
AGENDA COVER MEMO 

Memo Date: June 6, 2011 
Fourth Reading Date: June 20,2011 

TO: Board of County Commissioners 

DEPARTMENT: Public Works, Land Management Division, Planning Department 

PRESENTED BY: Mark Rust, NCP, Associate Planner 

AGENDA ITEM TITLE: FIFTH READINGIDELIBERA TIONSIIn The Matter Of Amending The 
Eugene-Springfield Metropolitan Area General Plan (Metro Plan) To Adopt 
The Springfield 2030 Refinement Plan Residential Land and Housing 
Element And To Establish A Separate Springfield Urban Growth Boundary 
(UGB) Pursuant To ORS 197.304 And Adopting Savings And Severability 
Clauses. (Applicant: City of Springfield; File No. PA 09-6018) (Mark Rust, 
NCP, Associate Planner) 

I. MOTION 

Move Fifth Reading, with the option to adopt/not adopt the following Ordinance No. PA 1274: 

AN ORDINANCE AMENDING THE EUGENE-SPRINGFIELD METROPOLITAN AREA GENERAL 
PLAN (Metro Plan) TO ADOPT THE SPRINGFIELD 2030 REFINEMENT PLAN RESIDENTIAL 
LAND USE AND HOUSING ELEMENT AND TO ESTABLISH A SEPARATE SPRINGFIELD 
URBAN GROWfH BOUNDARY PURSUANT TO ORS 197.304. 

n. AGENDA ITEM SUMMARY 

The board is being asked to conduct a joint meeting with the City of Springfield City Council to 
deliberate the proposed plan amendments 

On May 16, 2011, the Springfield City Council and Lane County Board of Commissioners concluded the 
public hearing and left the record open through May 31, 2011. The City Council and Lane County Board 
of Commissioners are asked to review the proposed policies to address Springfield' s housing needs and to 
determine whether the aforementioned inventory, analysis and poliCies support a detenrunation that 
Springfield's proposed UGB will provide sufficient buildable land to accommodate Springfield's 
projected housing needs for twenty years. 

Springfield has completed its analysis of housing needs (the Springfield Residential Land and Housing 
Needs Analysis - Attachment 3). Springfield has also prepared a new residential land use and housing 
policy document in response to the fmdings of the analysis (the Springfield 2030 Refinement Plan 
Residential Land and Housing Element - Attachment 2). Finally, Springfield has prepared a tax lot­
specific map of tbe proposed Springfield UGB (Attachment 4). Ordinance Exhibit A (Attachment 2) has 
been revised in response to the testimony received . 
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HB3337 was enacted by the Oregon Legislature in 2007 and codified as ORS 197.304, requmng 
Springfield to " (d)emonstrate *** that its comprehensive plan provides sufficient buildable lands within 
an urban growth boundary ... to accommodate estimated housing needs for 20 years" and to "separately 
from (Eugene) ••• (e)stablish an urban growth boundary, consistent with the jurisdictional area of 
responsibility specified in the (Metro Plan)." For Springfield, that jurisdictional area encompasses the 
lands east of Interstate 5. 

No UGB expansion is proposed as part ofthis proposed action. 

ATIACHMENTS 

I. City of Springfield Briefmg Memo: Response to testimony 
2. City of Springfield Ordinance 
3. Ord. Exhibit A: Springfield 2030 Refinement Plan Residential Land Use and Housing Element June 2, 

2011 
4. Ord. Exhibit B: Technical Supplement - Springfield Residential Land and Housing Needs Analysis April 

2011 (RLHNA) 
S. Ord. Exhibit C: Springfield Urban Growth Boundary Map AprilS, 20 II Ca tax lot-specific map of the 

acknowledged Metro Urban Growth Boundary east ofl-S) 
6. Ord. Exhibit D: List of tax lots that are adjacent to and inside, or split by the UGB AprilS, 2011 
7. Ord. Exhibit E: Summary of Methodology Utilized to Refine the Location of the Springfield Urban Growth 

Boundary AprilS , 2011. 
8. Testimony received from Lane County Homebuilders Association (LCHBA) 
9. Lane County Ordinance PA 1274 
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MEMORANDUM 

Date: 6/20/2011 

To: Gino Grimaldi 

From: Linda Pauly, DSD 

City of Springfield 

COUNCIL 

BRIEFING 

MEMORANDUM 

Subject: SPRINGFfELD 2030 REFINEMENT PLAN: ADOPTION OF AMENDMENTS TO THE 
EUGENE-SPRINGFIEW METROPOLITAN AREA GENERAL PLAN TO COMPLY 
WITH HB3337 (ORS 197.304) - Response to Testimony 

ISSUE: At the May 16,2011 meeting, the Springfield City Council and Lane County Board of 
Commissioners concluded the public hearing on the proposed Metro Plan Amendments: Springfield's 
analysis of housing needs (the Springfield Residential Land and Housing Needs Analysis), proposed 
residential land use and housing policies (the Springfield 2030 Refinement Plan Residential Land Use 
and Housing Element) and a tax lot specific Urban Growth Boundary (UGB). At the request of the 
Lane County Homebuilders Association, the record was left open until May 31, 20 II . This 
memorandum provides staff s response to the written testimony submitted on May 31, 20 II by the 
Lane County Homebuilders Association and to oral testimony from Steve Tofflemoyer. 

A. Written testimony submitted on May 31,2011 from Roxie Cuellar. P. O. Box 668. Yachats. OR 
97498 representing the Home Builders Association of Lane County (Attachment 8) 

In her letter dated May 31, 2011, Ms. Cuellar submitted testimony addreSSing a subset of lands 
included in the buildable land inventory. Ms. Cuellar questions whether flatter areas (with slopes less 
than 25 percent) that are su rrounded by and accessed via steeper slopes (slopes greater than 25 
percent) should be considered buildable for inventory purposes. The map submitted by Ms. Cuellar 
depicts these areas in a map entitled "Springfield Slope Overview." These sloped areas are discussed 
further in a letter from Douglas P. Schwin, PE, Poage Engineering & Surveying, Inc. , dated May 31, 
2011 . In Ms. Cuellar's letter she states that 202 acres of land "have been erroneously included in the 
calculation of the buildable land supply," and 

• 

• 

"The streets that must be constructed on the slopes exceeding 25%. and more typically 
exceeding 35%, qualify as residential purposes under the rule." 
"Excessively steep slopes are not su itable for the construction of residential streets for two 
reasons: (I) the soil contains a clay component that is subject to slippage; and (2) the slopes 
prevent access by fire equipment." 

• "lands accessible only by the construction of roads on slopes exceeding 25% should not have 
been included in the Springfield residential land supply." 

• "Removal of these acres results in a deficient supply of residential land." 

This memorandum provides findings to demonstrate that the lands included in the City's 
residential buildable lands inventory are consistent with the applicable statutes and 
administrative rules governing bnildable land inventories. 

ORS 197.296 (3) states: 

In performing the duties under subsection (2) of this section, a local government shall: 

(a) Inventory the supply of buildable lands within the urban growth boundary and 
determine the housing capacity of the buildable lands. 
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Definitions of ''Buildable Land." 

ORS 197.296 (4)(a) states: 

For the purpose of the inventory described in subsection (3)(a) of this section, "buildable 
lands" includes: 

(A) Vacant lands planned or zoned for residential use; 

(B) Partially vacant lands planned or zoned for residential use; 

(C) Lands that may be used for a mix of residentia l and employment uses under the 
existing planning or zoning; and 

(D) Lands that may be used for residential infill or redevelopment. 

(b) For the purpose of the inventory and determination of housing capacity described in 
subsection (3)(a) of this section. the local government must demonstrate consideration of: 

(A) The extent that residential development is prohibited or restricted by local regulation 
and ordinance, state law and rule or federal statute and regulation; 

(B) A written long term contract or easement for radio, telecommunications or electrical 
facilities, if the written contract or easement is provided to the local government; and 

(C) The presence of a single family dwelling or other structure on a lot or parcel. 

OAR 660-008-0005 (2) defines "buildable land" and identifies the constraints that deem land to be 
unsuitable for residential uses: 

"Buildable Land" means residentially designated land within the urban growth boundary, 
including both vacant and developed land likely to be redeveloped, that is suitable, available 
and necessary for residential uses. Publicly owned land is generally not considered available 
for residential uses. Land is generally considered "suitable and available" unless it: 

(a) Is severely constrained by natural hazards as determined under Statewide Planning Goal 
7; 

(b) Is subject to natural resource protection measures determined under statewide Planning 
Goals 5,15,16,17, or 18; 

(c) Has slopes of 25 percent or greater; 

(d) Is within the IOO-year nood plain; or 

(e) Cannot be provided with public facilities. 

(6) "Redevelopable Land" means land zoned for residential use on which development has 
already occurred but on which, due to present or expected market forces, there e xists the 
strong likelihood that existing development will be converted to more intensive residential 
uses during the planning period . 
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Findings: 

I. The City's assessment of buildable lands aSSumes the following constraints on the 
buildable land supply: 

• 
• 
• 
• 
• 
• 
• 
• 

Assumed Constraints - Residential LandI 
Unbuildable. Not Serviceable Land: Tax lots or areas within tax lots with one or more of the 
following attributes: 

Floodway 

Wetlands 

Riparian resource areas and setbacks 

Areas with severe landslide potential (DOGAMI map) 

Slopes greater than 2S % 

Easements containing a 230KY transmission line 

Small irregularly shaped lots 

Publicly owned land 

I. The City' s inventory of residential buildable lands includes vacant and semi vacant lands 
with slopes of 25 percent or less. This is consistent with the definitions of "buildable land" as 
described in ORS 197.296 (3)(a) and (4)(a) and LCDC's administrative rules implementing 
Goal 10 (OAR chapter 660, division 8). 

2. The City excluded lands with mapped (DOGAMI) severe landslide potential, land within the 
I ~O-year flood plain land, land subject to natural resource protection measures determined 
under statewide Planning Goals 5, 15, 16, 17, Or 18 and other constraints. 

3. The inventoried lands identified in the documentation submitted by Ms. Cuellar are already 
planned and zoned for residential use. These lands are designated residential in the 
acknowledged Metro Plan, and are zoned for residential development in the Springfield 
Development Code. 

4. The City's buildable lands inventory includes lands located in hillside districts where the 
topography provides flatter "benches" of lands (slopes less than 25 percent) with steeper 
s lopes (slopes greater than 25 percent) above and/or below them. 

5. The ORS and OARs do not identify flat slopes or benches surrounded by steep slopes as 
unbuildable. Taking these lands out of the inventory would be an exclusion that is not 
included in the Oregon Administrative Rules. The City has neither examples nor legal 
precedent to support taking these lands out of the inventory. 

6. Changing the classification of these lands from buildable to unbuildable would invalidate the 
results of the Springfield Residential Land and Housing Needs Analysis and would be 
inconsistent with the planning process to date. 

1 Springfield ReSidential Land and Housing Needs AnalySiS, page 10 
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7. Selection of the slopes constraints to be applied in Springfield was established through a 
Residential Lands Study planning process that included review and input from a Residential 
Lands Stakeholder Committee, a Technical Advisory Committee (Public Works staff, 
transportation agency staff, utility service providers, park and recreation district staff), 
Springfield Planning Commission and City Council . The City Council adopted the needs 
assessment by resolution in December 2009. 

8. The City's Springfield Development Code has a Hillside Overlay Zoning District applicable 
to development on slopes greater than 15 percent or above 670 feet elevation. 

9. The Springfield Development Code (Hillside Development Overlay District) includes 
mechani sms that allow densi ty transfers and clustering to utilize sloped lands more 
efficiently. 

10. Development of housing or streets that occurs on slopes greater than 25 percent does not/will 
not consume lands classified and counted as "buildable" acres in the inventory. 

II. Springfield chose to be more conservati ve than other Oregon cities and chose not to include 
lands with slopes greater than 25 percent as buildable lands. Other Oregon cities endowed 
with sloped lands have chosen to include steeper sloped lands in their buildab le lands 
inventories (Brookings, Ashland, The Dalles). 

OAR 660-008-0005 (2) (e) allows cities to exclude lands that "Cannot be provided with 
public facilities." 

12. The City does not have a factual basis to make a finding that the lands identified by Ms, 
Cuellar cannot be provided with public facilities, thus the City's analysis does not 
assume nor classify lands with slopes less than 25 percent that are surrounded by or 
accessible by steeper slopes as "Unbuildable, Not Serviceable Land" unless such lands 
are constrained by other features. 2 The Residential Lands Study/Springfield 2030 
Refinement Plan process was informed by a technical advisory committee including service 
providers that included staff from Springfield Utility Board, ODOT, Willamalane, etc. These 
providers gave input into the process and have informed the City that they can and will 
provide service to these areas upon annexation. 

13. Some areas identified in the map submitted by Ms. Cuellar are already annexed and have 
approved public facilities in place or approved publiC facilities pl ans. Springfield has 
existing nei ghborhoods of developed hillside residential areas on land sloped 15 percent or 
less and/or surrounded by slopes in excess of 25 percent. The City finds that these areas are 
serviceable. 

14. The Springfield Development Code allows and regulates residential development in 
hillside areas and provides flexible standards for infrastructure improvements to meet 
the terrain. Springfield Development Code (SDC) Section 3.3-500 Hillside Development 
Overlay District addresses construction of housing areas on sloped lands. SDC 3.3-505 
clearly sta tes the objectives for Springfield's regulation of hillside development and sets forth 
the standards for development on slopes. The Hill side Development (HD) Overlay District is 

2 Springfield Residential Land and Housing Needs AnalYSis, page 10 
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"established to ensure that development in hillside areas: minimizes potential foreanh 
movement and resultant hazards to life and property; protects water quality by minimizing 
soil erosion and siltation; retains and protects natural vegetation, natural water features and 
drainageways, scenic quality and open space by minimizing vegetation removal in sloped 
areas; assures the compatibility of new development with surrounding areas; encourages site 
and building design that is consistent with the natural topography in order to minimize the 
cost of providing public infrastructure; provides for adequate access for emergency services; 
and otherwise protects the public health and safety ." 

The Code includes development standards for slopes less than 15%, 15-25%, 25-35% and 
over 35%, establishes minimum lot sizes and allows density transfers from steeper to flatter 
slopes. The Code also includes provisions for modification of standards to allow efficient 
and safe utilization of the hillside land supply.' 

15. SOC 3.3-520 Street Grade Standards states: A. Streets shall be contoured in hillside areas to 
minimize environmental and scenic disruption. B. Street grades may exceed the 12 percent 
local street standard ... only where topographical conditions make it impractical to meet the 12 
percent standard' Exception: Lots/parcels created prior to the adoption of the Comprehensive 
Zoning Code, 1982. 

16. Some of the lands identified by Ms. Cuellar as unsuitable for development are within the 
Springfield city limits and within platted subdivisions. Some of these lands already have 
approved master plans and subdivision plans with public and private improvements already in 
place. Other lands in have similar topography and soils. 

17. A few examples of recent hillside residential development under the City's Springfield 
Development Code 3.3-500 Hillside Overlay District are the MountainGate Master Plan Site 
and the River Heights Subdivision. The following information about these developments was 
provided by James Donovan, Planning Supervisor Urban Planning Division: 

Recent Hillside Residential Development in Springfield: MountainGate 

• 

• 

• 

MountainGate Master Plan Development, File #1995-02-39, approved approximately 670 
residential units on a 330 acre site using hillside development standards of increased lot 
sizes, density transfer and specially engineered public infrastructure for varying slope and 
soil types. 

Serial Property Line Adjustment Approval reconfigured 6 pre-existing properties into 6 
phases of development. 

MountainGate Subdivision Phase 3, File #SUB2003-00063, with associated Master Plan , 
Hillside Development Overlay District and Tree Felling Applications is a typical example of 
the MTGT development scenario. Phase 3 received subdivision approval for 109 lots on 72 
acres of the 330 acre MountainGate site. 

3 Springfield Development Code page 170 
4 Springfield Development Code pages 167-168 
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• MTGT Phase 3 included the fo llowing terrain : 

0- 15% 3,638,626 sq.ft. 83.5 ac 

15-25% 

25-35% 

35+% 

4,078,558 sq. ft. 93 .6 ac 

2,449,798 sq.ft. 56.2 ac 

4,221 ,780 sq.ft. 96 .9 ac 

25.3% 

28.3% 

17.0% 

29.3% 

• Park Drive from Mtgate Drive to S. 67'h Street c rossed all slopes and remained within 18% 
slope lim itations. (See HDPhase3) 

Recent Hillside Residential Development in 
Springfield: River Heights 

• 

• 

• 

Ri ver Heights Subdi vision: File #SUB2006-00006 

Subdivision Approval for 59 lots on the approximatel y 33 
acre "Moe Mountain" si leo 

River Heights terrain included the following di stribution 
of slopes: 

S<l5% 

15%<S<35% 

S>35% 

10.9 ac 

15.5 ac 

8.6 ac 

• No density transferred occurred due to the lack of flatter slopes, all lots met hill side standard 
minimum lot sizes. 

• River Heights Drive and all street con nections (including access to the RWD Water Tank 
site) crossed all slopes and met maximum slope limitations. 

18. The City 's Conceptual Local Street Map depicts planned access street connectivity concepts 
for lands in the Thurston South 
Hills 
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19. The City Engineer has reviewed the letter submitted from Poage Engineering. City Engineer 
Ken Vogeney provided a response to the engineering issues in the LCHBAIPoage testimony: 

MEMORANDUM 

Date: 

To: 

From: 

June 3, 2011 

Linda Pauly, Planning Supervisor 

Ken Vogeney, PE, City Engineer 

City of Springfield 

Subject: Response to Submittal from the Home Builders Association of Lane County dated May 31 , 
2011 

On May 31 , 2011, the Home Builders Association of Lane County submitted written testimony into 
the public record for the Springfield 2030 Refinement Plan adoption, File numbers LRP 2009-00014, 
LRP2009-DOO12. Included in that testimony are comments concerning slope stability and the 
constructability of public roads on steep land. This memorandum provides a staff response to these 
comments. 

A. Letter from Roxie Cuellar. Consultant. dated May 31,2011 

a. MountainGate Subdivision 

Ms. Cuellar states that the presence of silty clay loam soil "resulted in the slippage of the street 
serving as the east entrance to Mountaingate Subdivision in the Thurston Hills that caused damage to 
homes on the downward slope of 67'· Street." This statement does not accurately characterize the 
situation of what occurred with the road and slope in question. The slope stability concerns that arose 
for the City during the construction of the MountainGate Phase 3B subdivision resulted from 
noncompliant construction materials and methods, not from the underlying soil types. In addition, the 
minor slides that did occur remained on site and did not cause damage to the downslope homes. 

b. Clay Soils 

Ms. Cuellar states that the excessively steep slopes are not suitable for street construction because of a 
"clay component that is subject to slippage." From the map submitted by Ms. Cuellar titled 
"Springfield Soils with Clay Components," the Thurston Hills are shown as having s ilty clay loam 
soil. This map also depicts this soil type in numerous other locations around Springfield, some of 
which include recent development on hillside lands with slopes exceeding 25%, such as the 
MountainGate Subdivision, Westwind Estates Subdivision, River Heights Subdivision, and the 
EWEB Water Filtration Plant. Each of these developments occurred through giving due 
consideration to the existing constraints of the sites and incorporating or mitigating those constraints 
through the development process. 

B. Letter from Douglas P. Schwin, PE, Poage Engineering & Surveying, Inc .. dated May 31, 
2011 

a. Interconnectivity across steep s lopes 
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Mr. Schwin states that the steep slopes of greater than 25% separating the flatter areas with slopes of 
less than 25% will prevent the construction of interconnecting streets at 600 foot block length 
intervals. Section 4.2-1 15A of the Springfield Development Code provides an exemption to the 600 
foot maximum block length in consideration of topography and physical features, including steep 
slopes. Two recent examples of hillside developments with block lengths exceeding 600 feet are the 
MountainGate Subdivision and the River Heights Subdivision, both of which were also reviewed and 
approved by the Springfield Fire and Life Safety Department. 

b. Access across steep slopes 

Mr. Schwin states that the City 's maximum street grade standards in Section 3.3-525B of the 
Springfield Development Code will require that new roads be contoured across the areas with slopes 
that exceed 25% to reach lands with slopes less than 25%. This statement is accurate. Also Section 
3.3-525A requires that "streets be contoured in hillside areas to minimize environmental and scenic 
disruption." This development practice has been used in Springfield for many years, as evidenced in 
the development of Kelly Butte, as well as in recent developments such as MountainGate and River 
Heights. 

c. Access across multiple propeny ownerships 

Mr. Schwin states that constructing the contoured roads will often result "in a street that crosses one 
or more propeny lines ... meaning that multiple owners would need to participate in the 
development." This constraint exists with providing planned access to developed and undeveloped 
lands throughout the City, not just in hillside areas. Funher, land ownership is not a factor considered 
in preparing a buildable lands inventory . 

d. Constructing Switchbacks 

Mr. Schwin states that it "would not be possible" to construct switchbacks up the slopes because of 
"the excessive cuts and fills that would be required." The City does not require that switchbacks be 
used to cross a slope. The design of a particular road and the location and method for crossing a slope 
are evaluated during the development review process, taking into account the various constraints that 
may exist. Constructing switchback roads may be appropriate in some locations and not appropriate 
in others. 

e. Impacts on Slopes from Road Construction 

Mr. Schwin states meeting the City's street design requirements across a 35% slope "would require a 
total foot print of 100 feet or more." It is accurate that the foot prints for cut and fill slopes for street 
construction often extend beyond the limits of the typical street right-of-way and will result in more 
disturbances to the hill side than if the street were not constructed. In many cases where cut and fill 
slopes extend beyond the typical street right-of-way, slope easements are used on the abutting lots to 
provide for operation and maintenance purposes. The land encumbered by these slope easements is 
included in determining compliance with the minimum lot size standards in hillside areas in Section 
3.3-520 of the Development Code. In addition, Section 3.3-535 of the Development Code authorizes 
the Director to modify cenain design standards and requiremen ts in hill side development areas to 
"minimi ze land and soil disturbance and minimize impervious surface areas." It should also be noted 
that 2: I cut and fill slope construction is one method of constructing roads across steep slopes. 
Retaining walls and other engineered structures are commonly used to suppon roads on s lopes. 

f. Excavation into Bedrock 
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Mr. Schwin states that street and utility construction would likely have to be cut into bedrock while 
crossing the steeper slopes. While excavation and trenching through bedrock is generally more costly 
than excavation through soil. standard engineering practice for constructing embankment fills 
includes excavating benches into the underlying bedrock to ensure the structural stability of the 
embankment. In many areas in the Thurston Hills. the bedrock can be excavated using standard 
construction equipment. In some locations in both MountainGate and in River Heights. the 
contractors used controlled blasting techniques to fracture the bedrock for utility and road bed 
construction. 
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Response to other issues identified by Ms. Cuellar: 

"Removal of 
these acres 
results in a 
deficient supply 
of residential 
land." 

LCHBA members 
desire a UGB 
expansion onLo Oat 
land to build single 
family detached 
housing 

The City has completed ilS analysis of housing needs and has found that with !he 
redesignation of 28 acres of land in Glenwood to meellhe projected need for high 
density housing, the City has a suffIcient supply of land to meet housing needs for [he 
plan period 2010-2030. The capacity analysis shows a surplus of 378 acres in the Low 
Density residential category. 

If and when a fUlUre housing needs determination demonstrates that housing demand 
exceeds capacity the City must take action in accordance with ORS 197.296 (6). If The 
housing need determined pursuQnt to subseCiion (3)(b) of this section is greater (han 
The housing capacity derennined pursuanT TO subsecTion (3)(a) of This section, The local 
government shall take one or more of the/allowing actions to accommodate the 
additionaL housing need: 

(a) Amend its urban growth boundary fo include sufficient buildable lands to 
accommodate housing needs/or the llexl20 years. As part a/this process. the locaf 
government shaU consider the effects of measures taken pursuant to paragraph (b) of 
this subsection. The amendment shaJi include sufficient land reasonably necessary to 
accommodate Ihe siting of new public school facilities. The need and inciusion of lands 
for new public school facilities shall be a coordinated process between the affected 
public school districts and the local government that has the authority to approve the 
urban growth boundary; 

(b) Amend its comprehensive plan, regional plan,junctional plan or land use 
regulations 10 include new measures that demonstrably increase the likelihood that 
residential development will Occur at densities sufficient to accommodate housing 
needs for the next 20 years wi/haUl expansion of the urban growth boundary. A local 
government or metropolitan service district that IQkes this action shall monitor and 
record The level of development activity and developmenT density by housing type 
following the dale of the adoption of lhe new measures; or 

(c) AdopT a combination of The acTions described in paragraphs (a) and (b) of this 
subsection. 

Since the City's housing needs determination did not demonstrale that hOllsing demand 
exceeds capacity, the City has not taken additional steps to calculate the effeclS on the 
buildable land supply of adopting new land use efficiency measures to increase 
densities sufficient to accommodate housing needs for the next 20 years wilhout 
expansion of the urban gtowth boundary as required by ORS 197.296 (3)(b). Any 
future proposal to expand !he UGB for residential purposes would need to include this 
additional analysis. 

The Lane County Homebuilders Association have SLated in their testimony and in 
meetings with City staff that the builders they represent would like to see the UGB 
expanded onto Ilatland to build single family detached dwellings because building on 
sloped lands is too expensive. 

As part of the Goal 14 UGB Alternatives Analysis, the City analyzed and evaluated all 
lands surrounding [he UGB. Many of !lallands adjacent [0 the UGB contain class I 
and 2 soils and are zoned for Exclusive Farm Use. These lands are low priority lands 
for UGB expansion under Goal 14. Goal 14 requires that the City first look to Marginal 
Lands And Exception Areas for UGB expansion, then look to lands with lower value 
soil types. Higher priority soils for expansion under Goal 14 are typically on the 
hillsides. 
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Priority Lands for UGB Expansion - Goal 14 
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Conclusion Issue A: 

Springfield has demonstrated that its proposed Urban Growth Boundary, comprehensive plan and 
proposed residential land use and housing element policies and implementation actions will provide 
sufficient bui ldable lands for residential purposes withi n the urban growth boundary established 
pursuant to statewide planning goals to accommodate esti mated housing needs for 20 years. 
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B. Response to Oral Testimony from Steve Tofflemoyer 

MEMORANDUM City of Springfield, Oregon 

To: Springfield City Council 
Lane County Board of Commissioners 

From: Greg Mon, Planning Manager 
Steve Hopkins, Planner 1lI 

Date: June 20, 20 I I 

Subject: Tofflemoyer & Dilbeck properties near S 42"d and Jasper Rd . 

During the May 16 joint public hearing, an issue was presented by Steve Toffiemoyer and Sandra 
Dilbeck regarding the location of the UGB on their property. As currently proposed, their property is 
adjacent, but outside the UGB. They feel thi s is inaccurate and allege a mistake was made in 1982 
when the UGB was first established. On May 19, staff met with them on the subject property and 
discussed their concerns. They believe three documents support their claim of an error: a tax map 
from 1981, a flood map from 1985, and a Hearing Official decision from 2000. 

The 1981 tax map shows the subject property inside the UGB. That map has been included in the 
record and can be found in the Technical Supplement for the Tax Lot-Specific Urban Growth 
Boundary. Refer to page 82 of Journal #2000-06-0128. The Metro Plan was acknowledged in 1982, 
so any Metro Plan map prior to that date was a "draft", not an acknowledged Metro Plan diagram or 
UGB. However, the three governing bodies and the Boundary Commission relied on the adopted 
1990 Plan boundary which, though also unacknowledged, preceded the state's enactment of SB 100 
and was therefore a legi timate expression of adopted public policy. The 1990 Plan boundary 
excluded these properties. 

In 1977 and 1981, the flood maps show the property is within the floodplain. According to the Metro 
Plan, the location of the floodplain in 1982 was a factor in the location of the UGB on this property. 
In 1985, the flood map shows the property is outside the floodplain . The current flood map shows the 
subject property is outside the floodplain . Mr. Tofflemoyer believes this is the source of the alleged 
error and the UGB should have followed the 1985 flood maps. However, the UGB was initially 
proposed for acknowledgment in 1980 and received acknowledgment in 1982; therefore, floodplain 
maps updated in 1985 were not part of this earlier proposal or final acknowledgment. (This issue was 
addressed in the 2000 Hearing OffIcial decision.) Additional documentation from this era establishes 
governmental acceptance and application of thi s boundary location and includes the following 
attachments: Lane County Boundary Commission public hearing map from 1978; the 1980 Draft 
Metropolitan Area General Plan diagram that shows the adopted 1990 Plan "Projected Urban Service 
Area Boundary" and the proposed Metro Plan UGB being coterminous at this location; and the state 
required changes to the 1980 draft Metro Plan diagram which did not require a change in the 
boundary for this location. 
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In 2000, Larry Dilbeck requested a formal interpretation of the UGB on the subject property. Mr. 
Dilbeck proposed moving the UGB approximately 1,000 feet to the south property line, which 
generally followed the floodplain boundary shown in the 1985 flood maps. The Hearing Official 
determined the proposal constituted a UGB expansion and as such , was outside the jurisdiction of the 
Hearing Official. Specifically, the Hearing Official concluded the following: 

" In regard to Journal number 2000-06-0128, the Springfield Hearing Official 
concludes that the applicant's request requires an amendment to the Metro Plan and 
therefore, the Hearing Official lacks jurisdiction to approve the requested 
interpretation of the metro plan urban growth boundary." 

The decision is silent on whether an error occurred in 1982. It clarifies the difference between a plan 
amendment and an interpretation. 

"The Metro Plan recognizes only one process that is available to correct "errors" in 
the plan. That is the plan amendment process, which requires final approval by the 
appropriate governing bodies. The hearing official has authority to "interpret" the 
plan and diagram, but not the authority to correct "mistakes" in those documents. 
Therefore, the hearing official does not have the requisite jurisdiction to make the 
determination requested of the applicant." 

The current UGB location is based upon two land use decisions and three annexations that have 
occurred si nce 1997 and which all determined and confirmed the UGB is properly located as 
proposed. The Council has three options: 

I . Keep the UGB as proposed; this is consistent with past land use decisions and the conclusion of 
the recently adopted Residential Lands and Housing Needs Analysis; 

2. Adjust the UGB up to 200 feet to the south. Thi s adjustment could follow a future extension and 
connection of Dixie and Richland Streets. There are no plans to extend those streets and such an 
adjustment would be inconsistent with past land use decisions; however, such an action is consistent 
with Metro Plan policies regarding the provision of orderly and economic public services and 
reasonably reflects existing development; or, 

3. Initiate a UGB amendment on behalf of the property owners. The conclusion of the RLHNA that 
there is an inventory surplus of low density residential land presents a Challenging counter-point to 
this action. In addition, the Goal 14 analysis required for UGB amendments also presents a 
significant challenge because it must be found that all other land abutting the UGB is a 'lower priority 
for inclusion. 

Sequence of events 
1977 Flood map shows Tofflemoyer property in floodplain. 

1978 Annexation request in this area shows 1990 Plan UGB in present location. 

1980 Draft Metro Plan diagram proposes VGB to be located as shown on adopted 1990 Plan . 

1981 Flood map shows Tofflemoyer property in floodplain . 

1981 Corrections to draft Metro Plan diagram required by state does not include moving the UGB 
at this location. 

1982 Metro Plan acknowledged. 

1985 Flood map shows Tofflemoyer property outside the floodplain. 

1985 Metro Plan update working paper lists this property for reconsideration. 

1997 Annexation of adjacent property to the NW. Location of VGB determined. 
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1999 Redwood Village (subdivi sion & annexation). Adjacent property to the N. Location of UGB 
determined. 

2000 Dilbeck request for a UGB determination. 

2005 Filbert Meadows (subdivision & annexation). Adjacent property to the SW. Location of 
UGB determined. 

Annexation 97·11·240 -
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TofflemoyerlDilbeck Analysis 

TotilemoyerlDilbeck City limits 
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NOTICE OF PUBLIC HEARING 
LANE COUNTY LOCAL GOVERNMENT BOUNDARY COMMISSION 

A PUBLIC HEARING OF THE LANE COUNTY LOCAL GOVERNMENT ·BOUNDARY COMMISSION 
WILL BE HELD ON THURSDAY, SEPTEMBER 7, 1978, AT .7:30 P. H. IN THE CITY 
COUNCIL CHAMBERS, EUGENE CITY HALL, 'EUGENE, OREGON, TO CONSIDER THE 
FOLLOWING PROPOSAL. ANY INTERESTED PERSON HAY APPEAR AT SUCH TIME 
AND PLACE AND WILL BE GIVEN A REASONABLE OPPORTUNITY TO BE HEARD. 

NO STUDY SESSION WILL BE HELD ON .THtS IS·SUE. 

Itl".,~~~<~·~ SOOH(1 
/'. " , . " 

Located In Jasper Road area, south of SprIngfIeld, east of 42nd Street, north 
of Jasper Road, TI8S R2W S5.2 par 4700, 4800, TI~S RZW S5 par 1'00. A legal 

'. descriptIon of thIs property Is avaIlable In the co","Isslon offIce. 

OFFICE: 541 WI I lamette Street, Room 402, Eugene, Oregon 97401 PHONE: 686-7860 
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M EMORANDU!\tI 
October 14, 1981 

TO : Interested Parties 

FROM: Metropolitan Planning Team 

SUBJECT: Plan Diagram Amendments 

The attached paper summarizes the proposed amendments to the adopted 
August 1980 Metropolitan Plan diagram . 

Some of the changes result directly from Oregon Land Conservation and 
Development Commission (LCDC) requirements acted upon in Salem on 
August 6 and September 24, 1981. Some proposed amendments result from 
new or updated information developed in preparation of working papers 
(September-October 1981) . When proposed diagram amendments result 
directly from LCDC requirements or new information from working papers, 
reference will be made for each proposed change . 

Other diagram amendments are proposed to make corrections discovered 
after pUblication of the August 1980 Metropolitan Plan. 

Additional diagram changes may resu lt from work on LCDC Goal 5 , "Natural 
Resources", requirements. Application of state administrative rule 
requirements for Goal 5 to seven specific areas has not been completed in 
conjunction with work on the other 14 Statewide Goals. When that work is 
completed, it will be released immediately for public review. 

The Metrolpolitan Planning Team is also reviewing "exceptions" and may 
have additional "exceptions" recommendations in the near future. 

SG:mw/jtlc 
Attachments 



Proposed amendments are· keyed to the accompanying computer plot . which is a · 
graphic representation ·of the ·adopted Plan diagram. · 

1. Change the South ·28th Street "Special Light Industrial" designation to 
"agriculture" and amend the urban growth boundary to exclude this ·area. 

Both the Industrial study Task Force Final Report, L-COG, April 1981, 
and the findings In the "Economy Addendum" working paper, L~COG, 
October 1981 support this recommendation. LCDC Goal 9, "Economy", 
requirements confirmed the need for reevaluation of the eight special light 
industrial sites designated in the Plan. Flood problems, proximity to the 
Southern Pacific · Railroad main line, poor existing access, surrounding 
heavy industrial uses, and timing of provision of sanitary sewers from the 
City of Springfield (post 1987) combine to make this 145 acre area unlikely 
for special light Industrial development prior to the next update. The area 
is . defined as agricultural land in the "Agricultural Lands-Addefldum" 
working paper, L-COG, October 1981. 

2. Remove the East Thurston ·area from the urban growth boundary and 
Include the area as "urban reserve" with underlying protection of resource 
lands. 

This change was directed by LCDC (See 'in order to comply' statements 1 
and 4 under "Goal 14, "Urbanization". For more detail on the amended 
"urban reserve" concept, refer to a September 30, 1981 memorandum 
"Urban Reserve Metropolitan Plan Amendments . " 

The map below outlines the affected area. Land south of Highway 126 
should be designated "forest" to conform to the "Forest Lands Revised" 
working paper, L-COG, October 1981, and the lands north of Highway 126 
shOUld be designated "agriculture" to correspond to the agricultural land 
inventory . Exceptions to the resource goals are noted on this map and 
explained in detail in the "Exceptions" working paper, L-COG, October 
1981. . 



2. (Continued) 
"," 

This reduction In the urb"an growth boundary removes about 60 acres of 
buildable low density residential "flatland" at 5 . 15 dwelling units per acre 
(about 310 dwelling units) and about 250 acres of buildable low density 
"sloped land" at 3.5 dwelling units per acre (about 875 awelling units) -
total 310 acres and 1,185 dwelling units. 

3. Amend the urban growth boundary near Thurston Middle School to conform 
to corrected flood plain information. 

Objections to the Metropolitan Plan raised at the LCDC hearing on June 26, 
1981 pointed out a possible error in the flood information used in the 
preparation of the Plan. That error was confirmed by checking the Lane 
County flood maps. The revised urban growth boundary more closely 
conforms to corrected flood data. 

, 
About 80 acres of low density residential land and 410 dwelling units (@ 
5.15 d.u,/ac.) are recommended for exclusion. 

4. Designate the medium density residential along Main Street between 5th and 
57th Streets as a mixed use area. 

This change reflects recent policy decisions in Springfield to balance 
commercial and medium density residential needs. By placing an asterisk 
(*) on this strip, no or little significant change is made to the allocation 
assumptions. 

5. Delete the "major retail" commercial designation north of the Eugene­
Springfield Highway at 19th and Marcola. 

This change corrects an error in the August 1980 Metropolitan Plan. The 
"major retail" designation was intended for the Mohawk/Olympic area. The 
commercial designation north of the Eugene-Springfield Highway remains as 
a "community commercial II node. 

6. Change the low density residential designation northeast of Commercial 
Street in Springfield to light-medium industrial. 

With heavy industrial use to the north and 
suitable for light"medium undustrial use. 
figures are not significantly affected . 

northeast, this area Is more 
Plan allocation calculation 

7. Change industrial designation at Natron to Include about 80 acres of 
"heavy industry" designation. 

This change would result in 80 acres of heavy industrial designation and 
about 160' acres of light-medium indu"strial use. The Natron and Mt. June 
mill operations in this area provide opportunity for future heavy industrial 
development. 



