
 

CITY OF OREGON CITY 
 

CITY COMMISSION REGULAR MEETING - 
REVISED 

 

AGENDA  

Commission Chambers, Libke Public Safety Facility, 1234 Linn Ave, Oregon City 

Wednesday, November 17, 2021 at 7:00 PM 

REGULAR MEETING OF THE CITY COMMISSION 

Ways to participate in this public meeting: 

•     Attend in person, location listed above 
•     Register to provide electronic testimony (email recorderteam@orcity.org or  
       call 503-496-1509 by 3:00 PM on the day of the meeting to register) 
•     Email recorderteam@orcity.org (deadline to submit written testimony via email is  
      3:00 PM on the day of the meeting) 
•     Mail to City of Oregon City, Attn: City Recorder, P.O. Box 3040, Oregon City, OR 
      97045 

1. CONVENE MEETING AND ROLL CALL 

2. FLAG SALUTE 

3. CEREMONIES AND PROCLAMATIONS 

3a. Proclamation Declaring the Month of November as "Shop Oregon City" and Saturday, 
November 27, 2021 as Oregon City Buy Local, Small Business Saturday 

4. CITIZEN COMMENTS 

Citizens are allowed up to 3 minutes to present information relevant to the City but not listed 
as an item on the agenda. Prior to speaking, citizens shall complete a comment form and 
deliver it to the City Recorder. The City Commission does not generally engage in dialog 
with those making comments but may refer the issue to the City Manager. Complaints shall 
first be addressed at the department level prior to addressing the City Commission. 

5. PRESENTATIONS 

5a. Newell Creek Canyon Park Grand Opening Presentation 

5b. Main Street America Presentation 

6. ADOPTION OF THE AGENDA 

7. CONSENT AGENDA 
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City Commission Regular Meeting - REVISEDAgenda November 17, 2021 
 

 

This section allows the City Commission to consider routine items that require no discussion 
and can be approved in one comprehensive motion. An item may only be discussed if it is 
pulled from the consent agenda. 

7a. Minutes of the September 28, 2021 Joint Work Session with the City of West Linn 

7b. Minutes of the September 30, 2021 Joint Work Session with the City of West Linn 

8. PUBLIC HEARINGS 

8a. Resolution No. 21-53, Budget Adjustment and Supplemental Budget for the 2021-23 
Biennium 

8b. First Reading of Ordinance 21-1014 - An Ordinance Approving GLUA 21-00057 and 
LEG 21-00004, Adopting the Housing Needs Analysis 

9. GENERAL BUSINESS 

9a. Resolution No. 21-54, Declaring an Emergency and Exempting a Temporary Warming 
Shelter at The Father's Heart Street Ministry from Planning Code Requirements 
(November 17, 2021 until March 31, 2022) 

9b. The Downtown Oregon City Association Memorandum of Understanding 

10. COMMUNICATIONS 

City Manager 

Commissioners 

Mayor 

11. ADJOURNMENT  

 

PUBLIC COMMENT GUIDELINES 

Complete a Comment Card prior to the meeting and submit it to the City Recorder. When the Mayor/Chair 
calls your name, proceed to the speaker table, and state your name and city of residence into the 
microphone. Each speaker is given three (3) minutes to speak. To assist in tracking your speaking time, 
refer to the timer on the table. 

As a general practice, the City Commission does not engage in discussion with those making comments. 

Electronic presentations are permitted but shall be delivered to the City Recorder 48 hours in advance of 

the meeting. 

ADA NOTICE 
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City Commission Regular Meeting - REVISEDAgenda November 17, 2021 
 

 

The location is ADA accessible. Hearing devices may be requested from the City Recorder prior to the 
meeting. Individuals requiring other assistance must make their request known 48 hours preceding the 
meeting by contacting the City Recorder’s Office at 503-657-0891. 

Agenda Posted at City Hall, Pioneer Community Center, Library, City Website. 

Video Streaming & Broadcasts: The meeting is streamed live on the Oregon City’s website at 
www.orcity.org and available on demand following the meeting. The meeting can be viewed on 
Willamette Falls Television channel 28 for Oregon City area residents as a rebroadcast. Please 

contact WFMC at 503-650-0275 for a programming schedule. 
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PROCLAMATION 
 

 

Whereas,  Oregon City seeks to bring the local community together to support economic vitality 

and the quality of life in Oregon City and wishes to celebrate the independence of the 

citizens of Oregon City and the entrepreneurial spirit represented by our core of local 

independent businesses; and 

 

Whereas,  the individual decisions every community member makes today affect the future of 

Oregon City; and 

 

Whereas,  Oregon City’s local independent businesses help preserve the uniqueness of the 

community and give us a sense of place; and 

 

Whereas,  Oregon City’s core of independently-owned businesses give back to this community in 

goods, services, talent and creating employment opportunities for locals; and 

 

Whereas,  the small business owners of our community work hard in the marketplace to provide 

quality goods and services, and this, in turn evokes the confidence of the consumers 

who respond in a fashion which keeps the economy healthy and vital; and 

 

Whereas,  Oregon City’s independent business owners and employees enrich community members’ 

shopping experiences with their knowledge and passion; 

 

NOW, THEREFORE, I, Rachel Lyles Smith, Mayor of the City of Oregon City, do hereby proclaim: 

 

The Month of November 2021 as “Shop Oregon City” 

AND 

Saturday, November 27 as “Oregon City Buy Local, Small Business Saturday”  

and salute our community members and locally owned independent businesses who are integral to the 

unique flavor of Oregon City and honor their efforts to make Oregon City the place we want to live, 

work and shop.  Also urging the residents of our community, and communities across the country, to 

support small businesses and merchants on Small Business Saturday and throughout the year.  

IN WITNESS WHEREOF, I hereunto set my hand this 17th day of November 2021. 

 

       

 ____________________________________ 

RACHEL LYLES SMITH, Mayor 
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WHAT IS SMALL BUSINESS SATURDAY®? 

 
 
Since its inception in 2010, Small Business Saturday, proudly backed by American Express, 
has illuminated the significance of supporting small, independently owned businesses 
across the country. Falling between Black Friday and Cyber Monday, it's a day dedicated to 
supporting the diverse range of local businesses that help create jobs, boost the economy, 
and keep communities thriving across the country. 
 
 
WHY SUPPORT SMALL BUSINESS SATURDAY? 

 
 

● Demonstrates a conscious commitment to the communities in which we live. 
● Creates goodwill within the communities. 
● When we support small businesses, we help create jobs and local communities 

preserve their unique culture. 
 
 
2020 SMALL BUSINESS SATURDAY FACTS: 

 
 

● In 2020, U.S. consumers reported spending a record high total of an estimated $19.8 
billion at independent retailers and restaurants on Small Business Saturday.1 

● On average for every dollar spent at local small businesses 67 cents stays in the local 
community.2 

● Elected officials in all 50 states, Washington, D.C., Puerto Rico, and other U.S. 
territories championed Small Business Saturday. 

 

 
1 The American Express 2020 Small Business Saturday Consumer Insights Survey was conducted by Teneo on behalf of 

American Express and the National Federation of Independent Business (NFIB). The study is a nationally representative 
sample of 2,572 U.S. adults 18 years of age or older. The sample was collected using an email invitation and an online survey. 
The study gathered self-reported data and does not reflect actual receipts or sales. It was conducted anonymously on 
November 29, 2020. The survey has an overall margin of error of +/- 2.0%, at the 95% level of confidence. Projections are 
based on the current U.S. Census estimates of the U.S. adult population, age 18 years and over. 
2 The 2018 Small Business Economic Impact Study was conducted by Econsult Solutions, Inc. (ESI) on behalf of American 

Express. ESI calculated the share of national Gross Domestic Product (GDP), employment and employee compensation that 
small businesses with under 100 employees provide to the economy based on an analysis used by the U.S. Small Business 
Administration. ESI also estimated how much of each dollar spent at the average small business remains in their local 
community and used input-output analysis across 100 representative U.S. counties to calculate the additional impact that is 
generated locally as the result of the spending of employees and the spending of the small business with local suppliers and 
service providers. 
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● 723 local governments issued proclamations in support of Small Business Saturday 

covering all 50 states and Washington, D.C. 
● American Express enlisted the support of nearly 100 large companies, known as 

Corporate Supporters, to help drive excitement for and promote Small Business 
Saturday. 

● The Small Business Saturday Coalition, comprised of national, state and local 
associations that help coordinate activities for Small Business Saturday with small 
business owners and consumers, had over 300 organizations help spread the Shop 
Small® message. 

● According to the 2020 Small Business Saturday Consumer Insights Survey, 97% of 
shoppers recognized the positive impact they can make by shopping small, and 85% 
of them reported they also encouraged friends and family to do so, too.3 

 
 
JOIN THE COALITION: 

 
 

Building on the success of previous years, the Coalition of supporters are more committed 
than ever. This includes support from advocacy organizations that join the initiative to 
motivate constituents through incentives and offers to not only Shop Small on November 
27, 2021, but Shop Small all year long. 
 
The coalition is led by Women Impacting Public Policy, a business advocacy organization 
representing small businesses. Join Us! 
  
Contact Info: 
Small Business Saturday Program 
Women Impacting Public Policy 
Phone: (415) 434-4314 |Email: sbscoalition@wipp.org 
 

 
3The American Express 2020 Small Business Saturday Consumer Insights Survey was conducted by Teneo on behalf of 

American Express. The study is a nationally representative sample of 2,572 U.S. adults 18 years of age or older. The sample 
was collected using an email invitation and an online survey. The study gathered self-reported data and does not reflect actual 
receipts or sales. It was conducted anonymously on November 29, 2020. The survey has an overall margin of error of +/- 
2.0%, at the 95% level of confidence. Projections are based on the current U.S. Census estimates of the U.S. adult population, 
age 18 years and over. 
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CITY OF OREGON CITY 
 

CITY COMMISSION JOINT WORK SESSION 
WITH THE CITY OF WEST LINN 

 

DRAFT MINUTES  

Virtual Meeting 

Tuesday, September 28, 2021 at 6:00 PM 

JOINT WORK SESSION WITH THE CITY OF WEST LINN 

CONVENE WORK SESSION AND ROLL CALL 

 Mayor Lyles Smith convened the meeting at 6:04 PM. 

Oregon City 

PRESENT: 5 - Mayor Rachel Lyles Smith, Commissioner Adam Marl, Commissioner Denyse 
McGriff, Commissioner Frank O'Donnell, and Commissioner Rocky Smith, Jr. 

STAFFERS: 6 - City Manager Tony Konkol, Public Works Director John Lewis, Community 
Development Director Laura Terway, Assistant City Recorder Jakob Wiley, City 
Engineer Dayna Webb, Economic Development Director James Graham 

West Linn 

PRESENT: 5 - Councilor Todd Jones, Councilor Mary Baumgardner, Councilor Rory 
Bialostosky, Council President Bill Relyea, Mayor Jules Walters 

STAFFERS: 4 - City Manager Jerry Gabrielatos, Deputy City Manager John Williams, City 
Attorney Tim Ramos, Assistant City Engineer Erich Lais 

CITIZEN COMMENTS 

 No public comments were received. 

INTRODUCTORY ITEMS 

1. Council & Commission Introductions 

 Mayor Walters thanked all those that participated in the joint meeting.  
 

Mayor Lyles Smith also thanked everyone and mentioned the reason for the joint meeting was the 
abundance of transportation related projects that affect both cities and that it was deemed appropriate to 
share information.  

2. Staff and Consultant Introductions 
 

Oregon City Manager Konkol and Public Works Director Lewis introduced staff and consultant Marc 
Butorac with Kittelson & Associates and West Linn Manager Gabrielatos introduced their staff.  
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City Commission Joint Work Session with the City of West 
Linn Minutes September 28, 2021 
 

 

3. Work Session Overview 
 

Mr. Butorac provided a brief overview of the meeting agenda and objectives for both sessions which 
consist of ongoing/planned transportation updates. 

DISCUSSION ITEMS 

4. City of West Linn Updates 
 

City of West Linn staff provided updates on ongoing and planned transportation projects and topics of 
interest along their waterfront, including: 
 

1. Willamette Falls Drive Concept Plan Adoption 
 
Mr. Lais provided information on pedestrian and bike improvements to Willamette Falls Drive. This project 
is not currently funded.   
 
2. Waterfront Project/City Hall Historic District 
 
Mr. Williams provided background on the visioning efforts of the district and some of the challenges West 
Linn has experienced. The plan for the former City Hall is to develop the building into a cultural center.  
 
3. Willamette Falls Locks 
 
Mr. Williams reviewed Oregon House Bill 2564, which established the public corporation of the Willamette 
Falls Lock Authority, with Governor appointments to be made by December 2021. The next steps are to 
secure start-up and capital funding.  
 
Mayor Lyles Smith asked what the timeline was for the Willamette Falls Drive Concept Plan and Mr. Lais 
indicated there is not, as there is not current funding for the Plan. Thirty percent of the design has been 
completed. Mayor Lyles Smith also provided comments on potential considerations for bike pathways 
from a ridership perspective. 
 
Commissioner McGriff asked for clarification on the alignment on Willamette Falls Drive and Mr. Butorac 
and Councilor Jones provided information and clarification on pathway placement.  

5. City of Oregon City Updates 
 

City of Oregon City staff will provide updates on ongoing and planned transportation projects and topics 
of interest along the waterfront, including:  
 

1. Willamette Falls Legacy Project   
 
Ms. Terway provided background on the Blue Heron site and the new ownership by the Grand Ronde 
Tribe and their visioning to create a cultural center in partnership with the four public agencies. 
 
2. OR 99E Shared Use Path Project   
 
Ms. Webb provided background on the project that addresses gaps in pedestrian and bicycle access 
along 99E and complete street design along McLoughlin Blvd. between 10th and the 99E tunnel. A 
regional flexible fund allocation grant was received for development of the final phase.  
 
3. Economic Development and Tourism  
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Mr. Graham outlined the Strategy Plan which includes a new workforce development strategy called 
Talent Ready and the business retention and expansion program. Also outlined is the new Urban 
Renewal Development Plan.  
 
4. Transportation Demand Management  
 
Ms. Terway provided the background which included the goal of accommodating more activity downtown, 
increasing pedestrian and bike access downtown, supporting transportation options and managing 
parking resources. Ms. Terway reviewed the projects currently under development.  
 
5. Downtown Oregon City Railroad Quiet Zone 
 
Ms. Webb provided information on the safety improvements necessary to establishment of the quiet zone. 

 
Mayor Walters commented that West Linn would like to partner with Oregon City on the Arch Bridge 
Anniversary celebration.  
 
Councilor Bialostosky commented that he would like to see a joint effort to resolve traffic issues that affect 
both cities, especially when I-205 tolling begins. 
 
Councilor Jones asked about the riverwalk as part of the Willamette Falls Legacy Project and Ms. Terway 
clarified that the four public partners are focused on only the riverwalk project. 
 
Commissioner McGriff asked about reducing the speed on McLoughlin Blvd/99E as well as enhancing the 
three pedestrian crossings and Ms. Webb indicated there are potential design elements that could be  
investigated that may help both items. Rian Windsheimer with Oregon Department of Transpiration 
(ODOT) commented they will work with Oregon City to look at the potential of reducing the speed in that 
area.  
 
There was additional discussion regarding the basalt wall formation on Willamette Drive and the 
implications of removing portions to expand access. 

6. Oregon Department of Transportation Updates 
 

Oregon Department of Transportation staff will provide updates on ongoing and planned transportation 
projects and topics of interest in the area, including:  
 
1. I-205 Improvement Project Update 
 
Mandy Putney, ODOT, provided an overview of the project that has the goals of earthquake-ready 
bridges, reducing crashes and reducing congestion and travel times. Discussed was the interim and long-
term financing for Phase 1A construction.   
 
2. I-205 Phase 1A Construction  
 
Allen Hendy, ODOT, presented on the Phase 1A construction which includes widening of the Abernethy 
Bridge portion of the freeway and interchange/pedestrian improvements with Highway 43 and 99E. Mr. 
Hendy reviewed the noise variance and sound wall installations, property impacted by nightwork, and 
lane closures. 
 
Commissioner Smith asked about sidewalk connections by Main Street by the sound wall installations. 
Mr. Lewis and Mr. Hendy provided information on the timeline and other construction details.  
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Mayor Lyles Smith asked if noise levels are tested during construction and Mr. Hendy indicated testing 
can be done if requested. Also discussed were email distribution lists to the neighborhood associations 
for construction updates. 
 
Councilor Relyea asked about the potential of installing video surveillance measures to reduce speeding 
and crashes during the construction. Mr. Hendy indicated that ODOT will be working with the Oregon 
State Police and both cities’ police forces to enforce the speed limits during the four years of the 
construction. Mr. Windsheimer indicated that ODOT does not have the authority to conduct video 
surveillance, but they can do the photo ticket process for speed violators. 
 
Councilor Baumgardner asked what fish species will be monitored during the construction and Mr. Hendy 
indicated that all the primary species including salmon, will be protected as well migratory birds.  
 

3. I-205 Tolling & Regional Mobility Pricing Policy  
 
Lucinda Broussard presented on the tolling process which includes automated vehicle tolling by window 
tags and also video capture of license plates and billing by mail. Toll amounts are unknown presently but 
will be established before the process begins and will include rates by peak hours and off-peak hours. 
Tolling revenue will pay for the construction and transit and multimodal transportation options.  
 
Mayor Walters asked about the tolling station locations and Ms. Broussard indicated the locations have 
not been determined. Mayor Walters asked about mitigating traffic diversion onto surface streets and Ms. 
Broussard indicated there was information forthcoming on the diversion strategy.  
 
Councilor Bialostosky asked at what point tolling would be discontinued and if the revenue collected will 
stay in the local area. Ms. Broussard indicated the Transportation Commission will make determinations 
on both topics.  

 
Ms. Broussard indicated tolling would likely not begin until 2025 or 2026 and also provided information on 
how citizens can get involved. Also discussed was impact scenarios of not doing the project versus doing 
the project and next steps linking the toll project to the I-205 improvements project. The tolling project is 
currently in the environmental assessment phase. 
 
Councilor Baumgardner asked if there is any possibility the tolling process will not happen, due to the lack 
of alternative street routes. Ms. Broussard indicated tolling will be occurring on all metro area freeways 
beyond the project areas, so there won’t be alternate street routes.  
 
Commissioner McGriff commented that Oregon City had joined other local cities in sending a letter to 
ODOT earlier in the year expressing concerns and questions on tolling and Ms. Broussard indicated the 
letter had helped ODOT refocus the tolling program to cover most of the metro area freeways and not the 
construction areas alone.  
 
Commissioner O’Donnell expressed concern on a variable rate tolling program, based on examples of 
variable tolling in other jurisdictions. Ms. Broussard provided explanation that dynamic pricing as done 
elsewhere, will be done with tolling here.  
 
Commissioner Marl expressed concerns about documentation that states tolling is “indefinite” and other 
terminology that doesn’t feel truthful to citizens. Commission Marl discussed funding and inflation costs. 
 
Mayor Lyles Smith asked when tolling of other stretches of metro freeways will be subject to tolling and 
Ms. Broussard indicated approximately 2025. 
 
4. OR 43 Improvement Project  
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Paul Scarlett provided background including design completion is anticipated in late-2022 with 
construction in late-2023. Pedestrian and bicycle and signal improvement will be done in two primary 
portions with Highway 43.  
 
Councilor Baumgardner asked about how the I-205 construction helps the environment and Ms. 
Broussard responded that it reduces stop-and-go traffic which contributes more air pollution. 
 
5. 100-year Anniversary of the Historic Arch Bridge 
 
Paul Scarlett indicated ODOT is working with both cities to develop a celebration scheduled for late-2022.  
 
Commissioner Smith commented that he had purchased an original 1922 invitation to the Arch Bridge 
opening. 

ADJOURNMENT 

 Mayor Lyles Smith adjourned the meeting at 8:52 PM. 

 

 Respectfully submitted, 

 
 _____________________________ 

 Jakob Wiley, Assistant City Recorder 
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CITY OF OREGON CITY 
 

CITY COMMISSION JOINT WORK SESSION 
WITH THE CITY OF WEST LINN 

 

DRAFT MINUTES  

Virtual Meeting 

Thursday, September 30, 2021 at 6:00 PM 

JOINT WORK SESSION WITH THE CITY OF WEST LINN 

CONVENE WORK SESSION AND ROLL CALL 

Mayor Walters convened the meeting at 6:04 PM. 

West Linn 

PRESENT: 5 - Councilor Todd Jones, Councilor Mary Baumgardner, Councilor Rory 
Bialostosky, Council President Bill Relyea, Mayor Jules Walters 

STAFFERS: 4 - City Manager Jerry Gabrielatos, Deputy City Manager John Williams, City 
Attorney Tim Ramos, Assistant City Engineer Erich Lais 

Oregon City 

PRESENT: 5 - Mayor Rachel Lyles Smith, Commissioner Adam Marl, Commissioner Denyse 
McGriff, Commissioner Frank O'Donnell, and Commissioner Rocky Smith, Jr. 

STAFFERS: 6 - City Manager Tony Konkol, Public Works Director John Lewis, Community 
Development Director Laura Terway, Assistant City Recorder Jakob Wiley, City 
Engineer Dayna Webb, Economic Development Director James Graham 

CITIZEN COMMENTS 

 The attendees took note of two written comments provided by Andwele Castleberry and Ray Atkinson 
prior to the meeting. 

INTRODUCTORY ITEMS 

1. Council & Commission Introductions   

 Mayor Walters provided opening comments.  

2. Staff and Consultant Introductions  

 Mr. Lewis introduced consultant Mr. Butorac with Kittelson & Associates 

3. Work Session Overview   

 Mr. Butorac provided the overview of the work session agenda.  

DISCUSSION ITEMS 
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4. Oregon City – West Linn Pedestrian & Bicycle Bridge Concept Plan 

             Nick Gross provided an outline of the Concept Plan that was developed and refined by the project 
advisory committee, project leadership team, project management team and the general public. Tribal 
consultations were conducted and two themes were evident, that Willamette Falls and the vicinity are 
historically and contemporarily significant and protection of cultural resources are important. Extensive 
public outreach and survey was conducted with 80% of the participants approving a pedestrian/bike 
crossing. The alignments where a crossing could be placed was reviewed and the two downstream and 
upstream corridors were outlined, with benefits and burdens for both. Of concern is the environmental 
and traffic impacts of the bridge placement. 

             Mr. Butorac outlined why two corridors for bridge placement were recommended and reviewed the steps 
to actual construction of the bridge. Mr. Butorac reviewed the potential outcomes of adopting the concept 
plan into the transportation system plan. Mr. Butorac reviewed funding sources, including federal grants.    

             Councilor Baumgardner commented that public feedback that she has received have been positive.                  

             Commissioner McGriff deferred comment for later in the meeting.  

             Councilor Bialostosky asked if any homeowners were concerned their property could be seized as part of 
a condemnation process if the bridge were on the downstream corridor and Councilor Baumgardner 
indicated there was one homeowner that expressed concern when spoken to.  

             There was discussion regarding the homeowners that could be affected and how they could build the 
bridge with existing homes in the pathway using aerial rights and easements, if needed.  

             Mayor Walters asked who is responsible for constructing the access points. Mr. Butorac provided 
information on how the connection points would be done and that the determination as to responsibility 
would be done after adoption and funding.  

             Mayor Lyles Smith commented that this process is a starting point and is only a concept plan and that she 
does support development of this bridge. Mr. Butorac indicated that initial funding may be for the 
environmental study and later work on funding for the actual build, as costs could be very different 
dependent on the bridge design that is finally determined. Federal grants might be possible at some point.  

             Commissioner Marl asked about the methodology of the public survey that was done. Mr. Gross indicated 
there was outreach through newspaper and media outlets. 40% of respondents were from West Linn and 
45% from Oregon City. Commissioner Marl felt the survey results were somewhat one sided, as 
participants were asked to reach out to the entity, rather than the entity reaching to members of the public 
that might not otherwise be accessible.  

             Commissioner Smith agreed with Commissioner Marl’s comments and supports the general concept plan 
but felt there are other priority waterfront and transportation projects that Oregon City should consider 
before moving forward with this bridge.  

             Councilor Jones asked about how the bridge concept started and Mr. Butorac responded that the public 
partners determined the need as pedestrian/bike access across the I-205 was not workable. Also asked 
was the individual that came up with the concept, but that information was not known.  

             Commissioner O’Donnell commented that he felt the bridge would be a nice addition at a future date but 
felt like Commissioner Smith that there are more immediate needs and projects that are priority and that 
the survey information was not reflective of the Oregon City population.  

             Councilor Jones asked how the work to date has been funded and Mr. Butorac indicated that ODOT has 
funded the work. Councilor Jones also asked if there were other questions asked in the survey that were 
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not presented and Mr. Butorac indicated there were other questions, but it was focused on the need for 
ped/bike access and did not compare the bridge plan against other priority projects.  

             Mr. Lewis indicated this current effort was largely because bike/ped options had not been incorporated in 
the I-205 project because of height issues.   

             Councilor Bialostosky commented he agreed with Commissioner Smith’s earlier comments and had 
concerns regarding funding but did feel the bridge will be a good tourism addition at a future time.  

             Councilor Relyea felt there needs to be more public outreach and information gathering and had concerns 
regarding the two corridors and felt the bridge is premature.  

             Councilor Baumgardner asked what the Confederated Tribes of the Grand Ronde’s input was on the 
project and Mr. Butorac indicated they had a mixed reaction and appreciated the project had not been 
narrowed to one corridor and would like to see more information as it comes forward.  

             Commissioner McGriff commented that the project is future-looking and that there is much more 
investigation and research to be done in order to make the bridge a reality.  

             Mr. Butorac reviewed next steps and potential adoption of the concept plan and addition to the cities’ 
transportation systems plans. 

             Both City Managers agreed that the bridge topic should be discussed within each city and determine the 
interest to move forward.  

             Commissioner McGriff commented that she would like to see further collaboration meetings between both 
cities.  

             Councilor Bialostosky agreed with comments regarding future collaboration meetings between the cities.  

ADJOURNMENT 

 Mayor Walters adjourned the meeting at 7:37 PM. 

 Respectfully submitted, 

 
 _____________________________ 

 Jakob Wiley, Assistant City Recorder 
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CITY OF OREGON CITY 
625 Center Street  

Oregon City, OR 97045 

Staff Report 
503-657-0891 

 

To: City Commission Agenda Date: 11/17/2021 

From: Finance Director Matt Zook  

SUBJECT: 

Resolution No. 21-53, Budget Adjustment and Supplemental Budget for the 2021-23 
Biennium 

STAFF RECOMMENDATION: 

Move to approve Resolution No. 21-53, A Resolution to Adopt a Budget Adjustment and 
a Supplemental Budget for the 2021-23 Biennium 

EXECUTIVE SUMMARY: 

The City requests a budget adjustment to recognize, in the current biennium, 
$1,738,940 of unspent budgeted funds from the prior biennium, for the Public Works 
Operations Complex.  

BACKGROUND: 

The City Commission approved the project budget for the Public Works Operations 
Complex in the amount of $12,800,000 at a meeting on August 19, 2020. During the 
2021-23 budget process the City recognized that the project would not be completed by 
the end of the 2019-21 biennium. The current budget includes an appropriation of 
$3,103,733. The actual expense incurred on the project in the prior biennium was 
$7,957,327 leaving $1,738,940 of budgeted funds unspent. The City desires to move 
these unspent funds from the prior biennium to the current biennium so that they can be 
utilized to complete the project in the current biennium. 

Oregon Budget Law allows the City Commission to make budget adjustments by 
resolution. 
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OPTIONS: 

1. Approve Resolution as is 
2. Deny Resolution 
3. Provide edits to Resolution 

BUDGET IMPACT: 

Amount:  $1,738,940 

FY(s): 2021-23 biennium 

Funding Source(s): Beginning balance in the Community Facilities Fund 
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Resolution No. 20-35 
Effective Date: November 17, 2020 
Page 1 of 1 
 

RESOLUTION NO. 21-53 
____________________________________________________________________________ 

 
A RESOLUTION TO ADOPT A BUDGET ADJUSTMENT AND A SUPPLEMENTAL BUDGET 

FOR THE 2021-23 BIENNIUM 
 
 WHEREAS, the City Commission adopted a budget for the 2021-23 Biennium and made 
appropriations by Resolution No. 21-29 on June 2, 2021; and  
 

WHEREAS, ORS 294.338, ORS 294.463 and ORS 294.466 provide the legal basis for 
changes in appropriations, and ORS 294.471 and ORS 294.473 provide the legal basis for 
supplemental budgets, by Commission Resolution; and 
 
 WHEREAS, the need now exists to hold a public hearing to transfer and appropriate 
funds for the purposes and in the amounts shown in the attached Budget Adjustment Summary; 
and 
 

WHEREAS, conditions not ascertained at the time the budget was prepared have 
occurred that require changes in financial planning, resulting in a supplemental budget. 
  
 NOW, THEREFORE, BE IT RESOLVED by the City Commission of Oregon City that the 
Budget Adjustment Summary as attached as Exhibit A be made a part hereof and authorized. 
This resolution shall take effect immediately upon adoption. 
 
 Approved and adopted at a regular meeting of the City Commission held on the 17th day 
of November 2021. 
 

     _____ 
RACHEL LYLES SMITH, Mayor  

     
 
Attested to this 17th day of November 2021:  Approved as to legal sufficiency: 
 
________________________________  ___________________________________ 
Jakob Wiley, Assistant City Recorder  City Attorney 
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Original Revised
Account Budget Increase Decrease Budget

1)  Public Works Operations Complex

Community Facilities

Beginning Fund Balance R 310-525-4999 3,021,091$        1,738,940$       -$                 4,760,031$        

Capital Infrastucture E 310-525-7032 3,003,733$        1,738,940$       -$                 4,742,673$        

Descriptions:

Oregon City
Budget Adjustment Summary
2021 - 2023 Budget Adjustment 1

Description

1)  Recognize carryforward of unspent funds in the previous biennium as additional beginning fund balance and appropriate unspent funds to 
complete the construction of the Public Works Operation Complex.  It does not increase the overall total project budget of $12,800,000.
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CITY OF OREGON CITY 
625 Center Street  

Oregon City, OR 97045 

Staff Report 
503-657-0891 

 

To: City Commission Agenda Date: 11/17/2021 

From: Community Development Director Laura Terway 

SUBJECT: 

First Reading of Ordinance 21-1014 - An Ordinance Approving GLUA 21-00057 and 
LEG 21-00004, Adopting the Housing Needs Analysis 

STAFF RECOMMENDATION: 

Approval of the first reading of Ordinance 21-1014, GLUA 21-00057, and LEG 21-
00004. 

EXECUTIVE SUMMARY: 

The City is working on a Housing Needs Analysis (HNA) which includes maps, housing 
data, and forecasts on demographic and socioeconomic trends to understand how 
much housing will be need in the future and if we have enough available land to 
accommodate the community’s needs. The study estimates the number and needs of 
new households as well as the amount of new housing units that could be potentially 
constructed. This technical analysis will help the community understand whether 
Oregon City has enough land to accommodate growth over the next 20 years and if any 
housing policy changes are needed. 

The draft study found that Oregon City should plan for the growth of 7,435 new dwelling 
units over the next 20 years. Much of the growth in housing will be driven by growth in 
households. The City will meet Metro’s requirements for net density and housing mix 
but has a slight shortage of land for high-density housing and an unmet need for 
affordable housing. The City may address the unmet needs through policies though 
should continue to monitor housing over time. 

The Planning Commission recommended the City Commission unanimously 
recommended the City Commission approve the proposal on October 25, 2021. The 
City Commission heard a presentation and discussed the matter at their November 3, 
2021 meeting before continuing the matter. 

BACKGROUND: 
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The City is working on a Housing Needs Analysis (HNA) which includes maps, housing 
data, and forecasts on demographic and socioeconomic trends to understand how 
much housing will be need in the future and if we have enough available land to 
accommodate the community’s needs. The study estimates the number and needs of 
new households as well as the amount of new housing units that could be potentially 
constructed. This technical analysis will help the community understand whether 
Oregon City has enough land to accommodate growth over the next 20 years and if any 
housing policy changes are needed. 

The HNA includes a map identifying land with minimal constraints that could be 
developed with a residential use if the property owner chooses to do so. The map is not 
intended to show where development will occur or the specific type or density of 
development, but to inform a reasonably accurate estimate of the amount of future 
housing opportunities citywide. 

The draft study found that Oregon City should plan for the growth of 7,435 new dwelling 
units over the next 20 years. Much of the growth in housing will be driven by growth in 
households. The City will meet Metro’s requirements for net density and housing mix 
but has a slight shortage of land for high-density housing and an unmet need for 
affordable housing. The City may address the unmet needs through policies though 
should continue to monitor housing over time. The study will be used to inform housing 
policy and projects in the future. 

The Housing Needs Analysis will be used to inform future housing policies, such as the 
Oregon City Comprehensive Plan (OC 2040). The Planning Commission recommended 
the City Commission unanimously recommended the City Commission approve the 
proposal on October 25, 2021. The City Commission heard a presentation and 
discussed the matter at their November 3, 2021 meeting before continuing the matter. 

In 2020, the Land Conservation and Development Commission (LCDC) adopted 
Oregon Administrative Rules implementing a Housing Capacity Analysis Schedule. 
These Oregon Administrative Rules requires Oregon City update our Housing Needs 
Analysis every six years, effective 2022. If the proposed HNA is not adopted prior to 
December 31, 2021, the City will be required to revise the HNA in compliance with HB 
2003 prior to December 31, 2022 and complete a Housing Production Strategy by 
December 31, 2023. If the City adopts the proposed HNA prior to the end of 2021, the 
next HNA update is not required for 6 years. 

The City Commission recognized a need to support housing options in the City. The 
Commission identified the following goals within the 2021-2023 biennium goals related 
to housing: 

 Prepare a plan to identify and implement housing strategies, tools and 
opportunities that work best for Oregon City 

 Update our code to provide additional housing opportunities in Oregon City 
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OPTIONS: 

1. Approve the first reading of Ordinance 21-1014 and GLUA 21-00057 and LEG 
21-00004. 

2. Continue Ordinance 21-1014 and GLUA 21-00057 and LEG 21-00004 to the 
December 1, 2021 City Commission hearing with instructions for additional 
 information or changes. 
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Ordinance No. 21-1014 
Effective Date: ______________ 
Page 1 of 2 
 

ORDINANCE NO. 21-1014 
____________________________________________________________________________ 

 
AN ORDINANCE OF THE CITY OF OREGON CITY AMENDING THE OREGON CITY 

COMPREHENSIVE PLAN BY REPEALING A 2002 HOUSING STUDY AND REPLACING IT 
WITH A 2021 HOUSING NEEDS ANALYSIS AS AN ANCILLARY DOCUMENT 

 
WHEREAS, Oregon Revised Statutes (ORS) 197.175 requires cities to prepare, adopt, 

and implement comprehensive plans consistent with statewide planning goals adopted by the 
Land Conservation and Development Commission (LCDC); and 
 

WHEREAS, Oregon Statewide Planning Goal 10 "Housing" is to provide for the housing 
needs of citizens of the state; and  

 
WHEREAS, ORS 197.295-314 & 197.475-490 and Oregon Administrative Rules (OAR) 

division 660-008 implement Goal 10, and the administrative rule  requires that cities have housing 
needs analyses to ensure opportunity for the provision of adequate numbers of needed housing 
units, the efficient use of buildable land within urban growth boundaries (UGBs), and to provide 
greater certainty in the development process so as to reduce housing costs.; and 
 

WHEREAS, ORS 197.296 requires cities to establish a buildable lands inventory (BLI) as 
part of a housing needs analysis (HNA); and 

 
WHEREAS, the the City’s currently effective Comprehensive Plan includes an HNA that 

was completed in 2002 and adopted in 2004;  
 

WHEREAS, the proposed HNA was subject to extensive public review, including being 
presented or noticed to a number of public advisory groups including the OC 2040 Project 
Advisory Team, an OC 2040 Summit, the OC 2040 website, a project website, a public notice, 
the Development Stakeholders Committee, Neighborhood Associations, the Citizen Involvement 
Committee, and a joint work session between the City Commission and the Planning Commission; 
and 
 
 WHEREAS, the Planning Commission held a public hearing on October 25, 2021 and 
recommended adoption of the proposed HNA to the City Commission; and 
 
 WHEREAS, the City Commission held a public hearing on November 17, 2021 and found 
that the proposed HNA complies with the applicable criteria for Legislative approval as discussed 
in the Staff Report and Recommended Findings for File LEG-21-00001. 
 
 NOW, THEREFORE, OREGON CITY ORDAINS AS FOLLOWS: 
 

Section 1. The City of Oregon City Comprehensive Plan is amended to repeal and replace 
the 2002 Housing Study (adopted in 2004), and adopt a new Housing Needs Analysis as provided 
in attached Exhibit A. 
 

Section 2. The Commission adopts the Analysis and Findings for GLUA 21-00057 and 
LEG 21-00004 to explain how the HNA complies with applicable law and to justify the policy 
choices within the HNA. 
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Ordinance No. 21-1014 
Effective Date: ______________ 
Page 2 of 2 
 

 
 
 
Read for the first time at a regular meeting of the City Commission held on the 17th Day 

of November, 2021, and the City Commission finally enacted the foregoing ordinance this 1st day 
of December, 2021. 
 

 
 
 

      
      RACHEL LYLES SMITH, Mayor 
 

Attested to this 1st day of December 2021, 

 
      
Jakob S. Wiley, Assistant City Recorder 
 

Approved as to legal sufficiency: 
 
__________________________________ 
City Attorney  
 

 
 
 
Exhibit A – Housing Needs Analysis 
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/0e1u�i2e !u##��� 

This report presents Oregon City’s Housing Needs �n��ysis �HN�� �or the ���� to ���� period� 
 t is intended to !o"p�y #ith st�te#ide p��nning po�i!ies th�t go$ern p��nning �or housing �nd 
residenti�� de$e�op"ent% in!�uding &o�� �� �Housing�% O�' ((� )i$ision *% �nd O�' ((� 
)i$ision +� The "ethods used �or this study gener���y �o��o# the Plannin� for Residential �ro�t� 
guide,oo-% pu,�ished ,y the Oregon Tr�nsport�tion �nd &ro#th .�n�ge"ent /rogr�" ��00(�� 

Oregon City is !urrent�y in the pro!ess o� upd�ting the !ity’s Co"prehensi$e /��n �s p�rt o� the 
OC���� Co"prehensi$e /��n 1pd�te� /�rt o� this pro!ess in!�udes upd�ting the Housing 
2�e"ent #ith re!ent in�or"�tion �,out Oregon City’s housing "�r-et �nd �ore!�sted housing 
needs% ��ong #ith d�t� on Oregon City’s de"ogr�phi! �nd so!ioe!ono"i! trends�  n ���0% 
Oregon City p�rti!ip�ted in � pre�i"in�ry housing needs �n��ysis pro!ess through the 
de$e�op"ent o� the C��!-�"�s County HN�� This report ,ui�ds on the in�or"�tion presented 
�or Oregon City in th�t pro3e!t �nd pro$ides upd�ted d�t� #here ne!ess�ry�   

Oregon City gre# �ro" ��%0(+ peop�e in �00� to 45%5*� peop�e in ���0� This is �n �ddition o� 
�0%��� peop�e or �4�6 gro#th� )uring the ���5 to ���� period% "edi�n housing pri!es in 
Oregon City in!re�sed �ro" �,out 745�%��� in ���5 to 75�5%��� in ����% � 556 in!re�se 
!onsistent #ith s��es pri!e gro#th in C��!-�"�s County� '�tes o� !ost ,urden in Oregon City 
$�ried �ro" �+6 �or ho"eo#ners �nd 5�6 �or renters �456 o� o$er���� in the ����8���( 
�"eri!�n Co""unity 9ur$ey ��C9� 58ye�r esti"�te period�  

This report pro$ides Oregon City #ith � ��!tu�� ,�sis to upd�te the City’s Co"prehensi$e /��n 
�nd :oning !ode% �nd to support �uture p��nning e��orts re��ted to housing �s #e�� �s options 
�or �ddressing un"et housing needs in Oregon City� This report pro$ides in�or"�tion to in�or" 
�uture p��nning e��orts% in!�uding de$e�op"ent �nd rede$e�op"ent� This report pro$ides the 
City #ith in�or"�tion �,out the housing "�r-et in Oregon City �nd des!ri,es the ��!tors th�t 
#i�� ���e!t �uture housing de"�nd in Oregon City% su!h �s !h�nging de"ogr�phi!s� This 
�n��ysis #i�� he�p de!ision "�-ers underst�nd #hether Oregon City h�s enough ��nd to 
�!!o""od�te gro#th o$er the ne;t �� ye�rs�  
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"-�� ��e �-e .e� -ousing nee�s in ��egon �i��3 

�� Demographi� and e�onomi� �rend� �i�� dri�e demand �or a��orda��e and di�er�e 
ho��ing in �regon �i��� <ey de"ogr�phi! �nd e!ono"i! trends ���e!ting Oregon City’s 
�uture housing needs �re the �ging o� the ,�,y ,oo"ers% the �ging o� the .i��enni��s �nd 
&ener�tion =% the !ontinued gro#th in the >�tin; popu��tion% �nd �!!ess to � r�nge o� 
housing types �or peop�e o� !o�or� 

�� �o��ing a��orda�i�i�� i� a gro�ing �ha��enge in �regon �i��� Housing ���ord�,i�ity is 
� !h���enge in "ost o� the /ort��nd .etro region in gener��% �nd Oregon City is ���e!ted 
,y these region�� trends� Housing pri!es �re in!re�sing ��ster th�n in!o"es in Oregon 
City �nd .u�tno"�h County% #hi!h is !onsistent #ith st�te �nd n�tion�� !h���enges� 
Oregon City h�s � "odest supp�y o� "u�ti��"i�y housing #ith 5 or "ore units ��,out 
�46 o� the !ity’s housing sto!-�% ,ut h��� o� renter househo�ds �re !ost ,urdened �5�6�� 
The househo�ds #ho �re "ost �i-e�y to ,e !ost ,urdened� �re those #ith �n in!o"e 
,e�o# 5�6 o� C��!-�"�s County’s "edi�n ��"i�y in!o"e �.? � �or � ��"i�y o� �our 
�70�%����� 

�� Oregon City’s -ey !h���enge o$er the ne;t �� ye�rs is pro$iding opportunities �or the 
de$e�op"ent o� re��ti$e�y ���ord�,�e housing �,oth �or househo�ds #ith �n in!o"e 
,e�o# (�6 o� .?  �755%����% #ho #i�� need in!o"e8restri!ted housing% �nd �or 
househo�ds #ith in!o"es o� (�6 to ���6 o� .?  �755%��� to 7���%����% #ho !�n 
���ord so"e "�r-et8r�te housing� o� ��� types% su!h �s �o#er8!ost sing�e8��"i�y 
housing% !ott�ge% to#nhouses �nd dup�e;es% tri8 �nd @u�dp�e;es% "�r-et8r�te 
"u�ti��"i�y housing% �nd go$ern"ent8su,sidi:ed ���ord�,�e "u�ti��"i�y housing�  

�� �regon �i�� �a��� eno�gh ho��ing �ha� i� a��orda��e� �o�h �or ren�er and 
homeo�ner�� �,out 456 o� Oregon City’s househo�ds �re !ost ,urdened �p�ying 4�6 
or "ore o� their househo�d in!o"e on housing !osts�� �,out 5�6 o� Oregon City’s 
ren�er� �re !ost ,urdened �nd �,out �+6 o� Oregon City’s homeo�ner� �re !ost 
,urdened� Oregon City’s �e$e� o� !ost ,urden is si"i��r to other !o""unities in 
C��!-�"�s County� Oregon City is one o� the �ess ���ord�,�e !ities �or ho"eo#nership in 
the /ort��nd region% househo�ds �t "idd�e �nd high in!o"es �,et#een 7*�%��� to 
7���%���� �re �ess �,�e to ���ord housing in Oregon City� 

�� ��o�� ��  o� �regon �i��!� ho��eho�d� are ren�er�� "#  o� �hom �i�e in m���i�ami�� 
ho��ing� .edi�n rents in Oregon City in ���� �re 7�%45� per "onth% !o"p�red to the 
7�%��( "edi�n rent �or C��!-�"�s County �s � #ho�e�  

�� � househo�d e�rning 5�6 o� C��!-�"�s County’s "edi�n ��"i�y in!o"e �7�(%���� 
!ou�d ���ord �,out 7�%�5� per "onth in rent% !o"p�red #ith the �$er�ge e��e!ti$e 
rent o� 7�%45�� Ho#e$er% �,out ��6 o� Oregon City’s housing sto!- is "u�ti��"i�y 

 
� The )ep�rt"ent o� Housing �nd 1r,�n )e$e�op"ent’s guide�ines indi!�te th�t househo�ds p�ying "ore th�n 4�6 
o� their in!o"e on housing e;perien!e A!ost ,urden%B �nd househo�ds p�ying "ore th�n 5�6 o� their in!o"e on 
housing e;perien!e Ase$ere !ost ,urden�B 
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�in!�uding dup�e;es% trip�e;es �nd @u�dp�e;es�% !o"p�red to 4�6 o� the housing in 
the /ort��nd 'egion� The !o"p�r�ti$e�y s"��� sh�re o� "u�ti��"i�y units "�y 
!onstr�in opportunities to rent in Oregon City�  

�� �o��ing �a�e� pri�e� in�rea�ed in �regon �i�� o�er �he �a�� �i�e �ear� a� a ��igh��� 
�a��er ra�e �han en�ire �o�n��� � househo�d e�rning ���6 o� C��!-�"�s County’s 
"edi�n ��"i�y in!o"e !ou�d ���ord � ho"e $��ued ,et#een �,out 74��%��� to 74(+%���% 
#hi!h is �ess th�n the "edi�n ho"e s��es pri!e o� �,out 75�5%��� in Oregon City� � 
househo�d !�n st�rt to ���ord "edi�n ho"e s��e pri!es �t �,out ��+6 o� Oregon City’s 
"edi�n househo�d in!o"e� 

Ho4 #u1- -ouse-o�� g�o4�- is ��egon �i�� ���nning �o�3 

Oregon City’s nu",er o� househo�ds #ithin its !ity �i"its �nd 1&C �re� �i�e�% /��nning �re�� is 
pro3e!ted to gro# ,y o$er *%�45 househo�ds ,et#een ���� �nd ����% �t �n �nnu�� gro#th r�te o� 
4*� units per ye�r� 

Exhibit�1.�Forecast�of�Household�Growth,�Oregon�City�Planning�Area,�2021�to�2041��
Source:�Metro’s�2050�Household�Distributed�Forec�st,�2021.��

14,778� 22,213� 7,435�
Households�in�2021� Households�in�2041� New�households�2021-2041�

Ho4 #u1- -ousing 4i�� ��egon �i�� nee�3 

The housing types used in this �n��ysis �re !onsistent #ith needed housing types �s de�ined in 
O'9 �0*�4�4D 

�� Single-family�
e�a��e
�includes�single-fa�il��de�ac�ed�uni�s���anufac�u�ed����es��n�
l��s�and�in����ile����e��a��s��c���age�clus�e�s��and�access����d�elling�uni�s��

�� Single-family�a��a��e
�is�all�s��uc�u�es��i���a�c����n��all���e�e�eac��d�elling�uni��
�ccu�ies�a�se�a�a�e�l����suc��as�������uses�������n��uses��

�� ���le�e�����i�le�e���an
���a
�le�e��a�e�a�su�se���f��ul�ifa�il��a��ac�ed�s��uc�u�es�
��a��c�n�ain���������ee����f�u��li�ing�uni�s�gene�all���n���e�sa�e�l�����

�� ��l�ifamily�is�all����e��a��ac�ed�s��uc�u�es��i���fi�e�������e�uni�s�����e����an�single-
fa�il��de�ac�ed�uni�s���anufac�u�ed�uni�s��du�le�es����i�le�es���uad�le�es�����single-
fa�il��a��ac�ed�uni�s���

To �!!o""od�te the !ity’s �ore!�sted househo�d gro#th% Oregon City needs to p��n �or *%�45 
ne# d#e��ing units ,et#een ���� �nd ����� �,out 4%*�* units o� ne# housing #i�� ,e sing�e8
��"i�y det�!hed �5�6�  �%�+* units o� ne# housing #i�� ,e sing�e8� i�y �tt�!hed ���6�E *�� 
units o� ne# housing #i�� ,e dup�e;es% trip�e;es% or @u�dp�e;es ���6�E �nd �,out �%�+* units #i�� 
,e "u�ti��"i�y housing #ith �i$e or "ore units per stru!ture �4�6�    
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Ho4 #u1- ��n� 4i�� $e �e5ui�e� �o� -ousing3  

 n tot��% Oregon City is �ore!�st to gro# ,y *%�45 d#e��ing units �nd h�s !�p�!ity �or *%�(( 
d#e��ing units� 2;hi,it � sho#s � !o"p�rison o� Oregon City’s ��nd !�p�!ity #ithin the 
p��nning �re� #ith de"�nd �or ne# units ,y p��n design�tion�  t sho#s th�t Oregon City h�s no 
surp�us or de�i!it o� !�p�!ity in the �o# �nd "ediu" density residenti�� �nd "i;ed8use p��n 
design�tions% �nd � de�i!it o� �(0 d#e��ing units �or + �!res� o� high density residenti�� ��nd�  

Exhibit�2.�Co*+arison�of�Ca+acity�of�Existing�,esidential�and�Selected�Co**ercial�-and�with�
.e*and�for�New�.welling�/nits�and�-and�Sur+lus�or�.eficit,�Oregon�City�Planning�Area,�2021�to�
2041�
Source:�0uildable�-ands�1n)entory2�Calculations�by�ECONorthwest.�

�

 

  

Plan�Designation� Capacity�
(Dwelling�Units)

Demand�
(Dwelling�Units)

Comparison�
(Capacity�minus�

Demand)

Land�Surplus�or�
De#icit

($ross�%cres)

-ow�.ensity�,esidential 2,113 2,113 0 0
Mediu*�.ensity�,esidential 4,156 4,156 0 0
High�.ensity�,esidential 1,107 1,288 9136: 97:
Mixed�/se 774 774 0 0
&otal 7,2'' 7,435
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"-�� ��e �-e .e� �in�ings o� �-e Housing Nee�s �n���sis3 

The -ey �indings o� the Oregon City Housing Needs �n��ysis �re th�tD  

�� $inding% &ro��h in ho��ing �i�� �e dri�en �� gro��h in ho��eho�d�� The nu",er o� 
househo�ds in Oregon City’s /��nning �re� is �ore!�st to gro# �ro" ��%**+ househo�ds 
to ��%��4 househo�ds% �n in!re�se o� *%�45 househo�ds ,et#een ���� �nd �����  

�� $inding% �regon �i�� i� p�anning �or gro��h o� '�(�" ne� d�e��ing �ni��� To 
�!!o""od�te the *%�45 d#e��ing units o$er the ��8ye�r p��nning period% Oregon City 
#i�� �$er�ge 4*� ne# d#e��ing units �nnu���y% �nd #i�� p��n �or "ore sing�e8��"i�y 
�tt�!hed �nd "u�ti��"i�y d#e��ing units in the �uture to "eet the !ity’s housing needs� 
Histori!���y% �,out *46 o� Oregon City’s housing #�s sing�e8��"i�y det�!hed� Ne# 
housing in Oregon City is �ore!�st to ,e 5�6 sing�e8��"i�y det�!hed% ��6 sing�e8��"i�y 
�tt�!hed% ��6 dup�e;es% trip�e;es% �nd @u�dp�e;es% �nd ��6 "u�ti��"i�y� This housing 
"i; ,oth "eets the re@uire"ents �or housing "i; �or !ities in .etro �O�C ((�8��*� �nd 
is supported ,y the !h�nges in the housing "�r-et des!ri,ed ,e�o#� 

The ��!tors dri$ing the shi�t in types o� housing needed in Oregon City in!�ude !h�nges 
in de"ogr�phi!s �nd de!re�ses in housing ���ord�,i�ity� The �ging o� senior popu��tions 
�nd the househo�d �or"�tion o� young �du�ts #i�� dri$e de"�nd �or renter �nd o#ner8
o!!upied housing% su!h �s s"��� sing�e8��"i�y det�!hed housing% to#nhouses% dup�e;es% 
�nd �p�rt"entsF!ondo"iniu"s� Coth groups "�y pre�er housing in #��-�,�e 
neigh,orhoods% #ith �!!ess to ser$i!es�  

�� )e�ommenda�ionD Oregon City shou�d "onitor ��nd �$�i��,�e in ��� p��n 
design�tions% �s there is no surp�us �or de�i!it� o� ��nd in the �o# �nd "ediu" 
density residenti�� p��n design�tions� �ddition���y% the City "�y �oo- �or 
opportunities �or rede$e�op"ent on underuti�i:ed ��nd to �ddress the de�i!it o� high 
density residenti�� ��nd �nd �i"ited !�p�!ity o� "i;ed use ��nd�  

�� �regon �i�� i� mee�ing *e�ro!� re+�iremen�� �or ne� den�i�� and ho��ing mi,� O�' 
((�8��*8��45 sets spe!i�i! density t�rgets �or !ities in the .etro 1&C� Oregon City’s 
�$er�ge density t�rget is eight d#e��ing units per net ,ui�d�,�e �!re� C�sed on the 
�indings in Ch�pter (% Oregon City is e;!eeding this �$er�ge density t�rget �t �n �$er�ge 
net density o� 0�5 d#e��ing units per net �!re� 

O�' ((�8��* ��so re@uires th�t !ities #ithin the .etro 1&C Apro$ide the opportunity 
�or �t �e�st 5� per!ent o� ne# residenti�� units to ,e �tt�!hed sing�e ��"i�y housing or 
"u�tip�e ��"i�y housing�B Ch�pter 5 sho#s th�t �or the ����8���� p��nning period 
Oregon City is �ssu"ing th�t ��6 o� ne# d#e��ing units #i�� ,e sing�e8��"i�y �tt�!hed% 
��6 o� ne# units #i�� ,e dup�e;es% trip�e;es% or @u�dp�e;es% �nd ��6 o� ne# units #i�� 
,e "u�ti��"i�y� 
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�� )e�ommenda�ion%  Oregon City shou�d !ontinue to "onitor �uture de$e�op"ent to 
e$��u�te resu�ting densities �nd housing "i; in !o"p�rison to the p��nned units 
des!ri,ed in this report� 

�� $inding% �regon �i�� ha� �nme� need �or a��orda��e ho��ing� �,out 4�6 o� Oregon 
City’s househo�ds �re !ost ,urdened% #ith 5�6 o� renters !ost ,urdened �nd �+6 o� 
o#ners !ost ,urdened� Oregon City’s �e$e� o� !ost ,urden is si"i��r to other 
!o""unities in C��!-�"�s County� Oregon City’s un"et housing needs in!�udeD 

Renter �o�sin�� The �$er�ge �s-ing rent �or "u�ti��"i�y housing in Oregon City in ���� 
#�s �,out 7�%45�% #hi!h is ���ord�,�e to househo�ds e�rning �,out (�6 o� the "edi�n 
��"i�y in!o"e ��,out 755%����� �,out one8third o� Oregon City’s househo�ds h�$e 
in!o"es ,e�o# this �e$e� �nd !�nnot ���ord the �$er�ge rent� �s sho#n in the r�tes o� 
!ost ,urden% "�ny o� these renter househo�ds �re !ost ,urdened� Oregon City #i�� 
!ontinue to h�$e un"et renter housing needs% ,oth �or e;isting househo�ds �nd �or ne# 
househo�ds� 

��ner�o����ied �o�sin�� The "edi�n ho"e s��es pri!e in �pri� ���� #�s �,out 75�5%���% 
#hi!h is ���ord�,�e to househo�ds e�rning �,out ��+6 o� the "edi�n ��"i�y in!o"e 
��,out 7�4(%4���� Oregon City is one o� the �ess ���ord�,�e !ities �or ho"eo#nership in 
the /ort��nd region% househo�ds �t "idd�e �nd high in!o"es �,et#een 7*�%��� to 
7���%���� �re �ess �,�e to ���ord housing in Oregon City� One #�y to in!re�se the supp�y 
o� ���ord�,�e o#ner8o!!upied housing is to in!re�se opportunities �or de$e�op"ent o� 
the "idd�e8in!o"e housing des!ri,ed �,o$e�  

�� )e�ommenda�ionD Githout di$ersi�i!�tion o� housing types% ��!- o� ���ord�,i�ity #i�� 
!ontinue to ,e � pro,�e"% possi,�y gro#ing in the �uture i� in!o"es !ontinue to gro# 
�t � s�o#er r�te th�n housing !osts� 1nder the !urrent !onditions% �%5�5 o� the 
�ore!�sted ne# househo�ds #i�� h�$e in!o"es o� 7�(%��� �in ���� do���rs� or �ess 
�5�6 o� .?  in!o"e or �ess�� These househo�ds !�nnot ���ord "�r-et8r�te housing 
#ithout go$ern"ent su,sidy� �nother �%��+ ne# househo�ds #i�� h�$e in!o"es 
,et#een 7�(%��� �nd 7*�%��� �5�6 to +�6 o� .? �� 

Oregon City #i�� need to pro$ide opportunities �or ���ord�,�e housing de$e�op"ent 
�or ,oth rent�� �nd o#nership o$er the ��8ye�r period% �nd the City shou�d �oo- �or 
opportunities �or ���ord�,�e housing de$e�op"ent �or ��� housing types�  

�� $inding% �regon �i�� �i�� need �o mee� �he re+�iremen�� o� �o��e -i�� .//0� The 
�egis��ture p�ssed House Ci�� ���� in the ���0 >egis��ti$e 9ession� The ,i�� re@uires !ities 
#ithin the .etro 1&C to ���o# A"idd�eB housing types in �o#8density residenti�� :ones� 
The ,i�� de�ines "idd�e housing types �s dup�e;es% trip�e;es% @u�dp�e;es% !ott�ge 
!�usters% �nd to#nhouses� 

�� )e�ommenda�ionD The City shou�d !ontinue the pro!ess o� de$e�oping �nd �dopting 
:oning !ode to !o"p�y #ith these re@uire"ents� 

�� $inding% �regon �i�� i� ��rren��� in �he pro�e�� o� a �omprehen�i�e 1�an 2pda�e� 
This ���� HN� report presents upd�ted in�or"�tion re��ted to Oregon City’s Housing 
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2�e"ent o� the Co"prehensi$e /��n� �ddition���y% !h�nges in Oregon City’s 
de"ogr�phi!s h�$e presented � need �or � gre�ter $�riety o� housing types�  n ���0% 
Oregon City p�rti!ip�ted in � pre�i"in�ry housing needs �n��ysis pro!ess through the 
de$e�op"ent o� the C��!-�"�s County Housing Needs �n��ysis� This report ,ui�ds on 
the in�or"�tion presented �or Oregon City in th�t pro3e!t �nd pro$ides upd�ted d�t� 
#here ne!ess�ry�   

�� )e�ommenda�ionD Oregon City shou�d �dopt this HN� report �s �n �ppendi; to the 
Co"prehensi$e /��n� HC ���4 re@uires th�t Oregon City upd�te its HN� e$ery si; 
ye�rs to �n��y:e #h�t housing is needed �or !urrent �nd �uture residents �or � ��8
ye�r period� 

Oregon City h�s identi�ied � pro3e!t to st�rt #ithin � ye�r to �oo- �t non8:oning 
str�tegies to support the de$e�op"ent o� housing �in!�uding ���ord�,�e housing�� 
This initi�� study #i�� ���o# the !onsider�tion o� �ddition�� too�s �nd p�rtnerships in 
�d$�n!e o� �  Housing /rodu!tion 9tr�tegy �H/9� �!!ording to the guid�n!e in HC 
���4� �n H/9 in!�udes !onsider�tion o� �ddition�� in�or"�tion �,out the housing 
needs o� underser$ed !o""unities �nd eng�ge"ent #ith underser$ed !o""unities 
�,out potenti�� �ppro�!hes to "eeting their needs� 
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16�  n��o�u1�ion 

This report presents Oregon City’s Housing Needs �n��ysis �HN�� �or the ���� to ���� period� 
 t is intended to !o"p�y #ith st�te#ide p��nning po�i!ies th�t go$ern p��nning �or housing �nd 
residenti�� de$e�op"ent% in!�uding &o�� �� �Housing�% O�' ((� )i$ision *% �nd O�' ((� 
)i$ision +� The "ethods used �or this study gener���y �o��o# the Plannin� for Residential �ro�t� 
guide,oo-% pu,�ished ,y the Oregon Tr�nsport�tion �nd &ro#th .�n�ge"ent /rogr�" ��00(�� 

Oregon City is !urrent�y in the pro!ess o� upd�ting the !ity’s Co"prehensi$e /��n �s p�rt o� the 
OC���� Co"prehensi$e /��n 1pd�te� /�rt o� this pro!ess in!�udes upd�ting the Housing 
2�e"ent #ith re!ent in�or"�tion �,out Oregon City’s housing "�r-et �nd �ore!�sted housing 
needs% ��ong #ith d�t� on Oregon City’s de"ogr�phi! �nd so!ioe!ono"i! trends�  n ���0% 
Oregon City p�rti!ip�ted in � pre�i"in�ry housing needs �n��ysis pro!ess through the 
de$e�op"ent o� the C��!-�"�s County HN�� This report ,ui�ds on the in�or"�tion presented 
�or Oregon City in th�t pro3e!t �nd pro$ides upd�ted d�t� #here ne!ess�ry�   

This report pro$ides Oregon City #ith � ��!tu�� ,�sis to upd�te the Housing 2�e"ent o� the 
City’s Co"prehensi$e /��n �nd )e$e�op"ent Code �nd support �uture p��nning e��orts re��ted 
to housing �nd options �or �ddressing un"et housing needs in Oregon City� This report 
pro$ides in�or"�tion th�t in�or"s �uture p��nning e��orts% in!�uding de$e�op"ent �nd 
rede$e�op"ent�  t pro$ides the City #ith in�or"�tion �,out the housing "�r-et in Oregon City 
�nd des!ri,es the ��!tors th�t #i�� ���e!t �uture housing de"�nd in Oregon City% su!h �s 
!h�nging de"ogr�phi!s� This �n��ysis #i�� he�p de!ision "�-ers underst�nd #hether Oregon 
City h�s enough ��nd to �!!o""od�te gro#th o$er the ne;t �� ye�rs� 

���#e4o�. �o� � Housing Nee�s �n���sis 

2!ono"ists $ie# housing �s � ,und�e o� ser$i!es �or #hi!h peop�e �re #i��ing to p�y% in!�uding 
she�ter% pro;i"ity to other �ttr�!tions �3o,% shopping% p�r-s �nd re!re�tion�% �"enities �type �nd 
@u��ity o� �i;tures �nd �pp�i�n!es% ��nds!�ping% $ie#s�% prestige% �nd �!!ess to � r�nge o� 
ser$i!es �i�e�% pu,�i!% "edi!��% tr�nsport�tion�� Ce!�use it is i"possi,�e to "�;i"i:e ��� these 
ser$i!es �nd si"u�t�neous�y "ini"i:e !osts% househo�ds "ust% �nd do% "�-e tr�de8o��s� Gh�t 
they !�n get �or their "oney is in��uen!ed ,oth ,y e!ono"i! �or!es �nd go$ern"ent po�i!y� 
.oreo$er% di��erent househo�ds #i�� $��ue #h�t they !�n get di��erent�y� They #i�� h�$e 
di��erent pre�eren!es% #hi!h in turn �re � �un!tion o� "�ny ��!tors �i-e in!o"e% �ge o� he�d o� 
househo�d% nu",er o� peop�e �nd !hi�dren in the househo�d% nu",er o� #or-ers �nd 3o, 
�o!�tions% nu",er o� tr�nsport�tion $ehi!�es% �nd so on� 

Thus% housing !hoi!es o� indi$idu�� househo�ds �re in��uen!ed in !o"p�e; #�ys ,y do:ens o� 
��!tors� The housing "�r-ets in C��!-�"�s County �nd Oregon City �re the resu�t o� the 
indi$idu�� de!isions o� thous�nds o� househo�ds� These points he�p to unders!ore the 
!o"p�e;ity o� pro3e!ting #h�t types o� housing #i�� ,e ,ui�t in Oregon City ,et#een ���� �nd 
����� These housing types in!�ude sing�e8��"i�y det�!hed% sing�e8��"i�y �tt�!hed% �nd 
"u�ti��"i�y �in!�uding dup�e;es% trip�e;es% �nd @u�dp�e;es% in �ddition to ,ui�dings #ith "ore 
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th�n �i$e units�� This report dis!usses these housing types in det�i�% �s #e�� �s the r�nge o� 
���ord�,i�ity issues th�t #i�� ���e!t Oregon City househo�ds in the ���  to ���� period�  

