
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 unrnet, 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 fmancial 
resources). 

Figure A·1. Relationship between housing need and housing demand 

- All Housing -

c- Housing Need I-
Demand for New Housing 

(housing market) 

Financial Need Special Need 

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 J0 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, puhlic 
agencies do not have the financial resources to mect hut a small fraction of that 
need. New housing does not, and is not likely to, fully address all these needs 
hecause housing developers, like any other business, typically try to maximize 
their profits. 
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In fact, many of those 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 "trickle
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 ofthe 
most fundamental land use tools local governments have to meet housing need. 
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Appendix B National Housing Trends 

The overview of national, state, and local housing trends builds from previous 
work by ECO and conclusions from The State ofthe 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 contracted for a second straight year in 2007. The 
national median single-family bome price fell in nominal tenns for the 
first time in 40 years ofrecordkeeping, leaving several million 
bomeowners witb properties worth less tban their mortgages. With the 
economy softening and many borne loans resetting to bigher rates, an 
increasing number ofowners bad difficulty keeping current on tbeir 
payments. Mortgage performance--especially on subpriroe loans witb 
adjustable rates--eroded badly. Lenders responded by tightening 
underwriting standards and demanding a bigher risk premium, 
accelerating tbe ongoing slide in sales and starts. 

"It is still uncertain bow far, and for bow long, the housing crisis will 
drive down bousebold growtb. Regardless, given the solid underpinnings 
of long-term demand-including the recent strength of immigration and 
tbe aging of the echo-boom generation into young adultbood-bousehold 
growth will pick up again once tbe economy recovers. But if tbe nation 
suffers a prolonged economic downturn that results in lower immigration 
and more doubling up, housebold growth in 20 I 0-2020 may fall sbort 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. 

Long run trends in home ownership and demand 

Last year (2007) was a continuation of the significant departure from the 
recent housing boom that had lasted for 13 consecutive years (\ 992-2005). 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 
half of 2005. 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 of natural 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. 
It 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 corning 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 1 970s. 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 201 0 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 Jive 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
family detached homes toward more affordable multifamily apartments, town 
homes, and manufactured homes. Supply-side considerations, however, outweigh 
these demographic forces. 
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Recent trends in home ownership and demand 

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 market. 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 

Chang' in Permits 

2005-2001: 


• 	 MOlslhan 50'0 Decline 

• 	 25"10 to 50% Dedine 
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Source: Census Bureau, Construction Statistics, Building Permits by County. As cited in The State at The Nation's 
Housing, 2008, The Joint Center for Housing Studies of Harvard University, p. 8 
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Figure 8-2. Change in housing permits issued by county, Oregon, 
2005-2007 

Source: Census Bureau, Construction Statistics, Building Permits by County. As cited in The State 
of The Nation's Housing, 2008, The Joint Center for Housing Studies of Harvard University, p. 8 

Demographic trends in home ownership 

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 born, and an additional 9% are second generation Americans. Members of 
this generation will probably earn more than their parents becoming an even 
greater source of housing demand in the coming 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 
seniors 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 allow 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. 

• 	 Allow a mixture of housing densities and structure types in single
family zones, such as single-family detached, single-family attached, 
condominiums, 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 seniors, assisted 
living facilities, or nursing homes. 

• 	 Design public facilities so that they can be used by seniors with limited 
mobility. For example, design and maintain sidewalks so that they can 
be used by people in wheel chairs or using walkers. 

Home rental trends 

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 20 IO. 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. 

) 0 A survey conducted by the AARP indicates that 90% of people 50 years and older want 10 stay in th eir current home and community as 
they age, See http://www.aam.org/research. 

)1 "Aging in Place: A toolkit for Local Govemmenls" 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 of $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, bilt 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 

Housing Wage:"-_._", 
S9.Qg to S11.69 

,. 
'.~ 

Source: HUO's Fair Market Rents for 2008. based on methodology developed by the National Low Income Housing 
Coalition. As cited in The State of The Nation's Housing, 2008, The Joint Center for Housing Studies of Harvard 
University, p. 30 

Note: Every county in Oregon had a housing wage between $11.70 and $17.54 in 2008 . 

