities.

Jurisdiction
The range or sphere of authority; the territorial range of authority.

Land Conservation and Developmeni Commission, LCDC
LCDAL directs the Oregon state-wide planning program. The commission includes seven
members appointed to four-year terms by the Governor and confirmed by the Senate,

land use
The main activity that occurs on a piece of land or the structure in which the activity occurs.

fivability
A combination of characteristics of a comrnumity that together denote positive qualities
associated with living in that community.

low-income housing
Housing priced so that a household at or below 30% of median pays no more than 30 percent

of its total gross household income on housing and utilities. (HUD's figure for 1997 annmal
80% of median for a family of three in Lane County is $27,150; 30% = $678/month.}

manufoctured dwelling
A structure constructed at an zssembly plant and moved 1o a space in a manufactured
dwelling park or 2 lot. The stmicture has sleeping, cooking, and plumbing facilities and is
intended for residential purposes.

manufactured dwelling park
Any place where four or more manufactured dwellings 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 1o rent or lease space.

metropolitan area
Generally, an area that includes and surrounds a city or group of cities. The Eugene-
Springfield metropolitan area is the area within the Metro Plan boundary.

Metropolitan Area General Plan, Metro Plan

The comprehensive land use plan for the cities of Eugene and Springfield and those parts of
Lane County within the Merre Plan boundary.
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Metropolitan Policy Conunittee (MP()
A committee made up of two elected officials from each jurisdiction, Eugene, Springfield,
and Lane County, and other local agencies. The committee administers certain metropolitan
programs and provides a dispute resolution mechanism for metropolitan planning issues and
plan amendments.

Metropolitan Statistical Area, MSA
A United States Census Burean metropolitan area that must contain either a place with a
minimum population of 50,000 or a Census Burean-defined urbanized area with a total
metropolitan area population of at least 100,600, Lane County is referred to as the

Eugene/Springfield MSA.

metropeiitan study area
The area included in census tracts 10,01, 10.02, and 17-54. Generally, this area inclodes the
greater Eugene-Springfield area of Alvadore and Pieasant Hill. This area is only used for
developing projections.

minimum density zoning
A regulatory mechanism to requite development densities to stay above a certain level.
Minimum density zoning can be applied as an average density for a development or for a

larger geographic area.

mitigation
Technigues or requirements aimed at reducing or nentralizing identified negative
environmental, economic, or social effects of a proposed activity, policy, or development.

mixed use
A building, preject or area of development that contains different land uses such as hounsing,

retail, and office uses.

maode
A means of moving people and/or goods, Modes may include metor vehicles, public transit,
bicycles, railroads, airplanes, waterways, pipelines, and padestrian walkways.

muiti-family
A strueture having three or more dwelling units that are stacked.

natural areas
Land and water areas that have retained their natural character. These areas provide habitat
for plant, animal, or marine life. Such areas are not necessarily completely natwral or
undisturbed, but can be significant for natural, historical, scientific, or paleontological study,
or fer the appreciation of natural features.
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natural resources
Atr, land, and water and the elements thereof. Natural resources are valued because they
provide habitat for plant or animal life for their existing and potential usefulness to hurnans.

net-mipration
The number of persens leaving a geographic area subtracted from the nomber of persons
moving into a geographic area within a given period of time,

node
An area of concentrated activity.

nedal developrrent

Nodal Development is a mixed-use, pedestrian-friendly land use pattem that seeks 1o increase

concentrations of population and employment in well-defined areas with good transit service,

amix of diverse and compatible land uses, and public and private improvements designed to

be pedestrian and transit oriented. Fundamental characteristics of Nedal Development

include:

* design elements that support pedestrian environments and encourage transit use, walking,
and bicyeling;

* atransit stop which is within walking distance (generally 1/4 mile) of anywhere in the
node;

» mixed uses and a core commercial area $o that services are available within walking
distance,

s public spaces, such as parks, public and private open space, and public facilities, that can
be reached without driving; and

* amix of housing types and residential densities that achieve an overall net density of at
least 12 units per net acre.

Nodal developments will vary in the amount, type, and orientation of commercial, civic, and

employment issues; target commercial floor area ratios; size of buildings; and the amount and

types of residential uses. Possible nodal development patterns include neighborhood centers,

commercigl centers, employment centers, and combinations thereof.

Neighborhood Centers

Neighborhood centers are primarily residential and include a mix of commercial uses that
serve the day-to-day needs of neighborood residents. Housing densities, commercial floor
area ratios, building size, and other development standards for these centers will ensure a
level of activity appropriate for a neighborhood. Generally, the mix of uses in a
neighborhood center will be 70-85 percent housing, 5-20 percent commercial core, and 5-10
percent public space, not including sireets. A neighborhood center should include a diversity
of housing types at varying densities. Multi-family structures should constitute 20-40 percent
of the housing. Duplex, single-family attached and small lot single-family detached
structures should make up the other 60-80 percent. Neighborhood centers must be located
along either a planned or existing transit route.
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Commercial Centers

Commercial centers include concentrations of intenstve office, commercial, and higher-
density residential development and significant amounts of empleyment uses. The
commercial, civic, and employment uses will be oriented to serve not only the paeple living
and working in or near the center, but also the broader community. Commercial centers must
be located on existing or planned transit rontes with a 10-minute frequency of service.
Generally, the mix of uses will be 20-70 percent comumercial and employment, 13-63 percent
housing, and 5-15 percent public parks or plazas. Housing primarily will consist of multiple-
family structares with some duplex and single-farnily structures alse present. Commercial
floor area ratios will be higher and, generally, the size of buildings will be larger than
commercial uses in neighborhood centers.

Employment Centers

Employment centers are areas that contain concentrations of light industrial, office, and/or
institutional uses. These cemters will include access for people and freight movement and a
variety of services for the employees who work, shop, and live in or pear the center. Housing
should be included within employment centers. However, residential uses may not be
appropriate for some centers, depending on the mix of uses and character of the area.
Generally, the mix of nses in employment centers will be 60-85 percent employment and
commercial services, 10-30 percent housing, and 5-10 percent public space. Housmg in these
centers typically will be limited to multiple-family structures. Commercial retail and service
activities will be oriented to serve the day-to-day needs of employees working in or near the
cerers.

obfective
An attainable target that the community attempts to reach in striving to meet a goal. An
objective may also be considered as an intermediate point that will help fulfill the overall
goal.

ordinance
A law enacted by a local legislative body, such as 4 ¢ity council or board of county
COIMMMissioners.

partition
The process (and the resnlt) of dividing a parcel inte two or three smaller buildable parcels.

pedesirian-friendly
An environment with improvements such as sidewalks, crosswalks, lighting, street trees,
benches, and traffic calming devices that provide safe, convenient, and atiractive places to
walk.

per capita income
A measure of the average income for every man, woman, and child in an area.
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periodic review
Regularly scheduled Department of Land Conservation and Development reviews of local
government comprehensive plans and implernenting ordinances.

permir fees
Charges for processing land use or deveiopment applications.

plan
A concept, design, or statement of how ohe intends to carry out an action or achieve a goal.

plan boundary
Defines the area shown on the Metre Plan diagram that includes Springfield; Eugene; and
unincorporated urban, urbanizable, rural and agricultural lands exclusive of areas
encompassed in the Lane County General Plan.

plan desipnation
A general description of what uses are planned to oceur in 3 district described on the
comprehensive or general plan map or diagram.

plan diagram
A graphic depiction in the Metro Plan of: a) the future land use planned for the metropolitan
area, and b) the goals, objectives, and recommendations embodied in the text and elements of
aplan. Information includes land use designations and the urban growth boundary.

Manned unit development (PUD)
A form of development that:

* Encourages comprehensive planning in areas of sufficient size to provide
developments at least equal in the quality of their environment to traditional lot by lot
development and that are reasonably compatible with the surrounding area;

* Provides flexibility in architectural design, placement, and clustering of buildings; use
of open space and cutdoor living areas; and provision of facilities for the circulation
of automnobiles, pedestrians, bicycles, and mass transit, parking storage and related
site and design considerations;

¢ Promotes an attractive, safe, efficient, and stable environment that incorporates a
compatible variety and mix of uses and dwelling types;

Provides for economy of shared services and facilities;
Encourages the construction of a variety of housing types at price ranges necessary 1o
meet the needs of all income groups in the city;
Enhances the opportunity to achieve higher densities; and
® Preserves natural resource areas.

pianning
A systematic process and procedure to determine policies and implementing actions to
achieve desired goals and objectives.
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policy
A statement adopted as part of the Merre Plan or other plans to provide a specific course of
action moving the community towards attainment of jts goals.

poptilation
The number of people in 2 community or place.

population growth
An increase in the number of people in a community through births, annexations, and net
mmigration.

projection
Calculation of something in the future based on known trends.

public facility plan
A component of 2 comprehensive plan that describes the types and levels of services required
te support planned development.

guality of life
A term that is usually nsed to collectively describe positive attributes associated with living
in a particular communizy.

rate af growth
A measurement of change. Rate of growth is usnally expressed as a pereent change per year
or decade.

redevelopable land
Land on which development has already oconrred, but on which, due 1o present or expected
mearket forces, there is a strong likelihood that existing development will he converted to or
replaced by a new and/or more intensive use. This land might have one or more of the
following characteristics: low improved valve to land value ratio; poor physical condition of
the improvement; low improved value; large size: and/or higher zoning potential.

redevelopment
Rebuilding or adaptive reuse of land that has been previously built upen. It may promote the
econoric development of an area that has been run-down or is ne longer needed for its
previons use, such as industnal land that is redeveloped as residential.

refinement plan
A detailed examination of the service needs and land use issues of a specific area.
Refinement Plans of the Metro Pian can include specific neighbarhood plans, special area
plans, er functicnal plans (such as TransPlar) that address a specific Metro Plan element or
sub-element on a city-wide or regional basis.
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regitlations
Rules, crdinances, and iaws that regulate conduct.

riparian
The land bordering a stream or river; also pertaining to the vegetation typical of those borders
(grasses, shrubs, and trees such as reed canary grass, spiraea, willows, ash, and cottonwoaods),

row house
One of a vow of adjoining and usvally similar houses, each having its side walls in conumon
with 11s neighbors.

rural lands
Those lands that are outside the urban growth boundary. Rural lands are agriculmural, forest,
or open space lands; or other lands suitable for sparse settlement, small farms, or acreage
homesites with limited public services, and which are not snitable, necessary, or intended for
urban use.

sequential development
Orderly or efficient development of suitable vacant, underdeveloped, and redevelopable land
where services are available, thus capitalizing on public expenditures made for these services
while avoiding sprawl and leapfrog development.

service enhancements
Services and amenities provided (or delivered) to lower income tenants based on individnal
needs on site that promote empowerment towards self-sufficiency.

single-family attached
An attached dwelling unit that shares common walls, such as a rowhouse, duplex, triplex, or
townhouse.

single-family detached
A free-standing dwelling unit which that does not share any walls or the roof with another
dwelling unit.

single-room accupancy (SRO)
A single room dwelling. Sometimes there is a shared bath, kitchen and/or living area for the
residents within the building. Rooming houses are considered SROs.

small lot development
A development of single-family, detached houses on lots smaller than 4,500 square feet.

special needs houring
Housing for special needs populations. These populations represent some nnique sets of
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housing problems and are usually at a competitive disadvantage in the marketplace due to
circumstances beyond their control. These subgroups include the elderly, persons with
disabilities, homeless individuals and farnilies, at-risk youth, large famiiies, farm workers,
and persons being released from correctional institutions.

standards
A standard is a level or degree of quality that is proper and sufficient for a specific purpose.
For instance, the local zoning ordinance will contain standards against which development
requests are considered for approval or denial. Standards should be clear and objective.

state-wide planning goals
Ninateen state-wide planning goals that express the state of Oregon’s pelicies on land use and
related topics. Most of the goals are accompanied by guidelines that suggest how geals may
be applied. The goals have been adopted as administrative rules. Oregon’s state-wide goals
are achieved through local comprehensive planning. State law requires each ity and county
o have a comprehensive plan and the zoning and land division ordinances needed to put the

plan into effect.

strategy
A plan or action aimed at achieving a specific end.

subdivision
The process (and the result) of dividing a parcel of land into four or more smaller buildable
lots.

subsidies
A general term for vadous forms of assistance, financial, or otherwise (g.g., grants, loans, tax
allowances), which are intendad to achieve desired results or behaviors. Also see incentives.

suburban
A term used to describe a location and activities characterized by lower density residential

land uses.

super-siting
A process conducted by an authorized public jurisdiction that allows the siting of a project
determined, as benefiting the public good te the extent that pre-emption of local zoning and
development regulations is warratted.

System
A group of regularly interacting features, activities, or entities forming a network or united
whole, For example, there are watershed systems, traffic systems, and systems for providing
governmental services and goods.
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system development charges, SDCs
A fee collected from new development by local governments to pay for offsite public facility
improverments to mitigate impacts associated with a development.

tax deferral for farmland
The assessed valne of farmland for taxing purposes based on comparable properties in
agricultural vse rather than on the real market value. A tax deferral makes farming an
economically viable option for the land the land is used for urban development.

lenure
Wheiher one rents or owns the housing unit. The tenre could also be a cooperative in which
a tenant owns stock in the building or complex.

transfer of development rights
The transfer from one property to another of certain legal rights granted by the zoning
ordinance.

TransPlan
The Eugene-Springfield Metropolitan Area’s transportation plan, A 20-year policy document
intended to guide regicnal transportation system planning in the BEugene-Springifield
metropolitan area by setting forth geals, policies, and implementation measure.

fransportation corridors -
Movement routes that accommodate many modes of transportation.

Unbuildable land
Land with the following constraints: floodway, in Eugene protected wetlands and wetfand
mitigation sites; wetlands larger than (.25 acres in Springfield, land within easement of
230KV power lines, land within 75 feet of Class A stream or pond, or Jand within 50 feet of
Class B stream or pond.

underdeveloped land
The vacant or redevelopable portion of land not having the highest and best use allowed by
ZONInE.

undeveloped land
Land that is vacant or used for agricultural purposes.

unincorporated land
Land that is not within the boundaries of an incorporated city.

urban design
The forms, functions, materials, and activities of cities, and the use and management of
neighborhoods, districts, or certain areas within them.
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urban form
An expression of the physical shape and pattem of development of a city.

urban growth boundary, UGB
A site-specific line, delineated on a map or by written description, that separates the projected
urban service area from rural land.

grban lands
Lands located within an incorporated city.

urban renewal district
Trban renewal districts are established to prevent the erosion of preperty values, as well as
increase those values, by stimulating private investment. Urban renewal districts are
authorized by the Oregon Constitution and state statutes. They are created to improve the
economy of areas that are blighted, underdeveloped, or depressed. Urban renewal projects
include land purchase/consolidation, development of utilities and public amenities such as
street, water, sewers, lighting, public spaces, parks, etc.

urban reserve arca
An area outside an urban growth beundary identified as a possible area for furre expansion
of the UGB during a 20-50 year period. Unlike other rural areas, urban reserve areas have the
potential for future development.

urban services
Fublic facilities and actions that serve urban development, including sewers, water, fire
protection, parks, open space, recreation, streeis, roads, police, and public transit.

urban sprawi
The seemingly uncontrelled spread of development over rural or undeveloped land. It
usually connotes low densities, inefficient use of land and service delivery, premature
conversion of rural farm or forest land to urban uses, leapfrog development patterns, long
comimutes, and the spread of development outward from cities.

very low-income housing
Housing priced se that a household at or below 50 percent of median income pays no more
than 30 percent of its total gross household income on housing and utilities. (HUD’s figure
for 1997 anmual 50% of median for a family of three in Lane County is $16,950; 30% =
$423/month.)

vision
The overall image of what the community wants to be and how it wants to look at some point
in the future.
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wetland
A land area where excess water is the deminant factor determining the nature of soil and the
types of plant and animal cominunities living at the soil surface. Wetlands are complex

ecosysterns that are vital to fish, wildlife, and humans and are protected by local, state, and
federal law.

zero-lot {ine development
A type of development in which houses are pushed up to the lot line instead of maintaining
the typical five-foot setback. The result is typically a larger usable open space toward the
opposite edge of the lot. Generally, the side of the house on the lot line has few to no
windows.

zﬂ‘ﬂlﬂg
A measnre or regulation enacted primartly by local governments in which the community is
divided into districts or zontes within which permitted and special uses are allowed. Zoning
regulations govern lot size, building bulk, placement, and other development standards. A
zoning ordinance typically consists of two parts: a text and a map.
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Appendix A
Existing Metro Plan
Residential Land Use and Housing Element

Introduction

This appendix contains all the findings, goal, cbjectives, and policies from the existing
Metro Plan Residential Land Use and Housing Element of the 1987 Eugene-Springfield
Metropolitan Areq General Plan. Also, objectives and policies that apply to housing
from the Environmental Design Element are included at the end of this section.
Following the existing objective or policy is a statement in italics describing if that
objective or policy has been kept, deleted, or modified in the recommended policies. The
amended Metro Plan will no longer contain objectives, only policies.

Residential Land Use and Housing Element

Findings

The existing findings listed below will be replaced with the findings contained in Sectien
II of this report.

I. Residential development took place at a rapid rate between 1977-80; about 8,680 new
units were constructed during that period. From 1980-83, dwelling unit construction
declired; about 2,610 new units were added.

2. The long-term, gradual shift toward a greater proportion of muitiple-family type units and
2 reduced proportion of single-family type units continued in the 1977-83 period. In
1577, 69 percent of the housing stock were single-family type units, and 31 percent were
multi-family type units. In 1983, 66 percent were single-family type units, and 34 percent
were multi-family units. Of new units added to the inventory in those six years, about
5.830 (52 percent) were muli-family type. The same trend toward a greater proportion of
muiti-family type units was exhibited in Eugene and Springfield.

3. Overall residential densities continued to increase gradually between 1977 and 1983,
from 3.5 o 3.9 umits per gross acre (an 11 percent increase in residential density
metropolitan-wide).

4. Average household size decreased from approximately 3.0 to 2.6 persons berween 1970
and January 1979. However, during the same period, the size of housing units, as
reflected by number of bedrooms, increased. As a result, the metropoelitan area contains
relatively few one- and two-bedroom units for ownership. Furthermere, approximately
five percent of the area’s households occupy units have two or more bedrooms beyond the
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10,

11.