The !o"p�e; n�ture o� the housing "�r-et% de"onstr�ted ,y the unpre!edented ,oo"8�nd8,ust 
during the p�st de!�de% does not e�i"in�te the need �or so"e type o� �ore!�st o� �uture housing 
de"�nd �nd need� This in!�udes resu�ting i"p�i!�tions �or ��nd de"�nd �nd !onsu"ption� 
9u!h �ore!�sts �re inherent�y un!ert�in� Their use�u�ness �or pu,�i! po�i!y o�ten deri$es "ore 
�ro" the e;p��n�tion o� their under�ying �ssu"ptions �,out the dyn�"i!s o� "�r-ets �nd 
po�i!ies th�n �ro" the spe!i�i! esti"�tes o� �uture de"�nd �nd need� Thus% #e st�rt our housing 
�n��ysis #ith � �r�"e#or- �or thin-ing �,out housing �nd residenti�� "�r-ets �nd ho# pu,�i! 
po�i!y ���e!ts those "�r-ets�  

!���e4i�e ���nning 7o�� 10 

The p�ss�ge o� the Oregon >�nd 1se /��nning �!t o� �0*� �O'9 Ch�pter �0*� est�,�ished the 
>�nd Conser$�tion �nd )e$e�op"ent Co""ission �>C)C� �nd the )ep�rt"ent o� >�nd 
Conser$�tion �nd )e$e�op"ent �)>C)�� The �!t re@uired the Co""ission to de$e�op �nd 
�dopt � set o� st�te#ide p��nning go��s� &o�� �� �ddresses housing in Oregon �nd pro$ides 
guide�ines �or �o!�� go$ern"ents to �o��o# in de$e�oping their �o!�� !o"prehensi$e ��nd use 
p��ns �nd i"p�e"enting po�i!ies�  

�t � "ini"u"% �o!�� housing po�i!ies "ust "eet the re@uire"ents o� &o�� �� �nd the st�tutes 
�nd �d"inistr�ti$e ru�es th�t i"p�e"ent it �O'9 �0*��05 to �0*�4��% O'9 �0*��*5 to �0*��0�% �nd 
O�' (��8��+��� &o�� �� re@uires in!orpor�ted !ities to !o"p�ete �n in$entory o� ,ui�d�,�e 
residenti�� ��nds� &o�� �� ��so re@uires !ities to en!our�ge the nu",ers o� housing units in pri!e 
�nd rent r�nges !o""ensur�te #ith the �in�n!i�� !�p�,i�ities o� its househo�ds� Hurisdi!tions 
�o!�ted in the .etro 1r,�n &ro#th Cound�ry �1&C� �re ��so re@uired to !o"p�y #ith 
.etropo�it�n Housing in O�' ((�8��* �nd Tit�e * o� .etro’s 1r,�n &ro#th .�n�ge"ent 
?un!tion�� /��n in the .etro Code �4��* Tit�e *�� 

&o�� ��% through O'9 �0*�4�4% de�ines needed housing types �s A��� housing on ��nd :oned �or 
residenti�� use or "i;ed residenti�� �nd !o""er!i�� use th�t is deter"ined to "eet the need 
sho#n �or housing #ithin �n ur,�n gro#th ,ound�ry �t pri!e r�nges �nd rent �e$e�s th�t �re 
���ord�,�e to househo�ds #ithin the !ity #ith � $�riety o� in!o"es% in!�uding ,ut not �i"ited to 
househo�ds #ith �o# in!o"es% $ery �o# in!o"es �nd e;tre"e�y �o# in!o"es�B O'9 �0*�4�4 
de�ines needed housing typesD 

��� Housing th�t in!�udes% ,ut is not �i"ited to% �tt�!hed �nd det�!hed sing�e8��"i�y housing 
�nd "u�tip�e ��"i�y housing �or ,oth o#ner �nd renter o!!up�n!y��

�,� &o$ern"ent8�ssisted housing�4 

�!� .o,i�e ho"e or "�nu��!tured d#e��ing p�r-s �s pro$ided in O'9 �0*��*5 to �0*��0�� 

 
� O'9 �0*��0( on�y �pp�ies to !ities #ith popu��tions o$er �5%���� 
4 &o$ern"ent �ssisted housing !�n ,e �ny housing type �isted in O'9 �0*�4�4 ���% �!�% or �d�� 
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�d� .�nu��!tured ho"es on indi$idu�� �ots p��nned �nd :oned �or sing�e8��"i�y residenti�� 
use th�t �re in �ddition to �ots #ithin design�ted "�nu��!tured d#e��ing su,di$isions� 

�e� Housing �or ��r"#or-ers� 

Oregon City "ust identi�y needs �or ��� o� the housing types �isted �,o$e �s #e�� �s �dopt 
po�i!ies th�t in!re�se the �i-e�ihood th�t needed housing types #i�� ,e de$e�oped� This housing 
needs �n��ysis #�s de$e�oped to "eet the re@uire"ents o� &o�� �� �nd its i"p�e"enting 
�d"inistr�ti$e ru�es �nd st�tutes� 

,-e 8e��o�o�i��n Housing �u�e 

O�' ((�8��* �the .etropo�it�n Housing ru�e� is designed to A�ssure opportunity �or the 
pro$ision o� �de@u�te nu",ers o� needed housing units �nd the e��i!ient use o� ��nd #ithin the 
.etropo�it�n /ort��nd �.etro� ur,�n gro#th ,ound�ry�B O�' ((�8��*�8��5  pro$ides � 
.etro8spe!i�i! de�inition o� needed housingD  

INeeded HousingI de�ined� 1nti� the ,eginning o� the �irst periodi! re$ie# o� � �o!�� 
go$ern"entJs �!-no#�edged !o"prehensi$e p��n% Ineeded housingI "e�ns housing 
types deter"ined to "eet the need sho#n �or housing #ithin �n ur,�n gro#th ,ound�ry 
�t p�rti!u��r pri!e r�nges �nd rent �e$e�s�  

The .etropo�it�n Housing 'u�e ��so re@uires !ities to de$e�op residenti�� p��n design�tionsD 

��� /��n design�tions th�t ���o# or re@uire residenti�� uses sh��� ,e �ssigned to ��� 
,ui�d�,�e ��nd� 9u!h design�tions "�y ���o# nonresidenti�� uses �s #e�� �s residenti�� 
uses� 9u!h design�tions "�y ,e !onsidered to ,e Iresidenti�� p��n design�tionsI �or the 
purposes o� this di$ision� The p��n design�tions �ssigned to ,ui�d�,�e ��nd sh��� ,e 
spe!i�i! so �s to �!!o""od�te the $�rying housing types �nd densities identi�ied in O�' 
((�8��*8��4� through ((�8��*8��4*�  

O�' ((�8��* ��so spe!i�ies the "i; �nd density o� ne# residenti�� !onstru!tion �or !ities #ithin 
the .etro 1&CD 

A/ro$ide the opportunity �or �t �e�st 5� per!ent o� ne# residenti�� units to ,e �tt�!hed 
sing�e ��"i�y housing or "u�tip�e ��"i�y housing or 3usti�y �n ��tern�ti$e per!ent�ge 
,�sed on !h�nging !ir!u"st�n!esB �O�' ((�8��*8��4� ���� 

O�' ((�8��*8��45 sets spe!i�i! density t�rgets �or !ities in the .etro 1&C� Oregon City’s 
�$er�ge density t�rget is eight d#e��ing units per net ,ui�d�,�e �!re��  

 
� O�' ((�8���8����  de�ines net ,ui�d�,�e �!res �s A�4%5(� s@u�re �eet o� residenti���y design�ted ,ui�d�,�e ��nd 
��ter e;!�uding �uture rights8o�8#�y �or streets �nd ro�ds�B 
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8e��o 9�$�n 7�o4�- 8�n�ge#en� �un1�ion�� ���n 

The .etro 1r,�n &ro#th .�n�ge"ent ?un!tion�� /��n des!ri,es the po�i!ies th�t guide 
de$e�op"ent �or !ities #ithin the .etro 1&C to i"p�e"ent the go��s in the .etro ���� /��n� 

,i��e 1� Housing ����1i�� 

Tit�e � o� .etro’s 1r,�n &ro#th .�n�ge"ent ?un!tion�� /��n is intended to pro"ote e��i!ient 
��nd use #ithin the .etro 1&C ,y in!re�sing the !�p�!ity to �!!o""od�te housing !�p�!ity� 
2�!h !ity is re@uired to deter"ine its housing !�p�!ity ,�sed on the "ini"u" nu",er o� 
d#e��ing units ���o#ed in e�!h :oning distri!t th�t ���o#s residenti�� de$e�op"ent �nd "�int�in 
this !�p�!ity�  

Tit�e � re@uires th�t � !ity �dopt "ini"u" residenti�� de$e�op"ent density st�nd�rds ,y .�r!h 
�����  � the 3urisdi!tion did not �dopt � "ini"u" density ,y .�r!h ����% the 3urisdi!tion "ust 
�dopt � "ini"u" density th�t is �t �e�st +�6 o� the "�;i"u" density�  

Tit�e � pro$ides "e�sures to de!re�se de$e�op"ent !�p�!ity in se�e!ted �re�s ,y tr�ns�erring the 
!�p�!ity to other �re�s o� the !o""unity� This "�y ,e �ppro$ed �s �ong �s the !o""unity’s 
o$er��� !�p�!ity is not redu!ed� 

.etro’s ���� �o��lian�e Re�ort !on!�udes th�t Oregon City is in !o"p�i�n!e �or the City’s Tit�e � 
responsi,i�ities�  

,i��e (� Housing �-oi1e 

Tit�e * o� .etro’s 1r,�n &ro#th .�n�ge"ent ?un!tion�� /��n is designed to ensure the 
produ!tion o� ���ord�,�e housing in the .etro 1&C� 2�!h !ity �nd !ounty #ithin the .etro 
region is en!our�ged to $o�unt�ri�y �dopt �n ���ord�,�e housing produ!tion go���  

2�!h 3urisdi!tion #ithin the .etro region is re@uired to ensure th�t their !o"prehensi$e p��ns 
�nd i"p�e"enting ordin�n!es in!�ude str�tegies toD  

�� 2nsure the produ!tion o� � di$erse r�nge o� housing typesE  

�� .�int�in the e;isting supp�y o� ���ord�,�e housing% in!re�se opportunities �or ne# 
���ord�,�e housing dispersed throughout their ,ound�riesE �nd  

��  n!re�se opportunities �or househo�ds o� ��� in!o"e �e$e�s to �i$e in ���ord�,�e housing 
�4��*�*4��� 

.etro’s ���� �o��lian�e Re�ort !on!�udes th�t Oregon City is in !o"p�i�n!e �or the City’s Tit�e * 
responsi,i�ities�  

,i��e 11� ���nning �o� Ne4 9�$�n ��e�s 

Tit�e �� o� .etro’s 1r,�n &ro#th .�n�ge"ent ?un!tion�� /��n pro$ides guid�n!e on the 
!on$ersion o� ��nd �ro" rur�� to ur,�n uses� >�nd ,rought into the .etro 1&C is su,3e!t to the 
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pro$isions o� se!tion 4��*���4� o� the .etro Code% #hi!h re@uires ��nds to ,e "�int�ined �t 
rur�� densities unti� the !o"p�etion o� � !on!ept p��n �nd �nne;�tion into the "uni!ip�� 
,ound�ry�� 

The !on!ept p��n re@uire"ents dire!t�y re��ted to residenti�� de$e�op"ent �re to prep�re � p��n 
th�t in!�udesD  

��� � "i; �nd intensity o� uses th�t "�-e e��i!ient use o� pu,�i! syste"s �nd ��!i�itiesE  

��� � r�nge o� housing �or di��erent types% tenure% �nd pri!es th�t �ddresses the housing needs 
o� the go$erning !ityE �nd  

�4�  denti�y go��s �nd str�tegies to "eet the housing needs �or the go$erning !ity in the 
e;p�nsion �re�� 

��g�ni:��ion o� ,-is �e�o�� 

The rest o� this do!u"ent is org�ni:ed �s �o��o#sD 

�� �hap�er .� )e�iden�ia� -�i�da��e 3and� 4n�en�or� presents the "ethodo�ogy �nd 
resu�ts o� Oregon City’s in$entory o� residenti�� ��nd�  

�� �hap�er �� �i��ori�a� and )e�en� De�e�opmen� 5rend� su""�ri:es the st�te% region��% 
�nd �o!�� housing "�r-et trends ���e!ting Oregon City’s housing "�r-et� 

�� �hap�er (� Demographi� and ��her $a��or� ���e��ing )e�iden�ia� De�e�opmen� in 
�regon �i�� presents ��!tors th�t ���e!t housing need in Oregon City% �o!using on the 
-ey deter"in�nts o� housing needD �ge% in!o"e% �nd househo�d !o"position� This 
!h�pter ��so des!ri,es housing ���ord�,i�ity in Oregon City re��ti$e to the ��rger region�  

�� �hap�er "� �o��ing 6eed in �regon �i�� presents the �ore!�st �or housing gro#th in 
Oregon City% des!ri,ing housing need ,y density r�nges �nd in!o"e �e$e�s� 

�� �hap�er 7� �regon �i��!� )e�iden�ia� 3and 8���i�ien�� esti"�tes Oregon City’s 
residenti�� ��nd su��i!ien!y needed to �!!o""od�te e;pe!ted gro#th o$er the p��nning 
period� 
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26� ;ui���$�e <�n�s  n2en�o�� 

This !h�pter pro$ides � su""�ry o� the residenti�� ,ui�d�,�e ��nds in$entory �C> � �or Oregon 
City� This ,ui�d�,�e ��nds in$entory �n��ysis !o"p�ies #ith st�te#ide p��nning &o�� �� po�i!ies 
th�t go$ern p��nning �or residenti�� uses� The det�i�ed "ethodo�ogy used to !o"p�ete the 
,ui�d�,�e ��nds in$entory is presented in �ppendi; ��  

Oregon �d"inistr�ti$e 'u�es pro$ide guid�n!e on !ondu!ting residenti�� C> sD  

��) 77/9//#9///":   

� �ilda!le "and# �eans residentiall$ desi�nated land �it�in t�e �r!an �ro�t� !o�ndar$% in�l�din� 
!ot� &a�ant and de&elo�ed land li'el$ to !e rede&elo�ed% t�at is s�ita!le% a&aila!le and ne�essar$ for 
residential �ses� P�!li�l$ o�ned land is �enerall$ not �onsidered a&aila!le for residential �ses� "and 
is �enerall$ �onsidered �s�ita!le and a&aila!le# �nless it(  

)a* +s se&erel$ �onstrained !$ nat�ral �a,ards as deter�ined �nder -tate�ide Plannin� �oal �.  

)!* +s s�!/e�t to nat�ral reso�r�e �rote�tion �eas�res deter�ined �nder -tate�ide Plannin� 
�oals 0% 1% �0% �1% �� or �2. 

)�* 3as slo�es of �0 �er�ent or �reater. 

)d* +s �it�in t�e ����$ear flood �lain. or  

)e* �annot !e �ro&ided �it� ��!li� fa�ilities� 

?irst% the �n��ysis est�,�ished the residenti�� ��nd ,�se �p�r!e�s or portion o� p�r!e�s #ith 
�ppropri�te :oning�% then it !��ssi�ied p�r!e�s ,y ,ui�d�,�e st�tus% identi�iedFdedu!ted 
en$iron"ent�� !onstr�ints% �nd ��st�y su""�ri:ed tot�� ,ui�d�,�e �re� ,y p��n design�tion� The 
resu�ts o� the C>  presented in this !h�pter re��e!t upd�tes sin!e the ���0 �n��ysis !o"p�eted �or 
Oregon City �s p�rt o� the C��!-�"�s County 'egion�� Housing Need �n��ysis� 

=e�ini�ions 

2CONorth#est !o"p�eted the C>  �or Oregon City �nd re�ied on the �o��o#ing -ey de�initions� 
)et�i�ed des!riptions o� these de�initions �re in!�uded in the "ethodo�ogy �or e�!h study �re� 
,ut �re ,�sed on the gener�� de�initions ,e�o#� 

�� <a�an� �and� T�; �ots th�t h�$e no stru!tures or h�$e ,ui�dings #ith $ery �itt�e 
i"pro$e"ent $��ue �re !onsidered $�!�nt� The st�tus o� $�!�nt �ots #�s $eri�ied in 
�eri�� i"�gery �nd City �nd County st��� re$ie#�  

�� 1ar�ia��� �a�an� �and� /�rti���y $�!�nt t�; �ots �re those o!!upied ,y � use% ,ut #hi!h 
!ont�in enough ��nd to ,e de$e�oped �urther� &ener���y% these �re �ots th�t h�$e "ore 
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th�n � h���8�!re o� ,ui�d�,�e ��nd% ��ter re"o$ing !onstr�ints �nd de$e�oped ��nd �ro" 
the tot�� �!re�ge� This #�s re�ined through $isu�� inspe!tion o� re!ent �eri�� photos�  

�� 1���i� �and� >�nds in pu,�i! o#nership �re !onsidered un�$�i��,�e �or residenti�� 
de$e�op"ent�5 This in!�udes ��nds in �eder��% st�te% !ounty% or !ity o#nership% These 
��nds �re identi�ied using .etro’s de�initions �nd !�tegories� 

�� De�e�oped �and� >�nds not !��ssi�ied �s $�!�nt% p�rti���y $�!�nt% or pu,�i! �re 
!onsidered de$e�oped� )e$e�oped ��nd in!�udes �ots #ith rede$e�op"ent !�p�!ity% 
#hi!h �re ��so in!�uded in C> � The unit !�p�!ity o� rede$e�op�,�e �ots is ,�sed on 
.etro’s esti"�tes� 

�� -�i�da��e �and� �s des!ri,ed in the st�tute de�inition �,o$e% ,ui�d�,�e residenti�� ��nd 
is the portions o� $�!�nt or p�rti���y $�!�nt �ots th�t h�$e de$e�op"ent !�p�!ity% �ess 
de$e�op"ent !onstr�ints�   

=e2e�o�#en� �ons���in�s 

Consistent #ith st�te guid�n!e on ,ui�d�,�e ��nds in$entories% 2CONorth#est dedu!ted the 
�o��o#ing !onstr�ints �ro" the ,ui�d�,�e ��nds in$entory �nd !��ssi�ied those portions o� t�; �ots 
th�t ���� #ithin the �o��o#ing �re�s �s !onstr�ined% un,ui�d�,�e ��ndD 

�� "ands �it�in flood�lains and flood�a$s� ?�ood  nsur�n!e '�te .�ps �ro" the ?eder�� 
2"ergen!y .�n�ge"ent �gen!y �?2.�� #ere used to identi�y ��nds in ��ood#�ys �nd 
���8ye�r ��oodp��ins% �s #e�� �s ��nds identi�ied in .etro’s Tit�e 4 9tre�" �nd ?�oodp��in 
/rote!tion /��n� 

�� "and �it�in nat�ral reso�r�e �rote�tion areas� The !o",ined region�� �nd n�tion�� #et��nds 
sh�pe�i�e% �$�i��,�e �ro" .etro '> 9% #�s used to identi�y �re�s #ithin #et��nds� 
'ip�ri�n !orridors �nd other n�tur�� resour!e �re�s identi�ied in Oregon City’s N�tur�� 
'esour!e O$er��y )istri!t #ere !onsidered unde$e�op�,�e �or the purposes o� this 
in$entory�  

�� "and �it� slo�es o&er �04� >�nds #ith s�opes o$er �56 #ere !onsidered unsuit�,�e �or 
residenti�� de$e�op"ent� 

�� "and in �eolo�i� �a,ard areas� >�nds in �re�s design�ted #ithin Oregon City’s &eo�ogi! 
H�:�rds O$er��y #ere !onsidered unde$e�op�,�e �or the purposes o� this in$entory� 

  

 
5 Other e;e"pt ��nds o#ned ,y se"i8pu,�i! entities% su!h �s !hur!hes% pri$�te s!hoo�s% �nd other non8pro�it 
org�ni:�tions% #ere not in!�uded in the /u,�i! ��nd !��ssi�i!�tion� These ��nds #ere !��ssi�ied using the s�"e "ethod 
�s other residenti�� ��nds �nd #ere !��ssi�ied �s $�!�nt% p�rti���y $�!�nt% de$e�oped% or un,ui�d�,�e� >�nds #ith � 
!e"etery use �nd o#ned ,y � se"i8pu,�i! entity �e�g�% !hur!h� #ere !��ssi�ied �s de$e�oped� 
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;ui���$�e <�n�s  n2en�o�� �esu��s 

<�n� ;�se 

The ��nd ,�se �or the Oregon City residenti�� C>  in!�udes ��� t�; �ots in the !ity �i"its �nd the 
!ity’s 1&C �re�s in residenti�� p��n design�tions� /er &o�� ��% this in!�udes ��� �ots �or portions 
o� �ots� #ith residenti�� �nd other none"p�oy"ent p��n design�tions #here residenti�� uses �re 
p��nned �or �nd ���o#ed ,y the i"p�e"enting :ones� This C>  in!�udes ��nds in the �o��o#ing 
gener��i:ed p��n design�tionsD 

�� 'esidenti�� K >o# )ensity 

�� 'esidenti�� K .ediu" )ensity 

�� 'esidenti�� K High )ensity 

�� .i;ed 1se K Corridor 

�� .i;ed 1se K )o#nto#n 

�� &ener�� Co""er!i�� 

2;hi,it 4 sho#s the ��nd ,�se ,y gener��i:ed p��n design�tion in !ity �i"its �nd 1&C �re�s� 
There �re ��%45� t�; �ots in the ��nd ,�se% �!!ounting �or 5%��( �!res� 

Exhibit�4.�,esidential�;ax�-ots�and�Acres�by�Plan�.esignation,�Oregon�City,�City�-i*its�and�/G0�
Areas,�2020�
Source:�Metro�0-12�ECONorthwest�analysis.�

 
 �

$enerali(ed�Plan�Designation
)um*er�o#�
ta+lots

Percent
&otal�ta+lot�
acreage

Percent

,esidential
,esidential�-�-ow�.ensity 6,527 88< 4,203 32<
,esidential�-�Mediu*�.ensity 1,486 11< 1,003 16<
,esidential�-�High�.ensity 303 5< 264 3<

-i+ed�Use.Commercial
Mixed�/se�-�Corridor 501 4< 238 5<
Mixed�/se�-�.owntown 235 2< 400 3<
General�Co**ercial 81 1< 144 4<

&otal 12,35/ 1//0 5,2/' 1//0
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=e2e�o�#en� !���us 

This �n��ysis re�ied on .etro C> ’s !��ssi�i!�tions �de�ined in the "ethods �nd de�initions 
�,o$e� to de�ine �n initi�� de$e�op"ent st�tus� 2CONorth#est then used � r�pid $isu�� 
�ssess"ent "ethod to !on�ir" this de$e�op"ent st�tus using �eri�� i"�gery� ��ter !ity st��� 
re$ie#ed the !��ssi�i!�tions% 2CONorth#est �pp�ied the de$e�op"ent !onstr�ints to !��!u��te 
un!onstr�ined ,ui�d�,�e ��nd� 2;hi,it � sho#s de$e�op"ent st�tus #ith !onstr�ints �pp�ied �nd 
resu�ting in ,ui�d�,�e �!res� O� the 5%��( tot�� �!res in the ��nd ,�se% �%*�� �re !o""itted �!res% 
�%5(4 �re !onstr�ined �!res% �nd 044 �re ,ui�d�,�e �!res� 

Exhibit�4.�.e)elo+*ent�Status�with�Constraints�by�Plan�.esignation,�Oregon�City,�City�-i*its�and�/G0�
Areas,�2020�
Source:�Metro�0-12�ECONorthwest�analysis.�

 
 

2;hi,it 5 sho#s residenti�� ��nd ,y de$e�op"ent st�tus #ith !onstr�ints o$er��id� 

  �

$enerali(ed�Plan�Designation
&otal�
%cres

Committed�
%cres

Constrained�
%cres

1uilda*le�
%cres

,esidential
,esidential�-�-ow�.ensity �����������4,203� �����������1,783� ��������������788� ��������������454�
,esidential�-�Mediu*�.ensity �����������1,003� ��������������477� ��������������283� �������������� 42�
,esidential�-�High�.ensity ��������������264� ��������������151� ����������������71� ����������������32�

-i+ed�Use
Mixed�/se�-�Corridor ��������������238� ���������� 148� ����������������55� ����������������85
Mixed�/se�-�.owntown ��������������400� ����������������48� ��������������232� �������������������1 �
General�Co**ercial ��������������144� ���������� 121� ����������� 12� ������������������-���

&otal �����������5,2/'� ��������� 2,71/� �����������1,5'3� 233�������������
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Exhibit�5.�,esidential�-and�by�.e)elo+*ent�Status,�Oregon�City,�City�-i*its�and�/G0�Areas,�2020�
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>�1�n� ;ui���$�e <�n� 

2;hi,it ( sho#s ,ui�d�,�e �!res �i�e�% �!res in t�; �ots ��ter !onstr�ints �re dedu!ted� �or $�!�nt 
�nd p�rti���y $�!�nt ��nd ,y p��n design�tion� O� Oregon City’s 044 un!onstr�ined ,ui�d�,�e 
residenti�� �!res% �,out 4(6 �re in t�; �ots !��ssi�ied �s $�!�nt �nd (�6 �re in t�; �ots !��ssi�ied 
�s p�rti���y $�!�nt� 

Exhibit�3.�0uildable�Acres�in�=acant�and�Partially�=acant�;ax�-ots�by�Plan�.esignation,�Oregon�City,�
City�-i*its�and�/G0�Areas,�2020�
Source:�Metro2�ECONorthwest�analysis.�

 
 

2;hi,it * sho#s Oregon City’s ,ui�d�,�e $�!�nt �nd p�rti���y $�!�nt residenti�� ��nd� 

  

$enerali(ed�Plan�Designation
1uilda*le�%cres�
on�3acant�Lots

1uilda*le�%cres�
on�Partially��
3acant�Lots

&otal�1uilda*le�
%cres

,esidential
,esidential�-�-ow�.ensity ������������������������6 8� ���������������������453� ���������������������454�
,esidential�-�Mediu*�.ensity ���������������������120� ���������������������222� ���������������������442�
,esidential�-�High�.ensity ������������������������5 2� ���������������������� 1 0� ���������������������� 2�

-i+ed�Use
Mixed�/se�-�Corridor ������������������������3 4� ������������������������1 2� ������������������������8 5�
Mixed�/se�-�.owntown ��������������������������1 � ���������������������� -��� ��������������������������1 �

&otal ���������������������333� '//�������������������� � �������������������� 33�
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Exhibit�8.�/nconstrained�=acant�and�Partially�=acant�,esidential�-and,�Oregon�City,�City�-i*its�and�
/G0�Areas,�2020�
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�e�e2e�o�#en� �o�en�i�� 

O$er the ��8ye�r study period � sh�re o� de$e�oped �ots is �i-e�y to rede$e�op #ithin ne# 
,ui�dings� To �!!ount �or the de$e�op"ent !�p�!ity on these de$e�oped �ots% .etro identi�ies � 
su,set o� de$e�oped �ots �s Arede$e�op�,�e�B .etro h�s !re�ted t#o A�i�tersB to identi�y �ots #ith 
the potenti�� to rede$e�opL� thresho�d "ethod �nd histori! pro,�,i�ity "ethod� ?or the 
Oregon City C> % 2CONorth#est used the esti"�te o� rede$e�op�,�e units on de$e�oped �ots% �s 
identi�ied ,�sed on the thresho�d "ethod%( #hi!h is ,�sed on dis!ussion #ith .etro st����* 

The resu�t o� this �n��ysis �or Oregon City is presented in 2;hi,it +� 

Exhibit�7.�Esti*ate�of�housing�units�on�+otentially�rede)elo+able�lots�by�+lan�designation,�Oregon�
City,�City�-i*its�and�/G0�Areas,�2016�
Source:�Metro�0-1,�using�2013�data�to�calculate�rede)elo+*ent�+otential.�

 

 

 
( Thresho�d .ethod� This "ethod identi�ies �ots #here rede$e�op"ent #ou�d resu�t in � net in!re�se o� 5�6 "ore 
th�n the !urrent nu",er o� units on the site� The "ethod uses property $��ue thresho�ds #here it is e!ono"i!���y 
$i�,�e to �or � �ot to rede$e�op �t this intensity� ?or su,ur,�n �re�s in the region�� 1&C the thresho�d is 7�� per 
s@u�re �oot o� property $��ue �or "u�ti��"i�y stru!tures �nd 7�� per s@u�re �oot �or "i;ed use stru!tures�  � � �otJs 
!urrent property $��ue is ,e�o# these thresho�ds% it is �ssu"ed to h�$e the potenti�� to rede$e�op� 
* The !�p�!ity o� p�rti���y $�!�nt �ots �#here the �ot !ou�d ,e �urther de$e�oped under !urrent de$e�op"ent 
st�nd�rds #ithout de"o�ishing e;isting stru!tures� is �!!ounted �or in the un!onstr�ined ,ui�d�,�e �!res� 

,esidential
-ow�.ensity�,esidential 330���������������� �
Mediu*�.ensity�,esidential 244�������������
High�.ensity�,esidential 844�����������

Commercial
Central�Co**ercial 1,463�����������
General�Co**ercial 2,304�������������

&otal 5,72'�����������
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*6� His�o�i1�� �n� �e1en� =e2e�o�#en� ,�en�s 

�n��ysis o� histori!�� de$e�op"ent trends in Oregon City pro$ides insight into the �un!tioning 
o� the �o!�� housing "�r-et� The "i; o� housing types �nd densities% in p�rti!u��r% �re -ey 
$�ri�,�es in �ore!�sting the !�p�!ity o� residenti�� ��nd to �!!o""od�te ne# housing �nd to 
�ore!�st �uture ��nd need� The spe!i�i! steps �re des!ri,ed in T�s- � o� the )>C) Plannin� for 
Residential �ro�t�( 5 6or'!oo' for �re�on7s 8r!an 5reas �sD  

��� )eter"ine the ti"e period �or #hi!h the d�t� #i�� ,e �n��y:ed� 
���  denti�y types o� housing to �ddress ���� needed housing types�� 
4�� 2$��u�te per"itFsu,di$ision d�t� to !��!u��te the �!tu�� "i;% �$er�ge �!tu�� gross 

density% �nd �$er�ge �!tu�� net density o� ��� housing types� 

This Housing Needs �n��ysis e;�"ines !h�nges in Oregon City’s housing "�r-et �ro" ���� to 
���*% �s #e�� �s residenti�� de$e�op"ent �ro" ���� to ���+� Ge se�e!ted this ti"e period 
,e!�use ��� the period pro$ides in�or"�tion �,out Oregon City’s housing "�r-et ,e�ore �nd 
��ter the n�tion�� housing "�r-et ,u,,�e’s gro#th �nd de���tion% �s #e�� �s the "ore re!ent 
in!re�se in housing !osts �nd ��� d�t� �,out Oregon City’s housing "�r-et during this period 
#�s re�di�y �$�i��,�e �ro" sour!es su!h �s the Census �nd '> 9� 

The Housing Needs �n��ysis presents in�or"�tion �,out residenti�� de$e�op"ent ,y housing 
type� There �re "u�tip�e #�ys th�t housing types !�n ,e grouped� ?or e;�"p�e% they !�n ,e 
grouped ,yD  

��� 9tru!ture type �e�g�% sing�e8��"i�y det�!hed% �p�rt"ents% et!��� 
��� Tenure �e�g�% distinguishing unit type ,y o#ner or renter units�� 
4�� Housing ���ord�,i�ity �e�g�% su,sidi:ed housing or units ���ord�,�e �t gi$en in!o"e 

�e$e�s�� 
��� 9o"e !o",in�tion o� these !�tegories� 

?or the purposes o� this study% #e grouped housing types ,�sed on ��� #hether the stru!ture is 
st�nd8��one or �tt�!hed to �nother stru!ture �nd ��� the nu",er o� d#e��ing units in e�!h 
stru!ture� The housing types used in this �n��ysis �re !onsistent #ith needed housing types �s 
de�ined in O'9 �0*�4�4D 

�� 8ing�e9�ami�� de�a�hed in!�udes sing�e8��"i�y det�!hed units% "�nu��!tured ho"es on 
�ots �nd in "o,i�e ho"e p�r-s% �nd �!!essory d#e��ing units� 

�� 8ing�e9�ami�� a��a�hed is ��� stru!tures #ith � !o""on #��� #here e�!h d#e��ing unit 
o!!upies � sep�r�te �ot% su!h �s ro# houses or to#nhouses� 

�� *���i�ami�� is sep�r�ted into t#o su,groups o� �tt�!hed stru!tures other th�n sing�e8
��"i�y det�!hed units% "�nu��!tured units% or sing�e8�� i�y �tt�!hed units� The t#o 
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su,groups �re de�ined �sD ��� dup�e;es% trip�e;es% �nd @u�dp�e;es �nd ��� "u�ti��"i�y 
,ui�dings #ith �i$e or "ore units�  

 n Oregon City% go$ern"ent8�ssisted housing �O'9 �0*�4�4M,N  �nd housing �or ��r"#or-ers 
�O'9 �0*�4�4MeN� !�n ,e �ny o� the housing types �isted �,o$e% �s these housing types �re 
regu��ted in the Oregon City )e$e�op"ent Code in the s�"e "�nner �s �ny other housing type� 

=��� 9se� in ,-is �n���sis 

Throughout this report% #e used d�t� �ro" "u�tip�e #e��8re!ogni:ed �nd re�i�,�e d�t� sour!es� 
One o� the -ey sour!es �or housing �nd househo�d d�t� is the 1�9� Census� This report pri"�ri�y 
uses d�t� �ro" t#o Census sour!esD 

�� The De�ennia� �en���% #hi!h is !o"p�eted e$ery ten ye�rs �nd is � sur$ey o� all 
househo�ds in the 1�9� The )e!enni�� Census is !onsidered the ,est �$�i��,�e d�t� �or 
in�or"�tion su!h �s de"ogr�phi!s �e�g�% nu",er o� peop�e% �ge distri,ution% or ethni! or 
r�!i�� !o"position�% househo�d !h�r�!teristi!s �e�g�% househo�d si:e �nd !o"position�% 
�nd housing o!!up�n!y !h�r�!teristi!s� �s o� ����% the )e!enni�� Census does not !o��e!t 
"ore det�i�ed househo�d in�or"�tion% su!h �s in!o"e% housing !osts% housing 
!h�r�!teristi!s% �nd other i"port�nt househo�d in�or"�tion� )e!enni�� Census d�t� is 
�$�i��,�e �or ���� �nd �����  

�� The �meri�an �omm�ni�� 8�r�e� :��8;% #hi!h is !o"p�eted e$ery ye�r �nd is � 
sa��le o� househo�ds in the 1�9� ?ro" ���� to ���(% the �C9 s�"p�ed �n �$er�ge o� 4�5 
"i��ion househo�ds per ye�r% or �,out 46 o� the househo�ds in the n�tion� The �C9 
!o��e!ts det�i�ed in�or"�tion �,out househo�ds% su!h �sD de"ogr�phi!s �e�g�% nu",er o� 
peop�e% �ge distri,ution% ethni! or r�!i�� !o"position% !ountry o� origin% ��ngu�ge 
spo-en �t ho"e% �nd edu!�tion�� �tt�in"ent�% househo�d !h�r�!teristi!s �e�g�% househo�d 
si:e �nd !o"position�% housing !h�r�!teristi!s �e�g�% type o� housing unit% ye�r unit ,ui�t% 
or nu",er o� ,edroo"s�% housing !osts �e�g�% rent% "ortg�ge% uti�ity% �nd insur�n!e�% 
housing $��ue% in!o"e% �nd other !h�r�!teristi!s� 

�� .etro’s )348 d�t�,�se% #hi!h pro$ides t�; �ot d�t� �or 3urisdi!tions #ithin the three8
!ounty .etro �re� �in!�uding C��!-�"�s County�� Ge use '> 9 d�t� t�; �ot d�t� �or �s � 
pro;y �or ,ui�ding per"it d�t� �or Oregon City� 

�� .etro’s ./"/ Di��ri���ed $ore�a�� �or househo�d �nd popu��tion gro#th #�s upd�ted 
in .�r!h ���� �or Oregon City� Ge used this in�or"�tion to report pro3e!ted popu��tion 
gro#th �nd �s the ,�sis �or the househo�d �ore!�st in Ch�pter 5� 

�� 1roper�� )adar and )ed�in d�t�,�ses% #hi!h �re on�ine p��t�or"s pro$iding re�� est�te 
�nd property o#ner d�t�� Ge use these sour!es to !o��e!t housing s��e pri!e d�t� in 
�ggreg�te �nd ,y property� 
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 n gener��% this report uses d�t� �ro" the ����8���( �nd ����8���+ �C9 58ye�r esti"�tes�+ Ghere 
in�or"�tion is �$�i��,�e �nd re�e$�nt% #e report in�or"�tion �ro" the ���� �nd ���� )e!enni�� 
Census� �"ong other d�t� points% this report in!�udes popu��tion% in!o"e% �nd housing pri!e 
d�t� �ro" the Oregon O��i!e o� 2!ono"i! �n��ysis% the Oregon Cure�u o� >�,or �nd  ndustries% 
the 1nited 9t�tes )ep�rt"ent o� Housing �nd 1r,�n )e$e�op"ent% '> 9% Cost�r% 'ed�in% �nd 
/roperty '�d�r�  t ��so uses the Oregon )ep�rt"ent o� Housing �nd Co""unity 9er$i!es 
���ord�,�e housing in$entory �nd Oregon’s .�nu��!tured )#e��ing /�r- in$entory� 

 t is #orth !o""enting on the "ethods used �or the �"eri!�n Co""unity 9ur$ey�0 The 
�"eri!�n Co""unity 9ur$ey ��C9� is � n�tion�� sur$ey th�t uses !ontinuous "e�sure"ent 
"ethods�  t uses � s�"p�e o� �,out 4�5� "i��ion househo�ds to produ!e �nnu���y upd�ted 
esti"�tes �or the s�"e s"��� �re�s �!ensus tr�!ts �nd ,�o!- groups� �or"er�y sur$eyed $i� the 
de!enni�� !ensus �ong8�or" s�"p�e�  t is ��so i"port�nt to -eep in "ind th�t ��� �C9 d�t� �re 
esti"�tes th�t �re su,3e!t to s�"p�e $�ri�,i�ity� This $�ri�,i�ity is re�erred to �s As�"p�ing 
errorB �nd is e;pressed �s � ,�nd or A"�rgin o� errorB �.O2� �round the esti"�te� 

This report uses Census �nd �C9 d�t� ,e!�use% despite the inherent "ethodo�ogi!�� �i"its% they 
represent the "ost thorough �nd �!!ur�te d�t� �$�i��,�e to �ssess housing needs� Ge !onsider 
these �i"it�tions in "�-ing interpret�tions o� the d�t� �nd h�$e stri$ed not to dr�# !on!�usions 
,eyond the @u��ity o� the d�t�� 

  

 
+ ?or s��e h�r,or �ssu"ptions% su!h �s housing "i; in Ch�pter 5% #e use the "ost re!ent �C9 58ye�r esti"�tes ����58
���0��  
0 � thorough des!ription o� the �C9 !�n ,e �ound in the Census Cure�u’s pu,�i!�tion AGh�t >o!�� &o$ern"ents 
Need to <no#�B httpsDFF###�!ensus�go$F�i,r�ryFpu,�i!�tionsF���0F�!sFst�te8�nd8�o!���ht"� 
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,�en�s in Housing 8i0  

%*out�740�o#�4regon�City5s�
6ousing�stoc7�was�single8
#amily�detac6ed9��
�

Exhibit�6.�Housing�Mix,�Oregon�City,�>ilson)ille,�Milwau?ie,�
Gladstone�2014-2018�
Source:�/.S.�Census�0ureau,�2014-2018�ACS�;able�025024.�

 

Se:enty8#i:e�percent�o#�
Clac7amas�County5s�6ousing�
stoc7�was�single8#amily�
detac6ed9��
Clac?a*as�County�had�a�
s*aller�share�of�*ultifa*ily�
housing�than�the�Portland�
,egion�and�Oregon,�but�a�
si*ilar�share�of�*ultifa*ily�
housing�co*+ared�to�Oregon�
City.�

Exhibit�10.�Housing�Mix,�Clac?a*as�County,�Portland�,egion,�
Oregon,�2014-2018�
Source:�/.S.�Census�0ureau,�2014-2018�ACS�;able�025024.�

 

 

  

84<

41<

38<
84<

20<

51<

42< 22<

3< 7< 2< 4<

0<

20<

40<

30<

70<

100<

Oregon�City >ilson)ille Milwau?ie Gladstone

Single-fa*ily�.etached Multifa*ily Single-fa*ily�Attached

85<
34<

82<

20<
42<

24<

4< 5< 4<

0<

20<

40<

30<

70<

100<

Clac?a*as�County Portland�,egion Oregon

Single-Fa*ily�.etached Multifa*ily Single-Fa*ily�Attached

Page 51

Item 8b.



�

ECONorthwest�� Oregon�City�Housing�Needs�Analysis� 17�

2;hi,it �� sho#s th�t o$er the ���0 to ���� period% Oregon City h�d !onstru!tion o� �%�*4 
d#e��ing units% #ith �n �$er�ge o� �*4 units ,ui�t per ye�r� O� these units% �,out *06 #ere �or 
sing�e8��"i�y d#e��ing units� 

Exhibit�11.�New�,esidential�.welling�/nits�0uilt�by�Housing�;y+e,�Oregon�City,�2006�through�2020�
Source:�Oregon�City.�

 

,�en�s in Housing =ensi�� 

This se!tion sho#s histori! densities �or ne# residenti�� !onstru!tion ,y housing type �nd ,y 
/��n )esign�tion� To !ondu!t the �n��ysis% #e used the '> 9 d�t�,�se �� pro;y �or ,ui�ding 
per"it d�t��� 2;hi,it �� sho#s th�t Oregon City’s �$er�ge housing density% o� units ,ui�t 
,et#een ���� to ����% #�s (�( d#e��ing units per net �!re�  n this period% the �$er�ge density �or 
"u�ti��"i�y housing #�s �*�� units per net �!re #ith �n �$er�ge �ot si:e o� ��** �!resE the 
�$er�ge density �or sing�e ��"i�y housing #�s (�4 units per net �!re #ith �n �$er�ge �ot si:e o� 
���( �!res� 

Exhibit�12.�A)erage�.ensity�of�New�,esidential�Construction�Per*itted�by�;y+e�of�/nit�and�Plan�
.esignation,�Oregon�City,�2000�through�2020�
Source:�,-1S.�Note:�./�is�dwelling�unit.�
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Units %cres
)et�

Density
Units %cres

)et�
Density

Units %cres
)et�

Density
,esidential 3,54/����� 5'5������� � '93��������� 23/�������� 14��������� � ������ 1'92� 3,77/����� 578������� � ���������'95�
-ow�.ensity 2,327����� 465������� � 5.4�������� 14��������� � 8����������� 2.1�������� � 2,342����� 502������� � 5.4�������� �
Mediu*�.ensity 500�������� 48��������� 10.3������� 20��������� � 2����������� 12.5������ � 520�������� 46��������� � 10.8�����
High�.ensity 412�������� 24��������� 17.2������� 163�������� 5����������� .0������ � 307�������� 27��������� 21.7�����

Commercial 23��������� 1����������� � 2191������� '4��������� � 3����������� 1293������ � 87��������� � 4����������� � 1298�������
Co**ercial - - - 15��������� 1����������� � 16.5������ � 15��������� � 1����������� 16.5�����
Mixed�/se�Corridor 24��������� 1����������� 21.1����� 46��������� � 4����������� � 16.4������ � 82��������� � 4����������� � 16.7�������

&otal 3,5'3����� 5''������� � '93��������� 224�������� 17��������� � 1794������ � 3,857����� 583������� � '9'�������� �

Plan�Designations
Single�;amily�Dwelling�Units -ulti#amily�Dwelling�Units &otal,�Com*ined
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,�en�s in ,enu�e 

Housing tenure des!ri,es #hether � d#e��ing is o#ner8 or renter8o!!upied�  

<n�t6e�2/1282/1'�period,�
4regon�City�6ad�a�
6omeowners6ip�rate�o#�
'70,�w6ic6�was�slig6tly�
*elow�Clac7amas�County5s�
6omeowners6ip�rate�o#�
'209�

Exhibit�14.�Housing�;enure,�Oregon�City�and�Co*+arison�Areas,�
2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�;able�025042.�
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)early�all�6omeowners�in�
4regon�City�(2'0)�li:ed�in�
single8#amily�detac6ed�
6ousing9��
�

Exhibit�14.�;y+es�of�units�occu+ied�by�Ho*eowners,�Oregon�City,�
>ilson)ille,�Milwau?ie,�Gladstone,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�;able�025042.�

 

)early�'/0�o#�renters�in�
4regon�City�li:ed�in�
multi#amily�6ousing9��
1n�Oregon�City,�a�third�of�
renters�li)ed�in�single-fa*ily�
detached�housing.�

Exhibit�15.�;y+es�of�/nits�Occu+ied�by�,enters,�Oregon�City,�
>ilson)ille,�Milwau?ie,�Gladstone,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�;able�025042.�
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Li7e�4regon�City,�most�o#�
Clac7amas�County5s�
6omeowners�(240)�li:ed�in�
single8#amily�detac6ed�
6ousing9��

Exhibit�13.�;y+es�of�/nits�Occu+ied�by�Ho*eowners�and�,enters,�
Clac?a*as�County,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�;able�025042.�

 

 

>�1�n1� ���es 

The Census de�ines $�!�n!y �sD I1no!!upied housing unitsO deter"ined ,y the ter"s under 
#hi!h the unit "�y ,e o!!upied% e�g�% �or rent% �or s��e% or �or se�son�� use on�y�I The ���� 
Census identi�ied $�!�n!y through �n enu"er�tion% sep�r�te �ro" �,ut re��ted to� the sur$ey o� 
househo�ds� 2nu"er�tors �re o,t�ined using in�or"�tion �ro" property o#ners �nd "�n�gers% 
neigh,ors% rent�� �gents% �nd others�  

�!!ording to the ���48���* Census% $�!�n!y r�tes ,y 3urisdi!tion #ereD�� 

�� OregonD   0�46  

�� /ort��nd 'egion 5�56 

�� C��!-�"�s CountyD  (��6  

�� �regon �i��%   ��7   

  

 
�� 9our!eD 1�9� Census Cure�u% ���48���  �C9% T�,�e C�5�4�� 
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100<
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Single-fa*ily�detached Multifa*ily Single-fa*ily�attached
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�u$�i1�� !u��o��e� Housing   

4regon�City�6ad�'34�
pu*licly�supported,�
a##orda*le�units9�-ost�o#�
t6ese�units�were�a:aila*le�
#or�#amilies9���

Exhibit�18.�Publicly�Su++orted�Housing,�Oregon�City,�@une�2020�
Source:�Oregon�Housing�and�Co**unity�Ser)ices.�

 

 

  

De:elopment�)ame &otal�Units
,estricted�

Units
Population�
Ser:ed

0irchwood�.r 3 3 Fa*ily
Hughes�St 1 1 Fa*ily
Forest�,idge�-n 1 1 Fa*ily
Sal*onberry�.r 1 1 Fa*ily
3th�St 4 4 Fa*ily
Clair*ont�>ay 1 1 Fa*ily
Molalla�A)e 3 3 Fa*ily
S�,edland�,d 1 1 Fa*ily
-afayette�A)e 2 2 Fa*ily
>hitney�-n 1 1 Fa*ily
-atourette�St 1 1 Fa*ily
Hilda�St 1 1 Fa*ily
0uchanan�St 2 2 Fa*ily
Pros+ect�St 1 1 Fa*ily
Clac?a*as�Heights 100 66 Fa*ily
Fisher�,idge 16 17 Fa*ily
Aingsberry�Heights 230 230 Fa*ily
Meadowlar? 15 15 Fa*ily
Oregon�City�;errace 48 48 Fa*ily
Oregon�City�=iew�Manor 100 100 Fa*ily
Our�A+art*ent 4 4 Fa*ily
Pleasant�A)enue�=eteran�Housing 24 24 =eterans
,osewood�;errace 47 47 Fa*ily
&otals '3' '34 8
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8�nu��1�u�e� Ho#es 

.�nu��!tured ho"es pro$ide � sour!e o� ���ord�,�e housing� They ��so pro$ide � �or" o� 
ho"eo#nership th�t !�n ,e "�de �$�i��,�e to �o#8 �nd "oder�te8in!o"e househo�ds� Cities �re 
re@uired to p��n �or "�nu��!tured ho"esL,oth on �ots �nd in p�r-s �O'9 �0*��*58�0�  

&ener���y% "�nu��!tured ho"es in p�r-s �!o""unities� �re o#ned ,y the o!!up�nts #ho p�y 
rent �or the sp�!e� .onth�y housing !osts �re typi!���y �o#er �or � ho"eo#ner in � 
"�nu��!tured ho"e !o""unity �or se$er�� re�sons% in!�uding the ��!t th�t property t�;es 
�e$ied on the $��ue o� the ��nd �re p�id ,y the property o#ner% r�ther th�n the "�nu��!tured 
ho"eo#ner� The $��ue o� the "�nu��!tured ho"e gener���y does not �ppre!i�te in the #�y � 
!on$ention�� ho"e #ou�d% ho#e$er� .�nu��!tured ho"eo#ners in !o""unities �re ��so 
su,3e!t to the "er!y o� the property o#ner in ter"s o� rent r�tes �nd in!re�ses�  t is gener���y 
not #ithin the "e�ns o� � "�nu��!tured ho"eo#ner to re�o!�te to �nother "�nu��!tured ho"e 
to es!�pe rent in!re�ses� Ho"eo#ners �i$ing in � p�r- is desir�,�e to so"e ,e!�use it !�n 
pro$ide � "ore se!ure !o""unity #ith on8site "�n�gers �nd �"enities% su!h �s ��undry �nd 
re!re�tion ��!i�ities� 

O�' �0*��+���� re@uires !ities to in$entory "o,i�e ho"e or "�nu��!tured d#e��ing p�r-s sited 
in �re�s p��nned �nd :oned or gener���y used �or !o""er!i��% industri��% or high8density 
residenti�� de$e�op"ent�  n ���(% Oregon City �dopted regu��tions re��ted to "�nu��!tured 
ho"e p�r- !�osures��� This se!tion presents the in$entory o� "o,i�e �nd "�nu��!tured ho"e 
!o""unities �or Oregon City �s o� .�y ����� 

4regon�City�6ad�#our�
manu#actured�6ome�
communities�wit6in�its�
U$19�
>ithin�these�+ar?s,�there�
were�a�total�of�775�s+aces,�
6�of�which�were�)acant�as�
of�May�2020.�

Exhibit�17.�1n)entory�of�MobileBManufactured�Ho*e�
Co**unities,�Oregon�City,�May�2020�
Source:�Oregon�Manufactured�.welling�Par?�.irectory.�

 

 
�� OC.C �5�5�� 

Na*e -ocation ;y+e
;otal�
S+aces

=acant�
S+aces

Cone

Char-.iaD�Estates 14387�Char-.iaD� r 55E 22 0 ,�4.5

Cherry�-ane 20247�Highway�214 55E 33 0 ,�4.5

Clair*ont�Mtg�Housing�Par? 14541�Clair*ont�>ay Fa*ily 176 0 ,� .5

Mount�Pleasant�Mobile�Ho*e�Par? 17870�Central�Point�,d Fa*ily 37 2 ,�4.5

Country�=illage�Estates 14340�South�=illage�Court Fa*ily 466 8 County
Forest�Par?�Mobile�=illage 17740�S�Hwy�6 E Fa*ily 41 0 County

;otals 775 6
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�6� =e#og���-i1 �n� ��-e� ��1�o�s ���e1�ing 
�esi�en�i�� =e2e�o�#en� in ��egon �i�� 

)e"ogr�phi! trends �re i"port�nt �or � thorough underst�nding o� the dyn�"i!s o� the 
Oregon City housing "�r-et� Oregon City e;ists in � region�� e!ono"yE trends in the region 
i"p�!t the �o!�� housing "�r-et� This !h�pter do!u"ents de"ogr�phi!% so!ioe!ono"i!% �nd 
other trends re�e$�nt to Oregon City �t the n�tion��% st�te% �nd region�� �e$e�s� 

)e"ogr�phi! trends pro$ide � !onte;t �or gro#th in � regionE ��!tors su!h �s �ge% in!o"e% 
"igr�tion% �nd other trends sho# ho# !o""unities h�$e gro#n �nd ho# they #i�� sh�pe 
�uture gro#th� To pro$ide !onte;t% #e !o"p�re Oregon City to C��!-�"�s County% the /ort��nd 
region �de�ined �s C��!-�"�s% .u�tno"�h% �nd G�shington Counties�% �nd Oregon� Ge ��so 
!o"p�re Oregon City to ne�r,y !ities #here �ppropri�te� Ch�r�!teristi!s su!h �s �ge �nd 
ethni!ity �re indi!�tors o� ho# the popu��tion h�s gro#n in the p�st �nd pro$ide insight into 
��!tors th�t "�y ���e!t �uture gro#th� 

� re!o""ended �ppro�!h to !ondu!ting � housing needs �n��ysis is des!ri,ed in Plannin� for 
Residential �ro�t�( 5 6or'!oo' for �re�on9s 8r!an 5reas% the )ep�rt"ent o� >�nd Conser$�tion 
�nd )e$e�op"ent’s guide,oo- on �o!�� housing needs studies� �s des!ri,ed in the guide,oo-% 
the spe!i�i! steps in the Housing Needs �n��ysis �reD 

��� /ro3e!t the nu",er o� ne# housing units needed in the ne;t �� ye�rs� 

���  denti�y re�e$�nt n�tion��% st�te% �nd �o!�� de"ogr�phi! �nd e!ono"i! trends �nd ��!tors 
th�t "�y ���e!t the ��8ye�r pro3e!tion o� stru!ture type "i;�  

4�� )es!ri,e the de"ogr�phi! !h�r�!teristi!s o� the popu��tion �nd% i� possi,�e% the housing 
trends th�t re��te to de"�nd �or di��erent types o� housing� 

��� )eter"ine the types o� housing th�t �re �i-e�y to ,e ���ord�,�e to the pro3e!ted 
househo�ds ,�sed on househo�d in!o"e� 

5�� )eter"ine the needed housing "i; �nd density r�nges �or e�!h p��n design�tion �nd the 
�$er�ge needed net density �or ��� stru!ture types�  

(�� 2sti"�te the nu",er o� �ddition�� needed units ,y stru!ture type� 

This !h�pter presents d�t� to �ddress steps �% 4% �nd � in this �ist� Ch�pter 5 presents d�t� to 
�ddress steps �% 5% �nd ( in this �ist� 

 �
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=e#og���-i1 �n� !o1ioe1ono#i1 ��1�o�s ���e1�ing Housing 
�-oi1e12 

�n��ysts typi!���y des!ri,e housing de"�nd �s the �referen�es �or di��erent types o� housing 
�e�g�% sing�e8��"i�y det�!hed or �p�rt"ent� �nd t�e a!ilit$ to �a$ �or th�t housing �the �,i�ity to 
e;er!ise those pre�eren!es in � housing "�r-et ,y pur!h�sing or renting housingE in other 
#ords% in!o"e or #e��th�� 

.�ny de"ogr�phi! �nd so!ioe!ono"i! $�ri�,�es ���e!t housing !hoi!e� Ho#e$er% the �iter�ture 
�,out housing "�r-ets �inds th�t �ge o� the househo�der% si:e o� the househo�d% �nd in!o"e �re 
"ost strong�y !orre��ted #ith housing !hoi!e� 

�� �ge o� ho��eho�der is the �ge o� the person identi�ied �in the Census� �s the he�d o� 
househo�d� Househo�ds "�-e di��erent housing !hoi!es �t di��erent st�ges o� �i�e� This 
!h�pter dis!usses gener�tion�� trends% su!h �s housing pre�eren!es o� C�,y Coo"ers% 
peop�e ,orn �ro" �,out �0�( to �0(�% .i��enni��s% peop�e ,orn �ro" �,out �0+� to ����% 
�nd &ener�tion =% peop�e ,orn ,et#een �00* �nd ���� �4 �&ener�tion P% the gener�tion 
,et#een C�,y Coo"ers �nd .i��enni��s% is � s"���er �ge group �nd does not gener���y 
dri$e housing de"�nd�� 

�� 8i=e o� ho��eho�d is the nu",er o� peop�e �i$ing in the househo�d� Qounger �nd o�der 
peop�e �re "ore �i-e�y to �i$e in sing�e8person househo�ds� /eop�e in their "idd�e ye�rs 
�re "ore �i-e�y to �i$e in "u�ti8person househo�ds �o�ten #ith !hi�dren�� 

�� �o��eho�d in�ome is pro,�,�y the "ost i"port�nt deter"in�nt o� housing !hoi!e� 
 n!o"e is strong�y re��ted to the type o� housing � househo�d !hooses �e�g�% sing�e8��"i�y 
det�!hed% dup�e;% or � ,ui�ding #ith "ore th�n �i$e units� �nd to househo�d tenure �e�g�% 
rent or o#n��  

 
�� The rese�r!h in this !h�pter is ,�sed on nu"erous �rti!�es �nd sour!es o� in�or"�tion �,out housing% in!�udingD 

)�$is% Hi,,its R .idgh�� 'ese�r!h% A.etro 'esidenti�� /re�eren!e 9ur$ey%B .�y ����� 
)� .yers �nd 9� 'yu% 5�in�  a!$  oo�ers and t�e �enerational 3o�sin�  �!!le% Hourn�� o� the �"eri!�n 

/��nning �sso!i�tion% Ginter ���+� 
&eorge &��ster� /eop�e Sersus /��!e% /eop�e �nd /��!e% or .oreT Ne# )ire!tions �or Housing /o�i!y% 

Housing /o�i!y )e,�te% ���*� 
Her,ert% Christopher �nd Hr�,!h�- .o�ins-y� A.eeting the Housing Needs o� �n �ging /opu��tion%B ���5�  
H� .! �#�in% 3o�sin� in 5�eri�a( :�e ;e� <e�ade% 1r,�n >�nd  nstitute% ����� 
>� >�!h"�n �nd )� Crett% �eneration =( 5�eri�a9s ;e� 3o�sin� 6a&e% 1r,�n >�nd  nstitute% ����� 
9!huet:% Henny� Gho is the ne# ��!e o� �"eri!�n ho"eo#nershipT Croo-ings% ���*� 
The �"eri!�n /��nning �sso!i�tion% A n$esting in /��!eE T#o gener�tions’ $ie# on the �uture o� 

!o""unities%B ����� 
Tr�nsport�tion �or �"eri!�% A�!!ess to /u,�i! Tr�nsport�tion � Top Criterion �or .i��enni��s Ghen 

)e!iding Ghere to >i$e% Ne# 9ur$ey 9ho#s%B ����� 
�4 The r�nge o� ye�rs th�t de�ine gener�tions $�ry �!ross sour!es� Ge h�$e re�eren!ed the gener�� �ge r�nge �or 
.i��enni��s �nd &ener�tion =% �nd so"e ye�rs "�y o$er��p depending on the de�inition�  
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This !h�pter �o!uses on these ��!tors% presenting d�t� th�t suggests ho# !h�nges to these ��!tors 
"�y ���e!t housing need in Oregon City o$er the ne;t �� ye�rs� 

N��ion�� ,�en�s1� 

This ,rie� su""�ry on n�tion�� housing trends ,ui�ds on pre$ious #or- ,y 2CONorth#est �s 
#e�� �s 1r,�n >�nd  nstitute �1> � reports �nd !on!�usions �ro" :�e -tate of t�e ;ation9s 3o�sin� 
report �ro" the Hoint Center �or Housing 9tudies o� H�r$�rd 1ni$ersity� The H�r$�rd report 
������ su""�ri:es the n�tion�� housing out�oo- �s �o��o#sD 

&i$en the pro�ound i"p�!t o� the p�nde"i! on ho# 19 househo�ds �i$e �nd #or-% 
there is p�enty o� re�son to ,e�ie$e th�t it !ou�d ,ring "e�ning�u� !h�nges to housing 
"�r-ets� Gith "i��ions o� peop�e �or!ed to #or- re"ote�y% e"p�oyers �nd e"p�oyees 
��i-e "�y �ind this �n �ttr�!ti$e option e$en ��ter the p�nde"i! ends�  � so% de"�nd 
#ou�d �i-e�y in!re�se �or ho"es ��rge enough to pro$ide o��i!e sp�!e% �s #e�� �s e�sy 
�!!ess to outdoor sp�!es to e;er!ise �nd so!i��i:e� �nd i� �ong !o""utes �re no �onger 
e$eryd�y re@uire"ents% "�ny househo�ds "�y "o$e to �o#er8density �re�s #here 
housing is �ess e;pensi$e� Ho#e$er% � "�3or shi�t in residenti�� de$e�op"ent p�tterns 
is ��r �ro" !ert�in� Gh�t is !ert�in is th�t the need �or "ore housing o� ��� types% 
�o!�tions% �nd pri!e points #i�� persist�  n the ne�r ter"% the out�oo- �or housing 
"�r-ets is ,right% �ue�ed ,y $ery �o# interest r�tes �s #e�� �s un�,�ted de"�nd �ro" 
"ore ����uent househo�ds�  � the p�nde"i! persists% ho#e$er% it #i�� re"�in � serious 
dr�g on the ��,or "�r-et �nd #�ge gro#th% �nd u�ti"�te�y on househo�d �or"�tions� 
9ti��% the p�nde"i!’s neg�ti$e i"p�!t on "�r-ets shou�d ,e re��ti$e�y "uted gi$en 
histori!���y tight !onditions on the supp�y side�  

Ho#e$er% !h���enges to � strong do"esti! housing "�r-et re"�in� 'ising "ortg�ge r�tes% the 
tight !redit "�r-et% �nd �i"ited in$entory o� entry8�e$e� ho"es "�-e housing un���ord�,�e �or 
"�ny �"eri!�ns% espe!i���y younger �"eri!�ns�  n �ddition to rising housing !osts% #�ges 
h�$e ��so ��i�ed to -eep p�!e% #orsening ���ord�,i�ity pressures� 9ing�e8��"i�y �nd "u�ti��"i�y 
housing supp�ies re"�in tight% #hi!h !o"pound ���ord�,i�ity issues� :�e -tate of t�e ;ation9s 
3o�sin� report e"ph�si:es the i"port�n!e o� go$ern"ent �ssist�n!e �nd inter$ention to -eep 
housing ���ord�,�e "o$ing �or#�rd� 9e$er�� !h���enges �nd trends sh�ping the housing "�r-et 
�re su""�ri:ed ,e�o#D 

�� -o�n�e �a�� in re�iden�ia� �on��r���ion �ed �� �ing�e9�ami�� ��ar��� Ne# !onstru!tion 
"�de � sh�rp !o"e,�!- in su""er ���� �ed ,y sing�e8��"i�y !onstru!tion� 9ing�e8��"i�y 
st�rts in ���� ,eg�n �t �,out � 0��%���8unit �nnu�� r�te �the ��stest p�!e sin!e the &re�t 
'e!ession�% ,e�ore dipping to � ,e�o# *��%���8unit �nnu�� r�te in �pri� due to the 
COS )8�0 p�nde"i!� Then% sing�e8��"i�y st�rts hit � ���8"i��ion8unit �nnu�� r�te in 
9epte",er ����L"�r-ing it �s the strongest "onth �or sing�e8��"i�y ho"e,ui�ding in 

 
�� These trends �re ,�sed on in�or"�tion �ro" ��� the Hoint Center �or Housing 9tudies o� H�r$�rd 1ni$ersity’s 
pu,�i!�tion AThe 9t�te o� the N�tion’s Housing ����%B ��� 1r,�n >�nd  nstitute% A���� 2"erging Trends in 'e�� 
2st�te%B �nd �4� the 1�9� Census�  
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o$er �4 ye�rs� .u�ti��"i�y unit st�rts ��so !ontinued to !�i",% in!re�sing ,y *�56 �ro" 
�,out 4*�%��� units in ���+ to �,out ���%��� units in ���0� Not�,�y% ���0 "�r-ed the �irst 
ye�r sin!e �0++ th�t "u�ti��"i�y st�rts topped ���%����  n ���0% ho"e s��es �$er�ged 4�0 
"onths #hi!h is ,e�o# #h�t is !onsidered ,���n!ed �si; "onths�% #ith �o#er8!ost �nd 
"oder�te8!ost ho"es e;perien!ing the tightest in$entories� :�e -tate of t�e ;ation9s 
3o�sin� report !ited ��!- o� s-i��ed ��,or% rising !onstru!tion !osts% ��nd use regu��tions 
�p�rti!u��r�y density restri!tions�% �nd de$e�op"ent �ees �s !onstr�ints on ne# 
!onstru!tion� 

�� Demand �hi�� �rom ren�ing �o o�ning� ��ter ye�rs o� de!�ine% the n�tion�� 
ho"eo#nership r�te in!re�sed s�ight�y �ro" (���6 in ���+ to (��(6 in ���0� Trends 
suggest the re!ent ho"eo#nership in!re�ses �re �"ong househo�ders o� ��� �ge groupsE 
ho#e$er% ne# gro#th in ho"eo#nership sin!e the post8&re�t 'e!ession �o# o� ���4 
resu�ted �ro" househo�ds #ith higher in!o"es� �,out ++6 o� net ne# gro#th ����4 to 
���0� #�s �"ong househo�ds #ith in!o"es o� 7�5�%��� or "ore�  