, , 

B. Change legend of · "floating node" to a · symbol "F"_.on the diagra~n ·and 
remove the community commercial/medium density "bulls-eyes" where 
appropriate. 

These changes respond to LCDC Goal 2 and 9 which require establishing 
clear criteria for meeting commercial demand In "floating nodes". For more 
details refer to September .23 and October 1, 19B1 memoranda containing 
proposed Plan policy changes for "floating nodes". These changes do not 
alter the commercial allocation assumptions. 

9. Designate a ' ''refinement plan" symbol around the Chase Gardens area. 

This change corrects an error in the published August 1980 Metropolitan 
Plan. The "refinement plan" symbol includes the high density residential, 
light medium .industrial, and community commercial designations. 

10. Amend the urban growth boundary to conform to the South Hills ridgeline 
near Blanton Road. 

The site specific urban growth boundary erroneously followed Blanton 
Road rather than the ridgeline. Th is change corrects that error. 

11. . Correct "Park and Open Space" designation west of Armitage Park and east 
of the "sand and gravel" by designating this area "agriculture" and amend 
the UGB to include all of tax lots 1100 an!;! 1200, T 17S, R3W. 

The first change 
Metropolitan Plan. 
growth boundary. 

will correct an error In the published August 1980 
The second change will result in a more logical urban' 

12. Amend the urban growth boundary north of Belt Line along the Willamette 
River. 

The urban growth boundary (UGB) was intended to exclude known sand 
and gravel resource lands. The Lane County Public Works Department 
shops are included in the UGB. 

13 . ' Change designation south . of the Amazon Channel near Bailey Hili and 
Bertelsen from medium density residential to light-medium industrial. 

EXisting uses and new development which occurred between 1977 and 1980 
commit this area to industrial rather than residential use. This. area 
contains approximately 45 acres of buildable lands which would shift from 
medium density residential to light-medium industrial use. 

14. Change the "heavy industrial" designation southeast of the West 11th and 
Bertelson intersection to light-medium industrial designation. 

This change conforms more closely to existing and surrounding land uses. 
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ORDINANCE 

ORDINANCE NO. ___ ___ (General) 

AN ORDINANCE AMENDING THE EUGENE-SPRlNGFIELD METROPOLITAN AREA 
GENERAL PLAN (Metro Plan) TO ADOPT THE SPRINGFIELD 2030 REFINEMENT 
PLAN RESIDENTIAL LAND USE AND HOUSING ELEMENT AND TO ESTABLISH A 
SEPARATE SPRINGFIELD URBAN GROWTH BOUNDARY PURSUANT TO ORS 
197.304. 

THE CITY COUNCIL OF THE CITY OF SPRINGFIELD FINDS THAT: 

WHEREAS, in 2007 the Oregon Legislature passed and the Governor signed into law Chapter 
650, Oregon Laws 2007, codified as ORS 197.304 and corrunonly known as "House BilJ 3337"; 
and 

WHEREAS, ORS 197.304 provides as follows: 

197.304 Lane County accommodation of needed housing. (I) Notwithstanding an 
intergovernmental agreement pursuant to ORS 190.003 to 190.130 or acknowledged 
comprehensive plan provisions to the contrary, a city within Lane County that has a population 
of 50,000 or more within its boundaries shall meet its obligation under ORS 197.295 to 197.314 
separately from any other city within Lane County. The city shall, separately from any other city: 

(a) Establish an urban growth boundary, consistent with the jurisdictional area of 
responsibility specified in the acknowledged comprehensive plan; and 

(b) Demonstrate, as required by ORS 197.296, that its comprehensive plan provides 
sufficient buildable lands within an urban growth boundary established pursuant to statewide 
planning goals to accommodate estimated housing needs for 20 years. 

(2) Except as provided in subsection (1) of this section, this section does not alter or affect an 
intergovernmental agreement pursuant to ORS 190.003 to 190.130 or acknowledged 
comprehensive plan provisions adopted by Lane County or local governments in Lane County. 
[2007 c.650 §2] ; and 

WHEREAS, ORS 197.304 requires Springfield to I. evaluate the sufficiency of its residential 
buildable land supply and 2. establish a separate Springfield UGB; 

1. Evaluate the sufficiency of its residential buildable land supply. 

WHEREAS, at a minimum, local housing policies must meet the requirements of Oregon 
Statewide Planning Goal 10 (ORS 197.295 to 197.314, ORS 197.475 to 197.490, and OAR 600-
008); 

WHEREAS, ORS 197.296 defines factors to establish sufficiency of buildable lands within an 
urban growth boundary and requires analysis and determination of residential housing patterns; 
and 

WHEREAS, Oregon Statewide Planning Goal 10 requires incorporated cities to complete an 
inventory of buildable residential lands and to encourage the availability of adequate numbers of 
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housing units in price and rent ranges commensurate with the financial capabilities of its 
households; and 

WHEREAS, Oregon Statewide Planning Goal 10 defines needed housing types as "housing 
types determined to meet the need shown for housing within an urban growth boundary at 
particular price ranges and rent levels," and ORS 197.303 defines needed housing types: 
(a) Housing that includes, but is not limited to, attached and detached singlefamily housing and 
multiple family housing for both owner and renter occupancy; 
(b) Government assisted housing; 
(c) Mobile home or manufactured dwelling parks as provided in ORS 197.475 
to 197.490; and 
(d) Manufactured homes on individual lots planned and zoned for singlefamily residential use 
that are in addition to lots within designated manufactured dwelling subdivisions. 

WHEREAS, the City Council directed the Development Services Department staff to begin an 
inventory and analysis of Springfield's residential land on December 5,2005; and 

WHEREAS, Springfield has completed its evaluation of the residential land supply and the 
evaluation is summarized in the Springfield Residential Land and Housing Needs Analysis. 
April. 2011; and 

WHEREAS, the Springfield Residential Land and Housing Needs AnalYSis. April 2011 is an 
analysis of land supply and housing demand prepared for the City of Springfield by 
ECONorthwest that incorporates input from citizens, stakeholder groups, commissions and 
elected officials received throughout a mUlti-year citizen involvement process that included a 
Residential Lands citizen advisory committee, online public surveys, community workshops, 
work sessions, open houses and public hearings; and 

WHEREAS, the Springfield Residential Land and Housing Needs Analysis. April, 
is hereby adopted as a Technical Supplement to the Springfield 2030 Refinement Plan 
Residential Land Use and HOUSing Element; and 

WHEREAS, the City used the 1999 to July 2008 period for the analysis and the record includes: 
I) Maps (Springfield Residential Land and Housing Needs Analysis. April, 2011 Maps 3-1 , 
3-2, and 3-3) that identifY specific lots and parcels that have been determined to be buildable 
lands (vacant and partially vacant and master planned for residential development) as of July 
2008 by applicable residential comprehensive plan map designation, consistent with ORS 
197.296 (4)(c) which states: "Except/or land that may be used/or residential infill or 
redevelopment. a local government shall create a map or document that may be used to 
verify and identify specific lots or parcels that have been determined to be buildable lands;" 

2) A CD that contains a data base that identifies and verifies the specific residentially­
designated tax lots or portions of tax lots included in Springfield's residential land base as of 
July 2008; 

3) A data base of specific tax lots or portions of residentially designated tax lots that are 
vacant or partially vacant as of July 2008; and 
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WHEREAS, in addition to the aforementioned land base comprised of residential plan 
designations, the Springfield Residential Land and Housing Needs Analysis also identifies and 
assumes buildable residential dwelling unit development capacity in three areas designated for 
Mixed-use Nodal Development that are required to be developed with residential uses: I) 
Glenwood (Ordinance 6137), 2) RiverBend (Ordinance 6109 and 6241); and Marcola Meadows 
(Ordinance 6195) as part of Springfield's residential land supply; and 

WHEREAS, the Springfield Residential Land and Housing Needs Analysis also assumed 
buildable residential capacity for redevelopment and consistent with ORS 197.296 (4)(c) these 
areas are not shown in the aforementioned maps or list of tax lots; and 

WHEREAS, adoption of this ordinance establishes the July 2008 baseline data base to be used 
for monitoring Springfield's buildable lands inventory by the city's Development Services 
Department; and 

WHEREAS, the residential land use policies included in the Springfield 2030 Refinement Plan 
Residential Land Use and Housing Element together with the technical analysis included in the 
Springfield Residential Land and Housing Needs Analysis, April2011 address Statewide 
Planning Goal 10: Housing, "To provide for the housing needs of the citizens of the state," 
including goals, objectives, policies and implementation actions that supplement the Eugene­
Springfield MetropolitanArea General Plan Residential Land Use and Housing Element . 
(Chapter III-A), while demonstrating the City's ongoing commitment to increasing housing 
choice and residential densities within Springfield's separate Urban Growth Boundary; and 

WHEREAS, the Springfield Residential Land and Housing Needs Analysis, April 2011 and the 
residential land use policies contained included in the Springfield 2030 Refinement Plan 
Residential Land Use and Housing Element together demonstrate, as required by ORS 197.296, 
that the existing acknowledged comprehensive plan for the Metro Area UGB east of Interstate 5 
contains sufficient buildable lands within an urban growth boundary established pursuant to 
statewide planning goals to accommodate estimated Springfield's housing needs for the plan 
period 2010-2030; and 

WHEREAS, the Springfield Residential Land and Housing Needs AnalysiS findings demonstrate 
that Springfield has sufficient land designated for Low Density Residential and Medium Density 
Residential uses for the 2010-2030 plan period; and 

WHEREAS, the Springfield Residential Land and Housing Needs Analysis identified a deficit of 
approximately 28 gross acres ofland designated for High Density Residential uses; and 

WHEREAS, ORS 197.296 (9) recognizes rezoning or redesignation of nonresidential land and 
redevelopment strategies as actions and measures that demonstrably increase the likelihood of 
higher density residential development; and 

WHEREAS, the Springfield 2030 Refinement Plan Residential Land Use and Housing Element 
addresses the HDR deficiency through Policy H.2: 

"To meet identified high-density, multiple-family housing needs, the City shall re­
designate at least 28 additional gross buildable acres in Glenwood Refinement Plan Subarea 8 
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and the eastem portion of Subarea 6 to Residential Mixed Use by December 31, 2012. TIlls 
residential mixed use district shalI accommodate a minimum of 411 dwelIing units in the high 
density category and shall increase the required net minimum density to at least 28 dwelling 
units per acre. Establishment of higher minimum and maximum densities is encouraged to 
support the neighborhood commercial uses and employment uses envisioned in the Glenwood 
Refinement Plan. District boundaries and density ranges shall be established through the 
Glenwood Refinement Plan amendment process by December 31,2012." 

WHEREAS, the City of Springfield has a redevelopment strategy for the lands identified in 
Springfield 2030 Refinement Plan Residential Land Use and Housing Element 
Policy H.2_and that strategy includes a multi-year planning process to update the Glenwood 
Refmement Plan and an Urban Renewal District to support preparation and implementation of 
the plan; atJd 

WHEREAS, the Springfield Planning Commission conducted public hearings for 
review/adoption of draft Residential Land & Housing Needs Analysis on October 20,2009; and 

WHEREAS, the Springfield City Council conducted public hearings for review/adoption of the 
draft Residential Land & Housing Needs Analysis on November 16, 2009 and continued the 
hearing on December 7, 2009 to allow additional time for consideration of refinements to 
constraints data and adopted the draft Springfield Residential Land & Housing Needs Analysis by 
resolution: A RESOLUTION OF THE COMMON COUNCIL OF THE CITY OF 
SPRINGFIELD ADOPTING THE 2009 PRELIMINARY SPRINGFIELD RESIDENTIAL 
LAND AND HOUSING NEEDS ANALYSIS, FULFILLING ITS STATUTORY 
OBUGA TION TO "COMPLETE" THE PREUMINAR Y INVENTORY, ANALYSIS AND 
DETERMINATION BEFORE JANUARY 1, 2010; and 

WHEREAS, the City Development Services Department conducted public open houses on the 
Draft Springfield 2030 Refinement Plan including Springfield Residential Land & Housing 
Needs Analysis, Springfield 2030 Refinement Plan Residential Land and Housing Element 
policies and Springfield Urban Growth Boundary tax lot specific map on February 3 and 4, 2010 
and on March 16,2011 to explain the proposed amendments and to receive public comment; and 

WHEREAS, the Springfield and Lane COWlty Planning Commissions conducted a joint public 
hearing on the Draft Springfield 2030 Refinement Plan including the draft Springfield 
Residential Land & Housing Needs Analysis, Springfield 2030 Refinement Plan Residential Land 
and HOUSing Element policies and Springfield Urban Growth Boundary tax lot specific map on 
February 17, 2010, and continued on March 16,2010; and 

WHEREAS, on May 4, 2010 the Springfield Planning Commission voted unanimously to 
recommend approval of the Springfield 2030 Refinement Plan Residential Land and Housing 
Element incorporating the Springfield Residential Land & Housing Needs Analysis, based on the 
evidence and testimony in the record; and 

WHEREAS, Chapter IV of the Eugene-Springfield Metropolitan Area General Plan (Metro 
Plan) sets forth procedures for amendment of the Metro Plan and adoption or amendment of 
refinement plans, and Section 5.14-100 of the Springfield Development Code (SDC) sets forth 
procedures for amendments to the Metro Plan and refinement plans; and 
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WHEREAS, timely and sufficient notice ofthe public hearings, pursuant to Springfield 
Development Code Section 5.2-115, has been provided; and 

WHEREAS, on April 4, 20 II, the City of Springfield City Council and the Lane County Board 
of Commissioners held a public bearing on the Springfield 2030 Refinement Plan Residential 
Land Use and Housing Elementand continued the hearing on May 16, 20 II and the 
Development Services staff report, the oral testimony, letters and emails received, written 
submittals of the persons testifying at the hearing, and the public records for file # LRP 00014 
(Springfield 2030 Refinement Plan), file # LRP 2007-00030 (Springfield Residential Land 
Study)have been considered and hereby are incorporated into the record for this proceeding; 
WHEREAS, the Springfield City Council is now ready to take action on this matter based upon 
the above recommendation and the evidence and testimony already in the record as weIl as the 
evidence and testimony presented at this public hearing; 

2. Establish a separate Springfield UGB. 

WHEREAS, the Eugene-Springfield Metropolitan Area Urban Growth Boundary (UGB) was 
Originally acknowledged by the Land Conservation and Development Commission on August 
19, 1982; and 

WHEREAS, upon completion of periodic review the city, by ordinance 6087 on May 17, 2004 
adopted the current and now acknowledged Metro Plan diagram including the UGB on an 
Ilxl7" map; and 

WHEREAS, Springfield's jurisdictional area of responsibility as specified in the acknowledged 
comprehensive plan is the Metro Area UGB east of Interstate 5; and 

WHEREAS, Springfield has completed its evaluation of the residential land supply and has 
adopted a housing needs detennination (the Springfield Residential Land and Housing Needs 
Analysis, February 2011) and residential land use policies (the Springfield 2030 Refinement Plan 
Residential Land Use and Housing Element) that togetber demonstrate, as required by ORS 
197.296, that the existing acknowledged comprehensive plan for the Metro Area UGB east of 
Interstate 5 contains sufficient buildable lands within an urban growth boundary established 
pursuant to statewide planning goals to accommodate estimated Springfield's housing needs for 
the plan period 20 I 0-2030; and 

WHEREAS, Springfield bas prepared a tax lot-specific map of the acknowledged Metro Urban 
Growth Boundary, east of Interstate 5 that establishes a more precise location ofthe 
acknowledged UGB; and 

WHEREAS, Oregon Administrative Rules Division 24 Urban Growth Boundaries clarifies 
procedures and requirements of Goal 14 regarding a local government adoption or amendment of 
an UIban growth boundary (UGB); and 

WHEREAS, OAR 660-024-0020(2) provides as follows : 

5 



"The UGB and amendments to the UGB must be shown on the city and county plan and 
zone maps at a scale sufficient to determine which particular lots or parcels are included in the 
UGB. Where a UGB does not follow lot or parcel lines, the map must provide sufficient 
information to determine the precise UGB location;" and 

WHEREAS, Springfield has prepared geographic information system (GIS) map files and 
documentation that establish Springfield's UGB at a scale sufficient to determine which 
particular lots or parcels are included in the UGB and the precise UGB location; and 

WHEREAS, where the UGB does not follow tax lot lines, Springfield has prepared a written 
description, geographic information system (GIS) map files and documentation that provide 
sufficient information to determine the precise UGB location as further described in Exhibit D 
and Exhibit E and as more fully documented in the "read only" Springfield Urban Growth 
Boundary Technical Supplement; and 

WHEREAS, the factors used to determine the precise location of the acknowledged UGB are 
based on the adopted policies contained in the Metro Plan as clari fied in previous land use 
decisions by the Lane County Hearings Official, as further described in Exhibit D and Exhibit E 
and as more fully documented in the Springfield Urban Growth Boundary Technical 
Supplement; and 

WHEREAS, the City Development Services Department conducted public open houses on the 
Draft Springfield 2030 Refinement Plan including Springfield Residential Land & Housing 
Needs Analysis, Springfield 2030 Refinement Plan Residential Land and Housing Element 
policies and Springfield Urban Growth Boundary tax lot specific map on February 3 and 4,20 10 
and on March 16, 2011 to explain the proposed amendments and to receive public comment; and 

WHEREAS, the Springfield and Lane County Planning Conunissions conducted a joint public 
hearing on the Draft Springfield 2030 Refinement Plan including Springfield Residential Land & 
Housing Needs Analysis, Springfield 2030 Refinement Plan Residential Land and Housing 
Element policies and a tax lot specific map plan diagram on February 17,2010, and continued 
the hearing on March 16, 2010; and 

WHEREAS, timely and sufficient notice of the public hearings, pursuant to Springfield 
Development Code Section 5.2-115, has been provided; and 

WHEREAS, Section 5.14-100 of the Springfield Development Code (SDC) sets forth 
procedures for amendments to the Metro Plan; and 

WHEREAS, on May 4,2010 the Springfield Planning Commission voted unanimously to 
reconunend approval of the Draft Springfield 2030 Refinement Plan including Springfield 
Residential Land & Housing Needs Analysis, Springfield 2030 Refinement Plan Residential Land 
and Housing Element policies and a tax lot specific map plan diagram to the City Council based 
on the evidence and testimony in the record demonstrating that the proposed amendments 
comply with the applicable criteria; and 
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WHEREAS, on April 4, 2011, a public hearing was held on the Springfield Urban Growth 
Boundary, the Springfield Residential Land and Housing Needs Analysis, January 2011 and the 
Springfield 2030 Refinement Plan Residential Land Use and Housing Element before the City of 
Springfield City Council and the Lane County Board of Commissioners and the hearing was 
continued on May 16, 20 II; and the Development Services staff report, the oral testimony, 
letters and emails received, written submittals of the persons testifYing at the hearing, and the 
public records for file # LRP 00014 (Springfield 2030 Refinement Plan), file # LRP 2007-00030 
(Springfield Residential Land Study), file # LRP 2009-00012 (Springfield 2030 Refinement 
Plan Diagram) and the Springfield Urban Growth Boundary Technical Supplement have been 
considered and hereby are incorporated into the record for this proceeding; 

WHEREAS, substantial evidence exists within the record demonstrating that the proposal meets 
the requirements of the Metro Plan, Springfield Development Code, and applicable state and 
local law; and 

WHEREAS, the Springfield City Council is now ready to take action on this matter based upon 
the above recommendation and the evidence and testimony alread y in the record as well as the 
evidence and testimony presented at this public hearing; and 

WHEREAS, this action establishes a separate Urban Growth Boundary for the City of 
Springfield, as required by ORS 197.304 and a tax lot-specific map of the UGB in accordance 
with OAR 660-024-0020(2). 

NOW THEREFORE, THE COMMON COUNCIL OF THE CITY OF SPRINGFIELD 
ORDAINS AS FOLLOWS: 

Section 1: The proposed amendments to the Eugene-Springfield Metropolitan Area General 
Plan (Metro Plan) to adopt the Springfield 2030 Refinement Plan Residential Land Use and 
Housing Element and the Springfield Residential Land and Housing Needs Analysis, February 
2011 , attached as Exhibit A and B and incorporated here by this reference, are adopted pursuant 
to ORS 197.304 as refinements to the Metro Plan. 

Section 2: The proposed amendment to the Metro Plan Diagram is hereby adopted 
to establish a separate Springfield Urban Growth Boundary pursuant to ORS 197.304 and in 
accordance with OAR 660-024-0020(2) as depicted and described in the attached Exhibit C, D, 
and E, incorporated here by this reference. 

Section 3: The prior versions of the Metro Plan and its diagram superceded or replaced by this 
Ordinance shall remain in full force and effect to authorize prosecution of persons in violation 
thereof prior to the effective date of this Ordinance. 

Section 4: If any section, subsection, sentence, clause, phrase or portion of this Ordinance is for 
any reason held invalid or unconstitutional by a court of competent jurisdiction, such portion 
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constitutes a separate, distinct, and independent provision and such holding shall not affect the 
validity of the remaining portion thereof. 

Section 5: The effective date of Ordinances as provided in Section 2.110 of the Springfield 
Municipal Code, this Ordinance shall become effective upon the date that all of the following 
have occurred: (a) At least 30 days have elapsed since the ordinance was approved by the 
Council and it has been approved or acknowledged by either the Land Conservation and 
Development Commission, or final action has been taken by the Director of the Department of 
Land Conservation and Development. Final action includes the transferring the decision to 
LUBA pursuant to ORS 197.825(2)(c)(A). 

Although not a part of this ordinance, the fmdings and conclusions attached as Exhibit F 
and incorporated here by this reference are adopted in support of this action. 

ADOPTED by the Common Council of the City of Springfield by a vote of __ for and 
__ against, this __ day of , 20 II. 

APPROVED by the Mayor of the City of Springfield, this __ day of 
_ ______ ,' 2011. 

ATTEST: 

Mayor 

City Recorder 
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Metro Plan Amendment 

LRP 2009-00014 

SPRINGFIELD 2030 REFINEMENT PLAN 
RESIDENTIAL LAND USE AND HOUSING ELEMENT 

OVERVIEW 

The Springfield 2030 Refinement Plan Residential land Use and Housing Element addresses Statewide 

Planning GoallO: Housing, 'To provide for the housing needs of the citizens of the state." This element 

includes goals, objectives, policies and implementation actions that are consistent with and carry out 

the Eugene-Springfield Metropolitan Plan Residential Land Use and Housing Element (Chapter III-A), 

while demonstrating the City's ongoing commitment to increasing housing choice and residential 

densities within Springfield's separate Urban Growth Boundary. 

Together, GoallO and Oregon's "needed housing" statutes require that Springfield provide a 20-year 

buildable land supply within a separate Urban Growth Boundary (UGB) to meet the housing needs of 

current and future residents. The policies in this element have their basis in the Residential land Study 

conducted by the City 2007-2010. The residential buildable land inventory and technical analysis is 

contained in a Technical Supplement to this plan-the Springfield Residential Land and Housing Needs 

Analysis (RLHNA). The RLHNA is an analysis of land supply and housing demand prepared for the City of 

Springfield by ECONorthwest, April 2011 that incorporates input from citizens, stakeholder groups, 

commissions and elected officials received throughout a multi-year citizen involvement process that 

included a Residential Lands advisory committee, online public surveys, community workshops, work 

sessions, open houses and public hearings. The RLHNA and this element demonstrate compliance with 

Goal 10 and related "needed housing" statutes (especially ORS 197.296 and 197.304) . The factors 

reviewed to develop a projection of future housing demand include historical development trends, 

residential development trends, and trends in housing mix and tenure; density; the projected number, 

type and size of households; and the demographic characteristics of the population. 

ORS 197.303 requires Springfield to demonstrate as required by ORS 197.296 that its comprehensive 

plan provides sufficient buildable lands to accommodate needed housing for 20 years. The policies in 

this chapter establish Springfield's long-term policies and shorter-term strategies for meeting 

Springfield's identified housing needs for the plan period 2010-2030. The provisions in this plan 

supplement, refine and support policies contained in the Eugene-Springfield Metropolitan Plan 

Residential Lond Use and Housing Element and are applicable only within the Springfield UGB. The 

goals, policies and implementation actions were developed to respond to the findings in the RLHNA in 

ways that best implement Springfield's preferred residential land use growth management strategies -

as identified and prioritized through the public involvement process. The policies and implementation 
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actions in this element support a 20% increase in density over the historical development pattern by 

facilitating more.dense development patterns. In those instances where findings and policies in this 

element differ quantitatively from policies in the Metro Plan Residential Land Use and Housing Element, 

the Springfield 2030 Refinement Plan Residential Land Use and Housing Element policies shall prevail. 

Issues not addressed in this element are addressed in the Metro Plan Residential Land Use and Housing 

Element. 

The policies in this element provide direction for Springfield in updating refinement plans, zoning and 

development regulations to address the community's housing needs. As Springfield implements this 

element of the Springfield 2030 Refinement Plan - through future land use refinement plan updates at 

the city-Wide, district, neighborhood, and corridor scale-the City shall continue to analyze the 

suitability of residential and residential mixed use designations in terms of density and location and, 

based on this analysis, may propose changes to the Metro Plan Diagram and Springfield 2030 

Refinement Plan Diagram. The Springfield 2030 Refinement Plan Land Use and Urban Design Element 

policies establish physical characteristics of Springfield's residential and mixed use neighborhoods and 

includes criteria for locating non-residential supporting uses, such as Neighborhood Commercial and 

Neighborhood Mixed Use land uses within or adjacent to residential districts of the City. 

METRO AREA HOUSING GOAL 

The 2004 Update of the Eugene-Springfield Metropolitan Area General Plan includes a Residential Land 

Use and Housing Element that articulates the region's housing goals and objectives. The Metro Plan lists 

a single residential land and housing goal: 

Provide viable residential communities so 0/1 residents can choose sound, affordable housing that 

meets Individual needs. 

The Springfield 2030 Refinement Plan implements, interprets, and supplements this goal as follows: 

SPRINGFIELD RESIDENTIAL LAND AND HOUSING GOALS 

HG-l Plan for Growth and Needed Housing 

As documented in the RLHNA, the land currently designated for High, Medium and Low Density 

Residential and Nodal Mixed Use plan designations will accommodate Springfield's expected need for 

residential development and redevelopment. 

Springfield's residential and mixed use districts -as depicted in the Metro Plan diagram and Springfield 

refinement plans and as proposed in the Implementation Strategies in this element-provide a 

residential land base with sufficient capacity for the market to develop adequate numbers of needed 

housing units to meet expected demand through 2030. In 2010, there was a surplus of buildable land in 

both the Low and Medium Density Residential designations; however, there was a deficit in the High 

Density Residential designation of 28 gross buildable acres. With a mandatory commitment to amend 

the Glenwood Refinement Plan by 2012, Springfield has adopted an effective measure to ensure that 
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the City's separate UGB will include enough buildable land to satisfy Springfield's projected housing 

needs by type and density range, as determined in the RLHNA. 

The residential and mixed use designations and the policies adopted in this element are of sufficient 

specificity to accommodate the varying housing types and densities identified in the Springfield 

Residential Land and Housing Needs Analysis. 

HG-2 Foster Housing Choice and Affordability 

The Metra Plan and Springfield 2030 Refinement Plan designate land for residential use and mixed use 

to provide a range of housing choices for people of all incomes and household types. Projecting the 

types of housing that will be built for the next 20 years is complex. Housing choices of individual 

households are influenced in complex ways by dozens of factors. Springfield's housing market is 

influenced by the regional Lane County housing market and is the result of the individual decisions of 

thousands of households. 

The City is committed to making sure that community residents enjoy access to decent housing. This 

commitment goes well beyond the statutory requirement to maintain a 20-year supply of residential 

land within Springfield's separate UGB. The policies in this element promote and support housing 

choice and afford ability. The availability of affordable housing choices for different types of households 

is a key component of a livable community. The location of housing in relation to jobs, shopping, 

transportation and other services significantly impacts quality of life. 

HG-3 Encourage Housing Diversity & Quality Neighborhoods 

The demographic make-up of households in Springfield is changing. The average age of city residents is 

increaSing, and fewer households have children. The average age of a Springfield resident is younger 

than the Lane County average, even as the Lane County average is trending older. Household size has 

continued to shrink, though more slowly in the 1990's than in previous decades. The RLHNA assumes an 

average household size of 2.54. This average assumes an increase in one-person households from 25 

percent to 30 percent over the plan period and a higher average Hispanic-Latino household size (3.2-3.9 

as compared with 2.5 for non-Hispanic-Latino households) for Springfield's growing Hispanic-Latino 

population. 

Single-family houses continue to be the preferred housing type of many households, but these 

dwellings have become increaSingly expensive and are now out of reach for many Springfield residents. 

Policies in this section address both the development of new housing and the adaptation of existing 

housing to meet the needs and preferences of the current and expected residents of the city. Despite 

trends, the City wants to encourage home ownership opportunities in order to promote a sense of 

community, to encourage investment in housing, and to minimize displacement of low-income residents 

as neighborhoods redevelop. The City also has an interest in safeguarding the condition and quality of 

the housing stock and in maintaining attractive and livable neighborhoods. 
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Springfield's zoning and development regulations are intended to encourage housing that will satisfy 

varied consumer preferences. Many consumers have a strong preference for single-family homes. To 

some extent, this preference can be met by ground-related units that may be more affordable than 

detached houses. Ground-related housing types include townhouses, duplexes, triplexes, ground­

related apartments, small cottages, accessory units and single-family homes. These housing types 

provide yards or play areas immediately adjacent to homes, which are important to families with 

children. 

Moderate- and high-<lensity multifamily apartments are needed to help accommodate expected housing 

demand over the next 20 years. This kind of residential development is often more affordable than 

ground-related housing due to the frequently smaller size of the units. The Springfield 2030 Refinement 

Plan accommodates the majority of higher density residential growth in Springfield's designated Mixed 

Use Nodal Development centers. These centers - primarily Downtown Springfield and the Glenwood 

Riverfront District- are centrally located, well served by public bus rapid transit (EmX) and provide 

excellent opportunities for redevelopment at urban densities adjacent to the nearby park and open 

space amenities along the Willamette River. Other areas with significant capacity for development of 

multi-family uses include the RiverBend and Marcola Meadows master planned nodal development 

areas. 

As future growth and development brings change throughout Springfield, the City is committed to 

managing this change through its initiation and support for comprehensive district, corridor, and 

neighborhood planning efforts that address and enhance the unique characteristics and opportunities in 

different neighborhoods while averting negative impacts. 

SPRINGFIELD RESIDENTIAL LAND AND HOUSING POLICIES AND 

IMPLEMENTATION ACTIONS 

Goal , Plan for GrOWth and Needed Housing 

POlicy Based on the findings in the RLHNA and to accommodate projected groWth between 
H.1 2010 and 2030, Springfield has designated sufficient buildable residential land 

(a' for at least 5,920 new dwelling units at an estimated density of at least 7.9 units 
per net buildable acre; and 
(b) to accommodate a new dwelling mix oi approximately 52 percent detached single 
family dwellings (.including manufactured dwellings on Individual lots), seven percent 
attached single-family dwellings, one perceht manufactured dwellings in parks, and 
40 percent multifamily dwellings. 

Implementation 1.1 Convert density ranges in the Springfield Development Code from gross to 
Action net densities, consistent with the broad density categories of the Metro 

Plan. This plan converts Metro Plan gross densities to net densities as 
follows: 

Residential Low Density 6-14 dwelling units per acre'; 
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Residential Special Density 8-14 dwelling units per acre; 

Residential Medium Density 14-28 dwelling units per acre; 

Residential High Density 28-42 dwelling units per acre; 

Residential Mixed Use in Nodal Development Overlay and Transit Corridor 
Overlay District: Minimum and maximum densities to be determined 

, " through Refinement Plan and/or Master Plan process, 

" 
"Note: More restrictive standards apply in the Hillside Development 
Overlay District where larger lot sizes are required to compensate for slope 
constraints and engineering requirements. 

Pplicy To meet IdentiJied high-density, multiple-family housing needs, the City shall re -
H . .2 designate at least 2.8 gross buildabfe acres in Glenwood Refinement ,Plan Subarea 8 

and the eastern portion Of Subarea 6 to Residential Mixed Use by December 31, 
2012. This residential mixed use diStrict shall accommodate a minimum of 411 
dwelli~g units In the high density category and shall increa~e the. required net 
minimum density to at least 28 dwelling units per a,cre. Establishment of l1igher 
minimum and maximum densities is encouraged to support the neighborhood , 
commercial ,uses ahd emplovment uses envisloried in the 'Glenwood Refinement 
Plan. District boundaries and density ranges shall be established through the 
Glenwood ,Refinement PI~n amendment process by, December 31, 2012. 

Policy ., Suppor;t communlty-wide, district-wide and nelghborhood-speclflc livability and 
.H.3 'redevelopment objectives and regional land Use planning and transportation 

planning policies by locating higher density residential development and increasin~ 
the density of development near employmentor commercial services, within 
transportation-efficient Mixed-Use Nodal Oel!elopment centers and along corridors I " , '., ~ . '. 

:se.rved by frequent transit sePlice. 

Implementation 3,1 As recommended through the Residential Land Study, the areas of the city 
Action best suited to high density residential uses are Downtown, Glenwood 

Riverfront/Franklin Corridor, and Gateway. Plans for these areas shall be 
updated to support development of additional high density resident ial 
uses adjacent to commercial and employment areas, 

Implementation 3,2 Coord inate housing, land use, human services, urban design, infrastructure 
Action and environmental strategies to support pedestrian -friendly communities 

at and within a Y. mile walk of transit stations, 
Implementation 3.3 Increase opportunities for Mixed Use Nodal Development (NO): 
Action • Consider expansion of the Glenwood node through the Glenwood 

Refinement Plan process, 
• Consider expansion of the Downtown node through the 

Downtown District Plan process 
• Consider future work program project: Downtown to Gateway 
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EmX Corridor Plan to identify and evaluate nodal development 
opportunities along the new transit corridor 

0 Consider future work program project: Main Street Corridor plan 
to identify and evaluate nodal development opportunities along 
the proposed transit corridor 

0 Apply Transit Corridor Overlay District to existing high density 
housing areas within 1/2 mile of transit stations. 

0 Consider implementation of Jasper-Natron Specific Plan ND 
through Jasper-Natron Specific Area Plan adoption process. 

Implementation 3.4 Continue to target mixed-use nodal development centers and corridors 
Action served by transit as focus of redevelopment incentives and focused 

planning efforts. Match areas of high Infrastructure cost needs (e.g. 
Glenwood, Main Street) with higher density development opportunity 
siting. 

Implementation 3.5 Consider application of shadow plat techniques for transitional urban 
Action corridors with lower land values (e.g. Main Street Corridor east of 

Downtown). 
PolicY Continue to 'identify and remove regulatory barriers to siting and constructing tilg,~er , 
H. 4 density housing types In the existing medium and high density reSidential dfstrlcts. 

Policy Develop additional incentives to encourage and facilitate development o f high 
H.5 density housing In areas ,designated for Mixed Use, Nodal Development. 

Implementation 5.1 Establish a Vertical Housing Development Zone in Glenwood. 
Action 
Implementation 5.2 Considering measures to increasing building height allowances in areas 
Action deSignated for Mixed Use Nodal Development when updating refinement 

plans, zoning plan districts and development standards. 

Implementation 5.3 Update development standards to correlate parking requirements in 
Action mixed-use districts more directly to the City's overall development vision 

and develop parking management strategies (such as pay-in lieu programs) 

in Downtown Springfield and other districts where appropriate to use land 

efficiently and to support economical higher density development and 

urban form . 

Implementation 5.4 Considering increasing density maximums in areas designated for Mixed 
Action Use Nodal Development. 

Implementation 5.5 Conduct analysis to determine the feasibility of allowing density averaging 
Action for split zone/designated parcels. 

Implementation 5.6 Consider implementation of a Density Bonus Program to provide an 
Action economic incentive for construction of high density development with 

structured parking in the Downtown and Glenwood Nodal Development 

areas. The program shall permit variance of the building height limits in 
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specific "density receiving areas" identified in the Downtown and 

Glenwood District plans when a developer provides an extra community 

benefit such as dedication of public open space, construction of affordable 

housing units, etc. to be determined by the City Council. 

Policy Continue to seek ways to reduce development impediments to more efficient 
H.6 utilization of the residential lana supply Inside the UGH, espeCially In the City's 'sloped 

areas (southeast Springfield and Willamette Heights). 

Implementation 6.1 Establish a staff team and Hillside Development Task Force to examine 
Action barriers and Impediments to economical hillside development and to 

prepare and evaluate techniques and options for constructing housing on 
sloped lands, such as incentives to encourage and reward cluster 
development; updates to the Hillside Development Standards to support 
density transfers in the Hillside Overlay District; and to address street 
design standards. 

Implementation 6.2 Establish an interdepartmental task team to study the potential to reduce 
Action residential street width standards to address efficient land use, potential 

cost savings, new ways to manage stormwater, climate issues, 
impediments to cluster development, emergency access and traffic 
concerns. 

Goal Foster Housing Choice and Affordability 

Policy Continue to develop and update regulatory options and Incentives to encourage and 
H.7 ' . 'facilitate development cif more attached and clustered single-family housing types In 

the low density and medium density districts. 
Implementation 7.1 Establish a small lot (3,000 square feet minimum lot size)speciallow-
Action moderate density zoning district with a density range of 8-14 dulacre to: 

• support development of smaller single family detached and 
attached dwelling housing types; 

• support a greater diversity of housing mix; and 

• provide a moderate transition zone between lower and higher 
density neighborhoods. 

Implementation 7.2 Apply small lot zoning (3,000 square feet minimum lot size) to infill 
Action opportunity sites identified in neighborhood planning processes. 

Implementation 7.3 As part of the Jasper-Natron refinement planning process, conduct analysis 
Action to determine applicability of the Residential Small Lot zoning district to 

maximize efficient use of land constrained by wetland resources. 