12

13.

number of persons in the household; for example, three bedroems for a single-person
household. These factors may indicate some of the area’s housing stock is not being used
efficiently.

The composition of the housing supply is changing. Single-family units are decreasing
relative to mobile, duplexes, and multi-family units. In 1970, the supply consisted of 70
percent single-family, three percent mobile home, six percent duplex, and 21 percent
multi-farnily. In January 1979, the supply consisted of 62 percent single-family, six
percent mobile home, nine percent duplex, and 23 percent multi-family.

Approximately 12 percent of the area’s housing units were substandard in 1976, Nearly
all of those were suitable for rehabilitation.

The average overall gross density of all residential development within the 1990 Flan's
projected urban service area was about 3.6 units per acre in January 1977, The average
gross density of single-family development was 2.7 units per acre; of mobile hemes, 4.5;
of duplexes, 7.2; and of multi-family, 18.1.

Residentizl development is generally occurring at densities below the maximum
permitted by the 1990 Plan. On Fanuary 1, 1976, the cverall average of existing
residentia) development in Eugene-Springfield was approximately 4.3 dwelling units per
ErOSS 4CTE.

If future development occurs at existing overall densities by structure type, the acreage
zoned for low-, medium-, and high-density residential use will be inadequate to meet
projected demand to the year 2000.

Between 1979 and 1984, real housing costs rose relatively more rapidly than household
incomes. For example, in 1979, 62 percent of metropelitan area households paid 25
percent or more for housing. By 1984, 67 percent of those households paid 25 percent or
more for housing. There continues te be an inadequate number of lower cost units in the
metropolitan area for low- and moderate-income househoilds.

Ownership units are primarily single-family detached units. There is an increasing
demand for more units for households desiring ownership without the burden of home
maintenance.

Residential uses in and near downtewn areas are dominated by rental units.

Conflicting land uses threaten the viability and identity of some metropolitan residencal

neighborhoods. With appropriate land use controls, the mixed use character of these
areas can be compatible with residential development.
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[4. Zoning classifications based on the number of bedrooms per acre may more accurately
reflect the level of use of somne public facilities and services than traditional zoning
classifications that are based on the number of units per acre.

15. Low-income households and households that spend a high proportion of their income for
housing are primarily single-person households, households headed by persons under 25
years of age or 65 and over, households that include handicapped persons, and female-
headed households.

1&. The metropolitan area does not have an adeguate aumber of units to meet the special
housing needs of the area’s elderly, handicapped, and students.

17. Of the groups intended for protection by fair housing ordinances, the principal groups
diseririnated against in the metropolitan area are racial minorities and singie heads of
households, especially those with children.

18. Non-local policies, such as federal lending policies, affect the metropelitan housing
market. Some conflict with the goals and objectives of the Metre Plan.

19. All three general purpose governments in the metropolitan area implement housing
programs and coordinate their housing planning and implementation activities.

20. Zoning in accordance with policies established by the Metro Plan is one direct way of
allowing the private housing nrarket 1o meet demands for a variety of housing needs of
metropolitan area residents.

oal

Provide viable residential communities o all residents can choose sound, affordable housing
that meets individual needs. [Refained as stated. ]

Objectives and Policies

Ohjective I: Coordinate residential land use and housing planning with other elements of
this plan and with locally adopted plans. [Modified and replaced with recommended policy
in Coordination section. |

Objective 2: Provide residential areas that offer a variety of housing densities, types,
sizes, costs, and locations to meet projected demand. [Meodified and replaced with
recommended policies in Residential Density section and Housing Tyvpe and Tenure
section.]

Ohbjective 3: Locate residential development in relation to the availability of
employment, commercial services, public utilities and facilities, and transportation
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modes. [Modified und replaced with recommended policy in Residential Density
section.]

Objective 4: Provide for and promote generally higher residential densities in the current
urban service area to encourage a compact urban growth form, {Modified and replaced
with recotnmended policy in Residential Density section. ]

Objective 5: Protect existing and proposed residential areas from conflicting non-residential
land uses while providing for compatible and functional mixed-use development {residential
and non-residential). [Expanded and replaced with recommended policies in Design and
Mixed Use section. [

Objective 6: Continue to utilize existing large, vacant, or nearly vacant parcels for
ragidential projects that require such parcels; for example, planned-unit developments, nulti-
family developroents, and mobile home parks. [Modified and replaced with recommended
policy in Residential Land Supply and Demand section.]

Objective 7: Maintain existing neighborhoods which have a supply of rehabilitation
houwsing. {Modified and replaced with recommended policy in Existing Housing Supply and
Neighborhood section. ]

Objective 8: Encourage conservation of existing housing by rehabilitation of substandard
units and other methods such as relocation of existing structures and conversion of
nonresidential structures to residential use, provided such actions reflect planned densities for
the subject area. [Modified and replaced with recommended policy in Existing Housing
Supply and Neighborhood section. ]

Objective 9: Encourage and support development of housing for low- and moderate-income
households. [Modified and replaced with recommended policy in Affordable, Special Need,
and Fair Housing section. |

Objective 10: Increase housing opportunities for the specialized needs of the eiderly and
handicapped, students, as well as minority, femaile-headed, and single-person households.
{Modified and replaced with recommended policies in Affordable, Special Need, and Fair
Housing section.]

Objective 11: Encourage cooperation between public, private, and consumer sectors of the
area’s honsing market. fMoedified and replaced with recommended policy in Coordination
section. |

Objective 12: Balance the need to provide a sufficient amount of land to accommodate

affordable housing with the community’s goals to maintain & compact urban growth form.
{Retained us is in Affordable, Special Need, and Fair Housing section. |
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Policy 1: Coordinate new residential development with the provision of an adequate level of
services and facilides, such as sewers, water, transportation facilities, schoels, and parks.
[Modified and replaced with recommended policias in Coordination secrion. |

Policy 2: Continue to seek public assistance for households that are unable to pay for
shelter on the open market. [Replaced with recommended policy in Affordable, Special
Need, and Foir Housing section. ]

Policy 3: Increase the supply of land zoned for low-, medium-, and high-density
residential uses correlating the amount zoned with the projections of demand.
Periodically monitor and analyze the population and dwelling unit projections to provide
a reliable basis for land use decisions and to assure sufficient residential land to maintain
a balance between supply and demand. [Medified and replaced with recommended
policy in Residential Land Supply and Demand section. |

Policy 4: Phase annexations to maintain an adequate inventory of buildable residential
land. {Modified and replaced with recommended policy in Residential Land Supply and
Demand section. ]

Policy 5: Establish specific density ranges within zoning ordinances that are consistent
with the broad density categories of this plan. Translation to an equivalent of persons per
acre corresponding to the density categories in this plan may be substituted for dwelling
units per acres by local povernments. Eugene and Springfield shall establish standards
for allowing waiver of the specific density ranges in this plan to increase the supply of
low- and moderately priced housing.

a. Low density: Through ten dwelling units per gross acre
b. Medium density: Over 10 throngh 20 dwelling units per gross acre
¢. High density: Over 20 dwelling units per gross acre

[Replaced with recommended policy in Residential Density section. ]

Policy 6: Review residential land development regnlations to ensure that they encourage

a variety of housing densities and types. [Modified and replaced with recommended

policies in Residential Density section and Housing Type and Tenure section. |

Policy 7: Encourage public, private, nonprofit, and cooperative associations and joint public-
private parnerships to enter the low- and moderate-income housing market. [Modified and

replaced with recommended policy in Coordination section. J

Policy 8: Continue to encourage the dispersal of housing for all income groups. [Some ideas
are incorporated into recommended policy in Housing Type and Tenure section. |
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Policy 9: Encourage proposals to develop specialized housing for the area’s elderly,
handicapped, and students. [Modified and replaced with recommended policy in Affordable,
Special Need, and Fair Housing section. ]

Policy 10: Evaluate Jocal development standards and regulations for their effect on housing
costs. Modify development regulations that are found to unnecessarily add to housing costs.
{Some ideas are incorporated into policy in Residential Land Supply and Demand section. ]

Policy 11: Encourage retention of large parcels or consolidation of small parcels of
residentially zoned land to facilitate their use or reuse for projects requiring such parcels.
{Modified and replaced with recommended policy in Residential Land Supply and Demand

section. f

Policy 12: Promote compatibiiity berween residentially zoned land and adjacent areas.
{Expanded and replaced with recommended policies in Design and Mixed Use section. |

Policy 13: Develop local mechanisms and processes which ensure coordination between
public, private, and consumer sectors of the area’s housing market. fMedified and replaced
with recommended pelicy in Coordination section. ]

Policy 14: Implement housing programs that provide housing opportunities for all
metropolitan area residents without discrimination. [Replaced with recommended policy in
Affordable, Special Need and Fair Housing section. ]

Policy 15: Investigate and when advisable, implement mixed use zoning, particularly in
established neighborhoods where compatibility and functional mixes already existing.
{Expanded and replaced with recommended policy in Design and Mixed Use section. ]

Policy 16: Encourage location of non-residential uses, such as neighborhood commercial
and small-scale light industry, within residentially designated areas when those auxitiary uses
are compatible with refinement plans, zoning ordinances, and other local conirols for allowed
uses in residential neighborhoods. fReplaced with recommended policy in Design and Mixed
Iise section)

Policy 17: Encourage a variety of new residential developments in and near the downtown
area. [Modified and replaced with recommended policy in Housing Type and Tenure

section. |

Policy 18: Work with the state and federal governments to minimize conflicts between local
and non-local housing policies and programs. [Eliminated. ]

Policy 19: Facilitaie the construction of individually owned units in multi-family structures.
{Modified and replaced with recommended policy in Housing Type and Tenure section. ]
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Policy 20: Conserve the metropolitan area’s existing supply of sound housing in stable
neighborhoods in residentially planned areas through cede enforcement, appropriate zoning,
rehabilitation programs, and by discouraging conversions to nonresidential use. [Modified
and replaced with recommended policy in Existing Housing Supply and Neighborhood
section. ]

Policy 21: Encourage a mixture of dwelling types in appropriate areas. fModified and
replaced with recommended poficy in Housing Type and Tenure section. ]

Policy 22: Develop economic incentives, such as density bonuses, for builders and
developers who provide amenities or specialized housing that benefit the metropolitan
arza, such as hovsing for low- and moderate-income hounseholds. fModified and replaced
with recommended policy in Affordable, Special Need, and Fair Housing section. |

Policy 23: Encourage increased residential density at various locations within cities by
implementing programs, pelicies, and cods moedifications that both establish manimem
densities and allow maximum densities permitted by local or Exgene-Springfield
Metropolitan Area General Plan density categories in designated areas, when consistent
with other planning policies. fEliminated.]

a. To determine the number of specialized units needed for the elderly, handicapped,
and swdents, as well as methods for producing such specialized units.
[Eliminared. ]

b. To determine if zoning classifications that correspond to number of bedrooms or
persons per acre more accurately reflect the level of use of some public facilities
and services than zoning classes that correspond to structure type ot number of
units per acre. [Deleted, this method of calculating density by bedroom count was
discontinued and not longer appears necessary o conduct the analysis. |

¢. To consider the social and economic effects of the urban growth boundary on the
initial price, long-term costs, and the availability of land and housing. fModified
and replaced with recommended policies in Residential Land Supply and Demand
section_ |

Policy 25: Where possible, evaluate and reduce on-site parking requirements for residential
developments near dewntown areas. [Replaced with suggested implementation measure in
Residential Density section.}

Policy 26: Encourage in-filling and utilizing existing undeveloped sub-division lots in

urban areas. {Expanded and replaced with recommended policy in Residential Density
section. ]

AT



Policy 27. Provide for mobile homes as an outright use in a least one of the following
situations in Eugene, Springfield, and Lane County: mobile home sub-divisions, mobiie
home parks, or on individual residential lots. [Modified and replaced with recommended
policy in Housing Type and Tenure section.}

Policy 28: Develop mechanisms and processes for participation in management of low- and
moderate-income housing projects supported with local public funds by persons fer whom
the projects are intended. fEliminated. |

Policy 29: Encourage programs that facilitate home ownership by low- and moderate-income
families. {Modiffed and replaced with recommended policy in Housing Type and Tenure
sechion.]

Policy 30: Encourage higher density residential development near industrial and
commercial centers throughout the metropolitan area. [Replaced with recommended
policy in Residential Density seotion. ]

Policy 31: Zoning in accordance with other polictes established in the Metre Pian shall
be one of the techniques 1o achieve densities and the variety of housing types envisioned
in the plan. {Expanded and combined with other policies addressing density and housing
types and replaced with recommended policies in Residential Density section and in
Housing Type and Tenure section. ]

Policy 32: Zoning in accordance with other plan policies shall be used on a case-by-case
basis to meet multiple-family housing needs of the metropolitan area. fModified and
replaced with recommended policy in Housing Type and Tenure section.]

Policy 33: Application of residential zoning districts shall be used to maintain a
minimum six-year supply of undeveloped urban residential lands in all three residentia)
categories.

The following criteria shall be evaluated when considering changes of zone within the
plant boundary of this Metro Plan:

a. Consistency with the Metre Plan;
b. Consistency with policies and plan of applicable jurisdiction{s); and
¢. Consistency with ordinances in affect within individual jurisdictions.

[Modified and repiaced with recommended policy in Residential Land Supply and
LDemand section. ]

Policy 34: In newly developing areas, techniques such as planned unit developments
shall be employed to achieve density assumptions of the Metro Plan. The cities shall
review the provisions of their residential zoning ordinances and make changes, as
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necessary, to further development of single- and multipie-family housing units in the
number and density anticipated in the Plan. [Deleted reference to only newly developing
areas. Modified and updated in recommended policies in Residential Density section. ]

Overlapping Metro Policy from Environmental Design Element

The existing objectives and policies listed below are from the Environmental Design Element
and will not be replaced until that element is revised. The portions of the existing policies
addressing mixed use and compatibility through design standards have been addressed
through Recommended Pelicies in the Design and Mixed Use section

Objective 6: Coordinate development to achieve compatibility in mixed use areas (with or
without refinement plans) through the adoption and administration of design standards.

Policy 6: Local jurisdictions shall carefully evalnate their development regnlations to ensure
that they address environmental design considerations, such as, but not limited to safety,
crime preventicn, aesthetics, and compatibility with existing and anticipated adjacent uses
{particularly considering high- and medium-density development locating adjacent to low-
density residential).

Policy 7: The development of urban design elements as part of local and refinement plans
shall be encouraged.

Policy 8: Site planning standards developed by local jurisdictions shall allow for flexibility

in design that will achieve site planning objectives while allowing for creative solutions to
design problems.
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Appendix B
State Policy Direction

This chapter discusses relevant existing state policy direction in light of the data and policy
analyses completed for the Metropolitan Residantial Land and Housing Study.

Overview of State Policy

The following existing State Goals, statutes, administrative mules, and guidebooks were reviewed
for this analysis.

o Statewide Planning Goals 1, 10, and 14

» OAR 660, Division 8

Planning for Residential Growth: A Workbook for Oregon’s Urban Areas, Oregon
Transportation and Growth Management Program:, March 21, 1997

LCDC's 1979 guidebock, Housing Planning in Oregon

ORS 195.036

ORS 195.295-197.314

QRS 197.296

ORS 197.475 to 490

ORS 446.003(26)(a)(C)

2 4 & & & B

Statewide Citizen Involvement Goal (Goal I)

Goal: To develop a citizen involvement program that insures the opportunity for
citizens to be involved in all phases of the planning process.

It is necessary and important to conduct citizen involvement activities consistent with Statewide
Flanning Goal 1, Citizen Involvement. Goal 1 requires that citizens be involved in all stages of
the planning process. As the work program for this project was developed, the jurisdictions
designed, approved, and implemented a public invelvement plan consistent with the Metro Plan
that meets the requirements of Statewide Planning Goal 1, including the following required
COMPONETTS!

Widespread Citizen Involvement
The citizen involvement program for this project involved a cross-section of affected citizens and
a Citizen Advisory Committee, selected by an open, well-publicized public process. The JPCC,

the officially recognized citizen involvement coordinating body for the Metre Plan. provided
overall direction on and approved the citizen imvolvement plan for this project.
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Communication

Two-way communication between citizens and elected and appointed officials occurred and will
continue to occur through workshops, comment forms, public forums, outreach, and public
hearings.

Citizen Influence

Citizens will continue to have the opportunity to be involved in ali phases of the planning
process, including preparation of plan amendments and implementation measures, plan content,
plan adoption, miner changes and major revisions in the plan, and implementation measures.
See chart in the Introduction of this report.

Technical Information

This document provides the information necessary for each policy decision. A copy of all
suppotting documents, including techrical reports will be available at LCOG, the cities of
Eugene and Springfield development departments and Lane County Land Management.

Feedback Mechanisims

Recommendations resulting from the citizen involvement program will be retained and made
available for public assessment. Citizens who have participated in this program will continue to
receive a response from elected officials. The rationale used to reach land-use policy decisions
will be available in the written reports.

Financial Support

Sufficient funding was allocated to citizen involvement to make citizen involvermnent an integral
part of the planning process.

Statewide Housing Goal (Goal 10)

Statewide Land Use Goal 10, known as the Housing Goal, requires local comprehensive plans
and land use regulations to provide as follows:

Goal:  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 adeguate numbers of housing units at price
ranges and rent levels which are commensurate with the financial capabilities
of Oregon households and allow for the flexibility of housing location, type,
and density."
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The Housing Goal has been supplemented over the years with statutes that address specific
housing issues and types. In addition, there are two siate administrative rules that interpret the
requirements of Goal 10. Oregon Administrative Rule (QAR) Chapier 660, Division 7 addresses
housing requirements within the Metropolitan Portland (Metre} urban growth boundary; it does
not apply to Eugene-Springfield or other areas of the state. Another administrative rle, QAR
660, Division 8, which does apply to Eugene-Springfield, is intended to define standards for
compliance with Goal 10 and State housing statutes,

In the text below, key elements of the Hounsing Goal are described, followed by where these
elements are addressed in the supply and demand analysis and policy analysis of the Metropolitan
Residential Land and Housing Study.