�� �o��ing a��orda�i�i��� )espite � re!ent do#n#�rd trend% 4*�� "i��ion �"eri!�n 
househo�ds spent "ore th�n 4�6 o� their in!o"e on housing in ���0 #hi!h is 5�( "i��ion 
"ore househo�ds th�n in ����� 'enter househo�ds e;perien!ed !ost8,urden �t "ore th�n 
dou,�e the r�te o� ho"eo#ners ��(6 $ersus ��6� #ith the nu",er o� !ost8,urdened 
renters e;!eeding !ost8,urdened ho"eo#ners ,y 4�* "i��ion in ���0� ���ord�,i�ity 
!h���enges !ontinued to "o$e up the in!o"e ��dder% #ith the sh�re o� !ost8,urdened 
"idd�e8in!o"e househo�ds in!re�sing s�ight�y �ro" ���+ to ���0 e$en �s the sh�re o� 
�o#8in!o"e househo�ds e;perien!ing !ost8,urden de!�ined s�ight�y o$er the s�"e 
period� Househo�ds under the �ge o� �5 �nd o$er the �ge o� +5 h�d the highest r�tes o� 
housing !ost8,urden� �

�� 3ong9�erm gro��h and ho��ing demand� The Hoint Center �or Housing 9tudies �ore!�sts 
th�t% n�tion���y% de"�nd �or ne# ho"es !ou�d tot�� �s "�ny �s �� "i��ion units ,et#een 
���+ �nd ���+�5� .u!h o� the de"�nd #i�� !o"e �ro" C�,y Coo"ers% .i��enni��s%�( �nd 
i""igr�nts� The 1r,�n >�nd  nstitute !ites the trou,�e o� o$er,ui�ding in the �u;ury 
se!tor #hi�e de"�nd is in "id8pri!ed sing�e8��"i�y houses ���ord�,�e to � ��rger ,uyer 
poo�� 

�� &ro��h in reha�i�i�a�ion mar�e���* �ging housing sto!- �nd poor housing !onditions 
�re gro#ing !on!erns �or 3urisdi!tions �!ross the 1nited 9t�tes� Gith ��"ost +�6 o� the 
n�tion’s housing sto!- �t �e�st �� ye�rs o�d ��nd ��6 �t �e�st 5� ye�rs o�d�% �"eri!�ns 
�re spending in e;!ess o� 7��� ,i��ion per ye�r on residenti�� reno$�tions �nd rep�irs� �s 

 
�5 The Hoint Center �or Housing 9tudies o� H�r$�rd 1ni$ersity� The 9t�te o� the N�tion’s Housing ���0� 
�( �!!ording to the /e# 'ese�r!h Center% .i��enni��s #ere ,orn ,et#een the ye�rs o� �0+� to �00( �nd &ener�tion = 
#ere ,orn ,et#een �00* to ���� �in!�usi$e�� 'e�d "ore �,out gener�tions �nd their de�initions hereD 
httpDFF###�pe#rese�r!h�orgF��!t8t�n-F���+F�4F��Fde�ining8gener�tions8#here8"i��enni��s8end8�nd8post8"i��enni��s8
,eginF� 
�* These �indings �re !opied �ro"D Hoint Center �or Housing 9tudies� ����0��  "pro$ing �"eri!�’s Housing% H�r$�rd 
1ni$ersity� 'etrie$ed �ro"D 
httpsDFF###�3!hs�h�r$�rd�eduFsitesFde��u�tF�i�esFH�r$�rdUHCH9U "pro$ingU�"eri!�sUHousingU���0�pd� 
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housing reh�,i�it�tion ,e!o"es the go8to so�ution to �ddress housing !onditions% the 
ho"e re"ode�ing "�r-et h�s gro#n "ore th�n 5�6 sin!e the re!ession endedL
gener�ting ���6 o� n�tion�� e!ono"i! �!ti$ity �in ���*�� 

)espite trends suggesting gro#th in the reh�,i�it�tion "�r-et% rising !onstru!tion !osts 
�nd !o"p�e; regu��tory re@uire"ents pose ,�rriers to reh�,i�it�tion� >o#er8in!o"e 
househo�ds or househo�ds on �i;ed in!o"es "�y de�er "�inten�n!e �or ye�rs due to 
�i"ited �in�n!i�� "e�ns% es!���ting reh�,i�it�tion !osts� �t � !ert�in point% the !ost o� 
i"pro$e"ents "�y out#eigh the $��ue o� the stru!ture% #hi!h "�y ne!essit�te ne# 
responses su!h �s de"o�ition or rede$e�op"ent� 

�� De��ining re�iden�ia� mo�i�i���0# 'esidenti�� "o,i�ity r�tes h�$e de!�ined ste�di�y sin!e 
�0+�� Ne�r�y one in �i$e �"eri!�ns "o$ed e$ery ye�r in the �0+�s% !o"p�red to one in 
ten �"eri!�ns ,et#een ���+ �nd ���0� Ghi�e re�sons �or de!�ine in residenti�� "o,i�ity 
�re un!ert�in% !ontri,uting ��!tors in!�ude de"ogr�phi!% housing ���ord�,i�ity% �nd 
��,or8re��ted !h�nges� ?or inst�n!e% �s C�,y Coo"ers �nd .i��enni��s �ge% "o,i�ity r�tes 
�re e;pe!ted to ���� �s peop�e typi!���y "o$e �ess �s they �ge� H�r$�rd 1ni$ersity’s 
'ese�r!h Crie� ������ ��so suggests th�t in!re�sing housing !osts !ou�d ,e pre$enting 
peop�e �ro" "o$ing i� they �re pri!ed out o� desired neigh,orhoods or i� they pre�er to 
st�y in !urrent housing �s pri!es rise �round the"� Other ��!tors th�t "�y i"p�!t 
"o,i�ity in!�udeD the rise in du��8in!o"e househo�ds �#hi!h !o"p�i!�tes 3o,8re��ted 
"o$es�% the rise in #or-8�ro"8ho"e options% �nd the de!�ine in !o"p�ny8�unded 
re�o!�tions� Ghi�e de!�ine in "o,i�ity r�tes sp�n ��� gener�tions% they �re gre�test �"ong 
young �du�ts �nd renters% t#o o� the "ore tr�dition���y "o,i�e groups� 

�� �hange� in ho��ing pre�eren�e� Housing pre�eren!e #i�� ,e ���e!ted ,y !h�nges in 
de"ogr�phi!s% "ost not�,�yD the �ging o� C�,y Coo"ers% housing de"�nd �ro" 
.i��enni��s �nd &ener�tion =% �nd gro#th o� i""igr�nts�  

��  a!$  oo�ers�  n ����% the o�dest "e",ers o� this gener�tion #ere in their se$enties 
�nd the youngest #ere in their �i�ties� The !ontinued �ging o� the C�,y Coo"er 
gener�tion "�y ���e!t the housing "�r-et�  n p�rti!u��r% C�,y Coo"ers’ "�y 
in��uen!e housing pre�eren!e �nd ho"eo#nership trends� /re�eren!es ��nd needs� 
"�y $�ry �or Coo"ers’ "o$ing through their (�s% *�s% �nd +�s ��nd ,eyond�� They 
#i�� re@uire � r�nge o� housing opportunities� ?or e;�"p�e% A�ging ,�,y ,oo"ers �re 
in!re�sing�y renters8,y8!hoi!e% Mpre�erringN #��-�,�e% high8energy% !u�tur���y 
e$o�$ed !o""unities�B�0 .�ny seniors �re ��so "o$ing to p��nned retire"ent 
destin�tions e�r�ier th�n e;pe!ted �s they e;perien!e the ,ene�its o� #or-8�ro"8ho"e 
trends ��!!e�er�ted ,y COS )8�0�� �ddition���y% the supp�y o� !�regi$ers is 
de!re�sing �s peop�e in this !ohort "o$e �ro" gi$ing !�re to needing !�re% "�-ing 
"ore in!�usi$e% !o""unity8,�sed% !ongreg�te settings "ore i"port�nt� 9enior 
househo�ds e�rning di��erent in!o"es "�y "�-e distin!t housing !hoi!es� ?or 

 
�+ ?rost% '� ������� A�re �"eri!�ns stu!- in p��!eT )e!�ining residenti�� "o,i�ity in the 19�B Hoint Center �or Housing 
9tudies o� H�r$�rd 1ni$ersity’s 'ese�r!h Crie�� 
�0 1r,�n >�nd  nstitute� 2"erging Trends in 'e�� 2st�te% 1nited 9t�tes �nd C�n�d�� ���0� 
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inst�n!e% �o#8in!o"e seniors "�y not h�$e the �in�n!i�� resour!es to �i$e out their 
ye�rs in � nursing ho"e �nd "�y inste�d !hoose to do#nsi:e to s"���er% "ore 
���ord�,�e units� 9eniors �i$ing in pro;i"ity to re��ti$es "�y ��so !hoose to �i$e in 
"u�tigener�tion�� househo�ds�  

'ese�r!h sho#s th�t Ao�der peop�e in #estern !ountries pre�er to �i$e in their o#n 
��"i�i�r en$iron"ent �s �ong �s possi,�e%B ,ut �ging in p��!e does not on�y "e�n 
gro#ing o�d in their o#n ho"es��� � ,ro�der de�inition e;ists #hi!h de�ines �ging in 
p��!e �s Are"�ining in the !urrent !o""unity �nd �i$ing in the residen!e o� one’s 
!hoi!e�B�� 9o"e C�,y Coo"ers �re �i-e�y to st�y in their ho"e �s �ong �s they �re 
�,�e% �nd so"e #i�� pre�er to "o$e into other housing produ!ts% su!h �s "u�ti��"i�y 
housing or �ge8restri!ted housing de$e�op"ents% ,e�ore they "o$e into to � 
dependent �i$ing ��!i�ity or into � ��"i�i�� ho"e� .oreo$er% Athe �ging o� the 1�9� 
popu��tion% Min!�udingN the !ontinued gro#th in the per!ent�ge o� sing�e8person 
househo�ds% �nd the de"�nd �or � #ider r�nge o� housing !hoi!es in !o""unities 
�!ross the !ountry is �ue�ing interest in ne# �or"s o� residenti�� de$e�op"ent% 
in!�uding tiny houses�B�� 

�� >illennials� O$er the ��st se$er�� de!�des% young �du�ts h�$e in!re�sing�y �i$ed in 
"u�tigener�tion�� housingL"ore so th�n o�der de"ogr�phi!s��4 Ho#e$er% �s 
.i��enni��s "o$e into their e�r�y8 to "id8thirties% postpone"ent o� ��"i�y �or"�tion 
is ending �nd "i��enni��s �re �i-e�y to pre�er � #ide r�nge o� housing types in ur,�n 
or su,ur,�n �re�s% in!�uding det�!hed% sing�e ��"i�y ho"es �nd "u�ti��"i�y 
housing types in #��-�,�e neigh,orhoods� 

�t the ,eginning o� the ���*K���0 re!ession% .i��enni��s on�y ,eg�n to �or" their 
o#n househo�ds� Tod�y% .i��enni��s �re dri$ing "u!h o� the gro#th in ne# 
househo�ds% ��,eit �t s�o#er r�tes th�n pre$ious gener�tions� �s this gener�tion 
!ontinues to progress into their ho"e,uying ye�rs% they "�y see- out ���ord�,�e% 
"odest8si:ed ho"es� This #i�� pro$e !h���enging �s the "�r-et �or entry8�e$e�% 
sing�e8��"i�y ho"es h�s re"�ined st�gn�nt� ��though !onstru!tion o� s"���er ho"es 
�V �%+�� s@� �t�� in!re�sed in ���0% they on�y represented ��6 o� sing�e8��"i�y units� 

.i��enni��s’ �$er�ge #e��th "�y re"�in ��r ,e�o# Coo"ers �nd &en Pers% �nd 
student �o�n de,t #i�� !ontinue to hinder !onsu"er ,eh�$ior �nd ���e!t retire"ent 
s�$ings� �s o� ����% .i��enni��s !o"prised 4+6 o� ho"e ,uyers% #hi�e &en Pers 

 
�� S�n�eer,erghe% /�tri!i�% et ��� ����*�� The @u��ity o� �i�e o� o�der peop�e �ging in p��!eD � �iter�ture re$ie#� 
�� +!id� 
�� �"eri!�n /��nning �sso!i�tion� .�-ing 9p�!e �or Tiny Houses% Wui!- Notes� 
�4 �!!ording to the /e# 'ese�r!h Center% in �0+�% 3ust ��6 o� �du�ts �ged �5 to 4� �i$ed in � "u�tigener�tion�� ��"i�y 
househo�d% �nd ,y ���+% ��6 did �+�6 !h�nge�� Co"p�r�ti$e�y% �*6 o� �du�ts �ged (5 �nd o�der �i$ed in � 
"u�tigener�tion�� ��"i�y househo�d% �nd ,y ���+% ��6 did ��+6 !h�nge�� 
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!o"prised �46 �nd Coo"ers 446��� ACy the ye�r ��(�% it is esti"�ted th�t 750 tri��ion 
#i�� ,e p�ssed do#n �ro" ,oo"ers to their ,ene�i!i�ries%B presenting ne# 
opportunities �or .i��enni��s ��s #e�� �s &en P �nd &en =���5  

�� �eneration ?�  n ����% the o�dest "e",ers o� &ener�tion = #ere in their e�r�y ��s �nd 
the youngest in their e�r�y !hi�dhood ye�rs� Cy ����% &ener�tion = #i�� ,e ,et#een 
�5 �nd �� ye�rs o�d� Ghi�e they �re "ore r�!i���y �nd ethni!���y di$erse th�n 
pre$ious gener�tions% #hen it !o"es to -ey so!i�� �nd po�i!y issues they �oo- $ery 
"u!h �i-e .i��enni��s� &ener�tion = #�s set to inherit � strong e!ono"y �nd re!ord8
�o# une"p�oy"ent��( Ho#e$er% ,e!�use the �ong8ter" e!ono"i! i"p�!ts o� COS )
�0 �re un-no#n% &ener�tion = "�y no# ,e �oo-ing �t �n un!ert�in �uture�  

Ghi�e rese�r!hers do not yet -no# ho# &ener�tion = #i�� ,eh�$e in �du�thood% 
"�ny e;pe!t they #i�� �o��o# p�tterns o� pre$ious gener�tions� � seg"ent is 
e;pe!ted to "o$e to ur,�n �re�s �or re�sons si"i��r to pre$ious !ohorts �n�"e�y% the 
,ene�its th�t e"p�oy"ent% housing% �nd entert�in"ent options ,ring #hen they �re 
in !�ose pro;i"ity�� Ho#e$er% this !ohort is s"���er th�n .i��enni��s �(* "i��ion $s� 
*� "i��ion� #hi!h "�y �e�d to s�o#ing re�� est�te de"�nd% in!�uding in !ity !enters�  

�� +��i�rants� 'ese�r!h on �oreign8,orn popu��tions sho#s th�t i""igr�nts% "ore th�n 
n�ti$e8,orn popu��tions% �i$e in "u�tigener�tion�� housing �or � $�riety o� re�sons� 
9ti��% i""igr�tion �nd in!re�sed ho"eo#nership �"ong "inorities !ou�d ��so p��y � 
-ey ro�e in �!!e�er�ting househo�d gro#th o$er the ne;t �� ye�rs� Current /opu��tion 
9ur$ey esti"�tes indi!�te th�t the nu",er o� �oreign8,orn househo�ds rose ,y ne�r�y 
���%��� �nnu���y ,et#een ���� �nd ���*% �nd they �!!ounted �or ne�r�y 4�6 o� 
o$er��� househo�d gro#th� Ceginning in ���+% the in��u; o� i""igr�nts #�s 
st�un!hed ,y the e��e!ts o� the &re�t 'e!ession� ��ter � period o� de!�ines% the 
�oreign8,orn popu��tion �g�in ,eg�n !ontri,uting to househo�d gro#th% despite � 
de!�ine in i""igr�tion r�tes in ���0� The Census Cure�u’s esti"�tes o� net 
i""igr�tion in ���0 indi!�te th�t 505%��� i""igr�nts "o$ed to the 1nited 9t�tes 
�ro" �,ro�d% do#n �ro" ��� "i��ion i""igr�nts in ���*K���+� Ho#e$er% �s noted in 
:�e -tate of t�e ;ation9s 3o�sin� ������ report% A,e!�use the "�3ority o� i""igr�nts 
do not i""edi�te�y �or" their o#n househo�ds upon �rri$�� in the !ountry% the dr�g 
on househo�d gro#th �ro" �o#er i""igr�tion on�y ,e!o"es �pp�rent o$er ti"e�B  

�� <i&ersit$� The gro#ing di$ersity o� �"eri!�n househo�ds #i�� h�$e � ��rge i"p�!t on 
the do"esti! housing "�r-ets� O$er the !o"ing de!�de% "inorities #i�� "�-e up � 

 
�� N�tion�� �sso!i�tion o� 'e��tors� ������� ���� Ho"e Cuyers �nd 9e��ers &ener�tion�� Trends 'eport% .�r!h ����� 
'etrie$ed �ro"D httpsDFF###�n�r�re��torFrese�r!h8�nd8st�tisti!sFrese�r!h8reportsFho"e8,uyer8�nd8se��er8
gener�tion��8trends 
�5 /NC� �n�d��� 'e�dy or Not% Here Co"es the &re�t Ge��th Tr�ns�er� 'etrie$ed �ro"D httpsDFF###�pn!�!o"FenF�,out8
pn!Ftopi!sFpn!8po$Fe!ono"yF#e��th8tr�ns�er�ht"� 
�( /�r-er% <� R  gie�ni-% '� ������� On the !usp i� �du�thood �nd ��!ing �n un!ert�in �utureD #h�t #e -no# �,out gen 
= so ��r� /e# 'ese�r!h Center� 'etrie$ed �ro"D httpsDFF###�pe#so!i��trends�orgFess�yFon8the8!usp8o�8�du�thood8
�nd8�� ing8�n8un!ert�in8�uture8#h�t8#e8-no#8�,out8gen8:8so8��rF 
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��rger sh�re o� young househo�ds �nd !onstitute �n i"port�nt sour!e o� de"�nd �or 
,oth rent�� housing �nd s"��� ho"es� The gro#ing g�p in ho"eo#nership r�tes 
,et#een Ghite �nd C��!- househo�ds �s #e�� �s the ��rger sh�re o� "inority 
househo�ds th�t �re !ost ,urdened #�rr�nt !onsider�tion� Ghite househo�ds h�d � 
*46 ho"eo#nership r�te in ���0 !o"p�red to � �46 r�te �or C��!- househo�ds� This 
4� per!ent�ge point g�p is the ��rgest disp�rity sin!e �0+4� ��though 
ho"eo#nership r�tes �re in!re�sing �or so"e "inorities% C��!- �nd >�tin; 
househo�ds �re "ore �i-e�y to h�$e su��ered disproportion�te i"p�!ts o� the 
p�nde"i! �nd �or!ed s��es !ou�d neg�ti$e�y i"p�!t ho"eo#nership r�tes� This% 
!o",ined #ith syste"i! dis!ri"in�tion in the housing �nd "ortg�ge "�r-ets �nd 
�o#er in!o"es re��ti$e to Ghite househo�ds% �e�ds to higher r�tes o� !ost ,urden �or 
"inorities L�46 �or C��!-% ��6 �or >�tin;% 4�6 �or �si�n �nd �56 �or Ghite in ���0� 
�s noted in :�e -tate of t�e ;ation9s 3o�sin� )����* report% Athe i"p�!ts o� the 
p�nde"i! h�$e shed �ight on the gro#ing r�!i�� �nd in!o"e disp�rities in the n�tion 
,et#een the n�tion’s h�$es �nd h�$e8nots �re the �eg�!y o� de!�des o� 
dis!ri"in�tory pr�!ti!es in the housing "�r-et �nd in the ,ro�der e!ono"y�B  

�� �hange� in ho��ing �hara��eri��i��� The 1�9� Census Cure�u’s Ch�r�!teristi!s o� Ne# 
Housing 'eport ����0  presents d�t� th�t sho# trends in the !h�r�!teristi!s o� ne# 
housing �or the n�tion% st�te% �nd �o!�� �re�s� 9e$er�� �ong8ter" trends in the 
!h�r�!teristi!s o� housing �re e$ident �ro" the Ne# Housing 'eportD�* 

�� "ar�er sin�le�fa�il$ �nits on s�aller lots� Cet#een �000 �nd ���0% the "edi�n si:e o� 
ne# sing�e8��"i�y d#e��ings in!re�sed ,y �46 n�tion���y% �ro" �%��+ s@� �t� to �%4�� 
s@� �t�% �nd ��6 in the #estern region �ro" �%��� s@� �t� in �000 to �%�*0 s@� �t in ���0� 
.oreo$er% the per!ent�ge o� ne# units s"���er th�n �%��� s@� �t� n�tion���y de!re�sed 
,y "ore th�n h���% �ro" �(6 in �000 to *6 in ���0  The per!ent�ge o� units gre�ter 
th�n 4%��� s@� �t� in!re�sed �ro" �*6 in �000 to �56 o� ne# one8��"i�y ho"es 
!o"p�eted in ���0�  n �ddition to ��rger ho"es% � "o$e to#�rd s"���er �ot si:es #�s 
seen n�tion���y� Cet#een ���0 �nd ���0% the per!ent�ge o� �ots �ess th�n *%��� s@� �t� 
in!re�sed �ro" �56 to 446� 

�� "ar�er ��ltifa�il$ �nits� Cet#een �000 �nd ���0% the "edi�n si:e o� ne# "u�ti��"i�y 
d#e��ing units in!re�sed ,y 4��6 n�tion���y�  n the #estern region% the "edi�n si:e 
de!re�sed ,y ��06� N�tion���y% the per!ent�ge o� ne# "u�ti��"i�y units #ith "ore 
th�n �%��� s@� �t� in!re�sed �ro" �+6 in �000 to 456 in ���0 �nd in!re�sed �ro" �56 
to �*6 in the #estern region� 

�� 3o�se�old a�enities� �!ross the 1nited 9t�tes sin!e ���4% �n in!re�sing nu",er o� 
ne# units h�d �ir8!onditioning ���u!tu�ting ye�r ,y ye�r �t o$er 0�6 �or ,oth ne# 
sing�e8��"i�y �nd "u�ti��"i�y units��  n ����% 046 o� ne# sing�e8��"i�y houses h�d 
t#o or "ore ,�throo"s% !o"p�red to 0(6 in ���0  The sh�re o� ne# "u�ti��"i�y 
units #ith t#o or "ore ,�throo"s de!re�sed �ro" 556 o� ne# "u�ti��"i�y units to 

 
�* 1�9� Census Cure�u% High�ights o� �nnu�� ���0 Ch�r�!teristi!s o� Ne# Housing� 'etrie$ed �ro"D 
httpsDFF###�!ensus�go$F!onstru!tionF!h�rsFhigh�ights�ht"� 
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�56� �s o� ���0% 0�6 o� ne# sing�e8�� i�y houses in the 1nited 9t�tes h�d g�r�ges 
�or one or "ore $ehi!�es ��ro" +06 in ������ �ddition���y% i� #or- �ro" ho"e 
dyn�"i!s ,e!o"e � "ore per"�nent option% then there "�y ,e rising de"�nd �or 
di��erent housing �"enities su!h �s "ore sp�!e �or ho"e o��i!es or ��rger y�rds �or 
re!re�tion�  

�� -�ared a�enities� Housing #ith sh�red �"enities gre# in popu��rity% �s it "�y 
i"pro$e sp�!e e��i!ien!ies �nd redu!e per8unit !osts �ndFor "�inten�n!e !osts� 
9ing�e8roo" o!!up�n!ies �9'Os�%  !ott�ge !�usters% !ohousing de$e�op"ents% �nd 
"u�ti��"i�y produ!ts �re !o""on housing types th�t t�-e �d$�nt�ge o� this trend��+ 
9h�red �"enities "�y t�-e "�ny �or"s �nd in!�ude sh�red ,�throo"s% -it!hens% 
other ho"e �pp�i�n!es �e�g�% ��undry ��!i�ities% outdoor gri��s�% se!urity syste"s% 
outdoor �re�s �e�g�% green sp�!es% p�th#�ys% g�rdens% roo�top �ounges�% �itness 
roo"s% s#i""ing poo�s% tennis !ourts% �nd �ree p�r-ing��0  

!���e ,�en�s 

 n �ugust ���0% the 9t�te o� Oregon p�ssed st�te#ide �egis��tion 88 Oregon House Ci�� ���� �nd 
���4� �o��e -i�� .//0 :�-.//0; re@uired "�ny Oregon !o""unities to �!!o""od�te "idd�e 
housing #ithin sing�e8��"i�y neigh,orhoods� A.ediu" CitiesBLthose #ith ��%��� to �5%��� 
residents outside the /ort��nd "etro �re�L�re re@uired to 
���o# dup�e;es on e�!h �ot or p�r!e� #here � sing�e8��"i�y 
ho"e is ���o#ed� A>�rge CitiesBLthose #ith o$er �5%��� 
residents �nd ne�r�y ��� 3urisdi!tions in the /ort��nd "etro 
ur,�n gro#th ,ound�ry �1&C�L"ust "eet the s�"e dup�e; 
re@uire"ent �s #e�� �s ���o# trip�e;es% �ourp�e;es% to#nho"es% 
�nd !ott�ge !�usters in ��� �re�s th�t �re :oned �or residenti�� 
use �nd ���o# sing�e8��"i�y ho"es� Oregon City h�s re!ent�y 
"�de � $�riety o� �"end"ents to the de$e�op"ent !ode to 
���o# "ore housing types �nd is !urrent�y #or-ing through 
the pro!ess o� "�-ing �d3ust"ent to !o"p�y #ith HC ���� 
#hi!h #i�� ,e i"p�e"ented ,y Hu�y �����  

�o��e -i�� .//� :�-.//�; en$isions Oregon’s housing p��nning syste" is re�or"ed �ro" � 
singu��r �o!us �on ensuring �de@u�te �$�i��,�e ��nd� to � "ore !o"prehensi$e �ppro�!h th�t 
��so �!hie$es these !riti!�� go��sD ��� support �nd en�,�e the !onstru!tion o� su��i!ient units to 
�!!o""od�te !urrent popu��tions �nd pro3e!ted househo�d gro#th �nd ��� redu!e geogr�phi! 

 
�+ 9ing�e8roo" o!!up�n!ies �re residenti�� properties #ith "u�tip�e sing�e8roo" d#e��ing units o!!upied ,y � sing�e 
indi$idu��� ?ro"D 1�9� )ep�rt"ent o� Housing �nd 1r,�n )e$e�op"ent� ������� 8nderstandin� -R�� 'etrie$ed �ro"D 
httpsDFF###�hude;!h�nge�in�oFresour!esFdo!u"entsF1nderst�nding89 O�pd� 
�0 1r,s#or-s� �n�d��� Housing Choi!es &uide,oo-D � Sisu�� &uide to Co"p�!t Housing Types in North#est Oregon� 
'etrie$ed �ro"D httpsDFF###�oregon�go$F�!dF/u,�i!�tionsFHousing8Choi!es8Coo-�etU) & T�>�pd� 

9�i:% ��,ert �nd 9���:�r% �ri�nn�� �n�d��� 'e�� TrendsD The ?uture o� 'e�� 2st�te in the 1nited 9t�tes� Center �or 'e�� 
2st�te% 1r,�n 2!ono"i!s >�,� 

-iddle�6ousing�is�
generally�built�at�a�
si*ilar�scale�as�single-�
fa*ily�ho*es�but�at�
higher�residential�
densities.�1t�+ro)ides�a�
range�of�housing�choices�
at�different�+rice�+oints�
within�a�co**unity.�
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disp�rities in �!!ess to housing �espe!i���y ���ord�,�e �nd pu,�i!�y supported housing��  n th�t% 
HC ���4 re@uired the de$e�op"ent o� � "ethodo�ogy �or pro3e!ting re�ional housing need �nd 
���o!�te th�t need to �o!�� 3urisdi!tions�  t ��so e;p�nded �o!�� go$ern"ent responsi,i�ities �or 
p��nning to "eet housing need ,y re@uiring !ities to de$e�op �nd �dopt Housing /rodu!tion 
9tr�tegies�4�  

/rior to the p�ss�ge o� these ,i��s% Oregon de$e�oped its ���1@���� �onsolidated Plan #hi!h 
in!�udes � det�i�ed housing needs �n��ysis �s #e�� �s str�tegies �or �ddressing housing needs 
st�te#ide� The p��n !on!�uded th�t A� gro#ing g�p ,et#een the nu",er o� Oregoni�ns #ho 
need ���ord�,�e housing% �nd the �$�i��,i�ity o� ���ord�,�e ho"es h�s gi$en rise to dest�,i�i:ing 
rent in!re�ses% �n ���r"ing nu",er o� e$i!tions o� �o#8 �nd �i;ed8 in!o"e peop�e% in!re�sing 
ho"e�essness% �nd serious housing inst�,i�ity throughout Oregon�B  t identi�ied the �o��o#ing 
issues th�t des!ri,e housing need st�te#ideD4� 

�� ?or housing to ,e !onsidered ���ord�,�e% � househo�d shou�d p�y up to one8third o� their 
in!o"e to#�rd rent% �e�$ing "oney �e�t o$er �or �ood% uti�ities% tr�nsport�tion% "edi!ine% 
�nd other ,�si! ne!essities� Tod�y% one in t#o Oregon househo�ds p�ys "ore th�n one8
third o� their in!o"e to#�rd rent% �nd one in three p�ys "ore th�n h��� o� their in!o"e 
to#�rd rent�  

�� .ore s!hoo� !hi�dren �re e;perien!ing housing inst�,i�ity �nd ho"e�essness� The r�te o� 
<K�� ho"e�ess !hi�dren in!re�sed ,y ��6 �ro" the ���4K���� s!hoo� ye�r to the ����K
���5 s!hoo� ye�r� 

�� Oregon h�s �+%5�� rent�� units th�t �re ���ord�,�e �nd �$�i��,�e to renters #ith 
e;tre"e�y �o# in!o"es� There �re �,out �4�%��� househo�ds th�t need those �p�rt"ents% 
�e�$ing � g�p o� ���%5�� units� 

�� Housing inst�,i�ity is �ue�ed ,y �n unste�dy% �o#8opportunity e"p�oy"ent "�r-et� 
O$er ���%��� Oregoni�ns �re e"p�oyed in �o#8#�ge #or-� >o#8#�ge #or- is � gro#ing 
sh�re o� Oregon’s e!ono"y� Ghen #�ges �re set ��r ,e�o# the !ost needed to r�ise � 
��"i�y% the de"�nd �or pu,�i! ser$i!es gro#s to re!ord heights�  

�� Go"en �re "ore �i-e�y th�n "en to end up in �o#8#�ge 3o,s� >o# #�ges% irregu��r 
hours% �nd p�rt8ti"e #or- !o"pound issues�  

�� /eop�e o� !o�or histori!���y !onstitute � disproportion�te sh�re o� the �o#8#�ge #or- 
�or!e� �,out �56 o� >�tin;% �nd 5�6 o� ��ri!�n �"eri!�ns% �re e"p�oyed in �o#8#�ge 
industries� 

�� The "�3ority o� �o#8#�ge #or-ers �re �du�ts o$er the �ge o� ��% "�ny o� #ho" h�$e 
e�rned � !o��ege degree% or so"e �e$e� o� higher edu!�tion� 

 
4� This Housing Needs �n��ysis is not re@uired to !o"p�y #ith HC ���4 ,e!�use it #i�� ,e �dopted prior to H�nu�ry% 
����� The City is e;pe!ted to !o"p�y #ith HC ���4 �t the ne;t HN� #hi!h is �nti!ip�ted in si; ye�rs� 
4� These !on!�usions �re !opied dire!t�y �ro" the reportD Oregon’s ���(K���� Conso�id�ted /��n� 'etrie$ed �ro"D 
httpDFF###�oregon�go$Foh!sFdo!sFConso�id�ted8/��nF���(8����8Conso�id�ted8/��n8�"end"ent�pd��  
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��  n ���0% "ini"u" #�ge in Oregon4� #�s 7����  !o"p�red to 7���5� in the /ort��nd 
.etro% �nd 7����� �or nonur,�n !ounties�  

Oregon de$e�oped its -tate�ide 3o�sin� Plan in ���+� The /��n identi�ied si; housing priorities 
to �ddress in !o""unities �!ross the 9t�te o$er the ���0 to ���4 period �su""�ri:ed ,e�o#��  n 
�ugust ����% Oregon Housing �nd Co""unity 9er$i!es �OHC9� re�e�sed � su""�ry o� their 
progress�44 The �o��o#ing se!tion in!�udes su""�ries �nd e;!erpts �ro" their st�tus reportD 

�� >+�i�� and )a�ia� ?���i�e� 5d&an�e eA�it$ and ra�ial /�sti�e !$ identif$in� and addressin� 
instit�tional and s$ste�i� !arriers t�at �a&e �reated and �er�et�ated �atterns of dis�arit$ in 
�o�sin� and e�ono�i� �ros�erit$� 

OHC9 ,ui�t intern�� org�ni:�tion�� !�p�!ity through st��� tr�inings on 2@uity �nd '�!i�� 
Husti!e �2'H� �nd hired �n 2@uity% )i$ersity �nd  n!�usion .�n�ger� OHC9 est�,�ished � 
#or-group to support e@uity in their d�t� syste" �nd �ppro$ed �n intern�� 
org�ni:�tion�� stru!ture to �d$�n!e �nd support 2'H #ithin ��� �re�s o� OHC9� No#% 
OHC9 is de$e�oping �unding "e!h�nis"s to en!our�ge !u�tur���y spe!i�i! org�ni:�tions 
to in!re�se ser$i!es to underser$ed !o""unities �nd to in!re�se the nu",er �nd do���r 
�"ounts o� !ontr�!ts �#�rded to "inority% #o"en% �nd e"erging s"��� ,usinesses 
�.G29Cs��  

�� �ome�e��ne���  �ild a �oordinated and �on�erted state�ide effort to �re&ent and end 
�o�elessness% �it� a fo��s on endin� �ns�eltered �o�elessness of �re�on9s ��ildren and 
&eterans�  

The Ho"e�ess 9er$i!es 9e!tion �H99� "�de progress in ,ui�ding � �ound�tion �or 
p��nning �nd eng�ge"ent �!ross interse!ting e!ono"i!% so!i��% �nd he��th syste"s� The 
OHC9 Seter�n >e�dership te�" est�,�ished re!urring in�or"�tion8sh�ring sessions #ith 
�eder��% st�te% �nd �o!�� p�rtners� H99 !on$ened Oregon Ho"e�ess .�n�ge"ent 
 n�or"�tion 9yste" �H. 9� st�-eho�ders to ,ui�d re!o""end�tions �nd !o8!onstru!t � 
p�th to#�rd � ne# H. 9 i"p�e"ent�tion �nd d�t� #�rehouse� H99 est�,�ished 
su!!ess�u� #or-��o#s to �n��y:e de"ogr�phi! d�t� o� peop�e enteringFe;iting the 
ho"e�ess ser$i!e syste"� 

�� 1ermanen� 8�ppor�i�e �o��ing� +n&est in �er�anent s���orti&e �o�sin� )P-3*% a �ro&en 
strate�$ to red��e ��roni� �o�elessness and red��e !arriers to �o�sin� sta!ilit$� 

OHC9 �unded ��5 o� their �%��� /9H8unit t�rgets� ��"ost h��� o� these units #ere the 
resu�t o� the NO?� tied to the �irst /9H  nstitute !ohort� 

 
4� The ���( Oregon >egis��ture% 9en�te Ci�� �54�% est�,�ished � series o� �nnu�� "ini"u" #�ge r�te in!re�ses 
,eginning Hu�y �% ���(% through Hu�y �% ����� 'etrie$ed �ro"D 
httpsDFF###�oregon�go$F,o�iF#hdFo"#Fp�gesF"ini"u"8#�ge8r�te8su""�ry��sp; 
44 This se!tion uses "�ny dire!t e;!erpts �ro" the OHC9 9t�te#ide Housing /��n Qe�r One 9u""�ry �ugust ���� 
'eport to H9C� Oregon 9t�te#ide Housing /��n% 9t�tus 'eports� 
httpsDFF###�oregon�go$Foh!sF)o!u"entsFs#hpF9GH/8'eport8Q�89u""�ry�pd� 
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�� ���orda��e )en�a� �o��ing� 6or' to �lose t�e afforda!le rental �o�sin� �a� and red��e 
�o�sin� �ost !�rden for lo��in�o�e �re�onians� 

OHC9 i"p�e"ented � ne# e�e!troni! �pp�i!�tion �nd #idespre�d �doption o� syste" 
#or- "odu�es� They ��so est�,�ished � !�p�!ity ,ui�ding te�" to �ssess �nd re!o""end 
opportunities �or gro#th in their de$e�op"ent priorities �nd ,eg�n tr�ining �nd 
te!hni!�� �ssist�n!e to potenti�� /9H �nd rur�� de$e�opers� OHC9 in!re�sed their units 
,y +%��+ representing ���+6 o� their �5%��� unit 58ye�r t�rget� 

�� �omeo�ner�hip� Pro&ide �ore lo�� and �oderate�in�o�e �re�onians �it� t�e tools to 
s���essf�ll$ a��ie&e and �aintain �o�eo�ners�i�% �arti��larl$ in �o���nities of �olor� 

OHC9 pursued � str�tegy to ��ign progr�"s #ith the needs o� !o""unities o� !o�or% 
i"pro$ed their Ho"eo#nership Center �r�"e#or- �nd )o#n /�y"ent �ssist�n!e 
produ!t% ,eg�n de$e�oping their TC� progr�" �nd �o!used on �o#8!ost ho"eo#nership 
through "�nu��!tured housing� �ddition���y% they ,eg�n de$e�oping the 'estore He��th 
�nd 9��ety progr�" �nd re8opening the Oregon Ho"eo#nership 9t�,i�i:�tion  niti�ti$e 
�OH9 � progr�"� OHC9 ��so supported the Hoint T�s- ?or!e on '�!i�� 2@uity in 
Ho"eo#nership �nd �d$o!�ting �or �ddition�� �unds to support !o""unities o� !o�or�  
OHC9 pro$ided (*+ "ortg�ge �ending produ!ts o� their (%5�� 58 e�r go�� #ith �*� 
going to househo�ds o� !o�or�  

�� )�ra� �omm�ni�ie�� ��an�e t�e �a$ �3�- does !�siness in s�all to�ns and r�ral 
�o���nities to !e res�onsi&e to t�e �niA�e �o�sin� and ser&i�e needs and �nlo�' t�e 
o��ort�nities for �o�sin� de&elo��ent�  

OHC9 �o!used on de$e�oping � ,etter underst�nding o� rur�� !o""unity needs �nd 
in!re�sing rur�� !�p�!ity to ,ui�d "ore ���ord�,�e housing� OHC9 hired � �u��8ti"e 
!�p�!ity ,ui�ding �n��yst #ho h�s !ondu!ted outre�!h to -ey st�-eho�ders �!ross the 
st�te representing rur�� !o""unities �nd de$e�oped � str�tegy to �ddress those needs� 
OHC9 h�s �unded 54� units in rur�� !o""unities% out o� � tot�� o� �%5�4 units in the 58
ye�r go�� ���6 o� t�rget�� �
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�egion�� �n� <o1�� =e#og���-i1 ,�en�s �-�� 8�  ���e1� Housing 
Nee� in ��egon �i�� 

)e"ogr�phi! trends th�t "ight ���e!t the -ey �ssu"ptions used in the �n��ysis o� housing need 
is ��� the �ging popu��tion% ��� !h�nges in househo�d si:e �nd !o"position% �nd �4� in!re�ses in 
di$ersity�  

�n indi$idu��’s housing needs !h�nge throughout their �i�e% #ith !h�nges in in!o"e% ��"i�y 
!o"position% �nd �ge� The types o� housing needed ,y � ��8ye�r8o�d !o��ege student di��er �ro" 
the needs o� � ��8ye�r8o�d p�rent #ith !hi�dren% or �n +�8ye�r8o�d sing�e �du�t� �s Oregon City’s 
popu��tion �ges% di��erent types o� housing #i�� ,e needed to �!!o""od�te o�der residents� The 
housing !h�r�!teristi!s ,y �ge d�t� ,e�o# re$e�� this !y!�e in �!tion in Oregon City� 

=ousing�needs�and�
pre#erences�may�c6ange�
o:er�time,�suc6�as�wit6�
c6anges�in�marital�status�
and�si(e�o#�#amily9�
C6anges�in�income,�w6ic6�
may�c6ange�o:er�a�
person5s�li#e�wit6�age,�
strongly�in#luence�t6e�
types�o#�6ousing�selected9�
Fa*ilies�of�different�siDes�
need�different�ty+es�of�
housing.�Changes�in�
inco*e�is�also�a�?ey�factor�
in�housing�de*and.�
�

;his�gra+hic�illustrates�an�
exa*+le�of�changes�in�
housing�needs�across�a�
+erson’s�life�

Exhibit�16.�Effect�of�.e*ogra+hic�Changes�on�Housing�Need�
Source:�ECONorthwest,�ada+ted�fro*�Clar?,�>illia*�A.=.�and�Frans�M.�.iele*an.�
1663.�Households�and�Housing.�New�0runswic?,�N@:�Center�for�/rban�Policy�
,esearch.�
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7�o4ing �o�u���ion 

4regon�City,�li7e�
>ilson:ille,�6as�grown�
?uic7ly�o:er�t6e�last�3/�
years�wit6�its�population�
more�t6an�dou*ling�#rom�
122/�to�2/129�

Exhibit�20.�Po+ulation,�Oregon�City,�Gladstone,�>ilson)ille,�
Milwau?ie,�1660-2016�
Source:�/.S.�.ecennial�Census�1660,�and�Portland�State�/ni)ersity,�Po+ulation�
,esearch�Center.�

�

4regon�City5s�population�
wit6in�t6e�ur*an�growt6�
*oundary�is�pro@ected�to�
grow�*y�',41/�people�
*etween�2/12�and�2/32,�
at�an�a:erage�annual�
growt6�rate�o#�/9809�

Exhibit�21.�Forecast�of�Po+ulation�Growth,�Oregon�City,��
2021F2041��
Source:�2020-2050�.istributed�Forecast�9March�2021:�Oregon�Metro�,esearch�
Center.�

3',821� 4',743� 2,852� 28<��
increase��

,esidents�in�
2021�

,esidents�in�
2041�

New�residents�
2021-2041� 1.16<�AAG,�

�

�ging �o�u���ion 

;rom�2///�to�2/1282/1',�
4regon�City5s�median�age�
increased�*y�#i:e�years�#rom�
33�to�389�

Exhibit�22.�Median�Age,�Gears,�Oregon�City,�Gladstone,�>ilson)ille,�
Milwau?ie,�2000�to�2012-2013�
Source:�/.S.�Census�0ureau,�2000�.ecennial�Census�;able�001002,�2012-2013�
ACS,�;able�001002.�

 

 

122/ 2/12 )um*er Percent %%$,
Oregon�City 14,367 45,580 16,242 141< 4.4<
Gladstone 10,152 11,605 1,454 14< 0.5<
>ilson)ille 8,103 25,345 15,834 222< 4.7<
Milwau?ie 17,362 20,545 1,714 10< 0.4<

C6ange�122/�to�2/12
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;rom�2///�to�2/128
2/1',�Clac7amas�
County5s�median�age�
increased�*y�t6ree�years9�
;he�*edian�age�of�
Clac?a*as�County�
residents�is�slightly�higher�
than�the�*edia�age�of�
nearby�regions�
9Clac?a*as�and�
>ashington�County:.��

Exhibit�24.�Median�Age,�Gears,�Oregon,�Clac?a*as�County,�
Multno*ah�County,�>ashington�County,�2000�to�2012-2013�
Source:�/.S.�Census�0ureau,�2000�.ecennial�Census�;able�001002,�2012-2013�
ACS,�;able�001002.�

 

&6e�ma@ority�o#�residents�
in�4regon�City�were�
*etween�2/�to�52�years�
old9��
Oregon�City�had�a�lower�
share�917<:�of�residents�
o)er�30�years�of�age�than�
other�co*+arator�cities.��

�

Exhibit�24.�Po+ulation�.istribution�by�Age,�Oregon�City,�Gladstone,�
>ilson)ille,�Milwau?ie,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS,�;able�001001.�
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The senior popu��tion in C��!-�"�s County �those �ged (� �nd o�der� gre# ��ster th�n �ny 
other �ge !ohort� ?ro" ���� to the ����8���  period% the popu��tion �ged (� �nd o�der gre# ,y 
+46 in C��!-�"�s County% !o"p�red to (*6 in the /ort��nd 'egion% �nd 506 in Oregon� Cy 
����% peop�e o$er (� in C��!-�"�s County #i�� �!!ount �or �*6 o� the popu��tion� 

1etween�2///�and�2/128
2/1',�all�age�groups�in�
Clac7amas�County�grew�in�
si(e9�&6e�most�su*stantial�
c6ange�was�growt6�in�
residents�aged�'/�and�
older9�

Exhibit�25.�Po+ulation�Growth�by�Age,�Clac?a*as�County,�Portland�
,egion,�Oregon,�2000�to�2012-2013�
Source:�/.S.�Census�0ureau,�2000�.ecennial�Census�;able�P012�and�2012-2013�
ACS,�;able�001001.�

 

1y�2/4/,�Clac7amas�
County�residents�o:er�t6e�
age�o#�4/�will�ma7e�up�
550�o#�t6e�County5s�total�
population9�
�

Exhibit�23.�Po+ulation�Growth�by�Age�Grou+,�Clac?a*as�County,�2020�
to�2040�
Source:�Portland�State�/ni)ersity,�Po+ulation�,esearch�Center,�Clac?a*as�County�
Forecast,�@une�2018.�
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7�o4�- in <��in0 �o�u���ion 

The 1�9� Census Cure�u �ore!�sts th�t �t the n�tion�� �e$e�% the >�tin; �e�g�% >�tinoF� �nd 
Hisp�ni!� popu��tion #i�� !ontinue gro#ing ��ster th�n "ost other non8>�tin; popu��tion o$er 
the p��nning period� The >�tin; popu��tion #i�� in!re�se 046 �ro" ���( to ��(� �nd �oreign8
,orn >�tin; popu��tion #i�� in!re�se ,y �,out ��6 in th�t s�"e ti"e�4�  

Continued gro#th in the >�tin; popu��tion #i�� ���e!t Oregon City’s housing needs in � $�riety 
o� #�ys� &ro#th in �irst �nd% to � �esser e;tent% se!ond �nd third gener�tion >�tin; i""igr�nts% 
#i�� in!re�se de"�nd �or ��rger d#e��ing units to �!!o""od�te the% on �$er�ge% ��rger 
househo�d si:es �or these househo�ds�  n th�t% >�tin; househo�ds �re t#i!e �i-e�y to in!�ude 
"u�tip�e gener�tions househo�ds th�n the gener�� popu��!e�45  n third �nd ��ter gener�tions o� 
Hisp�ni! or >�tino i""igr�nt househo�ds% si:e typi!���y de!re�ses �nd housing needs ,e!o"e 
si"i��r to o$er��� housing needs �or househo�ds #ithin the !o""unity� 

�!!ording to the -tate of 3is�ani� 3o�eo�ners�i� report �ro" the N�tion�� �sso!i�tion o� 
Hisp�ni! 'e�� 2st�te /ro�ession��s%4( the >�tin; popu��tion �!!ounted �or 4���6 o� the n�tion’s 
net ne# househo�d �or"�tions in ���0% up ��+ per!ent�ge points �ro" ���*� The r�te o� 
ho"eo#nership �or >�tin; househo�ds in!re�sed �ro" �5�(6 in ���5 to �*�56 in ���0�  n th�t 
ti"e ����5 to ���0�% >�tin; househo�ds #ere the on�y de"ogr�phi! th�t in!re�sed their r�te o� 
ho"eo#nership� 

 
4� 1�9� Census Cure�u% <e�o�ra��i� :�rnin� Points for t�e 8nited -tates( Po��lation Pro/e�tions for ���� to ��1�% pg� *% 
httpsDFF###�!ensus�go$F!ontentFd�"FCensusF�i,r�ryFpu,�i!�tionsF���+Fde"oF/�5U�����pd� 
45 /e# 'ese�r!h Center� -e�ond��eneration 5�eri�ans( 5 Portrait of t�e 5d�lt ��ildren of +��i�rants% ?e,ru�ry *% ���4% 
�ppendi; +� 'etrie$ed �ro"D httpDFF###�pe#so!i��trends�orgF���4F��F�*F�ppendi;8�8det�i�ed8de"ogr�phi!8t�,�esF� 

 
N�tion�� �sso!i�tion o� Hisp�ni! 'e�� 2st�te /ro�ession��s ����0�� ���B -tate of 3is�ani� 3o�eo�ners�i� Re�ort� 
'etrie$ed �ro"D httpsDFFn�hrep�orgFshhrF  
4( N�tion�� �sso!i�tion o� Hisp�ni! 'e�� 2st�te /ro�ession��s ����0�� ���B -tate of 3is�ani� 3o�eo�ners�i� Re�ort� 
'etrie$ed �ro"D httpsDFFn�hrep�orgFdo#n�o�dsF���+8st�te8o�8hisp�ni!8ho"eo#nership8report�pd� 
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1etween�2///�and�2/128
2/1',�t6e�s6are�o#�t6e�
population�t6at�identi#ied�as�
Latin+�increased�*y�30�in�
4regon�City9��

Exhibit�28.�-atinx�Po+ulation�as�a�Percent�of�the�;otal�Po+ulation,�
Oregon�City,�Gladstone,�>ilson)ille,�Milwau?ie,�2000�to�2012-2013�
Source:�/.S.�Census�0ureau,�2000�.ecennial�Census�;able�P007,�2012-2013�ACS�
;able�004002.�

 

&6e�s6are�o#�Clac7amas�
County5s�population�t6at�
was�Latin+�increased�*y�30�
*etween�2///�and�2/128
2/1'9�
Co*+arati)ely,�the�share�of�
-atinx�increased�by�4<�in�
the�Portland�,egion�and�in�
Oregon.���

Exhibit�27.�-atinx�Po+ulation�as�a�Percent�of�the�;otal�Po+ulation,�
Clac?a*as�County,�Portland�,egion,�Oregon,�2000�to�2012-2013�
Source:�/.S.�Census�0ureau,�2000�.ecennial�Census�;able�P007,�2012-2013�ACS�
;able�004002.�
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��1i�� =i2e�si�� 

%*out�2/0�o#�4regon�City5s�
population�identi#ied�as�
>6ite8alone9��
;he�next�largest�+o+ulation�
grou+�identified�as�;wo�or�
More�,aces�94.7<:.�

Exhibit�26.�Po+ulation�by�,ace�9excluding�>hite�Alone:�as�a�Percent�
of�;otal�Po+ulation,�Oregon�City,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�;able�002001.�

 

%*out�820�o#�Clac7amas�
County5s�population�
identi#ied�as�>6ite8alone9�
;he�next�largest�+o+ulation�
grou+�identified�as�Asian-
alone�94.1<:.�

Exhibit�40.�Po+ulation�by�,ace�9excluding�>hite�Alone:�as�a�Percent�
of�;otal�Po+ulation,�Clac?a*as�County,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�;able�002001.�
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House-o�� !i:e �n� �o#�osi�ion 

<n�t6e�2/1382/17�period,�
4regon�City5s�a:erage�
6ouse6old�si(e�was�29'7�
persons�per�6ouse6old9�

Exhibit�41.�A)erage�Household�SiDe,�2014-2018�
Source:�/.S.�Census�0ureau,�2014-2018�ACS�5-year�esti*ate,�;able�025010.�
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<n�t6e�2/1282/1'�period,�
3'0�o#�4regon�City�
6ouse6olds�were�non8#amily�
6ouse6olds�(e9g9,�single8
person�6ouse6olds�or�
6ouse6olds�composed�o#�
roommates)9�

Exhibit�42.�Household�Co*+osition,�Oregon�City,�>ilson)ille,�
Milwau?ie,�Oregon�City,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�5-year�esti*ate,�;able�.P02.�

�
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 n1o#e o� �esi�en�s 

 n!o"e is � -ey deter"in�nt in housing !hoi!e �nd househo�ds’ �,i�ity to ���ord housing�  

<n�t6e�2/1282/1'�period,�
4regon�City5s�median�
6ouse6old�income�(-=<)�
was�A'5,5489��
Oregon�City’s�MH1�was�
slightly�below�Clac?a*as�
County’s�MH1�of�H37,615.��

Exhibit�44.�Median�Household�1nco*e,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�5-year�esti*ate,�;able�025116.�
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<n�4regon�City,�2'0�o#�
6ouse6olds�earned�
A1//,///�or�more9��

Exhibit�44.�Household�1nco*e,�Oregon�City,�Gladstone,�>ilson)ille,�
Milwau?ie,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�5-year�esti*ate,�;able�016001.�

�

�o##u�ing ,�en�s 

Oregon City is p�rt o� the !o"p�e;% inter!onne!ted e!ono"y o� C��!-�"�s County �nd the 
gre�ter /ort��nd region�  

4regon�City�is�part�o#�an�
interconnected�regional�
economy9�
More�than�12,000�+eo+le�
co**ute�into�Oregon�City�
for�wor?,�and�al*ost�14,000�
+eo+le�li)ing�in�Oregon�City�
co**ute�out�of�the�city�for�
wor?.��

About�2,000�+eo+le�both�
li)e�and�wor?�in�the�City.��

Exhibit�45.�Co**uting�Flows,�Oregon�City,�2015�
Source:�/.S.�Census�0ureau,�Census�On�the�Ma+.�
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4#�t6e�people�w6o�wor7�in�
4regon�City,�850�li:e�
outside�o#�t6e�city9��

Exhibit�43.�Co**uting�Flows�of�Peo+le�>ho�>or?�in�Oregon�City,�
Gladstone,�>ilson)ille,�Milwau?ie,�2015�
Source:�/.S.�Census�0ureau,�Census�On�the�Ma+.�

 

&6e�ma@ority�o#�residents�in�
Clac7amas�County,�t6e�
Portland�,egion,�and�
4regon�6ad�a�commute�
time�t6at�too7�less�t6an�3/�
minutes9�
1n�Clac?a*as�County,�53<�
of�residents�had�a�co**ute�
ti*e�of�less�than�40�
*inutes,�co*+ared�to�32<�
for�the�Portland�,egion�and�
80<�for�Oregon.�

Exhibit�48.�Co**ute�;i*e�by�Place�of�,esidence,�Clac?a*as�
County,�Portland�,egion,�Oregon,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�5-year�esti*ate,�;able�007404.�
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&6e�ma@ority�o#�residents�in�
4regon�City�6ad�commute�
times�o#�less�t6an�3/�
minutes9��
�

Exhibit�47.�Co**ute�;i*e�by�Place�of�,esidence,�Oregon�City,�
Gladstone,�>ilson)ille,�Milwau?ie,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�5-year�esti*ate,�;able�007404.�
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�egion�� �n� <o1�� ,�en�s ���e1�ing Housing ���o���$i�i�� 

This se!tion des!ri,es !h�nges in s��es pri!es% rents% �nd housing ���ord�,i�ity ,y 3urisdi!tion� 

�-�nges in Housing �os�s 

<n�%pril�2/21,�4regon�City�
6ad�a�median�6ome�sales�
price�o#�A5457,�w6ic6�was�
*elow�t6at�o#�some�ot6er�
city�comparators�and�
similar�to�Clac7amas�
County�(A5427),�*ut�well�
a*o:e�t6e�state5s�median�o#�
A4'179�

Exhibit�46.�Median�Ho*e�Sale�Price,�A+ril�2021�
Source:�,edfin.�

 

-edian�6ome�sales�prices�
in�4regon�City�6a:e�
increased�since�%pril�2/1'9�
1n�A+ril�of�2021,�Oregon�City�
had�a�*edian�ho*e�sales�
+rice�of�H545?.�

Exhibit�40.�Median�Sales�Price,�Gladstone,�>ilson)ille,�Milwau?ie,�
Oregon�City,�A+ril�2013�F�A+ril�2021�
Source:�,edfin.�
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9in!e ����% housing !osts in ne�r�y ��� C��!-�"�s County geogr�phies in!re�sed ��ster th�n 
in!o"es� Oregon City’s "edi�n housing $��ue to househo�d in!o"e in!re�sed �ro" 4�( to ���� 

Exhibit�41.�,atio�of�Median�Housing�=alue�to�Median�Household�1nco*e,�2000�to�2012-201348�
Source:�/.S.�Census�0ureau,�2000�.ecennial�Census,�;ables�HC;012�and�H075,�and�2012-2013�ACS,�;ables�016014�
and�025088.�

 

 �

 
4* This r�tio !o"p�res the "edi�n $��ue o� housing in C��!-�"�s County ��nd other p��!es� to the "edi�n househo�d 
in!o"e�  
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�en��� �os�s 

&6e�median�gross�rent�in�
4regon�City�was�A1,1579�
1n�the�2014-2017�+eriod,�
rent�in�Oregon�City�was�
co*+arable�to�the�*edian�
rent�for�Clac?a*as�County�
as�a�whole.���

Exhibit�42.�Median�Gross�,ent,�Oregon�City�and�Co*+arison�
Areas,�2014-2017�
Source:�/.S.�Census�0ureau,�2014-2017�ACS�5-year�esti*ate,�;able�025034.�
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<n�4regon�City,�nearly�two8
t6irds�o#�renters�paid�more�
t6an�A1,///�a�mont6�in�
rent9���

Exhibit�44.�Gross�,ent,�Oregon�City,�Gladstone,�>ilson)ille,�
Milwau?ie,�2014-2017�
Source:�/.S.�Census�0ureau,�2014-2017�ACS�;able�025034.�

 

4regon�City5s�a:erage�
multi#amily�rent�was�slig6tly�
lower�t6an�Clac7amas�
County5s�a:erage�rent9��

Exhibit�44.�A)erage�Effecti)e�Multifa*ily�,ent,�Oregon�City�and�
Co*+arison�Areas,�@une�2021�
Source:�Costar.�
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;rom�2/1/�to�Bune�2/21,�
a:erage�e##ecti:e�rents�per�
unit�increased�#rom�A824�to�
A1,43'�in�Clac7amas�
County,�A27/�to�A1,372�in�
t6e�Portland�,egion,�and�
A2/3�to�A1,22' in�4regon9�

Exhibit�45.�A)erage�Effecti)e�Multifa*ily�,ent,�Clac?a*as�County,�
Portland�,egion,�Oregon,�2010�through�@une�2021�
Source:�Costar.�

 

;rom�2/1/�to�2/21,�
a:erage�e##ecti:e�rent�per�
unit�increased�#rom�A233�to�
A1,35/�in�4regon�City,�
A24/�to�A1,522�in�
>ilson:ille,�and�A214�to�
A1,277�in�-ilwau7ie�

Exhibit�43.�A)erage�Effecti)e�Multifa*ily�,ent,�Oregon�City,�
>ilson)ille,�Milwau?ie,�2010�through�@une�2021�
Source:�Costar.�
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<n�Bune�2/21,�4regon�City5s�
a:erage�e##ecti:e�
multi#amily�rent�per�s?9�#t9�
was�A19479�

Exhibit�48.�A)erage�Effecti)e�Multifa*ily�,ent�+er�SJuare�Foot,�
Oregon�City�and�Co*+arison�Areas,�@une�2021�
Source:�Costar.�
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;rom�2/1/�to�Bune�2/21,�
a:erage�e##ecti:e�rent�per�
s?uare�#oot�increased�#rom�
A19//�to�A19'1�in�
Clac7amas�County,�A1918�to�
A1972�in�t6e�Portland�
,egion,�and�A19/2�to�A1952�
in�4regon9�

Exhibit�47.�A)erage�Effecti)e�Multifa*ily�,ent�+er�SJuare�Foot,�
Clac?a*as�County,�Portland�,egion,�Oregon,�2010�through�@une�
2021�
Source:�Costar.�

 

;rom�2/1/�to�Bune�2/21�
a:erage�e##ecti:e�rent�per�
s?uare�#oot�increased�#rom�
A19/2�to�A1947�in�4regon�
City,�A19/3�to�A19''�in�
>ilson:ille,�and�A19/4�to�
A1957�in�-ilwau7ie9�

Exhibit�46.�A)erage�Effecti)e�Multifa*ily�,ent�+er�SJuare�Foot,�
Oregon�City,�>ilson)ille,�Milwau?ie,�2010�through�@une�2021�
Source:�Costar.�
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Housing ���o���$i�i�� 

� typi!�� st�nd�rd used to deter"ine housing ���ord�,i�ity is th�t � househo�d shou�d p�y no 
"ore th�n � !ert�in per!ent�ge o� househo�d in!o"e �or housing% in!�uding p�y"ents �nd 
interest or rent% uti�ities% �nd insur�n!e� The )ep�rt"ent o� Housing �nd 1r,�n )e$e�op"ent’s 
guide�ines indi!�te th�t househo�ds p�ying "ore th�n 4�6 o� their in!o"e on housing 
e;perien!e A!ost ,urden%B �nd househo�ds p�ying "ore th�n 5�6 o� their in!o"e on housing 
e;perien!e Ase$ere !ost ,urden�B 1sing !ost ,urden �s �n indi!�tor �or housing ���ord�,i�ity is 
!onsistent #ith the &o�� �� re@uire"ent to pro$ide housing th�t is ���ord�,�e to ��� househo�ds 
in � !o""unity� 

4:er�a�t6ird�o#�4regon�City5s�
residents�were�cost�
*urdened�in�t6e�2/1282/1'�
period9�
�

Exhibit�50.�Housing�Cost�0urden�by�;enure,�Oregon�City,�Gladstone,�
>ilson)ille,�and�Milwau?ie,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�;ables�025061�and�025080.�
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%cross�Clac7amas�County,�
renters�were�more�li7ely�to�
*e�cost�*urdened�t6an�
6omeowners9�
0etween�the�2000�and�
2012-2013�ti*e�+eriod,�the�
share�of�total�cost-burdened�
households�rose�fro*�23<�
in�2000�to�44<�in�2012-
2013.��

Exhibit�51.�Housing�Cost�0urden�by�;enure,�Clac?a*as�County,�
2000,�2012-2013�
Source:�/.S.�Census�0ureau,�2000�Census�;able�H036,�2012-2013�ACS�;ables�
025061�and�025080.�
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)early�3/0�o#�4regon�City5s�
cost�*urdened�6omeowner�
6ouse6olds�were�cost�
*urdened,�spending�more�
t6an�3/0�or�more�o#�t6eir�
income�on�6ousing�costs9�
Nine�+ercent�of�the�city’s�
ho*eowner�households�
were�se�erel��cost�
burdened,�s+ending�50<�or�
*ore�of�their�inco*e�on�
housing�costs.�

Exhibit�52.�Cost�0urden�,ates�for�Ho*eowner�Households,�2012-
2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�;able�025061.�
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=al#�o#�4regon�City5s�renter�
6ouse6olds�were�cost�
*urdened,�spending�3/0�o#�
t6eir�income�on�6ousing�
costs9�
;wenty-fi)e�+ercent�of�the�
city’s�renter�households�
were�se�erel��cost�
burdened,�s+ending�50<�or�
*ore�of�their�inco*e�on�
housing�costs.�

Exhibit�54.�Cost�0urden�,ates�for�,enter�Households,�2012-2013�
Source:�/.S.�Census�0ureau,�2012-2013�ACS�;able�025080.�

 

  

44<

28<

26<

23<

20<

28<

25<

24<

11<

13<

27<

25<

24<

25<

41<

24<

25<

23<

45<

23<

48<

48<

47<

46<

46<

46<

50<

51<

54<

57<

0< 20< 40< 30< 70< 100<

Gladstone

Oregon

-a?e�Oswego

Portland�,egion

>est�-inn

Milwau?ie

Oregon�City

Clac?a*as�County

Ha++y�=alley

>ilson)ille

;otal�share�cost-burdened

Se)erely�Cost�0urdened Cost�0urdened Not�cost�burdened

Page 93

Item 8b.