Implementation 7.4 As part of the Glenwood refinement planning process, conduct analysis to 
Action determine applicability of the Residential Small Lot zoning district in the 

existing residential neighborhoods south of Franklin Bouleva rd. 
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Policy Continue to support and assist affordable home ownership through programs that 
H.B subsidize the development of affordable homes and provide down payment 

assistance. to Income-qualified homeowners.-
Policy PrQvide a broad range of quality acces,sible and affordable housing options for very 
H.9 ,low, low and moderate income residents. Affordable housing Is defined as housing 

for which persons Or families pay 30 percent or lesS of their gross Income for 
housing, including necessary.and essential utilities [Oregon ReviseQ Statute 456.0551. 

Implementation 9.1 Support the development of subsidized affordable housing with a goal of 
Action assisting 100 affordable housing units every five years, consistent with the 

Eugene-Springfield Consolidated Plan 2010. 
Implementation 9.2 Create a land banking program to reserve land for affordable housing, as 
Action described in the 2010 "Complete Neighborhoods, Complete Streets" grant 

application, continue to seek grant funding sources for the program, and 
seek to implement this strategy In the Glenwood Riverfront District. 

Implementation 9.3 Evaluate publicly-owned land sites for future development of affordable 
Action housing. 

Implementation 904 Continue to seek input from a housing task force to assess and evaluate 
Action the effects of City policies and regulations on housing development costs 

and overall housing affordability, considering the balance between housing 
affordability and other objectives such as environmental quality, urban 
design quality, maintenance of neighborhood character and protection of 
public health, safety and welfare. 

Policy Through the updating and devel.opment of each neighborhood refinement plan, 
H.lO district plan or specific area plan, amend land, use plans to increase development . ", . " . . 

opportunities for quality affQrdable housing In locations served by existing and 
planned frequent transit service that provides access to employment centers, 
shopping, health care, civic, recr.eatlonal and cultural services. 

Implementation 10.1 Identify and collect baseline data of Springfield's existing supply of 
Action affordable housing units, their physical location, and their surroundings. 

Implementation 10.2 Continue to creatively explore funding tools and options to leverage and 
Action public, nonprofit and private investment in affordable housing. 

Implementation 10.3 Continue to develop strategies and programs that support the repair, 
Action preservation and improvement of the existing supply of affordable housing 

stock and the enhancement of existing affordable neighborhoods. 
Implementation lOA Support the rehabilitation of eXisting multi-family complexes. 
Action 

Implementation 10.5 Consider establishing urban renewal district set-asides for affordable 
Action housing. 

Implementation 10.6 In order to control the effects of regulatory processes on housing price, 
Action strive to minimize the time taken to process land use and building permits, 

subject to the need to review projects in accordance with applicable 
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regulations. Continue to give priority in the plan review process to permits 
for very low-income housing. 

Goal Encourage Housing Diversity & Quality Neighborhoods 

Policy Continue to seek ways to update development standards to introduce a variety of 
H.11 housi~g optiQns fpr alllncl'me levels in both existing neighborhoods and new 

residential areas that match the changing demographics and lifestyles of Springfield 
residents. 

Implementation 11.1 Capitalize on new commercial and residential development opportunities 
Action that will be stimulated by new infrastructure projects such as the Franklin 

mUlti-way boulevard . 
Implementation 11.2 Protect and enhance existing single family neighborhoods and affordable 
Action housing stock in t he incorporated areas of Springfield where urban services 

currently are in place. 
Pplicy Continue to designate land to provide a mix of .cholces (I.e ., location, acceSsibility, 
H.12 housing types, and urban a~~.; 5ubudian neighborhood ct)ar;lcter) through the 

refinement plan update process and through review of developer-lnitiated master 
plans. 

Policy Promote housing development and affordabillty in coordination with transit plans 
H.13 and in proximity to transit stations. 

Policy .Contlnue to update existing neighborhood refinement plan policies and to prepare 
H.14 new plans that emphasize the enhancement of residential neighborhood Identity, . . . 

improved walkabllity and safety, a.nd improved convenient access to neighbprhood 
services, parks, schools 'and emplovimii1t opportuni ties. 

Policy Update residenti.al development standards to enhance the quality and affordability 
H.1S of neighborhood .lnflll development (e,g. partitions, duplex developments, 

,transitional neighbOrhoods, rehab housing, accessol)' d~elling units) and multi-
family development. 

policy As direC1:ed by t,he .cIty Cou,ncll !,n ;W09, conduct analysis to ·Implement "Heritage 
H.16 LOR" deVelopment si;!ndards to address Springfield' s different historical 

development patterns/neighbOrhood scale and form, rather than a ' one-slze-flts-aIiN 

approach when updating city development standards. 

Policy Continue to protect the Washburne Historic District to maintain and enhance the 
H.17 viability, historic integrity and attractiveness as a livable, walkable neighborhood 

Immediately adjacent to downtown. 

FINDINGS 

The findings in thi s element are organized by the following two topics related to housing and residential 

land : 

• Residential Land Supply and Demand 

• Residential Density 
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Residential Land Supply and Demand 

1. According to the City GIS data, the Springfield UGB contains approximately 14,603 acres of land. 

2. Approximately 62 percent of the land within the Springfield UGB is included in the residential 

land base. The land database includes all land in tax lots that have any portion that is in a 

residential plan designation. The residential land base occupies approximately 7,482 acres of 

land designated for low, medium and high density residential designations, as well as mixed-use 

designations. 

3. Land not in tax lots is primarily in streets and waterways. Springfield has about 9,958 acres 

within its City Limits; of these 8,060 acres (about 81% of total acres in the City Limit) are in tax 

lots. Additionally, the City has about 4,645 acres between the City Limits and Urban Growth 

Boundary (the UGA); of this about 4,079 acres are in tax lots. 

4. Lane County adopted coordinated population forecasts for the County and its incorporated 

cities in June 2009. The forecasts include figures for Springfield for 2010 and 2030. The table 

below shows the coordinated population forecast for the Springfield city limit, urban area (the 

area between the city limit and UGB), and the UGB for 2010 to 2030. The Springfield UGB 

forecast for 2030 is 81,608 persons-an increase of 14,577 persons during the 20-year planning 

period. 

Table R-l Springfield coordinated population forecast, Springfield UGB, 2010 to 2030 

Urban 
Year City Limit Area UGB 

2010 56,891 B,140 67,031 

2030 74,B14 6,794 Bl ,60B 

Change 2010-2030 

Number 15,923 (1,346) 14,577 

Percent 27% -17% 22% 

AAGR 1.2% .{J.9% 1.0% 

Source: Lane County Rural Comprehensive Plan, 1984 (Amended in 2009), Table 1-1, pg 5 

5. The buildable lands inventory indicates that Springfield has about 1,447 acres of vacant and 

partially-vacant residential land and an additional 21 acres in the Glenwood mixed-use 

refinement plan area (these acres were included in the commercial and industrial lands 

inventory and are included here only for the purpose of estimating residential capacity). This 

yields a total of 1,468 buildable acres. 

6. The RLHNA identified 1,447 acres of vacant residential land that constitutes the residential 

buildable land inventory. This acreage is summarized in Table 3-5 of the RLHNA. 
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7. A listing of specific residentially designated tax lots or portions of tax lots that are vacant or 

partially vacant as of July 2008 is included as a technical supplement to the RLHNA. In addition 

to the 1,447 acres of vacant and partially vacant residential land, the residential buildable land 

inventory includes: 1) developed land that may be redeveloped during the plan period (296 DU); 

2) land in mixed-use plan designations that has capacity for residential development (21 

acres/nO DU in the Glenwood Riverfront); and 3) land within approved master-planned sites 

with capacity for residential development (730 DU in RiverBend and 518 DU in Marcola 

Meadows). A map of these tax lots appears as Map 3-2 in the RLHNA. 

8. Owners of residentially planned land in the buildable land inventory as identified herein or as 

amended pursuant to Oregon post-acknowledgement plan amendment procedures are entitled 

to residential zoning that matches the plan designation. The City's Development Services 

Department has an existing process in place to rezone property with plan-zone conflicts at no 

cost to the property owner (3 times/year). 

9. Springfield will need to provide about 5,920 new dwelling units to accommodate growth 

between 2010 and 2030 plus 291 group quarter dwellings for a total 6,211 dwelling units. For 

non-group quarter dwellings, about 3,552 dwelling units (60%) will be single-family types, which 

include single-family detached, manufactured dwellings, and single-family attached housing. 

About 2,368 units (40%) will be multi-family housing. 

10. The results of the RLHNA indicate that Springfield has an overall surplus of residential land, but 

has deficits in the High Density Residential and Parks and Open Space categories. The Springfield 

UGB has enough land for 9,018 new dwelling units. There is sufficient buildable land in 

Springfield's UGB designated for low and medium density residential uses to meet the future 

housing needs of the projected population. 

• The Low Density Residential designation has a surplus of approximately 378 gross acres. 

• The Medium Density Residential designation has a surplus of approximately 76 gross acres. 

11. There is not enough buildable land in Springfield's UGB designated for high density residential 

uses within the existing Springfield UGB to meet the future housing needs of the projected 

population. The High Density Residential designation has a deficit of approximately 28 gross 

acres. At a minimum, the City will meet the high density residential land deficit of 28 acres 

(including 7 acres of HDR designated land to provide public open space for the higher density 

development, as well as any needed public facilities) through its redevelopment strategies in 

Glenwood. 

12. The Parks and Open Space designation has a deficit of 300 acres. This need does not require the 

City to expand the UGB for parks and open space. The City has a surplus of buildable lands in the 

low and medium density residential plan designations that can provide land for future parks 

within those designations. consistent with the objectives of the adopted Park and Recreation 

Comprehensive Plan. A portion of the parks and open space need can also be met on 
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residentially designated land that has constraints and therefore ~ not counted as buildable 

acres (e.g, ridgeline trail systems). 

13. The Springfield Residential land and Housing Needs Analysis classified each tax lot into a set of 

mutually exclusive categories. All tax lots in the UGB are classified into one of the following 

categories (Springfield Residential Land Inventory and Housing Need AnalYSis p. 8-10): 

• Vacant Land. This category includes parcels with no structures or with structures with a 

value of less than $10,000; parcels have not been precluded from development by a 

conditional use permit (CUP) or other commitment. 

• Partially Vacant Land. This category includes parcels over 0.5 acre in a residential plan 

designation with an existing dwelling. The vacant portion of each lot was calculated by 

deducting 0.25 acres for each existing dwelling, and constrained areas as defined in the 

"Unbuildable, Not Serviceable" land definition. 

• Unbuifdable, Not Serviceable Land. This category includes land that is undevelopable. It 

includes tax lots or areas within tax lots with one Dr more of the following attributes: (1) 

slopes greater than 25%; (2) within the floodway; (3) in areas with severe landslide potential 

(DOGAMI map); (4) within wetlands and riparian corridors and setbacks; (5) with an 

easement a 230KV transmission line; (6) small irregularly shaped lots; and (7) publicly 

owned land. 

• Developed land. Land that is developed at densities consistent with zoning and 

improvements that make it unlikely to redevelop during the analysis period. Lands not 

classified as vacant, partially-vacant, or undevelopable are considered developed. 

• Potentially redevelopable land. Land on which development has already occurred but 

on which, due to present or expected market forces, there exists the potential that existing 

development will be converted to mOre intensive uses during the planning period. Rather 

than speculating on which lands will redevelop during the planning period, Springfield uses 

historical rates of redevelopment as the basis for estimating how much redevelopment will 

occur during the planning period. 

• Portions of individual tax lots can be in one or more of the following categories: 

"unconstrained," "constrained," or "unbuildable" (e.g., they are not suitable for 

development). 

14. The housing needs analysis assumes that 5% of new housing (299 dwelling units) will be a result 

of redevelopment and will not require vacant land. 
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Residential Density 

1. The City assumes an average density for all housing types of 7.9 dwelling units per net acre and 

6.5 dwelling units per gross acre. This is an increase of about 20% over the historical density of 

6.6 dwelling units per net acre. 

2. The City assumes that average densities will increase significantly (by about 20% over average 

historical densities) during the planning period, that ownership rates will increase, and that an 

increasing percentage of households will choose single-family attached housing types. These 

assumptions are consistent with the housing needs analysis. These findings support the City's 

overall density assumption of 7.9 dwelling unit per net acre. 

3. Springfield's average household size in the year 2000 was 2.54 persons per household. 

4. Springfield will need to issue permits for about 296 new dwelling units annually to keep up with 

projected housing demand over the 2010-2030 planning period. This figure does not include 

dwellings that will be demolished and replaced. The RLHNA assumes that these dwellings will . 

be replaced at the same rate and will not create additional demand for residential land. 

Approval Standards for Residential Development 

1. Consistent with the Needed Housing Statute, Goal 10, and the Goal 10 rule, any approval 

standards, special conditions, and the procedure for approval adopted by the City shall be clear 

and objective and may not have the effect, either in themselves or cumulatively, of discouraging 

needed housing through unreasonable cost or delay. [ORS 197.307(6); OAR 660-08'{)15] 

In addition, the city may adopt an alternative approval process for residential applications and 

permits that utilizes discretionary approval criteria, provided the applicant retains the option of 

proceeding under the clear and objective standards or the alternative process, and the 

discretionary approval criteria for the alternative process comply with all applicable land use 

planning goals and rules [ORS 197.307(3)(d)]. 
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Executive Summary 

The 2007 Oregon Legislature passed HB 3337 which requires Springfield to 
establish a separate urban growth boundary (UGB). In response to HB 3337, the 
City is conducting this study to evaluate the sufficiency of land available for 
residential uses in its UGB. To maIce this determination, the draft Residential 
Lands Study (RLS) presents a housing needs analysis consistent with 
requirements ofHB 3337, Goal 14, ORS 197.296, and OAR 660-008. 

The Springfield Residential Lands Study is intended to provide the technical 
analysis required to determine the 20-year need for residential land for 
Springfield's jurisdictional share of the area subject to the Eugene-Springfield 
Metropolitan Area, i.e., the area east of Interstate 5, and whether the city has 
enough capacity within the area east of 1-5 inside the current regional UGB to 
meet that need. The Executive Summary provides key fmdings from the 
Springfield Residential Lands Study. 

The purpose of the Residential Study is to (l) present growth forecasts, (2) 
inventory how much buildable residential land the City has, (3) identifY housing 
needs, (4) identifY land needed for housing and other uses, and (5) determine how 
much land the City will need to accommodate growth between 2010 to 2030. 

How MUCH GROWTH IS SPRINGFIELD PLANNING FOR? 

Population forecasts provide the foundation for assessing land needs. 
Springfield must have a popUlation forecast to project expected population change 
over the 20-year planning period (in this instance, 20 I 0-2030). Lane County 
adopted coordinated population forecasts for the County and its incorporated 
cities in June 2009. The forecasts include figures for Springfield for 2030 and 
2035. 

Table S-l shows the coordinated population forecast for the area within the 
current Springfield city limits, the current unincorporated urban area (the area 
between the city limit and UGB), and within Springfield's jurisdictional share for 
the current Metro Plan UGB for 2010 to 2030. The Springfield UGB forecast for 
2030 is 81 ,608 persons-an increase of 14,577 persons during the 20-year 
planning period. 
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Table 5-1. Springfield coordinated population 
forecast, Springfield UGB, 2010 to 2030 

Urban 
Year City Limit Area UGB 

2 1 5 1 14 31 

23 4 14 4 

Change 2010-2030 

me 15 23 134 145 

eeent 2 -1 22 

AA 1 2 

ce ane nl a m ehen e an 1 4 Amen e n2 
Ta e 1·1 5 

How MUCH BUILDABLE RESIDENTIAL LAND DOES SPRINGFIELD CURRENTLY 
HAVE? 

E 

Springfield has 2,485 acres in tax lots that are designated for residential uses. 
Of these, about 1,447 acres within the Urban Growth Boundary (UGB) are 
considered vacant and buildable. Table S-2 shows vacant land by plan 
designation. 

Table 5-2. Vacant residential land by plan designation, Springfield 
UGB,2008 

Total Acres Developed Constrained Buildable 

Plan Designation Tax Lots In Tax Lots Acres Acres Acres 

en I e ent a 1 213 1 5 1 3 1 

e m en e enla 12 32 142 5 12 

H h en I e ent a 1 1 

Total 1,115 2,485 214 824 1,447 

ce n e ala ana E th e I 

The purpose of the residential buildable lands inventory is to estimate the 
capacity of buildable land in dwelling units. The capacity of residential land is 
measured in dwelling units and is dependent on densities allowed in specific 
zones as well as redevelopment potential. In short, land capacity is a function of 
buildable land and density. 

The buildable lands inventory indicates that Springfield has about 1,447 acres 
of vacant and partially-vacant residential land and an additional 21 acres in the 
Glenwood mixed-use refmement plan area (these acres were included in the 
commercial and industrial lands inventory and are included here only for the 
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purpose of estimating residential capacity). ' This yields a total of 1,468 buildable 
acres. 

Table S-3 provides an estimate of how much housing could be accommodated 
by those lands based on needed densities after making deductions for 
development constraints. It includes capacity for areas with approved master 
plans that were not included in the acreage estimates. This includes Marcola 
Meadows (518 dwellings in the MDR designation) and RiverBend (730 dwellings 
in the MDR designation). Additionally, the housing needs analysis assumes that 
5% of new housing (299 dwelling units) will be a result of redevelopment and 
will not require vacant land. Table S-3 shows that Springfield has capacity for 
9,021 dwelling units within the existing VGB. 

Table S-3. Estimated residential development capacity, 
Springfield UGB, 2009 

Residential Percent 
Buildable Capacity of 

Plan Designation Acres (OU) Capacity 

en t e enta 1 3 1 53 6 

e m en e ent a 12 2 1 3 
H h en t e en!a 1 355 4 

e - e en 21 2 3 
e e e ment na 2 3 
Total 1,468 9,021 100% 

ce t n e e enta B I ana E Ih e t 
Ie E tmate e ent. ee ment ca act nc e te th 

a e rna te an eBen - 3 an • c a ea - 51 
A Ih ca act nthe e m en t e ent a an e nat n 

How MUCH HOUSING WILL THE CITY NEED? 

Springfield will need to provide about 5,920 new dwelling units to 
accommodate growth between 2010 and 2030 plus 291 group quarter dwellings 
for a total 6,211 dwelling units. For non-group quarter dwellings, about 3,552 
dwelling units (60%) will be single-family types, which includes single-family 
detached, manufactured dwellings, and single-family attached housing. About 
2,368 units (40%) will be multi-family housing. 

How MUCH LAND WILL BE REQUIRED FOR HOUSING? 

Table S-4 shows the capacity for residential development by plan designation. 
The results show that, not considering other land needs (public and semi-public), 
Springfield has an overall surplus of residential land. The Springfield VGB has 
enough land for 9,018 new dwelling units. The housing needs forecast projects a 
need for 5,920 dwelling units and 291 group quarter dwellings, or 6,211 total 

I Capacity in the Glenwood mixed-use area was calculated. as follows: 21 buildable acres (45% of the 47-aCfe site; the policy requires 30010 
to 600/ . of the site be used for housing) multiplied by 15 dwelling units per gross acre equals 31 7 dwelling units. minus 47 dweUing units 
that would be displaced from the River Bank Mobile Home Parle. equals 270 dweUing units. 
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dwellings. The 291 group quarter dwellings are evenly allocated between the 
Medium-Density and High-Density residential designations. 

Table 5-4. Residential capacity for needed dwelling units by plan designation, 
Springfield UGB, 2010-2030 

2 3 4 5 6 7 

Housing Housing 
Land SurpluS/ 

Needed Need Deficit 

SurpluS/ Density (Gross (Gross 
Plan Designation Need (DU) Capacity (DU) Deficit (DU) (DU/GRA) Acres) Ac) 

en I 

• m en 

H h en t 

Total 

ceE 

mn 
1 an e 
2 ee e 
3 a act 

en 
4 a act 
e In 
5 ee e 
6 T Ia a 
7 

E 

e ent a 3316 537 2 63 45 -'155 455 

2 3136 1154 125 - 3 3 e enta 

e ent a 14 5 3 -'III 2 21 -21 

6,211 9,018 2,807 -527 527 

th e I 

Ie 
nat n 
e n an e nat n ta e5-3 

an e nat n la e 6-2 Ie ca act nc e ca act n rna Ie anne a ea 
a c a ea 

c mn 3 mn 
e en an H nc e ca act e e e ment 

ee c mn 2 te a t.en m e en Ie en hca act thnthe 
B 

en I m It m a e62 
t na an nee e a e c t e tEa -c mn 4 e c mn 5 
e c t ac e ne at e mean aBe an n E a mn 4 e mn 5 

The last step in the analysis is to add in public and semi-public land needs. 
Table S-5 shows the reconciliation ofland need and supply. The results show that 
Springfield has an overall surplus of residential land, but has deficits in the High­
Density Residential and Parks and Open Space categories. 

Table 5-5. Reconciliation of land need and supply, Springfield UGB, 
2010 

Residential 
Land PubliciSeml-

Surplus/Deficit Public Land Tolal Surplus/ 

Plan Designation (From Table S-'I) Need Deficit 

H 

en I e ent a 455 77 37 

e m en I e ent a 3 17 76 

h en t e ent a -21 7 -2 

a an en ace 3 -3 

e nment Em ment 62 elth h an nee nE 

Total 527 463 126 

ceE Ihel 

The results lead to the following findings: 

• The Low Density Residential designation has a surplus of approximately 
378 gross acres. 
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• The Medium Density Residential designation has a surplus of 
approximately 76 gross acres. 

• The High Density Residential designation has a deficit of approximately 
28 gross acres. At a minimum, the City will meet the deficit of 411 
dwellings (21 acres) through its redevelopment strategies in Downtown 
and Glenwood. The additional seven acres of public/semi-public land is 
intended to provide public open space for the higher density development, 
as well as any needed public facilities. This need could potentially be met 
through a variety of approaches-from designating seven additional acres 
high-density residential to ensuring that land designated park and open 
space is provided adjacent to high density residential developments. 

• The Parks and Open Space designation has a deficit of 300 acres. This 
need does not imply that the City should expand the UGB for parks and 
open space. The City has a surplus of buildable lands in the low and 
medium density residential plan designations that can provide land for 
future parks within those designations, consistent with the objectives of 
the adopted Park and Recreation Comprehensive Plan. A portion of the 
parks and open space need can also be met on residentially designated 
land that has constraints and therefore is not counted as buildable acres 
(e.g., ridgeline trail systems). Since no surplus ofland designated for high 
density residential uses exists, the 2 I-acre high density residential plan 
designation deficit has been increased by seven (7) acres to provide 
parkland immediately adjacent to the proposed high density residential 
district. 

• Government and employment land needs will be met through existing 
lands or land needs identified in the Springfield Economic Opportunities 
Analysis. 

neH n eeAna E th e t A 2 11 a e 
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Chapter 1 Introduction 

AT 

This report presents a housing needs analysis for the City of Springfield. The 
primary purpose of this report is to address the requirement ofH.E. 3337 that 
Springfield "demonstrate, as required by ORS 197.296, that its comprehensive 
plan provides sufficient buildable lands within an urban growth boundary 
established pursuant to statewide planning goals to accommodate estimated 
housing needs for 20 years." The study is intended to comply with statewide 
planning policies that govern housing, including Goal 10 (Housing), ORS 
197.296, and OAR 660 Division 8. 

The primary goals of this study are to (I) project the amount ofland needed to 
accommodate the city's future housing needs of all types, and (2) evaluate the 
existing residential land supply within the Springfield Urban Growth Boundary to 
determine if it is adequate to meet that need. The methods used for this study 
generally follow the P1anningfor Residential Growth guidebook, published by 
the Oregon Transportation and Growth Management Program (1996). 

BACKGROUND 
The City of Springfield has not conducted a housing needs analysis since the 

Eugene-Springfield Residential Lands and Housing Study was completed in 1999. 
In the six years since the study was completed, Springfield's population has 
increased by nearly 3,000 residents, an increase of more than 5% over the six-year 
period. 

In 2007, the Oregon State Legislature passed House Bill 3337 which requires 
Springfield to: 

(a) Establish an urban growth boundary, consistent with the jurisdictional area 
of responsibility specified in the acknowledged comprehensive plan; and 

(h) Demonstrate, as required by ORS 197.296, that its comprehensive plan 
provides sufficient buildable lands within an urban growth boundary 
established pursuant to statewide planning goals to accommodate estimated 
housing needs for 20 years. 

The analysis and determination of land sufficiency required under section (h) 
must be completed by December 31,2009. This study is intended to meet the 
requirements of section (h) by determining whether the City has sufficient land 
within the Springfield Urban Growth Boundary (UGB) to accommodate expected 
future housing needs. To make this determination, this report presents a housing 
needs analysis consistent with requirements of Goal 14, ORS 197.296, and OAR 
660-008. As required by HB 3337, the City intends to "complete the inventory, 
analysis and determination required under ORS 197.296(3)" before the end of 
2009, and to complete the remainder of its obligations under HB 3337 and ORS 
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197.296 early in 2010. Consistent with the requirements ofORS 197.296(2) the 
planning period for this study is 2010-2030. 

PURPOSE 
The purpose of this study is to provide an assessment of residential 

development capacity and demand for residential land. The study will serve two 
purposes: (I) to infonn policy makers about planning options and (2) to fulfilI state 
planning requirements for a twenty-year supply of residential land. Consistent with 
the requirementsofORS 197.296, communities engaged in a buildable lands 
analysis and housing need assessment must complete, in part, the following: 

• Inventory the supply of buildable lands within the current urban growth 
boundary; 

• Determine the actual density and the actual mix of housing types of 
residential development that have occurred within the urban growth 
boundary since the last periodic review or five years, whichever is greater. 
Development activity used for this review was between 1999 and June 
2008.' 

• Conduct an analysis of housing need by type and density range, in 
accordance with ORS 197.303 and statewide planning goals and rules 
related to housing, to determine the amount of land needed for each 
needed housing type for the next 20 years (2010-2030). 

This report presents an analysis consistent with the above outlined 
requirements, and draws upon previous work that ECONorthwest for a number of 
Oregon cities and regions. The report is intended to serve as the basis for 
subsequent discussions and policy choices regarding the management of growth 
in Springfield and to enable the city to complete the residential lands inventory, 
analysis and detennination required by ORS 197.296(3) and Section 3 of 2007 Or 
Laws Chapter 650 (HB 3337). It does not address land use efficiency measures as 
required by ORS 197.296 and OAR 660-024. Land use efficiency measures will 
be addressed through a separate process. 

In general, a housing needs analysis contains a supply analysis (existing 
housing, planned housing, and buildable land) and a demand analysis (population 
and employment growth leading to demand for more built space: housing by type 
and density). The geographic scope of the bousing needs analysis is all land inside 
the current acknowledged Eugene-Springfield Metropolitan Urban Growth 
Boundary east of Interstate 5. 

2 The City uses the 1999·2006 period fur analysis due to limited. availability of permit data that can be cross-referenced to tax. lot data to 
develop density estimates. Moreover, the 1990 and 2000 Census provides an accurate source for analYSis of housing mix trends dwing the 
1990s. 

a e 2 E th e t A 2011 

Attachment 4-12 

AT n e H n ee Ana 



EXHBIT B-13 

ORGANIZATION 

AT 

The rest of this report is organized as follows: 

• Chapter 2, Framework For A Housing Needs Analysis, describes the 
theoretical and policy undetpinnings of conducting a Goal 10 housing 
needs analysis for Oregon cities. 

• Chapter 3, Residential Land Inventory, describes the supply of 
residential land available to meet the 20-year need for housing. 

• Chapter 4, Historical Development Trends, summarizes building permit 
and subdivision data to evaluate residential development by density and 
mix for the period beginning September I, 1988, through June 30, 2000. 

• Chapter 5, Housing Needs Analysis, presents a housing needs analysis 
consistent with HB 2709 re<)uirements and the HB 2709 Workbook. 

• Chapter 6, Comparison of Supply and Need, compares buildable land 
supply with estimated housing need. 

The report also includes two appendices: 

• Appendix A, Context for Assessing Housing Needs provides an 
overview of planning for housing and typical local policy objectives 
related to affordable housing. 

• Appendix B, National and Regional Housing Trends presents research 
ECO has performed over the course of several years describing key factors 
affecting housing at the national and regional level. 
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Economists view housing as a bundle of services for which people are willing 
to pay: shelter certainJy, but also proximity to other attractions (job, shopping, 
recreation), amenity (type and quality of fixtures and appliances, landscaping, 
views), prestige, and access to public services{quality of schools). Because it is 
impossible to maximize all these services and simultaneously minimize costs, 
households must, and do, make tradeoffs. What they can get for their money is 
influenced by both economic forces and government policy. Moreover, different 
households will value what they can get differently. They will have different 
preferences, which in turn are a function of many factors like income, age of 
household head, number of people and children in the household, number of 
workers and job locations, number of automobiles, and so on. 

Thus, housing choices of individual households are influenced in complex 
ways by dozens of factors; and the housing market in Lane County and 
Springfield are the result of the individual decisions of thousands of households. 
These points help to underscore the complexity of projecting what types of 
housing will be built between 2010 and 2030. 

The complexity of a housing market is a reality, but it does not obviate the 
need for some type of forecast of future housing demand and need, and its 
implications for land demand and consumption. Such forecasts are inherently 
uncertain. Tbeir usefulness for public policy often derives more from the 
explanation of their underlying assumptions about the dynamics of markets and 
policies than from the specific estimates of future demand and need. Thus, we 
start our housing analysis with a framework for thinking about housing and 
residential markets, and how public policy affects those markets. 

OREGON HOUSING POLICY 

The passage of the Oregon Land Use Planning Act of 1974 (ORS Chapter 
197), established the Land Conservation and Development Commission (LCDC), 
and the Department of Land Conservation and Development (DLCD). The Act 
required the Commission to develop and adopt a set of statewide planning goals. 
Goal 10 addresses housing in Oregon and provides guidelines for local 
governments to follow in developing their local comprehensive land use plans and 
implementing policies. 

At a minimum, local housing policies must meet the requirements of Goal 10 
(ORS 197.295 to 197.314, ORS 197.475 to 197.490, and OAR 600-008). Goal 10 
requires incorporated cities to complete an inventory of buildable residential lands 

) TItis chapter is based on studies ECONoi1hwest has completed for other Oregon cities and regions. 
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and to encourage the availability of adequate numbers of housing units in price 
and rent ranges commensw-ate with the financial capabilities of its households. 

Goal 10 defines needed housing types as "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 defmes needed housing types: 

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

(b) Government assisted housing;' 

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

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

ORS 197.296 defines factors to establish sufficiency of buildable lands within 
urban growth boundary and requires analysis and determination of residential 
housing patterns. It applies to cities with popUlations of 25,000 or more and 
requires cities to: 

• Demonstrate that its comprehensive plan or regional plan provides 
sufficient buildable lands within the urban growth boundary established 
pursuant to statewide planning goals to accommodate estimated housing 
needs for 20 years (ORS 197.296(2)); 

• Inventory the supply of buildable lands within the urban growth boundary 
and determine the housing capacity of the buildable lands (ORS 
197.296(3Xa)); and 

• Conduct an analysis of housing need by type and density range to 
determine the number of units and amount ofland needed for each needed 
housing type for the next 20 years (l97.296(3Xb)). 

ORS 197.296 also defmes a process for cities to following when considering 
UGB expansions to meet identified residential needs. ORS 197 .296(6) requires 
cities to take one or more of the following actions if the housing need is greater 
than the housing capacity to accommodate the additional housing need: 

a. Amend its urban growth boundary to include sufficient buildable lands to 
accommodate housing needs for the next 20 years. As part of this process, 

, Government assisted housing can be any housing type listed in ORS 191.303 (a), (e), or (d). 
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the local govenunent must consider the effects of "land use efficiency 
measures." The amendment must include sufficient land reasonably 
necessary to accommodate the siting of new public school facilities; 

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

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

ORS 197.296 is also explicit about what must be considered in a housing 
needs analysis and the buildable lands inventory. For the purpose of the inventory, 
"buildable lands" includes: 

(A) Vacant lands planned or zoned for residential use; 

(B) Partially vacant lands planned or zoned for residential use; 

(C) Lands that may be used for a mix of residential and employment uses 
under the existing planning or zoning; and 

(D) Lands that may be used for residential infill or redevelopment. 

To visually display the buildable lands inventory, the inventory includes a 
map that identifies lands that are vacant, partially vacant, or designated for mixed­
use development. 

The needs analysis includes an analysis of historical housing density and mix. 
This analysis, which must include data in the last periodic review or five years, 
whichever is greater.' 

(A) The number, density and average mix of housing types of wban 
residential development that have actually occurred; 

(B) Trends in density and average mix of housing types of urban residential 
development; 

(C) Demographic and population trends; 

(D) Economic trends and cycles; and 

5 A loca1 government can make a determination to use a shorter time period than the time period described if the local government finds 
that the shorter time period will provide more accurate and reliable data related to housing capacity and need. The shorter time period may 
not be less than three years. 
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(E) The number. density and average mix of housing types that have occurred 
on the buildable lands. 

Figure 2-1 provides a graphic representation of the housing needs analysis 
process as defined in ORS 197.296. 
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Figure 2-1. Process for detenninlng the sufficiency of residential lands 
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Chapter 3 

Residential 
Land Inventory 

AT 

The residential lands inventory is intended to identify lands that are available 
for development within the UGB. The inventory is sometimes characterized as 
supply of land to accommodate growth. Population and employment growth drive 
demand for land. The amount of land needed depends on the density of 
development. 

Tbis chapter presents the residential buildable lands inventory for the City of 
Springfield.' The results are based on analysis of Geograpbic Information System 
data provided by City of Springfield GIS and Lane County Assessment data. The 
analysis also used aerial orthophotographs for verification. 

METHODS, DEFINITIONS, AND ASSUMPTIONS 

The first step of the residential buildable lands inventory was to identify the 
"land base." The land base includes all lands in the Springfield portion of the 
Metro UGB that are either fully or partially within a residential plan designation. 
The following plan designations were included in the residential land base: 

• High Density Residential 
• Medium Density Residential 
• Low Density Residential 

The foundational assumptions for the residential lands inventory were 
reviewed and discussed by the Residential Lands Stakeholder Committee. The 
committee recommended a package of definitions and assumptions for use in the 
residential land inventory. These were reviewed with the Planning Commission 
and Council and approved for use in the study. The draft acreages presented in 
this chapter utilize the definitions and assumptions and also incorporate more 
detailed information from the Lane County Assessor's Office to determine the 
character of the parcels. 

Property Class and Stat Class codes from the Lane County Assessor's Office 
were used to help determine if a property is vacant and what type of structure (if 
any) is present on the land. Property Class is a three digit code to derme the 
current use of the land (residential, commercial, industrial, multi-family, etc) and 
whether is vacant or developed. Stat Class is also a three digit code used by the 
Assessor's Office to describe the type of structure on a parcel (single-family 
home, multi-family structure, agricultural outbuilding, etc.). Aerial Photos were 

6 The residential buildable lands inventory was 8 collaborative effort between City of Springfield staff and 
ECONorthwes!. 
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also used in some cases to help determine presence and extent of development on 
a site if other information was not clear. 

A key step in the buildable lands analysis was to classifY each tax lot into a set 
of mutually exclusive categories. All tax lots in the UGB are classified into one of 
the following categories: 

• Vacant Land. This category includes parcels with no structures or with 
structures with a value of less than $10,000; parcels have not been 
precluded from development by a conditional use permit (CUP) or other 
commitment. 

• Partially Vacant Land. This category includes parcels over 0.5 acre in a 
residential plan designation with an existing dwelling. The vacant portion 
of each lot was calculated by deducting 0.25 acres for each existing 
dwelling, and constrained areas as defined in the "Unbuildable, Not 
Serviceable" land definition. 

• Un buildable, Not Serviceable Land. This category includes land that is 
undevelopable. It includes tax lots or areas within tax lots with one or 
more of the following attributes: (I) slopes greater than 25%; (2) within 
the floodway; (3) in areas with severe landslide potential (DOGAMl map); 
(4) within wetlands and riparian corridors and setbacks; (5) with an 
easement a 230KV transmission line; (6) small irregularly shaped lots; and 
(7) publicly owned land. 

• Developed land. Land that is developed at densities consistent with zoning 
and improvements that make it unlikely to redevelop dwing the analysis 
period. Lands not classified as vacant, partially-vacant, or undevelopable 
are considered developed. 

• Potentially redevelopable land. Land on which development has already 
occurred but on which, due to present or expected market forces, there 
exists the potential that existing development will be cOnverted to more 
intensive uses during the planning period. Rather than speculating on 
which lands will redevelop during the planning period, Springfield uses 
historical rates of redevelopment as the basis for estima ting how much 
redevelopment will occur during the planning period. 

The initial classifications, while not perfect, provided a starting point. The 
initial classification was used to help City staff to define a list of parcels that meet 
the assumptions and criteria in the definitions listed below. The next step in the 
process was verification. City staff and ECONorthwest spent considerable effort 
to review and verifY land classifications. Verification steps included review of 
classifications on top of 2008 aerial photographs, cross referencing data with 
LCOG land use data, and in selected instances, field verification. 
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The land classifications result in identification of lands that are vacant or 
partially vacant. The inventory includes all lands within the Springfield UOB. 
Public and semi-public lands are generally considered unavailable for 
development. Map 3-1 shows residential lands by plan designation within the 
Springfield UOB. 
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The first step in the residential land inventory was to detennine the land base. 
This step was necessary because the inventory only covers a subset of land in the 
Springfield UGB. The land base is the subset of tax lots that fall within the plan 
designations included in the residential portion of the inventory. 

Table 3-1 shows acres within the Springfield UGB and city limits in 2008. 
According to the City GIS data, Springfield has about 14,603 acres within its 
UGB. Of the 14,603 acres, 12,139 acres (about 83%) are in tax lots. Land not in 
tax lots is primarily in streets and waterways. Springfield has about 9,958 acres 
within its City Limits; of these 8,060 acres (about 81 % of total acres in the City 
Limit) are in tax lots. Additionally, the City has about 4,645 acres between the 
City Limits and Urban Growth Boundary (the UGA); of this about 4,079 acres are 
in tax lots. 