• $17.55 to $19.24 

• S29.25 or Higher 
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Trends in housing affordability 

Despite widespread falling house prices, affordability problems have not 
improved significantly. A median-priced single-family home under conventional 
terms in 2007 (10% downpayment and 30-year fixed rate loan) only costs $76 per 
month and $1,000 downpayrnent 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-hurdened households 
(spending more than 50% of income on housing) increased by almost 4 million 
households from 2001 to 2006, to a total ofnearJy 18 million households in 2005. 
Nearly 40% oflow-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 finding affordable housing, and preserving the affordable units 
that do exist. 

Trends in Housing Characteristics 

The U.S Bureau of Census Characteristics ofNew 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 ofunits greater than 3,000 sq. ft. increased from 
15% in 1997 to 26% ofnew 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 multifamily units. Between 1999 and 2007, the median size of 
new multiple family 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 
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percentage of units with less than 600 sq. ft. stayed at I% both 
regionally and nationally. 

• 	 More household amenities. Between 1994 and 2007 thc 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. 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 identified 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 
increases; 

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

• 	 Income is a stronger determinate oftenure and housing type choice for 
all age categories. 
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Exhibit C 

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. 

City of Spnngfield, Te chmcal Services DNision - April 5, 2011 
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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 Descr/pt/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 spilt Plat, Survey, or land use decision 

UGB tax lots 

1702190000101 split 300' Nof N edge of Hayden Bridge ROW Hayden Bridge 
Journal #94-02-32; plat #94-P0555; 

CS #32200 
1702190000203 sollt 300' N of N edge of Hal-'den Bridge ROW Hayden Bridge 
1702190000300 solit 300' N of N edge of Hayden Bridge ROW Hayden Bridge 
1702190000400 split 300' N of N edge of Hayden Bridge ROW Hayden BrldQe 
1702190000500 sollt 300' N of N ed~e of H!I}Iden BridfLe ROW Hayden BrldfLe 
1702190000501 solit 300' N of N edge of H~en Bridge ROW Hayden Brid~e 
1702190000601 solft 300' N of N edge of H!I}IdenJ3rldge ROW Hayden BridfLe 
1702190000699 solit 300' N of N edge of H~en Bridf!e ROW Hayden Bridf!e 

1702190000701 split 300' N of N edge of Hayden Bridge ROW Hayden Bridge 
SUB2003-000 14; Plat #2004

P01787 
1702190000800 split 300' N of N edge of H!I}Iden Brldf!e ROW H!I}Iden BrfdfLe 
1702190000900 s'ollt 300' N of N edge of Hayden Bridge ROW H!I}Iden BrldfLe Journal #87-03-20· CS #28405 
1702190001000 split 300' N of N edge of H!I}Iden Bridf!e ROW Hl3}'den BridfLe 
1702190001100 split 300' N of N edge of H!I}Iden Brlcl!ie ROW H!I}Iden BrldfLe 
1702190001200 spill 300' N of N edge of Hayden Bridge ROW Hayden BrldfLe 
1702194100101 In 
1702194100102 In 
1702194100200 in 
170:.1194100300 In 
1702194100800 In 
1702194100900 In 
1702194100901 In 
1702194100902 In 
1702194102900 In , 

17-02-20 

1702200000500 In tax lot line city limits and UGB are coincident 
1702200000600 In lax lot line cIty limits and UGB are coincident 
1702200000700 In tax lot line, c Ity limits and UGB are cclncldent . 
1702200000800 In tax lot line, city limits and UGB are coincident 
1702200001301 in tax lot line, city limits and UGB are coincident 
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Tax lot # Status 'DeserlDtlon Area Note 

17-02-27 
1702270000901 spilt Cltv limits and UGB are coincident Highbanks 
1702270000902 splil Cltv limits and UGB are coincident HlQhbanks 

1702270001002 split 
connect the most northerly NE comer of tax lot 1702342200100 to NW 

corner of tax lot 1702342100400, 
Highbanks 

1702270001004 in 
1702270001101 s(llit UGB and cltv limits are coincident Thurston 
1702270001102 In 
1702270002002 
1702270002100 

In 
In 

17-02-28 

1702280000101 split UGB and cltyUmits are coincident Highbanks split by city limits 
1702280000102 In 
1702280000300 split UGB and cl", limits are coincident Highbanks split by city limits 
1702280000301 in 
1702280000302 In 
1702280000401 In UGB city limits and tax lot lines are coincident 
1702280000402 In 
1702280000405 In 
1702280000406 In UGB city limits and tax lot lines are coincident 