�

ECONorthwest�� Oregon�City�Housing�Needs�Analysis� 30�

Ghi�e !ost ,urden is � !o""on "e�sure o� housing ���ord�,i�ity% it does h�$e so"e �i"it�tions� 
T#o i"port�nt �i"it�tions �reD 

�� � househo�d is de�ined �s !ost ,urdened i� the househo�d’s housing !osts e;!eed 4�6 o� 
the househo�d’s in!o"e� The re"�ining *�6 o� in!o"e is e;pe!ted to ,e spent on non8
dis!retion�ry e;penses% su!h �s �ood or "edi!�� !�re% �nd on dis!retion�ry e;penses� 
Househo�ds #ith higher in!o"es "�y ,e �,�e to p�y "ore th�n 4�6 o� their in!o"e on 
housing #ithout i"p�!ting the househo�d’s �,i�ity to p�y �or ne!ess�ry non8
dis!retion�ry e;penses� 

�� Cost ,urden !o"p�res in!o"e to housing !osts �nd does not �!!ount �or �!!u"u��ted 
#e��th� �s � resu�t% the esti"�te o� ho# "u!h � househo�d !�n ���ord to p�y �or housing 
does not in!�ude the i"p�!t o� � househo�d’s �!!u"u��ted #e��th� ?or e;�"p�e% � 
househo�d o� retired peop�e "�y h�$e re��ti$e�y �o# in!o"e ,ut "�y h�$e �!!u"u��ted 
�ssets �su!h �s pro�its �ro" se��ing �nother house� th�t ���o# the" to pur!h�se � house 
th�t #ou�d ,e !onsidered un���ord�,�e to the" ,�sed on the !ost ,urden indi!�tor�  

�nother #�y o� e;p�oring the issue o� �in�n!i�� need is to re$ie# housing ���ord�,i�ity �t 
$�rying �e$e�s o� househo�d in!o"e� 

;air�-ar7et�,ent�#or�a�28
*edroom�apartment�in�
Clac7amas�County�is�
A1,4259�

Exhibit�54.�H/.�Fair�Mar?et�,ent�9FM,:�by�/nit�;y+e,��
Clac?a*as�County,47�2020�
Source:�/.S.�.e+art*ent�of�Housing�and�/rban�.e)elo+*ent.�

A1,122�
Studio�

A1,282�
1-0edroo*�

A1,425�
2-0edroo*�

A2,157�
4-0edroo*�

A2,'25�
4-0edroo*�

��

%�6ouse6old�must�earn�at�
least�A28975�per�6our�to�
a##ord�a�two8*edroom�unit�
in�Clac7amas�County9�
0efore�taxes,�a�full-ti*e�
Kob�at�H27.85�+er�hour�is�
an�annual�salary�of�
H56,700.�

Exhibit�55.�Affordable�Housing�>age,�Clac?a*as�County,�2020�
Source:�/.S.�.e+art*ent�of�Housing�and�/rban�.e)elo+*ent.�Oregon�0ureau�of�
-abor�and�1ndustries.�

A28975�per�6our�
Affordable�Housing�>age�for�two-bedroo*�/nit�in�Clac?a*as�County��

�

 

  

 
4+ H1) reports ���� ��ir "�r-et rents �nd "edi�n ��"i�y in!o"e �ro" the /ort��nd8S�n!ou$er8Ce�$erton .9� �or 
C��!-�"�s County� 
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2;hi,it 5( sho#s housing ���ord�,i�ity ,�sed on in!o"es �or C��!-�"�s County� The region�� 
.edi�n ?�"i�y  n!o"e �.? � is used ,y H1) �s � #�y to underst�nd the di��eren!es in 
housing ���ord�,i�ity in di��erent p��!es �!ross the n�tion�  n C��!-�"�s County ��nd the rest o� 
the /ort��nd region�% the .?  �or � ��"i�y o� �our is 70�%���� � househo�d e�rning the "edi�n 
��"i�y in!o"e �70�%���� !�n ���ord � "onth�y rent o� �,out 7�%4�� or � ho"e rough�y $��ued 
,et#een 74��%��� �nd 74(+%���� 

� househo�d #ou�d need to h�$e in!o"e o� �,out 7�4(%���% or ��+6 o� .?  �or C��!-�"�s 
County to ���ord � house �t the Oregon City’s "edi�n ho"e s��e pri!e o� 75�5%���� �,out �+6 
o� househo�ds in Oregon City !�n ���ord housing �t this !ost� 

� househo�d #ou�d need to h�$e in!o"e o� �,out 7(�%��� ��,out (56 o� .? � to ���ord the 
�$er�ge �s-ing rent �or "u�ti��"i�y housing o� ne�r�y 7�%45�% p�us ,�si! uti�ities �i-e po#er% 
he�t% �nd #�ter� �,out (�6 o� househo�ds in Oregon City !�n ���ord housing �t this !ost� 

Exhibit�53.�Financially�Attainable�Housing,�by�Median�Fa*ily�1nco*e�9MF1:�for�Clac?a*as�County�
9H62,100:,�Clac?a*as�County,�2020�
Source:�/.S.�.e+art*ent�of�Housing�and�/rban�.e)elo+*ent�2020.�/.S.�Census�0ureau,�2014-2017�ACS�;able�16001.�
�ote���F��is��edi���F��il����co�e���l�c����s��ou�t���F��is�deter�i�ed�b��H D�!or�the�"ortl��d��#$%��
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<n�4regon�City,�a*out�6al#�
(510)�o#�all�6ouse6olds�in�
4regon�City�earned�8/0�or�
more�o#�Clac7amas�
County5s�median�#amily�
income9�

Exhibit�58.�Share�of�Households,�by�Median�Fa*ily�1nco*e�9MF1:�
for�Clac?a*as�County�9H62,100:,�Oregon�City,�2020�
Source:�/.S.�.e+art*ent�of�Housing�and�/rban�.e)elo+*ent,�Clac?a*as�County,�
2020.�/.S.�Census�0ureau,�2014-2017�ACS�;able�16001.�

 

)early�a�t6ird�(320)�o#�
Clac7amas�County�
6ouse6olds�earned�12/0�or�
more�o#�median�#amily�
income�o#�A22,1//9��

Exhibit�57.�Share�of�Households,�by�Median�Fa*ily�1nco*e�9MF1:�
for�Clac?a*as�County�9H62,100:,�2020�
Source:�/.S.�.e+art*ent�of�Housing�and�/rban�.e)elo+*ent,�Clac?a*as�County,�
2020.�/.S.�Census�0ureau,�2014-2017�ACS�;able�16001.�
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2;hi,it 50 i��ustr�tes the types o� �in�n!i���y �tt�in�,�e housing ,y in!o"e �e$e�� &ener���y 
spe�-ing% �o#er8in!o"e househo�ds #i�� ,e renters o!!upying e;isting housing� Ne#�y ,ui�t 
housing #i�� ,e � !o",in�tion o� renters �"ost �i-e�y in "u�ti��"i�y housing� �nd ho"eo#ners� 
The types o� housing ���ord�,�e �or the �o#est8in!o"e househo�ds �re �i"ited to go$ern"ent8
su,sidi:ed housing% "�nu��!tured housing% �o#er8!ost sing�e8��"i�y housing% �nd "u�ti��"i�y 
housing� The r�nge o� �in�n!i���y �tt�in�,�e housing in!re�ses #ith in!re�sed in!o"e�  

Exhibit�56.�;y+es�of�Financially�Attainable�Housing�by�Median�Fa*ily�1nco*e�9MF1:�for�Clac?a*as�
County�9H62,100:,�Oregon�City,�2020�
Source:�/.S.�.e+art*ent�of�Housing�and�/rban�.e)elo+*ent,�Clac?a*as�County,�2020.��ote���F��is��edi���F��il��
��co�e���l�c����s��ou�t���F��is�deter�i�ed�b��H D�!or�the�"ortl��d��#$%��

�
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)6� Housing Nee� in ��egon �i�� 

��o?e1� Ne4 Housing 9ni�s Nee�e� in �-e Ne0� 20 @e��s 

The resu�ts o� the Housing Needs �n��ysis �re ,�sed on ��� .etro’s o��i!i�� househo�d �ore!�st 
�or gro#th in Oregon City o$er the ��8ye�r p��nning period% ��� in�or"�tion �,out Oregon 
City’s housing "�r-et re��ti$e to C��!-�"�s County �nd the /ort��nd region% �nd �4� the 
de"ogr�phi! !o"position o� Oregon City’s e;isting popu��tion �nd e;pe!ted �ong8ter" 
!h�nges in the de"ogr�phi!s o� C��!-�"�s County� 

�o�e1�s� �o� Housing 7�o4�- 

� ��8ye�r househo�d �ore!�st �in this inst�n!e �or ���� to ����� is the �ound�tion �or esti"�ting 
the nu",er o� ne# d#e��ing units needed� The �ore!�st �or Oregon City is ,�sed on .etro’s 
��5� Househo�d )istri,uted ?ore!�st% ����� Oregon City’s !ity �i"its �nd 1&C �re�s40 #i�� gro# 
�ro" ��%**+ househo�ds in ������ to ��%��  househo�ds in ����% �n in!re�se o� *%�45 househo�ds���  

4regon�City�will�6a:e�
demand�#or�7,435�new�
dwelling�units�o:er�t6e�2/8
year�period,�wit6�an�
annual�a:erage�growt6�o#�
372�dwelling�units9�
�

Exhibit�30.�Forecast�of�.e*and�for�New�.welling�/nits,�Oregon�
City�Planning�Area,�2021�to�2041�
Source:�Metro’s�2050�Household�Distributed�Forec�st,�March�2021.�
Calculations�by�ECONorthwest.�

 

 �

 
40 The 1&C �re�s in!�ude the �ore!�sted househo�d gro#th in T�=s *�(%  *44% �nd *��� 
�� .etro’s ��0� 3o�se�old <istri!�ted Core�ast sho#s th�t in ���� the Oregon City !ity �i"its �nd 1&C �re�s h�d ��%�0  
househo�ds� The .etro �ore!�st sho#s these �re�s gro#ing to ��%��  househo�ds in ���5% �n �$er�ge �nnu�� gro#th 
r�te o� ���6 �or the �58ye�r period� 1sing this gro#th r�te% 2CONorth#est e;tr�po��ted the �ore!�st to ���� ���%*  
househo�ds� �nd ���� ���%�  househo�ds��   
�� This �ore!�st is ,�sed on Oregon City !ity �i"its’ �nd 1&C �re�s’ o��i!i�� househo�d �ore!�st �ro" .etro �or the 
���� to ���� period�  

City�Limits U$1�%reas
4regon�City�

Planning�%rea�
(&otal)

Household�Forecast�2021 14,863������������ 2����������� � 14,887���������� �
Household�Forecast�2041 16,577����������� 2,325�������� � 22,214���������� �
&otal�)ew�Dwelling�Units�(2/2182/41) 5,722����������� 1,'43�������� � 7,435�����������
%nnual�% erage�o#�)ew�Dwelling�Units 22/����������������� � 82������������ 372��������������� �

3aria*le

)ew�Dwelling�Units�(2/2182/41)
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Housing 9ni�s Nee�e� 

2;hi,it (� �nd 2;hi,it (� presents � �ore!�st o� ne# housing in Oregon City’s /��nning �re� �or 
the ���� to ���� period� This se!tion deter"ines the "i; �nd density needed to "eet 9t�te 
re@uire"ents �O�' ((�8��*� �nd "eet the housing needs o� Oregon City residents� 

The pre�i"in�ry !on!�usion �or Oregon City is th�t% o$er the ne;t ��8ye�rs% the need �or ne# 
housing de$e�oped in Oregon City #i�� gener���y in!�ude � #ider r�nge o� housing types �nd 
housing th�t is "ore ���ord�,�e� This !on!�usion is ,�sed on the �o��o#ing �indingsD 

�� �regon �i��!� ho��ing mi,� �i�e ��a��ama� �o�n��!�� i� predomina�e�� �ing�e9�ami�� 
de�a�hed�  n the ���58���0 period% *46 o� Oregon City’s housing #�s sing�e8��"i�y 
det�!hed% *6 #�s sing�e8��"i�y �tt�!hed% (6 #�s dup�e;es% trip�e;es% �nd @u�dp�e;es% 
�nd �46 #�s "u�ti��"i�y�  

�� Demographi� �hange� a�ro�� �he 1or��and )egion :and in �regon �i��; ��gge�� 
in�rea�e� in demand �or �ing�e9�ami�� a��a�hed ho��ing and m���i�ami�� ho��ing� The 
-ey de"ogr�phi! trends th�t #i�� ���e!t Oregon City’s �uture housing needs �reD  

�� :�e  a!$  oo�er9s �o��lation is �ontin�in� to a�e� The !h�nges th�t ���e!t Oregon City’s 
housing de"�nd �s the popu��tion �ges �re th�t househo�d si:es �nd 
ho"eo#nership r�tes de!re�se� The "�3ority o� C�,y Coo"ers �re e;pe!ted to 
re"�in in their ho"es �s �ong �s possi,�e% do#nsi:ing or "o$ing #hen i��ness or 
other issues !�use the" to "o$e� )e"�nd �or spe!i��i:ed senior housing% su!h �s 
�ge8restri!ted housing or housing in � Continuu" o� C�re �ro" independent �i$ing 
to nursing ho"e !�re% "�y gro# in Oregon City� 

�� >illennials �nd �eneration ? �ill �ontin�e to for� �o�se�olds and �a'e a &ariet$ of 
�o�sin� ��oi�es� �s .i��enni��s �nd &ener�tion = �ge% gener���y spe�-ing% their 
househo�d si:es #i�� in!re�se% �nd their ho"eo#nership r�tes #i�� pe�- ,y �,out �ge 
55� Cet#een ���� �nd ����% .i��enni��s �nd &ener�tion = #i�� ,e � -ey dri$er in 
de"�nd �or housing �or ��"i�ies #ith !hi�dren� The �,i�ity to �ttr�!t these younger 
househo�ds #i�� depend on the City’s �$�i��,i�ity o� ���ord�,�e renter �nd o#nership 
housing�  t #i�� ��so depend on the �o!�tion o� ne# housing in Oregon City �s "�ny 
.i��enni��s pre�er to �i$e in "ore #��-�,�e neigh,orhoods��� The de!�ine in 
ho"eo#nership �"ong the .i��enni�� gener�tion h�s "ore to do #ith �in�n!i�� 
,�rriers r�ther th�n the pre�eren!e to rent��4 Housing pre�eren!es �or &ener�tion = 
�re not yet -no#n ,ut it is re�son�,�e th�t they #i�� ��so need ���ord�,�e housing% 
,oth �or rent�� �nd ��ter in �i�e �or o#nership� 

�� "atinD �o��lation �ill �ontin�e to �ro��  >�tin; popu��tion gro#th #i�� ,e �n i"port�nt 
dri$er in gro#th o� housing de"�nd% ,oth �or o#ner8 �nd renter8o!!upied housing� 

 
�� Choi% Hyun HuneE =hu% HunE &ood"�n% >�urieE &�nesh% Ch�rg�$iE 9tro!h�-% 9�r�h� ����+�� .i��enni�� 
Ho"eo#nership% Ghy is it 9o >o#% �nd Ho# C�n Ge  n!re�se  tT 1r,�n  nstitute� 
httpsDFF###�ur,�n�orgFrese�r!hFpu,�i!�tionF"i��enni�� ho"eo#nershipF$ie#F�u��Ureport  
�4  ,id� 
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&ro#th in the >�tin; popu��tion #i�� dri$e de"�nd �or housing �or ��"i�ies #ith 
!hi�dren� >�tin; househo�ds �re disproportion�te�y !ost ,urdened #hen !o"p�red to 
the st�te#ide �$er�ge% in p�rt ,e!�use o� �o#er househo�d in!o"es� &ro#th in 
>�tin; househo�ds #i�� ��so dri$e de"�nd �or ���ord�,�e housing% ,oth �or 
o#nership �nd renting% ,oth �or s"���er units �or one8 �nd t#o8person househo�ds 
,ut ��so �or ��rger ��"i�y househo�ds% in!�uding "u�tigener�tion�� househo�ds� 

�� ��o�� �"  o� �regon �i��!� ho��eho�d� are �o�� ��rdened :pa�ing �/  or more o� 
�heir ho��eho�d in�ome on ho��ing �o���;�(( �,out 5�6 o� Oregon City’s ren�er� �re 
!ost ,urdened �nd �,out �+6 o� Oregon City’s homeo�ner� �re !ost ,urdened� Cost 
,urden r�tes in Oregon City �re $ery si"i��r to those in the /ort��nd 'egion�  

�� ��o�� ��  o� �regon �i��!� ho��eho�d� are ren�er�� "#  o� �hom �i�e in m���i�ami�� 
ho��ing� .edi�n rents in Oregon City �re 7�%�54 per "onth% !o"p�red to the 7�%�0� 
"edi�n rent �or C��!-�"�s County �s � #ho�e�  

�� � househo�d e�rning 5�6 o� C��!-�"�s County’s "edi�n ��"i�y in!o"e �7�(%���� 
!ou�d ���ord �,out 7�%�5� per "onth in rent% !o"p�red #ith the �$er�ge e��e!ti$e 
rent o� 7�%45�� Ho#e$er% �,out �06 o� Oregon City’s housing sto!- is "u�ti��"i�y 
��X units�% !o"p�red to 4�6 o� the housing in the /ort��nd 'egion� The 
!o"p�r�ti$e�y s"��� sh�re o� "u�ti��"i�y units "�y !onstr�in opportunities to rent 
in Oregon City�  

�� �o��ing �a�e� pri�e� in�rea�ed in �regon �i�� o�er �he �a�� �hree �ear� a� a ��igh��� 
�a��er ra�e �han en�ire �o�n��� ?ro" �pri� ���( to �pri� ����% the "edi�n housing s��e 
pri!e in!re�sed ,y 7�0�%(�� �(56�  �ro" 745�%��� to 75�5%�����5 �t the s�"e ti"e% the 
"edi�n housing ho"e s��e pri!e in C��!-�"�s County in!re�sed ,y 7�*�%*�� �5(6�% 
�ro" 74*�%��� to 75��%�����( Oregon City h�s � �o#er �$er�ge rent th�n other ne�r,y 
3urisdi!tions% ,ut the !ity’s ho"e pri!es �re higher th�n "ost 3urisdi!tions% C��!-�"�s 
County% �nd the /ort��nd 'egion o$er���� 

�� � househo�d e�rning ���6 o� C��!-�"�s County’s "edi�n ��"i�y in!o"e !ou�d 
���ord � ho"e $��ued ,et#een �,out 74��%��� to 74(+%���% #hi!h is �ess th�n the 
"edi�n ho"e s��es pri!e o� �,out 75�5%��� in Oregon City� � househo�d !�n st�rt to 
���ord "edi�n ho"e s��e pri!es �t �,out ��+6 o� Oregon City’s "edi�n househo�d 
in!o"e� 

These ��!tors suggest th�t Oregon City needs � ,ro�der r�nge o� housing types #ith � #ider 
r�nge o� pri!e points th�n �re !urrent�y �$�i��,�e in Oregon City’s housing sto!-� This in!�udes 
pro$iding opportunity �or de$e�op"ent o� housing types su!h �sD s"���er sing�e8��"i�y 

 
�� The )ep�rt"ent o� Housing �nd 1r,�n )e$e�op"ent’s guide�ines indi!�te th�t househo�ds p�ying "ore th�n 4�6 
o� their in!o"e on housing e;perien!e A!ost ,urden%B �nd househo�ds p�ying "ore th�n 5�6 o� their in!o"e on 
housing e;perien!e Ase$ere !ost ,urden�B 
�5 'ed�in 
�( 'ed�in� 
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det�!hed housing �e�g�% !ott�ges or s"��� ot sing�e8��"i�y det�!hed units�% to#nhouses% 
dup�e;es �nd @u�d8p�e;es% s"��� �p�rt"ent ,ui�dings% �nd ��rger �p�rt"ent ,ui�dings�  

2;hi,it (� presents � �ore!�st �or housing gro#th in the Oregon City’s !ity �i"its during the 
���� to ���� period� The pro3e!tion is ,�sed on the �o��o#ing �ssu"ptionsD 

�� .etro’s gro#th �ore!�st sho# th�t Oregon City #i�� need *%�45 ne# d#e��ing units o$er 
the ��8ye�r period�  

�� The �ssu"ptions �,out the "i; o� housing in 2;hi,it (� �re !onsistent #ith the 
re@uire"ents o� O�' ((�8��*�*D 

�� ��o�� "/  o� ne� ho��ing �i�� �e �ing�e9�ami�� de�a�hed% in medi�m and �o�9
den�i�� area�% � !�tegory #hi!h in!�udes "�nu��!tured housing �nd !ott�ge !�usters� 
 n ���58���0% *46 o� Oregon City’s housing #�s sing�e8��"i�y det�!hed� 9ing�e8
��"i�y det�!hed housing in!�udes tr�dition�� sing�e8��"i�y det�!hed units% 
"�nu��!tured ho"es �on indi$idu�� �ots �nd in p�r-s�% �!!essory d#e��ing units% �nd 
other det�!hed housing types su!h �s !ott�ge housing� 

�� 6ear�� ./  o� ne� ho��ing �i�� �e �ing�e9�ami�� a��a�hed �ni�� in �o�� medi�m� 
and high9den�i�� area��  n ���58���0% *6 o� Oregon City’s housing #�s sing�e8
��"i�y �tt�!hed� 9ing�e8��"i�y �tt�!hed housing in!�udes to#nhouses �nd ro# 
houses� 

�� ��o�� 0/  o� ne� ho��ing �i�� �e d�p�e,e�� �rip�e,e�� and +�adp�e,e� in �o�� 
medi�m� and high9den�i�� area��  n ���58���0% (6 o� Oregon City’s housing #�s 
dup�e;es% trip�e;es% �nd @u�dp�e;es� 

�� ��o�� �/  o� ne� ho��ing �i�� �e in m���i�ami�� ��i�ding� �i�h �i�e or more 
�ni�� in high den�i�� and mi,ed9��e area��  n ���58���0% �46 o� Oregon City’s 
housing #�s "u�ti��"i�y in stru!tures #ith �i$e or "ore units�  

The City re!ent�y upd�ted its :oning !ode to ���o# �or � gre�ter $�riety o� housing types �nd 
re"o$e �nd redu!e ,�rriers #ithin the de$e�op"ent regu��tions �or "issing "idd�e housing� 
Corner dup�e;es% intern�� !on$ersions% �!!essory d#e��ing units% �nd !ott�ge !�usters �re 
���o#ed outright in �o# density �re�s� )up�e;es% tri8p�e;es% @u�d8p�e;es% �nd sing�e8��"i�y 
�tt�!hed units �re ��so per"itted outright in "ediu" density �re�s� )up�e;es% tri8p�e;es% @u�d8
p�e;es% �tt�!hed housing% �nd intern�� !on$ersions �re pro!essed #ith !�e�r �nd o,3e!ti$e 
st�nd�rds in the s�"e "�nner �s � det�!hed sing�e8��"i�y ho"e�  n �ddition% the !ode rede�ined 
"u�ti��"i�y housing �ro" stru!tures #ith three or "ore units% to stru!tures #ith �i$e or "ore 
units per �ot� The City is !urrent�y going through � pro!ess to re$ie# the :oning !ode �or 
!o"p�i�n!e #ith HC ����% #hi!h #i�� resu�t in �ddition�� opportunities �or housing types�  

 
�* O�' ((�8��*8��4���� re@uires th�t "ost .etro !ities AOpro$ide the opportunity �or �t �e�st 5� per!ent o� ne# 
residenti�� units to ,e �tt�!hed sing�e ��"i�y housing or "u�tip�e ��"i�y housingOB  
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4regon�City�will�6a:e�
demand�#or�7,435�new�
dwelling�units�o:er�t6e�2/8
year�period,�5/0�o#�w6ic6�
are�#orecast�to�*e�single8
#amily�detac6ed�6ousing9�

Exhibit�31.�Forecast�of�.e*and�for�New�.welling�/nits,�Oregon�
City�Planning�Area,�2021�to�2041�
Source:�Calculations�by�ECONorthwest.�./�M�.welling�/nit�

 

The �ore!�st o� ne# units does not in!�ude d#e��ings th�t #i�� ,e de"o�ished �nd rep��!ed� This 
�n��ysis does not ��!tor those units inE it �ssu"es they #i�� ,e rep��!ed �t the s�"e site �nd #i�� 
not !re�te �ddition�� de"�nd �or residenti�� ��nd� 

2;hi,it (� �� o!�tes housing to p��n design�tions in Oregon City� The ���o!�tion is ,�sed% in 
p�rt% on the types o� housing ���o#ed in the :ones o� e�!h p��n design�tion� 

2;hi,it (� sho#sD 

�� 3o� Den�i�� )e�iden�ia� :)90/� )9#� )97; ��nd #i�� �!!o""od�te ne# sing�e8��"i�y 
det�!hed housing% �!!essory d#e��ing units% intern�� !on$ersions% !orner dup�e;es%  �nd 
!�uster housing� 9ing�e8��"i�y �tt�!hed �re ���o#ed #ith � .�ster /��n� The City #i�� 
re$ie# ���o#ing dup�e;es% trip�e;es% �nd @u�dp�e;es in these :ones% �s p�rt o� 
!o"p�ying #ith HC �����   

�� *edi�m Den�i�� )e�iden�ia� :)9��"� )9"; ��nd #i�� �!!o""od�te ne# sing�e8��"i�y 
det�!hed housing% �!!essory d#e��ing units% intern�� !on$ersions% dup�e;es% !orner 
dup�e;es% sing�e8��"i�y �tt�!hed% tri8p�e;es% @u�d8p�e;es% �nd !�uster housing� .u�ti8
��"i�y is ���o#ed in � .�ster /��n�  

�� �igh Den�i�� )e�iden�ia� :)9.; ��nd #i�� �!!o""od�te �!!essory d#e��ing units �or 
e;isting sing�e8��"i�y det�!hed units% intern�� !on$ersions% dup�e;es% !orner dup�e;es% 
sing�e8��"i�y �tt�!hed units% trip�e;es% @u�dp�e;es% !�uster housing% �nd "u�ti��"i�y 
housing�  

3aria*le
-i+�o#�)ew�

=ousing�Units�
(2/2182/41)

Needed�new�dwelling�units�92021-2041: 8,445
Single8#amily�detac6ed
Percent�single-fa*ily�detached�./ 50<

e&u�ls �;otal�new�single-fa*ily�detached�./ 4,818
Single8#amily�attac6ed
Percent�single-fa*ily�attached�./ 20<

e&u�ls �;otal�new�single-fa*ily�attached�./ 1,478
Duple+,�&riple+,�Cuadple+
Percent�du+lex,�tri+lex,�Juad+lex 10<

e&u�ls �;otal�new�du+lex,�tri+lex,�Juad+lex�./ 844
-ulti#amily�(5�or�more�units)
Percent�*ultifa*ily 20<
;otal�new�*ultifa*ily�./ 1,478

e?uals�&otal�new�dwelling�units�(2/2182/41) 7,435
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�� *i,ed 2�e :*2D� *2� 0� *2� .� 6�� ��� @$DD; ��nd% depending on the :one% 
#i�� �!!o""od�te to#nhouses% dup�e;es% trip�e;es% @u�dp�e;es% "u�ti��"i�y #ith �i$e 
or "ore units% �nd �i$eF#or- units��

Exhibit�32.�Allocation�of�Housing�by�Housing�;y+e�and�Plan�.esignation,�Oregon�City�Planning�Area,�
2021�to�2041�
Source:�ECONorthwest.�

 

2;hi,it (4 !on$erts ,et#een net �!res �nd gross �!res�+ to �!!ount �or ��nd needed �or rights8o�8
#�y ,y p��n design�tion in Oregon City% ,�sed on .etro’s "ethodo�ogy o� e;isting rights8o�8
#�y� �0   

�� 3o� Den�i�� )e�iden�ia�% �$er�ge density in this p��n design�tion #�s histori!���y 5�4 
d#e��ing units per net �!re� The density sho#n �or �o# density residenti�� in 2;hi,it (4 
in!�udes � 46 in!re�se �5�� d#e��ing units per net �!re� �ro" the histori! density% 
!onsistent #ith the density !h�nges ���o#ed �or !o"p�ying #ith HC �����5� This resu�ts 
in �ssu"ing � 5�� �uture density in t�; �ots s"���er th�n ��4+ �!res% �s no ��nd is needed 
�or rights8o�8#�ys ,�sed on .etro’s �ssu"ptions� ?or �ots ,et#een ��4+ �nd ��� �!res the 

 
�+ O�' ((�8���8����  uses the �o��o#ing de�inition o� net ,ui�d�,�e �!re� ANet Cui�d�,�e �!reB AO!onsists o� �4%5(� 
s@u�re �eet o� residenti���y design�ted ,ui�d�,�e ��nd ��ter e;!�uding �uture rights8o�8#�y �or streets �nd ro�ds�B 
Ghi�e the �d"inistr�ti$e ru�e does not in!�ude � de�inition o� � gross ,ui�d�,�e �!re% using the de�inition �,o$e% � 
gross ,ui�d�,�e �!re #i�� in!�ude �re�s used �or rights8o�8#�y �or streets �nd ro�ds� �re�s used �or rights8o�8#�y �re 
!onsidered un,ui�d�,�e� 
�0 .etro’s "ethodo�ogy �,out net8to8gross �ssu"ptions �re th�tD ��� t�; �ots under 4F+ �!re �ssu"e �6 set �side �or 
�uture streetsE ��� t�; �ots ,et#een 4F+ �!re �nd � �!re �ssu"e � ��6 set �side �or �uture streetsE �nd �4� t�; �ots gre�ter 
th�n �n �!re �ssu"es �n �+�56 set �side �or �uture streets� The �n��ysis �ssu"es �n �+�56 �ssu"ption �or �uture 
streets� 
5� Oregon City p��ns to !o"p�y #ith HC���� �nd h�s re!ent�y "�de � $�riety o� �"end"ents to the de$e�op"ent 
!ode to ���o# "ore housing types� The City is !urrent�y #or-ing through the pro!ess o� "�-ing �d3ust"ent to 
!o"p�y #ith HC ���� #hi!h #i�� ,e i"p�e"ented ,y Hu�y ����� 

Low�
Density

-edium�
Density

=ig6�
Density

-i+ed�Use

.welling�/nits
Single-fa*ily�detached 2,008����� 1,810����� -���������� � -���������� � 4,818������ �
Single-fa*ily�attached 84����������� � ��������� � 443��������� � -���������� � 1,478������ �
.u+lex,�;ri+lex,�Nuad+lex 45����������� � 444��������� 154��������� � 224��������� � 844��������� �
Multifa*ily�95E�units: -���������� 146��������� � 38��������� � 330��������� � 1,478������ �
&otal 2,11'������� � 3,152������� � 1,277������� � 883��������� � 7,435������� �

Percent�of�/nits
Single-fa*ily�detached 28< 24< 0< 0< 50<
Single-fa*ily�attached 1< 14< 3< 0< 20<
.u+lex,�;ri+lex,�Nuad+lex 0< 4< 2< 4< 10<
Multifa*ily�95E�units: 0< 2< 6< 6< 20<
&otal 280 420 170 120 1//0

Plan�Designations
&otal=ousing�&ype�%llocations
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�uture density #i�� ,e ��0 d#e��ing units per gross �!re �nd �or �ots ��rger th�n ��� �!res 
the �uture density #i�� ,e ��� d#e��ing units per gross �!re�  

�� *edi�m Den�i�� )e�iden�ia�% �$er�ge density in this p��n design�tion #�s histori!���y 
���* d#e��ing units per net �!re� The density sho#n �or "ediu" density residenti�� in 
2;hi,it (4 in!�udes � 46 in!re�se ����� d#e��ing units per net �!re� �ro" the histori! 
density% !onsistent #ith the density !h�nges ���o#ed �or !o"p�ying #ith HC �����5� This 
resu�ts in �ssu"ing � ���� �uture density in t�; �ots s"���er th�n ��4+ �!res% �s no ��nd is 
needed �or rights8o�8#�ys ,�sed on .etro’s �ssu"ptions� ?or �ots ,et#een ��4+ �nd ��� 
�!res the �uture density #i�� ,e 0�0 d#e��ing units per gross �!re �nd �or �ots ��rger th�n 
��� �!res the �uture density #i�� ,e 0�� d#e��ing units per gross �!re�  

�� �igh Den�i�� )e�iden�ia�% �$er�ge density in this p��n design�tion #�s histori!���y 
���+ per net �!re� ?or �ots s"���er th�n ��4+ �!res% the �uture density #i�� ,e ���+ d#e��ing 
units per gross �!re� ?or �ots ,et#een ��4+ �nd ��� �!res the �uture density #i�� ,e �0�( 
d#e��ing units per gross �!re �nd �or �ots ��rger th�n ��� �!res the �uture density #i�� ,e 
�*�+ d#e��ing units per gross �!re�  

�� *i,ed 2�e% �$er�ge density in this p��n design�tion #�s histori!���y �0�+ d#e��ing units 
per net �!re in t�; �ots s"���er th�n ��4+ �!res �nd no ��nd is needed �or rights8o�8#�ys 
,�sed on .etro’s �ssu"ptions� ?or �ots ,et#een ��4+ �nd ��� �!res the �uture density 
#i�� ,e �*�0 d#e��ing units per gross �!re �nd �or �ots ��rger th�n ��� �!res the �uture 
density #i�� ,e �(�� d#e��ing units per gross �!re�  

Exhibit�34.�Future�Housing�.ensities�and�-and�for�,ights-of->ay,�Oregon�City�Planning�Area�
Source:�ECONorthwest.��ote��D �is�d'elli�(�u�it%�

 

 �

 
5� Oregon City p��ns to !o"p�y #ith HC���� �nd h�s re!ent�y "�de � $�riety o� �"end"ents to the de$e�op"ent 
!ode to ���o# "ore housing types� The City is !urrent�y #or-ing through the pro!ess o� "�-ing �d3ust"ent to 
!o"p�y #ith HC ���� #hi!h #i�� ,e i"p�e"ented ,y Hu�y ����� 

)et�
Density�

(DU.net�acre)

0�#or�
,ig6ts8o#8

>ay

$ross�
Density�
(DU.gross�

acre)

)et�
Density�

(DU.net�acre)

0�#or�
,ig6ts8o#8

>ay

$ross�
Density�
(DU.gross�

acre)

)et�
Density�

(DU.net�acre)

0�#or�
,ig6ts8o#8

>ay

$ross�
Density�
(DU.gross�

acre)

-ow�.ensity�,esidential 5.4 0< 5.4 5.4 10< 4.6 5.4 17.5< 4.4
Mediu*�.ensity�,esidential 11.0 0< 11.0�������� 11.0 10< 6.6 11.0 17.5< 6.0���������
High�.ensity�,esidential 21.7 0< 21.7 21.7 10< 16.3 21.7 17.5< 18.7
Mixed�/se 16.7 0< 16.7 16.7 10< 18.6 16.7 17.5< 13.2

Plan�Designation�

&a+�Lots�Smaller�t6an�/938�acre &a+�Lots�D�/938�and�E�19/�acre &a+�Lots�larger�t6an�19/�acre
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Housing Nee� $�  n1o#e <e2e� 
The ne;t step in the housing needs �n��ysis is to de$e�op �n esti"�te o� need �or housing ,y 
in!o"e �nd housing type� This �n��ysis re@uires �n esti"�te o� the in!o"e distri,ution o� 
!urrent �nd �uture househo�ds in the !o""unity� 2sti"�tes presented in this se!tion �re ,�sed 
on ��� se!ond�ry d�t� �ro" the Census% �nd ��� �n��ysis ,y 2CONorth#est� 

2;hi,it (� ,�sed on �"eri!�n Co""unity 9ur$ey d�t� �,out in!o"e �e$e�s �or e;isting 
househo�ds in Oregon City�  n!o"e is !�tegori:ed into "�r-et seg"ents !onsistent #ith H1) 
in!o"e �e$e� !�tegories% using C��!-�"�s County’s ���� .edi�n ?�"i�y  n!o"e �.? � o� 
70�%���� 2;hi,it (� is ,�sed on !urrent househo�d in!o"e distri,ution% �ssu"ing th�t 
�ppro;i"�te�y the s�"e per!ent�ge o� househo�ds #i�� ,e in e�!h "�r-et seg"ent in the �uture� 

5�   

%*out�2'0�o#�4regon�City5s�
#uture�6ouse6olds�will�6a:e�
income�*elow�5/0�o#�
Clac7amas�County5s�
median�#amily�income�(less�
t6an�A4',///�in�2/2/�
dollars)�and�a*out�430�will�
6a:e�incomes�*etween�5/0�
and�12/0�o#�t6e�county5s�
-;<�(*etween�A4',///�and�
A11/,///)9��
�

Exhibit�34.�Future�9New:�Households,�by�Median�Fa*ily�1nco*e�9MF1:�
for�Clac?a*as�County�9H62,100:,�Oregon�City�Planning�Area,�2021�to�
2041�
Source:�/.S.�.e+art*ent�of�Housing�and�/rban�.e)elo+*ent.�/.S.�Census�0ureau,�
2015-2016�ACS�;able�16001.�

 

 

 �

 
5� ?or e;�"p�e% 4�6 o� Oregon City’s househo�ds h�d in!o"e �,o$e ���6 o� the C��!-�"�s County .edi�n ?�"i�y 
 n!o"e in ���58���0  This �n��ysis �ssu"es th�t 4�6 o� the *%�45 ne# househo�ds th�t gro# in Oregon City ����8
���� #i�� h�$e in!o"es o$er ���6 o� the C��!-�"�s County .edi�n ?�"i�y  n!o"e� 

12< 14<
21< 22<

40<

0<

5<

10<

15<

20<

25<

40<

45<

40<

Extre*ely
-ow�1nco*e
9I40<�of
MF1:

=ery�-ow
1nco*e

940-50<�of
MF1:

-ow�1nco*e
950-70<�of

MF1:

Middle
1nco*e

970-120<�of
MF1:

High�1nco*e
9L120<�of

MF1:

611�HH 1,084�HH

1,588�HH 1,348�HH

2,228�HH
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Nee� �o� 7o2e�n#en� �ssis�e�& ���#4o�.e�& �n� 8�nu��1�u�e� Housing 

O'9 �0*�4�4% �0*�4�*% �0*�4��% �nd �0*�4�� re@uires !ities to p��n �or go$ern"ent8�ssisted 
housing% ��r"#or-er housing% "�nu��!tured housing on �ots% �nd "�nu��!tured housing in 
p�r-s �!o""unities�� 

�� &o�ernmen�9��� idi=ed ho��ing� &o$ern"ent su,sidies !�n �pp�y to ��� housing types 
�e�g�% sing�e ��"i�y det�!hed% �p�rt"ents% et!��� Oregon City ���o#s de$e�op"ent o� 
go$ern"ent8�ssisted housing in ��� residenti�� p��n design�tions% #ith the s�"e 
de$e�op"ent st�nd�rds �or "�r-et8r�te housing� This �n��ysis �ssu"es th�t Oregon City 
#i�� !ontinue to ���o# go$ern"ent housing in ��� o� its residenti�� p��n design�tions� 
Ce!�use go$ern"ent �ssisted housing is si"i��r in !h�r�!ter to other housing �#ith the 
e;!eption ,eing the su,sidies�% it is not ne!ess�ry to de$e�op sep�r�te �ore!�sts �or 
go$ern"ent8su,sidi:ed housing� 

�� $arm�or�er ho��ing� ?�r"#or-er housing !�n ��so �pp�y to ��� housing types �nd the 
City ���o#s de$e�op"ent o� ��r"#or-er housing in ��� residenti�� p��n design�tions% 
#ith the s�"e de$e�op"ent st�nd�rds �s "�r-et8r�te housing� This �n��ysis �ssu"es 
th�t Oregon City #i�� !ontinue to ���o# this housing in ��� o� its residenti�� p��n 
design�tions� Ce!�use it is si"i��r in !h�r�!ter to other housing �#ith the possi,�e 
e;!eption o� go$ern"ent su,sidies% i� popu��tion restri!ted�% it is not ne!ess�ry to 
de$e�op sep�r�te �ore!�sts �or ��r"#or-er housing� 

�� *an��a���red ho��ing on �o��� Oregon City ���o#s "�nu��!tured ho"es on �ots in the 
:ones #hi!h sing�e8��"i�y det�!hed housing is ���o#ed� Oregon City does not h�$e 
spe!i�� siting re@uire"ents �or "�nu��!tured ho"es� 9in!e "�nu��!tured ho"es �re 
su,3e!t to the s�"e siting re@uire"ents �s site8,ui�t ho"es% it is not ne!ess�ry to de$e�op 
sep�r�te �ore!�sts �or "�nu��!tured housing on �ots� 

�� *an��a���red ho��ing in �omm�ni�ie�� O�' �0*��+���� re@uires !ities to in$entory the 
"o,i�e ho"e or "�nu��!tured d#e��ing p�r-s sited in �re�s p��nned �nd :oned or 
gener���y used �or !o""er!i��% industri��% or high8density residenti�� de$e�op"ent� 
�!!ording to the Oregon Housing �nd Co""unity 9er$i!es’ .�nu��!tured )#e��ing 
/�r- )ire!tory%54 Oregon City h�s �our "�nu��!tured ho"e p�r-s #ithin !ity �i"its%5� 
#ith 4�5 sp�!es� Oregon City h�s t#o "�nu��!tured ho"e p�r-s #ithin the 1&C%55 #ith 
5�� sp�!es�5( The proposed !ode �"end"ents #i�� ���o# �n opportunity �or ne# 
"�nu��!tured housing p�r-s to ,e !re�ted �s #e�� �s e;p�nsion o� e;isting ��!i�ities� 

 
54 Oregon Housing �nd Co""unity 9er$i!es% Oregon .�nu��!tured )#e��ing /�r- )ire!tory% 
httpDFFo�h!s�st�te�or�usF.)/C'/�r-sF/�r-)irWuery�3sp 
5� C��ir"ont% .t� /�e�s�nt% Cherry >�ne% �nd Ch�r )i�: 2st�te 
55 ?orest /�r-% Country Si���ge 
5( City o� Oregon City% #ith sp�!e !ount �ro" Oregon Housing �nd Co""unity 9er$i!es% Oregon .�nu��!tured 
)#e��ing /�r- )ire!tory% httpDFFo�h!s�st�te�or�usF.)/C'/�r-sF/�r-)irWuery�3sp 
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O'9 �0*��+���� re@uires Oregon City to pro3e!t need �or "�nu��!tured d#e��ing 
!o""unities ,�sed onD ��� popu��tion pro3e!tions% ��� househo�d in!o"e �e$e�s% �4� 
housing "�r-et trends% �nd ��� �n in$entory o� "�nu��!tured d#e��ing p�r-s sited in 
�re�s p��nned �nd :oned or gener���y used �or !o""er!i��% industri��% or high density 
residenti���  

�� 2;hi,it (� sho#s th�t Oregon City #i�� need *%�45 d#e��ing units o$er the ���� to 
���� period� 

�� �n��ysis o� housing ���ord�,i�ity sho#s th�t �,out �*6 o� Oregon City’s ne# 
househo�ds #i�� ,e e;tre"e�y8 or $ery8�o# in!o"e% e�rning 5�6 or �ess o� the 
region’s "edi�n ��"i�y in!o"e� One type o� housing ���ord�,�e to these househo�ds 
is "�nu��!tured housing� 

�� .�nu��!tured housing in !o""unities �!!ounts �or �,out ��56 ��,out 4�5 d#e��ing 
units� o� Oregon City’s !urrent housing sto!-� 

�� N�tion��% st�te% �nd region�� trends sin!e ���� sho#ed th�t "�nu��!tured housing 
p�r-s �re !�osing% r�ther th�n ,eing !re�ted� ?or e;�"p�e% ,et#een ���� �nd ���5% 
Oregon h�d (+ "�nu��!tured p�r-s !�ose% #ith "ore th�n �%*�� sp�!es�  

�� The househo�ds "ost �i-e�y to �i$e in "�nu��!tured ho"es in p�r-s �re those #ith 
in!o"es ,et#een 7�*%(  �nd 7�(%�5� �,et#een 4�6 to 5�6 o� .? �% #hi!h in!�ude 
��6 o� Oregon City’s househo�ds� Ho#e$er% househo�ds in other in!o"e !�tegories 
"�y �i$e in "�nu��!tured ho"es in p�r-s 

�� The n�tion�� �nd st�te trends o� the !�osure o� "�nu��!tured ho"e p�r-s% �nd the 
��!t th�t no ne# "�nu��!tured ho"e p�r-s h�$e opened in Oregon in o$er the ��st 
�5 ye�rs% de"onstr�te th�t de$e�op"ent o� ne# "�nu��!tured ho"e p�r-s in 
Oregon City is un�i-e�y� Ho#e$er% so"e e;isting p�r-s in Oregon City h�$e 
e;p�nded to in!re�se the nu",er o� sp�!es in the p�r-�  

��  � the City does h�$e need �or � ne# "�nu��!tured ho"e p�r-% th�t #ou�d ,e �or 
�,out ��5 ne# units ���56 o� ne# units�% #hi!h �t �,out �� to �� d#e��ing units per 
�!re �,�sed on st�nd�rds �or sing�e8��"i�y d#e��ings in the '84�5 :one� #i�� need �� 
to �5 �!res o� ��nd� Oregon City !�n �!!o""od�te this in their e;isting $�!�nt 
,ui�d�,�e ��nd ,�se in the .ediu" )ensity 'esidenti�� p��n design�tion� 

�� Our !on!�usion �ro" this �n��ysis is th�t de$e�op"ent o� ne# "�nu��!tured ho"e 
p�r-s in Oregon City ��nd "ost o� the /ort��nd 'egion� o$er the p��nning period is 
un�i-e�y�  t is% ho#e$er% �i-e�y th�t "�nu��!tured ho"es #i�� !ontinue to �o!�te on 
indi$idu�� �ots in Oregon City% �nd e;isting p�r-s "�y re!on�igure to �!!o""od�te 
"ore units� The �ore!�st o� housing �ssu"es th�t no ne# "�nu��!tured ho"e p�r-s 
#i�� ,e opened in Oregon City o$er the ���� to ���� period� The �ore!�st in!�udes 
ne# "�nu��!tured ho"es on �ots in the !�tegory o� sing�e8��"i�y det�!hed housing� 

�� O$er the ne;t �� ye�rs �or �onger� one or "ore "�nu��!tured ho"e p�r-s "�y !�ose 
in Oregon City� This "�y ,e � resu�t o� "�nu��!tured ho"e p�r- ��ndo#ners se��ing 
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or rede$e�oping their ��nd �or uses #ith higher r�tes o� return% r�ther th�n ��!- o� 
de"�nd �or sp�!es in "�nu��!tured ho"e p�r-s� .�nu��!tured ho"e p�r-s 
!ontri,ute to the supp�y o� �o#8!ost ���ord�,�e housing options% espe!i���y �or 
���ord�,�e ho"eo#nership�  

��  n �ddition to st�te#ide regu��tion o� the !�osure o� "�nu��!tured ho"e p�r-s 
designed to �essen the �in�n!i�� di��i!u�ties o� this !�osure �or p�r- residents% Oregon 
City ��so h�s �o!���y �dopted "�nu��!tured ho"e p�r- !�osure regu��tions�   n the 
!�se o� "�nu��!tured ho"e p�r- !�osures% the City h�s � ro�e to p��y in ensuring th�t 
there �re opportunities �or housing �or the disp��!ed residents� The City’s pri"�ry 
ro�es �re to ensure th�t there is su��i!ient ��nd :oned �or ne# "u�ti��"i�y housing 
�nd to redu!e ,�rriers to residenti�� de$e�op"ent to ���o# �or de$e�op"ent o� ne#% 
re��ti$e�y ���ord�,�e housing� The City "�y use � r�nge o� po�i!ies to en!our�ge 
de$e�op"ent o� re��ti$e�y ���ord�,�e housing% su!h �s ���o#ing � #ider r�nge o� 
"oder�te density housing �e�g�% dup�e;es or 48  p�e;es� in the >o#8 ensity �nd 
.ediu"8)ensity :ones% design�ting "ore ��nd �or "u�ti��"i�y housing% re"o$ing 
,�rriers to "u�ti��"i�y housing de$e�op"ent% using t�; !redits to support ���ord�,�e 
housing produ!tion% de$e�oping �n in!�usion�ry :oning po�i!y% or p�rtnering #ith � 
de$e�oper o� go$ern"ent8su,sidi:ed ���ord�,�e housing� 
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%6� ��egon �i��As �esi�en�i�� <�n� !u��i1ien1�  

This se!tion presents �n e$��u�tion o� the su��i!ien!y o� $�!�nt residenti�� ��nd in Oregon City 
to �!!o""od�te e;pe!ted residenti�� gro#th o$er the ���� to ���� period� This se!tion in!�udes 
�n esti"�te o� residenti�� de$e�op"ent !�p�!ity �"e�sured in ne# d#e��ing units� �nd �n 
esti"�te o� Oregon City’s �,i�ity to �!!o""od�te needed ne# housing units �or the ���� to 
���� period% ,�sed on the �n��ysis in the housing needs �n��ysis�  

����1i�� �n���sis 

The !o"p�rison o� supp�y �,ui�d�,�e ��nd� �nd de"�nd �popu��tion �nd gro#th �e�ding to 
de"�nd �or "ore residenti�� de$e�op"ent� ���o#s the deter"in�tion o� ��nd su��i!ien!y� 

There �re t#o #�ys to !��!u��te esti"�tes o� supp�y �nd de"�nd into !o""on units o� 
"e�sure"ent to ���o# their !o"p�risonD ��� housing de"�nd !�n ,e !on$erted into �!res% or ��� 
residenti�� ��nd supp�y !�n ,e !on$erted into d#e��ing units� � !o"p�i!�tion o� either �ppro�!h 
is th�t ��� ��nd h�s di��erent !h�r�!teristi!s K ��!tors su!h �s :one% s�ope% p�r!e� si:e% �nd sh�pe 
!�n ���e!t the ��nd’s �,i�ity to �!!o""od�te housing� .ethods th�t re!ogni:e this ��!t �re "ore 
ro,ust �nd produ!e "ore re��isti! resu�ts� This �n��ysis uses the se!ond �ppro�!hD it esti"�tes 
the �,i�ity o� $�!�nt residenti�� ��nds #ithin the !ity �i"its to �!!o""od�te ne# housing� This 
�n��ysis% so"eti"es !���ed � A!�p�!ity �n��ysis%B5* !�n ,e used to e$��u�te di��erent #�ys th�t 
$�!�nt residenti�� ��nd "�y ,ui�d out ,y �pp�ying di��erent �ssu"ptions�  

��egon �i�� ����1i�� �n���sis �esu��s �o� >�1�n� �n� ����i���� >�1�n� <�n��
The !�p�!ity �n��ysis esti"�tes the de$e�op"ent potenti�� o� $�!�nt residenti�� ��nd to 
�!!o""od�te ne# housing% ,�sed on the needed densities ,y the housing type !�tegories 
sho#n in 2;hi,it (4  �

2;hi,it (5 sho#s th�t �a�an� �and in �regon �i��!� 1�anning �rea ha� �apa�i�� �o 
a��ommoda�e appro,ima�e�� '�.77 ne� d�e��ing �ni��% ,�sed on the �o��o#ing �ssu"ptionsD  

�� <a�an� and par�ia��� �a�an� ��i�da��e re�iden�ia� �and� The !�p�!ity esti"�tes st�rt 
#ith the nu",er o� ,ui�d�,�e �!res in residenti�� p��n design�tions �nd :ones th�t ���o# 
residenti�� uses�  

 
5* There is �",iguity in the ter" �a�a�it$ anal$sis�  t #ou�d not ,e unre�son�,�e �or one to s�y th�t the A!�p�!ityB o� 
$�!�nt ��nd is the "�;i"u" nu",er o� d#e��ings th�t !ou�d ,e ,ui�t ,�sed on density �i"its de�ined �eg���y ,y p��n 
design�tion or :oning% �nd th�t de$e�op"ent usu���y o!!ursL�or physi!�� �nd "�r-et re�sonsL�t so"ething �ess 
th�n �u�� !�p�!ity� ?or th�t re�son% #e h�$e used the �onger phr�se to des!ri,e our �n��ysisD Aesti"�ting ho# "�ny 
ne# d#e��ing units the $�!�nt residenti�� ��nd in the !ity �i"its is �i-e�y to �!!o""od�te�B Th�t phr�se is% ho#e$er% 
!u",erso"e% �nd it is !o""on in Oregon �nd e�se#here to re�er to th�t type o� �n��ysis �s A!�p�!ity �n��ysis%B so #e 
use th�t shorth�nd o!!�sion���y in this "e"or�ndu"�  
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�� )e�iden�ia� den�i�ie�� The !�p�!ity �n��ysis �ssu"es de$e�op"ent #i�� o!!ur �t 
histori!�� densities� Those densities #ere deri$ed �ro" the densities sho#n in 2;hi,it (4� 

�� ��erage ne� den�i��� 2;hi,it (5 sho#s !�p�!ity �nd densities in gross �!res� O�' ((�8
��* re@uires th�t Oregon City pro$ide opportunity �or de$e�op"ent o� housing �t �n 
o$er��� �$er�ge density o� eight d#e��ing units per net �!re� The �$er�ge net density o� 
,ui�d�,�e residenti�� ��nd in 2;hi,it (5 is 0�5 d#e��ing units per net �!res �nd +�� 
d#e��ing units per gross �!re� 

�� �apa�i�� on mi,ed ��e �and� The esti"�te o� !�p�!ity in!�udes ��nd in the "i;ed use 
p��n design�tions �in!�uding :ones th�t ���o# residenti�� uses�� Ce!�use not ��� "i;ed 
use ��nd #i�� de$e�op �s � residenti�� use% #e �ssu"ed th�t *�6 o� the ,ui�d�,�e ��nd in 
the "i;ed use p��n design�tion #i�� de$e�op �s residenti���  

Exhibit�35.�Esti*ate�of�,esidential�Ca+acity�on�/nconstrained�=acant�and�Partially�=acant�0uildable�
-and,�Oregon�City�Planning�Area,�2021�to�2041�
Source:�0uildable�-ands�1n)entory2�Calculations�by�ECONorthwest.��ote��D �is�d'elli�(�u�it%�

 

 �

1uilda*le�
%cres

Density�
%ssump8
tion�

(DU.gross�
acre)

Capacity�
(Dwelling�
Units)

1uilda*le�
%cres

Density�
%ssump8
tion�

(DU.gross�
acre)

Capacity�
(Dwelling�
Units)

1uilda*le�
%cres

Density�
%ssump8
tion�

(DU.gross�
acre)

Capacity�
(Dwelling�
Units)

1uilda*le�
%cres

Capacity�
(Dwelling�
Units)

-ow�.ensity�,esidential 88 5.4 415��������� 65 4.6 435��������� 271 4.4 1,243����� 454 2,113�����
Mediu*�.ensity�,esidential 24 11.0 254��������� 46 .6 473�������� 270 6.0 2,520����� 42 4,156����
High�.ensity�,esidential 1 21.7 21����������� 1 16.3 16����������� 0 18.7 1,037����� 32 1,107�����
Mixed�/se 4 16.7 55����������� 8 18.6 125��������� 44 13.2 804��������� 54 774���������
&otal 1/4 8 744��������� 142 8 225��������� ' 4 8 5,527����� 21/ 7,2''�����

Plan�Designation�

&otal,�com*ined&a+�Lots�Smaller�t6an�/938�acre &a+�Lots�D�/938�and�E�19/�acre &a+�Lots�larger�t6an�19/�acre

Page 110

Item 8b.



�

ECONorthwest�� Oregon�City�Housing�Needs�Analysis� 88�

�esi�en�i�� <�n� !u��i1ien1� 

The ne;t step in the �n��ysis o� the su��i!ien!y o� residenti�� ��nd #ithin Oregon City is to 
!o"p�re the de"�nd �or housing ,y p��n design�tion �2;hi,it (�� #ith the !�p�!ity o� ��nd ,y 
p��n design�tion �2;hi,it (5��  

2;hi,it (( sho#s th�t Oregon City h�s su��i!ient ��nd to �!!o""od�te de$e�op"ent ��� p��n 
design�tions�  

�� >o# density residenti�� �nd "ediu" density residenti�� p��n design�tions h�$e enough 
��nd to �!!o""od�te gro#th% #ith no surp�us or de�i!it o� !�p�!ity�  

�� High density residenti�� does not enough ��nd to �!!o""od�te gro#th% #ith � de�i!it o� 
�(0 d#e��ing units o� !�p�!ity% or + �!res� 

�� .i;ed use h�s enough ��nd to �!!o""od�te gro#th% �ssu"ing th�t *�6 o� the ,ui�d�,�e 
��nd in this p��n design�tion #i�� de$e�op #ith residenti�� uses� 

Exhibit�33.�Co*+arison�of�Ca+acity�of�Existing�,esidential�-and�with�.e*and�for�New�.welling�/nits�
and�-and�Sur+lus�or�.eficit,�Oregon�City,�City�-i*its,�2021�to�2041�
Source:�0uildable�-ands�1n)entory2�Calculations�by�ECONorthwest.��ote��D �is�d'elli�(�u�it%�

 

  

Plan�Designation� Capacity�
(Dwelling�Units)

Demand�
(Dwelling�Units)

Comparison�
(Capacity�minus�

Demand)

Land�Surplus�or�
De#icit

($ross�%cres)

-ow�.ensity�,esidential 2,113 2,113 0 0
Mediu*�.ensity�,esidential 4,156 4,156 0 0
High�.ensity�,esidential 1,107 1,288 9136: 97
Mixed�/se 774 774 0 0
&otal 7,2'' 7,435
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�in�ings �n� �e1o##en���ions 

The -ey �indings o� the Oregon City Housing Needs �n��ysis �re th�tD  

�� $inding% &ro��h in ho��ing �i�� �e dri�en �� gro��h in ho��eho�d�� The nu",er o� 
househo�ds in Oregon City’s /��nning �re� is �ore!�st to gro# �ro" ��%**  househo�ds 
to ��%��  househo�ds% �n in!re�se o� *%�45 househo�ds ,et#een ���� �nd ����   

�� $inding% �regon �i�� i� p�anning �or gro��h o� '�(�" ne� d�e��ing �ni��� To 
�!!o""od�te the *%�45 d#e��ing units o$er the ��8ye�r p��nning period% Oregon City 
#i�� �$er�ge 4*� ne# d#e��ing units �nnu���y% �nd #i�� p��n �or "ore sing�e8��"i�y 
�tt�!hed �nd "u�ti��"i�y d#e��ing units in the �uture to "eet the !ity’s housing needs� 
Histori!���y% �,out *46 o� Oregon City’s housing #�s sing�e8�� i�y det�!hed� Ne# 
housing in Oregon City is �ore!�st to ,e 5�6 sing�e8��"i�y det�!hed% ��6 sing�e8��"i�y 
�tt�!hed% ��6 dup�e;es% trip�e;es% �nd @u�dp�e;es% �nd ��6 "u�ti��"i�y� This housing 
"i; ,oth "eets the re@uire"ents �or housing "i; �or !ities in .etro �O�C ((�8��*� �nd 
is supported ,y the !h�nges in the housing "�r-et des!ri,ed ,e�o#� 

The ��!tors dri$ing the shi�t in types o� housing needed in Oregon City in!�ude !h�nges 
in de"ogr�phi!s �nd de!re�ses in housing ���ord�,i�ity� The �ging o� senior popu��tions 
�nd the househo�d �or"�tion o� young �du�ts #i�� dri$e de"�nd �or renter �nd o#ner8
o!!upied housing% su!h �s s"��� sing�e8��"i�y det�!hed housing% to#nhouses% dup�e;es% 
�nd �p�rt"entsF!ondo"iniu"s� Coth groups "�y pre�er housing in #��-�,�e 
neigh,orhoods% #ith �!!ess to ser$i!es�  

�� )e�ommenda�ionD Oregon City shou�d "onitor ��nd �$�i��,�e in ��� p��n 
design�tions% �s there is no surp�us �or de�i!it� o� ��nd in the �o# �nd "ediu" 
density residenti�� p��n design�tions� �ddition���y% the City "�y �oo- �or 
opportunities �or rede$e�op"ent on underuti�i:ed ��nd to �ddress the de�i!it o� high 
density residenti�� ��nd �nd �i"ited !�p�!ity o� "i;ed use ��nd�  

�� �regon �i�� i� mee�ing *e�ro!� re+�iremen�� �or ne� den�i�� and ho��ing mi,� O�' 
((�8��*8��45 sets spe!i�i! density t�rgets �or !ities in the .etro 1&C� Oregon City’s 
�$er�ge density t�rget is eight d#e��ing units per net ,ui�d�,�e �!re� C�sed on the 
�indings in Ch�pter (% Oregon City is e;!eeding this �$er�ge density t�rget �t �n �$er�ge 
net density o� 0�5 d#e��ing units per net �!re� 

O�' ((�8��* ��so re@uires th�t !ities #ithin the .etro 1&C Apro$ide the opportunity 
�or �t �e�st 5� per!ent o� ne# residenti�� units to ,e �tt�!hed sing�e ��"i�y housing or 
"u�tip�e ��"i�y housing�B Ch�pter 5 sho#s th�t �or the ����8���� p��nning period 
Oregon City is �ssu"ing th�t ��6 o� ne# d#e��ing units #i�� ,e sing�e8��"i�y �tt�!hed% 
��6 o� ne# units #i�� ,e dup�e;es% trip�e;es% or @u�dp�e;es% �nd ��6 o� ne# units #i�� 
,e "u�ti��"i�y� 
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�� )e�ommenda�ion%  Oregon City shou�d !ontinue to "onitor �uture de$e�op"ent to 
e$��u�te resu�ting densities �nd housing "i; in !o"p�rison to the p��nned units 
des!ri,ed in this report� 

�� $inding% �regon �i�� ha� �nme� need �or a��orda��e ho��ing� �,out 4�6 o� Oregon 
City’s househo�ds �re !ost ,urdened% #ith 5�6 o� renters !ost ,urdened �nd �+  o� 
o#ners !ost ,urdened� Oregon City’s �e$e� o� !ost ,urden is si"i��r to other 
!o""unities in C��!-�"�s County� Oregon City’s un"et housing needs in!�udeD 

Renter �o�sin�� The �$er�ge �s-ing rent �or "u�ti��"i�y housing in Oregon City in ���� 
#�s �,out 7�%45�% #hi!h is ���ord�,�e to househo�ds e�rning �,out (�6 o� the "edi�n 
��"i�y in!o"e ��,out 755%����� �,out one8third o� Oregon City’s househo�ds h�$e 
in!o"es ,e�o# this �e$e� �nd !�nnot ���ord the �$er�ge rent� �s sho#n in the r�tes o� 
!ost ,urden% "�ny o� these renter househo�ds �re !ost ,urdened� Oregon City #i�� 
!ontinue to h�$e un"et renter housing needs% ,oth �or e;isting househo�ds �nd �or ne# 
househo�ds� 

��ner�o����ied �o�sin�� The "edi�n ho"e s��es pri!e in �pri� ���� #�s �,out 75�5%���% 
#hi!h is ���ord�,�e to househo�ds e�rning �,out ��+6 o� the "edi�n ��"i�y in!o"e 
��,out 7�4(%4���� Oregon City is one o� the �ess ���ord�,�e !ities �or ho"eo#nership in 
the /ort��nd region% househo�ds �t "idd�e �nd high in!o"es �,et#een 7*�%��� to 
7���%���� �re �ess �,�e to ���ord housing in Oregon City� One #�y to in!re�se the supp�y 
o� ���ord�,�e o#ner8o!!upied housing is to in!re�se opportunities �or de$e�op"ent o� 
the "idd�e8in!o"e housing des!ri,ed �,o$e�  

�� )e�ommenda�ionD Githout di$ersi�i!�tion o� housing types% ��!- o� ���ord�,i�ity #i�� 
!ontinue to ,e � pro,�e"% possi,�y gro#ing in the �uture i� in!o"es !ontinue to gro# 
�t � s�o#er r�te th�n housing !osts� 1nder the !urrent !onditions% �%5�5 o� the 
�ore!�sted ne# househo�ds #i�� h�$e in!o"es o� 7�(%��� �in ���� do���rs� or �ess 
�5�6 o� .?  in!o"e or �ess�� These househo�ds !�nnot ���ord "�r-et8r�te housing 
#ithout go$ern"ent su,sidy� �nother �%��+ ne# househo�ds #i�� h�$e in!o"es 
,et#een 7�(%��� �nd 7*�%��� �5�6 to +�6 o� .? �� 

Oregon City #i�� need to pro$ide opportunities �or ���ord�,�e housing de$e�op"ent 
�or ,oth rent�� �nd o#nership o$er the ��8ye�r period% �nd the City shou�d �oo- �or 
opportunities �or ���ord�,�e housing de$e�op"ent �or ��� housing types�  

�� $inding% �regon �i�� �i�� need �o mee� �he re+�iremen�� o� �o��e -i�� .//0� The 
�egis��ture p�ssed House Ci�� ���� in the ���0 >egis��ti$e 9ession� The ,i�� re@uires !ities 
#ithin the .etro 1&C to ���o# A"idd�eB housing types in �o#8density residenti�� :ones� 
The ,i�� de�ines "idd�e housing types �s dup�e;es% trip�e;es% @u�dp�e;es% !ott�ge 
!�usters% �nd to#nhouses� 

�� )e�ommenda�ionD The City shou�d !ontinue the pro!ess o� de$e�oping �nd �dopting 
:oning !ode to !o"p�y #ith these re@uire"ents� 

�� $inding% �regon �i�� i� ��rren��� in �he pro�e�� o� a �omprehen�i�e 1�an 2pda�e� 
This ���� HN� report presents upd�ted in�or"�tion re��ted to Oregon City’s Housing 

Page 113

Item 8b.