Availability

The residential land supply must be adequate to meet need. It must be buildable * If a
cormmunity has no financial possibility of extending public services to currently developed areas,
then these lands should not be included as part of the buildable inventory. In addition,
designation of short-term supply must be effective. Local plans and development codes must
provide: clear plan policies, clear and objective approval standards, no competing or
mcompatible uses, services must be planned for long-term supply, and services most be available

@ The guidebook, Planning for Residential Growth: A Workbook for Oregon’s Urban Areas, provides the following
definitions as referenced in suatute and administrative rules:

Buildahle Land: Lands in urban and urbanizable areas that arc suitable, available, and necsssary for restdential
uses. Buildable lands include both vacant land and developed land likely to be redeveloped. [ORS 197 285(11].
Lands defined as unbuildable within the metro urban growth boundary are those that are not severely constrained by
patural hazards (Statewide Planning Goal 7} or subject 1o natural resource prolection measures {Slatewide Planning
Goals 5 and 15). Publicly ewned land is generally nol considered available for residential use. Land with slopes of
25 percent or grealer uniess otherwise provided for at the time of acknowledgment and land withia the 100-year
floodplaim is generally considered unbuildable for purposes of density caleclations. [OAR 660-08-00512)]

The unbuildable calculation may be more precise. For instance, the floodway must be counted as unbuildable
because federal law generally prohibits development in the floodway, bul the remainder of the floedplzin would be
counted as buildable if the local judsdiction allows development in these areas. Also, slopes over 25 percent may be
buildable, and could be counted, as long as that is cansistent with the jurisdiction’s land development policies (e.g.,
engineered structures, drveways and roads: a0 building above slopes of 35 percent, ete ). Junsdictions should
decide what iz bnildable based on local development policies,

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 (o 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 growih
boundary that is not constrained by natural hazards, or subject ta natural resource protection measurss, and for which
public facilities are planned or to which public facilities can be made available. Publicly owned land generally is not
considersd available for residential use. [OAR $60-03-005(13Y)
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for short-term supply. Information on the availability of the residential land supply is contained
in the Draft Supply and Demand Technical Analysis.

Inventory st be kept current as supply is used up or depleted by changing conditions, such as
wetlands problems, changing demographics, annexation difficulties, etc.

Affordability

The Housing Goal speaks of price ranges that are commensurate with the financial capabilities of
Oregonians. Those capabilities change over time.'” The findings and recommended policies
contained in this report address affordability. .

Diversity of Housing Types

According to the LCDC’s 1979 guidebook, Housing Planning in Oregon, housing choice should
be available to all residents. With respect to housing types, "it implies 2 need for housing at
varicus economic Jevels provided in a variety of modes. This conld include such things as
single-family units, mobile homes, apartments, condominivms, shared-facilities housing, and so
forth. In other words, the community should encourage the widest possible range of options or
aliernatives for both housing purchasers and renters.” The guidebocok also states that avalability
means housing “in quantities which allow all sectors of the market some reasonable choice in
selection of a place te Iive in terms of housing type, tenure, and poce range.” The findings and
recommended policies contained in this report address the availability of housing choices.

Diversity of Housing L.ocations

As regards location, flaxibility implies 2 willingness of the cormunity to define its standards to
allow a variety of housing to be located throughout the comununity, and net hmited to one ofr two
particular neighborhoods. The recommended policies contained in this report address the
availability of housing choices throughout the community.

Needs Assessment

Goal 10 requires that local plans and implementing regulations be based upon a realistic
assessment of supply and demand. On the demand side, the Goal requires local jurisdictions to
assess the need for honsing of various rypes, locations, densities, and price ranges. On the supply
side, the Gozal requires an inventory of buildable lands and a demonstration that enough buildable
lands are actually available to meet the identified need. Infermaticn on needed housing in
relation to buildable land 15 contained in the Draft Supply and Demand Technicol Analysis. A
summary of this document is contained in Section IV of this report.

10 The guidebook, Planning for Residential Growe: A Workbook for Gregon’s Urban Areas, provides specific
dwection on how to conduect a housing needs analysis that addresses the 1ssuc of affordabilicy. See discussion of
House Bill 2709 in this chapter.
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Statewide Urbanization Goal (Goal 14}
Goal:  To provide for an orderly and efficient transition from rural te urban land use.

Goal 14 requires that urban growth boundaries separate urbanizable land from rural land. If there
is a demonstrated need to change an urban growth boundary based on population projections,
Goal 14 lays out the framewaork within which further analysis to justify an expansion must be
conducted. Changes in boundaries are based on consideration of the following Tactors:

1. Demonstrated need to accommodate long-range urban population growth requirement
consistent with LCD{ goals;

Need for housing, employment opportunities, and livability,

Orderly and economic provision for public facilities and services;

Maximum efficiency of land uses within and on the fringe of the existing urban area;
Environmental, energy, economic, and socizl consequences,;

Retention of agricultural land as defined, with Class I being the highest priority for
retention and Class VI the lowest priority; and

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

g

This study complies with Goal 4. ¥t does pot recommend a UGB expansion because factor #1
wias not met.

State Housing Legislation

Prohibition of Vagne Standards and Delaying Procedures

The Oregon Legisiature has required by statute that local approval standards, special conditions,
and procedures for approval of needed housing “shall be clear and objective” and "shall not have
the effect, either in themselves, or cumulatively, of discouraging needed housing through
unreasonable cost or delay.” ORS 197 307(6) and ORS 197.312(1} and (2). This statutory
requirement applies directly to all local government land use procedures, regulations, and
decisions affecting proposals for the development of needed housing. Because it Is a statutory
requirement, not a goal requirement, it does not cease to apply upen acknowledgment or issuance
of a periodic review order. Tt imposes a continuing, direct, and mandatery obligation upon all
local governments. The cities of Eugene and Springfield have reviewed their codes and found
thern to be consistent with this requirement.

Needed Housing Requirements

{Over the years, ihe Oregon Legislatre has supplemented the housing goal by defming certain
types of housing as needed housing and by requiring specific measures be taken to assure that
adequate land is available for such housing. ORS 197.303 defines needed housing, and curreatly
provides that needed housing includes:
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. Locally Identified Housing Types. This category includes all housing identified as needed
by local governments in their Goal 10 inventory and planning processes up to the time of
their first periedic review. As the statute puts it, it includes "housing types determined to
meet the need shown for housing within an urban growth boundary at particular price ranges
and rent levels.” ORS 197.303(1) and QAR 660.08.005.

Ownership and Rental Housing. Needed housing includes, but is not limited to, atiached

and detached, single-farnily housing and multiple-family housing for both owner and renter
occupancy. ORS 197.303(1}(a) and QAR 660.08.005

Government Assisted Housing. ORS 197.303(1)(b}. This means “housing that is financed
in whole cr part by state, federal, or local money, and housing occupied under rent
supplements or housing vouchers.,” ORS 197.295(3)

Maobile Home or Manufactured Dwelling Parks. ORS 197.303(1)¢) and ORS 197475 to
197.490. These provisions require local jurisdictions to provide for such parks by July 1,
1990, based upen an inventory and projection of need taking into account population
projections, housshold income levels, and housing market trends.

Manufactured Dwellings on Individual Lots. ORS 197.303(1)(d) identifies as needed
housing: “Manufactured dwellings on individeal lots planned and zoned for single-family
residential use that are in addition to lots within designated manufactured dwelling
subdivisions.” The 1993 Legislature added the requirement that: “. . .within urban growth
boundaries each city and county shall amend its 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)(CH{H.U.D.-certified homes]. A local government may
only subject the siting of a manufactured home allowed under this section to regulation as set
forth m ORS 197.307(5)[siting standards for mamifactured homes on individual subdivision
lots].”

The Draft Supply and Demand Technical Analvsis that includes the housing needs analysis is
consistent with the neaded housing requirements.

Expedited Land Divisions

The 1995 Legislature enacted House Bill 3065 as a means of encouraging residential
development within urban growth boundaries, when that development roeets specified
performance standards. Under the statute, land divisions meeting these performance standards
cart be processed through an expedited precess that bypasses review by the Land Use Board of
Appeals (LUBA). That is, any appeal of a local government’s approval or denial of such a land
division would be reviewed directly by the Oregon Court of Appeals, instead of going through
LUBA first.
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In order to qualify for this expedited process, the land division must meet the following
standards:

s The jand must be zoned for residential uses and be within the urban growih boundary;

* The land division must be selely for the purposes of residential use;

» The action must not allow for dwellings or accessory buildings to be located on land
mapped and designated for natural resource protection;

¢ The action must create three or fewer parcels and ereate “enough lots or parcels to atow
building residential units at 8D percent or more of the maximuam net density permitted by
the zoning designation”,

Use of the expedited land division procedures is not mandatory. It is up to the applicant to elect
to use the special procedures. The cities of Eugene and Springficeld offer the expedited land
division procedure upon reqguest.

Recent Legislation

In 1995, the Oregon Legislature passed House Biil 2709 (HB 2705} concerning planning for
needed housing. As stated above in the section entitied, Goal 10, Oregon Revised Statutes and
Administrative Rules already required junisdictions to analyze and provide for needed housing
prior to the adoption of HB 2709. HB 2709 supplemented these provisions as follows.

Refined the definition of buildzble lands,

Required coordination of population projections,

Set criteria for prioritizing land for UGB expansions, and
Set specific requiremnents in ORS 197.296.

rall ol

Provisions #1 through #3 apply te all Oregon jurisdictions, including Eugene-Springfield.
Provisions #]1 and #2 were addressed in this study. Provision #3 was not addressed in this study
becanse no urban growth boundary amendments are proposed. Regarding #4, the Eugene-
Springfield area is not required 1o comply with ORS 197.296 at this time, as explained below.

1. Definition of Buildable Lands [JORS 197.295(1)]
Buildable lands now include “developed land likely to be redeveloped.” Poorto HB
2704, it was a local option as to whether or not to inclode redevelopable lands in the

buitdable lands inventory (see section, above, Statewide Goal 10: Housing: Availability,
for current definitions of buildable lands and redevelopable}.
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2. Coordination of Population Forecasts (ORS 195.036)

HB 27709 requires the coordinating body for an area to establish and maintain a
populaticn forecast for the area and to coordinate the forecast with the local governments
within its boundary. LCOG is the coordinating body in Lane County. 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 UGB, it must include certain types of land before others. The
order of priority is as follows.

Urban reserve land designated under QRS 195,145,
Exception and nonrescurce land adjacent to a UGB,
Marginal lands pursnant to ORS 197.247 (1921 Edition), and
Agricuiture and forestry lands, or both.

Bl =

Junsdictions can include lewer priority land under the following circumstances: 1} a
need for specific type of land, 2) constraints to providing urban services, and 3) efficiency
of land uses.

4, ORS 197.296 Requirements

ORS 197.296 requires certain jurisdictions to provide for a 20-year housing need based
on zctua] developed densities in the past five vears or since the last periodic review; to
take measures and/or expand the UGB, if needed; and to zone land appropriate for
planned densities as indicated by the market.

According to staff at the DLCD, the Eugene-Springfield metropolitan area does not have
to meet the requirements of ORS 197.296 at this time because these provisions must be
met at periodic review and the local periodic review process was initjated prior to passage
of the legislation. However, if a legislative change to the urban growth boundary is
considered, then the requirements of ORS 197.296 would apply.

Eugene/Springfield Compliance with ORS 197.296

ORS 197.296 requirements apply to comprehensive plans in areas within an urban growth
boundary for a city with a population of 23,000 or more, within any urban grewth boundary with
a rate of growth that exceeds the average rate of growth for the state for three of the last five
years, and the Portland Metro area. Local jurisdictions must meet the requirerments “at periodic
review or any other legislative review of an urban growth boundary.”

Again, the Eugene-Springficld area is not required to comply with ORS 157.296 at this tire.
However, the gnidebook, Planning for Residential Growth: A Workbook for Oregon's Urban
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Areas, does provide guidance on pre-existing Statewide Goal 10 requirements, as weil as the new
requirements specifie to ORS 197.296. The Metropolitan Residential Land and Housing Study
was conducted in a consistent manner with the tasks and steps laid cut in the guidebook for the
tollowing tasks:

+ Inventory the supply of buildable residential lands
e Conduct a housing needs analysis

In addition, the study recommends policies and implementation measures to increase densities,
provide a greater mix of housing types, and moenitor development activity over timne to determine
the impacts of these measures. These policies and measures will help ensure that the Jand in the
existing urban growth boundary is sufficient to meet the needs of the growing population over
the next 20 vears. This is especially important in the Eugene-Springfield area where the
residential supply and dermnand are relatively close.






Appendix C
What is the Market Demand for Resideniial Real Estate in
Eugene/Springfield?

C-1






£l 30%d » Sah L HIEOLI0 » dICHTY DNLLTNSNGT ANY 7] «  ISIMHINONODH

(A THHONIEIG \m—Zm—UDm—

NI 4LV.IST TV TVLINIAISTY
¥Od ANVINHA LIIYVIA HHL ST LVHAA

INTWINTHAZL] TYAON HOL AANLS ONYIEIO LIXIYIY SLNAWNEIAOD A0 TIDNAOD INYT



FIADVI o+ 966L AGOIDO  »  dOOUD ONILINSNOD ANVIAT  « ISEMHINONGOH

SWITIj MaU JO uoreao] puk suly Sunsixa Jo uosuedxa sy}
s8emosus jei sweiord jusuwtdo[a4ap SNUOU0DS SUIOS SEY PUe IMoI3
1oddns o0y saorazas orjgqnd 103 Suruued st uordar prayduridg /ousdng ayL .

"IOPIIIOY G- A3 FUOTE PajRIIUBdUCD
usaq Sel 3$eM A} U Y3Mo8 onuouods pue uonemdod aup jo 104

13mo13 110ddns yeys sa01AI88 dI[qNd pUR SIMIOTLISEIRIL
UT SUSUI}SaAU] PAUTRIUTRUI-[[3M AJ9ANR[RI SeU] 1S9 MULION 3T,

| ‘2aT12d U0 UTEMIRT
0] SULIT] 1S9MIJII0N] SMO[[E SDIOP[IOM dalNpoId pue pajemps Uy  »

11moI8 oToUod 10§ sathunyroddo saeald apEX) WRY JIJIDE] 3UlSeaIdu] .

13m018 uonemndod panunuod spoddns wORBISIUL pIemISam PANUUOT  »

A1quA0QYS 24 SHOLIPUOD IIULOT0D3 V0] PUT “JSIMYIION ‘1PUOHDUY URA-BUOT

MOYD TIIM NOIOTY ATHIEIONNISANIDNT FH L

LNAWJIOTIAT] TVAON 803 ACNLS ANYIWEG LTIV SINFWNILAOD SO TINIO0 BNY]




ST 45D% * 06T Y4010 . A0 DNLIISNOD MY TE] . LsaMHELIONODT

Zusnoy
SAIIEUISYR JO sIop[Iing paousttadxy e
Buireuyy jo AIqEeAY
UOTIPNHSUOD JO 150D
uonreamal pue ‘Surddoys
qrsurfordwia 0] AHWIXOL]
Anyenb jornstp (000G
SOTISTIA}ORIELD POOYIOqUSIBN
‘pue| [ENIUIPISII JO UOHEIOT

oM PN
JWOOUI PIOYSSNOH
USIPTH]D
Jo soussard 2p sn1LYS [BILIBIA]
peay proyasnoy jo 33y
uonNqIISIp 33y
3ZIs PIOYISNOF]
:suonIpuod snyderdowa

pue] *
a[qeping jo oud pue AN[Iqe[IeAy umoid uonemdod »
s1ojoe] Alddng SI0PR pPuewag

- quviiodus 34v ssopovf Ajddns puv puvap yrog

SHAON NI S1ONAO0¥Ud JLV.LSH TVd
TVLLNIAISTY 404 LAMAVIA AH.L 10311V SHOLOVI TVHIALS

LNAWAOTITIAACT TYAON HCd AANLE ANVINEC] J2MAVIA

SLNZWMNEHAOD) 20 TIONMO D MY



o1 T2V . S&aT da010) . JNCATY SNILTINSNOD GNVIAT] = JSSMHLIIONOOH

HquiIean JOu &8 B3P g5 A J0f ssoatof uogsinded Todas syt sismagaof prosasnoy
<of pasn pasw (gOFY) Aippunog oy uvgip) pRyBuuds/ewadng ag uiy sa8av) AnyBus s vasy Aprs ueiedosgeyy piayfBuridsousng anl ision

S0 L__._u 12URe] 2up7) ARG

%LGT  %09T  %8ST  %6TT  %LVT %681 - ojer 3moId

renuue a8eIsay

088°c  009% 00T% Q0C'c 0OP'E  Q00F yimoId

| fenuue adelaay

000726 000°TOE€ 000°84Z 000°4ST 000°1¥C 000°%ZC 000F0T uonendo

Q10T S10¢ 010  60D0T 000¢ g661 0661 |

-0661 | |

a10T-0661

‘eary Apmyg uejjodonay pro8uridgsuadng ay3 ul yymors) uonendog
4v2fl 1ad 040°T f0 2304 Y3Mo0oLT 28v.4300 UV [048F JO 2SVIOUL [P0
uv ‘pouad wali-cz ayy 4200 waki 4od apdoad pop’p 1noqy jo asvionr uy

C10Z ANV 066 NIIMLIE VINV OXLAW ATAONINIG
JANEONT AHL NI LLOEdXE H9V 1d08d MAN 000°00T LSOWTY

INTWAOTIATT T¥AON HOd AQMNLS ANYIET TRIVIA SIMNIWNYFAOD) 40 TIDNNOD ANY]

A . e i . e T S L v o ey g — .