1702280000500 spm 
450' N of the N edge of Highbanks ROW, then coincident with city limits 

east of tax lot 1702280000600 
Hlghbanks 

1702280000600 In UGB city limits and tax lot lines are coincident 
1702284300200 In 
1702284300202 in l)GB city limits and tax lot lines are coincident 
1702284300203 In 
1702284301308 In J,JGB cltv limits and tax lot lines are coincident 
1702284301309 In UGB cltv limits and tax lot lines are coincident 

17-02-29 


1702290002800 split 
450' N of Hlghbanks ROW on the eastem lot line; connect to NE comer of 

tax lot 1702290002900 
Hlghbanks 

1702290002900 split 
Multi-part tax lot. Extend the UGB from tax lot 2800 to the W, coincident 
with tax lot line 2900 until it intersects the N edge of the ROW of 1-105 

Highbanks 

1702290003100 split UGB and city limits are coincident Highbanks 

17-02-30 
1702300000100 in UGB city limits and tax lot lines are coincident 
1702300000101 in UGB city limits and tax lot lines are coincident 
1702300000200 In UGB city limits and tax lot lines are coincident 
1702300002500 In 'UGB city limits and tax lot lines are coincident 
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J702341109000 In 
In 

114900 In 

cl limits and tax lot lines are 

, city limits and tax lot lines are, 

18)(/ot# Status Area Note 
17·02·34 

1702341107900 In !)GB, city limits and tax lot lines are 
1702341108000 In UGB, city limits and tax lot lines are 
1702341108100 , ty limits and tax lot Unes are 
1702341108200 

In 
In , city limits and tax lot lines are 

1702341108300 , city limits and tax lot lines are in 

41115000 In , city limits and iax lot lines are 
1115100 In , city limits and tax lot lines are 

341115200 In , city limits and tax lot lines are 
170i341115300 1n WGB, ci!y limits and tax lot lines are' 

341115400 in UG~ city limits and tax lot lines are 
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 
---.9tLevl I :::IInriir 

1702341200100 In UGB, city limits ana-tax lot lines are 
city limits outslde UGB, Thurston 1702341200500 split Split by section line 170227 & 170234 Thurston 

Middle School 
Thurston1702342100400 . In UGB. city limits and tax lot lines are 

0100 In 

17·02-35 
1702352204801 I I 
1702352204900 split by city limits TI J. 

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 
1702363003300 In 
1702363003400 In 

In 

17"()3·14 
1703140000900 In 

001100 in ,(to I River. Refer to survey I Phase 2 n. 
1703140001900 in ,(to I River. Refer to survey j Phase 2 'il 
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Tax lot # 
17.n- ._,)-10 

170315 

III 
o 

1 

1703154000400 

17·03·22 

Status_ 

in 

~ 
In 
In 

Tn 
~ 

split 

In 
4102 In 

1, 

1 
l' 

1 
1, 

l' 
l ' 

11 
171 

l' 
l' 
l' 

17·03·23 

,00 

:{UU 

)55' 

1703233406100 
170: 

In 
Tn 

In 
Iir 
in 
'in 
Iii 
Tn 

In 
in 
In 
In 
In 
in 
in 
in 
in 
In 
in 
in 
in 
in 

Tn 
Iri 
In 

Tn 
Tn 

D, 

maple island slough. unknown lot # 

CI limits and UGB are 
UGB cl I mlts and tax lot lines are 
4GB. city limits and tax lot lines are, 
UGB. city limits ~nd tax lot lines are, 

split by city limits; mostly outside the UGB. only the "leg" portion Is Inside 

UGB. citY limits arlcflax lot lines ara 
t t~McKanzla River. Rafer to Dlat. 

lito 

!!..!2. 
,Ito 
It to 
It to 
It to 
It to 

I River. Refer to plat. 
I River. Refer to plat. 

<enzle River. Refer to plat. 
:Iver. Refer to plat. 
:lvar. Refer to plat. 
:Iver. Refar to plat. 

!!..!2. McKen2 
:Iver. Refer to plat. 
:Iver. Refer to F 
Iver. Refer to ~!!..!Q.. 