�

ECONorthwest�� Oregon�City�Housing�Needs�Analysis� 70�

2�e"ent o� the Co"prehensi$e /��n� �ddition���y% !h�nges in Oregon City’s 
de"ogr�phi!s h�$e presented � need �or � gre�ter $�riety o� housing types�  n ���0% 
Oregon City p�rti!ip�ted in � pre�i"in�ry housing needs �n��ysis pro!ess through the 
de$e�op"ent o� the C��!-�"�s County Housing Needs �n��ysis� This report ,ui�ds on 
the in�or"�tion presented �or Oregon City in th�t pro3e!t �nd pro$ides upd�ted d�t� 
#here ne!ess�ry�   

�� )e�ommenda�ionD Oregon City shou�d �dopt this HN� report �s �n �ppendi; to the 
Co"prehensi$e /��n� HC ���4 re@uires th�t Oregon City upd�te its HN� e$ery si; 
ye�rs to �n��y:e #h�t housing is needed �or !urrent �nd �uture residents �or � ��8
ye�r period� 

Oregon City h�s identi�ied � pro3e!t to st�rt #ithin � ye�r to �oo- �t non8:oning 
str�tegies to support the de$e�op"ent o� housing �in!�uding ���ord�,�e housing�� 
This initi�� study #i�� ���o# the !onsider�tion o� �ddition�� too�s �nd p�rtnerships in 
�d$�n!e o� �  Housing /rodu!tion 9tr�tegy �H/9� �!!ording to the guid�n!e in HC 
���4� �n H/9 in!�udes !onsider�tion o� �ddition�� in�or"�tion �,out the housing 
needs o� underser$ed !o""unities �nd eng�ge"ent #ith underser$ed !o""unities 
�,out potenti�� �ppro�!hes to "eeting their needs� 

O$er���% Oregon City h�s #or-ed to in!re�se the supp�y o� housing o$er the p�st �e# ye�rs  ,y 
re"o$ing �nd redu!ing ,�rriers in the :oning !ode �nd ���o#ing � #ider $�riety o� housing 
types throughout the City� Though there is no need to re:one ��nd �or housing ,�sed on this 
�n��ysis% the City shou�d !ontinue to #�t!h the supp�y o� housing �nd �oo- �or opportunities to 
in!re�se types o� housing �nd ���ord�,i�ity� ���ord�,i�ity o� housing #i�� !ontinue to ,e 
!h���enging �or "�ny in Oregon City o$er the �ong8run� 
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���en�i0 �� ;ui���$�e <�n�s  n2en�o�� 
8e�-o�o�og� 

� -ey initi�� !o"ponent o� the Housing Needs �n��ysis is !ondu!ting � ,ui�d�,�e ��nds 
in$entory �C> �� This �ppendi; su""�ri:es the "ethods 2CONorth#est used to !ondu!t the 
residenti�� C>  �or Oregon City� 

Oregon �d"inistr�ti$e 'u�es pro$ide guid�n!e on !ondu!ting residenti�� C> sD  

��) 77/9//#9///"   

� �ilda!le "and# �eans residentiall$ desi�nated land �it�in t�e �r!an �ro�t� !o�ndar$% in�l�din� 
!ot� &a�ant and de&elo�ed land li'el$ to !e rede&elo�ed% t�at is s�ita!le% a&aila!le and ne�essar$ for 
residential �ses� P�!li�l$ o�ned land is �enerall$ not �onsidered a&aila!le for residential �ses� "and 
is �enerall$ �onsidered �s�ita!le and a&aila!le# �nless it(  

)a* +s se&erel$ �onstrained !$ nat�ral �a,ards as deter�ined �nder -tate�ide Plannin� �oal �.  

)!* +s s�!/e�t to nat�ral reso�r�e �rote�tion �eas�res deter�ined �nder -tate�ide Plannin� 
�oals 0% 1% �0% �1% �� or �2. 

)�* 3as slo�es of �0 �er�ent or �reater. 

)d* +s �it�in t�e ���� ear flood �lain. or  

)e* �annot !e �ro&ided �it� ��!li� fa�ilities� 

The "ethods used �or !ondu!ting the Oregon City C>  �re !onsistent #ith Oregon st�tutes� The 
Oregon City C>  presented in this �n��ysis ��igns #ith the "ethods �nd de�initions in the ���0 
C��!-�"�s County 'egion�� Housing Needs �n��ysis% #ith upd�ted !��ssi�i!�tions to re��e!t 
de$e�op"ent sin!e ���0� 

8e�-o�o�og�  

The C>  is ,�sed on the d�t� �nd "ethods used ,y .etro� .etro is re@uired to !o"p�ete � C>  
�or ��nd #ithin the region�� 1&C e$ery si; ye�rs� The �gen!y �inished �n upd�ted C>  �,�sed on 
���( d�t�� in No$e",er ���+ �or the ���+ 1r,�n &ro#th 'eport �1&'�� The "ethods used �or 
in$entorying ��nds in Oregon City �tte"pt to ,e !onsistent #ith .etro’s resu�ts #hi�e ��so 
upd�ting the resu�ts to �!!ount �or ne# de$e�op"ent sin!e the ���0 C>  #�s !o"p�eted �or the 
C��!-�"�s County 'egion�� Housing Needs �n��ysis �nd other �o!�� !onditions% su!h �s 
uni@ue en$iron"ent�� !onstr�ints� 
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!�u�� ��e� 

The C>  �or the Oregon City �!ity �i"its �nd 1&C �re�s� in!�udes ��� residenti�� ��nd design�ted 
in the Co"prehensi$e /� n�5+ 2CONorth#est used the t�; �ot sh�pe�i�e �ro" .etro’s ���+ C>  
����( t�; �ot ,�se d�t��% #ith �ttention to �ots th�t su,di$ided sin!e ���( ,�sed on �o!�� st��� 
identi�i!�tion� City st��� then re$ie#ed these �re�s �nd identi�ied �ots th�t shou�d ,e e;!�uded or 
in!�uded �or their 3urisdi!tion ,�sed on �uture p��nning or errors in & 9 d�t�� 

 n2en�o�� !�e�s 

The C>  !onsists o� se$er�� stepsD 

��� &ener�ting 1&C A��nd ,�seB 

��� C��ssi�ying ��nd ,y de$e�op"ent st�tus 

4��  denti�y !onstr�ints  

��� Seri�y in$entory resu�ts 

5�� T�,u��te �nd "�p resu�ts 

!�e� 1� 7ene���e B< n� ;�seC��

/er &o�� �� this in$o�$es se�e!ting ��� o� the t�; �ots #ith residenti�� �nd other none"p�oy"ent 
p��n design�tions #here residenti�� uses �re p��nned �or �nd ���o#ed ,y the i"p�e"enting 
:ones�  

2;hi,it (* sho#s the residenti�� p��n design�tions in!�uded in the C> �  

  

 
5+ 2CONorth#est re$ie#ed �o!�� p��n in�or"�tion �or Oregon City ,�sed on ���� '> 9 d�t�� 'esidenti�� 
!o"prehensi$e p��n design�tions re"�ined the s�"e sin!e the ���0 C> �  
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Exhibit�38.�,esidential�-and�0ase�by�Plan�.esignation,�Oregon�City,�City�-i*its�and�/G0�Areas,�2020�
Source:�ECONorthwest.�

�
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!�e� 2� ���ssi�� <�n�s  

 n this step% 2CONorth#est !��ssi�ied e�!h t�; �ot #ith � p��n design�tion th�t ���o# residenti�� 
uses into one o� �our "utu���y e;!�usi$e !�tegories ,�sed on de$e�op"ent st�tusD 

�� S�!�nt  

�� /�rti���y $�!�nt 

�� /u,�i!  

�� )e$e�oped 

2CONorth#est used the !��ssi�i!�tions deter"ined through .etro’s "ode�% �s out�ined ,e�o#� 

De:elopment�
Status� De#inition� Statutory�%ut6ority�

3acant�

;ax�lots�designated�as�)acant�by�Metro�based�on�the�following�
criteria:�

1:� Fully�)acant�based�on�Metro�aerial�+hoto�
2:� ;ax�lots�with�less�than�2,000�sJuare�feet�de)elo+ed�

AN.�de)elo+ed�area�is�less�than�10<�of�lot�
4:� -ots�65<�or�*ore�)acant�fro*�G1S�)acant�land�

in)entory�

OA,�330-007-000392:�92:�
O0uildable�-andP�*eans�
residentially�designated�land�
within�the�urban�growth�
boundary,�including�both�)acant�
and�de)elo+ed�land�li?ely�to�be�
rede)elo+ed,�that�is�suitable,�
a)ailable,�and�necessary�for�
residential�uses.�

Partially�
3acant�

Single-fa*ily�tax�lots�that�are�2.5�ti*es�larger�than�the�
*ini*u*�lot�siDe�and�a�building�)alue�less�than�H400,000�
lots�that�are�5�ti*es�larger�than�the�*ini*u*�lots�siDe�9no�
threshold�for�building�)alue:.�;hese�lots�are�considered�to�still�
ha)e�residential�ca+acity.�For�this�analysis,�we�are�classifying�
these�lots�as�+artially�)acant.�>e�assu*e�that�0.25�acres�of�
the�lot�is�de)elo+ed,�and�the�re*aining�land�is�a)ailable�for�
de)elo+*ent,�less�constraints.��

OA,�330-007-000392:�

Pu*lic��
-ands�in�+ublic�ownershi+�are�considered�una)ailable�for�
residential�de)elo+*ent.�;his�includes�lands�in�federal,�state,�
county,�or�city�ownershi+.�;hese�lands�are�identified�using�
Metro’s�definitions�and�categories.�

OA,�330-007-000592:�-�Publicly�
owned�land�is�generally�not�
considered�a)ailable�for�
residential�uses.�

De:eloped� -ands�not�classified�as�)acant,�+artially�)acant,�or�+ublic�are�
considered�de)elo+ed.�

OA,�330-007-000392:�92:�
O0uildable�-andP�*eans�
residentially�designated�land�
within�the�urban�growth�
boundary,�including�both�)acant�
and�de)elo+ed�land�li?ely�to�be�
rede)elo+ed,�that�is�suitable,�
a)ailable,�and�necessary�for�
residential�uses.�

 

 �
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!�e� *�  �en�i�� �ons���in�s 

Consistent #ith O�' ((�8��+8���5  guid�n!e on residenti�� ,ui�d�,�e ��nds in$entories% 
2CONorth#est dedu!ted !ert�in ��nds #ith de$e�op"ent !onstr�ints �ro" $�!�nt ��nds� 1n�ess 
!ities identi�ied ��tern�ti$e !onstr�ints ��s identi�ied ,e�o#�% the !onstr�ints #e used �re 
su""�ri:ed in the t�,�e ,e�o#� 

Constraint� Statutory�
%ut6ority� &6res6old� ;ile�name�

$oal�5�)atural�,esource�Constraints

,egulated�wetlands�� OA,�330-007-000592:� ,egulated�wetlands� ,-1S�>etlands�layer�

Natural�,esources�
O)erlay�.istrict� OA,�330-007-000592:� Areas�in�the�natural�resource�

o)erlay�district� O)erlay�district�layer�

-andslide�HaDards� OA,�330-007-000592:� Areas�in�the�geologic�haDards�
o)erlay�� O)erlay�Done�layer�

)atural�=a(ard�Constraints

Floodways� OA,�330-007-000592� -ands�within�FEMA�F1,M�
identified�floodway�

;itle�4�flood+lainBfloodway�
layer�

100-Gear�Flood+lain� OA,�330-007-000592� -ands�within�FEMA�F1,M�100-
year�flood+lain�

;itle�4�flood+lainBfloodway�
layer�

Stee+�Slo+es� OA,�330-007-000592� Slo+es�greater�than�25< slo+es25QArea�

 

These �re�s �re !onsidered �s prohi,iti$e !onstr�ints �un,ui�d�,�e� �s sho#n in 2;hi,it (+� 
These �re�s �re dedu!ted �ro" ��nds th�t �re identi�ied �s $�!�nt to deter"ine the ,ui�d�,�e 
portion o� $�!�nt �ots�  n �ddition% #e �pp�ied �ny �o!�� spe!i�i! en$iron"ent�� !onstr�ints 
identi�ied ,y !ities th�t ��so prohi,it the de$e�op"ent o� $�!�nt �ots� These �o!�� !onstr�ints 
shou�d !�e�r�y �i"it de$e�op"ent potenti�� in the �o!�� de$e�op"ent !ode� 

The ��!- o� �!!ess to #�ter% se#er% po#er% ro�d or other -ey in�r�stru!ture !�nnot ,e !onsidered 
� prohi,iti$e !onstr�int un�ess it is �n e;tre"e !ondition� These t�; �ots �re !urrent�y unser$i!ed 
,ut !ou�d potenti���y ,e!o"e ser$i!ed o$er the t#enty8ye�r p��nning period� 
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Exhibit�37.�,esidential�.e)elo+*ent�Constraints,�Oregon�City,�City�-i*its�and�/G0�Areas,�2020�
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!�e� �� >e�i�i1��ion 

2CONorth#est used � "u�tistep $eri�i!�tion pro!ess to re$ie# de$e�op"ent st�tus in Oregon 
City� The �irst $eri�i!�tion step in!�uded � Ar�pid $isu�� �ssess"entB o� ��nd !��ssi�i!�tions 
using & 9 �nd re!ent �eri�� photos� The r�pid $isu�� �ssess"ent in$o�$ed re$ie#ing 
!��ssi�i!�tions o$er��id on re!ent �eri�� photogr�phs to $eri�y uses on the ground� Ge re$ie#ed 
��� t�; �ots in!�uded in the in$entory using the r�pid $isu�� �ssess"ent "ethodo�ogy� The 
se!ond round o� $eri�i!�tion in$o�$ed City st��� $eri�ying the r�pid $isu�� �ssess"ent output� 
Ge �"ended the C>  ,�sed on City st��� re$ie# �nd !o""ents% �nd the ���� C>  upd�te �sin!e 
the ���0 C> � !onsidered �re�s de$e�oped in the p�st ye�r ,�sed on per"it in�or"�tion �nd 
�o!�� !on�ir"�tion �ro" City st���� 

!�e� )� ,�$u���ion �n� 8���ing 

The resu�ts �re presented in t�,u��r �nd "�p �or"�t in Ch�pter �� 
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LEGISLATIVE STAFF REPORT AND RECOMMENDATION 

A preliminary analysis of the applicable approval criteria for a legislative proposal is enclosed within the 
following report.  

October 15, 2021 
 
 

HEARING DATE: October 25, 2021 - Planning Commission (First Hearing Date) 
 
FILE NUMBER:   GLUA 21-00057 and LEG 21-00004: Legislative Application for  

Housing Needs Analysis 
 
APPLICANT:  City of Oregon City, PO Box 3040, Oregon City, OR 97045 
  
REQUEST:  The City of Oregon City is proposing to adopt a 2021 Housing Needs Analysis as 

an ancillary document to the Comprehensive Plan and repeal a previous 2002 
housing study. 

 
LOCATION:  Citywide and within Urban Growth Boundary 
 
 

 

 

 

 

 

This legislative application is subject to the Administration and Procedures section of the Oregon City Code 
set forth in Chapter 17.50.  The application and all supporting documents submitted by or on behalf of the 
applicant are available for inspection at no cost at the Oregon City Planning Division, 695 Warner Parrott 
Road, during regular business days, 9am- 4pm Monday thru Friday. Copies of these materials may be 
obtained for a reasonable cost.  The staff report, with all the applicable approval criteria, will also be 
available for inspection seven days prior to the hearing. Any interested party may testify at the public 
hearing and/or submit written testimony at or prior to the close. Notice of the decision shall be sent to all 
persons submitting comments and providing a return address. The procedures that govern the hearing will 
be posted at the hearing and are found in OCMC Chapter 17.50 the City Commission's Rules of Procedure. 

 

695 Warner Parrott Road   | Oregon City OR 97045  

Ph (503) 722-3789 | Fax (503) 722-3880 

 

Planning Division  
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I. BACKGROUND:  
 

The enclosed Housing Needs Analysis (HNA) includes housing data and forecasts on demographic and 
socioeconomic trends to understand how much housing will be need in the future and if we have 
enough available land to accommodate the community's needs. This technical analysis will help the 
community understand whether Oregon City has enough land to accommodate growth over the next 20 
years and if any housing policy changes are needed. 

The housing forecast will repeal and replace the Housing Technical Report (2002), which was adopted in 
2004 as an ancillary document to the Comprehensive Plan.  

The Oregon City 2021-2041 Housing Needs Analysis presents a forecast of future housing growth in 
Oregon City for the 2021-2041 period. It includes an inventory of buildable residential land within 
Oregon City and in areas of future expansion for the City (only including areas within the Metro urban 
growth boundary). The Housing Needs Analysis presents information about residential development 
trends and housing affordability within Oregon City.1 It provides a foundation for future housing policy 
decisions. 

The draft study found that Oregon City should plan for the growth of 7,435 new dwelling units over the 
next 20 years. Much of the growth in housing will be driven by growth in households. The City will meet 
Metro’s requirements for net density and housing mix but has a slight shortage of land for high-density 
housing and an unmet need for affordable housing. The City may address the unmet needs through 
policies though should continue to monitor housing over time. The study will be used to inform housing 
policy and projects in the future. 

The City Commission recognized a need to support housing options in the City. The study will be used to 
inform housing policies and actions in the upcoming Comprehensive Plan Update process (OC 2040). OC 
2040 will develop policies to respond to the unmet housing needs identified in the Housing Needs 
Analysis. In addition, the City Commission identified the following goals within the 2021-2023 biennium 
goals related to housing which the draft HNA will help to inform: 

• Prepare a plan to identify and implement housing strategies, tools and opportunities that work 
best for Oregon City 

• Update our code to provide additional housing opportunities in Oregon City 

In 2020, the Land Conservation and Development Commission (LCDC) adopted Oregon Administrative 
Rules implementing a Housing Capacity Analysis Schedule. These Oregon Administrative Rules requires 
Oregon City update our Housing Needs Analysis every six years, effective 2022. If the proposed HNA is 
not adopted prior to December 31, 2021, the City will be required to revise the HNA in compliance with 
HB 2003 prior to December 31, 2022 and complete a Housing Production Strategy by December 31, 
2023. If the City adopts the proposed HNA prior to the end of 2021, the next HNA update is not required 
for 6 years.   

 

II. DECISION-MAKING CRITERIA 
                                                           
1 The UGB areas include the buildable lands inventory and forecasted household growth in TAZs 726, 733, and 740. 
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Chapter 17.68 - Zoning Changes and Comprehensive Plan Amendments 
 
 17.68.010 - Initiation of the amendment.  
A text amendment to the comprehensive plan, or an amendment to the zoning code or map or 
the Comprehensive Plan map, may be initiated by:  
A.  A resolution request by the City Commission;  
B.  An official proposal by the Planning Commission;  
C.  An application to the Planning Division; or.  
D.  A Legislative request by the Planning Division.  
All requests for amendment or change in this title shall be referred to the Planning Commission.  

Finding: Complies as Proposed. The proposal qualifies as initiated as a legislative request by the 
Planning Division at the direction of the City Commission. 
 

17.68.015 –Procedures.  
Applications shall be reviewed pursuant to the procedures set forth in Chapter 17.50. 
 
17.50.170 - Legislative hearing process. 
A. Purpose. Legislative actions involve the adoption or amendment of the city's land use 
regulations, comprehensive plan, maps, inventories and other policy documents that affect the 
entire city or large portions of it. Legislative actions which affect land use shall begin with a 
public hearing before the planning commission.  
 
B. Planning Commission Review.  
1. Hearing Required. The planning commission shall hold at least one public hearing before 
recommending action on a legislative proposal. Any interested person may appear and provide 
written or oral testimony on the proposal at or prior to the hearing. The community development 
director shall notify the Oregon Department of Land Conservation and Development (DLCD) as 
required by the post-acknowledgment procedures of ORS 197.610 to 197.625, as applicable. 
 
C. City Commission Review. 
1. City Commission Action. Upon a recommendation from the planning commission on a 
legislative action, the city commission shall hold at least one public hearing on the proposal. Any 
interested person may provide written or oral testimony on the proposal at or prior to the 
hearing. At the conclusion of the hearing, the city commission may adopt, modify or reject the 
legislative proposal, or it may remand the matter to the planning commission for further 
consideration. If the decision is to adopt at least some form of the proposal, and thereby amend 
the city's land use regulations, comprehensive plan, official zoning maps or some component of 
any of these documents, the city commission decision shall be enacted as an ordinance. 
2. Notice of Final Decision. Not later than five days following the city commission final decision, 
the community development director shall mail notice of the decision to DLCD in accordance with 
ORS 197.615(2). 

Finding: Complies as Proposed. This legislative action has followed the procedures found in OCMC 
17.50.170 including meetings with the Citizen Involvement Committee and anticipated meetings with 
the Planning Commission and City Commission. 
 

17.68.020 - Criteria.  
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The criteria for comprehensive plan amendment or text or map amendment in the zoning code 
are set forth as follows:  
A. The proposal shall be consistent with the applicable goals and policies of the comprehensive 
plan; 

Finding: Complies as Proposed. This legislative action is consistent with the applicable goals and policies 
of the comprehensive plan, as detailed in the responses below. Therefore, the proposed amendments 
are consistent with Criterion (A). 
 

Conformity of the proposal with the city's comprehensive plan; 
Goal 1: Citizen Involvement 
Goal 1.1 – Citizen Involvement Program 

 
Policy 1.1.1 Utilize neighborhood associations as the vehicle for neighborhood-based input to 
meet the requirements of the Land Conservation and Development Commission (LCDC) Statewide 
Planning Goal 1, Citizen Involvement. The Citizen Involvement Committee (CIC) shall serve as the 
officially recognized citizen committee needed to meet LCDC Statewide Planning Goal 1. 
 

Finding: Complies as Proposed. Neighborhood Associations were sent an invitation to comment on the 
draft HNA as well as an excerpt of the vacant and partially vacant unconstrained map for land within 
their neighborhood association boundaries for comment on September 15. Notice of this Legislative 
application was emailed to neighborhood associations and a presentation was given to the Citizen 
Involvement Committee at their October 4, 2021 meeting.   
 

Goal 1.2 Community and Comprehensive Planning Ensure that citizens, neighborhood groups, 
and affected property owners are involved in all phases of the comprehensive planning program.  

 
Finding: Complies as Proposed. The City of Oregon City held public meetings presenting the results of 
the Housing Needs Analysis report on July 28, 2021, with the OC 2040 Project Advisory Team (PAT) , and 
on September 7, 2021, with the Oregon City Planning Commission and City Commission. Both meetings 
provided an opportunity to learn about the analysis, ask questions, and provide input into the outcomes 
of the analysis. A project website was established, and emailed notice of the draft HNA was sent to the 
Development Stakeholders Group, neighborhood associations, and Citizen Involvement Committee on 
September 15. Notice of the application was provided in the October citywide utility bill. In addition, the 
HNA was presented to the Citizen Involvement Committee at their October 4th meeting, and notice of 
the HNA was emailed to to neighborhood associations and the Citizen Involvement Committee on 
October 4. 
 

Policy 1.2.1 Encourage citizens to participate in appropriate government functions and land-use 
planning.  

 
Finding: Complies as Proposed. The City of Oregon City held public meetings presenting the results of 
the Housing Needs Analysis report on July 28, 2021, with the OC 2040 Project Advisory Team (PAT) , and 
on September 7, 2021, with the Oregon City Planning Commission and City Commission. Both meetings 
provided an opportunity to learn about the analysis, ask questions, and provide input into the outcomes 
of the analysis. A project website was established and emailed notice of the draft HNA was sent to the 
Development Stakeholders Group, neighborhood associations, and Citizen Involvement Committee on 
September 15. Notice of the application was provided in the October citywide utility bill. In addition, the 
HNA was presented to the Citizen Involvement Committee at their October 4th meeting, and notice of 
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the HNA was emailed to the Development Stakeholder Group in October.  Notice of this Legislative 
application was emailed to a variety of agencies, the neighborhood associations, and the Citizen 
Involvement Committee on October 4. 
 

Goal 1.4 – Community Involvement 
Provide complete information for individuals, groups, and communities to participate in public 
policy planning and implementation of policies. 

 
Finding: Complies as Proposed. The City of Oregon City held public meetings presenting the results of 
the Housing Needs Analysis report on July 28, 2021, with the OC 2040 Project Advisory Team (PAT), and 
on September 7, 2021, with the Oregon City Planning Commission and City Commission. Both meetings 
provided an opportunity to learn about the analysis, ask questions, and provide input into the outcomes 
of the analysis. The draft Housing Needs Analysis was made available on the OC 2040 PAT web page and 
again in the joint Oregon City Planning Commission and City Commission packet. A project website was 
established, and emailed notice of the draft HNA was sent to the Development Stakeholders Group, 
neighborhood associations, and Citizen Involvement Committee on September 15. Notice of the 
application was provided in the October citywide utility bill. In addition, the HNA was presented to the 
Citizen Involvement Committee at their October 4th meeting and notice of the HNA was emailed to the 
Development Stakeholder Group in October.  Notice of this Legislative application was emailed to a 
variety of agencies, the neighborhood associations, and the Citizen Involvement Committee on October 
4. 
 

Policy 1.4.1 Notify citizens about community involvement opportunities when they occur. 
 

Finding: Complies as Proposed. Opportunities to become involved in the PAT meeting were noticed a 
week in advance of the meeting and the joint Oregon City Planning Commission and City Commission 
was also noticed. A project website was established and emailed notice of the draft HNA was sent to the 
Development Stakeholders Group, neighborhood associations, and Citizen Involvement Committee on 
September 15. Notice of the application was provided in the October citywide utility bill. Notice of this 
Legislative application was emailed to a variety of agencies, the neighborhood associations, and the 
Citizen Involvement Committee on October 4. 
 

Comprehensive Plan Section 2 Land Use 
 

Goal 2.1 Efficient Use of Land 
Ensure that property planned for residential, commercial, office, and industrial uses is used 
efficiently and that land is developed following principles of sustainable development. 
 

Finding: Complies as Proposed. The Housing Needs Analysis developed an inventory of buildable land 
where housing is allowed with clear and objective standards. The inventory included all land in 
residential plan designations, as well as land in the Mixed-Use Corridor, Mixed-Use Downtown, and 
General Commercial designations. The inventory identified vacant and partially vacant land, excluding 
land with development constraints that prohibit development. These development constraints included: 
land within floodplains and floodways, land within natural resource protection areas, land with slopes 
over 25%, and land in geologic hazards.  
 
The Housing Needs Analysis forecast the future of Oregon City's housing mix in accordance with the 
requirements of OAR 660-007-0030 (1), which says that Oregon City must "…provide the opportunity for 
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at least 50 percent of new residential units to be attached single-family housing or multiple family 
housing…" The Housing Needs Analysis assumes that 50% of new housing in Oregon City will be single-
family detached, 20% will be single-family attached, 10% will be duplex/triplex/quadplex, and 20% will 
be multi-family with five or more units per structure. In 2015-2019, 73% of Oregon City's housing was 
single-family detached, 7% was single-family attached, 6% was duplex/triplex/quadplex, and 13% was 
multi-family with five or more units per structure 
 
The Housing Needs Analysis analyzed development densities for development occurring over the 2000 
to 2020 period. The Housing Needs Analysis analyzed assumed new development would occur at the 
same densities as it had in the past, with an increase of 3% in densities in residential plan designations 
to account for the implementation of House Bill 2001, as allowed by ORS 197.296 (6) (b).  
The overall average density for development that occurred between 2000 and 2020 was 6.6 dwelling 
units per acre. Given the existing base of buildable residential land in Oregon City and the assumptions 
above about housing mix and density, the Housing Needs Analysis shows that Oregon City is planning for 
an overall average of 9.5 dwelling units per net acre. 
 
Through these measures, residential land is used efficiently and developed sustainably. 
 

Goal 2.4 Neighborhood Livability 
Provide a sense of place and identity for residents and visitors by protecting and maintaining 
neighborhoods as the basic unit of community life in Oregon City while implementing the goals 
and policies of the other sections of the Comprehensive Plan. 
 

Finding: Complies as Proposed. The Housing Needs Analysis builds from existing master plans, such as 
the Park Place, Thimble Creek, and South End master plans. These plans determined the facilities, 
connectivity, land uses, and commercial centers in Oregon City. The Housing Needs Analysis uses 
densities from historical development and the densities currently allowed within these master plans and 
the City's Comprehensive Plan and zoning code. 
 
The Housing Needs Analysis accounts for environmental constraints, which reduce the amount of 
buildable land. These constraints include Goal 5 Natural Resources Constraints (such as regulated 
wetlands, natural resources overlay district, and landslide hazards) and Natural Hazard Constraints (such 
as floodways, 100-year floodplain, and steep slopes).  
 
This criterion is met through use of historical development policies, current densities allowed within the 
master plans and the City's Comprehensive Plan and zoning code, and with exclusion of environmental 
constraints from the inventory of buildable land. The HNA will not result in any change to the 
development code or automatic zoning changes. 
 

Goal 2.5 Retail and Neighborhood Commercial 
Policy 2.5.4 Encourage the development of successful commercial areas organized as centers 
surrounded by higher density housing and office uses, rather than as commercial strips adjacent 
to low-density housing.  

 
Finding: Complies as Proposed. The Housing Needs Analysis assumes that residential development will 
occur on 70% of vacant unconstrained buildable land in the Mixed-Use Plan Designation at a density of 
19.8 dwelling units per net acre, consistent with historical development densities in Mixed-Use over the 
2000 to 2020 period. The Housing Needs Analysis assumes that Mixed Use areas will develop with a 
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mixture of residential and commercial uses, both in vertical mixed-use buildings and as a mixed-use 
district.   
 

Goal 2.7 Oregon City Comprehensive Plan Land-Use Map  
Maintain the Oregon City Comprehensive Plan Land-Use Map as the official long-range planning 
guide for land-use development of the City by type, density and location. 
 

Finding: Complies as Proposed. The Housing Needs Analysis uses information about housing mix and 
density-based both on historical development patterns for the 2000 to 2020 period and the uses 
currently allowed in the Oregon City Comprehensive Plan. The buildable lands inventory identifies 
vacant, unconstrained buildable land based on the Oregon City Comprehensive Plan Land-Use Map.   
 

Policy 2.7.1 Maintain a sufficient land supply within the city limits and the Urban Growth 
Boundary to meet local, regional, and state requirements for accommodating growth. 
 

Finding: Complies as Proposed. The Housing Needs Analysis finds that Oregon City2 has sufficient 
residential capacity vacant, unconstrained buildable land in the following designations: Low-Density 
Residential, Medium Density Residential, and Mixed-Use. The Housing Needs Analysis finds that Oregon 
City has a deficit for about 169 dwelling units or 8 acres of land in the High-Density Residential 
designation.  
 
The Housing Needs Analysis recommends that Oregon City monitor land available in all plan designation 
and may look for opportunities for redevelopment on underutilized land to address the minor deficit of 
high-density residential land. Through the OC 2040 project, the City will identify opportunities to meet 
the identified land deficit in the High-Density Residential designation.   
 

Goal 3: Agricultural Lands 
Finding:  Not Applicable. Goal 3 is not applicable. 
 

Goal 4: Forest Lands  
Finding: Not Applicable. Goal 4 is not applicable. 
 

Goal 5: Open Spaces, Scenic and Historic Areas, and Natural Resources  
Finding: Complies as Proposed. Goal 5 requires the City to inventory, protect and conserve natural, 
scenic, and historic resources within the City. The buildable land inventory conducted as part of the 
Housing Needs Analysis addresses areas that the City has identified as natural resources through its Goal 
5 inventory, regional inventories of natural resources, and associated development code requirements 
intended to protect, conserve or minimize impacts to these resources. The BLI identifies these areas as 
"constrained" consistent with City development code standards and policies and assumes no for future 
housing in these areas. Through this analysis process and continued implementation of the City's 
policies and standards associated with natural resource protection, City staff find the requirements of 
Goal 5 have been met. 
 

Goal 6: Quality of Air, Water, and Land Resources 

                                                           
2 Oregon City includes land within the city limits and UGB areas adjacent to Oregon City that are expected to annex 
into Oregon City in the future. The UGB areas include the buildable lands inventory and forecasted household 
growth in TAZs 726, 733, and 740. 
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Finding: Not Applicable. Goal 6 requires local comprehensive plans and implementing measures to be 
consistent with state and federal regulations. By complying with applicable air, water, and land resource 
quality policies in the Oregon City Comprehensive Plan, City staff find the requirements of Goal 6 have 
been properly addressed. 
 

Goal 7: Natural Hazards 
Finding: Complies as Proposed. Goal 7 requires that jurisdictions apply appropriate safeguards when 

planning development in areas that are subject to natural hazards such as flood hazards.  

The identified natural hazards in Oregon City are flooding and landslide hazards. Land within the 

floodway is considered unsuitable for urban development. The alternatives analysis considered lands 

within the 100-year floodplain, steep slopes, and areas with landslide hazards to be unbuildable and 

excluded from the inventory of vacant, unconstrained buildable land. The requirements of Goal 7 have 

been properly addressed. 

Goal 8: Parks and Recreation 
Finding: Not Applicable. Goal 8 is not applicable. 
 

Goal 9: Economic Development 
Finding: Not Applicable. Goal 9 is not applicable. 
 

Goal 10: Housing 
Policy 10.1.1 Maintain the existing residential housing stock in established older neighborhoods 
by maintaining existing Comprehensive Plan and zoning designations where appropriate. 

Finding: Complies as Proposed. The Housing Needs Analysis assumes that vacant, unconstrained 
buildable land in existing residential Comprehensive Plan Designations will develop at densities 
consistent with historical development in each designation and the densities currently allowed within 
these master plans and the City's Comprehensive Plan and zoning code. The Housing Needs Analysis 
does not pose changes to the existing Comprehensive Plan or zoning maps. This criterion is met. 
 

Policy 10.1.3 Designate residential land for a balanced variety of densities and types of housing, 
such as single-family attached and detached, and a range of multi-family densities and types, 
including mixed-use development. 

Finding: Not Applicable. The Oregon City Comprehensive Plan Land-Use Map has designated land for a 
balanced variety of densities and housing types. No changes to the map are proposed. This criterion is 
met. 
 

Policy 10.1.4 Aim to reduce the isolation of income groups within communities by encouraging 
diversity in housing types within neighborhoods consistent with the Clackamas County 
Consolidated Plan, while ensuring that needed affordable housing is provided. 

Finding: Complies as Proposed. The Housing Needs Analysis forecasts increases in housing diversity of 
housing types in Oregon City as follows: 50% of new housing will be single-family detached (compared 
with 73% of existing housing stock); 20% of new housing will be single-family attached (compared with 
7% of existing housing stock); 10% of new housing will be duplex/triplex/quadplex (compared with 6% of 
existing housing stock); and 20% of new housing will be multi-family with five or more units per 
structure (compared with 13% of existing housing stock). 
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The Housing Needs Analysis finds that Oregon City has an unmet need for affordable housing. About 
34% of households in Oregon City are cost burdened (i.e., spending 30% or more of their income on 
housing costs), with 50% of renter households cost-burdened. As the City grows through 2041, the need 
for affordable housing will grow with population, with about 26% of new households needing housing 
affordable to households earning less than 50% of Clackamas County's Median Family Income ($46,000) 
and 21% of new households needing housing affordable to households earning between 50% and 80% 
of Clackamas County's Median Family Income ($46,000 to $74,000). 
 
The lack of affordability will continue to be a problem, possibly growing in the future if incomes continue 
to grow at a slower rate than housing costs. The Housing Needs Analysis recommends that Oregon City 
should provide opportunities for affordable housing development for both rental and ownership over 
the 20-year period, and the City should look for opportunities for affordable housing development for all 
housing types. 
 
Through the OC 2040 project, Oregon City will develop policies to respond to the unmet need for 
affordable housing to respond to needs identified in the Housing Needs Analysis. This criterion is met.  
 

Goal 10.2 Supply of Affordable Housing Provide and maintain an adequate supply of affordable 
housing. 

Finding: Complies as Proposed. The Housing Needs Analysis identifies need for additional affordable 
housing and recommends the City should develop policies to support production of affordable housing. 
Through the OC 2040 project, Oregon City will develop policies to respond to the unmet need for 
affordable housing to respond to the needs identified in the Housing Needs Analysis. 
 

Policy 10.2.1 Retain affordable housing potential by evaluating and restricting the loss of land 
reserved or committed to residential use. When considering amendments to the Comprehensive 
Plan Land-Use Map, ensure that potential loss of affordable housing is replaced. 

Finding: Complies as Proposed. The Housing Needs Analysis does not propose actions that will result in 
loss of land for residential uses or changes to the Comprehensive Plan Land-Use Map. This criterion is 
not applicable. 
 

Goal 11: Public Facilities 
Finding: Not Applicable. Goal 11 is not applicable as no changes are proposed to the Comprehensive 
Plan Land-Use Map or zoning map and future development densities are consistent with historical or 
currently allowed development densities. 
 

Goal 12: Transportation 
Finding: Not Applicable. Goal 12 is not applicable as no changes are proposed to the Comprehensive 
Plan Land-Use Map or zoning map and future development densities are consistent with historical or 
currently allowed development densities. 
 

Goal 13 – Energy 
Finding: Not Applicable. Goal 13 is not applicable. 
 

Section 14 Urbanization 
Finding: Not Applicable. Goal 14 is not applicable as no change is proposed to the Metro Urban Growth 
Boundary. 
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Goal 14.1 Urban Growth Boundary Establish, and amend when appropriate, the Urban Growth Boundary 
in the unincorporated area around the City that contains sufficient land to accommodate growth during 
the planning period for a full range of city land uses, including residential, commercial, industrial, and 
institutional. 
 
Policy 14.1.1 The Urban Growth Boundary shall conform to Title 11 of the Code of the Metropolitan 
Service District and will provide sufficient land to accommodate 20-year urban land needs, resulting in 
efficient urban growth and a distinction between urban uses and surrounding rural lands, and 
promoting appropriate infill and redevelopment in the City 
 

Section 15 Willamette River Greenway 
Finding: Not Applicable. Goal 15 is not applicable as no changes are proposed to the Comprehensive 
Plan Land-Use Map or zoning map and future development densities are consistent with historical or 
currently allowed development densities. 
 
Statewide Planning Goals 
 

Goal 1 Citizen Involvement 
Finding: Complies as Proposed. Goal 1 calls for the opportunity for citizens to be involved in all phases 

of the planning process. The public was provided the opportunity to be involved in the decision-making 

process regarding the Housing Needs Analysis through public meetings (in-person and by video 

conference), including: (1) the OC 2040 Project Advisory Team (PAT) on July 28, 2021 and (2) a joint 

work session with the Oregon City Planning Commission and City Commission September 7, 2021. 

Notice of the project was sent to the neighborhood associations, Citizen Involvement Committee, and 

the Development Stakeholders Group. The Citizen Involvement Committee will heard a presentation on 

October 4 and the CIC and neighborhood associations were emailed the legislative notice later the same 

day. 

A project website was established and emailed notice of the draft HNA was sent to the Development 
Stakeholders Group, neighborhood associations, and Citizen Involvement Committee on September 15. 
Notice of the application was provided in the October citywide utility bill. 

 
Goal 2 Land Use Planning 

Finding: Complies as Proposed. Goal 2 outlines the basic procedures of Oregon's statewide planning 

program, stating that land use decisions must be made in accordance with comprehensive plans and 

that effective implementation ordinances must be adopted.  

In the process of developing the housing needs analysis, the City inventoried existing residential land uses, 
projected suitable land needs by land use classifications, and compared these needs with buildable land 
within Oregon City. The Housing Needs Analysis finds that Oregon City has sufficient residential capacity 
vacant, unconstrained buildable land in the following designations: Low Density Residential, Medium 
Density Residential, and Mixed Use. The Housing Needs Analysis finds that Oregon City has a deficit for 
about 169 dwelling units or 8 acres of land in the High Density Residential designation. The requirements 
of Goal 2 are met. 
 

Goal 3: Agricultural Lands 
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Finding: Not Applicable. Goal 3 is not applicable. 
 

Goal 4: Forest Lands  
Finding: Not Applicable. Goal 4 is not applicable. 
 

Goal 5: Open Spaces, Scenic and Historic Areas, and Natural Resources  
Finding: Complies as Proposed. Goal 5 requires the City to inventory, protect and conserve natural, 
scenic and historic resources within the City. The buildable land inventory conducted as part of the 
Housing Needs Analysis addresses areas that the City has identified as natural resources through its Goal 
5 inventory, regional inventories of natural resources, and associated development code requirements 
intended to protect, conserve or minimize impacts to these resources. The BLI identifies these areas as 
"constrained" consistent with City development code standards and policies and assumes no for future 
housing in these areas. Through this analysis process and continued implementation of the City's 
policies and standards associated with natural resource protection, the requirements of Goal 5 have 
been met. 
 

Goal 6: Quality of Air, Water, and Land Resources 
Finding: Not Applicable. Goal 6 requires local comprehensive plans and implementing measures to be 
consistent with state and federal regulations. By complying with applicable air, water, and land resource 
quality policies in the Oregon City Comprehensive Plan, the requirements of Goal 6 have been properly 
addressed. 
 

Goal 7: Natural Hazards 
Finding: Complies as Proposed. Goal 7 requires that jurisdictions apply appropriate safeguards when 

planning development in areas that are subject to natural hazards such as flood hazards.  

The identified natural hazards in Oregon City are flooding and landslide hazards. Land within the 

floodway is considered unsuitable for urban development. The alternatives analysis considered lands 

within the 100-year floodplain, steep slopes, and areas with landslide hazards to be unbuildable and 

excluded from the inventory of vacant, unconstrained buildable land. The requirements of Goal 7 have 

been properly addressed. 

Goal 8 Recreational Needs 
Finding: Not Applicable. Goal 8 is not applicable. 
 

Goal 9 Economic Development 
Finding: Not Applicable. Goal 9 is not applicable. 
 

Goal 10 Housing 
Finding: Complies as Proposed. Goal 10 requires the City to maintain and plan for an adequate supply of 
land to accommodate 20 years of future growth, providing flexibility in housing location, type, and 
density to ensure the availability and prices of housing units are commensurate with the needs and 
financial capabilities of Oregon households. Comprehensive plans are required to include an analysis of 
local housing needs by type and affordability, an assessment of housing development potential, and an 
inventory of residential land; contain policies for residential development and supportive services based 
on that analysis that increase the likelihood that needed housing types will be developed; and provide 
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for an adequate supply of a variety of housing types consistent with identified policies and meeting 
minimum density and housing mix requirements (established by OAR 660, Division 007).  

The Housing Needs Analysis, which is proposed to be adopted as an ancillary document to the  
Comprehensive Plan, provides information about the factors that could affect housing development, 
including demographics, affordability trends, workforce housing availability, market health, and 
regulatory structure. The Housing Needs Analysis includes the City's buildable lands inventory for 
residential within Oregon City and UGB areas outside of the city limits but within the UGB.3  

The Housing Needs Analysis finds that Oregon City has sufficient residential capacity vacant, 
unconstrained buildable land in the following designations: Low-Density Residential, Medium Density 
Residential, and Mixed-Use. The Housing Needs Analysis finds that Oregon City has a deficit for about 
169 dwelling units or 8 acres of land in the High-Density Residential designation.  

The Housing Needs Analysis is intended to identify unmet housing needs. Future policy work in the OC 
2040 project, will identify remedies to the unmet housing needs. The Housing Needs Analysis 
recommends that Oregon City monitor land available in all plan designation and may look for 
opportunities for redevelopment on underutilized land to address the minor deficit of high-density 
residential land. Through the OC 2040 project, Oregon City will develop policies to respond to the unmet 
need for affordable housing to respond to the needs identified in the Housing Needs Analysis and the 
identified land deficit in the High-Density Residential designation.  

The proposed HNA will repeal and replace the 2002 housing analysis which was adopted in 2004 as an 
ancillary document to the Comprehensive Plan. This criterion is met. 

Consistency with the Metropolitan Planning Rule 

Cities within the Portland Metropolitan region must comply with two requirements related to the 
capacity of buildable land. Both requirements are found in Oregon Administrative Rule (OAR) 660-007. 
The two rules state that:  

 Jurisdictions other than small developed cities must either designate sufficient buildable land to 
provide the opportunity for at least 50 percent of new residential units to be attached single 
family housing or multiple family housing or justify an alternative percentage based on changing 
circumstances. (OAR 660-007-0030 (1))  

 Clackamas and Washington Counties, and the cities of Forest Grove, Gladstone, Milwaukie, 
Oregon City, Troutdale, Tualatin, West Linn and Wilsonville must provide for an overall density of 
eight or more dwelling units per net buildable acre. (OAR 660-007-0035 (2))  

Oregon City is in compliance with both these requirements.  

 The Housing Needs Analysis forecasts increases in housing diversity of housing types in Oregon 
City as follows: 50% of new housing will be single-family detached (compared with 73% of 
existing housing stock); 20% of new housing will be single-family attached (compared with 7% of 
existing housing stock); 10% of new housing will be duplex/triplex/quadplex (compared with 6% 

                                                           
3 The UGB areas include the forecasted household growth in TAZs 726, 733, and 740. 
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of existing housing stock); and 20% of new housing will be multi-family with five or more units 
per structure (compared with 13% of existing housing stock). 

 The Housing Needs Analysis shows that Oregon City is planning for an overall average of 9.5 
dwelling units per net acre, as a result of the existing base of buildable residential land in 
Oregon City and the assumptions above about housing mix and density. 

This criterion is met. 
 

Goal 11 Public Facilities and Services 
Finding: Not Applicable. Goal 11 is not applicable as no changes are proposed to the Comprehensive 
Plan Land-Use Map or zoning map and future development densities are consistent with historical or 
currently allowed development densities. 
 

Goal 12 Transportation 
Finding: Not Applicable. Goal 12 is not applicable as no changes are proposed to the Comprehensive 
Plan Land-Use Map or zoning map and future development densities are consistent with historical or 
currently allowed development densities. 
 

Goal 13 Energy Conservation 
Finding: Not Applicable. Goal 13 is not applicable. 
 

Goal 14 Urbanization 
Finding: Not Applicable. Goal 14 is not applicable as no change is proposed to the Metro Urban Growth 
Boundary, which Oregon City is within. 
 

Goal 15 Willamette River Greenway 
Finding: Not Applicable. Goal 15 is not applicable as no changes are proposed to the Comprehensive 
Plan Land-Use Map or zoning map and future development densities are consistent with historical or 
currently allowed development densities. 
 

Goal 16 Estuarine Resources 
Finding: Not Applicable. Goal 16 is not applicable. 
 

Goal 17 Coastal Shorelands 
Finding: Not Applicable. Goal 17 is not applicable. 
 

Goal 18 Beaches and Dunes 
Finding: Not Applicable. Goal 18 is not applicable. 
 

Goal 19 Ocean Resources 
Finding: Not Applicable. Goal 19 is not applicable. 
 

Chapter 17.50 Administration and Procedures 
17.50.050 – Pre-application conference.  
A.  Pre-application Conference.  Prior to a Type II – IV or Legislative application, excluding Historic 

Review, being deemed complete, the applicant shall schedule and attend a pre-application 
conference with City staff to discuss the proposal, unless waived by the Community 
Development Director. The purpose of the pre-application conference is to provide an 
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opportunity for staff to provide the applicant with information on the likely impacts, 
limitations, requirements, approval standards, fees and other information that may affect the 
proposal.  

1. To schedule a pre-application conference, the applicant shall contact the Planning 
Division, submit the required materials, and pay the appropriate conference fee.  

2. At a minimum, an applicant should submit a short narrative describing the proposal 
and a proposed site plan, drawn to a scale acceptable to the City, which identifies the 
proposed land uses, traffic circulation, and public rights-of-way and all other required 
plans.   

3. The Planning Division shall provide the applicant(s) with the identity and contact 
persons for all affected neighborhood associations as well as a written summary of 
the pre-application conference.  

B.  A pre-application conference shall be valid for a period of six months from the date it is held. 
If no application is filed within six months of the conference or meeting, the applicant shall 
schedule and attend another conference before the City will accept a permit application. The 
Community Development Director may waive the pre-application requirement if, in the 
Director's opinion, the development has not changed significantly and the applicable 
municipal code or standards have not been significantly amended. In no case shall a pre-
application conference be valid for more than one year. 

C. Notwithstanding any representations by City staff at a pre-application conference, staff is not 
authorized to waive any requirements of this code, and any omission or failure by staff to 
recite to an applicant all relevant applicable land use requirements shall not constitute a 
waiver by the City of any standard or requirement. 

Finding: Complies as Proposed. The proposed Legislative application held a pre-application conference 
(PA 21-36) on September 1 including discussion of the review process and applicable criteria. 
 

17.50.055 - Neighborhood association meeting.  
  Neighborhood Association Meeting. The purpose of the meeting with the recognized neighborhood 

association is to inform the affected neighborhood association about the proposed development 
and to receive the preliminary responses and suggestions from the neighborhood association 
and the member residents.  
A.  Applicants applying for annexations, zone change, comprehensive plan amendments, 

conditional use, Planning Commission variances, subdivision, or site plan and design review 
(excluding minor site plan and design review), general development master plans or 
detailed development plans applications shall schedule and attend a meeting with the City-
recognized neighborhood association in whose territory the application is proposed no 
earlier than one year prior to the date of application.  Although not required for other 
projects than those identified above, a meeting with the neighborhood association is highly 
recommended.  

B.   The applicant shall request via email or regular mail a request to meet with the 
neighborhood association chair where the proposed development is located.  The notice 
shall describe the proposed project.  A copy of this notice shall also be provided to the chair 
of the Citizen Involvement Committee.  

C.  A meeting shall be scheduled within thirty days of the date that the notice is sent. A meeting 
may be scheduled later than thirty days if by mutual agreement of the applicant and the 
neighborhood association. If the neighborhood association does not want to, or cannot 
meet within thirty days, the applicant shall host a meeting inviting the neighborhood 
association, Citizen Involvement Committee, and all property owners within three hundred 
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feet to attend.  This meeting shall not begin before six p.m. on a weekday or may be held 
on a weekend and shall occur within the neighborhood association boundaries or at a City 
facility.   

D.  If the neighborhood association is not currently recognized by the City, is inactive, or does 
not exist, the applicant shall request a meeting with the Citizen Involvement Committee.  

E.  To show compliance with this section, the applicant shall submit a copy of the email or mail 
notice to the neighborhood association and CIC chair, a sign-in sheet of meeting attendees, 
and a summary of issues discussed at the meeting. If the applicant held a separately noticed 
meeting, the applicant shall submit a copy of the meeting flyer, postcard or other 
correspondence used, and a summary of issues discussed at the meeting and submittal of 
these materials shall be required for a complete application.  

Finding: Complies as Proposed. The criterion is not applicable to the Legislative application proposed, 
however, the Citizen Involvement Committee heard a presentation of the Housing Needs Analysis on 
October 4.   
 

Metro Requirements 

The Metro UGMFP provides tools to meet regional goals and objectives adopted by Metro Council, 
including the 2040 Growth Concept and the Regional Framework Plan. Under the Metro Charter, the 
City of Oregon City's Comprehensive Plan and implementing ordinances are required to comply and be 
consistent with the UGMFP. The UGMFP consists of 11 code titles with policies and compliance 
procedures for the following topics:  

 Title 1: Housing Capacity 

 Title 3: Water Quality and Flood Management (not applicable) 

 Title 4: Industrial and Other Employment Areas (not applicable) 

 Title 6: Centers, Corridors, Station Communities and Main Streets (not applicable)  

 Title 7: Housing Choice 

 Title 8: Compliance Procedures 

 Title 10: Definitions (not applicable) 

 Title 11: Planning for New Urban Areas (not applicable) 

 Title 12: Protection of Residential Neighborhoods (not applicable) 

 Title 13: Nature in Neighborhoods (not applicable) 

 Title 14: Urban Growth Boundary (not applicable)  

Metro requires "substantial compliance" with requirements in the UGMFP. Per the definition in Title 10, 
"substantial compliance" means that the City's Comprehensive Plan conforms with the purposes of the 
performance standards in the functional plan "on the whole." Any failure to meet individual 
performance standard requirements is considered technical or minor in nature.  

The findings below address applicable Titles of the UGMFP. Based on the findings described below, the 
proposed Comprehensive Plan Amendment substantially complies with all applicable titles of the 
UGMFP.  

Title 1: Housing Capacity 
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Finding: Complies as Proposed. Title 1 of the UGMFP is intended to promote efficient land use within 
the Metro urban growth boundary (UGB) by increasing the capacity to accommodate housing. Title 1 
requires the City to adopt minimum residential development density standards by March 2011. If the 
City did not adopt a minimum density by March 2011, the City must adopt a minimum density that is at 
least 80 percent of the maximum density. Title 1 also provides measures to decrease development 
capacity in selected areas by transferring the capacity to other areas of the community. This may be 
approved as long as the community's overall capacity is not reduced.  

Oregon City has established minimum densities in its Zoning Code (Title 17: Zoning of the Oregon City 
Municipal Code) for each residential base zone. These minimum and maximum densities comply with 
Title 1 for all zones where residential dwelling units are authorized.  

The Housing Needs Analysis replaces the existing factual basis in the Oregon City Comprehensive Plan 
and does not reduce densities or make any changes to land use designations or zoning. The Housing 
Needs Analysis assumes increases in housing diversity, with an increase in the share of new housing that 
will be attached or multi-family housing types. The Housing Needs Analysis assumes no decrease in 
densities and an overall increase in average density resulting from the increase in the future share of 
attached and multi-family housing types. Further, Metro's 2019 Compliance Report (the most recent 
report available) concludes that Oregon City is in compliance for the City's Title 1 responsibilities. 

Based on the findings above, the Housing Needs Analysis is consistent with Title 1.  

Title 7: Housing Choice 

Finding: Complies as Proposed. Title 7 of Metro's Urban Growth Management Functional Plan is 
designed to ensure the production of affordable housing in the Metro UGB. Each City and county within 
the Metro region is encouraged to voluntarily adopt an affordable housing production goal. Each 
jurisdiction within the Metro region is required to ensure that their comprehensive plans and 
implementing ordinances include strategies to:  

 Ensure the production of a diverse range of housing types;  

 Maintain the existing supply of affordable housing, increase opportunities for new affordable 
housing dispersed throughout their boundaries; and  

 Increase opportunities for households of all income levels to live in affordable housing 
(3.07.730). 

The Housing Needs Analysis assumes that the diversity of housing types will increase in Oregon City. The 

Housing Needs Analysis shows that Oregon City has sufficient residential capacity vacant, unconstrained 

buildable land in the following designations: Low-Density Residential, Medium Density Residential, and 

Mixed Use. The Housing Needs Analysis finds that Oregon City has a deficit for about 169 dwelling units 

or 8 acres of land in the High Density Residential designation. The Housing Needs Analysis recommends 

that Oregon City monitor land available in all plan designation and may look for opportunities for 

redevelopment on underutilized land to address the minor deficit of high-density residential land. 

The Housing Needs Analysis finds that Oregon City has an unmet need for affordable housing. About 
34% of households in Oregon City are cost burdened (i.e., spending 30% or more of their income on 
housing costs), with 50% of renter households cost-burdened. As the City grows through 2041, the need 
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for affordable housing will grow with population, with about 26% of new households needing housing 
affordable to households earning less than 50% of Clackamas County's Median Family Income ($46,000) 
and 21% of new households needing housing affordable to households earning between 50% and 80% 
of Clackamas County's Median Family Income ($46,000 to $74,000). 

The Housing Needs Analysis is intended to identify unmet housing needs. Future policy work, in the OC 
2040 project, will identify remedies to the unmet housing needs. The Housing Needs Analysis 
recommends that Oregon City should provide opportunities for affordable housing development for 
both rental and ownership over the 20-year period, and the City should look for opportunities for 
affordable housing development for all housing types. Through the OC 2040 project, Oregon City will 
develop policies to respond to the unmet need for affordable housing. In addition, Metro's 2019 
Compliance Report concludes that Oregon City is in compliance for the City's Title 7 responsibilities.  

Based on the findings above, the Housing Needs Analysis is consistent with Title 7.  

Title 8: Compliance Procedures 

Finding: Complies as Proposed. Title 8 establishes a process for ensuring compliance with the 
requirements of the UGMFP. An amendment to the City comprehensive plan or land use regulations is 
deemed to comply with the UGMFP only if the City provided notice to Metro as required by section 
3.07.820(a). The City of Oregon City will provide Metro with a copy of the draft Housing Needs Analysis 
via Oregon Department of Land Conservation and Development's Plan Amendments (PAPA) website at 
least 35 days prior to the first evidentiary hearing.  

Based on the findings above, the Comprehensive Plan Amendment is consistent with Title 8.  

III. RECOMMENDATION 
Based on the findings in this report, staff recommends approval of files GLUA 21-00057 and LEG 21-

00004.   If the Planning Commission recommends approval to the City Commission, the 

recommendation will be accompanied by Ordinance 21-1014. 

 

IV. EXHIBITS 
 
1a. Draft Housing Needs Analysis, dated August 30, 2021 
1b. Application Materials 
2. Public Comments 
3. 2002 Housing Resource Document for the City of Oregon City Comprehensive Plan 

 

 

Page 138

Item 8b.



�

ȱ

ȱ

ȱ

City�of�Oregon�City�
2021—2041�Housing�Needs�Analysis�

�

August�2021�

Prepared�for:�City�of�Oregon�City�

Draft�Report�

�

�

�

�

�

�

KOIN�Center�
222�SW�Columbia�Street�

Suite�1600�
Portland,�OR�97201�

503-222-6060�
ȱ

ȱ

Page 139

Item 8b.



�

ȱ

ȱ

ȱ

ȱ

ȱ

This�page�intentionally�blank�

ȱ ȱ

Page 140

Item 8b.



�

Table�of�Contents�

EXECUTIVE�SUMMARY�............................................................................................................................................�I�

1.� INTRODUCTION�.............................................................................................................................................�1�
FRAMEWORK�FOR�A�HOUSING�NEEDS�ANALYSIS�...............................................................................................................�1�
ORGANIZATION�OF�THIS�REPORT�...................................................................................................................................�5�

2.� BUILDABLE�LANDS�INVENTORY�......................................................................................................................�6�
DEFINITIONS�.............................................................................................................................................................�6�
DEVELOPMENT�CONSTRAINTS�.......................................................................................................................................�7�
BUILDABLE�LANDS�INVENTORY�RESULTS�..........................................................................................................................�8�

3.� HISTORICAL�AND�RECENT�DEVELOPMENT�TRENDS�......................................................................................�14�
DATA�USED�IN�THIS�ANALYSIS.....................................................................................................................................�15�
TRENDS�IN�HOUSING�MIX�..........................................................................................................................................�17�
TRENDS�IN�HOUSING�DENSITY�....................................................................................................................................�18�
TRENDS�IN�TENURE�...................................................................................................................................................�19�
VACANCY�RATES�......................................................................................................................................................�21�
PUBLICLY�SUPPORTED�HOUSING�.................................................................................................................................�22�
MANUFACTURED�HOMES�..........................................................................................................................................�23�

4.� DEMOGRAPHIC�AND�OTHER�FACTORS�AFFECTING�RESIDENTIAL�DEVELOPMENT�IN�OREGON�CITY..............�24�
DEMOGRAPHIC�AND�SOCIOECONOMIC�FACTORS�AFFECTING�HOUSING�CHOICE�....................................................................�25�
REGIONAL�AND�LOCAL�DEMOGRAPHIC�TRENDS�THAT�MAY�AFFECT�HOUSING�NEED�IN�OREGON�CITY�.......................................�36�
REGIONAL�AND�LOCAL�TRENDS�AFFECTING�HOUSING�AFFORDABILITY�.................................................................................�49�

5.� HOUSING�NEED�IN�OREGON�CITY�.................................................................................................................�64�
PROJECT�NEW�HOUSING�UNITS�NEEDED�IN�THE�NEXT�20�YEARS�.......................................................................................�64�

6.� OREGON�CITY’S�RESIDENTIAL�LAND�SUFFICIENCY�........................................................................................�75�
CAPACITY�ANALYSIS�..................................................................................................................................................�75�
RESIDENTIAL�LAND�SUFFICIENCY�.................................................................................................................................�77�
FINDINGS�AND�RECOMMENDATIONS�............................................................................................................................�78�

APPENDIX�A:�BUILDABLE�LANDS�INVENTORY�METHODOLOGY�............................................................................�81�
METHODOLOGY�.......................................................................................................................................................�81�

ȱ

ȱ ȱ

Page 141

Item 8b.



�

ȱ

ȱ

ȱ

ȱ

ȱ

ȱ

This�page�intentionally�blank�

ȱ

ȱ

Page 142

Item 8b.