Table 3-1. Acres in Springfield UGB and 
City Limit, 2008 

Total Acres in 
Area Tax Lots Acres Tax Lots 

mt 19477 9958 8060 

an th A ea 3150 4645 4079 

Total 22,627 14,603 12,139 

ce n e ata ana E th e t 

Percent 
in Tax 

Lots 

81 

88 

83% 

Ie an IhAea the nne ate a ea et een the I ml 
an an Ih B n a 

Table 3-1 summarizes all land in the Springfield UGB. The next step is to 
identify the residential land base (e.g., lands with plan designations that allow 
housing or "residential Iands"). The land base includes traditional residential 
designations, as well as mixed-use designations. Note that not all of the land in 
mixed-use designations will be used for employment. 

Table 3-2 shows that about 7,482 acres within the Springfield UGB is 
included in the residential land base. Thus, about 62% of land within the 
Springfield UGB is included in the residential land base. The database includes all 
land in tax lots that have any portion that is in a residential plan designation. 
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Table 3-2. Lands designated for residential uses, 
Springfield UGB, 2008 

Area Value 
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Table 3-3 shows residential acres by classification and -constraint status for the 
Springfield UGB in 2009. Analysis by -constraint status (the table columns) shows 
that about 4,832 acres are classified as buill or committed (e.g., unavailable for 
development), 1,203 acres were classified as constrained, and 1,447 were 
classified as vacant buildable. 

Table 3-3. Residential acres by classification, Springfield UGB, 2009 

a e 14 

Classification 

Land with no development capacity 

ee e 

a ch 

c 

hi • 
Subtotal 

Land with development capacity 

a Ie anne 

al. seant 

acant 
Subtotal 

Total 

ce 
Ie 

n e ata ana 
aeaceaeh n 

e n nt Th ca act e ecte 

E th e t 

Tax Lots Total Ac 

18745 4408 

96 335 

58 79 

145 175 

19,044 4.997 

18 151 

234 841 

B63 1493 

1,115 2,485 

20,159 7,482 
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Land not avialable for Land available 
housing for housing 

Developed Constrained Capacity 
Ac Ac Buildable Ac (DU) 

4124 284 0 0 

314 21 0 0 

35 44 0 0 

145 30 0 0 

4,618 379 0 0 

138 13 ee n te 1248 

77 170 595 3206 

0 641 852 4039 

214 824 1,447 8,493 

4,832 1,202 1,447 8,483 
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VACANT BUILDABLE LAND 

E 

The next step in the buildable land inventory is to net out portions of vacant 
tax lots that are unavailable for development. Areas unavailable for development 
fall into two categories: (I) developed areas of partially vacant tax lots, and (2) 
areas with physical constraints (in this instance lH'eas with steep slopes, waterway 
buffers, or wetlands). 

Table 3-4 shows land with development capacity by constraint status. The 
data show that about 214 acres within tax lots with development capacity are 
developed. An additional 824 acres have development constraints that are 
unbuildable, leaving about 1,447 vacant buildable residential acres within the 
UGB. 

Table 3-4. Residential land with development capacity by constraint 
status, Springfield UGB, 2009 

Acres unavailable for houlilng 

Acres In Developed Unbulldable Buildable 

Classification Tax Lots Tax lois Acres Acres Acres 

a Ie anne 18 151 138 13 ee n Ie 

ala aeant 234 841 77 170 595 

acanl 863 1493 0 641 852 

Total 1,115 2,485 214 824 1,447 

ce n e ata ana E Ih e t 
Ie a e ace ae h n ma te anne a ea eca e the rna te an ent e 

the n m e e n nl Th ca acl e ecte nTa e 3-7 

Table 3-5 shows vacant land by plan designation. Map 3-3 shows the location 
of vacant land by plan designation. Map 3-4 shows vacant land with constraints 
that are unbuildable. 

Table 3-5. Residential land with development capacity by plan 
designation, Springfield UGB, 2008 

Total Acres Developed Constrained Buildable 

Plan Designation Tax Lots In Tax Lots Acres 
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REDEVELOPMENT POTENTIAL 

Redevelopment potential addresses land that is classified as developed that 
may redevelop during the planning period. While many methods exist to identifY 
redevelopment potential, a common indicator is improvement to land value ratio. 
Different studies use different improvement to land value ratio thresholds. 

This study does not use improvement-to-Iand value ratios as a redevelopment 
threshold. 100 City of Springfield understands that low-value housing is an 
integral part of the City's affordable housing stock and that encouraging 
redevelopment of such housing will likely result in an overall loss of affordable 
housing in Springfield. 

Springfield uses a demand-based method to identifY redevelopment potential. 
Redevelopment capacity is estimated based on historical redevelopment rates as 
described below. 

Lane Council of Governments (LCOG) maintains a database that tracks all 
addresses and the attributes of the address, including: the record creation date, the 
type of residential use (e.g. single-family, duplex), the spatial location of the 
address, and other information. LCOG has stated that this information can be used 
in combination with building permit reports, Lane County tax assessor's data, and 
other boundary information for to estimate rates of residential redevelopment. The 
address database has a high degree of accuracy and is used for a variety of 
purposes, including emergency responses to 911 calls. 

Analysis of historical redevelopment of residential lands provides context for 
determining how much redevelopment will occur over the 20-year planning 
period. Specifically, the analysis addressed redevelopment by analyzing new 
dwellings on developed lots. This includes lots that had addresses coded before 
1999 and received additional addresses after 1999. In other words, it focuses on 
lands that were identified as "developed" in the buildable lands inventory, but had 
additional residential development in the 1999-2008 period. 

The analysis found 102 new dwellings were added on developed lots between 
1999 and 2008. This is about 4% of2,860 dwellings added in Springfield during 
this period. Of the 102 new dwellings added, 32 were on land designated for 
Commercial Mixed Use, and 70 were on land designated Medium Density 
Residential. 

Based on the analysis above, the City assumes that residential redevelopment 
rates will increase slightly over the planning period to 5% of needed new 
dwellings. The analysis presented in Chapter 5 (Table 5-30) shows that the City 
will need 5,920 new dwellings over the planning period. Applying the 5% 
redevelopment assumption to the 5,920 needed units yields 296 dwellings that 
will be allocated to land that is already developed. In other words, these 296 units 
will not need new vacant land. 
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RESIDENTIAL CAPACITY 

The fmal step in a residential buildable lands inventory is to estimate the 
capacity of buildable land in dwelling units. The capacity of residential land is 
measured in dwelling units and is dependent on densities allowed in specific 
zones as well as redevelopment potential. In short, land capacity is a function of 
buildable land and density. 

The buildable lands inventory indicates that Springfield has about 1,447 acres 
of vacant and partially-vacant residential land and an additional 21 acres in the 
Glenwood mixed-use relinement plan area (these acres were included in the 
commercial and industrial lands inventory and are included here only for the 
purpose of estimating residential capacity).' This yields a total of 1,468 buildable 
acres. 

Table 3-7 provides an estimate of how much housing could be accommodated 
by those lands based on the needed densities identified in Table 5-30 after making 
deductions for development constraints. It includes capacity for areas with 
approved master plans that were not included in the acreage estimates. This 
includes Marcola Meadows (518 dwellings in the MDR designation) and 
RiverBend (730 dwellings in the MDR designation). These figures are derived 
from the city-approved master plans for both of these developments. 

Table 3-7 shows that Springfield has capacity for 9,018 dwelling units within 
the ex.isting UGB. Note that this figure includes capacity for 8,722 dwellings on 
vacant land an additional 296 units through redevelopment. 

Table 3-7. Estimated residential development capacity, 
Springfield UGB, 2009 

Residential Percent 
Buildable CapacIty of 

Plan Designation Acres (OU) CapacIty 

en t e ent a 1 301 5379 60 

e m en e enta 128 2718 30 ' 

H h en t e enta 18 355 4 

e - e en 21 270 3 

e e e men! na 296 3 

Total 1,468 9,018 100% 

ce t n e e enta B I ana E th e t 
te E tmate e enta ee ment ca act nc e te th 

a e rna te an eBen -730 an a c • ea -518 
A th ca act nthe e m en t e enta an e nat n 

1 Capacity in the Glenwood mixed-use area was calculated as follows: 21 buildable acres (45'/. oftbe 47-acre sire; the policy requires 30% 
to 60'/g oftbe site be used for housing) multiplied by 15 dwelling units per gross acre equals 317 dweUing units, minus 47 dwelling units 
that would be displaced from the River Bank Mobile Home Park equals 270 dwelling units. 
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Chapter4 Historical Development Trends 

Analysis of historical development trends in Springfield provides insights into 
how the local housing rnarlcet functions. The housing type mix and density are 
also key variables in forecasting future land need. Moreover, such an analysis is 
required by ORS 197.296. The specific steps are described in Task 2 of the DLCD 
HB 2709 Worlcbook: 

I . Determine the time period for which the data must be gathered 

2. Identify types of housing to address"{ all needed housing types) 

3. Evaluate permit/subdivision data to calculate the actual mix, average 
actual gross density, and average actual net density of all housing types 

ORS 197.296 requires the analysis of housing mix and density to include the 
past five yean; or since the most recent periodic review, whichever time period is 
greater.' 

The City of Springfield used the 1999- July 2008 period for this analysis. The 
rationale for using this period is that permit data prior to 1999 could not be 
associated with tax lots to develop density estimates. Moreover, the most recent 
housing needs analysis and inventory for the Eugene-Springfield Metropolitan 
Area was conducted in 1999. With respect to housing mix, the 1990 and 2000 
Census provide more accurate counts. 

RESIDENTIAL DEVELOPMENT TRENDS 

Figure 4-1 shows dwelling units approved in the Springfield city limits 
between 1980 and July 2008. Springfield approved 5,836 dwellingS dwing this 
26-year period. The number of dwellings approved annually ranges from a low of 
14 in 1985 to a high of616 in 1994. Springfield averaged about 217 dwelling unit 
approvals per year during this period. The rate of development, however, shows 
considerable variation from year to year. That variation can be largely tied to 
economic conditions in the region. 

I Specifically. DRS 197.296(5) (b) states; «A local government shall make the determination descnoed in paragraph (8) of this subsection 
using a shorter time period than the time period described in paragraph (a) of this subsection if the local government finds that the shorter 
time period win provide more aecurate and reliable data related to housing capacity and need. The shorter time period may not be less than 
three years." 
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Figure 4-1. Dwelling units approved through building permits issued 
for new residential construction, Springfield, 1980 - July 2008 
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Between July 1999 and July 2008, Springfield issued a total of 1,971 building 
permits for new residential construction that allowed 2,860 dwelling units. Figure 
4-1 shows that the number of dwelling units approved varies from year to year 
and peaked at 515 in 2002. The number of dwellings approved was slower in 
1999 and 2001. Between 2003 and 2005, the number of dwellings approved 
remained relatively steady at around 360 annually. By 2006, residential permits 
reflected the downturn in the national housing market, but still remained relatively 
strong averaging around 200 permits per year. 
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Figure 4-1. Dwelling units approved through building permits issued 
for new residential construction, Springfield, July 1999 - July 2008 
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Table 4-1 shows dwelling units approved through building permits issued for 
new residential construction by type within Springfield. The data indicate that 
about 54 % of residential dwellings approved were for single-family detached 
dwellings, manufactured homes accounted for about 10% of all permits issued, 
and multifamily housing of all types accounted for 36% of permits issued. 
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Table 4-1. Dwelling units approved through building permits issued for 
new residential construction by type, Springfield, July 1999 - July 2008 

Year Single Manufact- Duplex Tri-Plex Four- Apart- Total 
Family ured Plex ment Units 

Home 
1999 30 9 22 0 0 0 61 

2000 209 38 30 3 4 40 324 

2001 121 46 16 6 0 6 195 

2002 252 45 14 0 4 200 515 

2003 230 31 18 6 84 0 369 

2004 155 26 38 6 12 122 359 

2005 144 31 38 6 140 0 359 

2006 116 27 17 3 56 0 219 
2007 180 30 0 4 61 275 

thru July 2008 92 27 10 0 0 55 184 

Total Units 1529 280 233 30 304 484 2860 

% of Units 53.5% 9.8% 8.1% 1.0% 10.6% 16.9% 100.0% 

ce n e annn e a !men! 2006 

TRENDS IN HOUSING MIX AND TENURE 

The housing mix by type (i.e., percentage of single family, multi-family, and 
mobile/manufactured home units) is an important variable in any housing needs 
assessment. Distribution of housing types is influenced by a variety of facton;, 
including the cost of new home construction, area economic and employment 
trends, demographic characteristics, and amount ofland zoned to allow different 
housing types and densities. 

Table 4-2 shows changes in Springfield's housing mix from 1990-2000. 
Between 1990 and 2000, Springfield increased its housing stock by 19%, adding 
3,451 dwelling units. The mix of housing did not change substantially. In 1990 
and 2000, 54% of dwelling units were single-family detached units. Over the ten­
year period, Springfield added more than 2,000 single- family detached dwellings. 

Thirty-one percent of the new dwellings added between 1990 to 2000 were 
multifamily or manufactured. However, the share of these more affordable 
housing types did not increase in Springfield over the ten-year period. In 1990, 
these housing types accounted for 37% of the housing stock and in 2000 they 
accounted for 37% of the housing stock. 

With respect to tenure, Springfield experienced a 4% increase in the 
ownen;hip rate between 1990 and 2000. About 49% of housing in the Springfield 
city limits was owner-occupied in 1990 and 54% was owner-occupied in 2000. 
Homeownen;hip rates in Springfield are lower than County and State averages. In 
1990, about 61 % of homes were owner-occupied in Lane County, a figure that 
increased to 63% by 2000. State homeownen;hip rates were 63% in 1990 and 64% 
in 2000. 
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Table 4-2. Dwelling units by type and tenure, Springfield city limits, 1990 
and 2000 

1990 Census 2000 Census New DU 9O'()() 

Housing Units Number Percent Number Percent N\Jmber Percent ~.Increase 

n ~am etache 9687 535 11721 543 2034 589 21 

n ~am attache 1755 97 1794 63 39 1 1 2 

I am 4777 263 6116 264 1341 389 26 

e an act e 1902 105 1939 90 37 1 1 2 

Total housing units 18.121 100.0% 21,572 100.0% 3,451 100.0% 19% 

Occupied Housing Units 17,447 100.0% 20,514 100.0% 3,067 100.0% 18% 

ne· cc e 6599 493 10967 536 2386 779 26 

enle· ee e 6648 507 9527 464 679 221 6 

ce en at nan H n -3 1990 an 2000 

Table 4-3 shows type of dwelling by tenure (owner/renter-occupied) in 2000. 
The results show that single-family and manufactured housing types have a much 
higher ownership rate than other housing types-about 95% of owner-occupied 
units were in these housing types. Multifamily housing types, including duplexes 
were predominately renter occupied. It is also notable that 88% of the single­
family attached dwellings were renter occupied. By contrast, 20% of single­
family detached and 13% of mobile homes were renter occupied in 2000. 

Table 4-3. Housing units by type and tenure, Springfield city limits, 2000 
Owner..Qccupied Renter-Occupled Total 

%by %by %by %by Toby 
Housing Type Number Tenure Type Number Tenure Type Number Type 

n ~am etache 8969 80 82 2219 20 23 11208 55 

n ~am attache 204 12 2 1494 88 16 1698 8 

tam . e 118 10 1 1 113 90 12 1 231 6 

1 am -3 nl 69 2 1 4447 98 47 4536 22 

eh me 1581 87 14 244 13 2 1825 9 

Total 10,981 54% 100"!. 9,517 46% 100"!. 20,498 100% 

ce en 2000 mma e 3 e cenla e cae ate E Ih e t 
te T ta n men t ht e ent than e te n Ta e 4-2 e t e ent ata ce th 

t8 e e mme e 3 am e ata Ta e 9 30 2 emma e 1 100 c nt ata 

E 

Table 44 shows changes in Springfield's housing mix from 2000-July 2008 
based on 2000 Census and residential building permit data provided by the City of 
Springfield. Between 2000 and July 2008, Springfield increased its housing stock 
about 13%, adding 2,799 dwelling units. The mix of housing changed slightly, 
with multifamily dwellings accounting for about 0.9% greater share in July 2008 
than 2000. 
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Table 4-4. Estimated dwelling units by type, Springfield city limits, 2000 and 
July 2008 

2000 Census 2006 Est New DU 00.()6 

Housing Units Number Percent Number Percent Number Percent % Increase 

n e- am etache 11721 543 13220 542 1499 536 13 

n e- am attache 1794 83 1794 74 na na 0 

tam 6118 284 7147 293 1029 368 17 

e an act e 1939 90 2210 91 271 97 14 

Total housing units 21572 100.0% 24371 100.0% 2799 100.0% 13% 

ce en atnanH n -3 1990 an 2000 neB n e mt 
ata 2006 

te the t n e m t ata e n t t n h et een n e- am attache an etache 
e n Th the 2008 e t mate a e e t mate n e- am etache e n an 

nee tmate n e- am attache e n 

DENSITY 

Table 4-5 summarizes approved net residential densities by housing type from 
July 1999 through July 2008. During this period, 2,860 dwelling units were 
approved by residential building permits. The dwellings are associated with 
individual tax lots to calculate the net residential density (expressed in dwelling 
units per acre).' This development consumed 436.3 net vacant acres. New 
housing in Springfield developed at an average net density of 6.6 dwelling units 
per net buildable acre between 1999 and July 2008. 

The data indicate that single-family detached housing types averaged a density 
of 5.4 dwelling units per net acre, while manufactured homes acllleved a lower 
density of 4.6 dwelling units per net acre. Multifamily housing types show more 
variation-from 25 units per net acre for triplexes, to 8.5 dwelling units per net 
acre for fowplexes, and 24.4 dwellings per net acre for apartment buildings with 
five or more units. 

9 OAR 660-024-0040(9} defines 8 net buildable acre as {ollows: For purposes of this rule, a "Net Buildable Acre" consists of 43,560 square 
feet of residentially designated buildable land, after excluding present and future rights-of-way. restricted hazard areas, public open spaces 
and restricted resource protection areas. 
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Table 4-5. Actual residential density by housing type, in net acres, 
Springfield, July 1999 - July 2008 

Dwelling Percent 

Housing Type Units 

Single-family Detached 1529 

Manufactured Home 280 

Duplex 233 

Triplex 30 

Fourplex 304 

Apartments 5+ Units 484 

Total 2,860 

ce n e n e mt ata 
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2807 54 

612 46 

375 62 

1 2 250 

359 85 

198 244 
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Chapter 5 Housing Demand and Need 

AT 

Chapter 2 described the framework for conducting a housing "needs" analysis. 
ORS 197.296 (HB 2709) requires cities over 25,000 or fast growing cities to 
conduct a housing needs analysis. A recommended approach is described in Task 
3 of the HB 2709 Workbook. The specific steps in the housing needs analysis are: 

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

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

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

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

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

6. Determine the needed density ranges for each plan designation and the 
average needed net density for all structure types. 

STEP 1: PROJECT NUMBER OF NEW HOUSING UNITS NEEDED IN THE 
NEXT 20 YEARS 

Step I in the housing needs analysis is to project the number of new housing 
units needed during the planning period. This section describes the key 
assumptions and estimates of new housing units needed in Springfield between 
2000 and 2020. 

POPULATION 

Springfield must have a population forecast to project expected population 
change over the 20-year planning period (in this instance, 2010-2030). Lane 
County adopted coordinated population forecasts for the County and its 
incorporated cities in June 2009. The forecasts include figures for Springfield for 
2010 and 2030. 

Table 5-1 shows the coordinated population forecast for the Springfield city 
limit, urban area (the area between the city limit and UGB), and the UGB for 
2010 to 2030. The UGB forecast for 2030 is 81,608 persons-an increase of 
14,577 persons during the 20-year planning period. 
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Table 5-1. Springfield coordinated population 
forecast, Springfield UGB, 2010 to 2030 

Urban 
Year City limit Area UGB 

2010 58 891 8140 67031 
2030 74814 6794 81608 

Change 2010-2030 

me 15923 1346 14577 
e cent 27 -17 22 

AA 1 2 -09 1 0 

ce ane nl a m ehen e an 1984 Amen e 
Ta e 1-1 5 
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PERSONS IN GROUP QUARTERS 

E 

Persons in group quarters do not consume standard housing units: thus, any 
forecast of new people in group quarters is typically backed out of the population 
forecast for the purpose of estimating housing need. Group quarters can have a 
big influence on housing in cities with colleges (donns), prisons, or a large elderly 
population (nursing homes). In general, one assumes that any new requirements 
for these lodging types will be met by institutions (colleges, state agencies, health­
care corporations) operating outside what is typically defined as the housing 
market. Group quarters, however, require land and are typically built at densities 
that are comparable to multiple-family dwellings. 

Table 5-2 shows persons in group quarters in the City of Springfield as 
reported by the 1980, 1990, and 2000 Census. 

Table 5-2. Persons in group quarters, City of Springfield, 1980, 1990, 
and 2000 

VARIABLE 1980 1990 2000 

Tta at n 41621 44683 52864 

e n n ate 184 298 635 

e cent n ate 044 067 120 

ce en al nan H n mma e 1 

For the purpose of estimating housing needs for Springfield, ECO assumed 
that 2% of new persons (291 persons) will reside in group quarters. This 
assumption reflects the trend shown in Table 5-2. The majority of these new 
persons will live in assisted living quarters. 

A final note on persons in group quarters: persons in group quarters require 
land. While the Planning for Residential Growth workbook hacks this component 
of the population out of total population that needs housing, it does not otherwise 
make accommodations for land demand for new group quarters. For the purpose 
of this analysis, we assume that persons in group quarters require land at 
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approximately the same density as mUltiple family housing. Land needed for 
group quarters is estimated at the end of this chapter. 

HOUSEHOLD SIZE AND COMPOSITION 

Twenty years ago, traditional families (married couple, with one or more 
children at home) accounted for 29% of all households in Oregon. In 1990 that 
percentage had dropped to 25%. It will likely continue to fall, but probably not as 
dramatically. The average household size in Oregon was 2.60 in 1980 and 2.52 in 
1990. One and two person households made up the majority of Oregon 
households in 1990. The direct impact of decreasing household size on housing 
demand is that smaller households means more households, which means a need 
for more housing units even if population were not growing. 

Table 5-3 shows average household size for Springfield as reported by the 
1980,1990, and 2000 Census. OAR 660-024-0040(7)(a) established a "safe 
harbor" assumption for average household size-which is the figure from the 
most recent Census (2.54 persons). The estimate of future housing needs uses an 
average household size of 2.54 persons, as allowed by the safe harbor. 

Table 5-3. Average household size, 
Springfield, 1980, 1990 and 2000 

Average 
Year household size 

1980 257 
1990 254 
2000 254 

ce en at nan H n 
mma e1 

VACANCY RATE 

Vacant units are the final variable in the basic housing need model. Vacancy 
rates are cyclical and represent the lag between demand and the market's response 
to demand in additional dwelling units. Vacancy rates for rental and multiple 
family units are typically higher than those for owner-occupied and single-family 
dwelling units. 

Table 5-4 shows that the average vacancy rate for Springfield varies by time 
period. The most recent Census showed an overall vacancy rate of 5%. The HCS 
housing needs model, however, requires separate vacancy rate figures for single­
family and multifamily units. The vacancy rate in 2000 was 4.7% for single­
family units and 5.7% for multifamily units. 
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Table 5-4. Average vacancy rate, Springfield, 1980, 1990 and 2000 

Variable 1980 1990 2000 
H n nt 17469 18121 21500 

cc e H n nt 16173 17447 20426 

acant H n nt 1296 "674 1074 

acanc ate 742 372 500 

ce en at nan H n mma e1 

Thus study assumes an average vacancy rate of 5%-the same figure as 
reported in the 2000 Census. The countywide vacancy rate was 6.1 % in 2000. 

FORECAST OF NEW HOUSING UNITS, 2010-2030 

E 

The preceding analysis leads to a forecast of new housing units likely to be 
built in Springfield during the 2010 to 2030 period. Based on the assumptions 
shown in Table 5-5, Springfield will need 5,920 new dwelling units to 
accommodate forecast population growth between 2010 and 2030. These figures 
do not include new group quarters. The forecast assumes 60% will be single­
family housing types (single-family detached and manufactured) and 40% will be 
multifamily. The rationale for the household mix is described in the housing 
needs analysis section of this chapter. 

The results indicate that Springfield will need to issue pennits for about 296 
new dwelling units annually during the planning period. This figure is consistent 
with the 300 dwelling units approved annually during the 1999 to July 2008 
period, but is still significantly below the 515 dwellings approved in 2002. 

The forecast of new units does not include dwellings that will be demolished 
and replaced. This analysis does not factor those units in; it assumes they will be 
replaced at the same site and will not create additional demand for residential 
land. 

th e t A 2011 

Attachment 4-42 

AT n e H n ee Ana 



AT 

EXHBIT 8-43 

Table 5-5. Demand for new housing units, Springfield UGB, 
2010-2030 

Variable 
Assumptions 

I Results 

han e n e n 14577 

minus han e n e n n ate 291 

equals e n nh eh 14286 

A e a eh eh e 254 

e cc e 5624 

Ae a e aeane ate 5 

T ta ne 5920 

Single-family dwelling units 

e cent n e- am 60 

e cc e n e-am 3552 

Multiple family dwelling units 

e cent m I e am 40 

e cc e m I e-am 2368 

Totals 

equals T ta ne cc e e n n t 5920 

e n n t nee e ann a 296 

oe a c at n E th eta e n a e ha atn ecat 
ana rntn ecea e 

STEP 2: IDENTIFY RELEVANT NATIONAL, STATE, AND LOCAL 
DEMOGRAPHIC AND ECONOMIC TRENDS AND FACTORS THAT MAY 
AFFECT THE 20-YEAR PROJECTION OF STRUCTURE TYPE MIX 

NATIONAL HOUSING TRENDS 

n e H 

The overview of national, state, and local housing trends builds from previous 
work by ECO and conclusions from The State of the Nation's Housing, 2008 
report from the Joint Center for Housing Studies of Harvard University. The 
Harvard report summarizes the national housing outlook for the next decade as 
follows: 

"Housing markets contraeted for a second straight year in 2007. The 
national median single-family home priee fell in nominal terms for the 
fm;t time in 40 years of recordkeeping, leaving several million 
homeowners with properties worth less than their mortgages. With the 
economy softening and many home loans resetting to higher rates, an 
increasing number of owners had difficulty keeping current on their 
payments. Mortgage perfonnance---especially on subprime loans with 
adjustable rates-<oroded badly. Lenders responded by tightening 
underwriting standards and demanding a higher risk premiwn, 
accelerating the ongoing slide in sales and starts. 
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"It is stiU uncertain how far, and for how long, the housing crisis will 
drive down household growth. Regardless, given the solid underpinnings 
of long-lenn demand-including the recent strength of immigration and 
the aging of the echo-boom generation into young adulthood-household 
growth will pick up again once the economy recovers. But if the nation 
suffers a prolonged economic downturn that results in lower immigration 
and more doubling up, household growth in 20 I 0-2020 may fall short of 
the 14.4 million level currently projected. 

Trus evaluation presents a bleak outlook for housing markets and for 
homeownersrup in the short-term brought on by the subprime mortgage crisis. 
However, the image painted of the future looks brighter, as the increase in 
housing demand is naturally induced by the growth of the population in the 
necessary age groups. Following is a summary of key national housing trends: 

• By 2006, rugber prices and rising interest rates had a negative impact on 
market demand. Investor demand, home sales and single-family starts 
dropped sharply. Growth in national sales prices also slowed. By 2007 and 
early 2008, housing market problems had reached the rest of the economy, 
resulting in a nationwide economic slowdown and fear of recession. 

• Homeownership rates are decreasing. After 12 successive years of 
increases, the national homeownership rate slipped in 2005, again in 2006 
to 68.8%, and again in 2007 to 68.1 %. The Joint Center for Housing 
Studies predicts that once the corrections made to work off the housing 
oversupply and prices start to recover, a return to traditional mortgage 
products and the strength ofnatural demand will invigorate the 
homeownership rate. 

• The long-term market outlook shows that homeownership is still the 
preferred tenure. Over the next decade, 88% of net household growth is 
expected to come from gains in the number of homeowners. While further 
homeownership gains are likely during tb.is decade, they are not assured. 

• Population increases will drive future demand. The Joint Center for 
Housing Studies indicates that demand for new homes could total as many 
as 14.4 million units nationally between 2010 and 2020. Nationally, the 
vast majority of these homes will be built in lower-density areas where 
cheaper land is in greater supply. 

• People and jobs have been moving away from central business districts 
(CBDs) for more than a century: the number of the country' s largest 
metropolitan areas with more than half of their households living at least 
10 miles from the CBD has more than tripled from i3 in 1970 to 46 in 
2000; in six metropolitan areas more than a fifth of households live at least 
30 miles out. While people older than 45 years are generally continuing to 
move away from CBDs, younger people have begun to move nearer to 
CBDs. 
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• Demand for Illgher density housing types exists among certain 
demograplllcs . They conclude that because of persistent income 
disparities, as well as the movement of the echo boomer.; into young 
adulthood, housing demand may sillft away from single-family detached 
homes toward more affordable multifamily apartments, town homes, and 
manufactured homes. Supply-side considerations, however, outweigh 
these demograpillc forces. 

• Immigration will playa key role in accelerating household growth over 
the next 10 years. Between 2000 and 2006, immigrants contributed to over 
60% of household growth. Minorities will account for 68% of the 14.6 
million projected growth in households for the 2005 to 2015 period. 
Immigrants now comprise a growing share of young adults and clllidren in 
the United States. Twenty percent of Americans ages 25-34 are foreign 
born, and an additional 9% are second generation Americans. 

• An aging population, and of baby boomers in particular, will drive 
changes in the age distribution of households in all age groups over 55 
years. A recent swvey of baby boomers showed that more than a quarter 
plan to relocate into larger homes and 5% plan to move to smaller homes. 
Second home demand among upper-income homebuyers of all ages also 
continues to grow. Households aged 50 to 69 are expected to account for 
the purchase of nearly half a million second homes between 2005 and 
2015. 

• The Joint Center for Housing studies expects rental housing demand to 
grow by 1.8 million households over the next decade. Minorities will be 
responsible for nearly all of this increased demand. The minority share of 
renter bouseholds grew from 37% in 1995 to 43% in 2005. The minority 
share is forecast to exceed 50% of renter households in 2015. 
Demograplllcs will also playa role. 

• Ratios of rent to income are forecast to continue to increase. In 2006, one 
in three American households spent more than 30% of income on housing, 
and more than one in seven spent upwards of 50%. The national trend 
towards increased rent to income ratios is mirrored regionally in that a 
salary of two to three times the 2007 Federal minimum wage of $5.85 is 
needed to afford rents in Lane County. 

The U.S Bureau of Census Characteristics of New Housing Report presents 
data that show trends in the characteristics of new housing for the nation, state, 
and local areas. Several trends in the characteristics of housing are evident from 
the New Housing Report: 

• Larger single-family units on smaller lots. Between 1997 and 2007 the 
median size of new single-family dwellings increased 15%, from 
1,975 sq. ft. to 2,277 sq. ft. nationally and 18% in the western region 
from 1,930 sq. ft. to 2,286 sq. ft. Moreover, the percentage ofunits 
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under 1,200 sq. ft. nationally decreased from 8% in 1997 to 4% in 
2007. The percentage of units greater than 3,000 sq. ft. increased from 
15% in 1997 to 26% of new one-family homes completed in 2007. In 
addition to larger homes, a move towards smaller lot sizes is seen 
nationally. Between 1994 and 2007 the percentage oflots under 7,000 
sq. ft. increased by 13% from 29% of lots to 33% of lots. A 
corresponding 4% decrease in lots over 11,000 sq. ft. is seen. 

• Larger multifumily units. Between 1999 and 2007, the median size of 
new multiple fumily dwelling units increased by 15%. The percentage 
of multifamily units with more than 1,200 sq. ft. increased from 26% 
to 47% in the western region and from 28% to 50% nationally. The 
percentage of units with less than 600 sq. ft. stayed at 1% both 
regionally and nationally. 

• More household amenities. Between 1994 and 2007 the percentage of 
single-family units built with amenities such as central air 
conditioning, flreplaces, 2 or more car garages, or 2 or more baths all 
increased. The same trend in increased amenities is seen in mUltiple 
family units. 

A clear linkage exists between demographic characteristics and housing 
choice. This is more typically referred to as the linkage between life-cycle and 
housing choice and is documented in detail in several publications. Analysis of 
data from the Public Use Microsample (PUMS) in the 2000 Census to describe 
the relationship between selected demographic characteristics and housing choice. 
Key relationships identifled through this data include: 

• Homeownership rates increase as income increases; 

• Homeownership rates increase as age increases; 

• Choice of single-family detached housing types increases as income 
mcreases; 

• Renters are much more 1i1cely to choose multiple family housing types 
than single-family; and 

• Income is a stronger determinate of tenure and housing type choice for all 
age categories. 

STEP 3: DESCRIBE THE DEMOGRAPHIC CHARACTERISTICS OF THE 
POPULATION AND, IF POSSIBLE, HOUSING TRENDS THAT RELATE TO 
DEMAND FOR DIFFERENT TYPES OF HOUSING 

a e 36 E 

State and regional demographic and housing trends are important to a 
thorough understanding of the dynamics of the Springfield housing market. 
Springfield exists in a regional economy; trends in the region impact the local 
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housing marlcet. This section documents state and regional demographic and 
housing trends relevant to Springfield. 

DEMOGRAPHIC TRENDS 

This section reviews historical demographic trends in the Lane County and 
Springfield. Demographic trends provide a broader context for growth in a region; 
factors such as age, income, migration and other trends show how communities 
have grown and shape future growth. To provide context, we compare the 
Springfield with Lane County and Oregon where appropriate. Characteristics such 
as age and ethnicity are indicators of how population has grown in the past and 
provide insight into factors that may affect future growth. 

tate em a h c Ten 

Oregon's 2006-2010 Consolidated Plan includes a detailed housing needs 
analysis as well as strategies for addressing housing needs statewide." The plan 
concludes that "Oregon's changing population demographics are having a 
significant impact on its housing market." It identified the following population 
and demographic trends that influence housing need statewide: 

• ))Ih fastest growing in the United States 

• Facing dramatic housing cost increases 

• Facing median and adjusted incomes less than those of 1999 

• Growing faster than national rates: 4.0% v. 3.3% and expecting a non­
entitlement growth during this consolidated plan of about 6%, 82% of 
which will come from in-migration. 

• Increasingly older 

• Increasingly diverse 

• Increasingly less amuent" 

Richard Bjelland, State Housing Analyst at the Housing and Community 
Services Department of the State ofOregoll, analyzed recent demographic 
changes taking place in Oregon and discussed their implications in a 2006 
presentation "Changing Demographics: Impacts to Oregon and the US." Some of 
Bjelland's most significant fmdings are summarized below: 

• Oregon's minority population is growing qnickly. Minorities made up 
9.2% of the population in 1990 and 16.5% of the population in 2000, a 
52% increase. 

• Hispanics and Latinos make up a large share ofthat population and 
their growth rate is higher than non-Hispanics! Latinos. The growth rate of 

10 http://www.ohcs.oregon.gov/OHCSIHRS_Consolidated_Plan_5yearplan.shtml 

" State of Oregon Consolidated Plan, 2006-2010, pg. 23. 
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Oregon's non-Hispanic/ Latino population between 1990 and 2000 was 
15.3% compared to 144.3% for Hispanics and Latinos. 

• The birth rates of Hispanic/ Latino residents are higher than non­
Hispanic/ Latino residents. In 1998, for the US, white non-Hispanic! 
Latino residents had a birth rate of 12.3 per 1,000, lower than Asians and 
Pacific lslanden; (16.4 per 1,000), black non-Hispanics (18.2 per 1,000) 
and Hispanic/ Latino (24.3 per 1,000). 

• The share of resident births and deaths in Oregon shows the implications 
of that birthrate: Hispanic/ Latino residents accounted for 17.4% of births 
but only 1.4% of deaths in Oregon for 200 I. In addition, HispaoiC! Latino 
Oregoniaos are yoooger thao ooo-Hispaoic! Latioo resideots: in 2000, 
75.9% of Hispanic/ Latino residents of Oregon are under age 35, 
compared to 45.7% of oon-Hispanic/ Latino residents. 

• In Oregon, Hispanic/ Latino per capita income in 2005 was only 44% of 
white per capita income. 

• Hispanic! Latino residents of Oregon become homeowners at younger 
ages than oon-Hispanic/ Latino residents. Table 5-6 shows that Hispanic/ 
Latino Oregonians under 45 have higher homeownership rates than non­
Hispanic! Latino residents. 

Table 5-6. Oregon homeownership rates 
by age of householder, 2000 
Ageot Non-Hispanlcl Hispanicl 
householder Latino Latino 
25-34 102 257 
35-44 206 31 0 
45 an e 681 394 

ce ella Be an tate H n Ana I al the 
H n an mm nt e ce e a tment Ihe tale 

e n • han n em a he 1m act I e nan 
Ihe • 2006 He ta ne h ala m en 2000 

Ie e centa e e e ent e cent h eh neach 
a e Ihat nh me e mn n I m I 100 

e na em a he Ten 

Regional demographic trends largely follow the statewide trends discussed 
above, but provide additional insight into how demographic trends might affect 
housing in Springfield. 

Figure 5-1 shows the popUlations of Oregon, Lane County, and Springfield by 
age for 2000. Springfield has a greater proportion of its population less than 40 
years old than Oregon and Lane County, especially residents aged 20-29 and 
under 9 years. Springfield has comparatively fewer residents over 40 than the 
state. 
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Figure 5-1. Population distribution by age, Oregon, Lane County, and 
Springfield, 2000 
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Some outlying communities in the region have populations similar in age 
distribution to Springfield. Outlying communities with the largest percent of 
households with children from the 2000 census were: Creswell (41 %), Veneta 
(40%), Junction City (40%), and Coburg (38%). The communities with the 
smallest percent of households with children were Eugene (27%), Oakridge 
(28%), and Cottage Grove (35%). 