FARCHLA) . aggs1 490120 . dNOF S DNLLTNSNGD QNv a1 * IsamHIMONDOOYL

59 pUE 67, JO sa8e 9y} Usamieq ardoad pgo’0g Moqe Jo 3SBAIOI UE 3
[[L DI3Y} JeLj) 108] AU} ST Zursnoy pue UOHRULIOY PIoYssnoy & jueproduwty e

sjusiaton) fo (IUHDD) 2UB] UNOS

%0 00046  %00T 00010 %001 000P0T 1301
%E 00061 %ST  000FF %CL  000°GC +69
%S 00007 %L 0006E %L 000°GT $9-5G
wo-  000ZT  %8E  000GIL %er  000'88 $4-GT
oe-  000T€  %SE  000'Z0T %8t 0009L gT>
areys # areys # areUs # 93y

G102-0661 GT0T 0661
aBuey)
SI0T PUe 0661 28V Aq

pary Apmig uepjodorPN preyBunrdg/eusdng 313 Ul SU0SIS]

sdno48 28p 4aSunohi sof 1sagvaisd 2q (11 ymo48 Jo yunoww
ayy 3nq ‘savafl §T XU 9} 4200 ISVIITUL 111 GG 43020 nonyindod fo aivys 3YJ

YAATO 149 TIIM NOILVINdOd 3H J,

TNERIOITAT] TYAON 304 LANLS ANYIRET LRV STNFWNIFAOD 40 UINNOCT ANV



ST HIV * ghaT JLLOIO0 . ANOM Ty DNILINSNOD) INVIH] v ISEHMHINONODH

Qursnoy Anurey-a13urs paidnooo-1susmo ur Lfjueuopad
[[3S d1e SP[OYasnol] 852U} 1N ‘F9 1940 speal] proyasnoy Ioj
sautpap dIysSIsUMO pue SIWOY A[IUEI-[3UlS Ul SP[OasnoY JO 1BYS 3],
‘3Z18 PIOYIsNoY
pue awosul Jiim Susealoul
dnysrousmo pue sauroy _ 89 Loc
Aniuaej-aj8urs uy axeys A ro 5 vzesy
OU} M ‘Soutol A[Turej B O
_313u1s umo Apueuiopaad
SPIOUISNOY JUMIRWNY]  »
‘SIDIUDT
yusuntede Apueunuopaid
aIe SPIOYasSnoY
uostad-apduis pue ‘($g
-gT peay) BunoA (000"0ES
~CT4) SWODUI-2RIBPOUT
‘A8urgeatour pue

(000°G1$>) BWOOUT-MOT
ainuaj pup sadhy Suisnoy 03 payvaai02 2q uvd sadhy pjoyasnoy

AVAdH dATOHISNOCH

10 99V ANV ‘4718 ‘HNODNI Ad AddnOoud 44 NVD SATOHISNOH

peay o aby

awoasu| E2%-Gi¥

BEE-0L%
BPE<

(4]
ez1g

LNARIOTHAT] TYAON 0 AANLS ANYNAQ LIHEVA SIMIWMNEFAQD) 40 TANOOT INYT]



GLEDVI * 961 ¥I80L20 . ANOYS SNLLINSNOD ANV «  ISIMHIBONODH

‘0EET uE sployasitol o) fo ais aqounxoddy 2abr sa8orHaEd,
dnoay BuygpusyoD purpa] puy "ou] SHLNID (23005

Guisnoy pazIpisqng
sjusunredy  (00'GTE eyl 8897 (9%82) MO]
Jursnoy aSH-pPIA : _
Arsusp-y31Y 9sLi-MO]
| | (%0€)
0 syuourpede UspIED)  000°6T$ O 000'GLS  PIPPIN JoMOT]
Fusnoy pasn) - |
Butsnoy ATrurey-HmA
Quisnoly MaN ~  SuUIsnoy pAPERY _
. Bursnoy (%12)
o38N pUe 10 [JEWS 000’8 O1 000°6cs PPN sddn
sadf} Sugsnoy [y 2JOUT 10 00'8¥3 (%12) Y81H
SpPNpesd d3uey 2uIoou] RUIOMU]
s[qeuTeny Ajjelouruly pIOYasnoLy Aq yuaurdag
JOSTRIA]

SpPJOYISNOY IULOJUL I[PPIH-42020] ‘A1 Burspaioul
“Pup IWOIUL-010] 0 J|qVUIPIIYUL S1 Swsnoy paziprsquisun ‘maN

ATAVNIVLLY
XTIVIDONVYNIL 81 LVHL ONISNOH 40 AdAL dH.L SIDHIAV HINOON]

INANRJONTAE] TYAON H0d AQNLS ANVYIWET IDRYIN SLNTMNUEAOD 40 TDONNOD ENY']



Of Ha¥d . GpAT MAAO.I3C) * dNOUD ONILINSNODY ANYTE] »  ISFMHIIONOOH

sishiour s Jo suorsmponoo pwaanad sy aSuvy o yinows 3¢ of K] you v E.,“.umztnm Pty auaing usmiag
sasuziaffry “vadn wopnodosau praySuudsuaing sy w1 sdysuonrias Busnoy Juasaicdad 0 pasn spm vazy AUSEAY syt AIUNGD AU JO ASpUIDIL
sy a0 qualng sof apqunan Kjio adp saduing wopoIsIpy 2STT BGHd 1ON 1S2mIEIONCQDT pur SN BIUPOLIGAT 35]T 21)gN] SRSUAD "G T AMLNOS

%001 %00T %00T %00 %00T a0
%6V %ST %GE  %VS  %LL ey
%IG %98 %S9 %9y %EL __umg

_ 2Inua ],
%00T %00 %00T %D0T %001 w01
%L %L %0 %L %I BEC!e
% %L %E %9 %9 SWOH S[IGON
%CE %6 %L %TE  [%09 stusunredy
%L %V %6 %8 %L payoene Afpues-s3urg
%96 %98 %L [%¥S  %9T  pAUDeIdp Ajures-a[uis
v 8¥$< 89-0¢$ 62-G1$ GI$> adA], smjonng

(sre[op 3o spuesnoul} 0661 ‘diysisum(y pue ‘adA],
3INIINLS ‘NU0IU] Aq 3Ua8ng U SPJOYISNOE] JO NUIDIBJ

s.a3ua4 Juamivdy Rppuvunmopaid a1p sp1oyasnoiy auodH1-mo']

DINISNOH ATINVA-HTONIS ANV dTHSTANMO
40 SHLVE YdHOIH HLIM ARLVTINIOS STHANOODNI JHHOTH

INTWIOTEATT TYAON ¥0d AANLS ANVWAJ LTIV SINTFWNYIACD 40 TIZNNOD ANV

ci S S s IR R 7 [

v 1 i



12 39¥d * 9661 ¥380L00 . JdNOUS HNLIINSNOD ANYTIT o  ISEMHIEIONQDH

‘o107 Wi Spioysstoy [t di} 0] HORRLISHE DOOT 24 Surfiydde Aq papinojpe 1so2940f G107 tRyuo seval anyf sof aioou} 51 svIady SOV [HON
(B[0P Q66T Of HOMSLAAI0D pud STOT) iS3MAIONCDI KODOT putt QERT) 'Ju] ‘SBAPL]) -P04N05

%0 000°'SF %001 000°7Z1 %00T  000°88 %0CT 000°24 1870,
%1 000'T %T 000'c  %Z . 000C %% 000°C 001$<
%G- 000°c  %ET 00041 %EL  0007TT %81 000 %L 66$-05%
%T 000°ZL %€ 000'6T %E€C  000°0T %1 00091 67$-0€%
%1 000FT %1€ O00°ZE %T€  000°ZT %0% 000°€T 6¢$-G1$
%E 000°ST %1€ 000°4E %IE 0004 %8T 000°T¢ q1$ >
JIeug arels Arvvg aIeyg SWIOOU]
G10Z-0661 G102 000¢ 0661

(sxe[Iop 0661 JO spuesnoy) €107
pue “000¢ ‘0661 ‘@uroou] pjoyssnol £q praySunidg/euaisng ut spIoYasnOH

2.40Ys 20110124 WVS 11302 000°DG$> FHI0DUL YLD
asoy} puv “aquiny a3njosqy ut mo48 111 5a8uvL UL0IUL 11 U} SP1OYISHOH

XIMOTS MOYD TTIM (00'0S$< TNODNI HLIM SATOHISNOH

THARIOATATA TYTON M0 AANLS ANYWEC] LFAIYIA SINTHNYAAOD) 20 1DNNOD ANY]



¢ HOYd . 9saT YHEOLO0 . SN0 ONILTNSNOD ANYIE'L o ISEMHLIONODH

JSARYLION (YYD D saldmng eupeId 25T) K SnSUAD TE AMACS

%001 %00T %00T %001 %001 | 19301,
%6F %EE %IV %SF %L9 sy
%LS %L9 %8G  %SS %EE umQ

- o 10Uz T
%001 %00T %001 %00T %00T 1910
%l %0 %L %1 %I IO
%% %0 %E %9 %9 SWIOH 2[IqOAl
07 %OL %0T %8T |%LS syusuniedy
%L %S %8 %8 %8 paypene Afures-s[suls
%95 |%¥8 %89 %8S |%6C payoelep Ajruref-o[3ulg
Yy +¥F ¢ 7 I ad 43 smionng

0661 ‘2mua] pue ‘adA ], anionng
‘aZ1g PIoYasnO Aq duadng ur sPIOYISNO] JO U313

s.1a7ta4 JMawgvdy Apupuiuopaid aip sployasnoy nosiad-218u1g

SHIWOH AIHOVIHA ATINVI
STTONIS NMO OL ATIDITT IO ZUV SHITIAVL ANV SHIINOD)

INENOTEAT(] TFAON MOd AQNLS ANVIAG VA SINTPINYEAOD 40 TIONNOD) ENY']




CT IV d * 9pnT YHACLO0 . ANOYD) HNILTASNCD ANVIET «  ISSMHIIONODH

-1eaA 1ad sjrun cwm moge jo a9eroAr UR 10 ‘S1Un juauntede
000'F1 1940 purwap € saf[dul G107 PUe 0661 U8aMi3q SPIOYISNOY
o yamoid pue (¢4,7¢}) syusunrede ur BurAl] spioyasnioy Jo 3TeYS 0661 oYL -

st iONOT Aq pandii) HOURGHISIP STOT “(0Z0Z Pub 06T} SiuamianoD) fo JIOUNOD 3uvT 204105

%0 000°GP %00T 000°TCT %00T 000°4Z w10,
%% 000 %L1 000°IC %TT 00091 +¥ AN
%T- 0009 %ST 000781 %91 0007ZL €

%z  000'8T |%8E - 000°9% [%9€ 0008C Z

¢  000°9L |%0€ 000°4€ %4 000'1T 1

axeysg areg areys SU0SII ]
GT0Z-0661 10T 0661

ST0T PUE 0661 921§ ployasnoH 4q ppySundg/eusdng ui spIoyasnory

Ssp1oYISNOY L2840} E.mﬁEEE mo48 [11m sp]0YasnoYy uossad-omy pup -au

LLIHOITS ASVANOAd OL dd.1DddXd S1 4718 A'TOHASNOH

LNTHAOIAT( TVAON 204 AQN1S GNVNIQ LYW SINTNNITADD J0 TIDNMNOD ZMNY]



L IOV » 9HAT THAOLI0) v 10Uy DNLLINSNOD AMYTE] o ISHMHDIONODH

1SAMULIONTYT PHY SHINIDS BIUPOANLY STY QR SNSHATD) G Sa0inog

%00T %00T %00T %00T %00t iz
%6Y %EE %6T %0S %56 Ry
%1S %49 %I8  %0S %S umO
mhﬂﬂm.ﬁ
%001 %001 %00T %00 %00T 10301
%L %L %0 %0 %I IR0
%% %6 %0T %T %z WO JIqOIN
%CE BIE %8T %LT |%¥/ . spuauiredy
%L %Y %S %6 %8 payoene A[nure;-s[8ug -
%98 %¥S [%89 %E9 |%ST paydelep Afnuey-a13wg
IV +89 $9-GG $S-GC $2-61 adA [ smionug

0661 ‘@mua] pue ‘ad4], sipnug

‘peaH Jo 28y Aq auadny ur spIoYISNOLY JO UL ]

G9 a5y 422fv w8y sasvatow

Surguas 40 spuamugindy ur 24vYs Y3 UMo mﬁxuﬁﬁ%&& F9-G7 S4ap1oyasno]

SUAINHAN INTNIAVAV ALLSOW HIV FZ~GT SYAATOHASNOL]

INTWIOTHAT TYAON 204 AONTS ANYWET ITTTHYIY

B I

SINAWNYIAOD) 0 TONNOD TNV

(5 g R e



CZADYd e g66L MO0 » JNOAD ONILTASNOD ANVIRT  « JSEMHLSONODH

SIEIHNIFA0D) o HIHADD FUET 124n05

%0 000°Sh  %00T 000721 %001 00024 19301,

e 000°Cl |%€T  000'8c %0C  000°ST +G9

%9 o0zt |%9T 0000 %01  000°8 $9-CG

%6 00001 %IS 00079 %09  0009% ¥6-GC

%0 000 %0L 00021 %01 Q00’8 ¥Z-G1

areys aTeYS areyg pest] jo 98y
S10Z-0661 ST 0661

c10Z PUE 0661 ‘PeoH J0 a8y 4q paySundg/eusdng ul sployesnoy

potiad 1vafi-g7 a1y 4200 SPJOYISNOY
wz ypmo48 ayy fo fipy 40f unooov 111 GG 4200 SPYaY Y301 SPIOYISHOH

HSVAUONI
TIIM €C WAAO SAVIH HIIM SATOHHSNOH 10 HAVHS HH T,

THEANAOTIATET TYACN 10 AGNLS ANYWIJ ITYIA SIMNANNYIAQCD 40 TDNNOD INY]



97 19V . 0661 ALLOID0 . ANOYD DNLLITNSNGD ANYIE] s  ISEIMHIMONOOH

dnoioy M_.h__._:am:au pupT pur sydung BlupolaN ST 2qng shsua) 5T g
‘gJTUN 39M3J [} SSUTPLITY Ul S3un Aqrures-mnut
10 sjrun Auxej-ardus 309138 Aqrerousd sspdnoo aseyy ‘sade [ 10 .
. {yuaniod
%) Umo 03 uei} (A10331€d ST} UT SPIOYesnoY JO preniad (gg) )ua1 0}
£[o1] 210ux 318 ()¢ JO d3¢ S\ IPUT USIP[IYD FIOHIM sa1dnoo patiIeI .
ULIp[IY> ou ‘s3[dnod paliIeN]
'ISUMOSUIOY

aram yuadiad ¢ ‘6C pue G Udsmiaq Spaliiewt 1assu,, sy)
Jo o3e spjoyasnoy asdl} se POOLISAI] U SasEaloul ANJSISUMO SWICYH] o

‘SIS M OO
azam Juansad 71 ATUo ‘¢ Ispun ,SPaLLIBUL IoAdU,, D .
N .—.‘FH £ * r 5

SJTUN [RJUSL
IS0 FeaU S)TUN PAUSI UT SAY 03 A[I] ISOUT 918 SPIOYBSNOY 36T, - »

SPALITEIA] IDASN]

| Suzsnoy quas 03 Atay 310U 24D UDLP]IYD
ou yjrar 53]dnoo pariaps Sunof puv papLivl 13094 aydoad ypm spjoyasnoy

SHOHTOHD ONISNOH 1Od49V Z1DAD H4I'T ANV SHdA.L ATINVH

TR WdO A TVAON M0d AQNLS ANYNE] LEIYIA SLNTANITADD O UDNNOD SNY]



[249¥d = 9661 HASOLD0 ¢ . ANOYD ONILINSNOD ANVIA] - 1SEMHLIONODE

dnoary Suynsuesy pupir] puy sajdung BippoiIAl 250 NG STSHEY ST MH0G

NISWAINRL
nm saBueyd 3uisnoy soleur 18op AJJeIsUa8 pue JUSUISINDI
a10jaq pouad Jeuonisuen e se sreak oSl MoTA SPIOYasnOY AUBA o
. -aoeds §590%D
U314 SP[OYISNOY 10} PUNOY UIS] 10U SPY UOHEALOW sures ay} ‘eoeds
[EUOTTPPE 10§ Podu 31y} Aq payeARow SA0W OF UMOUS U3 ALY
SPIOYasTIoY Y3noyy “Hun Jursnoy JUBIIND IS} Ul UTEUIal 0} pue
SAUIOY UMO A[PU} UMO 0} Aouspus] Guoms € ARl SP[OYssnoY 3sAYL e

(39 01 G $23w) SPIOYRSNOY IBPIO
-apdoad a13us 10y uey} a8y a1e pue
‘sasealIoul PP JsadumoL au Jo 33e al) se asealdul sajel diyseumO -

-syredIs)unod jualed
_om3 11y} ueyy disIsumo auIoy JO s3jel MO SARY ‘Spioyasnoy
yuaed-0M] URL[} SILODUT URIPAUT I2MOT LM ‘SpIOYRsSTIOY AL o

sorprure; juaied-su

| Sursnoy
umo 03 Aa31] 240Ut 248 SPIOYISHOY 42P]O PUY UIIPIILD Y3rm Sayv g

SAOHIOHD ONISNOH L3IV TTOAD HAI'T ANV HAAL ATINVA

INIWJIONTAT] TVAON 40 u..n_:h.m ANYHE LAY SINFNNUBAOT 0 TIONNCD BNV



BT HOVYA . O6aT JTEOEND . ANOAD DNILTNSNOD (ONY1ET] . LEEMHLAOKMODE

" 0NT OF HHS JOH OP SUMNIOD *SHYT “I8 HIvalispin Alapoipau) S102) agj Jo [ploighs o 5t anay 1Sy yaeg (HoN
PRET “ShideaSonizg NEILY [I54RAS

%0 %S %G SSMUBJUOU ISYIO)
%C %LT %ST SUO[R BULAL[ SUOSIS]

%T %CE  %0€ SOITIURIUON]
%1 %8 %/, SaTfIuIey ISYIO)

%0 g 0,8 syuared o8urg

%1 %97 %S LIDAPIYD O M

%1 %9 %S ATUO 18T USIPIYD yMm

%G %0¢C %GT 81> USIP[IP yim

%E- %TS %G8 $a[dnod parLrey

%L %89 %0L | | saf[ruue,

010¢-9661  OLOC G661
adA ] A[tureg Aq sproyasnoy 'S [ei01 Jo a1eyg

aHOJY U1} SH0S4d 2401t puv “UdIPIIYD INOYIIM
$21A1N00 PaLtivtiL 24011 QT JPUN URLPIIYD YL S31AN0D Potivm 1ama ]

SANHZIL TYNOILYN
HLIM INHISISNOD H¥V SA'TOHASNOH NI STONVHD TvD0]