Ito 
iiO 
!..!2.. 
!..!2.. 
Ito 
Ito 
t to 

!..!2.. 
Ito 
110 
t to 

!..!2.. 
L!!!.J 
!.!2. 
,Ito 

Iver. Refer to 
Iver. Refer to p 
Iver. Refer to p 
Iver. Refer to p 
Iver. Refer to pi 

,River. Refer to plat. 
<enzle River. Refer to plat. 

Iver. Refer to plat. 
Iver. Refer to plat. 

,River. Refer to plat. 
,River. Refer to plat. 
,River. Refer to plat. 
,River. Refer to plat. 
I River. Refer to plat. 
I River. Refer to plat. 

Area 

Gateway 

Gateway 

i I 
i I 

Note 

tax lot contains public drainage 
facility 

I Phase 2 

I Manor 
I Manor 1st 
I Manor 1st 
I Manor 1st 

McKenzie Manor 1 st ' 
I Manor 3rd 
I Manor 3rd 
,Manor 3rd 

. ,Manor 3rd 
,Manor 3rd , 
, Manor3rd 
Royal Delie 
Royal Delie 
Royal Delle 
Royal Delle 

Royal Della 1 st 
Royal Della 1 st 
Royal Delie 1 st 
Royal Della 1 st 
Royal Delle 1st 
Royal Delle 1st 
Royal Delle 1 st 
Royal Delle 1 st 
Royal Delle 1 st ' 
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Tax lot 1# 
1703233410800 
170323341 O~ 

1000 
i'i'OO 
100 

1~ 

~ 
1: 
~ 

1 : 
170323420070 
1: 

171 

1 
1: 

1: 

)56' 

". 
1703234409800 

i900 

17-03-24 

10 
100 

in 
In 
in 
to 
to 
in 
In 
in 
In ,
In 

In 
in 
in 
In 
In 
in 
iii 
In 
in 
In 
ill 
In 
In 
In---.
In 

Tn 
in 
[ 
in 

in 
in 
Tn 

In 
In 
In 
in 
in 

t to McKenzie River. Refer to plat. 
t to McKenzie River. Reier 10 p 

Iver. Refer to p 
to McKenzie River. Refer 10 p 
:0 McKenzie River. Refer 10 p 
10 McKenzie River. Refer to p 
10 McKenzie River. Refer to plaf 

'to McKenzie River. Refer to plat. 
t 10 McKenzie River. Refer 10 ptal. 
t 10 McKenzie River. Refer to ptal. 
t to McKenzie River. Refer to plat. 

UGB, city limits and tax 101 lines are 
UGB, city limits and lax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city limits and laX 10\ lines are 

GB, cI limits and tax 101 lines are 
GB, city limits and tax ot I nes are 

UGB, city limits and tax lot."nes are 
, city limits and tax lot lines are 
, city limits and tax lot lines are 

,B, city limits and lax lot lines are 
UGB, city limits and tax lot lines are 
UGB, city IImlls and tax 101 lines are 
UGB, city IImilS and tax lot lines are 
UGB. city limits and tax lot llries are 

UGB, city limits and tax lot lines are 
UGB, city Ilmiis and tax lot hnes are 
UGB, city limits and lax lot lines are 

, city limits and tax ioilines are 
, city limits and tax 101 lines are 
, city IImils and tax lot lines are 

UGB, city limits and lax lot lines are 
YGB, city limits and lax lot 
UGB, city limits and ·lax 101 lines are 
UGB, city limits and tax lot lines are 

Area Note 
loyal Delle 2n( 
loyal Delle 2nd Addiijon 
loyal Delle 2nd Addition 

lyal Delle 
iver Glen 3rd Addition 
Iver Glen 3rd Addition 

River Glen 3r( 

River Glen 3rd . 
RIver Glen 3rd . 
River Glen 3rd Addition 
River Glen 3r;l.Annlllnn 

....;. 