18 

In the communities with larger shares of children, attendance rates of children 
in elementary school are not declining, unlike districts such as Oakridge, 
McKenzie, and Pleasant Hill. School districts that have experienced increases in 
the Kindergarten-2°O grade populations are Fern Ridge District 28J (increased 
since 2003), Lowell 71 (since 2004), Creswell 40 (since 1999 with a dip in 2004), 
and Junction City 69 (from 2002 to 2005). However, this data is based on small 
districts with small class sizes, so it is not entirely conclusive. 

Outlying communities with the largest percent ofpernons 65 and over from 
the 2000 Census were: Oakridge (21%) and Cottage Grove (15%). The 
community with the smallest percent ofpersons 65 and older was Veneta (9%). 
These data indicate that some outlying communities' trend toward older 
populations, others trend towards younger populations with families with younger 
children. 

Table 5-7 shows population by age for Lane County for 2000 and 2006. The 
data show that Lane County grew by 13,479 people between 2000 and 2006, 
which is a 4% increase. The age breakdown shows that the County experienced an 
increase in population for every age group over age 25. The fastest growing age 

neH n eeAna E th e t A 2011 a e 39 

Attachment 4-49 



EXHBIT B-50 

groups were aged 45 to 64 years and 65 and over. The group that experienced the 
fastest negative growth was ages 18-24. 

Table 5-7. Population by age, Lane County, 2000 and 2006 

n e 5 
5-17 55230 17 52730 16 -2500 -5 -1 
18-24 38662 12 341566 10 -3996 -10 -2 
25-44 88849 28 95171 28 6322 7 1 
4~ 78680 24 88926 26 10246 13 2 

3 

ce en 2000 an a ta 2006 

Table 5-8 shows Claritas Inc. population forecast by age for Lane County 
from 2006 to 2011 . The data show that, with the exception of the 5-17 and 18-24 
year old groups, each age group will experience growth and that groups aged 65 
years and older and 45 to 64 years will grow at the fastest rates. The forecast 
shows that the 5 to 17 and 18 to 24 year age groups will decline. 

Table 5-8. Claritas Inc. population projection by age, Lane County, 
2006 and 2011 

n e 5 18056 
5-17 52730 16 51098 15 -3 -1 
18-24 34666 10 31827 9 -8 -1 
25-44 95171 28 99401 29 4 0 
45-64 88926 26 94 999 27 7 1 

ce ata 2006 

The data in Tables 5-7 and 5-8 suggest that Lane County is attracting older 
people and experiencing comparatively slow growth (or negative growth) in 
people under 44 years old. The age distribution in Figure 3 suggests a higher 
percentage of young adults (20-29) and children live in Springfield, indicating 
that Springfield's population and age trends are somewhat different from the 
projections for the county as a whole. 

Between 1990 and 1999, almost 70% of Oregon's total population growth was 
from net migration (in-migration minus out-migration), with the remaining 30% 
from natural increase (births minus deaths)." Migrants to Oregon tend to have 
many characteristics in common with existing residents, with some differences­
recent in-migrants to Oregon are, on average, younger and more educated, and are 

11 Portland State University, Population Research Center, 2000. /990-2000 Components of Population Change 
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more likely to hold professional or managerial jobs, compared to Oregon's 
existing population. The race and ethnicity of in-migrants generally mirrors 
Oregon's established pattern, with one exception: Hispanics make up more than 
7% of in-migrants but only 3% of the state's population. The number-one reason 
cited by in-migrants for coming to Oregon was family or friends , followed by 
quality of life and employment." 

Migration is a significant component of population growth in Lane County. 
Seventy-three percent of population growth in Lane County between 1990 and 
2000 was from in-migration. This figure remained at 73% for the 2000-2005 
period." 

The U.S. Census collects information about migration patterns. Specifically, it 
asks households where their residence was in 1995 (5 years prior to the Census 
count). Table 5-9 shows place of residence in 1995 for Oregon, Lane County, and 
Springfield. The data show that Springfield residents are more mobile than Lane 
County and Oregon residents. Less than half of residents in Oregon, Lane County 
or Springfield lived in the same residence in 1995 as in 2000. Twenty-four 
percent of Oregonians, 20% of residents of Lane County and 19% of residents of 
Springfield lived in a different county in 1995. Eleven percent of residents of 
Springfield and 13% of residents of Lane County lived in a different state in 1995, 
compared with 12% of Oregonians. 

Table 5-9. Place of residence in 1995, Oregon, Lane County, and 
Springfield, persons 5 years and over 

Oreoon Lane County. SpringfIeld 
Persons Percent PelSOJ1s Percent Persons Percent 

at n5 ea an e 3199 323 100 304463 100 48403 100 
ameh e n 1995 1496 938 47 142447 47 20023 41 

e ent h e n 1995 1702 385 53 162 016 53 28380 59 
amec nt 863070 27 94786 31 18610 38 

e entc nt 755954 24 61639 20 9085 19 
arne tate 356626 11 23526 8 3599 7 

e ent tate 399 328 12 38113 13 5486 11 

ce en 2000 

Table 5-10 shows the number of persons of Hispanic Or Latino origin for 
Oregon, Lane County, and Springfield for 1990 and 2000. Springfield has a 
lower proportion of HispaniclLatino residents as Oregon and a higher proportion 
than Lane County. In 2000, Springfield' s population was 6.6 % Hispanic/Latino, 
compared with 4.5% of residents in Lane County. 

The HispaniclLatino population grew faster in Springfield than in Lane 
County from 1990 to 2000. Springfield' s HispaniclLatino population grew by 
168% between 1990 and 2000. During the same period, Lane County ' s 

n State of Oregon, Employment Department. 1999.1999 Oregon In-migration Study. 

I' Portland State Univernity, Population Research Center, 2005. 2005 Oregon Population Repon and contents 

AT n e H n ee Ana E th e t A 2011 a e 41 

Attachment 4-51 



a e42 E 

EXH8fT 8-52 

HispaniclLatino population grew by 111 % and Oregon' HispaniclLatino 
population grew by 143%. 

Table 5-10. Persons of Hispanic or Latino origin, Oregon, Lane 
County, and Springfield, 1990 and 2000 

Lane 
Oregon County Springfl8ld 

1990 
T ta at n 2642321 -262 912 44 663 
H anc aln 112707 6652 1299 

e cent H anc al n 40 24 29 
2000 

T la at n 3421399 322959 52 729 
H anc al n 273936 14466 3475 

e cenl H anc atn 60 45 66 
han e 1990-2000 
H anc at n 161231 7636 2176 

e cent H anc at n 143 111 166 
ce en 2000 

Table 5-11 shows the number of Hispanic and Latino residents and the percent 
of Hispanic! Latino residenls as a percent of the total population between 1990 
and 2000. The number of Hispanic and Latino residents is growing in all outlying 
areas, especially in Cottage Grove and Junction City, according to the US Census 
1990 and 2000. 

Table 5-11. Persons of Hispanic or Latino origin, outlying 
communities, 1990 and 2000 

1990 2000 Change 
Percent Percent 

Number of total Number of total Number Percent 
16 2 29 3 11 61 

ttae e 162 2 417 5 255 157 
e e 109 4 251 7 142 130 

E ene 3051 3 6643 5 3792 124 
net n 1 73 2 391 6 316 436 

a e 141 5 156 5 17 12 
n e 1299 3 3651 7 2352 161 

eneta 50 2 115 4 65 130 

ce en 1990 an 2000 

Table 5-12 shows household size by ethnicity for Oregon, Lane County, and 
Springfield. The number of people per household is similar for Oregon, Lane 
County, and Springfield for non-Hispanic households and Hispanic households. 
In each area, non-Hispanic households have a little less than 2.5 people per 
household. Households for Hispanic residents are larger, with between 3.2 and 3.9 
people per household. The data show that Hispanic residents have between 0.7 
and 1.4 additional people per household than non-Hispanic residents. 
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Table 5-12. Household size by ethnicity for Oregon, 
Lane County, and Springfield, 2000 

n-H an c at n 
H anc atn 

ce en 2000 

Oregon 
242 
387 

Lane County Springfield 
239 249 
319 350 

EXHBIT B-53 

In conclusion: (I) Springfield residents are younger than residents of Lane 
County, even as county-wide age levels are trending older; (2) Springfield has a 
growing population of Hispanic/ Latino residents, whose higher average 
household size is larger than non-Hispanic/ Latino residents. 

Household type and relationship also has implications for housing needs. For 
example, one-person households need smaller dwellings than family households 
with children. Table 5-13 shows household type and relationship in Springfield 
for 1990, 2000, and the 2005-07 period. The data show an increase in all 
household types during this period. With respect to share of household types, one­
person households increased from 25% to 30% of Springfield households. A 
corresponding decrease in share occurred in two or more person households, with 
most of the decrease in share coming from married couple family households. 

Table 5-13. Household type and relationship, Springfield, 1990,2000 and 2005-07 
1990 2000 2005-07 ACS Change 1990-2005f07 

Household Type Number Percent N umber Percent Number Percent Number Percent Share 

1- e nh eh 43-46 25 5206 25 6646 30 2300 53 5 

2 m • e nh eh 13101 75 15308 75 15707 70 2606 20 -5 
am h eh 11593 66 13479 66 13915 62 2322 20 -4 

a e -c e am 8572 49 9373 46 9832 44 1260 15 -5 

(he am 3021 17 4106 20 4083 18 1062 35 1 

ae h eh e n e e en( 658 4 1 164 6 1017 5 359 55 1 

emaeh eh e n h an e ent 2363 14 2942 14 3066 14 703 30 0 

nam h eh 1508 9 1829 9 1792 8 284 19 -1 
ToCal 17 ,«7 100% 20.514 100% 22,353 100% 4,906 28% 

ce en 1990 2000 Arne can mm n t e 2005-07 
te 2Q05..07 Ame can mm n tea e n e ata mh eh e c n cte n 2005 2006 an 

2007 

AT 

HOUSING TRENDS 

n e H 

Table 5-14 shows the total number of permitted dwellings (single-family and 
multi-family) by year for selected Lane County cities between 2000 and 2007. 
Table 5-14 shows that Eugene had the highest number of permitted units during 
the period, with Springfield and Creswell having the second- and third-highest. 
Junction City and Oakridge had the lowest number of permitted units. Most cities 
showed the highest numbers of permitted units over the time period either in 2004 
or in 2005, although Springfield' s highest total was in 2003. 
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Table 5-14. Total permitted dwellings (all types) by year, 
selected Lane County cities, 2000-2007 

City ZOOO Z001 2002 2003 2004 2005 2006 Z007 T Dial 

E ene 744 760 828 611 876 1 327 731 555 6432 

n e 274 272 290 324 164 231 211 265 2031 

e e 26 67 82 93 153 62 56 84 623 

Ita e e 29 17 28 68 44 86 53 32 357 

net n t 15 12 12 13 10 13 8 78 161 

eneta 11 24 43 96 112 117 128 62 ti93 

a e 1 4 0 8 4 9 13 40 
T ta 1 100 1 156 1 284 1 205 1 367 1 840 1 196 1 089 10237 

ce en B 
teTheenme a 

theh t ca en t ana 

n em tala te htt 
e ent than th e e 

eeeetheata 

cen tat cen mt htm 
thet nethateee 
e the t aem eacc ate 

Table 5-15 shows the pennits issued for new single-family dwellings in 
selected Lane County cities between 1996 and 2007. Table 5-15 shows that 
Springfield's number of pe=its issued for single-family dwellings remained 
consistently between 220 and 245 between 1998 and 2003, and has recently 
fluctuated at lower levels. 

Table 5-15. Permits issued for new single-family dwellings, selected Lane 
County cities, 1996-2007 
City 

E ene 
n e 

e e 

1996 1997 1998 1999 ZOOO 2001 2002 2003 2004 2005 2006 

845 721 665 656 619 633 673 559 583 756 528 
192 221 239 222 225 

9 11 10 3 1 
43 45 32 26 67 

243 232 128 98 134 

6 4 
00 56 

2007 

297 

170 

Ua e e 

A 

12 

30 
37 
53 
13 
5 

19 54 45 29 17 

7 
80 
15 
34 

43 

6 
91 
19 
13 
96 

2 
133 

34 
10 

70 39 

1 

84 
22 
78 
62 
11 

net n t 

eneta 

19 13 
10 11 

28 15 12 
19 11 24 112 

8 

13 8 
117 128 

a e 2 12 2 1 o 4 9 

TOTAl 995 1,015 1,021 1,041 926 981 1,096 1,016 1,010 1,124 906 725 

ce cl - atacm 

E 

Table 5-16 shows the total pennitted single-family and multifamily dwellings 
(aggregated) by year between 2000 and 2007 for selected Lane County cities. 
Table 5-16 shows that Eugene consistently issues pennits for the most multi­
family units among the cities shown, whereas Oakridge, Veneta, Junction City 
and Creswell only issue pennits for the occasional multifamily unit. Springfield 
typically issues pennits for around 50 multifamily units each year, although it 
issued pennits for 133 units in 2005. 

Ih e t A 2011 

Attachment 4-54 

AT n e H n ee Ana 



AT 

EXHBIT B-55 

Table 5-16. Total permitted single-family and multifamily 
dwellings (aggregated) by year, selected Lane County cities, 
2000-2007 
City 
Eugene 

n e am 
I am 

Springfield 
n e am 

I am 
Coburg 

n e am 
I am 

Creswell 
n e am 

I am 
Cottage Grove 

n e am 
I am 

Junction City 
n, e am 

I am 
Veneta 

n e am 
I am 

Oakridge 
n e am 

I am 

2000 2001 2002 2003 2004 2005 2006 2007 

619 633 673 559 583 756 528 297 
125 127 155 52 293 571 203 258 

222 225 243 232 128 98 134 170 

A 
A 

52 47 47 92 36 133 77 95 

A 
A 

A 
A 

A 
A 

A 
A 

A 
A 

A 
A 

26 67 80 91 133 60 56 
0022202 a 

29 17 15 19 34 70 39 
a a 13 49 10 16 14 

15 12 12 13 10 13 8 
000000 a 

11 24 43 96 112 117 128 
000000 a 

1 
a 

2 
2 

1 
a 

a 
a 

8 
a 

4 
a 

9 
a 

A 
A 

84 
a 

22 
10 

78 
a 

62 
a 

11 
2 

ce en B n e mt ata te htt cen tat cen mt htm 

Figure 5-2 and Table 5-17 show where residents of Springfield worked in 
2006. Figure 5-2 and Table 5-17 show that more than 80% of residents of 
Springfield worked in Lane County, with 26% of Springfield residents working in 
Eugene and 28% working in Springfield. Aboul 27% of Springfield residents 
worked in unincorporaled Lane County. 
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Figure 5-2. Places where residents in Springfield were employed, 2006 
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Table 5-17. Places where residents of 
Springfield were employed, 2003 
Location Number Percent 

ane nt 18706 81 
n e 6512 28 

E ene 6034 26 
the ane nt 6160 27 

nn nt 641 3 
a h n I n nl 619 3 

In mah nl 468 2 
a n nl 468 2 

a nl 463 2 
A the cal n 1837 8 
Total 23,222 100% 

ce en B as E n- e t nat n ata 
Sa e 2n a Ie 2003 

Ie e cent c mna 101 e I nne 

.' . 

/ 
( .,. 

\"i 

The implication of the data presented in this section is thai majority of 
Springfield' s workforce lives in Lane County, bul many do not reside in the City 
of Springfield. Residents of Springfield are more likely 10 work in Eugene than in 
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Springfield. This analysis shows that businesses in Springfield have access to the 
labor force in parts of Lane County. 

SUMMARY OF KEY DEMOGRAPHIC AND HOUSING TRENDS 

Springfield has a larger share of young people than Lane County as a 
whole 

• Springfield has a higher percentage of people under age 30 than Lane 
County. 

• Between 2000 and 2006, Lane County experienced changes in the age 
structure of its residents. Age groups under age 25 experienced negative 
growth; the fastest growing age groups were people aged 4S to 64 and 65 
and over. This indicates that retirees or people nearing retirement are 
moving to Lane County; Springfield's share of young people shows that 
its age structure is experiencing different age trends. 

Migration is an important component of recent growth in Lane County 
and will continue to be a key factor in future population growth. 

• In-migration accounted for 73% of population growth in Lane County 
between 1990 and 2000 and between 2000 and 2005. 

• Springfield's population was more mobile than the County's as a whole. 
Only 41 % of the residents of Springfield lived in the same house in 2000 
as they did in 1995 compared to 47% for all of Lane County. A greater 
share of the population in Springfield moved within Lane County during 
that time period (38%) than for Lane County as a whole (31 %). 

Single-person households are increasing faster than other household 
types. 

• Between 1990 and 2005/07 one-person households increased from 25% to 
30% of Springfield households. A corresponding decrease in share 
occurred in two or more person households, with most of the decrease in 
share coming from married couple family households 

Springfield is becoming more ethnicaUy diverse. 

• Springfield's HispaniclLatino population grew by 168% (2,352 persons) 
between 1990 and 2000, compared with 111% growth in Lane County's 
HispaniclLatino population during the same period. 

• Other smaller communities near Springfield experienced significant 
growth in Hispanic! Latino populations. The communities experiencing 
the largest increase in the Hispanic! Latino populations were Eugene 
(3,792), Junction City (318), Cottage Grove (255), and Creswell (142). 
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HispaniclLatino residents have larger, younger households. 

• The birth rates for Hispanic! Latino residents (1998 data) are 24.3 per 
1,000 compared to 12.3 per 1,000 for non-Hispanic! Latino residents. 

• Hispanic! Latino residents accounted for 17.4% of births and only 1.4% of 
deaths in Oregon in 200 I. 

• In 2000,75.9% of Hispanic! Latino Oregonians are under 35 compared to 
45.7% of non-Hispanic! Latino residents. 

• The average size of a HispaniclLatino household in 2000 in Lane County 
was 3.2 people, compared with 2.4 people in non-Hispanic households. 
Household sizes in Springfield were larger: 2.5 for non-Hispanic 
households and 3.5 for Hispanic! Latino households. 

HispaniclLatino residents typically have lower incomes but become 
homeowners at younger ages than non-Hispanic! Latino residents. 

• Per capita income in Oregon in 2005 for Hispanic and Latino residents 
was only 44% of white per capita income! 

• 56.7% of Hispanic! Latino residents of Oregon under age 45 are 
homeowner;, compared to 30.8% of non-Hispanic! Latino residents 

Springfield is part of a complex, interconnected regional housing market. 

• Among selected Lane County cities, Springfield has the third-highest 
permit average permit valuation for 2005 (behind Coburg and Eugene) and 
average construction costs for 2005 were highest in Springfield. 

• However, median sales prices for Springfield were lower between 1999 
and 2007 than median prices in Lane County, and Springfield had the 
lowest median sales prices in 2007 among all of the selected cities. 

• Commuting is typical throughout the region: Springfield's workforce lives 
in Lane County, but many do not reside in the City of Springfield. 

Since 2000, housing starts in the selected cities within Lane County have 
been dominated by single-family types. 

• The data show that new housing development in the 2000-2007 period 
was predominately single-family housing types. In fact, only 32% of all 
units for which building permits were issued in the 2000-2007 were for 
multifamily housing types. 

• Springfield's number of permits issued for single-family dwellings 
remained consistently above 220 between 1998 and 2003, and dropped to 
below 135 per year between 2004 and 2007. 
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Housing types are trending towards larger units on smaller lots. 

• Between 1997 and 2007 the median size of new single-family dwellings 
increased 15%, from 1,975 sq. ft. to 2,277 sq. ft. nationally and 18% in the 
western region from 1,930 sq. ft. to 2,286 sq. ft. Moreover, the percentage 
of units under 1,200 sq. ft. nationally decreased from 8% in 1997 to 4% in 
2007. The percentage of units greater than 3,000 sq. ft. increased from 
15% in 1997 to 26% of new ODe-family homes completed in 2007. 

• In addition to larger homes, a move towards smaller lot sizes is seen 
nationally. Between 1994 and 2007 the percentage oflots under 7,000 sq. 
ft. increased by 13% from 29% of lots to 33% of lots. A corresponding 4% 
decrease in lots over 11,000 sq. ft. is seen. 

• Even when controlling for income and savings, level of education, age, 
marital status, family size, the housing market in which the unit was 
located [and other factors j, compared to whites both black families and 
Hispanic families had significantly lower likelihood of homeownership, 
lower house values (for owners) and lower rents (for renters)." 

• Minority households have substantially lower rents than white 
households ... 

• Hispanic households, particularly low-income families, have higher levels 
of mortgage debt than do white households, although their house values 
are lower than whites. This suggests a substantial difference in borrowing 
or loan terms for Hispanics. " 

IMPLICATIONS OF DEMOGRAPHIC AND HOUSING TRENDS FOR HOUSING NEED 

The purpose of the analysis thus far has been to give some background on the 
kinds offactors that influence housing choice, and in doing, to convey why the 
number and interrelationships among those factors ensure that generalizations 
about housing choice are difficult and prone to inaccuracies . . 

There is no question that age affects housing type and tenure. Mobility is 
substantially higher for people aged 20 to 34. People in that age group will also 
have, on average, less income than people who are older. They are less likely to 
have children. All of these factors mean that younger households are much more 
likely to be renters; renters are more likely to be in multi-family housing. 

IS Boelun. Thomas P. and Alan M. Schlott:mann, "Housing Tenure, Expend.i~. and Satisfaction Across Hispanic~ African American, and 
White Housebolds: Evidence from the American Housing Survey." US Department of Housing and Urban Development, February 2006. 

16 Boehm, Thomas P. and AJan M. Schlottmann, "Housing Tenure, Expenditure, and Satisfaction Across Hispanic , African American, and 
White Households: Evidence from the American HOUSing Survey." US Department of Housing and Urban Development, February 2006. 

17 Boehm, Thomas P. and Alan M. Schlottmann.. "Housing Tenure, Expenditure, and Satisfaction Across Hispanic, African American, and 
White Households: Evidence from the American Housing Survey.'" US Department of Housing and Urban Development, February 2006. 
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The data illustrate what more detailed research has shown and what most 
people understand intuitively: life cycle and housing choice interact in ways that 
are predictable in the aggregate; age of the household head is correlated with 
household size and income; household size and age of household head affect 
housing preferences; income affects the ability of a household to afford a 
preferred housing type. The connection between socioeconomic and demographic 
factors, on the one hand, and housing choice, on the other, is often described 
informally by giving names to households with certain combinations of 
characteristics: the "traditional family," the "never marrieds," the "dinks" (dual­
income, no kids), the "empty nesters. "" Thus, simply looking at the long wave of 
demographic trends can provide good information for estimating future housing 
demand. 

Thus, one is ultimately left with the need to make a qualitative assessment of 
the future housing market. Following is a discussion of how demographic and 
housing trends are likely to affect housing in Springfield for the next 20-years: 

• On average, foture housing will look a lot like past housing. That is the 
assumption that underlies any trend forecast, and one that allows some 
quantification of the composition of demand for new housing. As a fllSt 
approximation, the next five years, and maybe the first 10 years, of 
residential growth will look a lot like the last five years. 

• If the foture differs from the past. it is likely to move in the direction (on 
average) of smaller units and more diverse housing types. Most of the 
evidence suggests that the bulk of the change will be in the direction of 
smaller average house and lot sizes for single-family housing. In 
summary, smaller households, an aging population, increasing housing 
costs, and other variables are factors that support the conclusion of smaller 
and less expensive units and a broader array of housing choices. 

• No amount of analysis is likely to make the long-run future any more 
certain: the purpose of the housingforecasting in this study is to get an 
approximate idea about the long run so policy choices can be made today. 
It is axiomatic among economic forecasters that any economic forecast 
more than three (or at most five) years out is highly speculative. At one 
year one is protected from being disastrously wrong by the shear inertia of 
the economic machine. But a variety of factors or events could cause 
growth forecasts to be substantially different. 

I I SeePlanningfor Residential Growth: A Workbook./or Oregon's Urban Areas (June 199n 
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STEP 4: DETERMINE THE TYPES Of HOUSING THAT ARE LIKELY TO BE 

AFFORDABLE TO THE PROJt:CTED POPULATION BASED ON HOUSCHOlD 

INCOME 

Step four of the housing needs assessment results in an estimate of need for 
housing by income and housing type. This requires some estimate of the income 
distribution of future households in the community. ECO developed these 
estimates based on estimated incomes of households that live in Springfield. 

INCOME AND Al'FORDABILITY OF HOUSING 

This section summarizes regional and local income trends and housing cost 
trends. Income is one of the key determinants in housing choice and households' 
ability to afford housing. A review of historical income and housing price trends 
provides insights into the local and regional housing marlcets. 

Table 5-18 shows a set of inflation adjusted income indicators for Eugene, 
Springfield and Lane County. The results paint a mixed picture, but generally 
suggest that income (by most measures) decreased during the I 980s, and 
increased during the 1990s. OveraU, median household and median family 
incomes remained relatively flat during the 20-year period between 1979 and 
1999. 

The data show that the percentage of persons below the poverty level 
increased in Springfield and Lane County, and decreased slightly in Eugene 
between 1979 and 1999. 

Table 5-18. Inflation adjusted income indicators (in 1999 dollars), 
Eugene, Springfield and Lane County, 1979, 1989, and 1999 

Year 
City 1979 1989 1999 

Eugene 
e an HH nc me 34493 34 248 35850 
e an am nc me 46960 46107 48527 
e a ta Inc me 18029 18746 21 315 

e n Be el e e 147 170 144 
Springfield 

e anHH nc me 34248 29608 33031 

e an am nc me 38981 34 332 38399 

e a ta Inc me 14676 13800 15616 

e n Be et ee 152 165 171 
lane Counly 

e an HH nc me 37521 34 112 36942 
e an am nc me 44920 41530 45111 
e a ta Inc me 16837 16970 19681 

e n Be e I e e 128 145 179 

ce en 
te A a am nl n 1999 a 1979 nc me c n e te t 1999 a n 306 

n at n ad 1989ncmecnete I 1999 a n135nalnact 

neH n eeAna E th e t A 2011 a e 51 

Attachment 4-61 



EXHBIT 8-62 

A typical standard used to determine housing affordability is that a household 
should pay no more than 30% of its total monthly household income for housing, 
including utilities. According to the U.S. Census, nearly 19,000 households in the 
region-about one-third-paid more than 30% of their income for housing in 
2000. 

One way of exploring the issue of financial need is to review wage rates and 
housing affordability. Table 5-19 shows an analysis of affordable housing wage 
and rent gap for households in Springfield at different percentages of median 
family income (MF!). The data are for a typical family of four. The results 
indicate that a household must earn about $14.00 an hour to afford a two-bedroom 
unit according to HUD's market rate rent estimate. 

Table 5-19_ Analysis of affordable housing wage and rent gap by HUD income 
categories, Eugene-Springfield, 2007 

Income Lewl 

0 "'.., 10000 

100001 " 999 

15000 t 24_ 
25000 I 34999 

35000 • .9_ 

.., 000. 74999 

an. "' • 
750001 ..... 
100000 t ,.g 999 

150 000 m • 

Total 

ceH 
I e an am 

a e52 E 

.... .... 
Crude EItIm." of Number Number 

Number Affordable Monthly Aftonhlble PurchUe of Owner of Renter Surplus 
ofHH Percen, Housing Coli OWner.occuplad Unit Units Unit. (DefiCit) Nole. 

22AO 12 O. 250 O. 25000 33 706 1 .." 

157' 8 '50. 375 25000 t 37000 14 825 735 
,007 H 478 

3'54 17 375 • 825 37500t 82500 m 6523 34-041 1 m 581 2 m 654 

2870 15 6251 875 82 SOOt 87SOO 1019 959 892H 2 m 735 

3825 19 875. 1250 875001 125000 .791 152 1316 H 3 m 1028 

3"'76 18 12501 1875 1250001 187500 2938 .., ... 
52200 1305 130500 

1068 • 1875 I '450 187 SOOt 245000 '95 9 563 
573 3 24501 3750 245000 t 375000 133 0 440 
188 • ttl .. 3750 •• han 375000 .. 0 132 

18.865 1_ 9,650 9,215 0 

e n ce ana E Ih e t 
nc me 

The total amount a household spends on housing is referred to as cost burden. 
Total housing expenses are generally defined to include payments and interest or 
rent, utilities, and insurance. HUD guidelines indicate that households paying 
more than 30% of their income on housing experience "cost burden" and 
households paying more than 50% of their income on housing experience "severe 
cost burden." Using cost burden as an indicator is consistent with the Goal 10 
requirement of providing housing that is affordable to all households in a 
community. 

Table 5-20 shows housing costs as a percent of income by tenure for 
Springfield households in 2000. The data show that about 26% of Springfield 
households experienced cost burden in 2000. The rate was much higher for 
homeowners (31 %) than for renters (18%). This finding is unusual for Oregon 
cities-it is much more common for renters to experience higher rates of cost 
burden. 
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Table 5-20. Housing cost as a percentage of household income, 
Springfield, 2000 

Owners Renters Total 
Percent of Income Number Percent Number Percent Number Percent 

e tthan 20 4125 12 11 965 64 16090 30 
20 -24 8852 26 1238 7 10090 19 
25 - 29 6376 19 1 018 5 7394 14 
30 -34 4437 13 989 5 5426 10 
35 - 49 5551 16 1338 7 6889 13 
50 m e 4988 15 2036 11 7024 13 

T ta 34 329 100 18584 100 52913 100 
Cost Burden 10,539 31% 3,374 18% 13,913 26% 
Severe Cost Burden 4,988 15% 2,036 11% 7,024 13% 

ce 2000 en 

Table 5-21 shows a rough estimate of affordable housing cost and units by 
income levels for Springfield in 2000. Several points should be kept in mind when 
interpreting this data: 

• Because all of the affordability guidelines are based on median family income, 
they provide a rough estimate of fmancial need and may mask other barriers 
to affordable housing such as move-in costs, competition for housing from 
higher income households, and availability of suitable units. They also ignore 
other important factors such as accumulated assets, purchasing housing as an 
investment, and the effect of down payments and interest rates on housing 
affordability. 

• Households compete for housing in the marketplace. In other words, 
affordable housing units are not necessarily available to low income 
households. For example, if an area has a total of 50 dwelling units that are 
affordable to households earning 30% of median family income, 50% of those 
units may already be occupied by households that earn more than 30% of 
median family income. 

The data in Table 5-21 indicate that in 2000: 

• About 20% of Springfield households could not afford a studio apartment 
according to ffiJD's estimate of $478 as fair market rent; 

• Approximately 45% of Springfield households could not afford a two­
bedroom apartment at ffiJD's fair market rent level of$735; 

• A household earning median family income ($52,200) could afford a 
home valued up to about $\30,500. 
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Table 5-21. Rough estimate of housing affordability, Springfield, 2000 
be Esc 

Affonlable Crude Eatam.te of Number of HuntMr of 
Numbar Monthty HOUIilng Affordable Purdlee Own., Rflntar Surplus 

Income le,y,1 ofHH Pert:ent Cosl OwMr·Oo:.upied Unit Unlls Unlls (DeflcIO .ot .. 
e than 
10000 t 

150001 
25 000. 
35 000 t 
50 000 I 

ane 
750001 

100000. 
150000 
ria 

ce 
e ce 

Ie 

'0000 2240 ". 01 250 01 25000 33 706 -1 501 
'4999 1574 83 2501 375 25000 t 37000 ,4 825 -735 

2007H 478 
24999 3254 173 375t 625 375001 62500 172 6623 344' 

, m 58' 2 m 8S4 
34999 2870 152 6251 875 825001 87500 1019 95. -893 H 2 m 735 

49999 3625 '.2 8751 1250 87500t '25000 4791 '62 1318 H 3 m 1028 
74999 3476 '8' t 250t '875 125000 I 187500 2939 42 -495 
nl I 52 200 '305 '30500 

99999 

'49999 
m • 

2000 en 
H n 

- a rna 

.066 57 1875t 2450 187600 t 245000 495 9 -563 
573 30 24501 3750 245000t 375000 .33 0 -440 , .. '0 tI than 3750 etNn 375000 56 0 -132 ..... .000 985' 9215 0 

H ect n Sine me ml H a a el ent 8a e n e nH n mm "t 
I ale e : Your Guide 10 Local Affordable Housing Inftiatives 1993 

et ent 

The conclusion based on the data presented in Table 5-21 is that in 2000 
Springfield bad a significant deficit of more than 2,200 affordable bousing units 
for households that earn less than $15,000 annually. Housing prices have 
increased significantly in the past five years; the affordability gap for lower 
income households has probably increased considerably. The next section 
examines changes in housing cost since 2000. 

han e n h net 

According to the Office of Federal Housing Enterprise Oversight, the average 
sales price of a single-family home in the Eugene-Springfield MSA increased 
229% between 2000 and 2006. A key concern expressed by the City was that the 
housing needs analysis and runs of the HCS housing needs model reflect recent 
trends in the regional housing market. To quantify these trends, ECO analyzed 
data from two sources: (I) sales data from the Lane County Assessor; and (2) 
rental data from Duncan & Brown, an Eugene-based real estate analysis finn that 
conducts rent surveys for the Metropolitan Region. 

The sales database provided to ECO by the City of Springfield included 
34,680 property sales." For purposes of comparison, the database included 
Creswell, Cottage Grove, Eugene, Junction City, Springfield, and Veneta. 

Table 5-22 shows sales prices for single-family dwellings for Lane County 
and Springfield between 1999 and 2006. Table 5-22 shows that Springfield 
median sales prices have been lower than median sales prices in Lane County 
over the entire time period. Median sales prices also increased at a slower rate in 
Springfield; percent change in median sales prices between 1999 and 2006 for 
Lane County was 73%; in Springfield it was 64%. Sales prices for single-family 
dwellings peaked in 2007 and had declined to about $175,000 by the first quarter 
of2009. 

19 The sales data was obtained through queries of the Regional Land Infonnation Database (www.rlid.org), 
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Table 5-22. Sales price for single-family dwellings, Lane County and 
Springfield, 1999-2006 

Lane County Springfield 
Average Median Average Median 

Sales Sales Sales Sales 

Year #I of Sales Price Price #I of Sales Price Price 

1999 3940 140 564 127900 843 118520 112745 

2000 3171 144 142 129900 687 119 152 112 750 

2001 3808 149252 133 000 B81 122700 118450 

200.2 4291 156603 138165 B86 129432 121 900 

2003 4761 16B 780 149 000 1042 135 719 128000 

2004 5 092 183497 1£.2 500 1 112 149 082 137900 

2005 5326 222 835 194000 1 157 177 260 165000 

2006 4291 249438 221 000 973 201000 185 000 

Change 1999·2006 

me 351 lOB B74 93100 130 824BO 72 255 

e cent 9 77 73 15 70 64 

ce Ana E Ih e I 

Table 5-23 shows the average and median sales prices for single-family 
dwellings in selected Lane County cities between 1999 and 2006. Table 5-23 
shows that median sales prices increased throughout the county during this period. 
In 2006, the highest median sales prices were in Eugene, the rest of the county, 
and Creswell. Lowest median sales prices in 2006 were in Springfield and 
Junction City. Prices increased the most in Creswell (87%) and Eugene (80%). 
Prices increased the least in Springfield (64%) and Junction City (67%). 

Table 5-23. Average and median sales price, single-family dwellings, Lane County 
cities, 1999-2006 

Year lnao .... (1999-2006) 
City 1999 2000 2001 2002 2003 2004 2005 2006 Dollani Percent 

Median Sales Price 
Ua e 0 112000 103500 109 750 110000 120 000 128000 157000 195 000 83000 74 

e 0 112500 118000 109000 121 750 125 000 142500 180750 210500 98000 87 

E one 136 900 140 000 143500 149900 163 000 179 900 215000 247000 110100 80 
netn t 113250 112500 115150 11963B 120750 138 000 162000 189000 75750 67 

n e 112745 112750 118450 121 900 128000 137900 165000 185000 72255 64 
eneta 115250 110000 112000 119950 126 500 139 500 173635 200 000 84750 74 
o t nl 11 1000 108750 110000 121 250 127 750 160000 212500 216000 105000 95 

Aver.age Sales Price 

Ua 0 0 118112 106 767 113150 116152 122 298 134 854 168828 193157 75045 64 
0 e 115662 121 697 114497 130 475 129891 162 095 200 008 223307 107645 93 

E ene 152 872 159 920 165366 173351 188484 202750 246272 275674 122 802 80 
net n t 120 218 116262 120164 131761 130170 149294 169287 191 574 71356 59 

n e 118520 119152 122 700 129432 135 719 149082 In 260 201 000 82480 70 
eneta 121039 ", 754 "1 961 "8976 134 297 148 313 178916 213220 92181 78 
01 m 124741 120 724 136 013 134 572 152744 181 894 234 178 246311 121 570 97 

ce Ana E Ih e I 
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Table 5-24 shows the median contract rent for Lane County cities. The highest 
median contract rents from the 2000 Census were in Eugene and Springfield. The 
lowest median contract rents were in Oakridge and Creswell. 

Table 5-24. Median contract rent, 
Lane County cities, 1999 

Location Rent 
E ene 566 

n e 518 
eneta 502 

498 
net n 491 
tta e e 456 
e e 417 

a e 384 

ce en 2000 

Vacancy rates have generally decreased in Eugene-Springfield rental maricet 
since 2000. Vacancy rates for studio, 1- and 2-bedroom apartments all decreased 
from between 4.1-4.7% to between 1.\-2.1 % between fall 2000 and 2006. 
Apartment rents have remained relatively stable, increasing between 4% and 10% 
between 2000 and 2005.'" 

Table 5-25 shows average monthly cost of rental units in Springfield for the 
2000 to 2005 period. Rental units were separated into two categories: (1) units 
built prior to 1988 and (2) units built since 1988. The majority of Springfield's 
units were built prior to 1988. 

Rents increased based on the number of bedrooms. Rents ranged from $392 
for a studio unit in 2000 to $646 for a three-bedroom unit in 2004. Rents for units 
with a similar number of bedrooms were higher for newer units. For instance, the 
average rental cost of a two-bedroom unit built prior to 1988 was $529 compared 
to $620 for a two-bedroom unit built since 1988, a difference of $91 per month. 