�

ECONorthwest�� Draft�Oregon�City�Housing�Needs�Analysis� i�

Executive�Summary�

ThisȱreportȱpresentsȱOregonȱCityȂsȱHousingȱNeedsȱAnalysisȱ(HNA)ȱforȱtheȱ2021ȱtoȱ2041ȱperiod.ȱ
Itȱisȱintendedȱtoȱcomplyȱwithȱstatewideȱplanningȱpoliciesȱthatȱgovernȱplanningȱforȱhousingȱandȱ
residentialȱdevelopment,ȱincludingȱGoalȱ10ȱ(Housing),ȱOARȱ660ȱDivisionȱ7,ȱandȱOARȱ660ȱ
Divisionȱ8.ȱTheȱmethodsȱusedȱforȱthisȱstudyȱgenerallyȱfollowȱtheȱPlanningȱforȱResidentialȱGrowthȱ
guidebook,ȱpublishedȱbyȱtheȱOregonȱTransportationȱandȱGrowthȱManagementȱProgramȱ(1996).ȱ

OregonȱCityȱisȱcurrentlyȱinȱtheȱprocessȱofȱupdatingȱtheȱcityȂsȱComprehensiveȱPlanȱasȱpartȱofȱtheȱ
OC2040ȱComprehensiveȱPlanȱUpdate.ȱPartȱofȱthisȱprocessȱincludesȱupdatingȱtheȱHousingȱ
ElementȱwithȱrecentȱinformationȱaboutȱOregonȱCityȂsȱhousingȱmarketȱandȱforecastedȱhousingȱ
needsǰȱalongȱwithȱdataȱonȱOregonȱCityȂsȱdemographicȱandȱsocioeconomicȱtrendsǯȱInȱŘŖŗşǰȱ
OregonȱCityȱparticipatedȱinȱaȱpreliminaryȱhousingȱneedsȱanalysisȱprocessȱthroughȱtheȱ
developmentȱofȱtheȱClackamasȱCountyȱHNA.ȱThisȱreportȱbuildsȱonȱtheȱinformationȱpresentedȱ
forȱOregonȱCityȱinȱthatȱprojectȱandȱprovidesȱupdatedȱdataȱwhereȱnecessary.ȱȱȱ

OregonȱCityȱgrewȱfromȱ14,968ȱpeopleȱinȱ1990ȱtoȱ35,570ȱpeopleȱinȱ2019.ȱThisȱisȱanȱadditionȱofȱ
19,242ȱpeopleȱorȱ131%ȱgrowth.ȱDuringȱtheȱ2015ȱtoȱ2020ȱperiod,ȱmedianȱhousingȱpricesȱinȱ
OregonȱCityȱincreasedȱfromȱaboutȱ$350,000ȱinȱ2015ȱtoȱ$545,000ȱinȱ2021,ȱaȱ55%ȱincreaseȱ
consistentȱwithȱsalesȱpriceȱgrowthȱinȱClackamasȱCounty.ȱRatesȱofȱcostȱburdenȱinȱOregonȱCityȱ
variedȱfromȱ28%ȱforȱhomeownersȱandȱ50%ȱforȱrentersȱ(35%ȱofȱoverall)ȱinȱtheȱ2012-2016ȱ
AmericanȱCommunityȱSurveyȱ(ACS)ȱ5-yearȱestimateȱperiod.ȱȱ

ThisȱreportȱprovidesȱOregonȱCityȱwithȱaȱfactualȱbasisȱtoȱupdateȱtheȱCityȂsȱComprehensiveȱPlanȱ
andȱzoningȱcode,ȱandȱtoȱsupportȱfutureȱplanningȱeffortsȱrelatedȱtoȱhousingȱasȱwellȱasȱoptionsȱ
forȱaddressingȱunmetȱhousingȱneedsȱinȱOregonȱCity.ȱThisȱreportȱprovidesȱinformationȱtoȱinformȱ
futureȱplanningȱefforts,ȱincludingȱdevelopmentȱandȱredevelopment.ȱThisȱreportȱprovidesȱtheȱ
CityȱwithȱinformationȱaboutȱtheȱhousingȱmarketȱinȱOregonȱCityȱandȱdescribesȱtheȱfactorsȱthatȱ
willȱaffectȱfutureȱhousingȱdemandȱinȱOregonȱCity,ȱsuchȱasȱchangingȱdemographics.ȱThisȱ
analysisȱwillȱhelpȱdecisionȱmakersȱunderstandȱwhetherȱOregonȱCityȱhasȱenoughȱlandȱtoȱ
accommodateȱgrowthȱoverȱtheȱnextȱ20ȱyears.ȱȱ

ȱ �
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What�are�the�key�housing�needs�in�Oregon�City?�

� Demographicȱandȱeconomicȱtrendsȱwillȱdriveȱdemandȱforȱaffordableȱandȱdiverseȱ
housingȱinȱOregonȱCity.ȱKeyȱdemographicȱandȱeconomicȱtrendsȱaffectingȱOregonȱCityȂsȱ
futureȱhousingȱneedsȱareȱtheȱagingȱofȱtheȱbabyȱboomers,ȱtheȱagingȱofȱtheȱMillennialsȱandȱ
GenerationȱZ,ȱtheȱcontinuedȱgrowthȱinȱtheȱLatinxȱpopulation,ȱandȱaccessȱtoȱaȱrangeȱofȱ
housingȱtypesȱforȱpeopleȱofȱcolor.ȱ

� HousingȱaffordabilityȱisȱaȱgrowingȱchallengeȱinȱOregonȱCity.ȱHousingȱaffordabilityȱisȱ
aȱchallengeȱinȱmostȱofȱtheȱPortlandȱMetroȱregionȱinȱgeneral,ȱandȱOregonȱCityȱisȱaffectedȱ
byȱtheseȱregionalȱtrends.ȱHousingȱpricesȱareȱincreasingȱfasterȱthanȱincomesȱinȱOregonȱ
CityȱandȱMultnomahȱCounty,ȱwhichȱisȱconsistentȱwithȱstateȱandȱnationalȱchallenges.ȱ
OregonȱCityȱhasȱaȱmodestȱsupplyȱofȱmultifamilyȱhousingȱwithȱ5ȱorȱmoreȱunitsȱ(aboutȱ
13ƖȱofȱtheȱcityȂsȱhousingȱstockǼǰȱbutȱhalfȱofȱrenterȱhouseholdsȱareȱcostȱburdenedȱ(50%).ȱ
Theȱhouseholdsȱwhoȱareȱmostȱlikelyȱtoȱbeȱcostȱburdened1ȱareȱthoseȱwithȱanȱincomeȱ
belowȱ50%ȱofȱClackamasȱCountyȂsȱmedianȱfamilyȱincomeȱǻMFIǼȱforȱaȱfamilyȱofȱfourȱ
($92,000).ȱ

� OregonȱCityȂsȱkeyȱchallengeȱoverȱtheȱnextȱŘŖȱyearsȱisȱprovidingȱopportunitiesȱforȱtheȱ
developmentȱofȱrelativelyȱaffordableȱhousingȱ(bothȱforȱhouseholdsȱwithȱanȱincomeȱ
belowȱ60%ȱofȱMFIȱ($55,200),ȱwhoȱwillȱneedȱincome-restrictedȱhousing,ȱandȱforȱ
householdsȱwithȱincomesȱofȱ60%ȱtoȱ120%ȱofȱMFIȱ($55,200ȱtoȱ$110,000),ȱwhoȱcanȱ
affordȱsomeȱmarket-rateȱhousing)ȱofȱallȱtypes,ȱsuchȱasȱlower-costȱsingle-familyȱ
housing,ȱcottage,ȱtownhousesȱandȱduplexes,ȱtri-ȱandȱquadplexes,ȱmarket-rateȱ
multifamilyȱhousing,ȱandȱgovernment-subsidizedȱaffordableȱmultifamilyȱhousing.ȱȱ

� OregonȱCityȱlacksȱenoughȱhousingȱthatȱisȱaffordable,ȱbothȱforȱrenterȱandȱ
homeowners.ȱAboutȱ35%ȱofȱOregonȱCityȂsȱhouseholdsȱareȱcostȱburdenedȱǻpayingȱ30%ȱ
orȱmoreȱofȱtheirȱhouseholdȱincomeȱonȱhousingȱcosts).ȱAboutȱ50%ȱofȱOregonȱCityȂsȱ
rentersȱareȱcostȱburdenedȱandȱaboutȱ28%ȱofȱOregonȱCityȂsȱhomeownersȱareȱcostȱ
burdened.ȱOregonȱCityȂsȱlevelȱofȱcostȱburdenȱisȱsimilarȱtoȱotherȱcommunitiesȱinȱ
ClackamasȱCounty.ȱOregonȱCityȱisȱoneȱofȱtheȱlessȱaffordableȱcitiesȱforȱhomeownershipȱinȱ
theȱPortlandȱregion,ȱhouseholdsȱatȱmiddleȱandȱhighȱincomesȱ(betweenȱ$74,000ȱtoȱ
$110,000)ȱareȱlessȱableȱtoȱaffordȱhousingȱinȱOregonȱCity.ȱ

� Aboutȱ33%ȱofȱOregonȱCity’sȱhouseholdsȱareȱrenters,ȱ58%ȱofȱwhomȱliveȱinȱmultifamilyȱ
housing.ȱMedianȱrentsȱinȱOregonȱCityȱinȱ2021ȱareȱ$1,350ȱperȱmonth,ȱcomparedȱtoȱtheȱ
$1,426ȱmedianȱrentȱforȱClackamasȱCountyȱasȱaȱwhole.ȱȱ

� AȱhouseholdȱearningȱśŖƖȱofȱClackamasȱCountyȂsȱmedianȱfamilyȱincomeȱ($46,000)ȱ
couldȱaffordȱaboutȱ$1,150ȱperȱmonthȱinȱrent,ȱcomparedȱwithȱtheȱaverageȱeffectiveȱ
rentȱofȱ$1,350.ȱHowever,ȱaboutȱ20%ȱofȱOregonȱCityȂsȱhousingȱstockȱisȱmultifamilyȱ

ȱ
1ȱTheȱDepartmentȱofȱHousingȱandȱUrbanȱDevelopmentȂsȱguidelinesȱindicateȱthatȱhouseholdsȱpayingȱmoreȱthanȱ30%ȱ
ofȱtheirȱincomeȱonȱhousingȱexperienceȱȃcostȱburdenǰȄȱandȱhouseholdsȱpayingȱmoreȱthanȱśŖƖȱofȱtheirȱincomeȱonȱ
housingȱexperienceȱȃsevereȱcostȱburdenǯȄȱ
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(includingȱduplexes,ȱtriplexesȱandȱquadplexes),ȱcomparedȱtoȱ32%ȱofȱtheȱhousingȱinȱ
theȱPortlandȱRegion.ȱTheȱcomparativelyȱsmallȱshareȱofȱmultifamilyȱunitsȱmayȱ
constrainȱopportunitiesȱtoȱrentȱinȱOregonȱCity.ȱȱ

� HousingȱsalesȱpricesȱincreasedȱinȱOregonȱCityȱoverȱtheȱlastȱfiveȱyearsȱatȱaȱslightlyȱ
fasterȱrateȱthanȱentireȱCounty.ȱAȱhouseholdȱearningȱ100%ȱofȱClackamasȱCountyȂsȱ
medianȱfamilyȱincomeȱcouldȱaffordȱaȱhomeȱvaluedȱbetweenȱaboutȱ$322,000ȱtoȱ$368,000,ȱ
whichȱisȱlessȱthanȱtheȱmedianȱhomeȱsalesȱpriceȱofȱaboutȱ$545,000ȱinȱOregonȱCity.ȱAȱ
householdȱcanȱstartȱtoȱaffordȱmedianȱhomeȱsaleȱpricesȱatȱaboutȱ148ƖȱofȱOregonȱCityȂsȱ
medianȱhouseholdȱincome.ȱ

How�much�household�growth�is�Oregon�City�planning�for?�

OregonȱCityȂsȱnumberȱofȱhouseholdsȱwithinȱitsȱcityȱlimitsȱandȱUGBȱareaȱ(i.e.,ȱPlanningȱArea)ȱisȱ
projectedȱtoȱgrowȱbyȱoverȱ7,435ȱhouseholdsȱbetweenȱ2021ȱandȱ2041,ȱatȱanȱannualȱgrowthȱrateȱofȱ
372ȱunitsȱperȱyear.ȱ

Exhibit�1.�Forecast�of�Household�Growth,�Oregon�City�Planning�Area,�2021�to�2041��
Source:�Metro’s�2050�Household�Distributed�Forecast,�2021.��

14,778 22,213� 7,435�
Households�in�2021 Households�in�2041� New�households�2021-2041

How�much�housing�will�Oregon�City�need?�

Theȱhousingȱtypesȱusedȱinȱthisȱanalysisȱareȱconsistentȱwithȱneededȱhousingȱtypesȱasȱdefinedȱinȱ
ORSȱ197.303:ȱ

� Single-family�detached�includes�single-family�detached�units,�manufactured�homes�on�
lots�and�in�mobile�home�parks,�cottage�clusters,�and�accessory�dwelling�units.�

� Single-family�attached�is�all�structures�with�a�common�wall�where�each�dwelling�unit�
occupies�a�separate�lot,�such�as�row�houses�or�townhouses.�

� Duplexes,�Triplexes,�and�Quadplexes�are�a�subset�of�multifamily�attached�structures�
that�contain�two,�three�or�four�living�units�generally�on�the�same�lot.��

� Multifamily�is�all�other�attached�structures�with�five�or�more�units,�other�than�single-
family�detached�units,�manufactured�units,�duplexes,�triplexes,�quadplexes,�or�single-
family�attached�units.��

ToȱaccommodateȱtheȱcityȂsȱforecastedȱhouseholdȱgrowthǰȱOregonȱCityȱneedsȱtoȱplanȱforȱ7,435ȱ
newȱdwellingȱunitsȱbetweenȱ2021ȱandȱ2041.ȱAboutȱ3,717ȱunitsȱofȱnewȱhousingȱwillȱbeȱsingle-
familyȱdetachedȱ(50%);ȱ1,487ȱunitsȱofȱnewȱhousingȱwillȱbeȱsingle-familyȱattachedȱ(20%);ȱ744ȱ
unitsȱofȱnewȱhousingȱwillȱbeȱduplexes,ȱtriplexes,ȱorȱquadplexesȱ(10%);ȱandȱaboutȱ1,487ȱunitsȱwillȱ
beȱmultifamilyȱhousingȱwithȱfiveȱorȱmoreȱunitsȱperȱstructureȱ(30%).ȱȱȱ
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How�much�land�will�be�required�for�housing?��

Inȱtotal,ȱOregonȱCityȱisȱforecastȱtoȱgrowȱbyȱ7,435ȱdwellingȱunitsȱandȱhasȱcapacityȱforȱ7,266ȱ
dwellingȱunits.ȱExhibitȱ2ȱshowsȱaȱcomparisonȱofȱOregonȱCityȂsȱlandȱcapacityȱwithinȱtheȱ
planningȱareaȱwithȱdemandȱforȱnewȱunitsȱbyȱplanȱdesignation.ȱItȱshowsȱthatȱOregonȱCityȱhasȱnoȱ
surplusȱorȱdeficitȱofȱcapacityȱinȱtheȱlowȱandȱmediumȱdensityȱresidentialȱandȱmixed-useȱplanȱ
designations,ȱandȱaȱdeficitȱofȱ169ȱdwellingȱunitsȱ(orȱ8ȱacres)ȱofȱhighȱdensityȱresidentialȱland.ȱȱ

Exhibit�2.�Comparison�of�Capacity�of�Existing�Residential�and�Selected�Commercial�Land�with�
Demand�for�New�Dwelling�Units�and�Land�Surplus�or�Deficit,�Oregon�City�Planning�Area,�2021�to�
2041�
Source:�Buildable�Lands�Inventory;�Calculations�by�ECONorthwest.�

�

ȱ �

Plan�Designation� Capacity�
(Dwelling�Units)

Demand�
(Dwelling�Units)

Comparison�
(Capacity�minus�

Demand)

Land�Surplus�or�
Deficit

(Gross�Acres)

Low�Density�Residential 2,116 2,116 0 0
Medium�Density�Residential 3,159 3,159 0 0
High�Density�Residential 1,108 1,277 (169) (8)
Mixed�Use 883 883 0 0
Total 7,266 7,435
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What�are�the�key�findings�of�the�Housing�Needs�Analysis?�

TheȱkeyȱfindingsȱofȱtheȱOregonȱCityȱHousingȱNeedsȱAnalysisȱareȱthat:ȱȱ

� Finding:ȱGrowthȱinȱhousingȱwillȱbeȱdrivenȱbyȱgrowthȱinȱhouseholds.ȱTheȱnumberȱofȱ
householdsȱinȱOregonȱCityȂsȱPlanningȱAreaȱisȱforecastȱtoȱgrowȱfromȱ14,778ȱhouseholdsȱ
toȱ22,213ȱhouseholds,ȱanȱincreaseȱofȱ7,435ȱhouseholdsȱbetweenȱ2021ȱandȱ2041.ȱȱ

� Finding:ȱOregonȱCityȱisȱplanningȱforȱgrowthȱofȱ7,435ȱnewȱdwellingȱunits.ȱToȱ
accommodateȱtheȱ7,435ȱdwellingȱunitsȱoverȱtheȱ20-yearȱplanningȱperiod,ȱOregonȱCityȱ
willȱaverageȱ372ȱnewȱdwellingȱunitsȱannually,ȱandȱwillȱplanȱforȱmoreȱsingle-familyȱ
attachedȱandȱmultifamilyȱdwellingȱunitsȱinȱtheȱfutureȱtoȱmeetȱtheȱcityȂsȱhousingȱneedsǯȱ
HistoricallyǰȱaboutȱŝřƖȱofȱOregonȱCityȂsȱhousingȱwasȱsingle-familyȱdetached.ȱNewȱ
housingȱinȱOregonȱCityȱisȱforecastȱtoȱbeȱ50%ȱsingle-familyȱdetached,ȱ20%ȱsingle-familyȱ
attached,ȱ10%ȱduplexes,ȱtriplexes,ȱandȱquadplexes,ȱandȱ20%ȱmultifamily.ȱThisȱhousingȱ
mixȱbothȱmeetsȱtheȱrequirementsȱforȱhousingȱmixȱforȱcitiesȱinȱMetroȱ(OACȱ660-007)ȱandȱ
isȱsupportedȱbyȱtheȱchangesȱinȱtheȱhousingȱmarketȱdescribedȱbelow.ȱ

TheȱfactorsȱdrivingȱtheȱshiftȱinȱtypesȱofȱhousingȱneededȱinȱOregonȱCityȱincludeȱchangesȱ
inȱdemographicsȱandȱdecreasesȱinȱhousingȱaffordability.ȱTheȱagingȱofȱseniorȱpopulationsȱ
andȱtheȱhouseholdȱformationȱofȱyoungȱadultsȱwillȱdriveȱdemandȱforȱrenterȱandȱowner-
occupiedȱhousing,ȱsuchȱasȱsmallȱsingle-familyȱdetachedȱhousing,ȱtownhouses,ȱduplexes,ȱ
andȱapartments/condominiums.ȱBothȱgroupsȱmayȱpreferȱhousingȱinȱwalkableȱ
neighborhoods,ȱwithȱaccessȱtoȱservices.ȱȱ

� Recommendation:ȱOregonȱCityȱshouldȱmonitorȱlandȱavailableȱinȱallȱplanȱ
designations,ȱasȱthereȱisȱnoȱsurplusȱ(orȱdeficit)ȱofȱlandȱinȱtheȱlowȱandȱmediumȱ
densityȱresidentialȱplanȱdesignations.ȱAdditionally,ȱtheȱCityȱmayȱlookȱforȱ
opportunitiesȱforȱredevelopmentȱonȱunderutilizedȱlandȱtoȱaddressȱtheȱdeficitȱofȱhighȱ
densityȱresidentialȱlandȱandȱlimitedȱcapacityȱofȱmixedȱuseȱland.ȱȱ

� OregonȱCityȱisȱmeetingȱMetro’sȱrequirementsȱforȱnetȱdensityȱandȱhousingȱmix.ȱOARȱ
660-007-0035ȱsetsȱspecificȱdensityȱtargetsȱforȱcitiesȱinȱtheȱMetroȱUGB.ȱOregonȱCityȂsȱ
averageȱdensityȱtargetȱisȱeightȱdwellingȱunitsȱperȱnetȱbuildableȱacre.ȱBasedȱonȱtheȱ
findingsȱinȱChapterȱ6,ȱOregonȱCityȱisȱexceedingȱthisȱaverageȱdensityȱtargetȱatȱanȱaverageȱ
netȱdensityȱofȱ9.5ȱdwellingȱunitsȱperȱnetȱacre.ȱ

OARȱ660-ŖŖŝȱalsoȱrequiresȱthatȱcitiesȱwithinȱtheȱMetroȱUGBȱȃprovideȱtheȱopportunityȱ
forȱatȱleastȱ50ȱpercentȱofȱnewȱresidentialȱunitsȱtoȱbeȱattachedȱsingleȱfamilyȱhousingȱorȱ
multipleȱfamilyȱhousingǯȄȱChapterȱśȱshowsȱthatȱforȱtheȱ2021-2041ȱplanningȱperiodȱ
OregonȱCityȱisȱassumingȱthatȱ20%ȱofȱnewȱdwellingȱunitsȱwillȱbeȱsingle-familyȱattached,ȱ
10%ȱofȱnewȱunitsȱwillȱbeȱduplexes,ȱtriplexes,ȱorȱquadplexes,ȱandȱ20%ȱofȱnewȱunitsȱwillȱ
beȱmultifamily.ȱ
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� Recommendation:ȱȱOregonȱCityȱshouldȱcontinueȱtoȱmonitorȱfutureȱdevelopmentȱtoȱ
evaluateȱresultingȱdensitiesȱandȱhousingȱmixȱinȱcomparisonȱtoȱtheȱplannedȱunitsȱ
describedȱinȱthisȱreport.ȱ

� Finding:ȱOregonȱCityȱhasȱunmetȱneedȱforȱaffordableȱhousing.ȱAboutȱ34%ȱofȱOregonȱ
CityȂsȱhouseholdsȱareȱcostȱburdened,ȱwithȱ50%ȱofȱrentersȱcostȱburdenedȱandȱ28%ȱofȱ
ownersȱcostȱburdened.ȱOregonȱCityȂsȱlevelȱofȱcostȱburdenȱisȱsimilarȱtoȱotherȱ
communitiesȱinȱClackamasȱCounty.ȱOregonȱCityȂsȱunmetȱhousingȱneedsȱincludeǱȱ

Renterȱhousing.ȱTheȱaverageȱaskingȱrentȱforȱmultifamilyȱhousingȱinȱOregonȱCityȱinȱ2021ȱ
wasȱaboutȱ$1,350,ȱwhichȱisȱaffordableȱtoȱhouseholdsȱearningȱaboutȱ60%ȱofȱtheȱmedianȱ
familyȱincomeȱ(aboutȱ$55,200).ȱAboutȱone-thirdȱofȱOregonȱCityȂsȱhouseholdsȱhaveȱ
incomesȱbelowȱthisȱlevelȱandȱcannotȱaffordȱtheȱaverageȱrent.ȱAsȱshownȱinȱtheȱratesȱofȱ
costȱburden,ȱmanyȱofȱtheseȱrenterȱhouseholdsȱareȱcostȱburdened.ȱOregonȱCityȱwillȱ
continueȱtoȱhaveȱunmetȱrenterȱhousingȱneeds,ȱbothȱforȱexistingȱhouseholdsȱandȱforȱnewȱ
households.ȱ

Owner-occupiedȱhousing.ȱTheȱmedianȱhomeȱsalesȱpriceȱinȱAprilȱ2021ȱwasȱaboutȱ$545,000,ȱ
whichȱisȱaffordableȱtoȱhouseholdsȱearningȱaboutȱ148%ȱofȱtheȱmedianȱfamilyȱincomeȱ
(aboutȱ$136,300).ȱOregonȱCityȱisȱoneȱofȱtheȱlessȱaffordableȱcitiesȱforȱhomeownershipȱinȱ
theȱPortlandȱregion,ȱhouseholdsȱatȱmiddleȱandȱhighȱincomesȱ(betweenȱ$74,000ȱtoȱ
$110,000)ȱareȱlessȱableȱtoȱaffordȱhousingȱinȱOregonȱCity.ȱOneȱwayȱtoȱincreaseȱtheȱsupplyȱ
ofȱaffordableȱowner-occupiedȱhousingȱisȱtoȱincreaseȱopportunitiesȱforȱdevelopmentȱofȱ
theȱmiddle-incomeȱhousingȱdescribedȱabove.ȱȱ

� Recommendation:ȱWithoutȱdiversificationȱofȱhousingȱtypes,ȱlackȱofȱaffordabilityȱwillȱ
continueȱtoȱbeȱaȱproblem,ȱpossiblyȱgrowingȱinȱtheȱfutureȱifȱincomesȱcontinueȱtoȱgrowȱ
atȱaȱslowerȱrateȱthanȱhousingȱcosts.ȱUnderȱtheȱcurrentȱconditions,ȱ1,545ȱofȱtheȱ
forecastedȱnewȱhouseholdsȱwillȱhaveȱincomesȱofȱ$46,000ȱ(inȱ2020ȱdollars)ȱorȱlessȱ
(50%ȱofȱMFIȱincomeȱorȱless).ȱTheseȱhouseholdsȱcannotȱaffordȱmarket-rateȱhousingȱ
withoutȱgovernmentȱsubsidy.ȱAnotherȱ1,228ȱnewȱhouseholdsȱwillȱhaveȱincomesȱ
betweenȱ$46,000ȱandȱ$74,000ȱ(50%ȱtoȱ80%ȱofȱMFI).ȱ

OregonȱCityȱwillȱneedȱtoȱprovideȱopportunitiesȱforȱaffordableȱhousingȱdevelopmentȱ
forȱbothȱrentalȱandȱownershipȱoverȱtheȱ20-yearȱperiod,ȱandȱtheȱCityȱshouldȱlookȱforȱ
opportunitiesȱforȱaffordableȱhousingȱdevelopmentȱforȱallȱhousingȱtypes.ȱȱ

� Finding:ȱOregonȱCityȱwillȱneedȱtoȱmeetȱtheȱrequirementsȱofȱHouseȱBillȱ2001.ȱTheȱ
legislatureȱpassedȱHouseȱBillȱ2001ȱinȱtheȱ2019ȱLegislativeȱSession.ȱTheȱbillȱrequiresȱcitiesȱ
withinȱtheȱMetroȱUGBȱtoȱallowȱȃmiddleȄȱhousingȱtypesȱinȱlow-densityȱresidentialȱzones.ȱ
Theȱbillȱdefinesȱmiddleȱhousingȱtypesȱasȱduplexes,ȱtriplexes,ȱquadplexes,ȱcottageȱ
clusters,ȱandȱtownhouses.ȱ

� Recommendation:ȱTheȱCityȱshouldȱcontinueȱtheȱprocessȱofȱdevelopingȱandȱadoptingȱ
zoningȱcodeȱtoȱcomplyȱwithȱtheseȱrequirements.ȱ

� Finding:ȱOregonȱCityȱisȱcurrentlyȱinȱtheȱprocessȱofȱaȱComprehensiveȱPlanȱUpdate.ȱ
Thisȱ2021ȱHNAȱreportȱpresentsȱupdatedȱinformationȱrelatedȱtoȱOregonȱCityȂsȱHousingȱ
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ElementȱofȱtheȱComprehensiveȱPlan.ȱAdditionally,ȱchangesȱinȱOregonȱCityȂsȱ
demographicsȱhaveȱpresentedȱaȱneedȱforȱaȱgreaterȱvarietyȱofȱhousingȱtypes.ȱInȱ2019,ȱ
OregonȱCityȱparticipatedȱinȱaȱpreliminaryȱhousingȱneedsȱanalysisȱprocessȱthroughȱtheȱ
developmentȱofȱtheȱClackamasȱCountyȱHousingȱNeedsȱAnalysis.ȱThisȱreportȱbuildsȱonȱ
theȱinformationȱpresentedȱforȱOregonȱCityȱinȱthatȱprojectȱandȱprovidesȱupdatedȱdataȱ
whereȱnecessary.ȱȱȱ

� Recommendation:ȱOregonȱCityȱshouldȱadoptȱthisȱHNAȱreportȱasȱanȱappendixȱtoȱtheȱ
ComprehensiveȱPlan.ȱHBȱ2003ȱrequiresȱthatȱOregonȱCityȱupdateȱitsȱHNAȱeveryȱsixȱ
yearsȱtoȱanalyzeȱwhatȱhousingȱisȱneededȱforȱcurrentȱandȱfutureȱresidentsȱforȱaȱ20-
yearȱperiod.ȱ

OregonȱCityȱhasȱidentifiedȱaȱprojectȱtoȱstartȱwithinȱaȱyearȱtoȱlookȱatȱnon-zoningȱ
strategiesȱtoȱsupportȱtheȱdevelopmentȱofȱhousingȱ(includingȱaffordableȱhousing).ȱ
Thisȱinitialȱstudyȱwillȱallowȱtheȱconsiderationȱofȱadditionalȱtoolsȱandȱpartnershipsȱinȱ
advanceȱofȱaȱȱHousingȱProductionȱStrategyȱ(HPS)ȱaccordingȱtoȱtheȱguidanceȱinȱHBȱ
2003.ȱAnȱHPSȱincludesȱconsiderationȱofȱadditionalȱinformationȱaboutȱtheȱhousingȱ
needsȱofȱunderservedȱcommunitiesȱandȱengagementȱwithȱunderservedȱcommunitiesȱ
aboutȱpotentialȱapproachesȱtoȱmeetingȱtheirȱneeds.ȱ
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1. Introduction�

ThisȱreportȱpresentsȱOregonȱCityȂsȱHousingȱNeedsȱAnalysisȱ(HNA)ȱforȱtheȱ2021ȱtoȱ2041ȱperiod.ȱ
Itȱisȱintendedȱtoȱcomplyȱwithȱstatewideȱplanningȱpoliciesȱthatȱgovernȱplanningȱforȱhousingȱandȱ
residentialȱdevelopment,ȱincludingȱGoalȱ10ȱ(Housing),ȱOARȱ660ȱDivisionȱ7,ȱandȱOARȱ660ȱ
Divisionȱ8.ȱTheȱmethodsȱusedȱforȱthisȱstudyȱgenerallyȱfollowȱtheȱPlanningȱforȱResidentialȱGrowthȱ
guidebook,ȱpublishedȱbyȱtheȱOregonȱTransportationȱandȱGrowthȱManagementȱProgramȱ(1996).ȱ

OregonȱCityȱisȱcurrentlyȱinȱtheȱprocessȱofȱupdatingȱtheȱcityȂsȱComprehensiveȱPlanȱasȱpartȱofȱtheȱ
OC2040ȱComprehensiveȱPlanȱUpdate.ȱPartȱofȱthisȱprocessȱincludesȱupdatingȱtheȱHousingȱ
ElementȱwithȱrecentȱinformationȱaboutȱOregonȱCityȂsȱhousingȱmarketȱandȱforecastedȱhousingȱ
needsǰȱalongȱwithȱdataȱonȱOregonȱCityȂsȱdemographicȱandȱsocioeconomicȱtrends.ȱInȱ2019,ȱ
OregonȱCityȱparticipatedȱinȱaȱpreliminaryȱhousingȱneedsȱanalysisȱprocessȱthroughȱtheȱ
developmentȱofȱtheȱClackamasȱCountyȱHNA.ȱThisȱreportȱbuildsȱonȱtheȱinformationȱpresentedȱ
forȱOregonȱCityȱinȱthatȱprojectȱandȱprovidesȱupdatedȱdataȱwhereȱnecessary.ȱȱȱ

ThisȱreportȱprovidesȱOregonȱCityȱwithȱaȱfactualȱbasisȱtoȱupdateȱtheȱHousingȱElementȱofȱtheȱ
CityȂsȱComprehensiveȱPlanȱandȱDevelopmentȱCodeȱandȱsupportȱfutureȱplanningȱeffortsȱrelatedȱ
toȱhousingȱandȱoptionsȱforȱaddressingȱunmetȱhousingȱneedsȱinȱOregonȱCity.ȱThisȱreportȱ
providesȱinformationȱthatȱinformsȱfutureȱplanningȱefforts,ȱincludingȱdevelopmentȱandȱ
redevelopment.ȱItȱprovidesȱtheȱCityȱwithȱinformationȱaboutȱtheȱhousingȱmarketȱinȱOregonȱCityȱ
andȱdescribesȱtheȱfactorsȱthatȱwillȱaffectȱfutureȱhousingȱdemandȱinȱOregonȱCity,ȱsuchȱasȱ
changingȱdemographics.ȱThisȱanalysisȱwillȱhelpȱdecisionȱmakersȱunderstandȱwhetherȱOregonȱ
Cityȱhasȱenoughȱlandȱtoȱaccommodateȱgrowthȱoverȱtheȱnextȱ20ȱyears.ȱ

Framework�for�a�Housing�Needs�Analysis�

Economistsȱviewȱhousingȱasȱaȱbundleȱofȱservicesȱforȱwhichȱpeopleȱareȱwillingȱtoȱpay,ȱincludingȱ
shelter,ȱproximityȱtoȱotherȱattractionsȱ(job,ȱshopping,ȱparksȱandȱrecreation),ȱamenitiesȱ(typeȱandȱ
qualityȱofȱfixturesȱandȱappliances,ȱlandscaping,ȱviews),ȱprestige,ȱandȱaccessȱtoȱaȱrangeȱofȱ
servicesȱ(i.e.,ȱpublic,ȱmedical,ȱtransportation).ȱBecauseȱitȱisȱimpossibleȱtoȱmaximizeȱallȱtheseȱ
servicesȱandȱsimultaneouslyȱminimizeȱcosts,ȱhouseholdsȱmust,ȱandȱdo,ȱmakeȱtrade-offs.ȱWhatȱ
theyȱcanȱgetȱforȱtheirȱmoneyȱisȱinfluencedȱbothȱbyȱeconomicȱforcesȱandȱgovernmentȱpolicy.ȱ
Moreover,ȱdifferentȱhouseholdsȱwillȱvalueȱwhatȱtheyȱcanȱgetȱdifferently.ȱTheyȱwillȱhaveȱ
differentȱpreferences,ȱwhichȱinȱturnȱareȱaȱfunctionȱofȱmanyȱfactorsȱlikeȱincome,ȱageȱofȱheadȱofȱ
household,ȱnumberȱofȱpeopleȱandȱchildrenȱinȱtheȱhousehold,ȱnumberȱofȱworkersȱandȱjobȱ
locations,ȱnumberȱofȱtransportationȱvehicles,ȱandȱsoȱon.ȱ

Thus,ȱhousingȱchoicesȱofȱindividualȱhouseholdsȱareȱinfluencedȱinȱcomplexȱwaysȱbyȱdozensȱofȱ
factors.ȱTheȱhousingȱmarketsȱinȱClackamasȱCountyȱandȱOregonȱCityȱareȱtheȱresultȱofȱtheȱ
individualȱdecisionsȱofȱthousandsȱofȱhouseholds.ȱTheseȱpointsȱhelpȱtoȱunderscoreȱtheȱ
complexityȱofȱprojectingȱwhatȱtypesȱofȱhousingȱwillȱbeȱbuiltȱinȱOregonȱCityȱbetweenȱ2021ȱandȱ
2041.ȱTheseȱhousingȱtypesȱincludeȱsingle-familyȱdetached,ȱsingle-familyȱattached,ȱandȱ
multifamilyȱ(includingȱduplexes,ȱtriplexes,ȱandȱquadplexes,ȱinȱadditionȱtoȱbuildingsȱwithȱmoreȱ
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thanȱfiveȱunits).ȱThisȱreportȱdiscussesȱtheseȱhousingȱtypesȱinȱdetail,ȱasȱwellȱasȱtheȱrangeȱofȱ
affordabilityȱissuesȱthatȱwillȱaffectȱOregonȱCityȱhouseholdsȱinȱtheȱ2021ȱtoȱ2041ȱperiod.ȱȱ

Theȱcomplexȱnatureȱofȱtheȱhousingȱmarket,ȱdemonstratedȱbyȱtheȱunprecedentedȱboom-and-bustȱ
duringȱtheȱpastȱdecade,ȱdoesȱnotȱeliminateȱtheȱneedȱforȱsomeȱtypeȱofȱforecastȱofȱfutureȱhousingȱ
demandȱandȱneed.ȱThisȱincludesȱresultingȱimplicationsȱforȱlandȱdemandȱandȱconsumption.ȱ
Suchȱforecastsȱareȱinherentlyȱuncertain.ȱTheirȱusefulnessȱforȱpublicȱpolicyȱoftenȱderivesȱmoreȱ
fromȱtheȱexplanationȱofȱtheirȱunderlyingȱassumptionsȱaboutȱtheȱdynamicsȱofȱmarketsȱandȱ
policiesȱthanȱfromȱtheȱspecificȱestimatesȱofȱfutureȱdemandȱandȱneed.ȱThus,ȱweȱstartȱourȱhousingȱ
analysisȱwithȱaȱframeworkȱforȱthinkingȱaboutȱhousingȱandȱresidentialȱmarketsȱandȱhowȱpublicȱ
policyȱaffectsȱthoseȱmarkets.ȱȱ

Statewide�Planning�Goal�10�

TheȱpassageȱofȱtheȱOregonȱLandȱUseȱPlanningȱActȱofȱ1974ȱ(ORSȱChapterȱ197)ȱestablishedȱtheȱ
LandȱConservationȱandȱDevelopmentȱCommissionȱ(LCDC)ȱandȱtheȱDepartmentȱofȱLandȱ
ConservationȱandȱDevelopmentȱ(DLCD).ȱTheȱActȱrequiredȱtheȱCommissionȱtoȱdevelopȱandȱ
adoptȱaȱsetȱofȱstatewideȱplanningȱgoals.ȱGoalȱ10ȱaddressesȱhousingȱinȱOregonȱandȱprovidesȱ
guidelinesȱforȱlocalȱgovernmentsȱtoȱfollowȱinȱdevelopingȱtheirȱlocalȱcomprehensiveȱlandȱuseȱ
plansȱandȱimplementingȱpolicies.ȱȱ

Atȱaȱminimum,ȱlocalȱhousingȱpoliciesȱmustȱmeetȱtheȱrequirementsȱofȱGoalȱ10ȱandȱtheȱstatutesȱ
andȱadministrativeȱrulesȱthatȱimplementȱitȱ(ORSȱ197.295ȱtoȱ197.314,ȱORSȱ197.475ȱtoȱ197.490,ȱandȱ
OARȱ600-008).2ȱGoalȱ10ȱrequiresȱincorporatedȱcitiesȱtoȱcompleteȱanȱinventoryȱofȱbuildableȱ
residentialȱlands.ȱGoalȱ10ȱalsoȱrequiresȱcitiesȱtoȱencourageȱtheȱnumbersȱofȱhousingȱunitsȱinȱpriceȱ
andȱrentȱrangesȱcommensurateȱwithȱtheȱfinancialȱcapabilitiesȱofȱitsȱhouseholds.ȱJurisdictionsȱ
locatedȱinȱtheȱMetroȱUrbanȱGrowthȱBoundaryȱ(UGB)ȱareȱalsoȱrequiredȱtoȱcomplyȱwithȱ
MetropolitanȱHousingȱinȱOARȱ660-ŖŖŝȱandȱTitleȱŝȱofȱMetroȂsȱUrbanȱGrowthȱManagementȱ
FunctionalȱPlanȱinȱtheȱMetroȱCodeȱ(3.07ȱTitleȱ7).ȱ

Goalȱ10,ȱthroughȱORSȱ197.303,ȱdefinesȱneededȱhousingȱtypesȱasȱȃallȱhousingȱonȱlandȱzonedȱforȱ
residentialȱuseȱorȱmixedȱresidentialȱandȱcommercialȱuseȱthatȱisȱdeterminedȱtoȱmeetȱtheȱneedȱ
shownȱforȱhousingȱwithinȱanȱurbanȱgrowthȱboundaryȱatȱpriceȱrangesȱandȱrentȱlevelsȱthatȱareȱ
affordableȱtoȱhouseholdsȱwithinȱtheȱcityȱwithȱaȱvarietyȱofȱincomes,ȱincludingȱbutȱnotȱlimitedȱtoȱ
householdsȱwithȱlowȱincomes,ȱveryȱlowȱincomesȱandȱextremelyȱlowȱincomes.ȄȱORSȱ197.303ȱ
definesȱneededȱhousingȱtypes:ȱ

(a)ȱHousingȱthatȱincludes,ȱbutȱisȱnotȱlimitedȱto,ȱattachedȱandȱdetachedȱsingle-familyȱhousingȱ
andȱmultipleȱfamilyȱhousingȱforȱbothȱownerȱandȱrenterȱoccupancy. 

(b)ȱGovernment-assistedȱhousing.3ȱ

(c)ȱMobileȱhomeȱorȱmanufacturedȱdwellingȱparksȱasȱprovidedȱinȱORSȱ197.475ȱtoȱ197.490.ȱ

ȱ
2ȱORSȱ197.296ȱonlyȱappliesȱtoȱcitiesȱwithȱpopulationsȱoverȱ25,000.ȱ
3ȱGovernmentȱassistedȱhousingȱcanȱbeȱanyȱhousingȱtypeȱlistedȱinȱORSȱ197.303ȱ(a),ȱ(c),ȱorȱ(d).ȱ
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(d)ȱManufacturedȱhomesȱonȱindividualȱlotsȱplannedȱandȱzonedȱforȱsingle-familyȱresidentialȱ
useȱthatȱareȱinȱadditionȱtoȱlotsȱwithinȱdesignatedȱmanufacturedȱdwellingȱsubdivisions.ȱ

(e)ȱHousingȱforȱfarmworkers.ȱ

OregonȱCityȱmustȱidentifyȱneedsȱforȱallȱofȱtheȱhousingȱtypesȱlistedȱaboveȱasȱwellȱasȱadoptȱ
policiesȱthatȱincreaseȱtheȱlikelihoodȱthatȱneededȱhousingȱtypesȱwillȱbeȱdeveloped.ȱThisȱhousingȱ
needsȱanalysisȱwasȱdevelopedȱtoȱmeetȱtheȱrequirementsȱofȱGoalȱ10ȱandȱitsȱimplementingȱ
administrativeȱrulesȱandȱstatutes.ȱ

The�Metropolitan�Housing�Rule�

OARȱ660-ŖŖŝȱǻtheȱMetropolitanȱHousingȱruleǼȱisȱdesignedȱtoȱȃassureȱopportunityȱforȱtheȱ
provisionȱofȱadequateȱnumbersȱofȱneededȱhousingȱunitsȱandȱtheȱefficientȱuseȱofȱlandȱwithinȱtheȱ
MetropolitanȱPortlandȱǻMetroǼȱurbanȱgrowthȱboundaryǯȄȱOARȱŜŜŖ-0070-005(12)ȱprovidesȱaȱ
Metro-specificȱdefinitionȱofȱneededȱhousing:ȱȱ

"NeededȱHousing"ȱdefined.ȱUntilȱtheȱbeginningȱofȱtheȱfirstȱperiodicȱreviewȱofȱaȱlocalȱ
government'sȱacknowledgedȱcomprehensiveȱplan,ȱ"neededȱhousing"ȱmeansȱhousingȱ
typesȱdeterminedȱtoȱmeetȱtheȱneedȱshownȱforȱhousingȱwithinȱanȱurbanȱgrowthȱboundaryȱ
atȱparticularȱpriceȱrangesȱandȱrentȱlevels.ȱȱ

TheȱMetropolitanȱHousingȱRuleȱalsoȱrequiresȱcitiesȱtoȱdevelopȱresidentialȱplanȱdesignations:ȱ

(1)ȱPlanȱdesignationsȱthatȱallowȱorȱrequireȱresidentialȱusesȱshallȱbeȱassignedȱtoȱallȱ
buildableȱland.ȱSuchȱdesignationsȱmayȱallowȱnonresidentialȱusesȱasȱwellȱasȱresidentialȱ
uses.ȱSuchȱdesignationsȱmayȱbeȱconsideredȱtoȱbeȱ"residentialȱplanȱdesignations"ȱforȱtheȱ
purposesȱofȱthisȱdivision.ȱTheȱplanȱdesignationsȱassignedȱtoȱbuildableȱlandȱshallȱbeȱ
specificȱsoȱasȱtoȱaccommodateȱtheȱvaryingȱhousingȱtypesȱandȱdensitiesȱidentifiedȱinȱOARȱ
660-007-0030ȱthroughȱ660-007-0037.ȱȱ

OARȱ660-007ȱalsoȱspecifiesȱtheȱmixȱandȱdensityȱofȱnewȱresidentialȱconstructionȱforȱcitiesȱwithinȱ
theȱMetroȱUGB:ȱ

ȃProvideȱtheȱopportunityȱforȱatȱleastȱ50ȱpercentȱofȱnewȱresidentialȱunitsȱtoȱbeȱattachedȱ
singleȱfamilyȱhousingȱorȱmultipleȱfamilyȱhousingȱorȱjustifyȱanȱalternativeȱpercentageȱ
basedȱonȱchangingȱcircumstancesȄȱǻOARȱŜŜŖ-007-0030ȱ(1).ȱ

OARȱ660-007-0035ȱsetsȱspecificȱdensityȱtargetsȱforȱcitiesȱinȱtheȱMetroȱUGB.ȱOregonȱCityȂsȱ
averageȱdensityȱtargetȱisȱeightȱdwellingȱunitsȱperȱnetȱbuildableȱacre.4ȱȱ

ȱ
4ȱOARȱ660-024-0010(6)ȱdefinesȱnetȱbuildableȱacresȱasȱȃ43,560ȱsquareȱfeetȱofȱresidentiallyȱdesignatedȱbuildableȱlandȱ
afterȱexcludingȱfutureȱrights-of-wayȱforȱstreetsȱandȱroads.Ȅȱ
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Metro�Urban�Growth�Management�Functional�Plan�

TheȱMetroȱUrbanȱGrowthȱManagementȱFunctionalȱPlanȱdescribesȱtheȱpoliciesȱthatȱguideȱ
developmentȱforȱcitiesȱwithinȱtheȱMetroȱUGBȱtoȱimplementȱtheȱgoalsȱinȱtheȱMetroȱ2040ȱPlan.ȱ

Title�1:�Housing�Capacity�

TitleȱŗȱofȱMetroȂsȱUrbanȱGrowthȱManagementȱFunctionalȱPlanȱisȱintendedȱtoȱpromoteȱefficientȱ
landȱuseȱwithinȱtheȱMetroȱUGBȱbyȱincreasingȱtheȱcapacityȱtoȱaccommodateȱhousingȱcapacity.ȱ
Eachȱcityȱisȱrequiredȱtoȱdetermineȱitsȱhousingȱcapacityȱbasedȱonȱtheȱminimumȱnumberȱofȱ
dwellingȱunitsȱallowedȱinȱeachȱzoningȱdistrictȱthatȱallowsȱresidentialȱdevelopmentȱandȱmaintainȱ
thisȱcapacity.ȱȱ

Titleȱ1ȱrequiresȱthatȱaȱcityȱadoptȱminimumȱresidentialȱdevelopmentȱdensityȱstandardsȱbyȱMarchȱ
2011.ȱIfȱtheȱjurisdictionȱdidȱnotȱadoptȱaȱminimumȱdensityȱbyȱMarchȱ2011,ȱtheȱjurisdictionȱmustȱ
adoptȱaȱminimumȱdensityȱthatȱisȱatȱleastȱ80%ȱofȱtheȱmaximumȱdensity.ȱȱ

Titleȱ1ȱprovidesȱmeasuresȱtoȱdecreaseȱdevelopmentȱcapacityȱinȱselectedȱareasȱbyȱtransferringȱtheȱ
capacityȱtoȱotherȱareasȱofȱtheȱcommunity.ȱThisȱmayȱbeȱapprovedȱasȱlongȱasȱtheȱcommunityȂsȱ
overallȱcapacityȱisȱnotȱreduced.ȱ

MetroȂsȱ2017ȱComplianceȱReportȱconcludesȱthatȱOregonȱCityȱisȱinȱcomplianceȱforȱtheȱCityȂsȱTitleȱŗȱ
responsibilities.ȱȱ

Title�7:�Housing�Choice�

TitleȱŝȱofȱMetroȂsȱUrbanȱGrowthȱManagementȱFunctionalȱPlanȱisȱdesignedȱtoȱensureȱtheȱ
productionȱofȱaffordableȱhousingȱinȱtheȱMetroȱUGB.ȱEachȱcityȱandȱcountyȱwithinȱtheȱMetroȱ
regionȱisȱencouragedȱtoȱvoluntarilyȱadoptȱanȱaffordableȱhousingȱproductionȱgoal.ȱȱ

EachȱjurisdictionȱwithinȱtheȱMetroȱregionȱisȱrequiredȱtoȱensureȱthatȱtheirȱcomprehensiveȱplansȱ
andȱimplementingȱordinancesȱincludeȱstrategiesȱto:ȱȱ

� Ensureȱtheȱproductionȱofȱaȱdiverseȱrangeȱofȱhousingȱtypes;ȱȱ

� Maintainȱtheȱexistingȱsupplyȱofȱaffordableȱhousing,ȱincreaseȱopportunitiesȱforȱnewȱ
affordableȱhousingȱdispersedȱthroughoutȱtheirȱboundaries;ȱandȱȱ

� Increaseȱopportunitiesȱforȱhouseholdsȱofȱallȱincomeȱlevelsȱtoȱliveȱinȱaffordableȱhousingȱ
(3.07.730).ȱ

MetroȂsȱ2017ȱComplianceȱReportȱconcludesȱthatȱOregonȱCityȱisȱinȱcomplianceȱforȱtheȱCityȂsȱTitleȱŝȱ
responsibilities.ȱȱ

Title�11:�Planning�for�New�Urban�Areas�

TitleȱŗŗȱofȱMetroȂsȱUrbanȱGrowthȱManagementȱFunctionalȱPlanȱprovidesȱguidanceȱonȱtheȱ
conversionȱofȱlandȱfromȱruralȱtoȱurbanȱuses.ȱLandȱbroughtȱintoȱtheȱMetroȱUGBȱisȱsubjectȱtoȱtheȱ

Page 153

Item 8b.



�

ECONorthwest�� Draft�Oregon�City�Housing�Needs�Analysis� 5�

provisionsȱofȱsectionȱ3.07.1130ȱofȱtheȱMetroȱCode,ȱwhichȱrequiresȱlandsȱtoȱbeȱmaintainedȱatȱ
ruralȱdensitiesȱuntilȱtheȱcompletionȱofȱaȱconceptȱplanȱandȱannexationȱintoȱtheȱmunicipalȱ
boundary.�ȱ

Theȱconceptȱplanȱrequirementsȱdirectlyȱrelatedȱtoȱresidentialȱdevelopmentȱareȱtoȱprepareȱaȱplanȱ
thatȱincludes:ȱȱ

(1)ȱAȱmixȱandȱintensityȱofȱusesȱthatȱmakeȱefficientȱuseȱofȱpublicȱsystemsȱandȱfacilities;ȱȱ

(2)ȱAȱrangeȱofȱhousingȱforȱdifferentȱtypes,ȱtenure,ȱandȱpricesȱthatȱaddressesȱtheȱhousingȱneedsȱ
ofȱtheȱgoverningȱcity;ȱandȱȱ

(3)ȱIdentifyȱgoalsȱandȱstrategiesȱtoȱmeetȱtheȱhousingȱneedsȱforȱtheȱgoverningȱcityȱinȱtheȱ
expansionȱarea.ȱ

Organization�of�This�Report�

Theȱrestȱofȱthisȱdocumentȱisȱorganizedȱasȱfollows:ȱ

� Chapterȱ2.ȱResidentialȱBuildableȱLandsȱInventoryȱpresentsȱtheȱmethodologyȱandȱ
resultsȱofȱOregonȱCityȂsȱinventoryȱofȱresidentialȱlandǯȱȱ

� Chapterȱ3.ȱHistoricalȱandȱRecentȱDevelopmentȱTrendsȱsummarizesȱtheȱstate,ȱregional,ȱ
andȱlocalȱhousingȱmarketȱtrendsȱaffectingȱOregonȱCityȂsȱhousingȱmarketǯȱ

� Chapterȱ4.ȱDemographicȱandȱOtherȱFactorsȱAffectingȱResidentialȱDevelopmentȱinȱ
OregonȱCityȱpresentsȱfactorsȱthatȱaffectȱhousingȱneedȱinȱOregonȱCity,ȱfocusingȱonȱtheȱ
keyȱdeterminantsȱofȱhousingȱneed:ȱage,ȱincome,ȱandȱhouseholdȱcomposition.ȱThisȱ
chapterȱalsoȱdescribesȱhousingȱaffordabilityȱinȱOregonȱCityȱrelativeȱtoȱtheȱlargerȱregion.ȱȱ

� Chapterȱ5.ȱHousingȱNeedȱinȱOregonȱCityȱpresentsȱtheȱforecastȱforȱhousingȱgrowthȱinȱ
OregonȱCity,ȱdescribingȱhousingȱneedȱbyȱdensityȱrangesȱandȱincomeȱlevels.ȱ

� Chapterȱ6.ȱOregonȱCity’sȱResidentialȱLandȱSufficiencyȱestimatesȱOregonȱCityȂsȱ
residentialȱlandȱsufficiencyȱneededȱtoȱaccommodateȱexpectedȱgrowthȱoverȱtheȱplanningȱ
period.ȱ
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2. Buildable�Lands�Inventory�

Thisȱchapterȱprovidesȱaȱsummaryȱofȱtheȱresidentialȱbuildableȱlandsȱinventoryȱ(BLI)ȱforȱOregonȱ
City.ȱThisȱbuildableȱlandsȱinventoryȱanalysisȱcompliesȱwithȱstatewideȱplanningȱGoalȱ10ȱpoliciesȱ
thatȱgovernȱplanningȱforȱresidentialȱuses.ȱTheȱdetailedȱmethodologyȱusedȱtoȱcompleteȱtheȱ
buildableȱlandsȱinventoryȱisȱpresentedȱinȱAppendixȱA.ȱȱ

OregonȱAdministrativeȱRulesȱprovideȱguidanceȱonȱconductingȱresidentialȱBLIs:ȱȱ

OARȱ660-008-0005(2):ȱȱ

“BuildableȱLand”ȱmeansȱresidentiallyȱdesignatedȱlandȱwithinȱtheȱurbanȱgrowthȱboundary,ȱincludingȱ
bothȱvacantȱandȱdevelopedȱlandȱlikelyȱtoȱbeȱredeveloped,ȱthatȱisȱsuitable,ȱavailableȱandȱnecessaryȱforȱ
residentialȱuses.ȱPubliclyȱownedȱlandȱisȱgenerallyȱnotȱconsideredȱavailableȱforȱresidentialȱuses.ȱLandȱ
isȱgenerallyȱconsideredȱ“suitableȱandȱavailable”ȱunlessȱit:ȱȱ

(a)ȱIsȱseverelyȱconstrainedȱbyȱnaturalȱhazardsȱasȱdeterminedȱunderȱStatewideȱPlanningȱGoalȱ7;ȱȱ

(b)ȱIsȱsubjectȱtoȱnaturalȱresourceȱprotectionȱmeasuresȱdeterminedȱunderȱStatewideȱPlanningȱ
Goalsȱ5,ȱ6,ȱ15,ȱ16,ȱ17ȱorȱ18;ȱ

(c)ȱHasȱslopesȱofȱ25ȱpercentȱorȱgreater;ȱ

(d)ȱIsȱwithinȱtheȱ100-yearȱfloodȱplain;ȱorȱȱ

(e)ȱCannotȱbeȱprovidedȱwithȱpublicȱfacilities.ȱ

First,ȱtheȱanalysisȱestablishedȱtheȱresidentialȱlandȱbaseȱ(parcelsȱorȱportionȱofȱparcelsȱwithȱ
appropriateȱzoning),ȱthenȱitȱclassifiedȱparcelsȱbyȱbuildableȱstatus,ȱidentified/deductedȱ
environmentalȱconstraints,ȱandȱlastlyȱsummarizedȱtotalȱbuildableȱareaȱbyȱplanȱdesignation.ȱTheȱ
resultsȱofȱtheȱBLIȱpresentedȱinȱthisȱchapterȱreflectȱupdatesȱsinceȱtheȱ2019ȱanalysisȱcompletedȱforȱ
OregonȱCityȱasȱpartȱofȱtheȱClackamasȱCountyȱRegionalȱHousingȱNeedȱAnalysis.ȱ

Definitions�

ECONorthwestȱcompletedȱtheȱBLIȱforȱOregonȱCityȱandȱreliedȱonȱtheȱfollowingȱkeyȱdefinitions.ȱ
Detailedȱdescriptionsȱofȱtheseȱdefinitionsȱareȱincludedȱinȱtheȱmethodologyȱforȱeachȱstudyȱareaȱ
butȱareȱbasedȱonȱtheȱgeneralȱdefinitionsȱbelow.ȱ

� Vacantȱland.ȱTaxȱlotsȱthatȱhaveȱnoȱstructuresȱorȱhaveȱbuildingsȱwithȱveryȱlittleȱ
improvementȱvalueȱareȱconsideredȱvacant.ȱTheȱstatusȱofȱvacantȱlotsȱwasȱverifiedȱinȱ
aerialȱimageryȱandȱCityȱandȱCountyȱstaffȱreview.ȱȱ

� Partiallyȱvacantȱland.ȱPartiallyȱvacantȱtaxȱlotsȱareȱthoseȱoccupiedȱbyȱaȱuse,ȱbutȱwhichȱ
containȱenoughȱlandȱtoȱbeȱdevelopedȱfurther.ȱGenerally,ȱtheseȱareȱlotsȱthatȱhaveȱmoreȱ
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thanȱaȱhalf-acreȱofȱbuildableȱland,ȱafterȱremovingȱconstraintsȱandȱdevelopedȱlandȱfromȱ
theȱtotalȱacreage.ȱThisȱwasȱrefinedȱthroughȱvisualȱinspectionȱofȱrecentȱaerialȱphotos.ȱȱ

� Publicȱland.ȱLandsȱinȱpublicȱownershipȱareȱconsideredȱunavailableȱforȱresidentialȱ
development.5ȱThisȱincludesȱlandsȱinȱfederal,ȱstate,ȱcounty,ȱorȱcityȱownership,ȱTheseȱ
landsȱareȱidentifiedȱusingȱMetroȂsȱdefinitionsȱandȱcategoriesǯȱ

� Developedȱland.ȱLandsȱnotȱclassifiedȱasȱvacant,ȱpartiallyȱvacant,ȱorȱpublicȱareȱ
consideredȱdeveloped.ȱDevelopedȱlandȱincludesȱlotsȱwithȱredevelopmentȱcapacity,ȱ
whichȱareȱalsoȱincludedȱinȱBLI.ȱTheȱunitȱcapacityȱofȱredevelopableȱlotsȱisȱbasedȱonȱ
MetroȂsȱestimatesǯȱ

� Buildableȱland.ȱAsȱdescribedȱinȱtheȱstatuteȱdefinitionȱabove,ȱbuildableȱresidentialȱlandȱ
isȱtheȱportionsȱofȱvacantȱorȱpartiallyȱvacantȱlotsȱthatȱhaveȱdevelopmentȱcapacity,ȱlessȱ
developmentȱconstraints.ȱȱȱ

Development�Constraints�

Consistentȱwithȱstateȱguidanceȱonȱbuildableȱlandsȱinventories,ȱECONorthwestȱdeductedȱtheȱ
followingȱconstraintsȱfromȱtheȱbuildableȱlandsȱinventoryȱandȱclassifiedȱthoseȱportionsȱofȱtaxȱlotsȱ
thatȱfallȱwithinȱtheȱfollowingȱareasȱasȱconstrained,ȱunbuildableȱland:ȱ

� Landsȱwithinȱfloodplainsȱandȱfloodways.ȱFloodȱInsuranceȱRateȱMapsȱfromȱtheȱFederalȱ
EmergencyȱManagementȱAgencyȱ(FEMA)ȱwereȱusedȱtoȱidentifyȱlandsȱinȱfloodwaysȱandȱ
100-yearȱfloodplainsǰȱasȱwellȱasȱlandsȱidentifiedȱinȱMetroȂsȱTitleȱřȱStreamȱandȱFloodplainȱ
ProtectionȱPlan.ȱ

� Landȱwithinȱnaturalȱresourceȱprotectionȱareas.ȱTheȱcombinedȱregionalȱandȱnationalȱwetlandsȱ
shapefile,ȱavailableȱfromȱMetroȱRLIS,ȱwasȱusedȱtoȱidentifyȱareasȱwithinȱwetlands.ȱ
RiparianȱcorridorsȱandȱotherȱnaturalȱresourceȱareasȱidentifiedȱinȱOregonȱCityȂsȱNaturalȱ
ResourceȱOverlayȱDistrictȱwereȱconsideredȱundevelopableȱforȱtheȱpurposesȱofȱthisȱ
inventory.ȱȱ

� Landȱwithȱslopesȱoverȱ25%.ȱLandsȱwithȱslopesȱoverȱ25%ȱwereȱconsideredȱunsuitableȱforȱ
residentialȱdevelopment.ȱ

� Landȱinȱgeologicȱhazardȱareas.ȱLandsȱinȱareasȱdesignatedȱwithinȱOregonȱCityȂsȱGeologicȱ
HazardsȱOverlayȱwereȱconsideredȱundevelopableȱforȱtheȱpurposesȱofȱthisȱinventory.ȱ

ȱ ȱ

ȱ
5ȱOtherȱexemptȱlandsȱownedȱbyȱsemi-publicȱentities,ȱsuchȱasȱchurches,ȱprivateȱschools,ȱandȱotherȱnon-profitȱ
organizations,ȱwereȱnotȱincludedȱinȱtheȱPublicȱlandȱclassification.ȱTheseȱlandsȱwereȱclassifiedȱusingȱtheȱsameȱmethodȱ
asȱotherȱresidentialȱlandsȱandȱwereȱclassifiedȱasȱvacant,ȱpartiallyȱvacant,ȱdeveloped,ȱorȱunbuildable.ȱLandsȱwithȱaȱ
cemeteryȱuseȱandȱownedȱbyȱaȱsemi-publicȱentityȱ(e.g.,ȱchurch)ȱwereȱclassifiedȱasȱdeveloped.ȱ
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Buildable�Lands�Inventory�Results�

Land�Base�

TheȱlandȱbaseȱforȱtheȱOregonȱCityȱresidentialȱBLIȱincludesȱallȱtaxȱlotsȱinȱtheȱcityȱlimitsȱandȱtheȱ
cityȂsȱUGBȱareasȱinȱresidentialȱplanȱdesignations.ȱPerȱGoalȱ10,ȱthisȱincludesȱallȱlotsȱ(orȱportionsȱ
ofȱlots)ȱwithȱresidentialȱandȱotherȱnonemploymentȱplanȱdesignationsȱwhereȱresidentialȱusesȱareȱ
plannedȱforȱandȱallowedȱbyȱtheȱimplementingȱzones.ȱThisȱBLIȱincludesȱlandsȱinȱtheȱfollowingȱ
generalizedȱplanȱdesignations:ȱ

� ResidentialȱȮȱLowȱDensityȱ

� ResidentialȱȮȱMediumȱDensityȱ

� ResidentialȱȮȱHighȱDensityȱ

� MixedȱUseȱȮȱCorridorȱ

� MixedȱUseȱȮȱDowntownȱ

� GeneralȱCommercialȱ

Exhibitȱ3ȱshowsȱtheȱlandȱbaseȱbyȱgeneralizedȱplanȱdesignationȱinȱcityȱlimitsȱandȱUGBȱareas.ȱ
Thereȱareȱ12,350ȱtaxȱlotsȱinȱtheȱlandȱbase,ȱaccountingȱforȱ5,206ȱacres.ȱ

Exhibit�3.�Residential�Tax�Lots�and�Acres�by�Plan�Designation,�Oregon�City,�City�Limits�and�UGB�
Areas,�2020�
Source:�Metro�BLI;�ECONorthwest�analysis.�

ȱ
ȱ �

Generalized�Plan�Designation
Number�of�
taxlots

Percent
Total�taxlot�
acreage

Percent

Residential
Residential�-�Low�Density 9,528 77% 3,206 62%
Residential�-�Medium�Density 1,379 11% 1,006 19%
Residential�-�High�Density 606 5% 294 6%

Mixed�Use/Commercial
Mixed�Use�-�Corridor 501 4% 267 5%
Mixed�Use�-�Downtown 265 2% 300 6%
General�Commercial 71 1% 133 3%

Total 12,350 100% 5,206 100%
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Development�Status�

ThisȱanalysisȱreliedȱonȱMetroȱBLIȂsȱclassificationsȱ(definedȱinȱtheȱmethodsȱandȱdefinitionsȱ
above)ȱtoȱdefineȱanȱinitialȱdevelopmentȱstatus.ȱECONorthwestȱthenȱusedȱaȱrapidȱvisualȱ
assessmentȱmethodȱtoȱconfirmȱthisȱdevelopmentȱstatusȱusingȱaerialȱimagery.ȱAfterȱcityȱstaffȱ
reviewedȱtheȱclassifications,ȱECONorthwestȱappliedȱtheȱdevelopmentȱconstraintsȱtoȱcalculateȱ
unconstrainedȱbuildableȱland.ȱExhibitȱ4ȱshowsȱdevelopmentȱstatusȱwithȱconstraintsȱappliedȱandȱ
resultingȱinȱbuildableȱacres.ȱOfȱtheȱ5,206ȱtotalȱacresȱinȱtheȱlandȱbase,ȱ2,710ȱareȱcommittedȱacres,ȱ
1,563ȱareȱconstrainedȱacres,ȱandȱ933ȱareȱbuildableȱacres.ȱ

Exhibit�4.�Development�Status�with�Constraints�by�Plan�Designation,�Oregon�City,�City�Limits�and�UGB�
Areas,�2020�
Source:�Metro�BLI;�ECONorthwest�analysis.�

ȱ
ȱ

Exhibitȱ5ȱshowsȱresidentialȱlandȱbyȱdevelopmentȱstatusȱwithȱconstraintsȱoverlaid.ȱ

ȱȱ �

Generalized�Plan�Designation
Total�
Acres

Committed�
Acres

Constrained�
Acres

Buildable�
Acres

Residential
Residential�-�Low�Density �����������3,206 �����������1,876� ��������������877 ��������������453�
Residential�-�Medium�Density �����������1,006 ��������������388� ��������������276 ��������������342�
Residential�-�High�Density ��������������294 ��������������151� ����������������81 ����������������62�

Mixed�Use
Mixed�Use�-�Corridor ��������������267 ��������������137� ����������������55 ����������������75�
Mixed�Use�-�Downtown ��������������300 ����������������37� ��������������262 �������������������1 �
General�Commercial ��������������133 ��������������121� ����������������12 ������������������-���

Total �����������5,206� �����������2,710� �����������1,563� 933������������ �
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Exhibit�5.�Residential�Land�by�Development�Status,�Oregon�City,�City�Limits�and�UGB�Areas,�2020�

ȱ
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Vacant�Buildable�Land�

Exhibitȱ6ȱshowsȱbuildableȱacresȱ(i.e.,ȱacresȱinȱtaxȱlotsȱafterȱconstraintsȱareȱdeducted)ȱforȱvacantȱ
andȱpartiallyȱvacantȱlandȱbyȱplanȱdesignation.ȱOfȱOregonȱCityȂsȱ933ȱunconstrainedȱbuildableȱ
residentialȱacres,ȱaboutȱ36%ȱareȱinȱtaxȱlotsȱclassifiedȱasȱvacantȱandȱ64%ȱareȱinȱtaxȱlotsȱclassifiedȱ
asȱpartiallyȱvacant.ȱ

Exhibit�6.�Buildable�Acres�in�Vacant�and�Partially�Vacant�Tax�Lots�by�Plan�Designation,�Oregon�City,�
City�Limits�and�UGB�Areas,�2020�
Source:�Metro;�ECONorthwest�analysis.�

ȱ
ȱ

Exhibitȱ7ȱshowsȱOregonȱCityȂsȱbuildableȱvacantȱandȱpartiallyȱvacantȱresidentialȱland.ȱ

ȱ ȱ

Generalized�Plan�Designation
Buildable�Acres�
on�Vacant�Lots

Buildable�Acres�
on�Partially��
Vacant�Lots

Total�Buildable�
Acres

Residential
Residential�-�Low�Density ������������������������9 7 ���������������������356� ���������������������4 53
Residential�-�Medium�Density ���������������������1 20 ���������������������222� ���������������������3 42
Residential�-�High�Density ������������������������5 2 ������������������������1 0� ������������������������6 2

Mixed�Use
Mixed�Use�-�Corridor ������������������������6 3 ������������������������1 2� ������������������������7 5
Mixed�Use�-�Downtown ��������������������������1 �������������������������-��� ��������������������������1

Total ���������������������3 33� 600�������������������� � ���������������������9 33�
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Exhibit�7.�Unconstrained�Vacant�and�Partially�Vacant�Residential�Land,�Oregon�City,�City�Limits�and�
UGB�Areas,�2020�

ȱ

Page 161

Item 8b.