LNAWIOTHARC] TYAON 20d AANLS ANYWEQ JETUVIA SLNTWNASAOD 4G HDNNCD NV

..h e} S e [N ..._ _m“



6L 2OV * a1 J390L00) . JNOUS SNILINSNDD ONYIET] v ISEMBLACNOLE

‘gapou yum aqreduwod gusnoy jo adA}

AU} Y3ls JUSISISUOD AL UoryMm Jo [e ‘Spioyasnoy Iaplo pue ‘spIoyasnoy
re[rews “(eords 1[INg pue pue] Quonpai 4q yred ut) 1803 3uisnoy
SupnpeI pIemo} s1 sOFLIOUcoa pue sopydei8owap ayj JO UOHIAIP YL,
Gursnoy Ajnuey-s[duls [euonipes jo jno SUOTISUET) FUBUIAINaI-1s0d
Supyew SPIOYESTIOY JO Taquuntt S} ASEAIIUL PINOLS SPIOYa3snoYy Suidy
-Gursnoy AJnure;-a[3uls [euoniper) J0j puetiop 3ATR[aL A} SONPAIT

pRoYs sployssnoy uosiad-aIour I0-In0j pue ~d30} JO 3TeYS Sururady
Guasnoy Afrurey-aj3uis Jo SWiIoj IBj[EWs PUue spuaurjiede

10} pURWAP 3SEIIGUL PINOYS SPIOYSSTNOY uosiad-om] pue -auo JO UIMOID
Gursno] A[urej-a[3urs yo[-a81e] pue -pIEpUE]S 10] PLUELSp

SATE[RI AU} SMPaT PINOYs 000'0GF< SUWOIUL UM SpIoyasnoy jo Yimord
071G "daap jou ST ‘ATRIOT] ySnoys ‘3utsnoy pUa-131 105 13 Tell YL
Susnoy Arurey-a13uls padlid-Ajp1eIopout 03-MO[ 103

PUBLISP SLIIdUL P[Noys 666'67$-0€S AWOdUT YILm SPIOYasnoy Ul MOI)
-Ap1eqns aarnboax Leur Aueul pue ‘syun 3P0

Adnodo [im sployosnoy asayj Jo IS0 ‘gruauiede JUal 21eI9poul 10§
puBUIap 3seaIOUT PINOYS 00 GTH> SUOH UiIM SPIOYRSTIOY UT IMOTD)

211153
1034 (VIIUBPISIL Of PUDUIID paffp m spjoyasnoy Jo uopzsoduiod SuiSuvy)

SNOILIANOD ANVINAA 40 AAVININNSG

THENAOTAAL] TVAON 404 AANLS GNYRI] LY EZMEZEM}GU 40 TIONADD INY]



Qe 3oV d - QAT YFAOID0 s JOCAD) DNILINSNOD ANYTHT o LSEMHLINOMNODH

-gamsuap 1oy31y ur nsaz syjted Ut 2soU) Iy “SUIsnoy] payelap AQure;
~o[3urs se A}ISUap SuIEs S} INOGE dAEY S10] U0 SO PIINIOBINURIAL

uowsaNg sy puusg & Suipfing awslng fo Ao enanes

aus@ng Ut G661 PUe 0661 %001 P10l
Upamiaq pajeatd srm syred %0C SUIOH A[IGOW

uy saoeds ggg ‘remdod readde %1€ eunedy
syred SUIOY PRINIOBJNURIA - %G pauDeny Anwe aj3uig

5301 Aqrure; %P pavoela Apnure] a13UIg

-a18urs U0 azem 997 pue syIed G661-9861 ad4A], aanpnug
UT 919Mm SUa3nj Ui SSWOH G66T~C86T ‘PuaSng UI UC[IPNHSUO)

| peInoBnURIA JO %7 ‘S66T UL e [EHUSPISaY MAN 103 SIIULID]

0038 Susnoy uo vivp snsus)) 066 Aq paisadsns auvys 4,9-¢ 2y}
uvyy Sursnoy may Jo aivys 1a8iv] v 2anydyd pinoys sursnoy paLnIopfnuvn

ATIVOOT NOLLDNALSNOD TVLLNIAISHA
MEN 10 0,07 N334 SVH ONISNOH ATUALOVINNVIA

INAWNJOTIAG0 TYAoN HOd AQNIS ONYWET IDRIVIA SLNENNTAAOD) 40 TONNOD ANY1

e T e e A e B



1€ 39V ] v a561 390130 ' INOAS) ONILINSNOD ONVIE] »  ISIMHIMONQOOZ

~gagdod Juroy pRrZafMuLL HE 2SOt Fjo sapnaut SALCY pANIBMUIAT ¢

syo1 Aprae-a3ues 1o SUtSNOY paamprnfriupm SapnfIul papap fyimpfaBing 2

Bupsnoy anypusapp dtour ) Sulljnsat ¢ Surppng putt puy o 3500 Burspaiou) sHunssy HONHALISIP LITHET

Apddns-sapun SUPS fuz 1o SAOULIL 40 “putonijorag Jof sjuAsnipy apRIOUL J01 O STMEST

‘BEGL W AN pu adRy aanganais ypun posy fo a3e pup 713 ‘arioav) ployastoy fo diysuoyofat M pue epsyaaief nydusfotiap 1o pasug HON

{samyMONDT 1334008

%eS-1v - ¥CBL IR

%651y LTNT uMQ
PINUD],

04 %ST 0849 0L  %9S 9717  SOWOH parmpenueiy
029 %GE 084Gl 065  %Se0€  9l-¢el sjusunytedy
081 %01 008F 0Zl %89 pe-g7  paydene Afurey-a[3ug
o7/ %0% 00081 086 %.GTG. - 9TE€r POUHOP ATnurey-a[8UIg
weon/ sman s ex/  swn (000'T) ad Ay, aampnug

sun % ol SN day - % SN EOL
onnquusk [eRUSIed 2035 SUISTNOH 0661 UC PaseY
GLOZ-0661 ‘UOUNAINSI(l [E1U30] PUE 5015 Susnoly Sunsxy
uo pasegq ‘aamua] pue 5d£1 am3donng Aq syrun Sulfm [PUODIPPY
spun Sugamp Goo’sy moqy tof puvuiap Rydwy sysvoaiof pjoyasnol

QTIONINAGANEONT NI ANVNEA TYILNAQISTN AaITdN]

TNINIOTIAT(] TYAQON 304 AANLS ANVIREQ LTV SLNAANUEACT) 40 TDNNODY HNVT,



CE IOV . 9661 1930100 v JOOMEY SNILISNCD ONYIE'] s LISHMHIEZONODE

5301 810] U0 SaWOY 231 JO SreYs Sy} U U3moI3 JUreoyrudis 3im ‘s10]
123101 03 JJIUS SWOS Pue SSWOY I231e] 0} HIUS ¥ SMOYS ITEUD 506 JOR6T o
506 /0861 Pue soz6T a3 ut yonpoid remdod jsowr oy ussq
aney (3 bs 66%/£-000°S) S101 syesepow uo (4 'bs 0G7'1>) sSWIOY [[EWS

" gopyf 1ossasen AIHAOT) B oY 'SUILIIOD fo (tpUn0D JHpT (20dnEg

wands Bupa] eapds EuwiAl
y 288 , S 88
Mmope LT g Mo L L,
22 9 2 e L a2
S 2 & 5 3 2zZ|5 101 o 8 & o B
#218 107 gogz> Py 005> o
8665-0052 g0 8664-0052 0
66+ L 0005 0ol 66470008 | 00s
60001-0052 & = 00001-005L 2 "
OO0 c 00001 _ eoor
2 . pesr 2
Vi e
0002
B o0sz
Sp6/0861 50461
profSuridgousdng
u1 ‘76-086 T PUP SOL6T * 2ovds Supot] puv az1s 0] Aprunf-a18u1s fo 308f aavnbg
| NMOYTD
SVH SLOTI9UVT NO SHNOH d9UV1 MAN MOI ANVINA(
TNIMAOTIAT TYAON 404 Aanis aNyWaJ TN SINEMNUEAOT 40 1IDNNCD ENY'T




CL IOV, . Ge6T MHECIDD . 0oy SNILTNSNGD ANYIET] »  ISHMHINONODH

‘Buisnoy pue pue|
O }S02 D} 9SLAIOU] [[IM (amssaxd y3moI8) s92105 19d[HRWE pUE (SIOIAISS
1O 3500 AU} pue “UOHER[NII [PIUSWIUOIIAUS ‘D[] Y} ~3-3) satorjod dqng .
-Buistadsip
pue (Ayrrerodural 1sea] 3e) Suiseardep ST pue| 3jqepring jo Aiddns sqying

'5101 9318[ UO SAWOY
mau aSre[ 105 puewap Surmoxd usaq sey a1yl ‘S0G6T PUe SO86TL SYI UL .

UOLIAI0SqY PUD HOIFINIISUOD UL SPUIL
fiq pagvagsnipe s puv ‘puv] ajqupiing fo 2orad puv qunow ayy fiq paouanyfur
s1 Suisnoy yjm payjddns aq (o 11 Moy puv puvap Jo Junow ayJ

dONVHO
TTIM SANTIL ASOH.L LSS SHDUOA DIHAVADONWH(

LNFNIOTIAT] TYAON 10d AANLS AMVIEQ] LRV SLNIWMNUTACT) 40 TIONOD) ANYT]



L OV ] . 0451 HI30LI0 . ANOUT DNILTNSNOD ANVTE] v ISHMHIMONODH

-GGGL “epiead aifi fo poday stuonodg sy w pariodar dojifap aniipusdxd vondiunsios
jsuasaa sty Swisn (5ImyLONGOT A S4BOP SE6T FHI ZLET 0 PAAAAMDD (ISAMMMON SUGHITIOA SIS (3 2MN05

L6l 596, €861 BBl 6i6% L6}
— o

1 oo0'02s
fewmmmmmm—a- ) + 000°0F%
. 100'09%
1 ooo'o8s
+ 000'001%
+000'021%
§ poo'orig
L 0000818
L 0000813
1 poo'oozs

SE61 £66) 1661 6961

|
T

SiB|9g LLE) =arr=--
SIBNOQ] |BU| WOy
SIBo] S56L-———

LL6T VL 38N0H (00°09% ® JO puRiL], aoLL]

SOL61T
23] 2y3 Jo ja03] ayp payovar Apgusoas Ao aavy saotid Suisnoy ‘suiay (vai U]

QRET AONIS ATTVOILVIAVIA GI9INI'ID ZAVH SHOLUd DNISNOH

INAWAOTTAZ(] TYQON 0L AANLS ANV JEYIA SINFHNIIACD 10 TIONNACT ANV



g IDvd . GEAT HEEOLID . dNCHD DNLLTOSNOD ANV . ISEMHINONOTYH

‘S9SN [BLSTIPUT PUe [eroIauniiod

ypm SUole [eUSPISIT MOJ[e Jey} SE3Te SN PAXIUI Ul 318 SaI08 97 »
-BUIsnoN AJIUIR-TH N YIIM A[DITIUS

1sowpe pado[easp aq [[IM PUE] [eRUIPISaT A}ISUSP-UYSR] pue -WNIPpajA .
JURUdO[aAIP SWICY pPaInioRInUe pUue
Auey-gaw xordnp awos ypm ‘sawroy Ajnurej-aidurs yim Aqrrewrrid

pado[easp aq [[IM PUR[ [EUSPISAL AHSUSP-MO[ ‘Pau0z AJUSIIND 8 »

SN0 JD [IFUNGT} FUET A0S

%001 76L'6 w107,
%z ¢e - Aysusp Y3y
%P1 GOE'T Ayrsuap WnIpajA
%¥8 G7Z'8 Aysusp mor]

aTeyg S3I0Y
| 661 ‘osm

1v13uapisad 10f pagpulisop TON aY} Ut puv] PaurviaSuoIun Jupovn Jo saioy

INHWJIOTIAAA ALISNIA~MO]
¥Od A4LVNDISIA SY ANVT TVILNAAISHY 419vATINg LSO

LMNEWIONEAT] TYADN 204 AANLS ONVWAQ LEAYIA _ SINAWNMIAO D 40 TIDMNOOD) SNV



9paAnvd . 9661 HA0IDC  +  dNO¥D DONLLUISNOD ANVIA] = ISAMHINONODE
J
1
.1.15 bl < [ ..ﬂl.‘_ﬂ.ﬂ.
SN ’
b, H -
W ! -
e X Lo,
e did WL
S __r__ " A
. e
K (TG
] ST
] . L7 " _....m....
¥ NG
B .._...”_._m -_1 L]
g I O .
] . I U | -
3 P )Ry Sl NS i iy
.y .l.|1.|...__ | p._.. {rl,.“u.% .Lf. ....-ﬂ.:. . . A ,.W
s311062180) 50 -PAXIN IV e N 7] ¥ I e b W V et
_ ﬂ d AN z -Q _.m— -
[ERuspIsay AlsuEg yllH s =
L -
[BlILBPISaY ANSUSE WNIPBIAL - ) \ ._. e U
2 i {
- .
[E11UBPISaY ANSUB( MO} iy Nl ) x
1o ey .m,.“-- .

‘Z6EL ¢ 95N 1p1Uap1saL 10f pagpulSisap gON Y} UL PUY] pauIpLIsuoIun JUVIDA

VHYV NVEIN FHL 40 AJdHATTH
AHL NI d1LvVDO01 SI ANV TVIINAQISTA 31dvAaling LSO

LNENIOTEAT] TYAON Y04 AGNLS ANYIWEJ 1R VI

SLNEPMMNUTACT 10 TIONOOD TNV

sy

eyl

bl



Leaowd * 0aaL MHEOLI0 - JNOUDY DNILISNGD ANYTE] »  1SEHMHIEOMNODA

‘aspds wadd PUD SPPOJ ) 957 SUBAIIRA 1) 1fjia2 62D uaidopanap fwer fo wss Afivdausd
acn saa2w japg 2dfy aumpanns Aq aiersa (pad puIpsas fo Rysuap jau pui 2df] aargonais g puptap JO uoyRGLISIP (YN0 34 HO pasug iMON]

JFMURIONQDF 9anag

009’£-008'S 000°6% | [e10L

00€'T-006 0T-4 0629 DUWIOF] PaINIDRINUEIA]

000°T-008 GZ-1T 0G4°ST sjuowiredy

006-00€ g1zt 008% patpene Aure-a[3uig

008'F-005°¢ LS 000'81 payoeIap Ajrurey-o[3ulg
5310V (10w / n'p) S

$SOIN) Asuacp 19N SuramQ

S10Z-066T ‘PreySundg/susing
ur judwrdo[asac] eruUapIsay Aq pas() s3I0y pajeuInsy

| . 6107 fig
pup] [VIUIPISaL ]qUIIva Y] f0 048/ ~0G FUNSUOT PIN0D PUPIBP [WIUIO]

ATHESNINISANTONY NI ANV
10 A1ddNS THL IDNATT THM INTNJIOTIATQ TVILNIAISTY

INENIONEAT TYAON FOT AANLS ANYWIJ LDV SINANMNSZAOD 40 TONN0 TNV



g8 A0V d » 9661 YILOLIO) . dMIOED) SNLLIASNOD ANV1AT «  1SHMHINONODSH

*2011d aures ay) Je Ajruswre
ajenbape jusieambe IDAIAP S10[ PUE S}IUN IS[EWUS 10] dZUB[[RYD Y],
‘a8e10ys pue ‘Ajrnoas ‘Axearad se yons ‘sawroy A[urej-s[3urs prepuels
Ul 10§ YOO] SPIOL@snol] soNsLIs)deIe §93e10d 00Ul 31 JT [NJSS200NS dI0W
aq [[1¢ Sursnoy Aysusp-1ay31H WLy} 3193 03 Ard 03 aary Ay sotxd ayy
mJuem Aa) sonsuacereyd Buisnol a1 JJO dpen 1SNW SPIOYISNOL]

‘sad 4} aInyonxys
[EIIUSPISAI [ 10§ sanisuap Susearnul pue yrawdopasp Afune-a[3uls 10J
mmﬁmU_Emﬁuzﬁm,ﬂHmmmmhun::?_uzm:omuﬂm mfmmmmuumﬁﬁmmszﬂzcu

£1ddns puey feryuaprsax auy pue pajseoalo] se smoid uonemdod aui i1

‘sponpoxd Zursnoy sAleUI)E
PUE IS[[BLIS I0] PUBKISP ISLIIOUT PINOYS SOIIWIR] [eUOHIPEI}-UOU YIIM
sproyssnoy azow pue ‘voneindod Jurde ue ‘az1s ployssnoy Juiumpaq .

SapoU Yim 31911vduio? aq Eza?‘ vz Suisnoy
Agrsuap-saySny 104 3931401 v 3523318 SISVIL0f D1ou0Ia puv dwdviSowa(q

ATHEADNINAGANIONT NI LIUVIN TVILNIAISTH
THI YOd SANTML ANV ‘A1ddNS dzaqzmm 0 SNOILLVOITIA]

JNTWAOTIATJ TYAON H0d AANLS ANVWIJ LAV SLNIMNIEACLT) 0 TIDMNOCD ANV

s - L s . L o Py | | ki




6CADVI 9EET WHAOLDO  +  ANOADONILINSNOD ANVAAT  « ISIMEIMONODH

‘a8eI1038 pue ‘L1Indes

‘K>earrd 10y ssouarajeld jeyIRW SSAAPPE O} pauisap a0 1SN [BIJUSPISAI
JOT-T{ewWs ‘[eIsuad U] 'Sied J0j UE} 310U agde103s 10 aoeds adered juem oym
‘s19ANq SWOS PILIARP SWESI(] JO Pt U goBered jo yoe[ AT, ‘sedua[eyd
U IBUI JUWOS 3I3M JIBY} ‘[NJSSADONS SIDM syuawrdoaasp 383U} UM

-saBered ou pue sayoiod

yIoI3 YIm ‘UBIsap [BUORIPRIOU B 98N [[e s3I0y Y], 193] arenbs DSy
ue} SS3] S}0] U0 SSUIOY OIPaq § PU ‘¢ ‘T [[eLWS Hf 'suresi(] Jo poly e

. -auadng ul A
sser34dg 3o 30 sa8€3300 SjAIS-URUISRID [[RUIS JO SIS B aoudrdwrey .