Over the six -year period, rents increased by between $19 and $56 per month. 
Monthly rental costs of two-bedroom units had the largest increases, $34 per 
month for older units and $56 per month for newer units. Rent for studio, one­
bedroom, and three-bedroom units increased all increased by about $20 per 
month. 

20 Duncan & Brown Apartmeot Report. Fall 2000-FalJ 2006. Daruei I. Puffinburger, Corey S. Dingman, Duncan & Brown Real Estate 
AnalysIS 
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Table 5-25. Average rental monthly costs by unit type, Springfield, 
2000 to 2005 

Units Built Prior to 1988 Units Buill Since 1988 
One Two Three One Two Three 

Year Studio Bedroom Bedrooms Bedrooms Studio Bedroom Bedrooms Bedrooms 

2000 392 428 514 594 588 
2001 394 423 523 601 583 
2002 389 431 526 619 575 615 
2003 386 438 531 600 550 550 642 
2004 388 437 533 633 575 646 
2005 414 447 548 615 575 644 

Change 2000 to 2005 
Am nl 22 19 34 21 56 

e cent 56 44 66 35 95 
AA 110 087 129 070 184 

ce ncan B n A a tment enl e I 2000 I 2005 ae al n E Ih e I 
te Ban a e n cate thai lhe e eel e nl nlhe e I ne e n the mma 

Table 5-26 shows a comparison of change in rental costs dwing the 2000 to 
2005 period for Springfield and Eugene. Rental costs were higher in Eugene than 
in Springfield. The difference in rental costs for all units, regardless when they 
were built, ranged from $39 per month for a studio unit to $211 per month for a 
three-bedroom unit, increasing with the number of bedrooms. 

The difference in average rental costs was greater for newer and larger units. 
Newer one-bedroom units cost an average of$74 per month more to rent in 
Eugene than Springfield. Newer two-bedroom units cost an average of$166 more 
to rent in Eugene than Springfield. 

Table 5-26. Comparison of average rental monthly costs by unit type, 
Springfield and Eugene, 2000 to 2005 

One Two Three 
Studio Bedroom Bedrooms Bedrooms 

Springfield 
B I I 1988 394 434 529 610 
B I nee 1988 569 620 

A enta 416 488 574 610 
Eugene 

B I 1988 400 483 611 719 
B I nee 1988 623 645 786 924 

A enta 456 564 699 822 
Difference (Eugene minus Springfield) 

B I I 1988 6 49 82 109 
B I nee 1988 76 166 

A enta 40 74 124 211 

ce ncan B n A a tment ent e I 2000 I 2005 a c at n E Ih e I 
te Ban a e n cale Ihal the e eel e nl n the e I ne e n the mma 

Figure 5-4 shows a comparison of change in average rental costs and average 
sales price in Springfield between 2000 and 2005. Over the five-year period 
average sales price increased by 46%, compared to a 7% change in average rental 
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costs. The greatest increases in average sales price occurred since 2003, while 
average rental costs remained relatively flat since 2003. 

Since 2005, average sales prices have continued inCl"easing at a faster rate than 
average rental costs. The increase in average sales price in Springfield between 
2005 and 2006 was about 13%. According to the Fa112006 Duncan & Brown 
Apartment Report, changes in average rental costs in Springfield were 
comparable to increases in recent years." 

Figure 5-4. Comparison of annual change in average rental costs and 
average sales price, Springfield, 2000 to 2005 
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The analysis of housing starts, sales prices, and rents presented in this section 
leads us to several conclusions: 

• The housing market peaked in 2007 and sales prices declined in 2008 and 
the first quarter of2009. Springfield single-family housing starts have 
declined since 2003. The overall number of permits for new single-family 
residences issued regionwide has remained remarkably stable; 

21 The FaU 2006 Duncan & Brown Apartment Report did not present average rent by wtit type like they did in previous reports. As a result, 
we were not able to include 2006 average rents in this analysis. 
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• New construction costs are higher than regional averages. Springfield's 
permit valuations and construction costs have generally been on or near 
the middle or towards the high end compared with selected Lane County 
cities; 

• Price increases are lower than in other cities. Springfield's median sales 
prices for single-family dwellings have increased the smallest amount 
compared with selected Lane County cities; 

• Single-family development has dominated new construction. Multi-family 
dwelling units do not make up a high percentage of units constructed in 
Springfield and other selected Lane County cities; 

• Sales prices increased much faster than rental rates. Over the five-year 
period between 2000 and 2005 average sales price increased by 46%, 
compared to a 7% change in average rental costs. 

The implications of the data shown above are that ownership costs increased 
much faster than rents and incomes, but declined as the housing bubble burst in 
2008. Table 5-27 underncores this trend for the Eugene-Springfield MSA.u 
Between 1990 and 2000, incomes increased about 46% while median owner value 
increased 115%. Rents increased 44%-about the same as incomes. Since 2000, 
the data show housing costs have increased faster than incomes. The owner values 
include all units in the MSA; the sales data presented earlier in this section 
suggest that owner costs have increased much faster than the Census data suggest. 
Finally, the results show that the median owner value was 2.6 times median 
household income-a figure that increased to 4.7 by 2005. 

Table 5-27. Comparison of income, housing value, and gross rent, 
Eugene-Springfield MSA, 1990,2000, and 2005 

Change 
Indicator 1990 2000 2005 1990-2000 2000-2005 

e an HH Inc me 25268 36942 37290 46 

e an am Inc me 30763 45111 49555 47 10 

e an ne a e 65600 141000 173600 115 23 

e an ent 418 604 683 44 13 

e cent nt ne 61 62 63 
Housing Value/Income 

e an HH Inc me 26 38 47 
e an am Inc me 21 31 35 
ce en at nan H n 1990 an 2000 Arne can mm nt e 

2005 

In summary, the data indicate that homeownernhip is increasingly expensive 
in Springfield and that the cost of homeown ern hip is prohibitive for low- and 

12 2005 data from the American Community Survey is not available for Springfield 
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moderate-income households. The data indicate that homeownership raleS in the 
Metropolitan area and Springfield have increased, despite the rapid increase in 
sales prices. This is probably due in large part to a much broader array of 
financing options available to households than existed previously. 

STEP 5: ESTIMATE THe NUMBER OF ADDITIONAL NEEDED UNITS BY STRUCTUR£ 

TYPE AND TENURE" 

Step five of the housing needs assessment results in an estimate of need for 
housing by income and housing type. This requires some estimate of the income 
distribution of future households in the community. ECO developed these 
estimates based on (I) secondary data from the Census, and {2) analysis by 
ECONorthwest. 

The next step in the analysis is to relate income levels to tenure and structure 
type. Table 4-3 showed tenure by structure type from the 2000 Census. Table 5-
28 shows an estimate of needed housing by structure type and tenure for the 20 I 0-
2030 planning period. The housing needs analysis suggests that a higher 
percentage of multifamily units will be needed, thus, the housing mix changes 
from approximately 63% single-family/37% multifamily during the 1999-July 
2008 period to 60% single-family/40% multifamily." The housing needs analysis 
also suggests the City will see a higher rate of homeownership in the future. Thus, 
the tenure split is increased from 54% owner-occupiedl46% renter occupied to 
57% owner-occupiedl43% renter occupied. 

Table 5-28. Estimate of needed dwelling units by type and tenure, 
Springfield,2010-2030 

Owner.()ccupled Renter.()ccupled Total 

Housi ng Type NewDU Percent NewDU Percent NewDU Percent 

Needed Units, 2010·2030 

Single.family types 

n e-am etache 2729 81 351 14 3079 52 

an act e n a 53 2 6 0 59 1 

n e-am attache 340 10 75 3 414 7 

t ta 3122 93 431 17 3552 60 

Multi-family 

tam 253 8 2115 83 2368 40 

t ta 253 8 2115 83 2368 40 

Total 3,374 101% 2,546 100" .. 5,920 100% 

2) Note: Manufactured dwellings are a permitted use in all residential zones that allow 10 or fewer dwellings per net buildable acre. As a 
result, Springfield is not required to estimate the need for manufactured dwellings on individual lots per OAR 660-024-0040 (7) (c). 

2A Single-family attached dwellings typically achieve densities closer 10 multifamily housing types. If these higher density housing types are 
included with multifamily, the housing mix is 53% lower density, and 47% higher density types. 
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The analysis (Table 5-28) indicated that Springfield needs 5,920 new dwelling 
units for the 2010-2030 period. The next step in estimating units by structure type 

is to evaluate income as it relates to housing affordabiJity. Table 5-29 shows an 
estimate of needed dwelling units by income level for the 2010-2030 period. The 
analysis uses marlc:et segments consistent with HUD income level categories. The 
analysis shows that about 49% of households in Springfield could be considered 
high or upper-middle income in 2007 and that about 49% of the housing need in 
the 2010-2030 period will derive from households in these categories. 

Table 5-29. Estimate of needed dwelling units by income level, 
Springfield, 2010-2030 

AT 

Flnanclall~ Attainable Products 

Mar1<et Segment Income Number of Percent of Owner- Renter-
by Income range Households Households occupied occupied 
H h 120 68640 1804 30 A h n A h n 

1 
m e m e t e h he t e h he 

ce ce 
e e 80 457601 1129 19 A h n A h n 

120 I 68640 1 e e 1 e e rna 
a e a e e H n 

e e50 28600 1 1283 22 an act e n n e-am rna 
80 I 45760 t n e- attache e 

am attache etache H n 
ee man act e n 

t a a tmenl 

30 -50 17 160 1 748 13 an act e n A a tment 
e I 28 600 a man act e n 

a e e 
e e e than 955 16 ne A a tment ne 

than 30 17160 an e 
enment 

a te h n 

ceE lh e t 

STEP 6: DETERMINE THE NEEDED DENSITY RANGE FOR EACH PLAN 

DESIGNATION AND THE AVERAGE NEEDED NET DENSITY FOR ALL 

DESIGNATIONS 

This section summarizes the forecast of needed housing units in Springfield 
for the period 2010-2030. Table 5-30 shows the forecast of needed housing units 
in Springfield for the period 2010-2030. Springfield makes the following findings 
in support of the density assumptions used in Table 5-30: 

• Springfield had an average residential density of 6.6 dwelling units per net 
acre or about 6,600 square feet of land per dwelling unit between 1999 and 
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2008 (Table 4-5). Average single-family detached density was 5.4 units 
per net acre. Manufactured homes averaged 4.6 dwelling units per net 
acre, while all multifamily housing types averaged 11.1 dwelling units per 
net acre. 

• National homeownership rates increased to nearly 70% in 2006 before 
declining as the housing bubble burst. The homeownership rate in 
Springfield in 2000 was considerably lower at 54%. It is the policy of the 
City to provide homeownership opportunities to Springfield residents. 

• National trends are towards larger units (both single-family and 
multifamily) on smaller lots. 

• More than 28% of dwelling units in Springfield in 2000 were multifamily 
types. 

• The "needed" density for single-family dwellings in the housing needs 
analysis is 5.5 dwelling units per net acre. This assumption is a slight 
increase over the historical density of 5.4 dwellings per net acre for single­
fatnily detached units. Increasing the average density of single-family 
detached dwellings should result in the provision of more affordable 
single-family detached units as a result of decreased lot sizes. 

• Topography, lot configurations, and other factors typically reduce land use 
efficiency. The achieved density may be lower for single-family detached 
dwellings in areas with slopes. 

• The City assumes an average multifamily density of 18.0 dwellings per net 
acre or a land area of about 2,420 square feet per dwelling unit. This 
assumption is an increase of about 62% over historical density of 11.1 
dwellings per net acre for all multifamily types. 

• The City assumes an average density for all housing types of 7.9 dwelling 
units per net acre. This is an increase of about 20% over the historical 
density of 6.5 dwelling units per net acre. 

In summary, the City assumes that average densities will increase 
significantly (by about 20% over average historical densities) during the planning 
period, that ownership rates will increase, and that an increasing percentage of 
households will choose single-family attached housing types. These assumptions 
are consistent with the housing needs analysis presented in this chapter. These 
findings support the City's overall density assumption of 7.9 dwelling unit per net 
acre. 

The forecast indicates that Springfield will need about 745 net residential 
acres, or about 918 gross residential acres to accommodate new housing between 
2010 and 2030. The forecast results in an average residential density of7.9 
dwelling units per net residential acre and of6.5 dwelling units per gross 
residential acre. This represents a 20% increase in density over the historical 
average of 6.6 dwelling units per net acre. 
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Table 5-30. Forecast of new dwelling units and land needed by type, 
Springfield 2010-2030 

Density Netto Gro9S Density 

(OOlnet Net Res. Gr09S Res. (OOlgro9S 

Housing Type New 00 Percent res ael Acres Factor Acres res ael 

Neaded Units, 2010·2030 

Single..family types 

n e-am etache 3079 52 55 560 20 700 44 

an act e n a 59 80 7 18 9 66 

n e-am attache 414 7 90 46 15 54 77 

t ta 3552 60 58 613 763 47 

Multi·family 

tam 2368 40 180 132 15 155 153 

t ta 2368 40 180 132 155 153 

Total 5,920 100% 7.9 745 918 6.5 

ceE th e t 

n e H 

Table 5-31 provides an allocation of housing units by Springfield's three 
residential plan designations. Dwelling units were allocated to plan designations 
based, in part, on historic development trends within each plan designation and on 
the type of development allowed in each plan destination. Table 5-31 also 
provides an estimate of the gross acres required in each designation to 
accommodate needed housing units for the 2010-2030 period. The acreages are 
based on the gross density assumptions shown in Table 5-30. The residential land 
needs presented in Table 5-31 may change based on policy decisions related to 
land use efficiency measures, which may result in increased or decreased land 
need. 

Based on the housing needs analysis, dwellings have heen allocated by plan 
designation and type: 

• The overall needed housing mix is 60% single-family (including 
manufactured and single-family attached units) and 40% multifamily. 

• The density assumptions increase by plan designations as shown in Table 
5-30. 

• Fifty-six percent of needed dwelling units will locate in the Low Density 
residential designation, which allows single-family detached and 
manufactured homes. This designation also allows duplex, single-family 
attaChed, and some multifamily dwellings in conjunction with 
discretionary review. 

• Thirty-one percent of needed dwellings wilJlocate in the Medium Density 
residential designation, which allows single-family detached, single­
family attached, manufactured home parks, townbomes, duplexes, and 
multifamily dwellings. 

• Thirteen percent of needed dwelling units will locate in High Density or 
Mixed-Use residential designations, which allow single-family detached, 
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townhomes, manufactured (single detached and manufactured home 
parks), duplexes, and multifamily. 

• Manufactured units in paries will locate in the Low-Density plan 
designation. 

Table 5-31. Allocation of needed housing units by plan designation, 
Springfield 2010-2030 

Plan Desi nation 
High Densityl 

Low Density Medium Density Mixed-Use Total 
Housing Type OU GrossAc DU GrossAc DU GrossAc DU GrossAc 
Single-family 

n e-am etache 3079 700 0 - 0 - 3079 700 
an act e n a 59 9 0 - 0 - 59 9 
n e-am attache 178 23 236 31 0 - 414 54 
Subtotal 3316 732 236 31 0 - 3552 763 

Multi-family 
I-am 0 - 1 598 116 770 38 2368 155 

Sub10tal 0 - 1598 116 770 38 2368 155 
Total 3316 732 1835 147 770 38 5920 918 

Percent of Acres and Units 

a e64 

Single-family 
n e-am etache 52 76 0 0 0 0 52 76 

an act e n a 1 1 0 0 0 0 1 1 

n e-am attache 3 3 4 3 0 0 7 6 

Subtotal 56 60 4 3 0 0 60 83 

Multi..family 

t-am 0 0 27 13 13 4 40 17 

Subtotal 0 0 27 13 13 4 40 17 

Total 56 80 31 15 13 4 100 100 

ceE thet 

E 

In addition to the housing types shown in Table 5-31, Springfield needs to 
plan for additional group quarters. The analysis assumes the City will add 
29 I persons in group quarters between 2010 and 2012.The City will need to add a 
similar number of group quarter units during this period. Assuming that group 
quarters achieve densities comparable to multifamily units, the City will need 
approximately 19 gross residential acres for these units (291 divided by 15.3 units 
per gross acre). The majority of these units will probably be residential care 
facilities which are permitted as a discretionary use in the Low Density residential 
designation and a special use in the Medium- and High-Density designations. 
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Supply and Demand 
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This chapter summarizes from data and analysis presented in Chapters 2 
through 5 to compare "demonstrated need" for vacant buildable land with the 
supply of such land currently within the Springfield UGS and city limits. Chapter 
2 described the policy frameworlc, Chapter 3 described land supply, Chapter 4 
described historical development patterns, and Chapter 5 described residential 
land needs. 

The following section estimates land needed for other uses; the chapter 
concludes with a comparison of land supply and land demand for the 20 I 0-2030 
time period. 

TOTAL RESIDENTIAL LAND NEED, 2010-2030 

AT 

This section estimates total residentiallaod need for the period between 20 I 0 
and 2030. In additional to land needed for new residential units, it estimates land 
needed for parks, public facilities, and other semi-public uses to arrive at an 
estimate of total need for land designated for residential purposes. 

LAND NEEDED FOR NEW RESIDENTIAL DWELLING UNITS 

Chapter 5 presented estimates of land needed for new residential dwellings 
(see Tables 5-30 and 5-31). Table 6-1 summarizes land needed for new housing 
by plan designation for the 2010-2030 period. Note that group quarters is a 
separate category that can locate in any plan designation. 

Table 6-1. Land needed for new housing by plan 
designation, Springfield UGB, 2010-2030 
Plan Designation DU GrossAc 

• en I e enla 3316 732 

e m- en t e enta 1635 147 

H h- en I e enta e • e no 36 

a Ie 291 19 

Total 6,211 936 

ce Ta e 5-31 

LAND NEEDED FOR OTHER USES 

Cities need to provide land for uses other than housing and employment. 
Public and semi-public facilities such as schools, hospitals, governments, utilities, 
churches, parks, and other non-profit organizations will expand as population 
increases. Many commnnities have specific standards for parks . School districts 
typically develop population projections to forecast attendance and need for 
additional facilities. All of these uses will potentially require additional land as a 
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city grows. Land needed for other uses was not addressed in the Springfield 
Economic Opportunities Analysis. Thus, all other land needs are addressed in this 
document, and allocated to plan designations. That allocation includes significant 
needs that will occur in non-residential plan designations-particularly the Parks 
and Open Space designation. 

This section considers other uses that consume land and must be included in 
land demand estimates. Demand for these lands largely occurs independent of 
market forces. Many can be directly correlated to population growth. For the 
purpose of estimating land needed for other uses, these lands are classified into 
three categories: 

• Lands needed for public operations and facilities. This includes lands for 
city offices and maintenance facilities, schools, state facilities, substations, 
and other related public facilities. Land needs are estimated using acres 
per 1,000 persons for all lands of these types. 

• Lands needed for parks and open space. The estimates use a parkland 
standard of 14 acres per 1,000 persons based on the level of service 
standard established in the Willamalane Park and Recreation 
Comprehensive Plan, which projected need for parkland in Springfield 
between 2002 and 2022. 

• Lands needed for semi-public uses. This includes hospitals, churches, non­
profit organizations, and related semi-public uses. The analysis includes 
land need assumptions using acres per 1,000 persons for all lands of these 
types. 

Table 6-2 shows land in public and semi-public uses by type. The data show a 
total of 1,636 acres in public and semi public uses in the Springfield UGB in 
2009. This equates to 24.8 acres per 1,000 persons. 

Table 6-2. Summary of public and semi-public land need by type, 
Springfield UGB, 2010-2030 

Assumed 
Acres I Need Estimated 

1000 (AC/l000 Acres 2010-

Type of Use Acres Persons Persons) 2030 

e nment 581 88 30 44 

t te 134 20 20 30 

a 563 85 140 357 
ch 277 42 09 14 
h ch ha Ie Ihe 81 1 2 1 2 18 
Total 1636 247 21 1 463 

ce I n e ata ana E Ih e I 

Table 6-2 shows that there will be an additional need of about 463 acres of 
land for all new public and semi-public uses or 21.1 acres per 1,000 people 
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between 20 I ° and 2030. The information in Table 6-2 is based on the following 
assumptions: 

o Government land in 2007 includes a 27 I -acre site that is owned by the 
Bureau of Land Management (BLM) and the I IS-acre Booth-Kelly 
mixed-use site. Not including these sites, Springfield has 195 acres of 
government land or 3.0 acres per 1,000 people. The assumed land need 
for 2010 to 2030 is 3.0 acres per 1,000 people, assuming that the 
City's land need will not include more sites like the BLM or Booth­
Kelly site. 

o Park land needs are based on the level-<>f-service established in 
Willamalane's parks plan of 14 acres per 1,000 persons, which will 
require 207 new acres of par1cland. In addition, park land includes need 
for 150 acres of par1cland for need identified in the Park and 
Recreation Comprehensive Plan and to serve residents that moved to 
Springfield between 2002 and 2008. ~ 

o Schooliand needs are based on the fact that the Springfield School 
District will need to add one 14 acre site in the Jasper-Natron area over 
the planning period." The land need ofO.9 acres per 1,000 persons was 
based on population growth and the District's need for one 14 acre 
site. 

o Land needs for utilities, recreation, and churches/charities/other are 
based on maintaining the same ratio of acre to population as currently 
exists for these land uses. 

The next step in determining other land needs is to allocate the land needs to 
plan designations. Table 6-3 shows existing public and semi-public land use in 
2009 based on Springfield tax lot data and land use data from the Lane Council of 
Governments. The results show that categories of land use are spread across plan 
designations, but tend to cluster in the appropriate plan designations. For example, 
the majority of park lands (62%) are in the Parks and Open Space designation, or 
the majority of government lands (85%) are in the Government plan designation. 

U According to Greg Hyde, the Planning and Development Manager with the WiJlamala.oe Park. & Recreation District, Springfield acquired 
31 acres of park land between 2002 and 2008. The Pari and Recrealion Comprehensive Plan ideotified a deficit of 130 acres to serve 
population in 2002 (at the 14 acres per 1,000 person level of service). That deficit was reduced to 93 acres with the addition of the 37 acres 
ofparkJand. In addition, Springfield's popUlation grew by 4,095 people between 2002 and 2008, resulting in an additional need for 57 acres 
ofpark.land. Together, Springfield has a need for 150 acres ofparldand to serve the City's population in 2008 at the 14 acres per 1,000 
person level of service. 

1& According to Jeff DcFraoco, the Springfield Public Schools Director of Communications and Facilities, the school district has one 14-
acre site that will be sold (the Rainbow (Chase) Property). The City owns a 6S-acre site io East Springfield has no S<Mces. The District 
owns a 1 5-acre site in the Clear Water &Tea that is outside oftbe UGS, wruch will be developed when there is more residential development 
in the area. 
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Table 6-3. Summary of existing public and semi-public lands by plan 
designation and use, 2009 

land Use 
Public 

Rellgiousl (Includes 
Plan Desillnalion Schools Government Charitable Parks) Utilities Total 
Acres 

en t e ent a 155 22 48 81 28 334 
e m en t e ent a 9 7 0 18 

H h en t e ent a 3 0 0 0 2 5 
a en ace 0 66 5 361 43 475 
the an e nat n em 94 490 20 141 59 804 

Total 261 578 81 582 134 1636 
Percent of Acres 

E 

en t e enta 59 4 60 14 21 20 
e m en I e ent a 3 0 9 0 1 

H h en I e ent a 0 0 0 2 0 

a en ace 0 11 6 62 32 29 

lhe an e nat n em 36 85 25 24 44 49 

Total 100% 100% 100% 100% 100% 100% 

ce n e ala an e ata ana E til e I 

The data in Table 6-3 provides a basis for allocating public and semi-public 
land needs to plan designations. Table 6-4 shows the allocation of public and 
semi-public land need to plan designations. Based on the data in Table 6-3, the 
City assumes the following public and semi-public needs by plan designation: 

• With the exception of parks, all public and semi-public land needs will 
follow the existing distribution by plan designation (as show in Table 6-3) 

• Most parks will locate in the parks and open space designation. The 
allocation assumes that it is in the public interest for parks to mostly be 
located in the Parle and Open Space designation, with a few smaller parks 
located in residential designations that service neighborhoods. The City 
assumes the following distribution for parks: 

th e t 

• 80% will locate in the parks and open space designation 

• 14% will locate in low-density residential 

• 4% will locate in medium-density residential 

• 2% will locate in high-density residential 
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Table 6-4. Public and semi-public land needs by use and plan 
designation, 2010-2030 

Pia n Designation 
Public/semi-public use LOR 1\,11 OR HOR P/OS GovtJEmp Total 

e nment 2 0 0 5 37 

t t e 6 0 0 9 15 

a 50 14 7 286 0 

ch 8 0 0 0 5 

h ch ha te the 11 2 0 1 5 

Total n 17 7 300 62 

ce n e ata an e ala ana E th e t 

BUILDABLE LAND INVENTORY AND CAPACITY 

The capacity of residential land is measured in dwelling units and is 
dependent on densities allowed in specific zones as well as redevelopment 
potential. In short, land capacity is a function of buildable land and density. 

44 

30 

357 

14 

18 

463 

The buildable lands inventory indicates that Springfield has about 1,447 acres 
of vacant and partially-vacant residential land and an additional 21 acres in the 
Glenwood mixed-use refinement plan area (these acres were included in the 
commercial and industrial lands inventory and are included here only for the 
purpose of estimating residential capacity)." This yields a total of 1,468 buildable 
acres. 

Table 6-5 provides an estimate of how much housing could be accommodated 
by those lands based on the needed densities identified in Table 5-30 after making 
deductions for development constraints. It includes capacity for areas with 
approved master plans that were not included in the acreage estimates. This 
includes Marcola Meadows (518 dwellings in the MDR designation) and 
RiverBend (730 dwellings in the MDR designation). Total residential capacity 
includes capacity for redevelopment, which is assumed as 5% of needed new 
dwellings, or 296 dwellings. The basis for this assumption is presented in Chapter 
4. Table 6-5 shows that Springfield has capacity for 9,018 dwelling units within 
the existing UGB. 

27 Capacity in the Glenwood mixed-use area was calculated as follows: 21 buildable acres (45% of the 47-acre site; the policy requires 30% 
to 60% of the site be used for housing) multiplied by 15 dwelling units per gross acre equals 317 dwelling units. minus 47 dwelling units 
that would be displaced from the River Bank Mobile Home Park equals 270 dwelling units. 
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Table 6-5. Estimated residential development capacity, 
Springfield UGB, 2009 

Residential Percent 
Buildable Capacity of 

Plan Designation Acres (DU) Capacity 

en I e ent a 1 301 5379 60 

e m en I e ent a 128 2718 30 

H h en I e ent a 18 355 4 

e - e en 21 270 3 

e e e ment na 296 3 
Total 1,468 9,018 1000/. 

ce n e e enta B I ana E th e I 
Ie E lmate e enta e e ment ca act nc e Ie th 

a e rna te an eBen -730 an a c a ea -518 
A th ca act nlhe e m en I e enta an e nat n 

COMPARISON AND CONCLUSIONS 

Table 6-6 shows the capacity for residential development by plan designation. 
The results show that, not considering other land needs (public and semi-public), 
Springfield has an ovetall surplus of residential land. The Springfield UGB has 
enough land for 9,018 new dwelling units. The housing needs forecast projects a 
need for 5,920 dwelling units and 291 group quarter dwellings, or 6,211 total 
dwellings. The 291 group quarter dwellings are evenly allocated between the 
Medium-Density and High-Density residential designations. 

Table 6-6. Residential capacity for needed dwelling units by plan designation, 
Springfield UGB, 2010-2030 

2 3 4 5 6 7 

Housing Housing 
land Surplusl 

Needed Need Deflclt 
Surplusl Density (Gross (Gross 

Plan Desil!nation Need (OU) Capacity (OU) Deficit (OU) (DU/GRA) Acres) Ac) 

en I e enta 3316 5379 2063 45 -455 455 

e m en I e enta 1982 3136 1154 125 -93 93 

H h en I e enta 914 503 -411 200 21 -21 

Total 6,211 9,018 2,807 -527 527 

ceE th e I 
mn Ie 

1 an e nal n 
2 ee. e n an e nat n ta e 5-30 
3 a act an e nal n ta e6-2 Ie ca act nc e ca act nrna te anne aea 

en aeaea e en an H nc e ca act e e e ment 
4 a act c mn 3 mn 

B 
ee c mn 2 te ate n m e en te en h ca ae t th n the e t n 

5 ee e 
6 T la a 
7 

a e70 E 

en m ttm ae62 
t na an nee e a e ct e tEa -c mn 4 e 
e ct ae e ne at e mean aBe an n E 8 
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The last step in the analysis is to add in public and semi-public land needs. 
Table 6-7 shows the reconciliation of land need and supply. The results show that 
Springfield has an overall surplus of residential land, hut has deficits in the High­
Density Residential and Parks and Open Space categories. 

Table 6-7. Reconciliation of land need and supply, Springfield UGB, 
2010 

Residential 
Land Public/Semi· 

SurpluslDeficit Public Land Total Surplus! 
Plan Designation (From Table «H;) Need Deficll 

en t e ent a 455 77 378 

e m en t e ent a 93 17 76 

H h en I e ent a -21 7 -28 

a an en ace 300 -300 

e nment Em menl 62 ellh h an nee n E A 

Total 527 463 126 

ceE thel 

The results lead to the following fmdings: 

• The Low Density Residential designation has a surplus of approximately 
378 gross acres. 

• The Medium Density Residential designation has a surplus of 
approximately 76 gross acres. 

• The High Density Residential designation has a deficit of approximalely 
28 gross acres. At a minimum, the City will meet the deficit of 411 
dwellings (21 acres) through land its redevelopment strategies in 
Downtown and Glenwood. The additional seven acres of public/semi­
public land is intended to provide public open space for the higher density 
development, as well as any needed public facilities. This need could 
potentially be met through a variety of approaches-from designating 
seven additional acres high-density residential to ensuring that land 
designated park and open space is provided adjacent to high density 
residential developments. 

• The Parks and Open Space designation has a defiCit of300 acres. This 
need does not imply that the City should expand the UGB for parks and 
open space. The City has a surplus of buildable lands in the low and 
medium density residential plan designations that can provide land for 
future parks within those designations, consistent with the objectives of 
the adopted Park and Recreation Comprehensive PIan. A portion of the 
parks and open space need can also be met on residentially designated 
land that has constraints and therefore is not counted as buildable acres 
(e.g., ridgeline trail systems). Since no surplus ofland designated for high 
density residential uses exists, the 21-acre high density residential plan 
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designation deficit has been increased by seven (7) acres to provide 
parldand immediately adjacent to the proposed high density residential 
district. 

• Government and employment land needs will be met through existing 
lands or land needs identified in the Springfield Economic Opportunities 
Analysis. 
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WHAT IS AFFORDABLE HOUSING? 

The teI1llS "affordable" and " low-income" housing are often used 
interchangeably. These teI1llS, however, have different meanings: 

• Affordable housing refers to households' ability to find housing within 
their financial means. Households that spend more than 30% of their 
income on housing and certain utilities are considered to experience cost 
burden." As such, any household that pays more than 30% experiences 
cost burden and does not have affordable housing. Thus, affordable 
housing applies to all households in the community. 

• Low-income housing refers to housing for "low-income" households. 
HUD considers a household low-income if it earns 80% or less of median 
family income. In short, low-income housing is targeted at households that 
earn 80% or less of median family income. 

These definitions mean that any household can experience cost burden and 
that affordable housing applies to all households in an area. Low-income housing 
targets low-income households. In other words, a community can have a housing 
affordability problem that does not include only low-income households. 

It is important to underscore the point that many households that experience 
cost burden have jobs and are otherwise productive members of society. A 
household earning 80% ofmedian family income in Springfield earns about 
$39,000 annually-{)r about $18.50 per hour for a full-time employee. The 
maximum affordable purchase price for a household earning $39,000 annually is 
about $120,000. Depending on household size, many of these households are 
eligible for government housing assistance programs. 

In summary, any household can face housing affordability problems. Because 
they have more limited financial means, the incidence of cost burden is higher 
among low-income households. Statewide planning Goal 10 requires cities to 
adopt policies that encourage housing at price ranges commensurate with 
incomes. In short, state land use policy does not distinguish between households 
of different income levels and requires cities to adopt policies that encourage 
housing for all households. 

21 Cost burden is a concept used by HUn. Utilities included with housing cost include electricity, gas, and water, but do not include 
telephone expenses. 
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WHAT OBJECTIVES DO HOUSING POLICIES TYPICALLY TRY TO 
ACHIEVE? 

The Practice of State and Local Planning" classifies goals that most 
government housing programs address into four categories: 

• Community life. From a community perspective, housing policy is 
intended to provide and maintain safe, sanitary, and satisfactory housing 
with efficiently and economically organized community facilities to 
service it. In other words, housing should be coordinated with other 
community and public services. Although local policies do not always 
articulate this, they are implicit in most local goverrunent operations. 
Comprehensive plans, zoning, subdivision ordinances, building codes, and 
capital improvement programs are techniques most cities use to manage 
housing and its development. Local public facilities such as schools, fire 
and police stations, paries, and roads are usually designed and coordinated 
to meet demands created by housing development. 

• Social and equity concerns. The key objective of social goals is to reduce 
or eliminate housing inadequacies affecting the poor, those unable to find 
suitable housing, and those discriminated against. In other words, 
communities have an obligation to provide safe, satisfactory housing 
opportunities to all households, at costs they can afford, without regard to 
income, race, religion, national origin, family structure, or disability. 

• Design and environmental quality. The location and design of housing 
affect the natural environment, residents' quality of life, and the nature of 
community life. The objectives of policies that address design and 
environmental quality include neighborhood and housing designs that 
meet: household needs, maintain quality of life, provide efficient use of 
land and resources, reduce environmental impacts, and allow for the 
establishment of social and civic life and institutions. Most communities 
address these issues through local building codes, comprehensive land use 
plans, and development codes. 

• Stability Of production. Housing is a factor in every community's 
economy. The cyclical nature of housing markets, however, creates 
uncertainties for investment, labor, and builders. The International City 
Manager' s Association suggests that local government policies should 
address this issue--most do not. Moreover, external factors (e.g. interest 
rates, cost of building materials, etc.) that bear upon local housing markets 
tend to undermine the effectiveness of such policies. 

Despite the various federal and state policies regulating housing, most housing 
in the U.S. is produced by private industry and is privately owned. While the land 

2'7 The Practice a/Local Government Planning, r Edition, International City Managers Association, 1988. 
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use powers of local government have been an important factor in the production 
of housing, the role of local government has largely focused on regulation for 
public health and safety and provision of infrastructure. More recently, awareness 
has grown regarding the impact policies and regulations have had on tbe other 
aspects of community life such as costs of transportation and other infrastrucrure, 
access of residents to services and employment, and social interactions. 

DEMAND VERSUS NEED 

n e H 

The language of Goal 10 and ORS 197.2% refers to housing need: it requires 
communities to provide needed housing types for households at all income levels. 
GoallO's broad definition of need covers all households-from those with no 
home to those with second homes. State policy, however, does not make a clear 
distinction between need and demand. Following is our definition, which we 
believe to be consistent with definitions in state policy: 

• Housing need can be defined broadly or narrowly. The broad definition is 
based on the mandate of Goal 10 that requires communities' plan for 
housing that meets the needs of households at all income levels. Thus, 
Goal 10 implies that everyone has a housing need because everyone needs 
housing. However, definition used by public agencies that provide housing 
assistance (primarily the Department of Housing and Urban Development 
- HUD, and the Oregon Housing and Community Services Department -
HCS) is more narrow. It does not include most of the households that can 
purchase or rent housing consistent with the requirements of their 
household size for a price that is affordable. Households that cannot find 
and afford such housing have need: they are either unhoused, in housing 
of substandard condition, overcrowded, or paying more than their income 
and federal standards say they can afford. 

• Housing market demand is what households demonstrate they are willing 
to purchase in the market place. Growth in population leads to a growth in 
households and implies an increase in demand for housing units that is 
usually met primarily by the construction of new housing units by the 
private sector based on developers' best judgments about the types of 
housing that will be absorbed by the market ORS 197.296 includes a 
market demand component: buildable land needs analyses must consider 
the density and mix of housing developed over the previous five years or 
since their most recent periodic review, whichever is greater. 

In short, a housing needs analysis should make a distinction between housing 
that people might need (housing needs) and what the market will produce 
(housing market demand). 

Figure A-I shows a schematic that distinguishes between housing needs that 
are unmet and those that are met via market transactions. All housing need is the 
total number of housing units required to shelter the population. In that sense, it is 
approximately the number of households: every household needs a dwelling 
place. But some of that need is met through market transactions without much 
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government intervention because households have the income to demand 
(purchase) housing services (as owners or renters). That demand is shown in the 
box on the right. Other households, however, have needs unmet, usually because 
they lack the resources to purchase housing services (financial need), but because 
of special needs as well (though, even here, the issue is still one of financial 
resources). 

Figure A-1. Relationship between housing need and housing demand 
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Most housing market analyses and housing elements of comprehensive plans 
in Oregon make forecasts of new demand (what housing units will get built in 
response to market forces). Work by housing authorities is more likely address 
housing need for special classes, especially low-income. It is the role of cities 
under Goal 10 to adopt and implement land use policies that will encourage 
provision of housing units that meet the needs of all residents. 

It is unlikely that housing markets in any metropolitan area in the US provide 
housing to meet the needs of every household. Even many upper-income 
households probably believe they "need" (want) more housing than their wealth 
and income allows them to afford. Goal 10 does not require communities address 
the housing "want" of residents. 