�

ECONorthwest�� Draft�Oregon�City�Housing�Needs�Analysis� 13�

Redevelopment�Potential�

Overȱtheȱ20-yearȱstudyȱperiodȱaȱshareȱofȱdevelopedȱlotsȱisȱlikelyȱtoȱredevelopȱwithinȱnewȱ
buildings.ȱToȱaccountȱforȱtheȱdevelopmentȱcapacityȱonȱtheseȱdevelopedȱlots,ȱMetroȱidentifiesȱaȱ
subsetȱofȱdevelopedȱlotsȱasȱȃredevelopable.ȄȱMetroȱhasȱcreatedȱtwoȱȃfiltersȄȱtoȱidentifyȱlotsȱwithȱ
theȱpotentialȱtoȱredevelopȯaȱthresholdȱmethodȱandȱhistoricȱprobabilityȱmethod.ȱForȱtheȱ
OregonȱCityȱBLI,ȱECONorthwestȱusedȱtheȱestimateȱofȱredevelopableȱunitsȱonȱdevelopedȱlots,ȱasȱ
identifiedȱbasedȱonȱtheȱthresholdȱmethod,6ȱwhichȱisȱbasedȱonȱdiscussionȱwithȱMetroȱstaff.7ȱ

TheȱresultȱofȱthisȱanalysisȱforȱOregonȱCityȱisȱpresentedȱinȱExhibitȱ8.ȱ

Exhibit�8.�Estimate�of�housing�units�on�potentially�redevelopable�lots�by�plan�designation,�Oregon�
City,�City�Limits�and�UGB�Areas,�2019�
Source:�Metro�BLI,�using�2016�data�to�calculate�redevelopment�potential.�

ȱ

ȱ

ȱ
6ȱThresholdȱMethod.ȱThisȱmethodȱidentifiesȱlotsȱwhereȱredevelopmentȱwouldȱresultȱinȱaȱnetȱincreaseȱofȱ50%ȱmoreȱ
thanȱtheȱcurrentȱnumberȱofȱunitsȱonȱtheȱsite.ȱTheȱmethodȱusesȱpropertyȱvalueȱthresholdsȱwhereȱitȱisȱeconomicallyȱ
viableȱtoȱforȱaȱlotȱtoȱredevelopȱatȱthisȱintensity.ȱForȱsuburbanȱareasȱinȱtheȱregionalȱUGBȱtheȱthresholdȱisȱ$10ȱperȱ
squareȱfootȱofȱpropertyȱvalueȱforȱmultifamilyȱstructuresȱandȱ$12ȱperȱsquareȱfootȱforȱmixedȱuseȱstructures.ȱIfȱaȱlot'sȱ
currentȱpropertyȱvalueȱisȱbelowȱtheseȱthresholds,ȱitȱisȱassumedȱtoȱhaveȱtheȱpotentialȱtoȱredevelop.ȱ
7ȱTheȱcapacityȱofȱpartiallyȱvacantȱlotsȱ(whereȱtheȱlotȱcouldȱbeȱfurtherȱdevelopedȱunderȱcurrentȱdevelopmentȱ
standardsȱwithoutȱdemolishingȱexistingȱstructures)ȱisȱaccountedȱforȱinȱtheȱunconstrainedȱbuildableȱacres.ȱ

Residential
Low�Density�Residential 660���������������� �
Medium�Density�Residential 233���������������� �
High�Density�Residential 733���������������� �

Commercial
Central�Commercial 1,496������������� �
General�Commercial 2,604������������� �

Total 5,726���������������� �
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3. Historical�and�Recent�Development�Trends�

AnalysisȱofȱhistoricalȱdevelopmentȱtrendsȱinȱOregonȱCityȱprovidesȱinsightȱintoȱtheȱfunctioningȱ
ofȱtheȱlocalȱhousingȱmarket.ȱTheȱmixȱofȱhousingȱtypesȱandȱdensities,ȱinȱparticular,ȱareȱkeyȱ
variablesȱinȱforecastingȱtheȱcapacityȱofȱresidentialȱlandȱtoȱaccommodateȱnewȱhousingȱandȱtoȱ
forecastȱfutureȱlandȱneed.ȱTheȱspecificȱstepsȱareȱdescribedȱinȱTaskȱ2ȱofȱtheȱDLCDȱPlanningȱforȱ
ResidentialȱGrowth:ȱAȱWorkbookȱforȱOregon'sȱUrbanȱAreasȱas:ȱȱ

1. Determineȱtheȱtimeȱperiodȱforȱwhichȱtheȱdataȱwillȱbeȱanalyzed.ȱ
2. Identifyȱtypesȱofȱhousingȱtoȱaddressȱ(allȱneededȱhousingȱtypes).ȱ
3. Evaluateȱpermit/subdivisionȱdataȱtoȱcalculateȱtheȱactualȱmix,ȱaverageȱactualȱgrossȱ

density,ȱandȱaverageȱactualȱnetȱdensityȱofȱallȱhousingȱtypes.ȱ

ThisȱHousingȱNeedsȱAnalysisȱexaminesȱchangesȱinȱOregonȱCityȂsȱhousingȱmarketȱfromȱ2000ȱtoȱ
2017,ȱasȱwellȱasȱresidentialȱdevelopmentȱfromȱ2000ȱtoȱ2018.ȱWeȱselectedȱthisȱtimeȱperiodȱ
becauseȱ(1)ȱtheȱperiodȱprovidesȱinformationȱaboutȱOregonȱCityȂsȱhousingȱmarketȱbeforeȱandȱ
afterȱtheȱnationalȱhousingȱmarketȱbubbleȂsȱgrowthȱandȱdeflation,ȱasȱwellȱasȱtheȱmoreȱrecentȱ
increaseȱinȱhousingȱcostsȱandȱ(2)ȱdataȱaboutȱOregonȱCityȂsȱhousingȱmarketȱduringȱthisȱperiodȱ
wasȱreadilyȱavailableȱfromȱsourcesȱsuchȱasȱtheȱCensusȱandȱRLIS.ȱ

TheȱHousingȱNeedsȱAnalysisȱpresentsȱinformationȱaboutȱresidentialȱdevelopmentȱbyȱhousingȱ
type.ȱThereȱareȱmultipleȱwaysȱthatȱhousingȱtypesȱcanȱbeȱgrouped.ȱForȱexample,ȱtheyȱcanȱbeȱ
groupedȱby:ȱȱ

1. Structureȱtypeȱ(e.g.,ȱsingle-familyȱdetached,ȱapartments,ȱetc.).ȱ
2. Tenureȱ(e.g.,ȱdistinguishingȱunitȱtypeȱbyȱownerȱorȱrenterȱunits).ȱ
3. Housingȱaffordabilityȱ(e.g.,ȱsubsidizedȱhousingȱorȱunitsȱaffordableȱatȱgivenȱincomeȱ

levels).ȱ
4. Someȱcombinationȱofȱtheseȱcategories.ȱ

Forȱtheȱpurposesȱofȱthisȱstudy,ȱweȱgroupedȱhousingȱtypesȱbasedȱonȱ(1)ȱwhetherȱtheȱstructureȱisȱ
stand-aloneȱorȱattachedȱtoȱanotherȱstructureȱandȱ(2)ȱtheȱnumberȱofȱdwellingȱunitsȱinȱeachȱ
structure.ȱTheȱhousingȱtypesȱusedȱinȱthisȱanalysisȱareȱconsistentȱwithȱneededȱhousingȱtypesȱasȱ
definedȱinȱORSȱ197.303:ȱ

� Single-familyȱdetachedȱincludesȱsingle-familyȱdetachedȱunits,ȱmanufacturedȱhomesȱonȱ
lotsȱandȱinȱmobileȱhomeȱparks,ȱandȱaccessoryȱdwellingȱunits.ȱ

� Single-familyȱattachedȱisȱallȱstructuresȱwithȱaȱcommonȱwallȱwhereȱeachȱdwellingȱunitȱ
occupiesȱaȱseparateȱlot,ȱsuchȱasȱrowȱhousesȱorȱtownhouses.ȱ

� Multifamilyȱisȱseparatedȱintoȱtwoȱsubgroupsȱofȱattachedȱstructuresȱotherȱthanȱsingle-
familyȱdetachedȱunits,ȱmanufacturedȱunits,ȱorȱsingle-familyȱattachedȱunits.ȱTheȱtwoȱ
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subgroupsȱareȱdefinedȱas:ȱ(1)ȱduplexes,ȱtriplexes,ȱandȱquadplexesȱandȱ(2)ȱmultifamilyȱ
buildingsȱwithȱfiveȱorȱmoreȱunits.ȱȱ

InȱOregonȱCity,ȱgovernment-assistedȱhousingȱ(ORSȱ197.303[b])ȱandȱhousingȱforȱfarmworkersȱ
(ORSȱ197.303[e])ȱcanȱbeȱanyȱofȱtheȱhousingȱtypesȱlistedȱabove,ȱasȱtheseȱhousingȱtypesȱareȱ
regulatedȱinȱtheȱOregonȱCityȱDevelopmentȱCodeȱinȱtheȱsameȱmannerȱasȱanyȱotherȱhousingȱtype.ȱ

Data�Used�in�This�Analysis�

Throughoutȱthisȱreport,ȱweȱusedȱdataȱfromȱmultipleȱwell-recognizedȱandȱreliableȱdataȱsources.ȱ
OneȱofȱtheȱkeyȱsourcesȱforȱhousingȱandȱhouseholdȱdataȱisȱtheȱU.S.ȱCensus.ȱThisȱreportȱprimarilyȱ
usesȱdataȱfromȱtwoȱCensusȱsources:ȱ

� TheȱDecennialȱCensus,ȱwhichȱisȱcompletedȱeveryȱtenȱyearsȱandȱisȱaȱsurveyȱofȱallȱ
householdsȱinȱtheȱU.S.ȱTheȱDecennialȱCensusȱisȱconsideredȱtheȱbestȱavailableȱdataȱforȱ
informationȱsuchȱasȱdemographicsȱ(e.g.,ȱnumberȱofȱpeople,ȱageȱdistribution,ȱorȱethnicȱorȱ
racialȱcomposition),ȱhouseholdȱcharacteristicsȱ(e.g.,ȱhouseholdȱsizeȱandȱcomposition),ȱ
andȱhousingȱoccupancyȱcharacteristics.ȱAsȱofȱ2010,ȱtheȱDecennialȱCensusȱdoesȱnotȱcollectȱ
moreȱdetailedȱhouseholdȱinformation,ȱsuchȱasȱincome,ȱhousingȱcosts,ȱhousingȱ
characteristics,ȱandȱotherȱimportantȱhouseholdȱinformation.ȱDecennialȱCensusȱdataȱisȱ
availableȱforȱ2000ȱandȱ2010.ȱȱ

� TheȱAmericanȱCommunityȱSurveyȱ(ACS),ȱwhichȱisȱcompletedȱeveryȱyearȱandȱisȱaȱ
sampleȱofȱhouseholdsȱinȱtheȱU.S.ȱFromȱ2012ȱtoȱ2016,ȱtheȱACSȱsampledȱanȱaverageȱofȱ3.5ȱ
millionȱhouseholdsȱperȱyear,ȱorȱaboutȱ3%ȱofȱtheȱhouseholdsȱinȱtheȱnation.ȱTheȱACSȱ
collectsȱdetailedȱinformationȱaboutȱhouseholds,ȱsuchȱas:ȱdemographicsȱ(e.g.,ȱnumberȱofȱ
people,ȱageȱdistribution,ȱethnicȱorȱracialȱcomposition,ȱcountryȱofȱorigin,ȱlanguageȱ
spokenȱatȱhome,ȱandȱeducationalȱattainment),ȱhouseholdȱcharacteristicsȱ(e.g.,ȱhouseholdȱ
sizeȱandȱcomposition),ȱhousingȱcharacteristicsȱ(e.g.,ȱtypeȱofȱhousingȱunit,ȱyearȱunitȱbuilt,ȱ
orȱnumberȱofȱbedrooms),ȱhousingȱcostsȱ(e.g.,ȱrent,ȱmortgage,ȱutility,ȱandȱinsurance),ȱ
housingȱvalue,ȱincome,ȱandȱotherȱcharacteristics.ȱ

� MetroȂsȱRLISȱdatabase,ȱwhichȱprovidesȱtaxȱlotȱdataȱforȱjurisdictionsȱwithinȱtheȱthree-
countyȱMetroȱAreaȱ(includingȱClackamasȱCounty).ȱWeȱuseȱRLISȱdataȱtaxȱlotȱdataȱforȱasȱaȱ
proxyȱforȱbuildingȱpermitȱdataȱforȱOregonȱCity.ȱ

� MetroȂsȱ2050ȱDistributedȱForecastȱforȱhouseholdȱandȱpopulationȱgrowthȱwasȱupdatedȱ
inȱMarchȱ2021ȱforȱOregonȱCity.ȱWeȱusedȱthisȱinformationȱtoȱreportȱprojectedȱpopulationȱ
growthȱandȱasȱtheȱbasisȱforȱtheȱhouseholdȱforecastȱinȱChapterȱ5.ȱ

� PropertyȱRadarȱandȱRedfinȱdatabases,ȱwhichȱareȱonlineȱplatformsȱprovidingȱrealȱestateȱ
andȱpropertyȱownerȱdata.ȱWeȱuseȱtheseȱsourcesȱtoȱcollectȱhousingȱsaleȱpriceȱdataȱinȱ
aggregateȱandȱbyȱproperty.ȱ
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Inȱgeneral,ȱthisȱreportȱusesȱdataȱfromȱtheȱ2012-2016ȱandȱ2014-2018ȱACSȱ5-yearȱestimates.8ȱWhereȱ
informationȱisȱavailableȱandȱrelevant,ȱweȱreportȱinformationȱfromȱtheȱ2000ȱandȱ2010ȱDecennialȱ
Census.ȱAmongȱotherȱdataȱpoints,ȱthisȱreportȱincludesȱpopulation,ȱincome,ȱandȱhousingȱpriceȱ
dataȱfromȱtheȱOregonȱOfficeȱofȱEconomicȱAnalysis,ȱtheȱOregonȱBureauȱofȱLaborȱandȱIndustries,ȱ
theȱUnitedȱStatesȱDepartmentȱofȱHousingȱandȱUrbanȱDevelopment,ȱRLIS,ȱCostar,ȱRedfin,ȱandȱ
PropertyȱRadar.ȱItȱalsoȱusesȱtheȱOregonȱDepartmentȱofȱHousingȱandȱCommunityȱServicesȱ
affordableȱhousingȱinventoryȱandȱOregonȂsȱManufacturedȱDwellingȱParkȱinventoryǯȱ

ItȱisȱworthȱcommentingȱonȱtheȱmethodsȱusedȱforȱtheȱAmericanȱCommunityȱSurvey.9ȱTheȱ
AmericanȱCommunityȱSurveyȱ(ACS)ȱisȱaȱnationalȱsurveyȱthatȱusesȱcontinuousȱmeasurementȱ
methods.ȱItȱusesȱaȱsampleȱofȱaboutȱ3.54ȱmillionȱhouseholdsȱtoȱproduceȱannuallyȱupdatedȱ
estimatesȱforȱtheȱsameȱsmallȱareasȱ(censusȱtractsȱandȱblockȱgroups)ȱformerlyȱsurveyedȱviaȱtheȱ
decennialȱcensusȱlong-formȱsample.ȱItȱisȱalsoȱimportantȱtoȱkeepȱinȱmindȱthatȱallȱACSȱdataȱareȱ
estimatesȱthatȱareȱsubjectȱtoȱsampleȱvariability.ȱThisȱvariabilityȱisȱreferredȱtoȱasȱȃsamplingȱ
errorȄȱandȱisȱexpressedȱasȱaȱbandȱorȱȃmarginȱofȱerrorȄȱǻMOEǼȱaroundȱtheȱestimateǯȱ

ThisȱreportȱusesȱCensusȱandȱACSȱdataȱbecause,ȱdespiteȱtheȱinherentȱmethodologicalȱlimits,ȱtheyȱ
representȱtheȱmostȱthoroughȱandȱaccurateȱdataȱavailableȱtoȱassessȱhousingȱneeds.ȱWeȱconsiderȱ
theseȱlimitationsȱinȱmakingȱinterpretationsȱofȱtheȱdataȱandȱhaveȱstrivedȱnotȱtoȱdrawȱconclusionsȱ
beyondȱtheȱqualityȱofȱtheȱdata.ȱ

ȱ ȱ

ȱ
8ȱForȱsafeȱharborȱassumptions,ȱsuchȱasȱhousingȱmixȱinȱChapterȱ5,ȱweȱuseȱtheȱmostȱrecentȱACSȱ5-yearȱestimatesȱ(2015-
2019).ȱȱ
9ȱAȱthoroughȱdescriptionȱofȱtheȱACSȱcanȱbeȱfoundȱinȱtheȱCensusȱBureauȂsȱpublicationȱȃWhatȱLocalȱGovernmentsȱ
NeedȱtoȱKnowǯȄȱhttps://www.census.gov/library/publications/2009/acs/state-and-local.htmlȱ
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Trends�in�Housing�Mix��

About�74%�of�Oregon�City’s�
housing�stock�was�single-
family�detached.��
�

Exhibit�9. Housing�Mix,�Oregon�City,�Wilsonville,�Milwaukie,�
Gladstone�2013-2017�
Source:�U.S.�Census�Bureau,�2013-2017�ACS�Table�B25024.�

ȱ

Seventy-five�percent�of�
Clackamas�County’s�housing�
stock�was�single-family�
detached.��
Clackamas�County�had�a�
smaller�share�of�multifamily�
housing�than�the�Portland�
Region�and�Oregon,�but�a�
similar�share�of�multifamily�
housing�compared�to�Oregon�
City.�

Exhibit�10.�Housing�Mix,�Clackamas�County,�Portland�Region,�
Oregon,�2013-2017�
Source:�U.S.�Census�Bureau,�2013-2017�ACS�Table�B25024.�
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Exhibitȱ11ȱshowsȱthatȱoverȱtheȱ2009ȱtoȱ2020ȱperiod,ȱOregonȱCityȱhadȱconstructionȱofȱ2,073ȱ
dwellingȱunits,ȱwithȱanȱaverageȱofȱ173ȱunitsȱbuiltȱperȱyear.ȱOfȱtheseȱunits,ȱaboutȱ79%ȱwereȱforȱ
single-familyȱdwellingȱunits.ȱ

Exhibit�11.�New�Residential�Dwelling�Units�Built�by�Housing�Type,�Oregon�City,�2009�through�2020�
Source:�Oregon�City.�

ȱ

Trends�in�Housing�Density�

Thisȱsectionȱshowsȱhistoricȱdensitiesȱforȱnewȱresidentialȱconstructionȱbyȱhousingȱtypeȱandȱbyȱ
PlanȱDesignation.ȱToȱconductȱtheȱanalysis,ȱweȱusedȱtheȱRLISȱdatabaseȱ(aȱproxyȱforȱbuildingȱ
permitȱdata).ȱExhibitȱ12ȱshowsȱthatȱOregonȱCityȂsȱaverageȱhousingȱdensityǰȱofȱunitsȱbuiltȱ
betweenȱ2000ȱtoȱ2020,ȱwasȱ6.6ȱdwellingȱunitsȱperȱnetȱacre.ȱInȱthisȱperiod,ȱtheȱaverageȱdensityȱforȱ
multifamilyȱhousingȱwasȱ17.4ȱunitsȱperȱnetȱacreȱwithȱanȱaverageȱlotȱsizeȱofȱ0.77ȱacres;ȱtheȱ
averageȱdensityȱforȱsingleȱfamilyȱhousingȱwasȱ6.3ȱunitsȱperȱnetȱacreȱwithȱanȱaverageȱlotȱsizeȱofȱ
0.16ȱacres.ȱ

Exhibit�12.�Average�Density�of�New�Residential�Construction�Permitted�by�Type�of�Unit�and�Plan�
Designation,�Oregon�City,�2000�through�2020�
Source:�RLIS.�Note:�DU�is�dwelling�unit.�

ȱ
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2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Single-Family Multi-Family

Units Acres
Net�

Density
Units Acres

Net�
Density

Units Acres
Net�

Density

Residential 3,540����� 565������� � 6.3�������� � 230������� � 14��������� � �������16.9 3,770����� 578������� � ���������6.5�
Low�Density 2,628����� 495������� � 5.3�������� � 14��������� � 7����������� � 2.1�������� � 2,642����� 502������� � 5.3�������� �
Medium�Density 500������� � 47��������� � 10.6������ � 20��������� � 2����������� � 12.5������� 520������� � 49��������� � 10.7������ �
High�Density 412������� � 23��������� � 18.2������ � 196������� � 5����������� � 37.0������� 608������� � 28��������� � 21.8������ �

Commercial 23��������� � 1����������� � 21.1������ � 64��������� � 3����������� � 19.3������� 87��������� � 4����������� � 19.8������ �
Commercial - - - 15��������� � 1����������� � 19.5������� 15��������� � 1����������� � 19.5������ �
Mixed�Use�Corridor 23��������� � 1����������� � 21.1������ � 49��������� � 3����������� � 19.3������� 72��������� � 4����������� � 19.8������ �

Total 3,563����� 566������� � 6.3�������� � 294������� � 17��������� � 17.4������� 3,857����� 583������� � 6.6�������� �

Plan�Designations
Single�Family�Dwelling Units Multifamily�Dwelling Units Total, Combined
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Trends�in�Tenure�

Housingȱtenureȱdescribesȱwhetherȱaȱdwellingȱisȱowner-ȱorȱrenter-occupied.ȱȱ

In�the�2012-2016�period,�
Oregon�City�had�a�
homeownership�rate�of�
67%,�which�was�slightly�
below�Clackamas�County’s�
homeownership�rate�of�
69%.��

Exhibit�13. Housing�Tenure,�Oregon�City�and�Comparison�Areas,�
2012-2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS�Table�B25032.�
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Nearly�all�homeowners in�
Oregon�City�(96%)�lived�in�
single-family�detached�
housing.��
�

Exhibit�14.�Types�of�units�occupied�by�Homeowners,�Oregon�City,�
Wilsonville,�Milwaukie,�Gladstone,�2012-2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS�Table�B25032.�

ȱ

Nearly�60%�of�renters in�
Oregon�City�lived�in�
multifamily�housing.��
In�Oregon�City,�a�third�of�
renters�lived�in�single-family�
detached�housing.�

Exhibit�15.�Types�of�Units�Occupied by�Renters,�Oregon�City,�
Wilsonville,�Milwaukie,�Gladstone,�2012-2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS�Table�B25032.�
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Like�Oregon�City,�most�of�
Clackamas�County’s�
homeowners�(94%)�lived�in�
single-family�detached�
housing.��

Exhibit�16.�Types�of�Units�Occupied�by�Homeowners�and�Renters,�
Clackamas�County,�2012-2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS�Table�B25032.�

ȱ

�

Vacancy�Rates�

TheȱCensusȱdefinesȱvacancyȱas:ȱ"Unoccupiedȱhousingȱunitsǳȱdeterminedȱbyȱtheȱtermsȱunderȱ
whichȱtheȱunitȱmayȱbeȱoccupied,ȱe.g.,ȱforȱrent,ȱforȱsale,ȱorȱforȱseasonalȱuseȱonly."ȱTheȱ2010ȱ
Censusȱidentifiedȱvacancyȱthroughȱanȱenumeration,ȱseparateȱfromȱ(butȱrelatedȱto)ȱtheȱsurveyȱofȱ
households.ȱEnumeratorsȱareȱobtainedȱusingȱinformationȱfromȱpropertyȱownersȱandȱmanagers,ȱ
neighbors,ȱrentalȱagents,ȱandȱothers.ȱȱ

Accordingȱtoȱtheȱ2013-2017ȱCensus,ȱvacancyȱratesȱbyȱjurisdictionȱwere:10ȱ

� Oregon:ȱȱ ȱ 9.3%ȱȱ

� PortlandȱRegionȱ 5.5%ȱ

� ClackamasȱCounty:ȱȱ 6.0%ȱȱ

� OregonȱCity:ȱȱ ȱ 3.6%ȱȱ

ȱ ȱ

ȱ
10ȱSource:ȱU.S.ȱCensusȱBureau,ȱ2013-2017ȱACS,ȱTableȱB25032.ȱ
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Publicly�Supported�Housing���

Oregon�City�had 634�
publicly�supported,�
affordable�units.�Most�of�
these�units�were�available�
for�families.���

Exhibit�17.�Publicly�Supported�Housing,�Oregon�City,�June 2020
Source:�Oregon�Housing�and�Community�Services.�

ȱ

ȱ

ȱ ȱ

Development�Name Total�Units
Restricted�

Units
Population�
Served

Birchwood�Dr 6 6 Family
Hughes�St 1 1 Family
Forest�Ridge�Ln 1 1 Family
Salmonberry�Dr 1 1 Family
6th�St 4 4 Family
Clairmont�Way 1 1 Family
Molalla�Ave 6 6 Family
S�Redland�Rd 1 1 Family
Lafayette�Ave 2 2 Family
Whitney�Ln 1 1 Family
Latourette�St 1 1 Family
Hilda�St 1 1 Family
Buchanan�St 2 2 Family
Prospect�St 1 1 Family
Clackamas�Heights 100 99 Family
Fisher�Ridge 19 18 Family
Kingsberry�Heights 260 260 Family
Meadowlark 15 15 Family
Oregon�City�Terrace 47 47 Family
Oregon�City�View�Manor 100 100 Family
Our�Apartment 4 4 Family
Pleasant�Avenue�Veteran�Housing 24 24 Veterans
Rosewood�Terrace 38 38 Family
Totals 636 634 -
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Manufactured�Homes�

Manufacturedȱhomesȱprovideȱaȱsourceȱofȱaffordableȱhousing.ȱTheyȱalsoȱprovideȱaȱformȱofȱ
homeownershipȱthatȱcanȱbeȱmadeȱavailableȱtoȱlow-ȱandȱmoderate-incomeȱhouseholds.ȱCitiesȱareȱ
requiredȱtoȱplanȱforȱmanufacturedȱhomesȯbothȱonȱlotsȱandȱinȱparksȱ(ORSȱ197.475-492).ȱ

Generally,ȱmanufacturedȱhomesȱinȱparksȱ(communities)ȱareȱownedȱbyȱtheȱoccupantsȱwhoȱpayȱ
rentȱforȱtheȱspace.ȱMonthlyȱhousingȱcostsȱareȱtypicallyȱlowerȱforȱaȱhomeownerȱinȱaȱ
manufacturedȱhomeȱcommunityȱforȱseveralȱreasons,ȱincludingȱtheȱfactȱthatȱpropertyȱtaxesȱ
leviedȱonȱtheȱvalueȱofȱtheȱlandȱareȱpaidȱbyȱtheȱpropertyȱowner,ȱratherȱthanȱtheȱmanufacturedȱ
homeowner.ȱTheȱvalueȱofȱtheȱmanufacturedȱhomeȱgenerallyȱdoesȱnotȱappreciateȱinȱtheȱwayȱaȱ
conventionalȱhomeȱwould,ȱhowever.ȱManufacturedȱhomeownersȱinȱcommunitiesȱareȱalsoȱ
subjectȱtoȱtheȱmercyȱofȱtheȱpropertyȱownerȱinȱtermsȱofȱrentȱratesȱandȱincreases.ȱItȱisȱgenerallyȱ
notȱwithinȱtheȱmeansȱofȱaȱmanufacturedȱhomeownerȱtoȱrelocateȱtoȱanotherȱmanufacturedȱhomeȱ
toȱescapeȱrentȱincreases.ȱHomeownersȱlivingȱinȱaȱparkȱisȱdesirableȱtoȱsomeȱbecauseȱitȱcanȱ
provideȱaȱmoreȱsecureȱcommunityȱwithȱon-siteȱmanagersȱandȱamenities,ȱsuchȱasȱlaundryȱandȱ
recreationȱfacilities.ȱ

OARȱ197.480(4)ȱrequiresȱcitiesȱtoȱinventoryȱmobileȱhomeȱorȱmanufacturedȱdwellingȱparksȱsitedȱ
inȱareasȱplannedȱandȱzonedȱorȱgenerallyȱusedȱforȱcommercial,ȱindustrial,ȱorȱhigh-densityȱ
residentialȱdevelopment.ȱInȱ2006,ȱOregonȱCityȱadoptedȱregulationsȱrelatedȱtoȱmanufacturedȱ
homeȱparkȱclosures.11ȱThisȱsectionȱpresentsȱtheȱinventoryȱofȱmobileȱandȱmanufacturedȱhomeȱ
communitiesȱforȱOregonȱCityȱasȱofȱMayȱ2020.ȱ

Oregon�City�had four�
manufactured�home�
communities�within�its�
UGB.��
Within�these�parks,�there�
were�a�total�of�885�spaces,�
9�of�which�were�vacant�as�
of�May�2020.�

Exhibit�18.�Inventory�of�Mobile/Manufactured�Home�
Communities,�Oregon�City,�May�2020�
Source:�Oregon�Manufactured�Dwelling�Park�Directory.�

ȱ

ȱ
11ȱOCMCȱ15.52.ȱ

Name Location Type
Total�
Spaces

Vacant�
Spaces

Zone

Char-Diaz�Estates 13678�Char-Diaz�Dr 55+ 22 0 R�3.5

Cherry�Lane 20248�Highway�213 55+ 66 0 R�3.5

Clairmont�Mtg�Housing�Park 13531�Clairmont�Way Family 189 0 R�3.5

Mount�Pleasant�Mobile�Home�Park 18780�Central�Point�Rd Family 68 2 R�3.5

Country�Village�Estates 14630�South�Village�Court Family 499 7 County
Forest�Park�Mobile�Village 18830�S�Hwy�99E Family 41 0 County

Totals 885 9
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4. Demographic�and�Other�Factors�Affecting�
Residential�Development�in�Oregon�City�

Demographicȱtrendsȱareȱimportantȱforȱaȱthoroughȱunderstandingȱofȱtheȱdynamicsȱofȱtheȱ
OregonȱCityȱhousingȱmarket.ȱOregonȱCityȱexistsȱinȱaȱregionalȱeconomy;ȱtrendsȱinȱtheȱregionȱ
impactȱtheȱlocalȱhousingȱmarket.ȱThisȱchapterȱdocumentsȱdemographic,ȱsocioeconomic,ȱandȱ
otherȱtrendsȱrelevantȱtoȱOregonȱCityȱatȱtheȱnational,ȱstate,ȱandȱregionalȱlevels.ȱ

Demographicȱtrendsȱprovideȱaȱcontextȱforȱgrowthȱinȱaȱregion;ȱfactorsȱsuchȱasȱage,ȱincome,ȱ
migration,ȱandȱotherȱtrendsȱshowȱhowȱcommunitiesȱhaveȱgrownȱandȱhowȱtheyȱwillȱshapeȱ
futureȱgrowth.ȱToȱprovideȱcontext,ȱweȱcompareȱOregonȱCityȱtoȱClackamasȱCounty,ȱtheȱPortlandȱ
regionȱ(definedȱasȱClackamas,ȱMultnomah,ȱandȱWashingtonȱCounties),ȱandȱOregon.ȱWeȱalsoȱ
compareȱOregonȱCityȱtoȱnearbyȱcitiesȱwhereȱappropriate.ȱCharacteristicsȱsuchȱasȱageȱandȱ
ethnicityȱareȱindicatorsȱofȱhowȱtheȱpopulationȱhasȱgrownȱinȱtheȱpastȱandȱprovideȱinsightȱintoȱ
factorsȱthatȱmayȱaffectȱfutureȱgrowth.ȱ

AȱrecommendedȱapproachȱtoȱconductingȱaȱhousingȱneedsȱanalysisȱisȱdescribedȱinȱPlanningȱforȱ
ResidentialȱGrowth:ȱAȱWorkbookȱforȱOregon’sȱUrbanȱAreas,ȱtheȱDepartmentȱofȱLandȱConservationȱ
andȱDevelopmentȂsȱguidebookȱonȱlocalȱhousingȱneedsȱstudies.ȱAsȱdescribedȱinȱtheȱguidebook,ȱ
theȱspecificȱstepsȱinȱtheȱHousingȱNeedsȱAnalysisȱare:ȱ

1. Projectȱtheȱnumberȱofȱnewȱhousingȱunitsȱneededȱinȱtheȱnextȱ20ȱyears.ȱ

2. Identifyȱrelevantȱnational,ȱstate,ȱandȱlocalȱdemographicȱandȱeconomicȱtrendsȱandȱfactorsȱ
thatȱmayȱaffectȱtheȱ20-yearȱprojectionȱofȱstructureȱtypeȱmix.ȱȱ

3. Describeȱtheȱdemographicȱcharacteristicsȱofȱtheȱpopulationȱand,ȱifȱpossible,ȱtheȱhousingȱ
trendsȱthatȱrelateȱtoȱdemandȱforȱdifferentȱtypesȱofȱhousing.ȱ

4. Determineȱtheȱtypesȱofȱhousingȱthatȱareȱlikelyȱtoȱbeȱaffordableȱtoȱtheȱprojectedȱ
householdsȱbasedȱonȱhouseholdȱincome.ȱ

5. Determineȱtheȱneededȱhousingȱmixȱandȱdensityȱrangesȱforȱeachȱplanȱdesignationȱandȱtheȱ
averageȱneededȱnetȱdensityȱforȱallȱstructureȱtypes.ȱȱ

6. Estimateȱtheȱnumberȱofȱadditionalȱneededȱunitsȱbyȱstructureȱtype.ȱ

Thisȱchapterȱpresentsȱdataȱtoȱaddressȱstepsȱ2,ȱ3,ȱandȱ4ȱinȱthisȱlist.ȱChapterȱ5ȱpresentsȱdataȱtoȱ
addressȱstepsȱ1,ȱ5,ȱandȱ6ȱinȱthisȱlist.ȱ

ȱ �
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Demographic�and�Socioeconomic�Factors�Affecting�Housing�
Choice12�

Analystsȱtypicallyȱdescribeȱhousingȱdemandȱasȱtheȱpreferencesȱforȱdifferentȱtypesȱofȱhousingȱ
(e.g.,ȱsingle-familyȱdetachedȱorȱapartment)ȱandȱtheȱabilityȱtoȱpayȱforȱthatȱhousingȱ(theȱabilityȱtoȱ
exerciseȱthoseȱpreferencesȱinȱaȱhousingȱmarketȱbyȱpurchasingȱorȱrentingȱhousing;ȱinȱotherȱ
words,ȱincomeȱorȱwealth).ȱ

Manyȱdemographicȱandȱsocioeconomicȱvariablesȱaffectȱhousingȱchoice.ȱHowever,ȱtheȱliteratureȱ
aboutȱhousingȱmarketsȱfindsȱthatȱageȱofȱtheȱhouseholder,ȱsizeȱofȱtheȱhousehold,ȱandȱincomeȱareȱ
mostȱstronglyȱcorrelatedȱwithȱhousingȱchoice.ȱ

� Ageȱofȱhouseholderȱisȱtheȱageȱofȱtheȱpersonȱidentifiedȱ(inȱtheȱCensus)ȱasȱtheȱheadȱofȱ
household.ȱHouseholdsȱmakeȱdifferentȱhousingȱchoicesȱatȱdifferentȱstagesȱofȱlife.ȱThisȱ
chapterȱdiscussesȱgenerationalȱtrends,ȱsuchȱasȱhousingȱpreferencesȱofȱBabyȱBoomers,ȱ
peopleȱbornȱfromȱaboutȱ1946ȱtoȱ1964,ȱMillennials,ȱpeopleȱbornȱfromȱaboutȱ1980ȱtoȱ2000,ȱ
andȱGenerationȱZ,ȱpeopleȱbornȱbetweenȱ1997ȱandȱ2012.13ȱ(GenerationȱX,ȱtheȱgenerationȱ
betweenȱBabyȱBoomersȱandȱMillennials,ȱisȱaȱsmallerȱageȱgroupȱandȱdoesȱnotȱgenerallyȱ
driveȱhousingȱdemand.)ȱ

� Sizeȱofȱhouseholdȱisȱtheȱnumberȱofȱpeopleȱlivingȱinȱtheȱhousehold.ȱYoungerȱandȱolderȱ
peopleȱareȱmoreȱlikelyȱtoȱliveȱinȱsingle-personȱhouseholds.ȱPeopleȱinȱtheirȱmiddleȱyearsȱ
areȱmoreȱlikelyȱtoȱliveȱinȱmulti-personȱhouseholdsȱ(oftenȱwithȱchildren).ȱ

� Householdȱincomeȱisȱprobablyȱtheȱmostȱimportantȱdeterminantȱofȱhousingȱchoice.ȱ
Incomeȱisȱstronglyȱrelatedȱtoȱtheȱtypeȱofȱhousingȱaȱhouseholdȱchoosesȱ(e.g.,ȱsingle-familyȱ
detached,ȱduplex,ȱorȱaȱbuildingȱwithȱmoreȱthanȱfiveȱunits)ȱandȱtoȱhouseholdȱtenureȱ(e.g.,ȱ
rentȱorȱown).ȱȱ

ȱ
12ȱTheȱresearchȱinȱthisȱchapterȱisȱbasedȱonȱnumerousȱarticlesȱandȱsourcesȱofȱinformationȱaboutȱhousing,ȱincluding:ȱ

DavisǰȱHibbitsȱǭȱMidghalȱResearchǰȱȃMetroȱResidentialȱPreferenceȱSurveyǰȄȱMayȱŘŖŗŚǯȱ
D.ȱMyersȱandȱS.ȱRyu,ȱAgingȱBabyȱBoomersȱandȱtheȱGenerationalȱHousingȱBubble,ȱJournalȱofȱtheȱAmericanȱ

PlanningȱAssociation,ȱWinterȱ2008.ȱ
GeorgeȱGalster.ȱPeopleȱVersusȱPlace,ȱPeopleȱandȱPlace,ȱorȱMore?ȱNewȱDirectionsȱforȱHousingȱPolicy,ȱ

HousingȱPolicyȱDebate,ȱ2017.ȱ
Herbert,ȱChristopherȱandȱHrabchakȱMolinsky.ȱȃMeetingȱtheȱHousingȱNeedsȱofȱanȱAgingȱPopulationǰȄȱŘŖŗśǯȱȱ
J.ȱMcIlwain,ȱHousingȱinȱAmerica:ȱTheȱNewȱDecade,ȱUrbanȱLandȱInstitute,ȱ2010.ȱ
L.ȱLachmanȱandȱD.ȱBrett,ȱGenerationȱY:ȱAmerica’sȱNewȱHousingȱWave,ȱUrbanȱLandȱInstitute,ȱ2010.ȱ
Schuetz,ȱJenny.ȱWhoȱisȱtheȱnewȱfaceȱofȱAmericanȱhomeownership?ȱBrookings,ȱ2017.ȱ
TheȱAmericanȱPlanningȱAssociation,ȱȃInvestingȱinȱPlaceǲȱTwoȱgenerationsȂȱviewȱonȱtheȱfutureȱofȱ

communitiesǰȄȱ2014.ȱ
TransportationȱforȱAmericaǰȱȃAccessȱtoȱPublicȱTransportationȱaȱTopȱCriterionȱforȱMillennialsȱWhenȱ

DecidingȱWhereȱtoȱLiveǰȱNewȱSurveyȱShowsǰȄȱŘŖŗŚǯȱ
13ȱTheȱrangeȱofȱyearsȱthatȱdefineȱgenerationsȱvaryȱacrossȱsources.ȱWeȱhaveȱreferencedȱtheȱgeneralȱageȱrangeȱforȱ
MillennialsȱandȱGenerationȱZ,ȱandȱsomeȱyearsȱmayȱoverlapȱdependingȱonȱtheȱdefinition.ȱȱ
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Thisȱchapterȱfocusesȱonȱtheseȱfactors,ȱpresentingȱdataȱthatȱsuggestsȱhowȱchangesȱtoȱtheseȱfactorsȱ
mayȱaffectȱhousingȱneedȱinȱOregonȱCityȱoverȱtheȱnextȱ20ȱyears.ȱ

National�Trends14�

ThisȱbriefȱsummaryȱonȱnationalȱhousingȱtrendsȱbuildsȱonȱpreviousȱworkȱbyȱECONorthwestȱasȱ
wellȱasȱUrbanȱLandȱInstituteȱ(ULI)ȱreportsȱandȱconclusionsȱfromȱTheȱStateȱofȱtheȱNation’sȱHousingȱ
reportȱfromȱtheȱJointȱCenterȱforȱHousingȱStudiesȱofȱHarvardȱUniversity.ȱTheȱHarvardȱreportȱ
(2020)ȱsummarizesȱtheȱnationalȱhousingȱoutlookȱasȱfollows:ȱ

GivenȱtheȱprofoundȱimpactȱofȱtheȱpandemicȱonȱhowȱUSȱhouseholdsȱliveȱandȱwork,ȱ
thereȱisȱplentyȱofȱreasonȱtoȱbelieveȱthatȱitȱcouldȱbringȱmeaningfulȱchangesȱtoȱhousingȱ
markets.ȱWithȱmillionsȱofȱpeopleȱforcedȱtoȱworkȱremotely,ȱemployersȱandȱemployeesȱ
alikeȱmayȱfindȱthisȱanȱattractiveȱoptionȱevenȱafterȱtheȱpandemicȱends.ȱIfȱso,ȱdemandȱ
wouldȱlikelyȱincreaseȱforȱhomesȱlargeȱenoughȱtoȱprovideȱofficeȱspace,ȱasȱwellȱasȱeasyȱ
accessȱtoȱoutdoorȱspacesȱtoȱexerciseȱandȱsocialize.ȱAndȱifȱlongȱcommutesȱareȱnoȱlongerȱ
everydayȱrequirements,ȱmanyȱhouseholdsȱmayȱmoveȱtoȱlower-densityȱareasȱwhereȱ
housingȱisȱlessȱexpensive.ȱHowever,ȱaȱmajorȱshiftȱinȱresidentialȱdevelopmentȱpatternsȱ
isȱ farȱ fromȱ certain.ȱWhatȱ isȱ certainȱ isȱ thatȱ theȱneedȱ forȱmoreȱhousingȱofȱ allȱ types,ȱ
locations,ȱ andȱ priceȱ pointsȱwillȱ persist.ȱ Inȱ theȱ nearȱ term,ȱ theȱ outlookȱ forȱ housingȱ
marketsȱisȱbright,ȱfueledȱbyȱveryȱlowȱinterestȱratesȱasȱwellȱasȱunabatedȱdemandȱfromȱ
moreȱaffluentȱhouseholds.ȱIfȱtheȱpandemicȱpersists,ȱhowever,ȱitȱwillȱremainȱaȱseriousȱ
dragȱonȱtheȱlaborȱmarketȱandȱwageȱgrowth,ȱandȱultimatelyȱonȱhouseholdȱformations.ȱ
Stillǰȱ theȱpandemicȂsȱnegativeȱimpactȱonȱmarketsȱshouldȱbeȱrelativelyȱmutedȱgivenȱ
historicallyȱtightȱconditionsȱonȱtheȱsupplyȱside.ȱȱ

However,ȱchallengesȱtoȱaȱstrongȱdomesticȱhousingȱmarketȱremain.ȱRisingȱmortgageȱrates,ȱtheȱ
tightȱcreditȱmarket,ȱandȱlimitedȱinventoryȱofȱentry-levelȱhomesȱmakeȱhousingȱunaffordableȱforȱ
manyȱAmericans,ȱespeciallyȱyoungerȱAmericans.ȱInȱadditionȱtoȱrisingȱhousingȱcosts,ȱwagesȱ
haveȱalsoȱfailedȱtoȱkeepȱpace,ȱworseningȱaffordabilityȱpressures.ȱSingle-familyȱandȱmultifamilyȱ
housingȱsuppliesȱremainȱtight,ȱwhichȱcompoundȱaffordabilityȱissues.ȱTheȱStateȱofȱtheȱNation’sȱ
Housingȱreportȱemphasizesȱtheȱimportanceȱofȱgovernmentȱassistanceȱandȱinterventionȱtoȱkeepȱ
housingȱaffordableȱmovingȱforward.ȱSeveralȱchallengesȱandȱtrendsȱshapingȱtheȱhousingȱmarketȱ
areȱsummarizedȱbelow:ȱ

� Bounceȱbackȱinȱresidentialȱconstructionȱledȱbyȱsingle-familyȱstarts.ȱNewȱconstructionȱ
madeȱaȱsharpȱcomebackȱinȱsummerȱ2020ȱledȱbyȱsingle-familyȱconstruction.ȱSingle-familyȱ
startsȱinȱ2020ȱbeganȱatȱaboutȱaȱ900,000-unitȱannualȱrateȱ(theȱfastestȱpaceȱsinceȱtheȱGreatȱ
Recession),ȱbeforeȱdippingȱtoȱaȱbelowȱ700,000-unitȱannualȱrateȱinȱAprilȱdueȱtoȱtheȱ
COVID-19ȱpandemic.ȱThen,ȱsingle-familyȱstartsȱhitȱaȱ1.1-million-unitȱannualȱrateȱinȱ
Septemberȱ2020ȯmarkingȱitȱasȱtheȱstrongestȱmonthȱforȱsingle-familyȱhomebuildingȱinȱ

ȱ
14ȱTheseȱtrendsȱareȱbasedȱonȱinformationȱfromȱ(1)ȱtheȱJointȱCenterȱforȱHousingȱStudiesȱofȱHarvardȱUniversityȂsȱ
publicationȱȃTheȱStateȱofȱtheȱNationȂsȱHousingȱŘŖ20ǰȄȱ(2)ȱUrbanȱLandȱInstituteǰȱȃŘŖ21ȱEmergingȱTrendsȱinȱRealȱ
EstateǰȄȱandȱ(3)ȱtheȱU.S.ȱCensus.ȱȱ
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overȱ13ȱyears.ȱMultifamilyȱunitȱstartsȱalsoȱcontinuedȱtoȱclimb,ȱincreasingȱbyȱ7.5%ȱfromȱ
aboutȱ374,000ȱunitsȱinȱ2018ȱtoȱaboutȱ402,000ȱunitsȱinȱ2019.ȱNotably,ȱ2019ȱmarkedȱtheȱfirstȱ
yearȱsinceȱ1988ȱthatȱmultifamilyȱstartsȱtoppedȱ400,000.ȱInȱ2019,ȱhomeȱsalesȱaveragedȱ3.9ȱ
monthsȱwhichȱisȱbelowȱwhatȱisȱconsideredȱbalancedȱ(sixȱmonths),ȱwithȱlower-costȱandȱ
moderate-costȱhomesȱexperiencingȱtheȱtightestȱinventories.ȱTheȱStateȱofȱtheȱNation’sȱ
Housingȱreportȱcitedȱlackȱofȱskilledȱlabor,ȱrisingȱconstructionȱcosts,ȱlandȱuseȱregulationsȱ
(particularlyȱdensityȱrestrictions),ȱandȱdevelopmentȱfeesȱasȱconstraintsȱonȱnewȱ
construction.ȱ

� Demandȱshiftȱfromȱrentingȱtoȱowning.ȱAfterȱyearsȱofȱdecline,ȱtheȱnationalȱ
homeownershipȱrateȱincreasedȱslightlyȱfromȱ64.4%ȱinȱ2018ȱtoȱ64.6%ȱinȱ2019.ȱTrendsȱ
suggestȱtheȱrecentȱhomeownershipȱincreasesȱareȱamongȱhouseholdersȱofȱallȱageȱgroups;ȱ
however,ȱnewȱgrowthȱinȱhomeownershipȱsinceȱtheȱpost-GreatȱRecessionȱlowȱofȱ2013ȱ
resultedȱfromȱhouseholdsȱwithȱhigherȱincomes.ȱAboutȱ88%ȱofȱnetȱnewȱgrowthȱ(2013ȱtoȱ
2019)ȱwasȱamongȱhouseholdsȱwithȱincomesȱofȱ$150,000ȱorȱmore.ȱȱ

� Housingȱaffordability.ȱDespiteȱaȱrecentȱdownwardȱtrend,ȱ37.1ȱmillionȱAmericanȱ
householdsȱspentȱmoreȱthanȱ30%ȱofȱtheirȱincomeȱonȱhousingȱinȱ2019ȱwhichȱisȱ5.6ȱmillionȱ
moreȱhouseholdsȱthanȱinȱ2001.ȱRenterȱhouseholdsȱexperiencedȱcost-burdenȱatȱmoreȱthanȱ
doubleȱtheȱrateȱofȱhomeownersȱ(46%ȱversusȱ21%)ȱwithȱtheȱnumberȱofȱcost-burdenedȱ
rentersȱexceedingȱcost-burdenedȱhomeownersȱbyȱ3.7ȱmillionȱinȱ2019.ȱAffordabilityȱ
challengesȱcontinuedȱtoȱmoveȱupȱtheȱincomeȱladder,ȱwithȱtheȱshareȱofȱcost-burdenedȱ
middle-incomeȱhouseholdsȱincreasingȱslightlyȱfromȱ2018ȱtoȱ2019ȱevenȱasȱtheȱshareȱofȱ
low-incomeȱhouseholdsȱexperiencingȱcost-burdenȱdeclinedȱslightlyȱoverȱtheȱsameȱ
period.ȱHouseholdsȱunderȱtheȱageȱofȱ25ȱandȱoverȱtheȱageȱofȱ85ȱhadȱtheȱhighestȱratesȱofȱ
housingȱcost-burden.ȱ

� Long-termȱgrowthȱandȱhousingȱdemand.ȱTheȱJointȱCenterȱforȱHousingȱStudiesȱforecastsȱ
that,ȱnationally,ȱdemandȱforȱnewȱhomesȱcouldȱtotalȱasȱmanyȱasȱ12ȱmillionȱunitsȱbetweenȱ
2018ȱandȱ202815.ȱMuchȱofȱtheȱdemandȱwillȱcomeȱfromȱBabyȱBoomers,ȱMillennials,16ȱandȱ
immigrants.ȱTheȱUrbanȱLandȱInstituteȱcitesȱtheȱtroubleȱofȱoverbuildingȱinȱtheȱluxuryȱ
sectorȱwhileȱdemandȱisȱinȱmid-pricedȱsingle-familyȱhousesȱaffordableȱtoȱaȱlargerȱbuyerȱ
pool.ȱ

� Growthȱinȱrehabilitationȱmarket.17ȱAgingȱhousingȱstockȱandȱpoorȱhousingȱconditionsȱ
areȱgrowingȱconcernsȱforȱjurisdictionsȱacrossȱtheȱUnitedȱStates.ȱWithȱalmostȱ80%ȱofȱtheȱ
nationȂsȱhousingȱstockȱatȱleastȱŘŖȱyearsȱoldȱǻandȱ40%ȱatȱleastȱ50ȱyearsȱold),ȱAmericansȱ
areȱspendingȱinȱexcessȱofȱ$400ȱbillionȱperȱyearȱonȱresidentialȱrenovationsȱandȱrepairs.ȱAsȱ

ȱ
15ȱTheȱJointȱCenterȱforȱHousingȱStudiesȱofȱHarvardȱUniversityǯȱTheȱStateȱofȱtheȱNationȂsȱHousingȱŘŖŗşǯȱ
16ȱAccordingȱtoȱtheȱPewȱResearchȱCenter,ȱMillennialsȱwereȱbornȱbetweenȱtheȱyearsȱofȱ1981ȱtoȱ1996ȱandȱGenerationȱZȱ
wereȱbornȱbetweenȱ1997ȱtoȱ2012ȱ(inclusive).ȱReadȱmoreȱaboutȱgenerationsȱandȱtheirȱdefinitionsȱhere:ȱ
http://www.pewresearch.org/fact-tank/2018/03/01/defining-generations-where-millennials-end-and-post-millennials-
begin/.ȱ
17ȱTheseȱfindingsȱareȱcopiedȱfrom:ȱJointȱCenterȱforȱHousingȱStudies.ȱ(ŘŖŗşǼǯȱImprovingȱAmericaȂsȱHousingǰȱHarvardȱ
University.ȱRetrievedȱfrom:ȱ
https://www.jchs.harvard.edu/sites/default/files/Harvard_JCHS_Improving_Americas_Housing_2019.pdfȱ
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housingȱrehabilitationȱbecomesȱtheȱgo-toȱsolutionȱtoȱaddressȱhousingȱconditions,ȱtheȱ
homeȱremodelingȱmarketȱhasȱgrownȱmoreȱthanȱ50%ȱsinceȱtheȱrecessionȱendedȯ
generatingȱ2.2%ȱofȱnationalȱeconomicȱactivityȱ(inȱ2017).ȱ

Despiteȱtrendsȱsuggestingȱgrowthȱinȱtheȱrehabilitationȱmarket,ȱrisingȱconstructionȱcostsȱ
andȱcomplexȱregulatoryȱrequirementsȱposeȱbarriersȱtoȱrehabilitation.ȱLower-incomeȱ
householdsȱorȱhouseholdsȱonȱfixedȱincomesȱmayȱdeferȱmaintenanceȱforȱyearsȱdueȱtoȱ
limitedȱfinancialȱmeans,ȱescalatingȱrehabilitationȱcosts.ȱAtȱaȱcertainȱpoint,ȱtheȱcostȱofȱ
improvementsȱmayȱoutweighȱtheȱvalueȱofȱtheȱstructure,ȱwhichȱmayȱnecessitateȱnewȱ
responsesȱsuchȱasȱdemolitionȱorȱredevelopment.ȱ

� Decliningȱresidentialȱmobility.18ȱResidentialȱmobilityȱratesȱhaveȱdeclinedȱsteadilyȱsinceȱ
1980.ȱNearlyȱoneȱinȱfiveȱAmericansȱmovedȱeveryȱyearȱinȱtheȱ1980s,ȱcomparedȱtoȱoneȱinȱ
tenȱAmericansȱbetweenȱ2018ȱandȱ2019.ȱWhileȱreasonsȱforȱdeclineȱinȱresidentialȱmobilityȱ
areȱuncertain,ȱcontributingȱfactorsȱincludeȱdemographic,ȱhousingȱaffordability,ȱandȱ
labor-relatedȱchanges.ȱForȱinstance,ȱasȱBabyȱBoomersȱandȱMillennialsȱage,ȱmobilityȱratesȱ
areȱexpectedȱtoȱfallȱasȱpeopleȱtypicallyȱmoveȱlessȱasȱtheyȱage.ȱHarvardȱUniversityȂsȱ
ResearchȱBriefȱ(2020)ȱalsoȱsuggestsȱthatȱincreasingȱhousingȱcostsȱcouldȱbeȱpreventingȱ
peopleȱfromȱmovingȱifȱtheyȱareȱpricedȱoutȱofȱdesiredȱneighborhoodsȱorȱifȱtheyȱpreferȱtoȱ
stayȱinȱcurrentȱhousingȱasȱpricesȱriseȱaroundȱthem.ȱOtherȱfactorsȱthatȱmayȱimpactȱ
mobilityȱinclude:ȱtheȱriseȱinȱdual-incomeȱhouseholdsȱ(whichȱcomplicatesȱjob-relatedȱ
moves),ȱtheȱriseȱinȱwork-from-homeȱoptions,ȱandȱtheȱdeclineȱinȱcompany-fundedȱ
relocations.ȱWhileȱdeclineȱinȱmobilityȱratesȱspanȱallȱgenerations,ȱtheyȱareȱgreatestȱamongȱ
youngȱadultsȱandȱrenters,ȱtwoȱofȱtheȱmoreȱtraditionallyȱmobileȱgroups.ȱ

� Changesȱinȱhousingȱpreference.ȱHousingȱpreferenceȱwillȱbeȱaffectedȱbyȱchangesȱinȱ
demographics,ȱmostȱnotably:ȱtheȱagingȱofȱBabyȱBoomers,ȱhousingȱdemandȱfromȱ
MillennialsȱandȱGenerationȱZ,ȱandȱgrowthȱofȱimmigrants.ȱȱ

� BabyȱBoomers.ȱInȱ2020,ȱtheȱoldestȱmembersȱofȱthisȱgenerationȱwereȱinȱtheirȱseventiesȱ
andȱtheȱyoungestȱwereȱinȱtheirȱfifties.ȱTheȱcontinuedȱagingȱofȱtheȱBabyȱBoomerȱ
generationȱmayȱaffectȱtheȱhousingȱmarket.ȱInȱparticular,ȱBabyȱBoomersȂȱmayȱ
influenceȱhousingȱpreferenceȱandȱhomeownershipȱtrends.ȱPreferencesȱ(andȱneeds)ȱ
mayȱvaryȱforȱBoomersȂȱmovingȱthroughȱtheirȱ60s,ȱ70s,ȱandȱ80sȱ(andȱbeyond).ȱTheyȱ
willȱrequireȱaȱrangeȱofȱhousingȱopportunitiesǯȱForȱexampleǰȱȃagingȱbabyȱboomersȱareȱ
increasinglyȱrenters-by-choice,ȱ[preferring]ȱwalkable,ȱhigh-energy,ȱculturallyȱ
evolvedȱcommunitiesǯȄ19ȱManyȱseniorsȱareȱalsoȱmovingȱtoȱplannedȱretirementȱ
destinationsȱearlierȱthanȱexpectedȱasȱtheyȱexperienceȱtheȱbenefitsȱofȱwork-from-homeȱ
trendsȱ(acceleratedȱbyȱCOVID-19).ȱAdditionally,ȱtheȱsupplyȱofȱcaregiversȱisȱ
decreasingȱasȱpeopleȱinȱthisȱcohortȱmoveȱfromȱgivingȱcareȱtoȱneedingȱcare,ȱmakingȱ
moreȱinclusive,ȱcommunity-based,ȱcongregateȱsettingsȱmoreȱimportant.ȱSeniorȱ
householdsȱearningȱdifferentȱincomesȱmayȱmakeȱdistinctȱhousingȱchoices.ȱForȱ

ȱ
18ȱFrostǰȱRǯȱǻŘŖŘŖǼǯȱȃAreȱAmericansȱstuckȱinȱplaceǵȱDecliningȱresidentialȱmobilityȱinȱtheȱUSǯȄȱJointȱCenterȱforȱHousingȱ
StudiesȱofȱHarvardȱUniversityȂsȱResearchȱBriefǯȱ
19ȱUrbanȱLandȱInstitute.ȱEmergingȱTrendsȱinȱRealȱEstate,ȱUnitedȱStatesȱandȱCanada.ȱ2019.ȱ
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instance,ȱlow-incomeȱseniorsȱmayȱnotȱhaveȱtheȱfinancialȱresourcesȱtoȱliveȱoutȱtheirȱ
yearsȱinȱaȱnursingȱhomeȱandȱmayȱinsteadȱchooseȱtoȱdownsizeȱtoȱsmaller,ȱmoreȱ
affordableȱunits.ȱSeniorsȱlivingȱinȱproximityȱtoȱrelativesȱmayȱalsoȱchooseȱtoȱliveȱinȱ
multigenerationalȱhouseholds.ȱȱ

Researchȱshowsȱthatȱȃolderȱpeopleȱinȱwesternȱcountriesȱpreferȱtoȱliveȱinȱtheirȱownȱ
familiarȱenvironmentȱasȱlongȱasȱpossibleǰȄȱbutȱagingȱinȱplaceȱdoesȱnotȱonlyȱmeanȱ
growingȱoldȱinȱtheirȱownȱhomes.20ȱAȱbroaderȱdefinitionȱexistsȱwhichȱdefinesȱagingȱinȱ
placeȱasȱȃremainingȱinȱtheȱcurrentȱcommunityȱandȱlivingȱinȱtheȱresidenceȱofȱoneȂsȱ
choiceǯȄ21ȱSomeȱBabyȱBoomersȱareȱlikelyȱtoȱstayȱinȱtheirȱhomeȱasȱlongȱasȱtheyȱareȱ
able,ȱandȱsomeȱwillȱpreferȱtoȱmoveȱintoȱotherȱhousingȱproducts,ȱsuchȱasȱmultifamilyȱ
housingȱorȱage-restrictedȱhousingȱdevelopments,ȱbeforeȱtheyȱmoveȱintoȱtoȱaȱ
dependentȱlivingȱfacilityȱorȱintoȱaȱfamilialȱhomeǯȱMoreoverǰȱȃtheȱagingȱofȱtheȱUǯSǯȱ
population,ȱ[including]ȱtheȱcontinuedȱgrowthȱinȱtheȱpercentageȱofȱsingle-personȱ
households,ȱandȱtheȱdemandȱforȱaȱwiderȱrangeȱofȱhousingȱchoicesȱinȱcommunitiesȱ
acrossȱtheȱcountryȱisȱfuelingȱinterestȱinȱnewȱformsȱofȱresidentialȱdevelopment,ȱ
includingȱtinyȱhousesǯȄ22ȱ

� Millennials.ȱOverȱtheȱlastȱseveralȱdecades,ȱyoungȱadultsȱhaveȱincreasinglyȱlivedȱinȱ
multigenerationalȱhousingȯmoreȱsoȱthanȱolderȱdemographics.23ȱHowever,ȱasȱ
Millennialsȱmoveȱintoȱtheirȱearly-ȱtoȱmid-thirties,ȱpostponementȱofȱfamilyȱformationȱ
isȱendingȱandȱmillennialsȱareȱlikelyȱtoȱpreferȱaȱwideȱrangeȱofȱhousingȱtypesȱinȱurbanȱ
orȱsuburbanȱareas,ȱincludingȱdetached,ȱsingleȱfamilyȱhomesȱandȱmultifamilyȱ
housingȱtypesȱinȱwalkableȱneighborhoods.ȱ

Atȱtheȱbeginningȱofȱtheȱ2007Ȯ2009ȱrecession,ȱMillennialsȱonlyȱbeganȱtoȱformȱtheirȱ
ownȱhouseholds.ȱToday,ȱMillennialsȱareȱdrivingȱmuchȱofȱtheȱgrowthȱinȱnewȱ
households,ȱalbeitȱatȱslowerȱratesȱthanȱpreviousȱgenerations.ȱAsȱthisȱgenerationȱ
continuesȱtoȱprogressȱintoȱtheirȱhomebuyingȱyears,ȱtheyȱmayȱseekȱoutȱaffordable,ȱ
modest-sizedȱhomes.ȱThisȱwillȱproveȱchallengingȱasȱtheȱmarketȱforȱentry-level,ȱ
single-familyȱhomesȱhasȱremainedȱstagnant.ȱAlthoughȱconstructionȱofȱsmallerȱhomesȱ
(<ȱ1,800ȱsq.ȱft.)ȱincreasedȱinȱ2019,ȱtheyȱonlyȱrepresentedȱ24%ȱofȱsingle-familyȱunits.ȱ

MillennialsȂȱaverageȱwealthȱmayȱremainȱfarȱbelowȱBoomersȱandȱGenȱXersǰȱandȱ
studentȱloanȱdebtȱwillȱcontinueȱtoȱhinderȱconsumerȱbehaviorȱandȱaffectȱretirementȱ
savings.ȱAsȱofȱ2020,ȱMillennialsȱcomprisedȱ38%ȱofȱhomeȱbuyers,ȱwhileȱGenȱXersȱ

ȱ
20ȱVanleerberghe,ȱPatricia,ȱetȱal.ȱ(2017).ȱTheȱqualityȱofȱlifeȱofȱolderȱpeopleȱagingȱinȱplace:ȱaȱliteratureȱreview.ȱ
21ȱIbid.ȱ
22ȱAmericanȱPlanningȱAssociation.ȱMakingȱSpaceȱforȱTinyȱHouses,ȱQuickȱNotes.ȱ
23ȱAccordingȱtoȱtheȱPewȱResearchȱCenter,ȱinȱ1980,ȱjustȱ11%ȱofȱadultsȱagedȱ25ȱtoȱ34ȱlivedȱinȱaȱmultigenerationalȱfamilyȱ
household,ȱandȱbyȱ2008,ȱ20%ȱdidȱ(82%ȱchange).ȱComparatively,ȱ17%ȱofȱadultsȱagedȱ65ȱandȱolderȱlivedȱinȱaȱ
multigenerationalȱfamilyȱhousehold,ȱandȱbyȱ2008,ȱ20%ȱdidȱ(18%ȱchange).ȱ
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comprisedȱ23%ȱandȱBoomersȱ33%.24ȱȃByȱtheȱyearȱŘŖŜŗǰȱitȱisȱestimatedȱthatȱǞśşȱtrillionȱ
willȱbeȱpassedȱdownȱfromȱboomersȱtoȱtheirȱbeneficiariesǰȄȱpresentingȱnewȱ
opportunitiesȱforȱMillennialsȱ(asȱwellȱasȱGenȱXȱandȱGenȱZ).25ȱȱ

� GenerationȱZ.ȱInȱ2020,ȱtheȱoldestȱmembersȱofȱGenerationȱZȱwereȱinȱtheirȱearlyȱ20sȱandȱ
theȱyoungestȱinȱtheirȱearlyȱchildhoodȱyears.ȱByȱ2040,ȱGenerationȱZȱwillȱbeȱbetweenȱ
25ȱandȱ40ȱyearsȱold.ȱWhileȱtheyȱareȱmoreȱraciallyȱandȱethnicallyȱdiverseȱthanȱ
previousȱgenerations,ȱwhenȱitȱcomesȱtoȱkeyȱsocialȱandȱpolicyȱissuesȱtheyȱlookȱveryȱ
muchȱlikeȱMillennials.ȱGenerationȱZȱwasȱsetȱtoȱinheritȱaȱstrongȱeconomyȱandȱrecord-
lowȱunemployment.26ȱHowever,ȱbecauseȱtheȱlong-termȱeconomicȱimpactsȱofȱCOVID-
19ȱareȱunknown,ȱGenerationȱZȱmayȱnowȱbeȱlookingȱatȱanȱuncertainȱfuture.ȱȱ

WhileȱresearchersȱdoȱnotȱyetȱknowȱhowȱGenerationȱZȱwillȱbehaveȱinȱadulthood,ȱ
manyȱexpectȱtheyȱwillȱfollowȱpatternsȱofȱpreviousȱgenerations.ȱAȱsegmentȱisȱ
expectedȱtoȱmoveȱtoȱurbanȱareasȱforȱreasonsȱsimilarȱtoȱpreviousȱcohortsȱ(namely,ȱtheȱ
benefitsȱthatȱemployment,ȱhousing,ȱandȱentertainmentȱoptionsȱbringȱwhenȱtheyȱareȱ
inȱcloseȱproximity).ȱHowever,ȱthisȱcohortȱisȱsmallerȱthanȱMillennialsȱ(67ȱmillionȱvs.ȱ
72ȱmillion)ȱwhichȱmayȱleadȱtoȱslowingȱrealȱestateȱdemand,ȱincludingȱinȱcityȱcenters.ȱȱ