_ (a0 /s3un 7T Jnoqe Jo Ayrsuap ssoid e 103) 300) arenbs
0067 33eI9AE R} 510 UO SSWOY [[ELS 3im ‘SU3BNT YNos Ul 00180
:apnpul sajduwrexy yuswdo(aaap
[EPOU J0J PUOISTAUS 350U} 0} TE[Iuls SUBIsap [euonpersosu ayexodionur yeyy
sjuatzdo]aAsp [PIIUSPISIT J0]-[[EUIS JO s3[dWILX? [BI9AS U83] SARY I3,

sapou ui jJom 3if pprom 10184 ayg uz spusmdoraasy nfssaoons [vianag

LIV 'TVOOT]
JILL NI dHDIN V ANNOA AVH STWOH TVLINIAISHY LOT-TIVING

INTWNIONTAT] TVAON MOZ AANLS ANYINI LENIYIN SINFWNIEIACD) 40 TIDONNOD ANV



O0F 35V 1 * 86641 ATHOLDO . JNOED ONILTNSNGD aNY 1] o  ISIMHIAONOOH

UORNGLISIP
aWIcOUT 21 JO J[BY JAMO] Y} U sp[oyasnoy] ‘[etus ‘Bunok woly
SwoD M sjustirede J0§ PURWAP S0W “Unt Suol a3 uJ "syusunrede
pus-y31y 10] pUBWSP UlE}sNS ABul $aLNSNPUT Yoa3-ydny ut juawAordwyg o
awoy Anuey-or3urs e aseyond pue Aeis
0} pusur yey} 1o s10aford uoTIONISUOD UT aredionred o3 A[ureroduial 219
318 OUM SIDWIOIMSIU WIS ST SHUN 35} 10F PUBWSP 33 JO YONIA "009%
uBy) 1032013 sjuRx aSeIdAr Yl JONIEW 3} JO pus YS1 Al WOy puewsp
03 puodsar spusuuiiede asay Jo Auey ‘s1eak om) Jse[ au) ul ymq
S1TUN (JG'T I3A0 UILM ‘UOIONNSUOD jusuriiede Ul Uo0q RIBLIND © 81 319,
'SBATR A[TUIRJ-3[3UIS PUR JETDISUIIIOD
Uaam1aq 13]Jnq © SE PaAsn a3 Uajo aaeY spuswudoaasp Afrues-pnu
—§3POU PST-PaxIW Ul Suisnoy A[nuey-nmu sydeooe osfe 151eur 3y, »
0661 ut Sursnoy
patpeiye Ajtureg-a(durs 1o sjusuntede Ul paAl] ausdng Ul spjoyasnoy
10 9,6 —3odreur ayy ut paydaooe Apeaife si Sursnoy A[RUEJ-HIOA

sapou iof sjquins aq of Ayrsusp ayy aavy spuamdoranap puawpivdy jvordh]

IDNVA ATAHONISANTONT
CHHL NI TNASSHOONS NAAD SVH ONISNOH ATIAVA-LLTATA]

LNAWIOTTART TYAON H0d AQNLS ANYWAT JAMAYIY SLNERNATIAOD) 40 NIONNCD ANV

e end Red GO RN sl el



I 30vd . appl JEEQLOC . JNOMSy DNILTNSNOD) ANFE] »  ISAMHIHONOOH

SITIH WRIHIGPHOD 40 Sjuagandy fornae 3 pinad Fuzsnoy ssu-pry pur Asuap-ylnyg astomey °

® ® 009’101 06F  0CL 94 0¥ PSH-PIN
® ® 009'L 01067  06030€  ANSUSP-YSTY SSL-MOT]
® 00T 0306  PT 0181 sjudurjede uspren
® 000°C 01 009 ¢ O Gl ISLE-MOT PIYIEIS
® ® 009101 Q07T  8103T1 - SesnoUumoO]
o 006'T 1 00F'T  F1 048 Jursno parelsnid
® 0087 03 00ZT 0103/  Ajpwes-o13us J0[ [ewS
® 002201009 LOVF Ajnurey-a[durs prepuelg
IDNIDY  PBuUMQ {11 .'bs) aIoe N jnpord
IZIS JIUN) 1ad symuny
Aysuadord diysiaumQ
Sursnoy
aogpulayy fo diysiaumo (wardhy puv ‘azts Jpun ‘Artsusp fo faping
ST 00T

SNISNOH FJAILVNYALTY HIIM SINTFNIOTIATA ATNOM LVHM

TNENJOTEAL TYA0N 10T AQNLS ANYIHIJ LIV SINAWNIIAOCD 20 NINOOD ANY]



2P ADY] - Ghs T AHFACLIO . JHOE) DNILISNO D ONYTET s ISEMHIIONODH

Justitdapaay [wpan 10f SANITNIINL PISOALIU DU S45LBY fO [PaDWAT Yy M $314pa Sapoit
0f 2avys jananipy sapou aof 3dfy 3injons Ag aivys iayaome pnoge suoyduinsse pup jsesaref pupwiap pandm fo vonnquystp eruajod ue pasog e

1SANGAN DT pup drody BuiinsueD pums [anog

15C 61 0651 10101

€IT %0291 88  %91-CL 0€9 syusuntedy

v %S¢0c  T&  %0T9l 081  Ppaydene Anuej-aduig

6 %STTL  TL  %C1-8 024  Ppaypoeiop Apruey-s[8uig

Jesax/ SopoON Ul IedX/ SOPON Ul SN adA] aimjonng
SITUN MBS  SIUN) JUSDI3  [eMNIy

S102-100T 0002-9661
| ST0T-0661

‘ad 4] amipnng Ag s9PON UL swdofBAs(] [BLUSPISSY] [eNUUY [BHUS)0]

juamidojaaap jppout 10 papuSisap svalv up svah tad sjiun
05z 0 4apio ayg uo Juswdojanap adviany joadxa 01 ajquuosvaiun jou st 1y

SHAON NI INHWJOTIAHA TVILNIAISH
INVOIIINOIS NI L'TNSHY A'TNO00 SHUVHS LHMUVIN TIVINS NJAH

LMAWIOTIANC] TYAON ¥OL AQTLS ANYWAT LAMAYIN SLNTFWNTIAOCD 40 TINNOD ANV

s O R AU I LA - T v N Perve-: B " |



Appendix D
Actions Taken by Local Jurisdictions to Address Goal, Policies, and
Objectives of the Metropolitan Plan by Category
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Actions Taken by Local Jurisdictions to Address
Goal, Policies and Objectives of the Metro Plan by Category

Since the adoption of the Engene/Springfield Metropolitan Area General Plan in 1982, local
jurisdictions have taken a number of positive steps towards realizing the goal, objectives and
pelicies of the Residential Land Use and Housing Element of the Metro Plan. A brief list of
these actions by category include:

Residential Eand Supply and Demand

Established minimum densities in mediom and high density zones - Eugene and Springfield
Metropolitan Plan Monitoring Report 1977-1983 - Jamuary 1985

Metropolitant Plan Monitering Report 1977-1984 - June 1936

1991 Engene-Springfield Supply and Demand Analysis Draft Report - June 1991
Infrastruciure Plans (CTP's}

Annexation Plans and Programs

=i e e

Residential Density

Accessory Units Allowed - Eugene

Duplexes On Interior Lots In New Development - Eugene

Cluster Subdivisions Allowed - Eugene and Spnngfield

Minimum Density Requirements - Engene and Springficld

Reduced Parking Requirements for Downtown Residential Development - Eugene - 1988
Springtield Community Housing Plan - Springfield - 1995

Willakenzic Refinement Flan - 1991

Euvgene Zoning Code Review {ZCRP) - in progress as of 1997

S 1O Lk L b

Housing Type and Tenvre

Reduced Parking Requirements for Downtown Residential Development - Eugene
Manufactured Housing On Single Lots - Eugene and Springfield - 1952
Springfield Community Housing Plan - Springfield - 1995

Whitaker Refinement Plan - 1995

Eugene Council Goal to Increase Housing Downtown - 1993 - City of Eugene

Lh f Ld B e

Design and Mixed Use

1. MNeighborhood Refinement Plans - both communities
2. EBugene Zoning Code Review Program (ZCRP)



Existing Housing Supply and Neighborhoods

Amendments to Condominium Conversion Ordinance - Eugene - 1986
Maobile Home Conversion Ordinance - Eugene - 1989

Owner and Renter Rehabilitation Programs - Eugene and Springfield
Emergency Home Repair Programs - Eugene and Springfield
Springfield Community Housing Plan - 1993

Vanious Neighborhood Refinement Plans, both comununities

RS

Affordable, Special Need and Fair Housing

Lane County Task Force Report - 1989

Housing Policy Board formation - 1990

Community Development Block Grant/HOME Programs - both cities

HOME Consortium - Eugene and Springfieid - 1993

First Time Buyers Program created (SHOP) - Springfield - 1993

Land Banking Development Program - Eugene - 1989

CHAS - 1991 and 1993

Consolidated Plan for Housing and Community Development 1995

9. Springfield Commaunity Housing Plan - 1995

10. Propenty Tax Exemption Programs - Eugene and Springfield

11. Development Fees for Low Income Housing Projects - Eugene and Springfield

12. Support for Nonprofit Housing Developments for Owners and Renters (NEDCO, 5t. Vincent
de Paul, Habitat, Metropolitan Affordable Housing, Springfield CDC)

13. Creation of Springfield CDC

14. Amendments to CIR (Controlled Income and Rent Ordinance) - Eugene - 1995

15. Support fer Emergency Services, Homeless and Transitionai Housing - Engene and
Springfield

16. Cracking the Housing Crisis Report - City of Eugene - 1995

17. Eugene Council Committee on Housing Finance Alternatives - 1995

18. One percent Utility Tax Vote - Eugene - 1996

19. Added to stock of affordable rental housing stock in Eugene and Springfield through various
Incentive programs.

20. Eugene Council Social Goal - 1987

21. Sprimgfield SHOP program created for first time buyers - 1993

22. Support of nonprofit provision of special housing needs - Eugene and Springfield

23. Parking exceptions for special houwsing - Eugene - 1990

24, Property Tax Exemptions for affordable and special need housing - Engene and Springfield

25, Interfaith Emergency Shelter Program - 1991 - Engene and Springfield

26. Car Camp for Homeless Persons - 3 years

27. Emergency Shelter for Youth - 1995

28. Access Center for Single Homeless Adults - 1995

29_Intergovernmental Human Services Plan

R R N



30. Human Rights Programs - Eugene and Sprangfield
32. Fair Housing Plans, Eugene and Springfield

33. Fair Housing Hotline, Eugene and Springfield

34, Community Housing Resource Board

Coordination

1. Lane County Housing Task Force Report 1989

2. Intergovernmental Housing Policy Board created 1990 (three jurisdictions)

3. Joint Planning Commission Committee (JPCC) and Metropolitan Plan Committee (MPC)
4. Periodic Review and TransPlan Process

5. Comprehensive Housing Affordability Strategy (CHAS 1991 and 1993)

6. Consolidated Plan for Houstng and Community Development - Eugene-Springfield - 1993
7. Engene/Springfield HOME Ceonsortium (1951)
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Housing inpovations is 2 product of the Residential Land and Housing Study.
This study is being canducted to update the residential land and housing
clement of the Eugene-Springfield Metropolitan Area General Flan (Metro
Flan), the long-range comprehensive land uze plan ter the metropolitan area.
Residents and builders in Eugene and Springfield may not be familiar with
some of the available housing possibilitiss. For this reason, staff identified the
need for public information materials that explare examples of innovative
housing types and densities. Becoming mors knewledgeable about varicus
housing types and densitias will impact the policiss the community wishes {0
create or modify as they relate to housing and residential land use.

Aftar contacting the University of Oregon, an independent study was set up
uhdsr ths supervision of Adjunct Professor Lynne Dearborn-Karan. Warking
with the Residential Lands and Housing staff team, Lynne supervised Elise
Hendrickson, a graduate architacture student, in the research and writing of
this booklet oh housing innovations.

Arount the country, housing consiruction is responding to the life style
changes brought about by various demographic and economic rends. Demo-
graphic studies show trends toward smaller households eoupled with an aging
population. Housing costs are increasing at a faster rate than household
incomas for a farge segment of the population.

These demographic and economic trends present a challenge in the housing
markstplace when assessing current and future housing demand. it is
anticipated 1hat smaller housgholds will demand a greater variety of living
options that inslude smaller units on smaller lots. increased density also
benefits those households needing more affordabie housing cheices while
meeting other goals such as preservation of productive agricultural land, use
of infill sites where utiities are already in place, more efficient and lessostly
provisicn of utilities and services to new areas, and reduced air pollution and
congestion due to decreasad reliance on the autemaobile.

Reviewing what types of housing are available locally shows that single-family
houses are hecoming a smaller percentage of the housing stock while the
percentage of multi-family units and manufaciured housing is increasing. This
trend is projected to continue due to the demographic and economic factors
discussad above. Ahout half of all new units to be constructed over the next
20 yeats will be duplexes, multi-family units, and manufactured homes.

The purpose of this publication is to provide examples of various housing
types and densities. By reviewing these examples, iocal residents and the
building community can betome more aware of housing options that are nat
eommonly available in Springfield and Eugene. The examples cover projects
that were built in responze to diverse site conditions and housing needs.
They can be studied to laarn what special factors contributed to the sUCCess
of the project that may have applications 1o new housing construction of
rengvation projects in the Eugene-Springfield area. This publication dees not
attampt to include ail possible housing types. Rather, its intent is to inspire
buitders, developers, and propetty owners to seek additional ways to design
the physical enviranment to provide more diversity in housing options whife
incraasing residential densities.

Introduction

Background

Purpose
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Other Resources

Methodology

Slide Show: Thig features some of the projects included in this booklet and
can be tailored to a particular audience.

Housing Tour: The tour shows the variety of housing types and densities in
Eugene and Springfield. The self-guided tour was prepared by the Resi-
dential Lands and Housing Study in summer 1995,

TransPian (the BEugene-Springfald regional transpertation plan) Products:
Thess include a slide show and two videos that lay aut three characteris-
tics of transportation-efficient devealopmeant: design for pedestrians,
diversity of land uses, and proximity and access. They show projects from
the Northwest that exemplify these charactaristics. In addition, Transporta-
tion-Efficient Development is a recent TransPfan document that may be of
interest. Maost project examples include housing and some tocus exclu-
sively on housing.

Al rescurces listed are availatla at Lane Coungil of Governments, 125 E.
Eighth Avernua in Eugane,

In the process of sifting through bousing examples published in books, archi-
tecture joumnals, builders’ magazines, and newspapers and in talking with local
architects, developers, planners, and professors, criteria for highsr density
housing projects appropnate for the Eugene-Springfield area began to define
themselves. ncluded in these criteria wers housing type {i.e. single family,
apartment, duplex, ete.), density, type and location of site, site design, unit
design, and target market. Several cycles of library investigation to identify

. potential examples followed by a review by architects, planners, and profes-
" sors yielded the housing projects in this publication. These examples are only
. a sampling of the innovative hausing projects around the country.

The zelected projects reflect the existing diversity in housing types, housing
reads, and site conditions. A variety of single-family and muiti-family dwellings
Hlustrate the range of densities that different site configurations and wnit plans
can yield. The target markets range from low- 10 high-income households. A
project’s affordability was not the issue in selecting prajects, but housing
designed jor lower-income houssholds tends to be more innovative in its site
and unit design in relation 1o the increassd dansity. For this reason, some
subsidized projects are mcluded.

[ o Ao e N N Poar W W i e N B
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The projects ara divided into three categories: single-family detached, mutti- ) Organfzaﬁan
farnily attached housing, and manufactured housing. Within each category, ,
the projects are arranged by density, from least 10 most dense. A flexible ; of Document

binding allows the brochure to be alterad depending on the target group and to
te expanded over the years. The comesponding slide show can also be easily
meditied to meet the needs of the intended user group.

Explanation of Page Layout

Each project analysis follows the same page farmat:

» Mame of Project s Housing Typa

+ Location » Met or Gross Density
v Architect

+ Builder or Daveloper

-

Special Characteristics
Highlights three ar four of the project’s innovative features

-

Project Surmimaty
Brief summary of the project that allows for simple comparisen with
other featured projects. Design Features identifies special condi-
tions at the front and back of the unil, extra storagea, aceazsibility of
taundry facilities, and unusual site amenities.

« Planning and Design
Explanation of the overall site plan and individual usit design
including: location and type of site, charactsr of surrounding
neighborhood, and features that make it innovative in ils goiution 10
iNcrease residentiat densities.

Market information
Identifies the demographics of target marksets, the absorption rate of
the project, the project's financial package, and ¢ost of construction
pet square foot {where and when tha cost figures were cbtained).

Crucial to the understanding and companison of densities are the terms gross Definitions
and net.

Gross density is the number of dwelling units for each acra of land, including
areas devoted 1o streats, parks, sidewalks, and othet public right of ways.

MNet density is the number of dwelling units per acrs of land in planned or
actual use. In other words, dwelling units per acre excluding dedicated
streets, parks, sidewalks, and other public facilities.

The graphic on the tollowing page shows the difference.
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Field of Dreams ! Single-Family
Eugene, Oregon | Detached
Peter Keyes, archilact

Neighborhood Ecenomic Development Corporation, builder Net Density:

11.2 units/acre

Special Characteristics

O Uses traditional narrow-lot development to create a
pedestrian-frizndly neighberhood

O Residential infilf with preservation of open space for
public park and baseball field

0O Lower income units are the same design as the
moderate-income units

Project Summary
Number of Units: 44
Site Area: 6.86 acres, including 2 1.25-acre public park
Gross Dengity: 6.4 units per acre
Project Completed: 1396
Lot Size: Varies from 2,500 - 5,000 sguare feet
Type of Unil: Singte family detached houses on namow
lots
Tenurs of Units: Gwnar Oocupied Stract view
Linit Sizes: 2 bedroom/1 bath, 768 SF
3 bedroom/1 bath, 1,110 SF
3 bedroomi-1/2 bath, 1,152 5F
2 bedroomf1-1/2 bath, 1,248 SF
4 bedroom/2 bath, 1,440 SF
Parking Spaces per Unit 2 uncovered spaces in driveway
Design Features: Small front yard, front porch, rear yard, laundry roorm, extra
storage space, public park

Planning and Design
Localed in the middhe of two older single-tamily neighborhends, Field of
Oreams demonstratas the desirability of infill development with a preserved
open space. A traditional narrow-lot development patem
is combined with traditional houss farms o creata a
pedestrian-friendiy community accessible to downtown L -
Eugene via a ¢ity bike path or major bus and auto )
comidor. At tha center of the project, a 1.28-aere public
park and basseball field serves both the new development
and the adjaceant areas.