More important, however, are more basic housing needs. At the extreme there 
is homelessness: some people do not have any shelter at all. Close behind follows 
substandard housing (with health and safety problems), space problems (the 
structure is adequate but overcrowded), and economic and social problems (the 
structure is adequate in quality and size, but a household has to devote so much of 
its income to housing payments that other aspects of its quality of life suffer) . 
Location can also be a burden-households that live further from work and 
shopping opportunities will have to spend more money on transportation. 
Moreover, while some new housing is government-assisted housing, public 
agencies do not have the financial resources to meet but a small fraction of that 
need. New housing does not, and is not likely to, fully address all these needs 
because housing developers, like any other business, typically try to maximize 
their profits. 
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In fact, many ofthose needs are much more likely to be satisfied by existing 
housing: the older, used stock of structures that is usually less expensive per 
square foot than new housing. Thus, forecasting the type of new units that might 
be built in a region (by type, size, and price) is unlikely to bear any relationship to 
the type of housing to which most people with acute housing needs will turn to 
solve their housing problems. One key reason for this is the dynamics associated 
with housing construction. The cost of building new housing is largely prohibitive 
for building dwelling units affordable to low-income households. This "trickIe­
down" effect is well known among housing specialists. In most communities a 
quick comparison of new home prices with income distributions will underscore 
the fact that developers tend to focus on the move-up market and not on entry­
level housing. 

Viewed in the light of those definitions (e.g., housing demand and housing 
need), the requirements of Goal 10 need clarification. Goal 10 mandates that 
communities plan for housing that meets the needs of households at all income 
levels. Thus, Goal 10 implies that everyone has a housing need. As we have 
noted, however, it is hard to justify spending public resources on the needs of 
high-income households: they have the income to purchase (demand) adequate 
housing services in the housing market. The housing they can afford may not be 
everything they want, but most policymakers would agree that the difference does 
not classify as the same kind of need that burdens very-low-income households. 

This study is not the place to resolve debates about definitions of housing 
need and the purposes of Goal 10. Here are our assumptions about the distinction 
between demand and need in the rest of this study: 

• Our analysis of need addresses the Goal 10 requirements regarding 
financial need (ability to obtain housing) as they relate to future 
households and to those households whose circumstances suggest that 
they will have special problems in finding adequate and affordable 
housing services. That analysis occurs after, and largely independent of, 
the forecast of new housing that is likely to be built to supply effective 
demand. 

• Our forecast includes a comparison of demand for new housing: what kind 
of housing of what type is likely to get built in the region over the next 20 
years. The baseline forecast is the housing "demand" forecast, the 
alternative forecast is the housing "need" forecast. 

In summary, Goal 10 intends that cities identify housing need and develop a 
land use policy framework that meets identified needs. One of the key issues that 
gets addressed in a housing needs analysis is to determine how much land is 
needed for different housing types, and therefore must be designated for different 
housing types. Providing sufficient land in the proper designations is one of the 
most fundamental land use tools local governments have to meet housing need. 

n ee Ana E th e t A 2011 a e 77 

Attachment 4-87 



a e78 E th e t A · 2011 

Attachment 4-88 

EXHBIT B-88 

AT neH nee Ana 



Appendix B 

-EXHBIT 8-89 

National Housing Trends 

The ovelView of national, state, and local housing trends builds from previous 
work by ECO and conclusions from The State of the Nation's Housing, 2008 
report from the Joint Center for Housing Studies of HaIVard University. The 
HalVard report summarizes the national housing outlook for the next decade as 
follows: 

"Housing markets contracted for a second straight year in 2007. The 
national median single-family home price fcll in nominal terms for the 
first time in 40 years of recordkeeping, leaving several million 
homeowne~ with properties worth less than their mortgages. With the 
economy softening and many home loans resetting to higher rates, an 
increasing number of own= had difficulty keeping current on their 
payments. Mortgage performance-especially on subprime loans with 
adjustable rates---eroded badly. Lende~ responded by tightening 
underwriting standards and demanding a higher risk premium, 
accelerating the ongoing slide in sales and starts. 

"It is still uncertain how far, and for how long, the housing crisis will 
drive down household growth. Regardless, given the solid underpinnings 
of long-term demand-including the recent strength of immigration and 
the aging of the echo-boom generation into young adulthood-household 
growth will piek up again once the eeonomy recovers. But if the nation 
suffe~ a prolonged economic downturn that results in lower immigration 
and more doubling up, household growth in 2010-2020 may fall short of 
the 14.4 million level currently projected. 

This evaluation presents a bleak outlook for housing markets and for 
homeownership in the short-term brought on by the subprime mortgage crisis. 
However, the image painted of the future looks brighter, as the increase in 
housing demand is naturally induced by the growth of the population in the 
necessary age groups. 

n nten nh me ne h an eman 

Last year (2007) was a continuation of the significant departure from the 
recent housing boom that had lasted for 13 consecutive years (1992-2005). While 
strength in early 2005 pushed most national housing indicators into record 
territory, the market began to soften and sales slowed in many areas in the latter 
halfof2005. By 2006, higher prices and rising interest rates had a negative 
impact on market demand. Investor demand, home sales and single-family starts 
dropped sharply. Growth in national sales prices also slowed. By 2007 and early 
2008, housing market problems had reached the rest of the economy, resulting in 
a nationwide economic slowdown and fear of recession. After 12 successive years 
of increases, the national homeownership rate slipped in 2005, again in 2006 to 
68.8%, and again in 2007 to 68.1 %. 
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The Joint Center for Housing Studies concludes that the cooling housing 
market in 2006 had an immediate impact on homeownership. Increasing interest 
rates and decreasing housing affordability contributed to the recent market 
correction. Homebuilders could not react quickly enough to changing market 
conditions, resulting in an oversupply of housing and a rising inventory of unsold 
homes. The Joint Center for Housing Studies predicts that once the corrections 
made to work off the housing oversupply and prices start to recover, a return to 
traditional mortgage products and the strength ofnatural demand will invigorate 
the homeownership rate. The long-term market outlook shows that 
homeownership is still the preferred tenure. Over the next decade, 88% of net 
household growth is expected to come from gains in the number of homeowners. 
While further homeownership gains are likely during this decade, they are not 
assured. Additional increases depend, in part, on finding ways to ease the 
difficulties faced by low and moderate income households in purchasing a home. 
I! also rests on whether the conditions that have led to homeownership growth can 
be sustained. 

From 2000 to 2005 housing starts and manufactured home placements 
appeared to have been roughly in line with household demand. In 2005, with 
demand for homes falling but construction coming off record levels, the surplus 
of both new and existing homes was much higher than in recent years, In late 
2007 and early 2008, the excess supply of new single-family homes retreated by 
about 12%, though the simultaneous drop in sales left the supply at 11 months, a 
figure not seen since the 1970s. This resulted in a strong buyer's market, leaving 
many homes lingering on the market and forcing many sellers to accept prices 
lower than what they were expecting. The Joint Center for Housing Studies 
predicts the oversupply will eventually balance as housing starts continue to fall, 
lower prices motivate unforeseen buyers, and the rest of the economy begins to 
recover. 

The Joint Center for Housing Studies indicates that demand for new homes 
could total as many as 14.4 million units nationally between 2010 and 2020. 
Nationally, the vast majority of these homes will be built in lower-density areas 
where cheaper land is in greater supply. People and jobs have been moving away 
from central business districts (CBDs) for more than a century: the number of the 
country's largest metropolitan areas with more than half of their households living 
at least 10 miles from the CBD has more than tripled from 13 in 1970 to 46 in 
2000; in six metropolitan areas more than a fifth of households live at least 30 
miles out. While people older than 45 years are generally continuing to move 
away from CBDs, younger people have begun to move nearer to CBDs. 

The Joint Center for Housing Studies also indicates that demand for higher 
density housing types exists among certain demographics. They conclude that 
because of persistent income disparities, as well as the movement of the echo 
boomers into young adulthood, housing demand may shift away from single­
fam.ily detached homes toward more affordable multifamily apartments, town 
homes, and manufactured homes. Supply-side considerations, however, outweigh 
these demographic forces. 
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Conditions that had previously bolstered the housing market and promoted 
homeownership weakened in 2005 and eroded further in 2006 and 2007, 
Increasing interest rates and weakening housing prices combined to slow the 
housing llllIIket. In 2007, new home sales were down 40% from the record 2005 
level, and existing home sales were down 20%, Regionally, using housing permits 
issued as a proxy for new home ownership, Lane County's issued housing permits 
fell between 25% and 50% between 2005 and 2007, 

Figure B-1. Change in housing permits issued by county, U.S., 2005-2007 
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Figure B-2. Change in housing permits issued by county, Oregon, 
2005-2007 
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According to the Joint Center for Housing Studies, immigration will playa 
key role in accelerating household growth over the next 10 years. Between 2000 
and 2006, immigrants contributed to over 60% of household growth. Minorities 
will account for 68% of the 14.6 million projected growth in households for the 
2005 to 2015 period. Immigrants now comprise a growing share of young adults 
and children in the United States. Twenty percent of Americans ages 25-34 are 
foreign bom, and an additional 9% are second generation Americans. Members of 
this generation will probably earn more than their parents becoming an even 
grealer source of housing demand in the corning decades. 

The Joint Center for Housing Studies suggests that an aging population, and 
of baby boomers in particular, will drive changes in the age distribution of 
households in all age groups over 55 years. A recent survey of baby boomers 
showed that more than a quarter plan to relocate into larger homes and 5% plan to 
move to smaller homes. Second home demand among upper-income homebuyers 
of all ages also continues to grow. Households aged 50 to 69 are expected to 
account for the purchase of nearly half a million second homes between 2005 and 
2015. 
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People prefer to remain in their community as they age.~ The challenges that 
senior.; face as they age in continuing to live in their community include: changes 
in healthcare needs, loss of mobility, the difficulty of home maintenance, financial 
concerns, and increases in property taxes." Not all of these issues can be 
addressed through housing or land-use policies. Communities can address some 
of these issues through adopting policies that: 

• Diversify housing stock to aHow development of smaller, 
comparatively easily maintained houses in single-family zones, such 
as single story townhouses, condominiums, and apartments. 

• Allow commercial uses in residential zones, such as neighborhood 
markets. 

• AHow a mixture of housing densities and structure types in single­
family zones, such as single-family detached, single-family attached, 
condominiunas, and apartments. 

• Promote the development of group housing for seniors that are unable 
or choose not to continue living in a private house. These facilities 
could include retirement communities for active senior.;, assisted 
living facilities, or nursing homes. 

• Design public facilities so that they can be used by senior.; with limited 
mobility. For example, design and maintain sidewalks so that they can 
be used by people in wheel chairs or using walkers. 

H me enta ten 

Nationally, the rental market continues to experience growth, adding 2 million 
rental households from 2004 to 2007. Demand strengthened in every region 
except the Northeast. Vacancy rates in the West continue to decline, leading to 
strong increases in rental rates. Over the longer term, the Joint Center for Housing 
studies expects rental housing demand to grow by 1.8 million households over the 
next decade. Minorities will be responsible for nearly all of this increased 
demand. The minority share of renter households grew from 37% in 1995 to 43% 
in 2005. The minority share is forecast to exceed 50% of renter households in 
2015. Demographics will also playa role. Growth in young adult households will 
increase demand for moderately priced rentals, in part because echo boomers will 
reach their mid-20s after 2010. Meanwhile growth among those between the ages 
of 45 and 64 will lift demand for higher-end rentals. Given current trends in home 
prices and interest rates, conditions will become increasingly favorable for rental 
markets in the coming years. 

:ro A survey conducted by the AARP indicates that 90% of people 50y~ and older want to stay in their current home and community as 
they age. See http://www aarp.org/research. 

31 "Aging in Place: A toolkit for Local Govenuneots" by M. Scott Ball. 
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Despite only modest increases in rents in recent years, growing shares of low­
and moderate-wage workers, as well as seniors with fixed incomes, can no longer 
afford to rent even a modest two-bedroom apartment anywhere in the country. In 
2006, one in three American households spent more than 30% of income on 
housing, and more than one in seven spent upwards of 50%. The national trend 
towards increased rent to income ratios is mirrored regionally in that a salary of 
two to three times the 2007 Federal minimum wage 0['$5.85 is needed to afford 
rents in Lane County (see "Figure B-3). 

According to the Joint Center for Housing Studies, these statistics understate 
the true magnitude of the affordability problem because they do not capture the 
tradeoffs people make to hold down their housing costs. For example, these 
figures exclude the 2.5 million households that live in crowded or structurally 
inadequate housing units. They also exclude the growing number of households 
that move to locations distant from work where they can afford to pay for 
housing, but must spend more for transportation to work. Among households in 
the lowest expenditure quartile, those living in affordable housing spend an 
average of $1 00 more on transportation per month than those who are severely 
housing cost-burdened. With total average monthly outlays of only $1,000, these 
extra travel costs amount to 10 percent of the entire household budget. 

Figure B-3. Hourly wages needed to afford rent by county, U.S., 2008 
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Despite widespread falling house prices, affordability problems have not 
improved significantly. A median-priced single-family home under conventional 
tenos in 2007 (10% downpayment and 30-year fixed rate loan) only costs $76 per 
month and $1,000 downpayment less than a house bought in 2006, the year in 
which the sales prices of single-family homes were at their highest real price in 
history. Only 17 of the 138 National Association of Realtors-covered 
metropolitan areas have lower costs in 2007 than they did in 2003 when interest 
rates were bottomed out. 

With low-wage jobs increasing and wages for those jobs stagnating, 
affordability problems will persist even as strong fundamentals lift the trajectory 
of residential investment The number of severely cost-burdened households 
(spending more than 50% of income on housing) increased by almosl4 million 
households from 200 I 10 2006, 10 a total of nearly 18 million households in 2005. 
Nearly 40% of low-income households with one or more full-time workers are 
severely cost burdened, and nearly 60% oflow-income households with one part­
time worker are severely cost burdened. The Joint Center for Housing Studies 
points to widening income disparities and decreasing federal assistance as two 
factors exacerbating the lack of affordable housing. While the Harvard report 
presents a relatively optimistic long-run outlook for housing markets and for 
homeownership, it points to the significant difficulties low- and moderate-income 
households face in rmding affordable housing, and preserving the affordable units 
that do exist. 

Ten nH n ha acte t c 

The U.S Bureau of Census Characteristics of New Housing Report presents 
data that show trends in the characteristics of new housing for the nation, state, 
and local areas. Several trends in the characteristics of housing are evident from 
the New Housing Report: 

• Larger single-family units on smaller lots. Between 1997 and 2007 the 
median size of new single-family dwellings increased 15%, from 
1,975 sq. ft. to 2,277 sq. ft. nationally and 18% in the western region 
from 1,930 sq. ft. to 2,286 sq. ft. Moreover, the percentage of units 
under 1,200 sq. ft. nationally decreased from 8% in 1997 to 4% in 
2007. The percentage of units greater than 3,000 sq. ft. increased from 
15% in 1997 to 26% of new one-family homes completed in 2007. In 
addition to larger homes, a move towards smaller lot sizes is seen 
nationally. Between 1994 and 2007 the percentage of lots under 7,000 
sq. ft. increased by 13% from 29% of lots to 33% of lots. A 
corresponding 4% decrease in lots over 11,000 sq. ft. is seen. 

• Larger multifamily units. Between 1999 and 2007, the median size of 
new multiple fumily dwelling units increased by 15%. The percentage 
of multifamily units with more than 1,200 sq. ft. increased from 26% 
to 47% in the western region and from 28% to 50% nationally. The 

n ee Ana E th e t A 2011 a e85 

Attachment 4-95 



aeB6 E 

EXH81T 8-96 

percentage of units with less than 600 sq. ft. stayed at 1% both 
regionally and nationally. 

• More household amenities. Between 1994 and 2007 the percentage of 
single-family units built with amenities such as central air 
conditioning, fireplaces, 2 or more car garages, Or 2 or more baths all 
increased. 1be same trend in increased amenities is seen in multiple 
family units. 

A clear linkage exists between demographic characteristics and housing 
choice. This is more typically referred to as the linkage between life-cycle and 
housing choice and is documented in detail in several publications. Analysis of 
data from the Public Use Microsample (PUMS) in the 2000 Census to describe 
the relationship between selected demographic characteristics and housing choice. 
Key relationships identified through this data include: 

th e t 

• Homeownership rates increase as income increases; 

• Homeownership rates increase as age increases; 

• Choice of single-family detached housing types increases as income 
increases; 

• Renters are much more likely to choose multiple family housing types 
than single-family; and 

• Income is a stronger determinate of tenure and housing type choice for 
all age categories. 
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211069 - Planner 

RECRUITMENT ANNOUNCEMENT LANE COUNTY, OREGON 

Lane County Human Resources Office Hours: 1 Dam - 5pm Recorded Job Info: 541-682-4473 
JobS@co.lane.or.us 125 E. 8th Ave , Eugene OR 97401 Monday through Friday 

541-682-3665 www.lanecounty.orgljobs 

Lane County is an Equal Opportunity Employer and complies with the ADA. 
Individuals from diverse cultures arl! stron I encoura ed to consider this career 0 ortuni , 

WORKING TITLE I TITLE (JOBCODE) 

Planner (J025) 

Job Posting #: 211069 

Department I Division 

Public Works I Land Management 
Compensation 

$40,581 - $56,264 I year 
Exempt or Non-Exempt 

Exempt 
Schedule 

M-F, 8:00 am - 5:00 pm 

Hours per Week 

40 

This position is AFSCME Represented 

Opens: May 8, 2011 

Closes: May 23, 2011 @5pm-PT 
Completed application materials must be 
received in our office by the time and date 
specified in order to be considered for this 
position. 

Education: 
Equivalent to a Bachelor's degree from an 
accredited college or university with major 
course work in planning or a related field. 

Experience: 
One year of responsible professional planning 
experience. 

Substitution: 
An equivalent combination of experience and 
training, demonstrating the required 
knowledge and abilities, is qualifying. 

Notes: 
The selected candidate(s) for this 
classification are required to take and pass a 
pre-employment drug test before entering 
County employment. 

Summary of Essential Duties: 
Compiles, researches and analyzes social, 
economic, statistical and land use data and 
trends; prepares written reports on current and 
long-range planning matters and processes 
land-use applications. Conducts field surveys of 
land usage; compiles, colors and/or draws 
working maps, sketches and layouts. Answers 
public inquiries on planning-related issues; 
interprets land use regulations to the public. 
Delivers special presentations to the private 
sector, community groups, the Board of County 
Commissioners and various committees; 
prepares staff reports as necessary. 
Participates on special committees and task 
forces as necessary. 

Knowledge of: 
Modern principles and practices of planning; 
current literature, information sources and 
research techniques in the field of urban 
planning; laws, ordinances, policies and 
regulations governing planning, growth 
management and land use. 

Ability to: 
Interpret and apply applicable laws, ordinances 
and policies; learn to perform professional 
planning work with a minimum of supervision; 
analyze and compile technical information and 
reports; establish and maintain effective working 
relationships with those contacted in the course 
of work; communicate clearly and concisely, 
both orally and in writing . 



Supplemental questions: 

1. Please describe your understanding of the Oregon Stat€wide Planning Program and 
employment experience you have had with the Program. 

2. Please describe your experience in providing customer service (answering zoning and property 
development questions). 

3. Please describe your experience in processing land use development applications and/or 
conducting research and developing background reports for comprehensive planning projects. 

4. Please describe your experience in making oral presentations to the public. 

5. What is your concept of diversity in the workplace? Do you think it is important to have a 
diverse workplace? If so, why? 

This announcement is intended as a general descriptive recruitment guide and is subject to 
change. It may not contain all duties performed nor all the knowledge and abilities required. 
Furthennore, this announcement does not constitute either an expressed or implied 
contract. 

Based on operational needs, more than one position may be filled from this posting. 



EXHIBIT C-1 

Springfield Urban Growth Boundary 
This map is a general graphic representation of the UGB. The 

more precise location of the line is as described in Ord. ___ ~ 
Exhibits , and in the Technical Supplement. 
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List of tax lots that are adjacent to and Inside, or split by the UGB 

April 5, 2011 

Tax/ot# Status Deser/ot/on Area Note 

inside UGB name of area 

17-02-19 or split by If the tax lot Is split by the UGB, where Is the UGB located? containing split Plat, Survey, or land use decision 

UGB tax lots 

1702190000101 split 300' N of N edge of Hayden Bridge ROW Hayden Bridge 
Journal #94-02-32; plat #94-P0555; 

CS #32200 

1702190000203 solit 300' N of N eaae of Hayden BridQe ROW Hayden Bridge 

1702190000300 split 300' N of N eaae of Hayden Bridge ROW Hayden Bridge 

1702190000400 split 300' N of N edoe of Hayden Bridge ROW Hayden Bridoe 

1702190000500 split 300' N of N edoe of Hayden Bridge ROW Hayden Bridoe 

1702190000501 split 300' N of N edoe of Hayden Bridge ROW Hayden Bridoe 

1702190000601 split 300' N of N edge of Hayden Bridge ROW Hayden Bridge 

1702190000699 split 300' N of N edge of Hayden Bridge ROW Hayden Bridge 

1702190000701 split 300' N of N edge of Hayden Bridge ROW Hayden Bridge 
SUB2003-00014; Plat #2004-

P01787 
1702190000800 split 300' N of N edge of Hayden BrldQe ROW Hayden Bridoe 
1702190000900 split 300' N of N eaae of Hayden Bridge ROW Hayden Brldoe Journal #87-03-20; CS #28405 

, 1702190001000 split 300' N of N edoe of Havden Bridge ROW Hayden Bridge 
1702190001100 split 300' N of N edoe of Havden Bridge ROW Hayden Bridge 
1702190001200 split 300' N of N edoe of Hayden Bridge ROW Hayden Bridge 
1702194100101 in 
1702194100102 in 
1702194100200 in 
1702194100300 in 
1702194100800 in 
1702194100900 in 
1702194100901 in 
1702194100902 In 
1702194102900 in [ 

-
17-02-20 : 

1702200000500 in tax lot line citv limits and UGB are coincident ~ 

1702200000600 in tax lot line, city limits and UGB are coincident 

1702200000700 in tax lot line, cltVlimits and UGB are coincident 
, 

1702200000800 in tax lot line, citv limits and UGB are coincident 

1702200001301 in taxlot line cltv limits and UGB are coincident 

UGB tax lots April S. 2011 1 of 11 



Tax lot # Status Description Area Nole 

17-02-27 

1702270000901 split Citv limits and UGB are coincident Highbanks 
1702270000902 solit Citv limits and UGB are coincident Highbanks 

1702270001002 split 
connect the most northerly NE comer of tax lot 1702342200100 to NW 

Highbanks 
corner of tax lot 1702342100400, 

1702270001004 in 
1702270001101 split UGB and city limits are coincident Thurston 
1702270001102 in 
1702270002002 in 
1702270002100 in 

17-02-28 

1702280000101 solit UGB and city limits are coincident Highbanks split by city limits 
1702280000102 in 
1702280000300 split UGB and city limits are coincident Highbanks split by citv limits 
1702280000301 in 
1702280000302 in 
1702280000401 in UGB, city limits and tax lot lines are coincident 
1702280000402 in 
1702280000405 in 
1702280000406 in UGB citv limits and tax lot lines are coincident 

~ 1702280000500 split 450' N of the N edge of Highbanks ROW, then COincident with city limits 
Highbanks east of tax lot 1702280000600 

I" 1702280000600 in UGB city limits and tax lot lines are coincident 
1702284300200 in 
1702284300202 in UGB city limits and tax lot lines are coincident 
1702284300203 in 
1702284301308 in UGB, city limits and tax lot lines are coincident 
1702284301309 in UGB cityHmits and tax lot lines are coincident 

17-02-29 

1702290002800 split 450' N of Highbanks ROWan the eastern lot line; connect to NE corner of 
Highbanks tax lot 1702290002900 

1702290002900 split Multi-part tax lot. Extend the UGB from tax lot 2800 to the W, coincident 
Highbanks with tax lot line 2900 until it intersects the N edge of the ROW of 1-105 J 

1702290003100 split UGB and city limits are coincident HJ9.hbanks ; 
17-02-30 -

1702300000100 in UGB citv limits and tax lot lines are coincident \ 
1702300000101 in UGB, citv limits and tax lot lines are coincident " 
1702300000200 in UGB, citv limits and tax lot lines are coincident 
1702300002500 in UGB citv limits and tax lot lines are coincident 
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Tax /ot# Status Deser/ot/on Area Note 

17-02-34 

1702341107900 in UGB city limits and tax lot lines are coincident 
1702341108000 in UGB city limits and tax lot lines are coincident 
1702341108100 in UGB city limits and tax lot lines are coincident 
1702341108200 in UGB city limits and tax lot lines are coincident 
1702341108300 in UGB city limits and tax lot lines are coincident 
1702341109000 in UGB city limits and tax lot lines are coincident 
1702341109100 in UGB, city limits and tax lot lines are coincident 
1702341114900 in UGB, city limits and tax lot lines are coincident 
1702341115000 in UGB, city limits and tax lot lines are coincident 
1702341115100 in UGB, city limits and tax lot lines are coincident 
1702341115200 in UGB city limits and tax lot lines are coincident 
1702341115300 in UGB, city limils and tax 101 lines are coincident 
1702341115400 in UGB city limits and tax lot lines are coincident 

UGB formally interpreted in Levi 
1702341115500 split split by city limits . Only "leg" portion is inside Hayden Bridge Landing (#97-06-142); refer to plats 

of Levi Landing 
1702341200100 in UGB city limits and tax lot lines are coincident 

1702341200500 split Split by section line 170227 & 170234 Thurston 
city limits outside UGB, Thurston 

Middle School 
1702342100400 in UGB city limits and tax lot lines are coincident Thurston 

h-,1702342200100 in 

f.> 17-02-35 
1702352204801 I in I I 
1702352204900 split split by city limits I Thurston I 

17-02-36 

1702362000403 in UGB, city limits and tax lot lines are coincident on most easterly tax lot line 

1702362400102 in 
1702362400200 in 
1702363000100 in 
1702363002900 in 
1702363003200 in r 
1702363003300 in ~ 
1702363003400 in ;: 
1702363003402 in --

17-03-14 C , 
1703140000900 in c 

1703140001100 in Adiacent to McKenzie River. Refer to sUNey Riverbend Phase 2 (suNey) 
1703140001900 in Adiacent to McKenzie River. Refer to SUNSY ~verbend Phase 2 (suNey) 
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Tax 101 # Slalus Descr!2!lon Area Note 

17·03·15 

maple island slough, unknown lot # Gateway 
tax lot contains public drainage 

170315 in 
facility 

1703150000801 split CltyUmits and UGB are coincident Gatew,,>,-
1703150001000 in UGB cklimits and tax lot lines are coincident 
1703154000100 in UGB, cklimits and tax lot lines are coincident 
1703154000200 in UGB clty limits and tax lot lines are coincident 

1703154000400 split split by city limits; mostly outside the UGB, only the "leg" portion is inside Gateway 

17·03·22 
1703220003700 I in ~ UGB, ckllmits and tax lot lines are coincident I I 
1703220004102 I in I Adiacent to McKenzie River. Refer to olat. I I Riverbend Phase 2 lsurvetl 

17-03·23 
1703233200100 in 
1703233200200 in 
1703233200300 in 
1703233200400 in Adjacent to McKenzie River. Refer to plat. McKenzie Manor 1 st Addition 
1703233202400 In A(jjacent to McKenzie River. Refer to plat. McKenzie Manor 15t Addition 
1703233202600 in Adjacent to McKenzie River. Refer to plat. McKenzie Manor 1 st Addition 
1703233202700 in Adiacent to McKenzie River. Refer to plat. McKenzie Manor 1 st Addition 
1703233202800 in Adjacent to McKenzie River. Refer to olat. McKenzie Manor 1 5t Addition 

, 1703233203200 in Adjacent to McKenzie River. Refer to olat. McKenzie Manor 3rd Addition 
1703233203300 in Adjacent to McKenzie River. Refer to olat. McKenzie Manor 3rd Addition 
1703233203400 in Adjacent to McKenzie River. Refer to plat. McKenzie Manor 3rd Addition 
1703233203700 in Adjacent to McKenzie River. Refer to plat. McKenzie Manor 3rd Addition 
1703233203800 in Adjacent to McKenzie River. Refer to plat. McKenzie Manor 3rd Addition 
1703233203900 in AdJ!'cent to McKenzie River. Refer to plat. McKenzie Manor 3rd Addition 
1703233400100 in AdJ!'cent to McKenzie River. Refer to plat. Royal Delle 
1703233400200 in Ac[acent to McKenzie River. Refer to plat. Royal Delie 
1703233400300 in Ac[acent to McKenzie River. Refer to olat. Royal Delle 
1703233400400 in Adjacent to McKenzie River. Refer to olat. Royal Delle 
1703233405400 in Adjacent to McKenzie River. Refer to olat. Royal Delle 1 5t Addition 
1703233405500 in Ac[acent to McKenzie River. Refer to plat. Royal Delle 1 5t Addition J; 
1703233405600 in Adjacent to McKenzie River. Refer to plat. Roval Delle 1 st Addition -= 
1703233405700 in Adjacent to McKenzie River. Refer to plat. R"Y81 Delle 1 st Addition J: 
1703233405800 in Adjacent to McKenzie River. Refer to olat. RO.\'al Delle 15t Addition -
1703233405900 in Ac[acent to McKenzie River. Refer to plat. RQY_al Delle 15t Addition " 1703233406000 in Adiacent to McKenzie River. Refer to plat. Royal Delle 15t Addition • 
1703233406100 in Adjacent to McKenzie River. Refer to plat. Royal Delle 1 st Addition 
1703233406200 in Adjacent to McKenzie River. Refer to plat. Royal Delle 1st Addition 
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Tax lot # 

lfU32:H200100 
170323420020C 
17 
17 
17 
17 

1 

~ 
f17 
~ 1 

'00 

100 

00 
t:n 1703234406000 

,100 
'200 
'300 

171 
1703234· 
1 
1 
1703: 
170~' 

1 
1 
1 
1 
1 

17-03-24 

1703240000101 

UGB tax lots 

. Status 
in 
in 
in 
in 
in 
in 
in 
in 
in 
in 
in 
in 
in 
in 
in 
in 
In 
in 
in 
in 
in 
In 
in 
in 
in 
in 
in 
in 
In 
In 
in 
in 

in 
in 
in 
in 

split 

to McKenzie River. Refer to p 
to McKenzie River. Refer to p 
to McKenzie River. Refer to p 

t to McKenzie River. Refer to plat. 
I to McKenzie River. Refer to plat. 
t to McKenzie River. Refer to plat. 
t to McKenzie River. Refer to plat. 
t to McKenzie River. Refer to plat. 
t to McKenzie River. Refer to plat. 
t to McKenzie River. Refer to plat. 
t to McKenzie River. Refer to plat. 

, city limits and tax lot lines are 
, city limits and tax lot lines are 
, city limits and tax lot lines are 

UGB, city limits and tax lot lines are 
UGB, city limits and lax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are coincident 
UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city Ilmils and tax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are 

UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are cc 
UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city limits and tax lot lines are 

260' N of the N edge of Hayden Bridge Rd ROW 

April 5, 2011 

Area Note 
Royal Delle 2nd 
Royal Delle 2nd 
Royal Delle 2nd 
Royal Delle 2nd 
River Glen 3rd 
River Glen 3rd 
:iver Glen 
:iver Glen 
:iver Glen 

River Glen 3rd 
River Glen 3rd 

YLA #94-11 -222; CS 

on 

~ 
-.S 

-.; 
Journal #94-02-26; Plat 1194-P0567 

Hayden Bridge I CS #:i2260 & 32261 
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Tax lot # Status Description Area Note 

1703240000102 in Hayden Bridge 
Journal #94-02-28; Plat #94-P0567 

CS #32260 & 32261 

260' N of the N edge of Hayden Bridge Rd ROW Hayden Bridge 
Journal #94-02-28; Plat #94-POS67; 

1703240000103 split 
CS #32260 & 32261 

1703240000104 in Hayden Bridge 
Joumal #94-02-28; Plat #94-P0567; 

CS #32260 & 32261 
1703240000300 split 375' N of the N eqae of H"!}'.den Bridge Rd ROW, include house Hayden Briqae 
1703240000301 in 
1703240000401 split 375' N of the N edge of Hayden BridQe Rd ROW, include house Hayden Bridge 
1703240000S03 in 
1703240000S07 in 

from the NE comer of the city limits on tax lot 1703243102000, then to a 
Joumal #92-10-202 O'Niell; CS 

1703240000603 split point 28S' N of the N edge of Hayden Bridge ROW, on the east tax lot line Hayden Bridge 
#334 70 & 31021 ; Plat #92-P0306. 

of 1703240000603 

1703243100100 split 
From NE corner of tax lot 1703243200301 , to city l i m~s on tax lot 

Hayden Bridge 
1703243104000. 

~ 1703243100200 split 
From NE corner of tax 101 1703243200301 , to NW corner of city limits on 

Hayden Bridge 
tax lot 1703243100300. 

1703243100300 split 
From NE corner of tax lot 1703243200301, to NW comer of city limits on 

Hayden Bridge tax lot 1703243100300. 
1703243100600 in 
1703243100701 in 

, 1703243100702 in 
1703243100704 in 
1703243100900 split ~it ~ci!y'lirnits Hayden BriQR.e 
1703243102000 splO split ~ cl!Y.limits UGB and city limits are coincident Hayden Brigge 
1703243104000 in UGB city limits and tax lot lines are coincident 
1703243104100 in UGB, city limits and tax lot lines are coincident J 1703243104200 in UGB city limits and tax lot lines are coincident 
1703243200200 in 
1703243200301 in 
1703243200302 in 
1703243200303 in 
1703243200304 in 
1703243200305 in 
1703243200306 in 
1703243200307 in 
1703243200S00 in ...r 
1703243200600 in , 
1703243200700 in 
1703243200800 in 
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Tax /ot# Status DescrjJ!!ion Area Note 
1703243200900 I in I L L 

18·02·01 
1802010000100 I split I follow ridgeline I SE Hills I 

18·02·02 
1802020000100 split follow ridQeline SE Hills 
1802020000200 split follow ric:I!Leline SE Hills 
1802020000300 split follow ric:I!Leline SE Hills 
1802020000400 split follow ricl!Leline SE Hills WEB 
1802020000401 In SE Hills WEB 

18·02·03 
1802030000600 I in I follow ridQeline I SE Hills ~ 

18·02·04 

approximately 450' S of Jasper Rd to a property corner, then W to a point 

1802040003000 split 
on the W property line that Is approximately 450' S of the Jasper Rd ROW. 

Clearwater A drainage ditch on the W property line crosses the driveway at that point. 
The house and barn at 5119 Jasper Rd are inside the UGS. 

18·02·05 
1802050002600 split Panhandle' 400' S of the S ec:I!Le of the Jasper Rd. ROW Clearwater 

I;r> 1802050002800 split E leg is split 450' S of the S edge of Jasper Rd ROW. W leg is split 220' S 
Clearwater of the S ec:I!Le of Ja~er Rd ROW. 

On the E tax lot line, approximately 450' S of the S edge of Jasper Rd. 
1802050002801 spilt ROW, then to the NW corner of the tax 101. The house (4855 Jasper Rd) is Clearwater 

outside. 
1802051303501 in 
1802051303600 in 
1802051303700 in 
1802051303800 in 
1802051304100 in 
1802051304101 in 
1802051304200 in 
1802052300300 in 

..1l 
1802052300400 in ~ 
1802052300403 in -
1802052300500 in -
1802052300600 in -'" 
1802052400100 in Journal #1998·11 -0255; Redwood~ 

VIII"'lle J'lat 
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Tax fat # Status Descrintion Area Note 

1802052400200 in 
Journal #1998-11-0255; Redwood 

Villaae olat 

1802052401000 In 
Journal #1998-11-0255; Redwood 

Villa~e olat 

1802052401100 in 
Journal #1998-11-0255; Redwood 

Villaoe olat 

1802052401200 in 
Journal #1998-11-0255; Redwood 

Villaoe plat 

1802052407900 in 
Journal #1998-11-0255; Redwood 

Villaoe olat 

1802052408000 in 
Journa l #1998-11 -0255 ; Redwood 

Villaae plat 

1802052408100 in 
Journal #1998-11-0255; Redwood 

Villaae plat 

1802052408201 in 

1802052409400 in 
Journal #1998-11-0255; Redwood 

Villa~e plat 

1802052409600 in 
Journal #1998-11-0255; Redwood 

Villaae plat 

1802052409700 In Journal #1998-11-0255; Redwood I 
Villaae olat 

t 1802052409800 in Journal #1998-11-0255; Redwood 
Villa~e olat 

1802052409900 in Journal #1998-11-0255; Redwood 
Villaoe plat 

1802052410000 in Journal #1998-11 -0255; Redwood 
Vi llaoa olat 

1802052411000 in Journal #1998-11-0255; Redwood 
Villaae olat 

1802052412000 in Journal #1998-11-0255; Redwood 
Villaae olat 

1802052413000 in Journal #1998-11-0255; Redwood 
Villaae olat 

18-02-06 l 
1802060001006 in 
1802060001007 in 
1802060004600 in 
1802062403500 in 

, 
1802062403501 in 
1802062403600 in 
1802064104902 in 
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Tax lot # Status Description Area Note 
1802064105700 in 
1802064105800 in 
1802064105900 in 
1802064106000 In 
1802064106100 in 
1802064106200 in 
1802064106300 in 
1802064114500 in 

UGB, city limits and tax lot lines are coincident; N bank of Jasper slough 
filbert meadows, LRP2005-00010; 

1802064115900 in 
SUB2005-00062 

1802064200118 in 
1802064200119 in 
1802064200120 in 
1802064200121 in 
1802064200301 in 
1802064200500 in 
1802064200501 in 

1802064200503 split connect SW corner of tax lot 1802064200800 to SE comer of tax lot 
180206420600 

1802064200600 in 
1802064200800 in 
1802064200900 in 

~ 18·02·09 

1802090000100 split follow rldgellne from the most southerly NE corner of tax lot, to a 
point alonQ Jasper Rd 815' from the SW corner of the tax lot SE Hills WEB 

1802090000600 split oanhandle; approximately 450' S of the S edoe of Jasper Rd. ROW Clearwater 
18·02·10 

1802100001600 in UGB and tax lot lines are coincident SE Hills Weyerhauser Rd . 
1802100000100 split follow rldgeline to a point where the western tax lot line Intersects 

SE Hills WEB north section line 0'180210 
18..(J2·11 

1802110000300 in interpretation with legal description SE Hills Journal #1998·11·0256 contains 
legal description (attachment 0) r 

1802110000400 in interpretation with legal description SE Hills Journal #1998-11-0256 contains :l 
leoal descriotion {attachment OLE 

SE Hills Journal #1998-11-0256 contains : 1802110001600 In interpretation with legal deSCription 
leaal descriotion (attachment Ou 

Weyerhauser Rd. Journal #1998-1 ( 
1802110001700 split interpretation with legal description SE Hills 0256 contains legal description 

(attachment Ql 
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Tax lot # Status 

1802110002000 l in_l 

UGB tax lots 

Descr/pt/on 

interpretation with legal description 

AprilS, 2011 

Area 

1 SE Hills 

Note 
I Journal #1998-11-0256 contains 
~egal description (attachment D) 
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Tax/at # Status 

18-02-15 

1802150000100 in 

18-03-01 

1803010000701 in 
1803010001100 in 
1803010001301 in 
1803010003100 in 
1803010003200 in 
1803010003600 in 

18-03-02 

1803020000600 in 

18-03-11 

1803110000600 solit 
1803110000700 solit 
1803110001800 in 

18-03-12 

1803120000500 I in 

ROW/other 
, Jasper Rd. in 

I-> Mill Race in 

1-105 in 

17-02-35 in 

18-02-06-24 in 
17-02-36 in 

15 description 

UGB tax lots 

Description 

interpretation with legal description 

refer to descriotion of UGB within 15 corridor 
refer to descr:i.e.tion of UGB within 15 corridor 

I 

UGB is the S edge of the Ja~er Rd ROW, include entire ROW 
the Mill Race within 18-03-01 Is entirely within the UGB, UGB is top of S 

bank 
1-105 within 17-02-29 and 17-02-30 is within the UGB 

UGB is the N edge of the Thurston Rd ROW, E of 69th Street to the E lot 
line of 1702362400200 

The ROW for Garden Ave and Kintzlev Ave are within the UGB 
UGB is the N egge of the Thurston Rd ROW 
refer to methodology in adopted ordinance 

April 5,2011 

Area 

SE Hills 

willamette 

I I 

willamette 
willamette 

I I 

Note 

Journal #1998-11-0256 contains 
legal descriQtioniattachment D~ 
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EXHIBIT E-1 

Summary of Methodology Utilized to Refine the Location of the 
Springfield Urban Growth Boundary 

Purpose of this action 

1. To establish a tax lot-specific map of the acknowledged Metro Urban Growth Boundary, 
east of Interstate 5, in accordance with OAR 660-024-0020(2) . 