PLA #94-H-222: cs 

1703240000101 splil 260' N of the N edge of Hayden Bridge Rd ROW Hayden Brtdge I"UU"'''' cs ; Pial 
) & 32261 
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Taxlot# Status Description Area Note 

1703240000102 In Hayden Bridge 
Journal #94-02-28; Plat #94-P0567; 

CS #32260 & 32261 

1703240000103 split 260' N of \he N edge of Hayden Bridge Rd ROW Hayden Bridge 
Journal #94-02-28; Plat #94-P0567; 

CS #32260 & 32261 

1703240000104 In Hayden Bridge 
Journat #94-02-28; Plat #94-P0567; 

CS #32260 & 32261 
1703240000300 split 375' N of \he N edge of Hayden Bridge Rd ROW; Include house Hayden Bridge 
1703240000301 in 
1703240000401 split 375' N of-the N edge of Hayden Bridge Rd ROW Include house Hayden BrI<!lle 
1703240000503 in 
1703240000507 In 

1703240000603 split 
from the NE comer of the city limits on tax lot 1703243102000, then to a 

point 285' N of \he N edge of Hayden Bridge ROW, on \he east tax lot line 
of 1703240000603 

Hayden Bridge 
Journal #92-10-202 O'Nlell; CS 

#33470 & 31021; Plat#92-P0306. 

1703243100100 split 
From NE comer of tax lot 1703243200301, to city limits on tax lot 

1703243104000. 
Hayden Bridge 

1703243100200 split 
From NE comer of tax lot 1703243200301, to NW corner of city limits on 

tax lot 1703243100300. 
Hayden Bridge 

1703243100300 split 
From NE corner of tax lot 1703243200301, to NW comer of city limits on 

tax lot 1703243100300. 
Hayden Bridge 

1703243100600 in 
1703243100701 in 
1703243100102 In 
1703243100704 In 
1703243100900 split §Pllt by city limits Hayden Bridge 
1703243102000 split split by city limits, I,LGB and city limits are coincident Hayden Bridge I 

1703243104000 in GB city limits and tax lot lines are coincident 
1703243104100 In GB city limits and tax lot lines are coincident 
1703243104200 In GB city limits and tax lot lines are coincident 
1703243200200 In 
1703243200301 in 
1703243200302 In 
1703243200303 In 
1703243200304 In 
1703243200305 In 
1703243200306 in 
1703243200307 In 
1703243200500 In 
1703243200600 In 
1703243200700 in 
1703243200800 In 
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TBJt lot II
~1-::..::n::~::~~A 

1 

...1 
1 

1 
1 ; 

1802040003000 

18-02-05 

1802050002800 

1802050002801 

1802051 

1802051: 
1802051304100 
1802051304101 

1802052400100 

Status 
In 

solit 

~ 
~ 
~ 

solll 

In 

In 

split 

sollt 

split 

spJH 

In 
j;;
In 

Ja. 
in 

Tn 
in 
In 
In 
In 
In 
in 

in 

follow 

fo!!2YL 
,1I0w 
b 

I 
A",,, 

SE HiII~ 

SE HJIIs 
SE Hills 
SE HJlls 

NntA.,. 

follow SE HIlls WEB . 
SEHIIIs WEB 

follow 

approximately 450' S of Jasper Rd to a proPE!rty comer, then W to a point 
on the W property line that is approximately 450' S of the Jasper Rd ROW. 
A drainage ditch on the W propllrty line crosses the driveway at that point. 

The house and bam at 5119 Jasper Rd are Inside the UGB . . 

: 400' ~ nfthA S edoa nfthFi Ja~nAr Rd_ ROW 

SE Hill. 

Clearwater 

E leg Is split 450' S of the S edge of Jasper Rd ROW. W leg Is spilt 220' S I CI t 
of the S edoe of Jasoer Rd ROW. earwa er 

On the E tax lot line, approximately 450' S of the S edge of Jasper Rd. 
ROW, then to the NW comer of the laX lot. The house (4855 Jasper Rd) Is I Clearwater 

Journal #1998-1'. ___ _ 
V1l1aoe olat 
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Tax lot # Status DescrlDtlon Area Note 