A variety of house types and sizes reflects tha diversity of
households in this community and helps to minimize the
impact of the density of narrow-lot development.  Front
porches orierted to the street, lively street elevations
with a mix of siding materials and colors, straet trees,
and sidewalks entiance the pedestrian-friendly nature of
this development.  All of the houses have a ten-foot
frant yard, a large front porch, a large rear yard, and a
side driveway. The houses were sited to allow access 1o
natural light on all four sides. ‘

Site plar
Recognizing the special needs of families living in small spaces, the architect
separated the living room frorn the large kitchen and family/dining room. The |
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Floar plan and
front elevation of
four-bedroom Lnit

flocr plans alse include a separate entry space, laundry roem and exira
closets. In the two-level units, sleeping spaces are located above the agtive
gathering spaces. '

Market Information

As a mixed-income development, Field of Dreams aftracted a wide armay of
household types from single parents ta larga famillies. Thiry-five units were
soid to lower income families on a lease-to-own basis: part of the rent goes
towards a down payment, allowing the buyers to take the title within tive years.
The remaining nine units were sold as mederate-income affordable wnits.
Financing was through a variety of sources including Lane County Commis-
sion, U.S. Department of Housing and UWiban Development, and Oregon
Drepartment of Housing and Community Services, Construction was com-
pleted in two phases.

Market Rate Units sold for $70,000 - $88,000
Lower Income Mortgage: $54,400 - $68,800

Tetal develcpment budget: 2.8 million including streets, infrastructure, and
park

THE
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Twin Gables at Laguna West Single-Family

Sacramento, California Detached

CYF International, architect
Pulte Homes, builder

Net Density:
9,7 ynitsfacre

Special Characteristics

O Detached 2-car garage has 300 square feet of convertible space above
accessed by private stair

O Deep offsets between adjacent houses maintain unit privacy and aliow
windows on faur sides within small-lot planning.

O Front porchas, detached garages set behind houses, shallow frant yards,
and sidewalks contribute o traditional small town character of this
develspment—a major buying incentive.

Project Summary

Mumbear of Units: 115

Site Area: 14 acres

Grogs Density; 8.2 unils per acre

Project Started: 1992

Lot Size: 4,500 SF

Type of Unit: Detached single-family houses

Tenure of Units: Owner Occupied o s

Unit Sizes: @ bedroom/2 baths, 1,419 SF 2 RN RN
3 bedroom/2-1/2 baths, 1,743 SF &% T W
4 bedroomy3 baths, 1,916 SF
4 bedroomy3 baths, 2,168 SF

Farking Spaces per Unit: 2-car garage

Design Features: Small front yard, front porch, private rear yard, formal dining

rogm, laundry reom !

Flevation of four-bedroorm unit

Planning and Design

Centrally located within the 1,045-acre transit-oriented development of
Laguna West, 11 miles south of Sacramento, the site amenities wilhin walking
distance include a 73-acre man-made lake, two major parks, and 100 acres
sat agide for commercial development. Al residential developments within
Laguna West are raguired to meet rigarous design guidelines madeled after
Peter Calthome's neq-raditional planning concepts.

The detached garages are set behind the house and the simple housing
forms recall the urban bungalows of the 1930s. Inciuded in the many benefits
of this housing type are a sizable, private rear yard; the deep offset between
houses unusual with small lol planning; and the virtual efimination of the
garage door presence on the street. The box-like farms of the houses are
easy to trame and rocf, cutting construction time and costs. Varying materials
and details on the facades add intarast o the streetscape,

Front doors are otiented o the streets; frant porches rather than garage
goors create a streetscape that is inviting to the pedestrian. A large driveway
apron in front of the garage adds a secure, hard surfacad play area easily :
menitered from within the Kitchen area. The space above the garage can bg FRELT SOLAR
easily convertad to 2 home office, teen room, or small studio apartment. ! . .
Inside the house, two-story volumes and & nine foot first floor ceiling hetght ' P:,Ea;rzj;ﬂiizn
add to the units' spaciousness. In the larger of the four bedroom units, the
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interior space above
delached garage

builder has in¢luded an option to convert the fourth bedroom to a den or
ofiice if desired.

Market Information

There were some sales prior to opening. The spacious floor plans were
designed to attrxct first-ime buyers with moderate to high ingomas, The
convertible space above the garage was used as an incentive {0 purchage a
home in this develepment; most buyers took the option to finish out the room.
The project was convertionally financed and built in five phases.

Construction cost: $38/SF including garage (Sacramento, 1692)

Units sold for $143,800 - $193,900 plus $5,200 to finish space above garage
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Benson Glen

Renton, Washington
Mithiun Partners, architect
Conner Development Company, builder

Special Characteristics

I Small-lot development targeted 1o first ime buyers

O The architects worked with porches, gables, and eaves to give the develop-
ment 2 traditional neighborhood feeling

0 Experimental project developed to monitor and review King County's permit
processing and to highfight problems that create costly time delays

Project Summary
Number of Linits: 43
Site Area: 4.7 acres
Gross Density: 9 units per acre
Praect Started: 1994
Lot Size: 3,600 square fest
Type of Linits: Single-family detached houses on small lots
Tenure of Units: Owner Ocoupied
Unil Sizes: 2 hedroomyd 1 bath, D80 SF
3 bedroomy 2 bath, 1,210 §F
3 bedroom/ 2 bath, 1,240 SF
2 bedroom/ 2 bath, 1,280 SF
Parking Spaces per Unit: 1-gar attached garage, ona uncovered space rext to
garage
Cesign Features: Front porch, small back patio, front and rear yards, laundry
oo

Planning and Design
Conceived by Threshold Housing, a non-profit developer, Benson Glen is a
housing development designed with two purposas. The first was 1o provide
new housing affordable to households eaming 80 percent of the county's
median income, and the second was 10 evaluata redundant, contradictory,
outdated, and unnecessary aspects of iocal building and zoning codes that
added thousands of dollars to the cost of every house.
Among the many topics addressed in a report ta Lhe

I . |
Single-Family
Detached

Net Density:
12.1 unitsfacre

King CGounty Gouncil are flexibifity in the minimum
parking reguirements, reduced front vard setbacks,
construction delays 1or numerous and possibly redurn-
dant building inspections, and code requirerents that
contradicted one anather.

Renton is 2 suburb of Seattle located near a major
Boeing factory. The site was purchased from a Pianned
Unit Development in foreclosure; the deep namow fots
were reconfigured into 60-foat by 60-foot lots in a
traditional suburban configuration. Buiit in simple
craftsman style to keep building costs down, the archi-
tects played with the orientation of the roof gables and
eaves, the location of porches and garages, and siding
materials and colors. Slte armenities include a commu-

nity park, children’s pfayground, and nature preserve,

FPEH NS NN A T T

Site plan




The two-level homes have small footprints with living areas on the ground floor
and the sleeping areas on the upper level. Each threa bedroom plan has a
unigue feature—a cathedral ceiling, open plan, or large
kitchen. The jocation of the garage helps to maintain
privacy between adjacent houses.

Market Information

Benson Glon is a racially mixed development of single
parents, two-incams families, and middle-aged couples.
Househeolds must meet minimum and maximum income
levels to quality for home gwnership in this community.
Down payment assistance is available from Threshold
Housing. Financing was through conventional lenders
and non-profit organizations.

E112,900-5132,900 to households with incomes be-
tween $30,000 and $38,000 (Renton, WA, 1233

Elevation of three-bedroom house

Floor plan : 0

SECOND FLOGR

PATE

GARAGE

FIRST FLOOR 1.._|i ’
L1

(R = T For BTN N oWl i o N




Madison Avenue Cottages
Winslow, Bainbridge Island, Washington

Gregory Hackworth, architect
Michaet Burns, developer

Special Characteristics

0O Detached units on an infill site zoned multi-farmily

i) Higher density achieved with smaller building fostprints and one-car
garages

1 16-hcuse project replaces two dilapidated houses on adjacent lots

1 Cottage charactar of the houses blends in well with the larger homes of the

surrounding neighborhoods

Project Summary

Mumber of Units: 16

Site Area: 1.14 acres

Gross Density: 14 units per acre

Froject Complatad: 1294

Type of Units: Zeto ot line, single-family detached

Tenure of Units: Owner Occupied

Unit Sizes: 8350-1,6800 5F

Parking Spaces per Unit. 1-car garage

Design Features: Small front and rear yards, covered front porch, and private
side courtyard

Planning and Design

Single-Family
Detached

Net Density:
17 units/acre

Localed within walking distance of shops and restaurants, thess mader-
ately priced two-gtory houses blend well with the surrounding houses on
Seattle’s high-priced Bainbridge Island. The project's L-shaped cormer
site is formed by two adjacent sites and zoned mult-family even though
the two pravicusly existing structures were single-family houses. Re-
sponding to the existing zoning and the market demand for detached
Kouses, the architect and devetoper created single-{amily houses with
condominium cwnership.

To increase the density, a paved alley divides the site. The houses facing
the main streets have small front yards and deep front porches; the one-
car garages for these units are accesssed fram the alley, eliminating the
presence of garage doors on the street. A mix of roof colors and siding
materials and no garage doors raduce the impact of the density and
contribute to the individuality of each house. Careful landscaping, the
cottage-like character of the units, and sidewalks enliven the streatscape
and encourage pedestrian activity.

The units were designed so the social gatheting spaces-the kitchen,
dining and living areas - open up 1o the private courtyard.  Located to the
south or east, thase areas become filled with warm sunlight.  Openings in
tha north wall are minimized ta maintain privacy within the zero-lot line

T 1
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planning. By placing the sleeping areas on the second level, they are
disconnected from the active social spaces.
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Market Information

The fact that eight urits sold withaut advertising in the first three weeks of
sates indicates the demand for moderately priced houses in s notoricusty
expRnsive ared. Buyars included single parents, Two-noome couples, and
retiress. Many of tha residents ate firaf-time buyers, others moved out of
attached dwellings in the Seattle area. The project was conventionally
tinanced.

Units sold Tor $150,000 - $175,000 {Bainbndge isiand, WA, 1893}

Floor plan and elgvation of
ihrea-betroom house

|
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Pine Street Cotiages

Seattle, Washington
Marcia Gamble Hadley, architect
Kucher/Rulherford, Ing, developer

Special Characteristics

O Renowvation of an existing group of eary 20th century
craftsman style bungalows into detached starter
hames with 2 centrat landscaped courtyard

O Rengvation preserved a density not allowed under
current single family zomng

1 Locatad in a transitional inner-city neighbornood close
to downtown Seatile

2 Affordably priced 500 square feet units enable first-
time Buyers to purchase in-City homes

Project Summary

Number of Units: 10

Site Arear Q.35 acres

Wet and Gross Density; 28.5 units per acre
Project Completed. 1802

Type of Unit: Single-tamily detached cottages
Tenure of Units: Owner Socupied

Lrit Sizes: 1 bedrgomd bath, 501-530 SF

Parking Spaces per Unit: 1 secured, off-street space per unit
Dresign Features: Covered entry, trellised backyard deck, 10°X10° loft space

Planning and Design

Abzndaoned for nearly a decade, the ten one-bedreom craftzman style cottages
built in 1916 were candidates for demolition when the developer purchased

them. Located in a predominantly single-family
traditional neighborhond threa miles from downtown

Single-Family
Detached

Net Density:
28.5 unitsiacre

Sirest view

Seattle, the developers took the opportunity to create
a precedent for affordably priced in-city starter homes.
The decision 1o rehabilitate the existing structures
rather than build new was an expensive ong; how-
gvir, these cosis were spraad over ten units corm-
pared with the two unlts that would have been allowed
if the zoning for the site was changed to single family.
Because the existing 2oning was muti-family, the
individual units were gald as condominiums.

Tou make units of 400-plus-square feet functian
efficiently and not feel crampad, numerous changes
wara made to the interfars,  In addition to the bed-
roam and bath, each unit has an entry hail, a large
living raom, a smail but efficient Kitchen with eating
space for three, and a 100-gquare faot foft that can be
used as an additional gleeping space or wark room.
vaulted ceilings, open beams, large skylights, and an
open loft space cantribute to the spacious character

of the units.  The attention to details and the use of

high-qualify materials increases the desirability of
thass units.
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Floor plarn

The units are arranged around & cantral shared
qreenspace; each unit has a freflised dack with a built-
in bench as a transition from this shared courtyard to the
private unit. Ten cottages are arranged on three gides
of the courtyard; off-strest parking defines the other
efge. The private nature of the eourtyard is maintained
with security gates off the street and from the secured
parking.

Market Information

The afiordably priced cottage renovation was targated to
working professionals looking to buy their first homas;
the developer hoped to attract a divarsity of buyers to
raflect the makeun of residents in the surrounding
neighborhoods.  Six of the units sold almost immedi-

i ately. The localion of the site qualified the project for Seattle’s Community
i Reinvesiment Act: the site design was close encugh 1o the original plan to
| qualify it for preservation status. The renovation alse qualitied for FHA

. finanging.

Construction/Renovation cost: $175 per square foot (Seattle, 1992)

Total Development Costs: $724,480

LInits sold for $85,500 - $89,500

o RA.

Orignal Unil Plan Remudeied Unit Plan
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Battle Road Farm Multi-Family
Lineoln, Massachusetts Gross Density:
William Rawn Associates, architect 5 unitsfacre

Lincoln House Associxles, developar

Special Characteristics

O Unite are grouped to resemble older local farmhouses
1 Fural site in an area notorous for $500,000 homes

2 Afigrdable and market-rate units are virtually identical

Project Summary

Mumber of Units; 120

Site Arsa; 24 acres total, built on 12 buildable acres

Gross Density. 5 units/acre (10 units per acre based on
buildable acreagel

Project Completed: 1994

Type of Units: Duplexes, quadruplexes

Tenure of Units: Cwner Qocupied

Unit Sizes: 2 bedroom/1-1/2 bath, 1,200 SF

3 bedropmd2 bath, 1,400 SF

Parking Spacss per Unit: 2 uncovered spaces in a small
st ] - o~ - _

Cresign Features; Front porch, rear patio, shared laundry Street view of quadruplex
faciliies, extra storage, iown meadow, common meeating house

Planning and Design
Baitle Road Farm is on a rural site in affluent Lincokn, MA, outside of Boston,
f the 47 agres of wooded land, 23 acres are wetlands and considered
unbuildable. Development of the remaining land was influenced by the town
planning principles of the architec-
ture fimn Duany Plater-Zyberk.

The C-shaped complex, dictated in
part by the wetlands, has ona
locoping road that leads to an
aneral. Housing is located on
gither side of the 26-foot-wide
road. The winding nature of the
developrmant is appropriats for a
gite far from town services,

The six unit pians are comhbined
into three different building types
that recall the larger houses of a
Mew England farm community.,
The quadruplex buildings combine
a mix of four two- and thrae-
badroom units; the duplexes
combing two three-bedraom units.
The grouping of units into a single
huilding give them a presencs
equivalent to the area's large
rmarket houses selling for an

" average of $500,000. A simpte column parch, the narrow road, the absence of
garage doors, and landscaping confribute io a livable, human-sgale village

Site plan

—
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Street view

Floar plarn
of quadrupiex

despite its reliance on the aute. Parking is allecated to
a modest-sized asphalt pad between buildings.

The two-level units are characterized by as many as ten
windows per flogr on three axposures and tall cailings.
Each unit has a front and rear outdoor ares and axira
storage space. Of the 120 units, 72 are reserved for
limited income househotds; both the affordable and
market rate units have virtually identical unit plans.

Market Information

The units were marketed to singles, couplas, and
families as both affordable and market-rate units.
Funded in part by the state’s Home Ownership Pro-
gram, construction was completed in three phases
allowing changes to the less popular unit designs.

Construction costs: £54 per sguare foot (Boston, 1920)

Income Cateqorny

Moderate
Micidle
Market

i

Erice Range of Homeg Incoma Range
$86,000-398,000 $25.000-830,000
$100,00-$110,000 $30,000-545,000
$185,000-$240,000 $46,000+
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Willow Courts Multi-Family Triplexes
Menlo Parl_:, Callfml'nia X Net Density:
Pyatok Associatas, architect i 14.6 units/acro

Special Characteristics

O Large attached units with front and rear yands,
private entry and bagk porch

O Units are sited in groups of three and designed to
resemble alarge house

0 Designed as suburban infill

d Simplified Craftsman bungalow detailing

Preject Summary
Number of Units: &
Site Area: 2 lots, approximately 8,930 square feet each
et Density: 14.6 units per acre
Project Completad; 15932
Type of Units: Townhouse
Tenure of Units: Hental
Unit Size: 2 bedreomid1 bath, 908 SF
4 bedroomy2 bath, 1,391 SF
Parking Spaces per Unit: 2 uncovered spaces per unit, clustered in a small ot
Design Features: Trellised private entry and back porch, extra closets, and
private laundry facilities

Triplex efevation

Planning and Desighn

Set in stable suburban areas with a mix of single-
tamily houses and apaftment buildings, the namow
units are grouped as a triplex and resemble a single,
large house. Several design elements reinforce this
idea. These elements include a shared hip roof and
symmetrical porches adorned with trellises to imply a o
single, central entrance. The massing of the triplex, . ’} | J

with the four-badrocm units oh the ends and the two- :

bedraom unit in the center, s composed and detailed £ D P kg A
to feel like a single family house. The simplified Ja
detailing expresses the character of the Craftsman
bungalows typical of the area.

|}

%7 4;:&;3{3}% i

The two tripiexes that make up Willow Caurts are set 54T 14
on separate infill lots that back up to an alley. Each | T g
triplex has six parking spaces accessed from the alley. ; BR il i P § ,
By pfacing the parking behind the unit, the streetscape ' ciid ] I
is more inviting 1o pedestrians. Both the corner lot and }-" 13, ! :
the mid-block lot have paved walkways that connect e : 3 i
the units to the existing sidewalks, Linits share a fromt et W o M e

and rear yard; each unit has its own trellised entry and R EARL S I B i E : ]:_
back patic. The trellises halp to shape these back L DEVENPUSAN [ ORI -

patios as outdoor living rooms; a combined Kitchen et 3
and dining area is adjagent {o this space. Aseparate T T T I T T T T T T T T
living area criented to the street addresses the spatial cds

needs of larger families, Sfeeping spaces are on the wieLaw RO4D @

second level to provide visual separation from outdoor
arsas. ‘

Sitefloor plan of inplex
o mid-tlock site
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Market Information

Willow Court was subsidized by a nonprofit housing
development corporation that serves familfes whose
incomes are below B0 parcent of the region’s median
lelyyl=

Detait of entry
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Lincoln Terrace Multi-Family

Eugene, Oregon Mixed Use

Unthank, Seder, Poticha Architects, architect :

Special Characteristics Net De‘nsil'y:
17.2 unitsfacre

J Mix of offices and apandments on the edge of downtawn Eugene
d Each unit has a private entry and private suldoor spags
d Unitz are accessed from secure, terraced courtyard

Project Summary

Mumber of Units: 15 residentiat units, & office spaces

Site Area: 87 acra

Met Bensity: 17.2 units per acra

Project Completed: 1382

Types of Units: Townhouses

Tenura of Units: Owner Occupied

Urit Sizes: 2 bedroom/ 1-1/2 bath, approximataly 850-1250 SF

Parking Spaces per Unit: 2 covergd spaces in secure lot under building

Design Features: Private entry, outdoor balcony, laundry hoakup in unit,
private central coutiyvard

Planning and Design

Located between Eugene’s downtown and an clder single family de-
tached rasidential neighborhaod, Lincoln Terrace combines elemeants of
both. Atew steps below sidewalk level are five offices griginally designed
&35 studio apartments. The entrance to the gated private courtyard is on
the adjacent side; the fifieen 2-story apanmants are accessed from this
courtyard. The landscaped courtyard is bounded on threa sides by units.
Secured rampad parking is located below grade off the altey.