2. To establish a separate Urban Growth Boundary for the city of Springfield, as required 
by ORS 197304. 

Background & Findings 

1. The Urban Growth Boundary (UGB) was originally acknowledged by the Land 
Conservation and Development Commission on August 19,1982. 

2. The existing map of the UGB was adopted by the Springfield City Council on May 17, 
2004, by Ordinance No. 6087. 

3. The tax lot-specific map of the acknowledged Metro Urban Growth Boundary, east of 
Interstate 5 establishes a more precise location of the UGB. 

4. The methodology used to determine the precise location of the acknowledged UGB is 
based on the adopted policies contained in the Eugene-Springfield Metropolitan Area 
General Plan (Metro Plan) . 

5. As adopted, the UGB is only tax lot-specific where it is ~oterminous with city limits, 
where it has been determined through the annexation process, and where it falls on the 
outside edge of existing or planned rights-of-way. (Page II-G-14 of the Metro Plan). 

6. Where it is not tax lot-specific, the UGB is approximately 200' wide. This is in 
accordance with the adopted policies in the Metro Plan as well as decisions by the Lane 
County Hearings Official. 

a . Levi Landing Oournal #1997-06-142 & #1999-06-144) is the only area where a 
more precise location of the UGB east of 15 has been determined by the Lane 
County Hearings Official. 

b. Letter from Steve Gordon, dated June 29,1999. 

c. The best evidence that identifies the location of the UGB in the SE Hills is: 

1. The city attorney and city staff endorsed the location of the ridgeline 
separating the drainage basins, as proposed in Journal #2000-06-128, 
Dilbeck, and 

11. The Springfield Plaruting Commission found the legal description 
contained in Journal #1998-11-256, Smejkal, accurately describes a portion 
of the UGB in the sou theast hills. 

Summary of Methodology 
AprilS, 2011 
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EXHIBIT E-2 

Methodology 

1. OAR 660-024-0020(2): "The UCB and amendments to the UCB must be shown on the 
city and county plan and zone maps at a scale sufficient to determine which particular 
lots or parcels are included in the UCB. Where a UCB does not follow lot or parcel lines, 
the map must provide sufficient information to determine the precise UCB location." 

a. This OAR requires the VCB to be shown at a scale that identifies which 
particular tax lots are included in the UCB. If a tax lot is split by the VCB, there 
must be sufficient information to determine the precise UCB location. 

b. Where the UCB does not follow tax lot lines, a written description shall provide 
sufficient information to determine the precise UCB location. This information is 
contained in the table called: "Tax lots Adjacent and Split by the VCB" 

2. The UCB is coincident with tax lot lines unless the tax lot line is outside the 200' wide 
area. 

3. The VCB is coincident with tax lot lines when they are coterminous with the outside 
edge of rights-of-way, so the full width of the right-of-way is inside the VCB. 

4. Roads and Rights of Way. The VCB shall lie along the outside edge of existing and 
planned rights-of-way that form a portion of the UCB so that the full right-of-way is 
within the UCB. Refer to Policy #2, Page II-C-4 of the Metro Plan. 

S. The location of the VCB in relation to the Interstate S corridor is based on the policies 
contained in "Jurisdictional Responsibility" on Page 11-0 of the Metro Plan: 

"The division of responsibility for metropolitan planning between the two 
cities is the Interstate 5 Highway. Lane County jurisdiction is between the 
urban growth boundary (VCB) and Metro Plan Plan Boundary (plan Boundary); 
and the county has joint responsibility with Eugene between the city limits and 
UCB west of the Interstate S Highway and with Springfield between the city 
limits and UCB east of the Interstate S Highway. State law (1981) provides a 
mechanism for erea tion of a new city in the River Road and Santa Clara area. 
Refer to Metro Plan Chapter N and intergovernmental agreements to resolve 
specific issues of jurisdiction." 

a . General description. The northbound lane is inside the Springfield VCB. The 
southbound lane is outside the Springfield VGB. For the area underneath the 
Willamette River Bridge, the VCB and the city limits are coincident. 

b. Northern terurinus. Extend the northern tax lot line of 1703150000100 to the 
west until it intersects the centerline of the Interstate S right-of-way. 

c. Southern terurinus. Extend the southernmost point of tax lot 180311001800 that 
is south of and adjacent to the Filbert Crove Sth Addition, to the W, to the 
intersection of the Interstate S centerline and the common section line of TRS 
180311 and 180310. This point is approximately 27S' south of the northbound 
Interstate Son-ramp. 

d. Centerline. For the purposes of the VCB location, the centerline is located 
within the area between the northbound and southbound travel lanes as they are 
currently located . A more precise location of the current centerline is included in 
the following metes and bounds description. If the travel lanes are shifted and 

Summary of Methodology 
April S, 2011 
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EXHIBIT E-3 

the metes and bounds description conflicts with the new travel lanes, the general 
description shall apply. 

Beginning at the Northwest comer of the Ashley O. Stevens DLC no. 45 in 
Township 17 South, Range 3 West in the Willamette Meridian, thence South 
83°17'27" East 1025.05 feet to the centerline of Pacific highway Interstate 5; 
thence North 6°38'21" East 1636.35 feet along said centerline to Engineers 
centerline station 402+01.88 being the TRUE POINT OF BEGINNING of the 
herein UGB line description; thence along the centerline of said Pacific Highway 
Interstate 5 the following courses: South 6°42'32" West 13,695.08 feet to 
Engineers centerline station 538+96.95 PS; thence along a spiral curve to the left 
(the long chord of which bears South 4"17'57" West 1213.40 feet) to Engineers 
centerline station 551+10.84 PT BK = 551+24.85 POT AH; thence South 1°53'22" 
West 3690.63 feet to Engineers centerline station 588+15.62 PS; thence along a 
spiral Curve to the left (the long chord of which bears South 9°18'13" East 1505.42 
feet) to Engineers centerline station 603+34.93 PT; thence South 20°29'48" East 
15.13 feet to Engineers centerline station 603+34.93 POT BK = 202+88.88 POT 
AH; thence South 20°29'48" East 233.64 feet to Engineers centerline station 
205+ 22.53 PS; thence along a spiral curve to the left (the long chord of which 
bears South 54°29'18" East 2982.07 feet) to Engineers centerline station 237+41 .86 
PT; thence South 88°28'48" East 738.65 feet to Engineers centerline station 
244+80.54 PS; thence along a spiral curve to the right (the long chord of which 
bears South 47°03'03" East 2279.74 feet) to Engineers centerline station 266+63.16 
PT; thence South 5°37'18" East 1049.33 feet to Engineers centerline station 
277+12.49 PS; thence along a spiral curve to the left (the long chord of which 
bears South 9°31'54" East 1431.01 feet) to Engineers centerline station 287+45.82 
PCS and there ending, all in Lane County, Oregon. 

Basis of Bearings for this description is Oregon State Plane Coordinate System, 
South Zone, NAD 83/91 Datum. 

6. Split Tax Lots . When the UGH is not coincident with tax lot lines, the criteria from the 
Metro Plan shall apply. The following criteria are from Page 1l-G-14 of the Metro Plan. 
The UGB shall follow the most appropriate feature: 

a. Protection of Agricultural Lands 

b. Protection of Forest Lands 

c. Ridgeline (Drainage Basin) 

d. Orderly and Economic Public Services 

e. F100dway Fringe 

f. Protection of Wetlands 

g. Protection of Sand and Gravel Resources 

h. Airport Protection 

I . Existing Development and Services (City Limits) 

j . Meet Economic Goals 

Summary of Methodology 
April 5, 2011 
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EXHIBIT E-4 

7. The following areas contain tax lots that are split by the UGB. Refer to the detail maps 
in the technical supplement for further clarification. 

a . Hayden Bridge Area Split Tax Lots: The location of the UGB is a fixed distance 
(300') that is measured from the northern edge of the Hayden Bridge right-of­
way, unless it has been previously determined as a result of a land use decision 
or annexation. The location of 300' north of the right of way was chosen since it 
included most of the existing dwellings and was within the 200' area. In 
addition, the land use decisions indicated the UGB was not intended to follow 
the Hayden Bridge right of way. 

b. High Banks Area Split Tax Lots. The location of the UGB is either: 

• A fixed distance (450') that is measured from the northern edge of the 
High Banks right-of-way, or 

• Coincident with the city limits. 

c. North Gateway Area Split Tax Lots. The UGB is coincident with the 
unnumbered tax lot that contains the public drainage facility. The tax lot is 
entirely within the UGB. 

d . Thurston Area Split Tax Lots. The city lim.its extend outside the UGB on the tax 
lot that contains the Thurston Middle School. On that tax lot, the UGB is 
coincident with the section line. 

e . Southeast Hills Area Split Tax Lots. The adopted policies indicate the UGB 
should follow the ridgeline (refer to the table" Metro Plan Urban Growth 
Boundary Map Key" from Page IJ-G-21 of the Metro plan). The line was 
originally drawn in 1982 and generally follows the ridgeline. The city's current 
mapping technology is able to more accurately follow the ridgeline. The letter 
from Steve Gordon, dated June 29, 1999, provides evidence of the intent to follow 
the ridgeline. Journal #1998-11-0256 is a land use decision that provided a legal 
description for a portion of this a rea. 

f. Clearwater Area Split Tax Lots: When the UGB does not follow tax lot lines in 
this area, its location is based on aerial photo interpretation and proximity to the 
Jasper Rd. right of way. This effort also included a site visit and discussions with 
the landowner of 5119 Jasper Rd. 

g. Willamette Area Split Tax Lots : Refer to the description of the UGB within the 15 
corridor. The location is based on the policies contained in "Jurisdictional 
Responsibility" on Page lI-D of the Metro Plan. 

Summary 0/ M, thodoloK'J 
April 5, 2011 

Attachment 7-4 
40/ 4 



May 31, 2011 

Roxie Cuellar, Consultant 
P. o. Box 668, Yachats, Oregon 97498 

541-547-3735 

racuellar@charter.net 

Dear Council President and council members; 

Thank you for considering these written remarks which I have submitted on behalf of the Home 

Builders Association of Lane County. 

This testimony focuses on a single issue - whether "islands in the sky" should be included in the 
calculation of Springfield's residential lands inventory (RLI). These islands, or benches, in the 

Thurston Hills are parcels of land that have slopes of less than 25% but are surrounded by and 
can only be accessed by traversing slopes exceeding 25%. In most cases, as shown by the map 
entitled "Springfield Slope Overview," the slopes surrounding these islands actually exceed 

35%. An identification of the tax lots and acreage of parcels surrounded by slopes exceeding 
25% is provided in the attached document of that title. The total acres of these islands with plan 

designations of Low Density Residential is 202 acres. These acres have been erroneously 

included in the calculation of the available land supply. 

Under the Land Conservation and Development Department's Interpretation of Goal I 0 Housing, 
the definition of Buildable Land is: "residentially designated land within the urban growth 

boundary ... that is suitable, available and necessary for residential uses (emphrujis added)". The 
rule goes on to say that land is generally considered "suitable and available" unless it "(a) Is 
severely constrained by natural hazards as determined under statewide Planning Goal 7" and "(c) 

has slopes of25 percent or greater." The streets that must be constructed on the slopes 
exceeding 25% , and more typically exceeding 35%, to access the islands or benches, qualify as 

residential purposes under the rule. The excessively steep slopes are not suitable for the 

construction of residential streets for two reasons: (I) The soil contains a clay component that is 
subject to slippage; and (2) the slopes prevent access by fire equipment. 

The map entitled "Springfield Soils With Clay Components (NRCS Websoil Survey 2011)" 
demonstrates the silty clay loam surrounding the islands in the Thurston Hills. This is the same 

type of soil that resulted in the slippage of the street serving as the east entrance to Mountaingate 
Subdivision in the Thurston Hills that caused damage to homes on the downward slope on 67'h 
Street. 

Date Received: 5"~3 / -II 
Planner: LP 



That specific incident was noted in the Eugene / Springfield Multi-Jurisdictional Natural Hazards 

Mitigation Plan of October, 2009 (attached and which was adopted by the Springfield and 

Eugene city councils by resolution, which are also attached). This document meets the State 
Goal 7, Section A (I) and (2). Both by map and text, the Thurston Hills of Springfield are 
identified as Debris Flow Hazard Areas of Springfield (pages LA-S through LA-I 0). That 

document contains the following cautions about construction on these soils of the Thurston Hills: 

"Allowing development on or adjacent to existing landslides or known landslide-prone 
areas mises the risk of future slides regardless of excavation and dminage practices. 
Homeowners and developers should understand that in many potential landslide settings 

there are no development pmctices that can completely assure slope stability from future 
slide events." . 

The area in the southwest hills of Springfield known as Willamene Heights is also identified as a 

hazardous area for the same reason as the Thurston Hills and the undeveloped acreage in that 
area should also be deducted from the land supply. 

In addition, streets that can serve cars may not provide access for fire equipment. There are two 

issues concerning fire equipment - the steepness of the slopes and the presumed long runs 

without tum around areas(see attached letter from Tom Poage Engineering, dated May 31, 2011). 
The inability of the fire department to access an area will result in the denial of the development 
application. 

In summary, the islands of land accessible only by the construction of roads on slopes exceeding 
25% should not have been included in the Springfield residential land supply. Removal of these 
acres results in a deficient supply of residential land. 

Sincerely, 

Roxie Cuellar, Consultant 



PAULY linda 

From: 
Sent: 

Bill Kloos [billkloos@landuseoregon.com] 
Tuesday, May 31, 20114:58 PM 

To: PAULY Linda; William Van Vactor (BW@emeraldlaw.com); Mary Bridget Smith 
Cc: 

Subject: 

Roxie Cuellar (racuellar@charter.net); Bill Kloos; Mia Nelson (mia@friends.org); Ed McMahon 
at HBA (ed@hbalanecounty.org); Doug Schwln (dschwin@poage.net); POAGE Tom (SMTP) 
Home Builders HB 3337 Submittal 

Attachments: Lttr from Poage PE re Slopes 5.31 .2011 .pdf 

Linda, et al: 

Attached is a letter of today's date from Poage Engineering, which the HBA would like entered in the record, 

along with the other materials that Roxie Cuellar is delivering to the city. 

Bill Kloos 
Law Office of Bill Kloos, PC 
375 W . 4th Avenue, Suite 204 
Eugene, OR 97401 
Phone: (541) 343-8596 
Fax: (541) 343-8702 
e-mail: billkloos@landuseoregon.com 
Web www.LandUseOregon.com 

Please do not read, copy or disseminate this communication unless you are the Intended addressee. This e-mail 
communication may contain confidential and/or privileged information Intended only for the addressee. If you have 
received this e-mail in error, please call immediately at 541-343-8596. Also, please notify me bye-mall. Thank you. 

~31-I{ Date Received:~ .. f:-t:_"!-J-_"" __ 

Planner: LP 



May 31, 2011 

Bill Kloos 
Law Office of Bill Kloos, PC 
375 W. 4th Avenue, Suite 204 
Eugene, OR 9740 I 

Dear Mr. Kloos: 

At your request we have conducted a general analysis of the development potential for land 
shown on the attached "Springfield Slope Overview" map as "Slopes <25% Which Are 
SurroW1ded by Slopes >=25%". These are lands which meet City of Springfield's slope criteria 
for developable lands but which must be accessed by crossing lands that contain slopes in excess 
of 25%. According to the map, most ofthe areas that must be traversed are actually 35% or 
more. 

In our brief analysis, it appears that most ofthe areas in question contain silty clay loam type 
soils with typical depths to bedrock of 20-40 inches (according to the Soils Survey of Lane 
County). There are also concerns related to potential slope instability and ground movement 
which would need to be explored in detail on a case by case basis. 

For the "<25%" lands to be developed, they must be accessed by public streets meeting the 
development code and public works design standards. These standards include: 

Minimum curb to curb width of 28' or minimum width of 20' with 8' wide parking bays. 
Maximum slope of 15% with the exception that slopes of up to 18% may be allowed for a 
distance not to exceed 200'. 
Maximum slope at driveways and intersections of 12%. 
Maximum block length of 600' or, where conditions preclude street connections, as close 
to 600' as possible. 

In our brief analysis, a number of issues were noted which would make it extremely difficult if 
not impossible to construct public streets to access the "<25%" lands. These issues include: 

I) The attached map indicates that the majority of the "<25%" lands are linear strips of flatter 
ground bounded on each side by slopes of 25%-35% or more. These steep slopes would restrict 
the ability to provide street inter··connectivity resulting in long, linear developments with very 
few, if any, cross-connections. It should also be noted that even the "flatter" lands often contain 
slopes of 20%-25%. Any cross street would have to be constructed pelpendicular to the slope at 
a maximum intersection grade of 12% which would result in massive cuts and fills making the 
cross-connecting streets impractical. The lack of possible street connections and resulting 
excessive block lengths would be contrary to the City's block length standards. 

ClVIJ.! ENGINEERING 0 SURVEYING 
P.O. BOX 2527 EUGENE, OR 9i 402-U 152 990 UBIf' ST. 5<11/4R5-450:'i FAX $41 /485·5614 WWW.PO.I\GE.NFI 



2) To provide access to the areas with slopes of <25%, a roadway that would cross over the 
steeper 25%-35% slopes would be required. With only a 15% maximum road grade allowed for 
street construction, the only possible method of road design would be to contour across the area 
of steep grade. By constructing the road generally on the contours with an increase of elevation 
within the 15% maximum grade limit, the road could reach the higher elevations. However, 
given that the steeper slopes are typically long and linear ridges, the contouring street would need 
to extend in the same direction along the ridge for a relatively long distance to reach the flatter, 
developable ground. In most cases, this would result in a street that crosses one or more property 
lines before the developable land is reached meaning that multiple owners would need to 
participate in the development or aU of the properties would need to be under common 
ownership before the construction could be completed. Constructing a switchback up the slope 
would not be possible because of the excessive cuts and fills that would be required to construct 
the switchback into the slope. 

3) The cuts and fills required to construct streets across the steeper slopes would result in 
excessive impacts on the slopes and surrounding environment. The minimum allowable street 
widths vary from 20'-28'. It would also be necessary to provide a curbside sidewalk on at least 
one side to provide access for pedestrians and an accessible area outside of the roadway for the 
placement of utilities. Across a 35% slope, the construction of a street, sidewalk, and required 
2: 1 cut and fill slopes would require a total footprint width of 100' or more. In addition, the 
sidebill construction would result in cuts on the uphill side of as much as 5-6 feet or more which 
would require cuts into the bedrock in many locations. Utility trenching would also likely 
require cuts into the bedrock. This would greatly increase the costs of construction and malce it 
unlikely that it would be economically feasible to construct the road for the few buildable sites 
that could be accessed. 
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MTLOTC_SS 
1802020000100 
1802020000401 
1802150000100 
1802030000600 
1802020000300 
1802030007000 
1802020000200 
1702350003605 
1802031000100 
1702350003604 
1802100001104 
1802020000500 
1702363003400 
1802020000400 
1802030001000 
1802110001600 
1702350003701 
1802021205400 
1802020000600 
1802022401501 
1702363003300 
1802022401201 
1802031403100 
1702300000601 
1803022101801 
1802020000402 
1802022401800 
1802040000313 
1802021205202 
1803022101600 
1802022401900 
1802022401600 
1802100001001 
1802022402500 
1802022402400 
1802032207300 
1802022601100 
1802032207400 
1702344302900 
1702344303400 
1802022301000 
1702363004702 
1802032207700 
1802050000300 
1702363003000 
1702363004201 
1802021205203 
1802032207800 
18030221 01400 
1802031006300 
1802031108000 

acres 
460274 
30.9921 
16.21 41 
14.7044 
12.7341 
11 .8060 
7.7950 
5.1754 
4.6618 
4.4671 
4.0801 
4.0525 
3.2261 
3.1777 
3.0224 
2.6326 
2.5921 
2.2696 
2.0385 
1.2806 
1.2681 
1.1295 
1.0714 
0.9481 
0.8880 
08858 
0.8418 
0.6086 
0.5722 
0.5211 
0.4761 
0.4745 
0.3818 
0.3694 
0.3311 
0.3070 
0.2883 
0.2853 
0.2824 
0.2752 
0.2333 
0.2310 
0.1936 
0.1704 
0.1664 
0.1646 
0.1645 
0.1 558 
0.1547 
0.1522 
0.1418 

Table represents a summary of the acreage within ta:dots which has a slope 
of <25% and is surrounded by slopes ::>::::25%. 

Th is data is based on SlOpe and taxlot data obtained through the City of Springflekl 

Due to the change In taxlot numbering since the production 01 the original data , 

only 101 5 of the original 1084 wlots could be matChed. Therefore , this 

table may only represent a subset of potential land encumbered by slopes. 
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MTLOTC_SS acres 
1702344303300 0.1390 
1802022402900 0.1383 
1802041108200 0.1365 
1702344303000 0.1332 
1802031000300 0.1254 
1803022401400 0.1251 
1802031001700 0.1214 
1802022109000 0.1141 
1702350003703 0.1112 
1702363003200 0.1084 
1803021201800 0.1076 
1702344303100 0.1036 
1802031001300 0.1000 
1802022402000 0.0992 
1802100001000 0.0953 
1702363004700 0.0943 
1702363000100 0.0924 
1803022102300 0.0862 
1802032207900 0.0849 
1803022102400 0.0836 
1802050000302 0.0834 
1802031003300 0.0806 
1802031004600 0.0787 
1802031001400 0.0760 
1802031002500 0.0752 
1802022401700 0.0723 
1802031003700 0.0696 
1702194100800 0.0695 
1802051209200 0.0695 
1802041100116 0.0618 
1702353402900 0.0614 
1802031001800 0.0561 
1802041108300 0.0551 
1802022601300 0.0549 
1802031001600 0.0511 
1802022108700 0.0479 
1802022402100 0.0462 
1802100001105 0.0451 
1802031000600 0.0440 
1802031001200 0.0408 
1802031002800 0.0402 
1802041108600 0.0393 
1702353403200 0.0389 
1803022100200 0.0356 
1802031003100 0.0351 
1802031002600 0.0343 
1702343408900 0.0335 
1803021202000 0.0315 
1802041100117 0.0308 
1703341409508 0.0306 
1703341106204 0.0288 
1803021205300 00268 



MTLOTC_SS 
1802031006400 
1802031002900 
1703341407902 
1702194100902 
1803021204100 
1702363000200 
1802150000200 
1702344304100 
1702344303700 
1802031006500 
1702344301400 
1802032207600 
1702343301201 
1802032207500 
1702344301500 
1702344301900 
1702344301300 
1703341106611 
1802041108400 
1702200000500 
1703341106610 
1703341300100 
1802031006600 
1703341409601 
1702194100901 
1802051303000 
1703341106303 
1702344302100 
1802031004200 
1702344301700 
1702344303800 
1802031003500 
1802031003000 
1803021204000 
1702300000802 
1703341106609 
1702300000600 
1703341106201 
1802031003400 
1702343404400 
1703341216400 
1703341409510 
1802031402000 
1802031004100 
1702363004703 
1802051209100 
1803021204500 
1803021205200 
1702343405000 
1802052108100 
1803022400900 
1703353402400 

acres 
0.0255 
0.0240 
0.0235 
0.0215 
0.0207 
0.0198 
0.0195 
0.0186 
0.0176 
0.0175 
0.0172 
0.0172 
0.0156 
0.0154 
0.0153 
0.0148 
0.0144 
0.0144 
0.0139 
0.0137 
0.0135 
0.0128 
0.0123 
0.0120 
0.0120 
0.0117 
0.0110 
0.0109 
0.0106 
0.0105 
0.0105 
0.0103 
0.0101 
0.0100 
0.0098 
0.0093 
0.0089 
0.0086 
0.0083 
0.0071 
0.0069 
0.0061 
0.0058 
0.0056 
0.0054 
0.0053 
0.0049 
0.0040 
0.0039 
0.0035 
0.0031 
0.0024 
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MTLOTC_SS 
1702334401614 
1802100001103 
1702344301800 
1702323406300 
1802052108201 
1703341404800 

acres 
0.0020 
0.0019 
0.0018 
0.0016 
0.0015 
0.0015 

1201 .5647 TOTAL ACRES 
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Weblink to Multi Jurisdictional Natural Hazards Mitigation Plan 

Emailed by Bill Kloos on May 31,2011 

Hard copy submitted into the record by Roxie Cuellar for Lane County Homebuilders Association 

The Eugene Springfield Multi Jurisdictional Natural Hazards Mitigation Plan, which was adopted by each 

city by resolution in late 2009. 

It identifies the SE hills area and the Willamette Heights area as hazardous. Roxie's letter suggests that 

Goal7 requires these areas to be inventoried at Goal 7 land and taken out of the inventory. 

The location of the documents online is: 

http://www.eugene-or.gov/portal/server.pt/gateway/PTARGS 0 2 355923 0 0 18/NHMP09.pdf 

The above includes the Eugene Resolution adopting same. 

The Springfield Resolution adopting same is here: 

http://www.ci.soringfield.or.us/we bli n k7/P D F /45 b3 id55 hpOj Iz55 jzotp uy2/1/Reso I ution%2009-

50%2011162009.pdf 

Bill Kloos 

Law Office of Bill Kloos, PC 

375 W. 4th Avenue, Suite 204 

Eugene, OR 97401 

Phone: (541) 343-8596 

Fax: (541) 343-8702 

e-mail: billkloos@landuseoregon.com 

Web www.LandUseOregon.com 



BEFORE THE BOARD OF COUNTY COMMISSIONERS, LANE COUNTY OREGON 

ORDINANCE NO. PA 1274 In The Matter Of Amending The Eugene-Springfield 
Metropolitan Area General Plan (Metro Plan) To Adopt The 
Springfield 2030 Refinement Plan Residential Land Use and 
Housing Element And To Establish A Separate Springfield 
Urban Growth Boundary (UGB) Pursuant To ORS 197.304; 
And Adopting Savings And Severability Clauses. (File No. PA 
09-6018) (Springfield, Lane County) 

WHEREAS, in 2007 the Oregon Legislature passed and the Governor signed into law Chapter 
650, Oregon Laws 2007, codified as ORS 197.304 and commonly known as "House Bill 3337"; 
and 

WHEREAS, Chapter IV of the Eugene-Springfield Metropolitan Area General Plan (Metro Plan) 
sets forth procedures for amendment of the Metro Plan and adoption or amendment of 
refinement plans, which for Lane County, are implemented by provisions of Lane Code Chapter 
12; and 

WHEREAS, the Springfield and Lane County Planning Commissions conducted a joint public 
hearing on the Drat! Springfield 2030 Refinement Plan including the draft Springfield Residential 
Land & Housing Needs Analysis, Springfield 2030 Refinement Plan Residential Land Use and 
Housing Element policies and Springfield Urban Growth Boundary tax lot specific map on 
February 17, 2010, and continued on March 16,2010; and . 

WHEREAS, following the joint public hearing with the Springfield Planning Commission, the 
Lane County Planning Commission and Springfield Planning Commission, on May 4, 2010, 
voted to recommend approval of the Springfield 2030 Refinement Plan Residential Land Use 
and Housing Element, which incorporated the Springfield Residential Land & Housing Needs 
Analysis, as well as a parcel specific separate urban growth boundary around the City of 
Springfield, based on all of the evidence and testimony in the record at that time; and 

WHEREAS, the Board of Commissioners held a first reading of Ordinance No. PA 1274 on 
March 16, 2011; and 

WHEREAS, on April 4, 2011, a joint public hearing was held before the Lane County Board of 
Commissioners and Springfield City Council on the proposed separate Springfield Urban 
Growth Boundary, the Springfield Residential Land and Housing Needs Analysis, January 2011 
and the Springfield 2030 Refinement Plan Residential Land Use and Housing Element, and the 
Development Services staff report, the oral testimony, letters and emails received, written 
submittals of the persons testifying at the hearing, and the public records lor file # LRP 00014 
(Springfield 2030 Refinement Plan), file # LRP 2007-00030 (Springfield Residential Land 
Study), file # LRP 2009-00012 (Springfield 2030 Refinement Plan Diagram) and the Springfield 
Urban Growth Boundary Technical Supplement have been considered and are hereby 
incorporated into the record for this proceeding; and 

Attachment 9-t Track Changes Version 

Page 1 - In The Maner Of Amending The Eugene-Spdngfield Metropolitan Area General Plan (Metro Plan) To Adopt The Springfield 
2030 Refinement Plan Residential Land Use and HoUSing Element And To Establish A Separate Springfield Urban Growth 
Boundary (UG6) Pursuant To ORS 197.304; And Adopting Savings And Severability C lauses. 



WHEREAS, on May 16, 2011, the Springfield City Council and Lane County Board of 
Commissioners concluded the public hearing and left the record open through May 31, 2011. 
The City Council and Lane County Board of Commissioners are asked to review the proposed 
policies to address Springfield's housing needs and to determine whether the aforementioned 
inventorv. analysis and policies support a determination that Springfield's proposed UGB will 
provide sufficient buildable land to accommodate Springfield's projected housing needs for 
twenty years; and 

WHEREAS, substantial evidence exists within the record demonstrating that the proposal meets 
the requirements of the Metro Plan, Lane Code and applicable state and local law. 

NOW, THEREFORE, the Board of Commissioners of Lane County Ordains as follows: 

Section 1: The proposed amendments to the Eugene-Springfield Metropolitan Area General 
Plan (Metro Plan) to adopt the Springfield 2030 Refinement Plan Residential Land Use and 
Housing Element and the Springfield Residential Land and Housing Needs Analysis, Fe9r~ary 
2\}.HJune 2, 201 1, attached as Exhibits A and B and incorporated here by this reference, are 
adopted pursuant to ORS 197.304 as refinements to the Metro Plan. 

Section 2: The proposed amendment to the Metro Plan Diagram is hereby adopted to establish 
a separate Springfield Urban Growth Boundary pursuant to ORS 197.304 and in accordance 
with OAR 660-024-0020(2) as depicted and described in the attached Exhibit C, D and E, 
incorporated here by this reference. 

Section 3: The prior versions of the Metro Plan and its diagram superseded or replaced by this 
Ordinance shall remain in full force and effect to authorize prosecution of persons in violation 
thereof prior to the effective date of this Ordinance. 

Section 4: If any section, subsection, sentence, clause, phrase or portion of this Ordinance is 
for any reason held invalid or unconstitutional by a court of competent jurisdiction, such portion 
constitutes a separate, distinct and independent provision and such holding does not affect the 
validity of the remaining portions thereof. 

Although not a part of this ordinance, the findings and conclusions attached as Exhibit F and 
incorporated here by this reference are adopted in support of this action. 

ENACTED this __ day of ________ _ , 2011. 

Faye Stewart,Chair 
Lane County Board of County Commissioners 

Melissa Zimmer, Recording Secretary 
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BEFORE THE BOARD OF COUNTY COMMISSIONERS, LANE COUNTY OREGON 

ORDINANCE NO. PA 1274 In The Matter Of Amending The Eugene-Springfield 
Metropolitan Area General Plan (Metro Plan) To Adopt The 
Springfield 2030 Refinement Plan Residential Land Use and 
Housing Element And To Establish A Separate Springfield 
Urban Growth Boundary (UGB) Pursuant To ORS 197.304; 
And Adopting Savings And Severability Clauses. (File No. PA 
09-6018) (Springfield. Lane County) 

WHEREAS, in 2007 the Oregon Legislature passed and the Governor signed into law Chapter 
650, Oregon Laws 2007, codified as ORS 197.304 and commonly known as "House Bill 3337"; 
and 

WHEREAS, Chapter IV of the Eugene-Springfield Metropolitan Area General Plan (Metro Plan) 
sets forth procedures for amendment of the Metro Plan and adoption or amendment of 
refinement plans, which for Lane County, are implemented by provisions of Lane Code Chapter 
12; and 

WHEREAS, the Springfield and Lane County Planning Commissions conducted a joint public 
hearing on the Draft Springfield 2030 Refinement Plan including the draft Springfield Residential 
Land & Housing Needs Analysis, Springfield 2030 Refinement Plan Residential Land Use and 
Housing Element policies and Springfield Urban Growth Boundary tax lot specific map on 
February 17, 2010, and continued on March 16, 2010; and 

WHEREAS, following the joint public hearing with the Springfield Planning Commission, the 
Lane County Planning Commission and Springfield Planning Commission, on May 4, 2010, 
voted to recommend approval of the Springfield 2030 Refinement Plan Residential Land Use 
and Housing Element, which incorporated the Springfield Residential Land & Housing Needs 
Analysis, as well as a parcel specific separate urban growth boundary around the City of 
Springfield, based on all of the evidence and testimony in the record at that time; and 

WHEREAS, the Board of Commissioners held a first reading of Ordinance No. PA 1274 on 
March 16, 2011; and 

WHEREAS, on April 4, 2011, a joint public hearing was held before the Lane County Board of 
Commissioners and Springfield City Council on the proposed separate Springfield Urban 
Growth Boundary, the Springfield Residential Land and Housing Needs Analysis, January 2011 
and the Springfield 2030 Refinement Plan Residential Land Use and Housing Element; and the 
Development Services staff report, the oral testimony, letters and emails received, written 
submittals of the persons testifying at the hearing, and the public records for file # LRP 00014 
(Springfield 2030 Refinement Plan), file # LRP 2007-00030 (Springfield Residential Land 
Study), file # LRP 2009-00012 (Springfield 2030 Refinement Plan Diagram) and the Springfield 
Urban Growth Boundary Technical Supplement have been considered and are hereby 
incorporated into the record for this proceeding; and 
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WHEREAS, on May 16, 2011, the Springfield City Council and Lane County Board of 
Commissioners concluded the public hearing and left the record open through May 31 , 2011 . 
The City Council and Lane County Board of Commissioners are asked to review the proposed 
policies to address Springfield's housing needs and to determine whether the aforementioned 
inventory, analysis and policies support a determination that Springfield's proposed UGB will 
provide sufficient buildable land to accommodate Springfield 's projected housing needs for 
twenty years; and 

WHEREAS, substantial evidence exists within the record demonstrating that the proposal meets 
the requirements of the Metro Plan, Lane Code and applicable state and local law. 

NOW, THEREFORE, the Board of Commissioners of Lane County Ordains as follows: 

Section 1: The proposed amendments to the Eugene-Springfield Metropolitan Area General 
Plan (Metro Plan) to adopt the Springfield 2030 Refinement Plan Residential Land Use and 
Housing Element and the Springfield Residential Land and Housing Needs Analysis, June 2, 
2011, attached as Exhibits A and B and incorporated here by this reference, are adopted 
pursuant to ORS 197.304 as refinements to the Metro Plan. 

Section 2: The proposed amendment to the Metro Plan Diagram is hereby adopted to establish 
a separate Springfield Urban Growth Boundary pursuant to ORS 197.304 and in accordance 
with OAR 660-024-0020(2) as depicted and described in the attached Exhibit C, D and E, 
incorporated here by this reference. 

Section 3: The prior versions of the Metro Plan and its diagram superseded or replaced by this 
Ordinance shall remain in full force and effect to authorize prosecution of persons in violation 
thereof prior to the effective date of this Ordinance. 

Section 4: If any section, subsection, sentence, clause, phrase or portion of this Ordinance is 
for any reason held invalid or unconstitutional by a court of competent jurisdiction, such portion 
constitutes a separate, distinct and independent provision and such holding does not affect the 
validity of the remaining portions thereof. 

Although not a part of this ordinance, the findings and conclusions attached as Exhibit F and 
incorporated here by this reference are adopted in support of this action. 

ENACTED this __ day of ________ , 2011 . 

Faye Stewart, Chair 
Lane County Board of County Commissioners 

Melissa Zimmer, Recording Secretary 
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