1802052400200 in 
. Journal #1998-11-0255; Redwood 

Villaae olal 

1802052401000 in 
Journal #1998-11-0255; Redwood 

Villaoe piat 

1802052401100 In Journal #1998-11-0255; Redwood 
Villaoe piat 

1802052401200 in Journal #1998-11-0255; Redwood 
Villaoe Piat 

1802052407900 In Journal #1998-11-0255; Redwood 
Vlllaoe Dlat 

1802052408000 in Journal #1998-11-0255; Redwood 
VlllaQe Dlat 

Journal #1998-11-0255; Redwood 
Villaae olat 

1802052408100 In 

1802052408201 In 

Journal #1998-11-0255; Redwood 
Villaoe Dlat 

1802052409400 in 

Journal #1998-11-0255; Redwood 
Villaoe plat 

1802052409600 in 

1802052409700 in 
Journal #1998-11-0255; Redwood 

Villaoe plat 

1802052409800 In 
Journal #1998-11-0255; Redwood 

Villaae olat 
-Journal #1998-11-0255; Redwood 

Villaoe Dlat 
1802052409900 In 

1802052410000 In 
Journal #1998-11-0255; Redwood 

Villaoe Dlat 
journal #1998-11-0255; Redwood 

VillaQe pial 
Journal #1998-11-0255; Redwood 

VillaQe plat 
Journal #1998-11-0255; Redwood 

Villaoe Dlat 

1802052411000 in 

1802052412000 In 

1802052413000 In 

18-02-06 
1802060001006 in 
1802060001007 In 
1802060004600 in 
1802062403500 in 
1802062403501 In 
1802062403600 In 
1802064104902 in 
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Tax lot # Status DescrlDtion Area Note 
1802064105700 In 

1802064105800 In 
1802064105900 In 
1802064106000 In 
1802064106100 In 
1802064106200 In 
1802064106300 In 
1802064114500 in 

1802064115900 In UGB, city limits and tax lot lines are coincident; N bank of Jasper slough filbert meadows, LRP2005-00010; 
SUB2005-00062 

1802064200118 In 
1802064200119 JfI 
180206420Qi20 In 
1802064200121 in 
1802064200301 in 
1802064200500 fn 
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 " 

D"lnt a/onfLJas~r Rd 815' from the SW corner of the tax lot 
SE Hills WEB 

1802090000600 split panhandle' approximately 450' S of the S edQe of Jasper Rd. ROW Clearwater 

18·02·10 

1802100001600 In UGB and tax lot lines are coincident SE Hills Weyerhauser Rd. 

1802100000100 split 
follow rldgellne to a pOint where the western tax lot line Intersects 

north section line of 180210 
SE Hills WEB 

18"()2·11 

Journal #1998-11·0256 contains 1802110000300 in Interpretation with legal description SE Hills 
I~al description {attachment Dl 
Joumal #1998·11·0256 contains 1802110000400 in Interpretation with legal description SEHllis 
leQal description (attachment 0) 
Joumal #1998-11-0256 contains 1802110001600 in Interpretation with legal description SE Hills 
legal description (attachment 0) 

Weyerhauser Rd. Journal #1998-11 
1802110001700 split interpretation with legal description SE Hills 0256 contains legal description 

J.attachment Dl 
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Tax lot # Status DescrJmlon Area Note 

1 Journal #1998-11-0256 contains 
1802110002000 In interpretation with legal description SEHilisI 1 leQal descriotion (attachment [)L 
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Tax lot # Status DescrlDtlon Area Note 

18-02-15 

1802150000100 In interpretation with legal description SE Hills 
Journal #1998-11-0256 contains 
legal description (attachment D) 

18-03-01 

1803010000701 in 
1803010001100 In 
1803010001301 In 

1803010003100 in 
1803010003200 In willamette 
1S03010003600 in 

18-03-02 

1803020000600 in I I 
18-03-11 

1803110000600 split refer to description of UGB within 15 corridor willamette 
1803110000700 split refer to description of UGB within 15 corridor willamette 
1803110001800 in 

18-03-12 

1803120000500 I In I I I 

ROW/other 

Jasper Rd. In l)GB Is the S edge of the Jasper Rd ROW Include entire ROW 

Mill Race In 
the Mill Race within 18-03-01 Is entirely within the UGB, UGB Is top of S 

bank 
1-105 In 1-105 within 17-02-29 and 17-02-30 is within the UGB 

17-02-35 In 
UGB Is the N edge of the Thurston Rd ROW, E of 69th Street to the E lot 

line of 1702362400200 
18-02-06-24 In The ROW for Garden Ave and Klntzley Ave are within the UGB 

17-02-36 in UGB Is the N edge of the Thurston Rd ROW 
15 description refer to methodology In adopted ordinance 
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Exhibit E 

Summary of Methodology Utilized to Refine the Location of the 

Springfield Urban Growth BOWldary 


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-{)24-0020(2). 