Slreet view

Site Flan
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Privacy was 2 key issue in tha planning and design of this project. Each unit
has a private balcony and an entrance off the central space. The balconies
i are deep enaugh for a table and chairs. Colorul wood stove smokestacks
enhance the street facades.

Market Informatian
Located an the fringe of downtown, these units appeal to professianal singles
and couples. The project was conventicnally financed.

First

Floor Plarn
Floor

Second
Flaor
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Southside Park Multi-Family Duplex

Sacramento, California
Mogavero Notesting Associates and Cohousing Company, architeots
Ergos Development, developer

Net Density:
14.75 units/acre

. i mAm mamsmLE

Special Characteristics i

0 Ssen as 2 catalyst for developmant in an oldet, :
depressed neighborhaod near the central business
district of Sacramanto

0 Salf-contained units arranged in duplexas and
triplexes shara a 2 600 square fest common house
and a central greenspace

Q Majority of the households were involved in site
selection, design and management of the develap-
ment process

Project Summary
Mumber of Units: 25
Site Areaz 1.27 acres
Met Density. 19.75 units per acre
Project Completed: 1993
Type of Units: Duplex and triplex wownhouses
Tenure of Units: Owner Cecupied
Unit Sizes: 1 bedroomd T Lath, 660 SF
2 bedroom? 1-1/2 bath, 1,025 5F
3 bathroom/# bath, 1,300 SF
4 bathroom/z bath, 1,425 SF
Parking Spaces per Unit: 1 covered space in 5-8 car cluster
DCesign Features: Private front porch and back deck, shared comman houss,
central greenspace with garden and play areas

Street view

Planning and Design

Cohousing, a type of housing starfed in Denmark over
20 years age, is emerging as a vialle housing option
throughout tha United States. Each household has a
private, self-contained dwelling and shares the facilities
of the Commaon House with the other community house-
holds. The Common House faciliies genarally include a
large kitchen and dining area, workshops, guest rooms,
recreation reoms, and laundry fagilities, Group dinners
become an imporant part of living in & community-
arientad environment,

Unlike the typical speculative-driven housing industry, the
residents of a cohousing community take the infiative to
plan and manage their neighborhoods. Because the
members of the cohousing community are involved in all
aspects of the desigh development process, the amount
of time from site selection to construction is often greater Play area and
than with typical market housing. Many hundreds of hours are contibuted by central green space
cohousing members to see their own homes and neighborhood develep. This
high level of user involvement leads to greater satisfaction with the individual
units and overall site design.
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Site plan

_ The design and developmeant of Southside Park Cohousing follows this typioat

pattern. The area surraunding the Southside Park Cohousing development is
a struggling, lew-income ethnically diverse neighborhood in the process of
redevelopment. Located on a block of existing single-family houses, the site

. spills across an alley. On either side of the alley, the self-contained

townhouses are artangsd in duplexes and nplexes around a central
greenspace and common house. The character of the alley is similarto a

i typical street: porches of several units, the garden ares, and clustered

covered parking with flats abowve are accessed from the landscaped alley.
This planing decision maintaing the front-to-frent and back-to back relation-
ships between units and keeps the alley from becoming desclate. Front
porches rather than garage doors, vared building elevations, and color
sontriblute to an inviling streetscape.

As with all cohousing projects, the centrally located commen house is & major
feature. Tha common house provides addilional gathering oppartunities for
the community. Community dinners are offered several nights a week; in
addition to a large kitchen and dining area, there are several meeting and
regreajion rooms, and a2 shared laundry facility.

Market Information

Southside Park Cohousing is a culturally diverse group of people with a mix of
income levels: members inclede singlag, young couples, families, and people
with disabilities. Equily tinancing was provided by the residents as limited
partnership investments; a subordinate loan from Sacramento Housing and
Redevelopmeant Agency hsiped to secure a consiruction loan.

Construction Costs: $112 per square foot
Project costs: $3.245 million (Sacramento, A, 1992)

{nits sold for $80,000 - $154,000
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Highlands Village Condominiums Multi-Family

Net Density:
24 units/acre

Louisville, Kentueky
Louis & Henry Group, architect
Blakemorefvan Nostrand Development, builder

Special Characteristics

O Mutti-family infill howsirg in a national histaris district

O Clusters of units separated by open stairs, gabled
raof forms, varying front porch designs, and lap
siding help this infill housing relate to the area's
twa-story single family detached houses

@ Cne-half of the units are accessible to people with
disabilitiss

Project Summary
MNumber of Units: 24
Site Area: 1 acre
Mel Dansity: 24 units per acre
Project Complated: 1993
Tenure of Linits: Owner Occupied
Types of Units: Apartments T ,
Unit Sizes: 3 bedroam/1 bath, 1074 SF ; Streef view
3 bedroamy/ 1 bath, DE7 SF :
2 bedroomy/ 1 bath, 770 S5F
Parking per Unit: 2 uncovered spaces in large lo
Design Features: All units have private entry, exira storage, and laundry
facilities; ground floor units have at grade front porch and individual front
yards; common ¢reenspace and playground

[T U S

I — I B W S R S
m’“‘” —— sty ——
I S — —y r Site Flan
- — | NS N g
— 1 - ek =] o=
T (&, B e
— @ o) el
e . e |Li19]:
=) et : -
e L0 [ ELLE[ PR =
- T NC S e .
] = gy | N I
s ety | [ .:' ;i a i < : :
it . = P -
_J i oot |
e m—“—_‘

E P B TN L NN o N e N Y




Planning and Design

The design for Highlands Village was the winring entry in a Design/ Build
competition sponsorsd by a joint-venture of two non-prefit organizaticns.
The program requirement for as many units as possible 10 be accessible
to the physically handicapped and the location of the site within a Natignal
Histonc District greatly influenced rany of the design decisions. The
surrounding site is dominated by bwo-story houses with gabled roofs and
street-front porches; the street character is maintained through rigid street
setbacks and spacings betwesn houses.

To presarve this character and satisfy the program requiraments, the
unitz are all flats; twelve handicapped accessible units at grade and the
remaining fwelve units accessed by open stairs placed betwean clusters
of four units. This arrangement of units and stairs breaks up the scale of
the project so it is more like the sumrpunding single family houses. The
use of double-hung windows, gabled roof forms, color and varving porch
designs are bomowed directly from the existing architecture, These
elements help this housing developrment blend in with the historic neigh-
borhood and reduge the potential for stigmatizing the lower income and
physically handicapped buyers,

Every unit has streat frontags; some wnits on the ground floor have private

Detail of eriry
and open stafr

Floar Pian

front yards. The floor plans of the units are designed so that living spaces ara
oriented to the street and are separated from tha private sleeping spaces.  All
units have ample windopws on at least two sides. Laundry facilities are conve-
nigntly Incated adiacent to the kitchen area.  Alley accass parking is hidden
behind the buildings.

Market Information

The target market for this *For Sale” multi-family housing was lower-income
households; the twelve ground-floor Uhits are accessible to people with physi-
cal disabilities. The iow construction costs helped the project to sell out
quickly.

Construction costs: $40 per square foot including design fees and sita devel-
opment, but not including site acquisition {Louisyille, 1Y, 1884}

Sales prices range from $40,000-550,000/uni
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Tower Apartments Multi-Family
Rohnert Park, California ' Courtyard Apartments
Pyatok Associates, architect .

] Net Density:
Special Characteristics _ 25 unitsfacre

@ Mix of unit types around two courtyards reduces the
scale of the development

0 Triples the local density yet respects Victorian
character of the surrounding arga

2 Front parchas ook out onto the street and back
porches overook driveways

Project Summaries
Number of Units: 50
Site Area: 2 acras
et Density: 25 units per acre
Project Completed: 1993
Types of Units: Townhouses and flats
Tenure of Units: Rental
Unit Sizas: 1 bedroomy 1 bath
2 bedroomy 1 bath
3 bedroormy 1-1/2 bath
4 bedroomy’ 2 bath
Parking Spaces per Uni: 1 covered space and 1 uncovered space per unit.
Design Features: Front porch, back deck, extra storage space,
central shared courtyard with play area, shared laundry
tacilities

Planning and Design

Since the site straddled two towns, the architect used participatory
design methods and modaling Kits in public workshops to comince
neighbors and planning staffs of both towns to accept a develop-
ment that proposed tripling the density of the surrounding gingle-
family neighborhoods. To break down the impact of the dansity and
to heighten the sense of intimacy and secunty, the units are orga-
nized around two courtyards. Between the two couris is a centrally
locatad community center, laundry fasility, office, and mail room.
Two-story townhouses with front porches face tha strest; 10 the rear
of the site a two-story structure with four units makes the transition '
to adjacent two-story, gingle-family homes. Two-level iownhouses
above flats are pushed to the middle of the block {o scften the
effects of density to the public. The townhouses are clustered in
groups of two, three, four, or five and are influenced by the oldar
Wictorian structures in the area.

%
O B
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By giving these rental units some of the features of single-famity
homes, the architect and ciient believed the tenants would be more : : r ;
likely to have a greater sense of attachment to these units and a r !
slower tumover rate. Soms of the units have front and rear yards in A B S
addition to private front porches and back decks; overhead trellises. T @ @

fences, and lattice encourage personalization of these spaces. i Lt A
These outdeor living rooms are localed (o engourage residents to
moenitor the courtyards and side alleys, keeping them free of
unwanted activilies. Each unit has a defined entry hall, combined ‘

LY

L E.COTATI AVENUE

kitchen and dining erea, a separate living area and extra storage Site plan

space.
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Parking is pushed to the east and west sides of the lot.
The rarrow parking lots were designed to function as
alleys for existing and future developments on ejther
side., The covered parking spaces are behind the street-
lewvel fial in the three-story structures in the middle of the
block,

Market Information

Tower Apartments is a subsidized hausing development
for very low inggme houssholds, Four different unit
sizes accommogdate the needs of various housshotd
types fram singles to single parents o larger families.
The project was funded by a loan from a local bank.

Street View
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Level one -
flat and parking

Fioor pians for
three-level building
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Leve! two - first
floer of townhouse

Leveal threa - second
floar of townhouse
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Belmont-Boylston Houses Multi-Family

Sealtle, Washington : Rehabilitation

Stickney and Murphy, architect .

J.M. Rafn Company, general contracicr Net Density:
68 units/acre

Special Characteristics

0 Rehabhilitation of six turn of ihe century houses on

three lots into a mix of gne bedrpem and studio
apartmemnts and $R0 units

O Mutti-family housing that maintains its original single-
tamily character

0 Site was slated lor demeiition and the congtruction of
high-rize apartment

2 Locatad close to downtown in Seattle's oldest neigh-
borhood in the midst of market-rate and luxury apar-
ments

Project Summary

Number of Units: 47

Site Area: B4 acres

Met Density. 68 units per acre

Date Completed: 1984

Lot Size:  50° X 200 lots; three adjacent lots, each with
twao housss

Types of Units: Mix of SROs with shared bath and studios and cne-bedroom
apartments

Tenure of Linits: Rental

Uit Sizes: SRO, 2H0-275 BF

Studio, 260-390 SF
1 BR/1 Bath, 595-850 5F

Parking Spaces par tnit; .21 off-strest spaces per unit
{total of 10 spaces)

Design Features: Features vary depending on size, type
and legation of unit, 30 different unit layouts, one unit
meets American Disabilities Act requirements, central
greenspace, shared laundry facilities

Flanning and Design

Built arcund the tum of the century, this sichouse cluster
on three adjacent lols was saved from demolition by
Histone Seattle, & municipal preservation and develop-
ment authornty, Although thoroughly dilapidated whan
dispovered in 1987, the group of houses presentad
unuzual opportunities for rehabilitation, preservation, and
housing. Years of neglect had left much of the original character and detail of
these houses untouched by modemization. Under the constraints of a tight
budgst, the architects approached this project with a strong desire 1o restore
rather than replacs,

Straet View of three
houses after retiovalion

Arranged in two paraliel rows of three houses, the backs of the units ook onto
acentral greenspace. To meet the city's requirement for off-street parking,
the idea for a generous mid-block couryard, free of car traffic, was modiled.
However, only ten parking spaces weare raquired because of the site’s proxim-
ity to downtown. The eriginal front porches, historic elevations and small sat
backs maintain the integrity of the streetscape.
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The onrginal conversion of these houseas into sallar units
cecurred earlier in thetr history. Limited by a tight budget,
. the scope of work, for their rehabilitation included: new roof,
7 . ey & structural repairs and reinforcement; exterior repairs; new

- elactrical, plumbing. appliances and tixures: and interor
finishes. The SRO unils have a small Kitchen and closat;
bathrooms shared by three or four units are down the hall,
Because SROs existed in the original conversion, thay
L : were allowed under the current residential zoning. Access
s to most units are through an intermal circulation core.

3 )
. — Each house has a unique character influenced by a
- L - X combiination of view, restoration of original details and
-k . fixtures, design, and color,
. . |
_ L Market Information
b " — The waiting st for_va-::ant apar‘tn'!ants in this prcjer_:t attests
1o the appeal of this iyps of housing. Cemographics vary
Site plan of six from young to retired singles and couples eaming 40 to &0

percent of the county’s median inggme. The project’s complex financial
package was based on beth its historic and low-income hpusing status and
came from a varety of lendars including the ¢ity, local banks, and nonprofit
L arganizatons,

Betmont-Boylston housaes

. Rehabilitation costs: £55.50 per square foot {Seattls, 1990}
| Total Construction Cost: $1.28 million {$55.50/GSF)

Rents: $210 - 5445, all tenants earn less than §17.4500

Floor plan of
Building A
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Rosa Vista

Mesa, Arizona
Duany, Plater-Zyberk, architect/plannet
Habitat Design Group, manufacturad housing developer

Special Characteristics

O Flanning addresses the overall commenity layout and design of the indi-
vidual units

0O Qver 15 different house designs based on the siandard width modules
break the negative sterestypes of manufactured housing

I Some unit plans offer separate 250-square-foot studio living space adja-
cent to main building

O Extansive comrnon facilities and pedestrian criented streets contribute 1o
village characier

Project Summary

Mumber of Units: 450

Site Area: 80 acres

Gross Density: 5.6 units per acre

Praject to Start: Summer 1996

Lot Siza: 30" X 60" and 45' X &0

Tenure of Units: Qwner Cocupied

Type of Unit:  Single-family mobiie homeas on separate lots

Unit Sizes: Range from 1,000-1,400 square feet

Parking Spaces per Unit: 2 or 3 spaces per unit, covered parking is option

Design Features: Large tront porch, extra closet, laundry room, vanety of
stract types, extensive common facilities

Planning and Design

Rasa Vista, focated adjacent to an existing mobile home park, attempts (o
break away from the negative stereotypes associated with manufastured
housing angd mobile home parks and to understand the mitations and oppot-
tunities vnique to this form of kousing. The site plan, designed by Andres
Buany and Elizabeth Plater-Zyberk incorporates many of the neo-traditicnal
town planning concepts to create a greater sense of community. Several
stregt types accommodate various needs within the development including:
wider streets required to deliver and tnstall units these streats ware left
unpaved; two-way car traffic on tree-lined streets; streets limited to parking

access; and 15 fool wide paseos for padestrian and bicycles only. The street
qrid imitates the typical street to alley relationship. Two ot widths, 30 foct and
45 foot accommodate a wide range of unit types designed for this community.
Much of the west edge of the site is dedicated to comman recreation faciliies

ang a cormmersial senter.

Over 15 different and innovative floor plans based on the standard modules
used in manufactured housing were designed for this project. The house
designs are inspired by the area's vernacular architaslure and include court-

yard houses and bungalows. Unlike conventional site-built houses, manufac-
tured nouses are trucked to their lots; their presence on the site is signilicantly

affected by the height of tha unit above grade. At Rosa Yista, the height of
the units above grade is determined in part by the character of the unit plan.
All of the units have front porches that face the low-walled, pedesinan-only
paseos. Other site-applied details and linishing options include saves with
exposed rafters, operable shutters or awnings, and stuceo exterior surfacing.
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Market Information

Rosa Vista is betng marketad to a mix of household types including empty
mesters, tirst-lime home buyers, and familiss. 1tis affordable housing to a wide
range of income levels. Part of the appea! of manufactured housing is that it
generally sosts abowt 35 parcent [ess than conventional housing.
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