2. 	 To establish a separate Urban Growth Boundary for the city of Springfield, as required 
by ORS 197.304. 

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 coterminous 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 ll-G-14 of the Metro Plan). 

6. 	 Where it is not tax lot-specific, the UGB is approximately 200' wide. 1his is in 
accordance with the adopted policies in the Metro Plan as well as decisions by the Lane 
County Hearings Official. 

a. 	 Levi Landing Gourna1 #1997-06-142 & #1999-06-144) is the only area where a 
more precise location of the UGB east of IS 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: 

i. 	 The city attorney and city staff endorsed the location of the ridgeJine 
separating the drainage basins, as proposed in Journal #2000-{)6-128, 
Dilbeck, and 

ii. The Springfield Planning Commission found the legal description 
contained in Journal #1998-11-256, Smejkal, accurately describes a portion 
of the UGB in the southeast hills. 

Summary ofMethodology 
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Methodology 

1. 	 OAR 660-024-0020(2): "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." 

a. 	 This OAR requires the UGB to be shown at a scale that identifies which 
particular tax lots are included in the UGB. If a tax lot is split by the UGB, there 
must be sufficient information to determine the precise UGB location. 

b. 	 Where the UGB does not follow tax lot lines, a written description shall provide 
sufficient information to determine the precise UGB location. This information is 
contained in the table called: "Tax lots Adjacent and Split by the UGB" 

2. The UGB is coincident with tax lot lines unless the tax lot line is outside the 200' wide 
area. 

3. 	 The UGB 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 UGB. 

4. 	 Roads and Rights of Way. The UGB shall lie along the outside edge of existing and 
planned rights-of-way that form a portion of the UGB so that the full right-of-way is 
within the UGB. Refer to Policy #2, Page 1I-C-4 of the Metro Plan. 

5. 	 The location of the UGB in relation to the Interstate 5 corridor is based on the policies 
contained in "Jurisdictional Responsibility" on Page II-D 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 (UGB) and Metro Plan Plan Boundary (plan Boundary); 
and the county has joint responsibility with Eugene between the city limits and 
UGB west of the Interstate 5 Highway and with Springfield between the city 
limits and UGB eas"t of the Interstate 5 Highway. State law (1981) provides a 
mechanism for creation of a new city in the River Road and Santa Qara area. 
Refer to Metro Plan Chapter IV and intergovernmental agreements to resolve 
specific issues of jurisdiction." 

a. 	 General description. The northbound lane is inside the Springfield UGB. The 
southbound lane is outside the Springfield UGB. For the area underneath the 
Willamette River Bridge, the UGB and the city limits are coincident. 

b. 	 Northern terminus. Extend the northern tax lot line of 1703150000100 to the 
west until it intersects the centerline of the Interstate 5 right-of-way. 

c. 	 Southern terminus. Extend the southernmost point of tax lot 180311001800 that 
is south of and adjacent to the Filbert Grove 5"' Addition, to the W, to"the 
intersection of the Interstate 5 centerline and the common section line of TRS 
180311 and 180310. This point is approximately 275' south of the northbound 
Interstate 5 on-ramp. 

d. 	Centerline. For the purposes of the UGB 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 
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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 WiJlamette Meridian, !hence 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+%.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 PI; 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 fee~) to Engineers centerline station 266+63.16 
PI; 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 UGB is not coincident with tax lot lines, the criteria from the 
Metro Plan shall apply. The following criteria are from Page 1I-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. 	 Floodway Fringe 

f. Protection of Wetlands 


gO' Protection of Sand and Gravel Resources 


h. 	 Airport Protection 

i. 	 Existing Development and Services (City Limits) 

j. 	 Meet Economic Goals 

Sumrriary ofMetiwdology 
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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 measmed 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 measmed 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 dIainage facility. The tax lot is 
entirely within the UGB. 

d. Thurston Area Split Tax Lots. The city limits 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 Hil1s 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 n-G-21 of the Metro plan). The line was 
originally dIawn in 1982 and generally follows the ridgeline. The city's current 
mapping technology is able to more accmately 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 area. 

f. Oearwater 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. WiIlamette 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 noD of the Metro Plan. 
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