� Immigrants.ȱResearchȱonȱforeign-bornȱpopulationsȱshowsȱthatȱimmigrants,ȱmoreȱthanȱ
native-bornȱpopulations,ȱliveȱinȱmultigenerationalȱhousingȱforȱaȱvarietyȱofȱreasons.ȱ
Still,ȱimmigrationȱandȱincreasedȱhomeownershipȱamongȱminoritiesȱcouldȱalsoȱplayȱaȱ
keyȱroleȱinȱacceleratingȱhouseholdȱgrowthȱoverȱtheȱnextȱ10ȱyears.ȱCurrentȱPopulationȱ
Surveyȱestimatesȱindicateȱthatȱtheȱnumberȱofȱforeign-bornȱhouseholdsȱroseȱbyȱnearlyȱ
400,000ȱannuallyȱbetweenȱ2001ȱandȱ2007,ȱandȱtheyȱaccountedȱforȱnearlyȱ30%ȱofȱ
overallȱhouseholdȱgrowth.ȱBeginningȱinȱ2008,ȱtheȱinfluxȱofȱimmigrantsȱwasȱ
staunchedȱbyȱtheȱeffectsȱofȱtheȱGreatȱRecession.ȱAfterȱaȱperiodȱofȱdeclines,ȱtheȱ
foreign-bornȱpopulationȱagainȱbeganȱcontributingȱtoȱhouseholdȱgrowth,ȱdespiteȱaȱ
declineȱinȱimmigrationȱratesȱinȱ2019.ȱTheȱCensusȱBureauȂsȱestimatesȱofȱnetȱ
immigrationȱinȱ2019ȱindicateȱthatȱ595,000ȱimmigrantsȱmovedȱtoȱtheȱUnitedȱStatesȱ
fromȱabroad,ȱdownȱfromȱ1.2ȱmillionȱimmigrantsȱinȱ2017Ȯ2018.ȱHowever,ȱasȱnotedȱinȱ
TheȱStateȱofȱtheȱNation’sȱHousingȱǻŘŖŘŖǼȱreportǰȱȃbecauseȱtheȱmajorityȱofȱimmigrantsȱ
doȱnotȱimmediatelyȱformȱtheirȱownȱhouseholdsȱuponȱarrivalȱinȱtheȱcountry,ȱtheȱdragȱ
onȱhouseholdȱgrowthȱfromȱlowerȱimmigrationȱonlyȱbecomesȱapparentȱoverȱtimeǯȄȱȱ

� Diversity.ȱTheȱgrowingȱdiversityȱofȱAmericanȱhouseholdsȱwillȱhaveȱaȱlargeȱimpactȱonȱ
theȱdomesticȱhousingȱmarkets.ȱOverȱtheȱcomingȱdecade,ȱminoritiesȱwillȱmakeȱupȱaȱ

ȱ
24ȱNationalȱAssociationȱofȱRealtors.ȱ(2020).ȱ2020ȱHomeȱBuyersȱandȱSellersȱGenerationalȱTrendsȱReport,ȱMarchȱ2020.ȱ
Retrievedȱfrom:ȱhttps://www.nar.realtor/research-and-statistics/research-reports/home-buyer-and-seller-
generational-trendsȱ
25ȱPNC.ȱ(n.d.).ȱReadyȱorȱNot,ȱHereȱComesȱtheȱGreatȱWealthȱTransfer.ȱRetrievedȱfrom:ȱhttps://www.pnc.com/en/about-
pnc/topics/pnc-pov/economy/wealth-transfer.htmlȱ
26ȱParker,ȱK.ȱ&ȱIgielnik,ȱR.ȱ(2020).ȱOnȱtheȱcuspȱifȱadulthoodȱandȱfacingȱanȱuncertainȱfuture:ȱwhatȱweȱknowȱaboutȱgenȱ
Zȱsoȱfar.ȱPewȱResearchȱCenter.ȱRetrievedȱfrom:ȱhttps://www.pewsocialtrends.org/essay/on-the-cusp-of-adulthood-
and-facing-an-uncertain-future-what-we-know-about-gen-z-so-far/ȱ
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largerȱshareȱofȱyoungȱhouseholdsȱandȱconstituteȱanȱimportantȱsourceȱofȱdemandȱforȱ
bothȱrentalȱhousingȱandȱsmallȱhomes.ȱTheȱgrowingȱgapȱinȱhomeownershipȱratesȱ
betweenȱWhiteȱandȱBlackȱhouseholdsȱasȱwellȱasȱtheȱlargerȱshareȱofȱminorityȱ
householdsȱthatȱareȱcostȱburdenedȱwarrantȱconsideration.ȱWhiteȱhouseholdsȱhadȱaȱ
73%ȱhomeownershipȱrateȱinȱ2019ȱcomparedȱtoȱaȱ43%ȱrateȱforȱBlackȱhouseholds.ȱThisȱ
30-percentageȱpointȱgapȱisȱtheȱlargestȱdisparityȱsinceȱ1983.ȱAlthoughȱ
homeownershipȱratesȱareȱincreasingȱforȱsomeȱminorities,ȱBlackȱandȱLatinxȱ
householdsȱareȱmoreȱlikelyȱtoȱhaveȱsufferedȱdisproportionateȱimpactsȱofȱtheȱ
pandemicȱandȱforcedȱsalesȱcouldȱnegativelyȱimpactȱhomeownershipȱrates.ȱThis,ȱ
combinedȱwithȱsystemicȱdiscriminationȱinȱtheȱhousingȱandȱmortgageȱmarketsȱandȱ
lowerȱincomesȱrelativeȱtoȱWhiteȱhouseholds,ȱleadsȱtoȱhigherȱratesȱofȱcostȱburdenȱforȱ
minoritiesȱȯ43%ȱforȱBlack,ȱ40%ȱforȱLatinx,ȱ32%ȱforȱAsianȱandȱ25%ȱforȱWhiteȱinȱ2019.ȱ
AsȱnotedȱinȱTheȱStateȱofȱtheȱNation’sȱHousingȱ(2020)ȱreport,ȱȃtheȱimpactsȱofȱtheȱ
pandemicȱhaveȱshedȱlightȱonȱtheȱgrowingȱracialȱandȱincomeȱdisparitiesȱinȱtheȱnationȱ
betweenȱtheȱnationȂsȱhavesȱandȱhave-notsȱareȱtheȱlegacyȱofȱdecadesȱofȱ
discriminatoryȱpracticesȱinȱtheȱhousingȱmarketȱandȱinȱtheȱbroaderȱeconomy.Ȅȱȱ

� Changesȱinȱhousingȱcharacteristics.ȱTheȱUǯSǯȱCensusȱBureauȂsȱCharacteristicsȱofȱNewȱ
HousingȱReportȱ(2019)ȱpresentsȱdataȱthatȱshowȱtrendsȱinȱtheȱcharacteristicsȱofȱnewȱ
housingȱforȱtheȱnation,ȱstate,ȱandȱlocalȱareas.ȱSeveralȱlong-termȱtrendsȱinȱtheȱ
characteristicsȱofȱhousingȱareȱevidentȱfromȱtheȱNewȱHousingȱReport:27ȱ

� Largerȱsingle-familyȱunitsȱonȱsmallerȱlots.ȱBetweenȱ1999ȱandȱ2019,ȱtheȱmedianȱsizeȱofȱ
newȱsingle-familyȱdwellingsȱincreasedȱbyȱ13%ȱnationally,ȱfromȱ2,028ȱsq.ȱft.ȱtoȱ2,301ȱ
sq.ȱft.,ȱandȱ14%ȱinȱtheȱwesternȱregionȱfromȱ2,001ȱsq.ȱft.ȱinȱ1999ȱtoȱ2,279ȱsq.ȱftȱinȱ2019.ȱ
Moreover,ȱtheȱpercentageȱofȱnewȱunitsȱsmallerȱthanȱ1,400ȱsq.ȱft.ȱnationallyȱdecreasedȱ
byȱmoreȱthanȱhalf,ȱfromȱ16%ȱinȱ1999ȱtoȱ7%ȱinȱ2019.ȱTheȱpercentageȱofȱunitsȱgreaterȱ
thanȱ3,000ȱsq.ȱft.ȱincreasedȱfromȱ17%ȱinȱ1999ȱtoȱ25%ȱofȱnewȱone-familyȱhomesȱ
completedȱinȱ2019.ȱInȱadditionȱtoȱlargerȱhomes,ȱaȱmoveȱtowardȱsmallerȱlotȱsizesȱwasȱ
seenȱnationally.ȱBetweenȱ2009ȱandȱ2019,ȱtheȱpercentageȱofȱlotsȱlessȱthanȱ7,000ȱsq.ȱft.ȱ
increasedȱfromȱ25%ȱtoȱ33%.ȱ

� Largerȱmultifamilyȱunits.ȱBetweenȱ1999ȱandȱ2019,ȱtheȱmedianȱsizeȱofȱnewȱmultifamilyȱ
dwellingȱunitsȱincreasedȱbyȱ3.4%ȱnationally.ȱInȱtheȱwesternȱregion,ȱtheȱmedianȱsizeȱ
decreasedȱbyȱ1.9%.ȱNationally,ȱtheȱpercentageȱofȱnewȱmultifamilyȱunitsȱwithȱmoreȱ
thanȱ1,200ȱsq.ȱft.ȱincreasedȱfromȱ28%ȱinȱ1999ȱtoȱ35%ȱinȱ2019ȱandȱincreasedȱfromȱ25%ȱ
toȱ27%ȱinȱtheȱwesternȱregion.ȱ

� Householdȱamenities.ȱAcrossȱtheȱUnitedȱStatesȱsinceȱ2013,ȱanȱincreasingȱnumberȱofȱ
newȱunitsȱhadȱair-conditioningȱ(fluctuatingȱyearȱbyȱyearȱatȱoverȱ90%ȱforȱbothȱnewȱ
single-familyȱandȱmultifamilyȱunits).ȱInȱ2000,ȱ93%ȱofȱnewȱsingle-familyȱhousesȱhadȱ
twoȱorȱmoreȱbathrooms,ȱcomparedȱtoȱ96%ȱinȱ2019.ȱTheȱshareȱofȱnewȱmultifamilyȱ
unitsȱwithȱtwoȱorȱmoreȱbathroomsȱdecreasedȱfromȱ55%ȱofȱnewȱmultifamilyȱunitsȱtoȱ

ȱ
27ȱU.S.ȱCensusȱBureau,ȱHighlightsȱofȱAnnualȱ2019ȱCharacteristicsȱofȱNewȱHousing.ȱRetrievedȱfrom:ȱ
https://www.census.gov/construction/chars/highlights.htmlȱ
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45%.ȱAsȱofȱ2019,ȱ92%ȱofȱnewȱsingle-familyȱhousesȱinȱtheȱUnitedȱStatesȱhadȱgaragesȱ
forȱoneȱorȱmoreȱvehiclesȱ(fromȱ89%ȱinȱ2000).ȱAdditionally,ȱifȱworkȱfromȱhomeȱ
dynamicsȱbecomeȱaȱmoreȱpermanentȱoption,ȱthenȱthereȱmayȱbeȱrisingȱdemandȱforȱ
differentȱhousingȱamenitiesȱsuchȱasȱmoreȱspaceȱforȱhomeȱofficesȱorȱlargerȱyardsȱforȱ
recreation.ȱȱ

� Sharedȱamenities.ȱHousingȱwithȱsharedȱamenitiesȱgrewȱinȱpopularity,ȱasȱitȱmayȱ
improveȱspaceȱefficienciesȱandȱreduceȱper-unitȱcostsȱand/orȱmaintenanceȱcosts.ȱ
Single-roomȱoccupanciesȱ(SROs),ȱȱcottageȱclusters,ȱcohousingȱdevelopments,ȱandȱ
multifamilyȱproductsȱareȱcommonȱhousingȱtypesȱthatȱtakeȱadvantageȱofȱthisȱtrend.28ȱ
Sharedȱamenitiesȱmayȱtakeȱmanyȱformsȱandȱincludeȱsharedȱbathrooms,ȱkitchens,ȱ
otherȱhomeȱappliancesȱ(e.g.,ȱlaundryȱfacilities,ȱoutdoorȱgrills),ȱsecurityȱsystems,ȱ
outdoorȱareasȱ(e.g.,ȱgreenȱspaces,ȱpathways,ȱgardens,ȱrooftopȱlounges),ȱfitnessȱ
rooms,ȱswimmingȱpools,ȱtennisȱcourts,ȱandȱfreeȱparking.29ȱȱ

State�Trends�

InȱAugustȱ2019,ȱtheȱStateȱofȱOregonȱpassedȱstatewideȱlegislationȱ--ȱOregonȱHouseȱBillȱ2001ȱandȱ
2003.ȱHouseȱBillȱ2001ȱ(HB2001)ȱrequiredȱmanyȱOregonȱcommunitiesȱtoȱaccommodateȱmiddleȱ
housingȱwithinȱsingle-familyȱneighborhoods.ȱȃMediumȱCitiesȄȯthoseȱwithȱ10,000ȱtoȱ25,000ȱ
residentsȱoutsideȱtheȱPortlandȱmetroȱareaȯareȱrequiredȱtoȱ
allowȱduplexesȱonȱeachȱlotȱorȱparcelȱwhereȱaȱsingle-familyȱ
homeȱisȱallowedǯȱȃLargeȱCitiesȄȯthoseȱwithȱoverȱ25,000ȱ
residentsȱandȱnearlyȱallȱjurisdictionsȱinȱtheȱPortlandȱmetroȱ
urbanȱgrowthȱboundaryȱ(UGB)ȯmustȱmeetȱtheȱsameȱduplexȱ
requirementȱasȱwellȱasȱallowȱtriplexes,ȱfourplexes,ȱtownhomes,ȱ
andȱcottageȱclustersȱinȱallȱareasȱthatȱareȱzonedȱforȱresidentialȱ
useȱandȱallowȱsingle-familyȱhomes.ȱOregonȱCityȱhasȱrecentlyȱ
madeȱaȱvarietyȱofȱamendmentsȱtoȱtheȱdevelopmentȱcodeȱtoȱ
allowȱmoreȱhousingȱtypesȱandȱisȱcurrentlyȱworkingȱthroughȱ
theȱprocessȱofȱmakingȱadjustmentȱtoȱcomplyȱwithȱHBȱ2001ȱ
whichȱwillȱbeȱimplementedȱbyȱJulyȱ2022.ȱȱ

HouseȱBillȱ2003ȱ(HB2003)ȱenvisionsȱOregonȂsȱhousingȱplanningȱsystemȱisȱreformedȱfromȱaȱ
singularȱfocusȱ(onȱensuringȱadequateȱavailableȱland)ȱtoȱaȱmoreȱcomprehensiveȱapproachȱthatȱ
alsoȱachievesȱtheseȱcriticalȱgoals:ȱ(1)ȱsupportȱandȱenableȱtheȱconstructionȱofȱsufficientȱunitsȱtoȱ
accommodateȱcurrentȱpopulationsȱandȱprojectedȱhouseholdȱgrowthȱandȱ(2)ȱreduceȱgeographicȱ

ȱ
28ȱSingle-roomȱoccupanciesȱareȱresidentialȱpropertiesȱwithȱmultipleȱsingle-roomȱdwellingȱunitsȱoccupiedȱbyȱaȱsingleȱ
individual.ȱFrom:ȱU.S.ȱDepartmentȱofȱHousingȱandȱUrbanȱDevelopment.ȱ(2001).ȱUnderstandingȱSRO.ȱRetrievedȱfrom:ȱ
https://www.hudexchange.info/resources/documents/Understanding-SRO.pdfȱ
29ȱUrbsworks.ȱ(n.d.).ȱHousingȱChoicesȱGuidebook:ȱAȱVisualȱGuideȱtoȱCompactȱHousingȱTypesȱinȱNorthwestȱOregon.ȱ
Retrievedȱfrom:ȱhttps://www.oregon.gov/lcd/Publications/Housing-Choices-Booklet_DIGITAL.pdfȱ

Saiz,ȱAlbertȱandȱSalazar,ȱArianna.ȱ(n.d.).ȱRealȱTrends:ȱTheȱFutureȱofȱRealȱEstateȱinȱtheȱUnitedȱStates.ȱCenterȱforȱRealȱ
Estate,ȱUrbanȱEconomicsȱLab.ȱ

Middle�housing�is�
generally�built�at�a�
similar�scale�as�single-�
family�homes�but�at�
higher�residential�
densities.�It�provides�a�
range�of�housing�choices�
at�different�price�points�
within�a�community.�

ȱ
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disparitiesȱinȱaccessȱtoȱhousingȱ(especiallyȱaffordableȱandȱpubliclyȱsupportedȱhousing).ȱInȱthat,ȱ
HBȱ2003ȱrequiredȱtheȱdevelopmentȱofȱaȱmethodologyȱforȱprojectingȱregionalȱhousingȱneedȱandȱ
allocateȱthatȱneedȱtoȱlocalȱjurisdictions.ȱItȱalsoȱexpandedȱlocalȱgovernmentȱresponsibilitiesȱforȱ
planningȱtoȱmeetȱhousingȱneedȱbyȱrequiringȱcitiesȱtoȱdevelopȱandȱadoptȱHousingȱProductionȱ
Strategies.30ȱȱ

Priorȱtoȱtheȱpassageȱofȱtheseȱbills,ȱOregonȱdevelopedȱitsȱ2016–2020ȱConsolidatedȱPlanȱwhichȱ
includesȱaȱdetailedȱhousingȱneedsȱanalysisȱasȱwellȱasȱstrategiesȱforȱaddressingȱhousingȱneedsȱ
statewideǯȱTheȱplanȱconcludedȱthatȱȃaȱgrowingȱgapȱbetweenȱtheȱnumberȱofȱOregoniansȱwhoȱ
needȱaffordableȱhousing,ȱandȱtheȱavailabilityȱofȱaffordableȱhomesȱhasȱgivenȱriseȱtoȱdestabilizingȱ
rentȱincreases,ȱanȱalarmingȱnumberȱofȱevictionsȱofȱlow-ȱandȱfixed-ȱincomeȱpeople,ȱincreasingȱ
homelessnessǰȱandȱseriousȱhousingȱinstabilityȱthroughoutȱOregonǯȄȱItȱidentifiedȱtheȱfollowingȱ
issuesȱthatȱdescribeȱhousingȱneedȱstatewide:31ȱ

� Forȱhousingȱtoȱbeȱconsideredȱaffordable,ȱaȱhouseholdȱshouldȱpayȱupȱtoȱone-thirdȱofȱtheirȱ
incomeȱtowardȱrent,ȱleavingȱmoneyȱleftȱoverȱforȱfood,ȱutilities,ȱtransportation,ȱmedicine,ȱ
andȱotherȱbasicȱnecessities.ȱToday,ȱoneȱinȱtwoȱOregonȱhouseholdsȱpaysȱmoreȱthanȱone-
thirdȱofȱtheirȱincomeȱtowardȱrent,ȱandȱoneȱinȱthreeȱpaysȱmoreȱthanȱhalfȱofȱtheirȱincomeȱ
towardȱrent.ȱȱ

� Moreȱschoolȱchildrenȱareȱexperiencingȱhousingȱinstabilityȱandȱhomelessness.ȱTheȱrateȱofȱ
KȮ12ȱhomelessȱchildrenȱincreasedȱbyȱ12%ȱfromȱtheȱ2013Ȯ2014ȱschoolȱyearȱtoȱtheȱ2014Ȯ
2015ȱschoolȱyear.ȱ

� Oregonȱhasȱ28,500ȱrentalȱunitsȱthatȱareȱaffordableȱandȱavailableȱtoȱrentersȱwithȱ
extremelyȱlowȱincomes.ȱThereȱareȱaboutȱ131,000ȱhouseholdsȱthatȱneedȱthoseȱapartments,ȱ
leavingȱaȱgapȱofȱ102,500ȱunits.ȱ

� Housingȱinstabilityȱisȱfueledȱbyȱanȱunsteady,ȱlow-opportunityȱemploymentȱmarket.ȱ
Overȱ400,000ȱOregoniansȱareȱemployedȱinȱlow-wageȱwork.ȱLow-wageȱworkȱisȱaȱgrowingȱ
shareȱofȱOregonȂsȱeconomyǯȱWhenȱwagesȱareȱsetȱfarȱbelowȱtheȱcostȱneededȱtoȱraiseȱaȱ
family,ȱtheȱdemandȱforȱpublicȱservicesȱgrowsȱtoȱrecordȱheights.ȱȱ

� Womenȱareȱmoreȱlikelyȱthanȱmenȱtoȱendȱupȱinȱlow-wageȱjobs.ȱLowȱwages,ȱirregularȱ
hours,ȱandȱpart-timeȱworkȱcompoundȱissues.ȱȱ

� Peopleȱofȱcolorȱhistoricallyȱconstituteȱaȱdisproportionateȱshareȱofȱtheȱlow-wageȱworkȱ
force.ȱAboutȱ45%ȱofȱLatinx,ȱandȱ50%ȱofȱAfricanȱAmericans,ȱareȱemployedȱinȱlow-wageȱ
industries.ȱ

� Theȱmajorityȱofȱlow-wageȱworkersȱareȱadultsȱoverȱtheȱageȱofȱ20,ȱmanyȱofȱwhomȱhaveȱ
earnedȱaȱcollegeȱdegree,ȱorȱsomeȱlevelȱofȱhigherȱeducation.ȱ

ȱ
30ȱThisȱHousingȱNeedsȱAnalysisȱisȱnotȱrequiredȱtoȱcomplyȱwithȱHBȱ2003ȱbecauseȱitȱwillȱbeȱadoptedȱpriorȱtoȱJanuary,ȱ
2022.ȱTheȱCityȱisȱexpectedȱtoȱcomplyȱwithȱHBȱ2003ȱatȱtheȱnextȱHNAȱwhichȱisȱanticipatedȱinȱsixȱyears.ȱ
31ȱTheseȱconclusionsȱareȱcopiedȱdirectlyȱfromȱtheȱreportǱȱOregonȂsȱŘŖŗ 2020ȱConsolidatedȱPlan.ȱRetrievedȱfrom:ȱ
http://www.oregon.gov/ohcs/docs/Consolidated-Plan/2016-2020-Consolidated-Plan-Amendment.pdf.ȱȱ
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� Inȱ2019,ȱminimumȱwageȱinȱOregon32ȱwasȱ$11.25,ȱcomparedȱtoȱ$12.50ȱinȱtheȱPortlandȱ
Metro,ȱandȱ$11.00ȱforȱnonurbanȱcounties.ȱȱ

OregonȱdevelopedȱitsȱStatewideȱHousingȱPlanȱinȱ2018.ȱTheȱPlanȱidentifiedȱsixȱhousingȱprioritiesȱ
toȱaddressȱinȱcommunitiesȱacrossȱtheȱStateȱoverȱtheȱ2019ȱtoȱ2023ȱperiodȱ(summarizedȱbelow).ȱInȱ
Augustȱ2020,ȱOregonȱHousingȱandȱCommunityȱServicesȱ(OHCS)ȱreleasedȱaȱsummaryȱofȱtheirȱ
progress.33ȱTheȱfollowingȱsectionȱincludesȱsummariesȱandȱexcerptsȱfromȱtheirȱstatusȱreport:ȱ

� EquityȱandȱRacialȱJustice.ȱAdvanceȱequityȱandȱracialȱjusticeȱbyȱidentifyingȱandȱaddressingȱ
institutionalȱandȱsystemicȱbarriersȱthatȱhaveȱcreatedȱandȱperpetuatedȱpatternsȱofȱdisparityȱinȱ
housingȱandȱeconomicȱprosperity.ȱ

OHCSȱbuiltȱinternalȱorganizationalȱcapacityȱthroughȱstaffȱtrainingsȱonȱEquityȱandȱRacialȱ
Justiceȱ(ERJ)ȱandȱhiredȱanȱEquity,ȱDiversityȱandȱInclusionȱManager.ȱOHCSȱestablishedȱaȱ
workgroupȱtoȱsupportȱequityȱinȱtheirȱdataȱsystemȱandȱapprovedȱanȱinternalȱ
organizationalȱstructureȱtoȱadvanceȱandȱsupportȱERJȱwithinȱallȱareasȱofȱOHCS.ȱNow,ȱ
OHCSȱisȱdevelopingȱfundingȱmechanismsȱtoȱencourageȱculturallyȱspecificȱorganizationsȱ
toȱincreaseȱservicesȱtoȱunderservedȱcommunitiesȱandȱtoȱincreaseȱtheȱnumberȱandȱdollarȱ
amountsȱofȱcontractsȱawardedȱtoȱminority,ȱwomen,ȱandȱemergingȱsmallȱbusinessesȱ
(MWESBs).ȱȱ

� Homelessness.ȱBuildȱaȱcoordinatedȱandȱconcertedȱstatewideȱeffortȱtoȱpreventȱandȱendȱ
homelessness,ȱwithȱaȱfocusȱonȱendingȱunshelteredȱhomelessnessȱofȱOregon’sȱchildrenȱandȱ
veterans.ȱȱ

TheȱHomelessȱServicesȱSectionȱ(HSS)ȱmadeȱprogressȱinȱbuildingȱaȱfoundationȱforȱ
planningȱandȱengagementȱacrossȱintersectingȱeconomic,ȱsocial,ȱandȱhealthȱsystems.ȱTheȱ
OHCSȱVeteranȱLeadershipȱteamȱestablishedȱrecurringȱinformation-sharingȱsessionsȱwithȱ
federal,ȱstate,ȱandȱlocalȱpartners.ȱHSSȱconvenedȱOregonȱHomelessȱManagementȱ
InformationȱSystemȱ(HMIS)ȱstakeholdersȱtoȱbuildȱrecommendationsȱandȱco-constructȱaȱ
pathȱtowardȱaȱnewȱHMISȱimplementationȱandȱdataȱwarehouse.ȱHSSȱestablishedȱ
successfulȱworkflowsȱtoȱanalyzeȱdemographicȱdataȱofȱpeopleȱentering/exitingȱtheȱ
homelessȱserviceȱsystem.ȱ

� PermanentȱSupportiveȱHousing.ȱInvestȱinȱpermanentȱsupportiveȱhousingȱ(PSH),ȱaȱprovenȱ
strategyȱtoȱreduceȱchronicȱhomelessnessȱandȱreduceȱbarriersȱtoȱhousingȱstability.ȱ

OHCSȱfundedȱ405ȱofȱtheirȱ1,000ȱPSH-unitȱtargets.ȱAlmostȱhalfȱofȱtheseȱunitsȱwereȱtheȱ
resultȱofȱtheȱNOFAȱtiedȱtoȱtheȱfirstȱPSHȱInstituteȱcohort.ȱ

ȱ
32ȱTheȱ2016ȱOregonȱLegislature,ȱSenateȱBillȱ1532,ȱestablishedȱaȱseriesȱofȱannualȱminimumȱwageȱrateȱincreasesȱ
beginningȱJulyȱ1,ȱ2016,ȱthroughȱJulyȱ1,ȱ2022.ȱRetrievedȱfrom:ȱ
https://www.oregon.gov/boli/whd/omw/pages/minimum-wage-rate-summary.aspxȱ
33ȱThisȱsectionȱusesȱmanyȱdirectȱexcerptsȱfromȱtheȱOHCSȱStatewideȱHousingȱPlanȱYearȱOneȱSummaryȱAugustȱ2020ȱ
ReportȱtoȱHSC.ȱOregonȱStatewideȱHousingȱPlan,ȱStatusȱReports.ȱ
https://www.oregon.gov/ohcs/Documents/swhp/SWHP-Report-Y1-Summary.pdfȱ

Page 183

Item 8b.



�

ECONorthwest�� Draft�Oregon�City�Housing�Needs�Analysis� 35�

� AffordableȱRentalȱHousing.ȱWorkȱtoȱcloseȱtheȱaffordableȱrentalȱhousingȱgapȱandȱreduceȱ
housingȱcostȱburdenȱforȱlow-incomeȱOregonians.ȱ

OHCSȱimplementedȱaȱnewȱelectronicȱapplicationȱandȱwidespreadȱadoptionȱofȱsystemȱ
workȱmodules.ȱTheyȱalsoȱestablishedȱaȱcapacityȱbuildingȱteamȱtoȱassessȱandȱrecommendȱ
opportunitiesȱforȱgrowthȱinȱtheirȱdevelopmentȱprioritiesȱandȱbeganȱtrainingȱandȱ
technicalȱassistanceȱtoȱpotentialȱPSHȱandȱruralȱdevelopers.ȱOHCSȱincreasedȱtheirȱunitsȱ
byȱ8,408ȱrepresentingȱ22.8%ȱofȱtheirȱ25,000ȱunitȱ5-yearȱtarget.ȱ

� Homeownership.ȱProvideȱmoreȱlow-ȱandȱmoderate-incomeȱOregoniansȱwithȱtheȱtoolsȱtoȱ
successfullyȱachieveȱandȱmaintainȱhomeownership,ȱparticularlyȱinȱcommunitiesȱofȱcolor.ȱ

OHCSȱpursuedȱaȱstrategyȱtoȱalignȱprogramsȱwithȱtheȱneedsȱofȱcommunitiesȱofȱcolor,ȱ
improvedȱtheirȱHomeownershipȱCenterȱframeworkȱandȱDownȱPaymentȱAssistanceȱ
product,ȱbeganȱdevelopingȱtheirȱTBAȱprogramȱandȱfocusedȱonȱlow-costȱhomeownershipȱ
throughȱmanufacturedȱhousing.ȱAdditionally,ȱtheyȱbeganȱdevelopingȱtheȱRestoreȱHealthȱ
andȱSafetyȱprogramȱandȱre-openingȱtheȱOregonȱHomeownershipȱStabilizationȱInitiativeȱ
(OHSI)ȱprogram.ȱOHCSȱalsoȱsupportedȱtheȱJointȱTaskȱForceȱonȱRacialȱEquityȱinȱ
Homeownershipȱandȱadvocatingȱforȱadditionalȱfundsȱtoȱsupportȱcommunitiesȱofȱcolor.ȱȱ
OHCSȱprovidedȱ678ȱmortgageȱlendingȱproductsȱofȱtheirȱ6,500ȱ5-Yearȱgoalȱwithȱ170ȱ
goingȱtoȱhouseholdsȱofȱcolor.ȱȱ

� RuralȱCommunities.ȱChangeȱtheȱwayȱOHCSȱdoesȱbusinessȱinȱsmallȱtownsȱandȱruralȱ
communitiesȱtoȱbeȱresponsiveȱtoȱtheȱuniqueȱhousingȱandȱserviceȱneedsȱandȱunlockȱtheȱ
opportunitiesȱforȱhousingȱdevelopment.ȱȱ

OHCSȱfocusedȱonȱdevelopingȱaȱbetterȱunderstandingȱofȱruralȱcommunityȱneedsȱandȱ
increasingȱruralȱcapacityȱtoȱbuildȱmoreȱaffordableȱhousing.ȱOHCSȱhiredȱaȱfull-timeȱ
capacityȱbuildingȱanalystȱwhoȱhasȱconductedȱoutreachȱtoȱkeyȱstakeholdersȱacrossȱtheȱ
stateȱrepresentingȱruralȱcommunitiesȱandȱdevelopedȱaȱstrategyȱtoȱaddressȱthoseȱneeds.ȱ
OHCSȱhasȱfundedȱ532ȱunitsȱinȱruralȱcommunities,ȱoutȱofȱaȱtotalȱofȱ2,543ȱunitsȱinȱtheȱ5-
yearȱgoalȱ(21%ȱofȱtarget).ȱ

ȱ ȱ
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Regional�and�Local�Demographic�Trends�that�May�Affect�Housing�
Need�in�Oregon�City�

Demographicȱtrendsȱthatȱmightȱaffectȱtheȱkeyȱassumptionsȱusedȱinȱtheȱanalysisȱofȱhousingȱneedȱ
isȱ(1)ȱtheȱagingȱpopulation,ȱ(2)ȱchangesȱinȱhouseholdȱsizeȱandȱcomposition,ȱandȱ(3)ȱincreasesȱinȱ
diversity.ȱȱ

AnȱindividualȂsȱhousingȱneedsȱchangeȱthroughoutȱtheirȱlife,ȱwithȱchangesȱinȱincome,ȱfamilyȱ
composition,ȱandȱage.ȱTheȱtypesȱofȱhousingȱneededȱbyȱaȱ20-year-oldȱcollegeȱstudentȱdifferȱfromȱ
theȱneedsȱofȱaȱ40-year-oldȱparentȱwithȱchildren,ȱorȱanȱ80-year-oldȱsingleȱadult.ȱAsȱOregonȱCityȂsȱ
populationȱages,ȱdifferentȱtypesȱofȱhousingȱwillȱbeȱneededȱtoȱaccommodateȱolderȱresidents.ȱTheȱ
housingȱcharacteristicsȱbyȱageȱdataȱbelowȱrevealȱthisȱcycleȱinȱactionȱinȱOregonȱCity.ȱ

Housing�needs�and�
preferences�may�change�
over�time,�such�as�with�
changes�in�marital�status�
and�size�of�family.�
Changes�in�income,�which�
may�change�over�a�
person’s�life�with�age,�
strongly�influence�the�
types�of�housing�selected.�
Families�of�different�sizes�
need�different�types�of�
housing.�Changes�in�
income�is�also�a�key�factor�
in�housing�demand.�
�

This�graphic�illustrates�an�
example�of�changes�in�
housing�needs�across�a�
person’s�life�

Exhibit�19.�Effect�of�Demographic�Changes�on�Housing�Need�
Source:�ECONorthwest,�adapted�from�Clark,�William�A.V.�and�Frans�M.�Dieleman.�
1996.�Households�and�Housing.�New�Brunswick,�NJ:�Center�for�Urban�Policy�
Research.�

ȱ

ȱ ȱ
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Growing�Population�

Oregon�City,�like�
Wilsonville,�has�grown�
quickly�over�the�last�30�
years�with�its�population�
more�than�doubling�from�
1990�to�2019.�

Exhibit�20.�Population,�Oregon�City,�Gladstone,�Wilsonville,
Milwaukie,�1990-2019�
Source:�U.S.�Decennial�Census�1990,�and�Portland�State�University,�Population�
Research�Center.�

�

Oregon�City’s�population�
within�the�urban�growth�
boundary�is�projected�to�
grow�by�6,410�people�
between�2019�and�2039,�
at�an�average�annual�
growth�rate�of�0.8%.�

Exhibit�21.�Forecast�of�Population�Growth,�Oregon�City,��
2021–2041��
Source:�2020-2050�Distributed�Forecast�(March�2021)�Oregon�Metro�Research�
Center.�

36,891� 46,743 9,852� 27%�
increase��

Residents�in�
2021�

Residents�in�
2041�

New�residents
2021-2041� 1.19%�AAGR�

�

Aging�Population�

From�2000�to�2012-2016,�
Oregon�City’s�median�age�
increased�by�five�years�from�
33�to�38.�

Exhibit�22.�Median�Age,�Years,�Oregon�City,�Gladstone,�Wilsonville,�
Milwaukie,�2000�to�2012-2016�
Source:�U.S.�Census�Bureau,�2000�Decennial�Census�Table�B01002,�2012-2016�
ACS,�Table�B01002.�

ȱ

ȱ

1990 2019 Number Percent AAGR
Oregon�City 14,698 35,570 19,242 131% 3.4%
Gladstone 10,152 11,905 1,353 13% 0.5%
Wilsonville 7,106 25,635 15,764 222% 4.8%
Milwaukie 18,692 20,535 1,813 10% 0.4%
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From�2000�to�2012-
2016,�Clackamas�
County’s�median�age�
increased�by�three�years.�
The�median�age�of�
Clackamas�County�
residents�is�slightly�higher�
than�the�media�age�of�
nearby�regions�
(Clackamas�and�
Washington�County).��

Exhibit�23.�Median�Age,�Years,�Oregon,�Clackamas�County,�
Multnomah�County,�Washington�County,�2000�to�2012-2016�
Source:�U.S.�Census�Bureau,�2000�Decennial�Census�Table�B01002,�2012-2016�
ACS,�Table�B01002.�

ȱ

The�majority�of�residents�
in�Oregon�City�were�
between�20�to�59�years�
old.��
Oregon�City�had�a�lower�
share�(18%)�of�residents�
over�60�years�of�age�than�
other�comparator�cities.��

�

Exhibit�24.�Population�Distribution�by�Age,�Oregon�City,�Gladstone,
Wilsonville,�Milwaukie,�2012-2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS,�Table�B01001.�
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TheȱseniorȱpopulationȱinȱClackamasȱCountyȱ(thoseȱagedȱ60ȱandȱolder)ȱgrewȱfasterȱthanȱanyȱ
otherȱageȱcohort.ȱFromȱ2000ȱtoȱtheȱ2012-2016ȱperiod,ȱtheȱpopulationȱagedȱ60ȱandȱolderȱgrewȱbyȱ
83%ȱinȱClackamasȱCounty,ȱcomparedȱtoȱ67%ȱinȱtheȱPortlandȱRegion,ȱandȱ59%ȱinȱOregon.ȱByȱ
2040,ȱpeopleȱoverȱ60ȱinȱClackamasȱCountyȱwillȱaccountȱforȱ27%ȱofȱtheȱpopulation.ȱ

Between�2000�and�2012-
2016,�all�age�groups�in�
Clackamas�County�grew�in�
size.�The�most�substantial�
change�was�growth�in�
residents�aged�60�and�
older.�

Exhibit�25.�Population�Growth�by�Age,�Clackamas�County,�Portland�
Region,�Oregon,�2000�to�2012-2016�
Source:�U.S.�Census�Bureau,�2000�Decennial�Census�Table�P012�and�2012-2016�
ACS,�Table�B01001.�

ȱ

By�2040,�Clackamas�
County�residents�over�the�
age�of�40�will�make�up�
55%�of�the�County’s�total�
population.�
�

Exhibit�26.�Population�Growth�by�Age�Group,�Clackamas�County,�2020�
to�2040�
Source:�Portland�State�University,�Population�Research�Center,�Clackamas�County�
Forecast,�June�2017.�
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Growth�in�Latinx�Population�

TheȱU.S.ȱCensusȱBureauȱforecastsȱthatȱatȱtheȱnationalȱlevel,ȱtheȱLatinxȱ(e.g.,ȱLatino/aȱandȱ
Hispanic)ȱpopulationȱwillȱcontinueȱgrowingȱfasterȱthanȱmostȱotherȱnon-Latinxȱpopulationȱoverȱ
theȱplanningȱperiod.ȱTheȱLatinxȱpopulationȱwillȱincreaseȱ93%ȱfromȱ2016ȱtoȱ2060ȱandȱforeign-
bornȱLatinxȱpopulationȱwillȱincreaseȱbyȱaboutȱ40%ȱinȱthatȱsameȱtime.34ȱȱ

ContinuedȱgrowthȱinȱtheȱLatinxȱpopulationȱwillȱaffectȱOregonȱCityȂsȱhousingȱneedsȱinȱaȱvarietyȱ
ofȱways.ȱGrowthȱinȱfirstȱand,ȱtoȱaȱlesserȱextent,ȱsecondȱandȱthirdȱgenerationȱLatinxȱimmigrants,ȱ
willȱincreaseȱdemandȱforȱlargerȱdwellingȱunitsȱtoȱaccommodateȱthe,ȱonȱaverage,ȱlargerȱ
householdȱsizesȱforȱtheseȱhouseholds.ȱInȱthat,ȱLatinxȱhouseholdsȱareȱtwiceȱlikelyȱtoȱincludeȱ
multipleȱgenerationsȱhouseholdsȱthanȱtheȱgeneralȱpopulace.35ȱInȱthirdȱandȱlaterȱgenerationsȱofȱ
HispanicȱorȱLatinoȱimmigrantȱhouseholds,ȱsizeȱtypicallyȱdecreasesȱandȱhousingȱneedsȱbecomeȱ
similarȱtoȱoverallȱhousingȱneedsȱforȱhouseholdsȱwithinȱtheȱcommunity.ȱ

AccordingȱtoȱtheȱStateȱofȱHispanicȱHomeownershipȱreportȱfromȱtheȱNationalȱAssociationȱofȱ
HispanicȱRealȱEstateȱProfessionals,36ȱtheȱLatinxȱpopulationȱaccountedȱforȱřŗǯŚƖȱofȱtheȱnationȂsȱ
netȱnewȱhouseholdȱformationsȱinȱ2019,ȱupȱ2.8ȱpercentageȱpointsȱfromȱ2017.ȱTheȱrateȱofȱ
homeownershipȱforȱLatinxȱhouseholdsȱincreasedȱfromȱ45.6%ȱinȱ2015ȱtoȱ47.5%ȱinȱ2019.ȱInȱthatȱ
timeȱ(2015ȱtoȱ2019),ȱLatinxȱhouseholdsȱwereȱtheȱonlyȱdemographicȱthatȱincreasedȱtheirȱrateȱofȱ
homeownership.ȱ

ȱ
34ȱU.S.ȱCensusȱBureau,ȱDemographicȱTurningȱPointsȱforȱtheȱUnitedȱStates:ȱPopulationȱProjectionsȱforȱ2020ȱtoȱ2060,ȱpg.ȱ7,ȱ
https://www.census.gov/content/dam/Census/library/publications/2018/demo/P25_1144.pdf ȱ
35ȱPewȱResearchȱCenter.ȱSecond-GenerationȱAmericans:ȱAȱPortraitȱofȱtheȱAdultȱChildrenȱofȱImmigrants,ȱFebruaryȱ7,ȱ2013,ȱ
Appendixȱ8.ȱRetrievedȱfrom:ȱhttp://www.pewsocialtrends.org/2013/02/07/appendix-1-detailed-demographic-tables/.ȱ

ȱ
NationalȱAssociationȱofȱHispanicȱRealȱEstateȱProfessionalsȱ(2019).ȱ2019ȱStateȱofȱHispanicȱHomeownershipȱReport.ȱ
Retrievedȱfrom:ȱhttps://nahrep.org/shhr/ȱȱ
36ȱNationalȱAssociationȱofȱHispanicȱRealȱEstateȱProfessionalsȱ(2019).ȱ2019ȱStateȱofȱHispanicȱHomeownershipȱReport.ȱ
Retrievedȱfrom:ȱhttps://nahrep.org/downloads/2018-state-of-hispanic-homeownership-report.pdfȱ
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Between�2000�and�2012-
2016,�the�share�of�the�
population�that�identified�as�
Latinx�increased�by�3%�in�
Oregon�City.��

Exhibit�27. Latinx Population�as�a�Percent�of�the�Total�Population,�
Oregon�City,�Gladstone,�Wilsonville,�Milwaukie,�2000�to�2012-2016�
Source:�U.S.�Census�Bureau,�2000�Decennial�Census�Table�P008,�2012-2016�ACS�
Table�B03002.�

ȱ

The�share�of�Clackamas�
County’s�population�that�
was�Latinx�increased�by�3%�
between�2000�and�2012-
2016.�
Comparatively,�the�share�of�
Latinx�increased�by�4%�in�
the�Portland�Region�and�in�
Oregon.���

Exhibit�28.�Latinx Population�as�a�Percent�of�the�Total�Population,�
Clackamas�County,�Portland�Region,�Oregon,�2000�to�2012-2016�
Source:�U.S.�Census�Bureau,�2000�Decennial�Census�Table�P008,�2012-2016�ACS�
Table�B03002.�
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Racial�Diversity�

About�90%�of�Oregon�City’s�
population�identified�as�
White-alone.��
The�next�largest�population�
group�identified�as�Two�or�
More�Races�(3.8%).�

Exhibit�29. Population�by�Race�(excluding�White�Alone)�as�a�Percent�
of�Total�Population,�Oregon�City,�2012-2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS�Table�B02001.�

ȱ

About�89%�of�Clackamas�
County’s�population�
identified�as�White-alone.��
The�next�largest�population�
group�identified�as�Asian-
alone�(4.1%).�

Exhibit�30. Population�by�Race�(excluding�White�Alone)�as�a�Percent�
of�Total�Population,�Clackamas�County,�2012-2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS�Table�B02001.�
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Household�Size�and�Composition�

In�the�2013-2017�period,�
Oregon�City’s�average�
household�size�was�2.67�
persons�per�household.�

Exhibit�31. Average�Household�Size,�2013-2017
Source:�U.S.�Census�Bureau,�2013-2017�ACS�5-year�estimate,�Table�B25010.�
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In�the�2012-2016�period,�
36%�of�Oregon�City�
households�were�non-family�
households�(e.g.,�single-
person�households�or�
households�composed�of�
roommates).�

Exhibit�32.�Household�Composition,�Oregon�City,�Wilsonville,�
Milwaukie,�Oregon�City,�2012-2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS�5-year�estimate,�Table�DP02.�

�
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Income�of�Residents�

IncomeȱisȱaȱkeyȱdeterminantȱinȱhousingȱchoiceȱandȱhouseholdsȂȱabilityȱtoȱaffordȱhousingǯȱȱ

In�the�2012-2016�period,�
Oregon�City’s�median�
household�income�(MHI)�
was�$65,548.��
Oregon�City’s�MHI�was�
slightly�below�Clackamas�
County’s�MHI�of�$68,915.��

Exhibit�33.�Median�Household�Income,�2012-2016
Source:�U.S.�Census�Bureau,�2012-2016�ACS�5-year�estimate,�Table�B25119.�
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In�Oregon�City,�26%�of�
households�earned�
$100,000�or�more.��

Exhibit�34.�Household�Income,�Oregon�City,�Gladstone,�Wilsonville,�
Milwaukie,�2012-2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS�5-year�estimate,�Table�B19001.�

�

Commuting�Trends�

OregonȱCityȱisȱpartȱofȱtheȱcomplex,ȱinterconnectedȱeconomyȱofȱClackamasȱCountyȱandȱtheȱ
greaterȱPortlandȱregion.ȱȱ

Oregon�City is�part�of�an�
interconnected�regional�
economy.�
More�than�12,000�people�
commute�into�Oregon�City�
for�work,�and�almost�14,000�
people�living�in�Oregon�City�
commute�out�of�the�city�for�
work.��

About�2,000�people�both�
live�and�work�in�the�City.��

Exhibit�35.�Commuting�Flows,�Oregon�City,�2015�
Source:�U.S.�Census�Bureau,�Census�On�the�Map.�
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Of�the�people�who�work�in�
Oregon�City,�85%�live�
outside�of�the�city.��

Exhibit�36.�Commuting�Flows of�People�Who�Work�in Oregon�City,�
Gladstone,�Wilsonville,�Milwaukie,�2015�
Source:�U.S.�Census�Bureau,�Census�On�the�Map.�

ȱ

The�majority�of�residents�in�
Clackamas�County,�the�
Portland�Region,�and�
Oregon�had�a�commute�
time�that�took�less�than�30�
minutes.�
In�Clackamas�County,�56%�
of�residents�had�a�commute�
time�of�less�than�30�
minutes,�compared�to�62%�
for�the�Portland�Region�and�
70%�for�Oregon.�

Exhibit�37.�Commute�Time�by�Place�of�Residence,�Clackamas�
County,�Portland�Region,�Oregon,�2012-2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS�5-year�estimate,�Table�B08303.�
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The�majority�of�residents�in�
Oregon�City�had�commute�
times�of�less�than�30�
minutes.��
�

Exhibit�38.�Commute�Time�by�Place�of�Residence,�Oregon�City,�
Gladstone,�Wilsonville,�Milwaukie,�2012-2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS�5-year�estimate,�Table�B08303.�

ȱ

ȱ

ȱ �

0% 10% 20% 30% 40%

Less�than�15

15�to�29

30�to�44

45�to�59

60�or�more

Oregon�City Milwaukie Wilsonville Gladstone

Page 197

Item 8b.



�

ECONorthwest�� Draft�Oregon�City�Housing�Needs�Analysis� 49�

Regional�and�Local�Trends�Affecting�Housing�Affordability�

Thisȱsectionȱdescribesȱchangesȱinȱsalesȱprices,ȱrents,ȱandȱhousingȱaffordabilityȱbyȱjurisdiction.ȱ

Changes�in�Housing�Costs�

In�April�2021,�Oregon�City�
had�a�median�home�sales�
price�of�$545k,�which�was�
below�that�of�some�other�
city�comparators�and�
similar�to�Clackamas�
County�($542k),�but�well�
above�the�state’s�median�of�
$461k.�

Exhibit�39.�Median�Home�Sale�Price,�April 2021
Source:�Redfin.�

ȱ

Median�home�sales�prices�
in�Oregon�City�have�
increased�since�April�2016.�
In�April�of�2021,�Oregon�City�
had�a�median�home�sales�
price�of�$545k.�

Exhibit�40.�Median�Sales�Price,�Gladstone,�Wilsonville,�Milwaukie,�
Oregon�City,�April�2016�–�April�2021�
Source:�Redfin.�
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Sinceȱ2000,ȱhousingȱcostsȱinȱnearlyȱallȱClackamasȱCountyȱgeographiesȱincreasedȱfasterȱthanȱ
incomes.ȱOregonȱCityȂsȱmedianȱhousingȱvalueȱtoȱhouseholdȱincomeȱincreasedȱfromȱřǯŜȱtoȱŚǯŗ.ȱ

Exhibit�41.�Ratio�of�Median�Housing�Value�to�Median�Household�Income,�2000�to�2012-201637�
Source:�U.S.�Census�Bureau,�2000�Decennial�Census,�Tables�HCT012�and�H085,�and�2012-2016�ACS,�Tables�B19013�
and�B25077.�

ȱ

ȱ �

ȱ
37ȱThisȱratioȱcomparesȱtheȱmedianȱvalueȱofȱhousingȱinȱClackamasȱCountyȱ(andȱotherȱplaces)ȱtoȱtheȱmedianȱhouseholdȱ
income.ȱȱ
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Rental�Costs�

The�median�gross�rent�in�
Oregon�City�was�$1,157.�
In�the�2014-2018�period,�
rent�in�Oregon�City�was�
comparable�to�the�median�
rent�for�Clackamas�County�
as�a�whole.���

Exhibit�42.�Median�Gross�Rent,�Oregon�City�and�Comparison�
Areas,�2014-2018�
Source:�U.S.�Census�Bureau,�2014-2018�ACS�5-year�estimate,�Table�B25064.�
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In�Oregon�City,�nearly�two-
thirds�of�renters�paid�more�
than�$1,000�a�month�in�
rent.���

Exhibit�43.�Gross�Rent,�Oregon�City,�Gladstone, Wilsonville,�
Milwaukie,�2014-2018�
Source:�U.S.�Census�Bureau,�2014-2018�ACS�Table�B25063.�

ȱ

Oregon�City’s�average�
multifamily�rent�was�slightly�
lower�than�Clackamas�
County’s�average�rent.��

Exhibit�44. Average�Effective�Multifamily�Rent,�Oregon�City�and�
Comparison�Areas,�June�2021�
Source:�Costar.�
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From�2010�to�June�2021,�
average�effective�rents�per�
unit�increased�from�$894�to�
$1,436�in�Clackamas�
County,�$970�to�$1,379�in�
the�Portland�Region,�and�
$903�to�$1,296�in�Oregon.�

Exhibit�45. Average�Effective�Multifamily�Rent,�Clackamas�County,�
Portland�Region,�Oregon,�2010�through�June�2021�
Source:�Costar.�

ȱ

From�2010�to�2021,�
average�effective�rent�per�
unit�increased�from�$933�to�
$1,350�in�Oregon�City,�
$940�to�$1,522�in�
Wilsonville,�and�$914�to�
$1,277�in�Milwaukie�

Exhibit�46. Average�Effective�Multifamily�Rent,�Oregon�City,�
Wilsonville,�Milwaukie,�2010�through�June�2021�
Source:�Costar.�
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In�June�2021,�Oregon�City’s�
average�effective�
multifamily�rent�per�sq.�ft.�
was�$1.47.�

Exhibit�47. Average�Effective�Multifamily�Rent�per�Square�Foot,�
Oregon�City�and�Comparison�Areas,�June�2021�
Source:�Costar.�
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From�2010�to�June�2021,�
average�effective�rent�per�
square�foot�increased�from�
$1.00�to�$1.61�in�
Clackamas�County,�$1.18�to�
$1.72�in�the�Portland�
Region,�and�$1.09�to�$1.59�
in�Oregon.�

Exhibit�48. Average�Effective�Multifamily�Rent�per�Square�Foot,�
Clackamas�County,�Portland�Region,�Oregon,�2010�through�June�
2021�
Source:�Costar.�

ȱ

From�2010�to�June�2021�
average�effective�rent�per�
square�foot�increased�from�
$1.02�to�$1.47�in�Oregon�
City,�$1.03�to�$1.66�in�
Wilsonville,�and�$1.04�to�
$1.57�in�Milwaukie.�

Exhibit�49. Average�Effective�Multifamily�Rent�per�Square�Foot,�
Oregon�City,�Wilsonville,�Milwaukie,�2010�through�June�2021�
Source:�Costar.�
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Housing�Affordability�

Aȱtypicalȱstandardȱusedȱtoȱdetermineȱhousingȱaffordabilityȱisȱthatȱaȱhouseholdȱshouldȱpayȱnoȱ
moreȱthanȱaȱcertainȱpercentageȱofȱhouseholdȱincomeȱforȱhousing,ȱincludingȱpaymentsȱandȱ
interestȱorȱrent,ȱutilities,ȱandȱinsurance.ȱTheȱDepartmentȱofȱHousingȱandȱUrbanȱDevelopmentȂsȱ
guidelinesȱindicateȱthatȱhouseholdsȱpayingȱmoreȱthanȱ30%ȱofȱtheirȱincomeȱonȱhousingȱ
experienceȱȃcostȱburden,ȄȱandȱhouseholdsȱpayingȱmoreȱthanȱśŖƖȱofȱtheirȱincomeȱonȱhousingȱ
experienceȱȃsevereȱcostȱburdenǯȄȱUsingȱcostȱburdenȱasȱanȱindicatorȱforȱhousingȱaffordabilityȱisȱ
consistentȱwithȱtheȱGoalȱ10ȱrequirementȱtoȱprovideȱhousingȱthatȱisȱaffordableȱtoȱallȱhouseholdsȱ
inȱaȱcommunity.ȱ

Over�a�third�of�Oregon�City’s�
residents�were�cost�
burdened�in�the�2012-2016�
period.�
�

Exhibit�50.�Housing�Cost�Burden�by�Tenure,�Oregon�City,�Gladstone,�
Wilsonville,�and�Milwaukie,�2012-2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS�Tables�B25091�and�B25070.�
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Across�Clackamas�County,�
renters�were�more�likely�to�
be�cost�burdened�than�
homeowners.�
Between�the�2000�and�
2012-2016�time�period,�the�
share�of�total�cost-burdened�
households�rose�from�26%�
in�2000�to�34%�in�2012-
2016.��

Exhibit�51.�Housing�Cost�Burden�by�Tenure,�Clackamas�County,�
2000,�2012-2016�
Source:�U.S.�Census�Bureau,�2000�Census�Table�H069,�2012-2016�ACS�Tables�
B25091�and�B25070.�
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Nearly�30%�of�Oregon�City’s�
cost�burdened�homeowner�
households�were�cost�
burdened,�spending�more�
than�30%�or�more�of�their�
income�on�housing�costs.�
Nine�percent�of�the�city’s�
homeowner�households�
were�severely�cost�
burdened,�spending�50%�or�
more�of�their�income�on�
housing�costs.�

Exhibit�52.�Cost�Burden�Rates�for�Homeowner Households,�2012-
2016�
Source:�U.S.�Census�Bureau,�2012-2016�ACS�Table�B25091.�

ȱ

11%

12%

9%

10%

10%

11%

9%

8%

12%

11%

21%

19%

19%

18%

18%

17%

17%

18%

15%

15%

68%

69%

72%

72%

72%

72%

73%

73%

74%

74%

0% 20% 40% 60% 80% 100%

Milwaukie

Gladstone

Oregon�City

Clackamas�County

Portland�Region

Oregon

Wilsonville

Happy�Valley

Lake�Oswego

West�Linn

Total�share�cost-burdened

Severely�Cost�Burdened Cost�Burdened Not�cost�burdened

Page 207

Item 8b.



�

ECONorthwest�� Draft�Oregon�City�Housing�Needs�Analysis� 59�

Half�of�Oregon�City’s�renter�
households�were�cost�
burdened,�spending�30%�of�
their�income�on�housing�
costs.�
Twenty-five�percent�of�the�
city’s�renter�households�
were�severely�cost�
burdened,�spending�50%�or�
more�of�their�income�on�
housing�costs.�

Exhibit�53.�Cost�Burden�Rates�for�Renter Households,�2012-2016
Source:�U.S.�Census�Bureau,�2012-2016�ACS�Table�B25070.�
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Whileȱcostȱburdenȱisȱaȱcommonȱmeasureȱofȱhousingȱaffordability,ȱitȱdoesȱhaveȱsomeȱlimitations.ȱ
Twoȱimportantȱlimitationsȱare:ȱ

� AȱhouseholdȱisȱdefinedȱasȱcostȱburdenedȱifȱtheȱhouseholdȂsȱhousingȱcostsȱexceedȱřŖƖȱofȱ
theȱhouseholdȂsȱincomeǯȱTheȱremainingȱŝŖƖȱofȱincomeȱisȱexpectedȱtoȱbeȱspentȱonȱnon-
discretionaryȱexpenses,ȱsuchȱasȱfoodȱorȱmedicalȱcare,ȱandȱonȱdiscretionaryȱexpenses.ȱ
Householdsȱwithȱhigherȱincomesȱmayȱbeȱableȱtoȱpayȱmoreȱthanȱ30%ȱofȱtheirȱincomeȱonȱ
housingȱwithoutȱimpactingȱtheȱhouseholdȂsȱabilityȱtoȱpayȱforȱnecessaryȱnon-
discretionaryȱexpenses.ȱ

� Costȱburdenȱcomparesȱincomeȱtoȱhousingȱcostsȱandȱdoesȱnotȱaccountȱforȱaccumulatedȱ
wealth.ȱAsȱaȱresult,ȱtheȱestimateȱofȱhowȱmuchȱaȱhouseholdȱcanȱaffordȱtoȱpayȱforȱhousingȱ
doesȱnotȱincludeȱtheȱimpactȱofȱaȱhouseholdȂsȱaccumulatedȱwealthǯȱForȱexampleǰȱaȱ
householdȱofȱretiredȱpeopleȱmayȱhaveȱrelativelyȱlowȱincomeȱbutȱmayȱhaveȱaccumulatedȱ
assetsȱ(suchȱasȱprofitsȱfromȱsellingȱanotherȱhouse)ȱthatȱallowȱthemȱtoȱpurchaseȱaȱhouseȱ
thatȱwouldȱbeȱconsideredȱunaffordableȱtoȱthemȱbasedȱonȱtheȱcostȱburdenȱindicator.ȱȱ

Anotherȱwayȱofȱexploringȱtheȱissueȱofȱfinancialȱneedȱisȱtoȱreviewȱhousingȱaffordabilityȱatȱ
varyingȱlevelsȱofȱhouseholdȱincome.ȱ

Fair�Market�Rent�for�a�2-
bedroom�apartment�in�
Clackamas�County�is�
$1,495.�

Exhibit�54.�HUD�Fair�Market�Rent�(FMR)�by�Unit�Type,��
Clackamas�County,38�2020�
Source:�U.S.�Department�of�Housing�and�Urban�Development.�

$1,192�
Studio�

$1,289�
1-Bedroom�

$1,495�
2-Bedroom�

$2,157
3-Bedroom�

$2,625
4-Bedroom�

��

A�household�must�earn�at�
least�$28.75�per�hour�to�
afford�a�two-bedroom�unit�
in�Clackamas�County.�
Before�taxes,�a�full-time�
job�at�$28.75�per�hour�is�
an�annual�salary�of�
$59,800.�

Exhibit�55.�Affordable�Housing�Wage,�Clackamas�County,�2020
Source:�U.S.�Department�of�Housing�and�Urban�Development.�Oregon�Bureau�of�
Labor�and�Industries.�

$28.75�per�hour
Affordable�Housing�Wage�for�two-bedroom�Unit�in�Clackamas�County��

�

ȱ

ȱ ȱ

ȱ
38ȱHUDȱreportsȱ2020ȱfairȱmarketȱrentsȱandȱmedianȱfamilyȱincomeȱfromȱtheȱPortland-Vancouver-BeavertonȱMSAȱforȱ
ClackamasȱCounty.ȱ
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Exhibitȱ56ȱshowsȱhousingȱaffordabilityȱbasedȱonȱincomesȱforȱClackamasȱCounty.ȱTheȱregionalȱ
MedianȱFamilyȱIncomeȱ(MFI)ȱisȱusedȱbyȱHUDȱasȱaȱwayȱtoȱunderstandȱtheȱdifferencesȱinȱ
housingȱaffordabilityȱinȱdifferentȱplacesȱacrossȱtheȱnation.ȱInȱClackamasȱCountyȱ(andȱtheȱrestȱofȱ
theȱPortlandȱregion),ȱtheȱMFIȱforȱaȱfamilyȱofȱfourȱisȱ$92,000.ȱAȱhouseholdȱearningȱtheȱmedianȱ
familyȱincomeȱ($92,000)ȱcanȱaffordȱaȱmonthlyȱrentȱofȱaboutȱ$2,300ȱorȱaȱhomeȱroughlyȱvaluedȱ
betweenȱ$322,000ȱandȱ$368,000.ȱ

Aȱhouseholdȱwouldȱneedȱtoȱhaveȱincomeȱofȱaboutȱ$136,000,ȱorȱ148%ȱofȱMFIȱforȱClackamasȱ
CountyȱtoȱaffordȱaȱhouseȱatȱtheȱOregonȱCityȂsȱmedianȱhomeȱsaleȱpriceȱofȱǞśŚśǰŖŖŖǯȱAboutȱŗŞƖȱ
ofȱhouseholdsȱinȱOregonȱCityȱcanȱaffordȱhousingȱatȱthisȱcost.ȱ

Aȱhouseholdȱwouldȱneedȱtoȱhaveȱincomeȱofȱaboutȱ$60,000ȱ(aboutȱ65%ȱofȱMFI)ȱtoȱaffordȱtheȱ
averageȱaskingȱrentȱforȱmultifamilyȱhousingȱofȱnearlyȱ$1,350,ȱplusȱbasicȱutilitiesȱlikeȱpower,ȱ
heat,ȱandȱwater.ȱAboutȱ64%ȱofȱhouseholdsȱinȱOregonȱCityȱcanȱaffordȱhousingȱatȱthisȱcost.ȱ

Exhibit�56.�Financially�Attainable�Housing,�by�Median�Family�Income�(MFI)�for�Clackamas�County�
($92,100),�Clackamas�County,�2020�
Source:�U.S.�Department�of�Housing�and�Urban�Development�2020.�U.S.�Census�Bureau,�2014-2018�ACS�Table�19001.�
Note:�MFI�is�Median�Family�Income;�Clackamas�County�MFI�is�determined�by�HUD�for�the�Portland�MSA. ��

ȱ

ȱ ȱ
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In�Oregon�City,�about�half�
(51%)�of�all�households�in�
Oregon�City�earned�80%�or�
more�of�Clackamas�
County’s�median�family�
income.�

Exhibit�57.�Share�of�Households,�by�Median�Family�Income�(MFI)�
for�Clackamas�County�($92,100),�Oregon�City,�2020�
Source:�U.S.�Department�of�Housing�and�Urban�Development,�Clackamas�County,�
2020.�U.S.�Census�Bureau,�2014-2018�ACS�Table�19001.�

ȱ

Nearly�a�third�(32%)�of�
Clackamas�County�
households�earned�120%�or�
more�of�median�family�
income�of�$92,100.���

Exhibit�58.�Share�of�Households,�by�Median�Family�Income�(MFI)�
for�Clackamas�County�($92,100),�2020�
Source:�U.S.�Department�of�Housing�and�Urban�Development,�Clackamas�County,�
2020.�U.S.�Census�Bureau,�2014-2018�ACS�Table�19001.�
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Exhibitȱ59ȱillustratesȱtheȱtypesȱofȱfinanciallyȱattainableȱhousingȱbyȱincomeȱlevel.ȱGenerallyȱ
speaking,ȱlower-incomeȱhouseholdsȱwillȱbeȱrentersȱoccupyingȱexistingȱhousing.ȱNewlyȱbuiltȱ
housingȱwillȱbeȱaȱcombinationȱofȱrentersȱ(mostȱlikelyȱinȱmultifamilyȱhousing)ȱandȱhomeowners.ȱ
Theȱtypesȱofȱhousingȱaffordableȱforȱtheȱlowest-incomeȱhouseholdsȱareȱlimitedȱtoȱgovernment-
subsidizedȱhousing,ȱmanufacturedȱhousing,ȱlower-costȱsingle-familyȱhousing,ȱandȱmultifamilyȱ
housing.ȱTheȱrangeȱofȱfinanciallyȱattainableȱhousingȱincreasesȱwithȱincreasedȱincome.ȱȱ

Exhibit�59.�Types�of�Financially�Attainable�Housing�by�Median�Family�Income�(MFI)�for�Clackamas�
County�($92,100),�Oregon�City,�2020�
Source:�U.S.�Department�of�Housing�and�Urban�Development,�Clackamas�County,�2020.�Note:�MFI�is�Median�Family�
Income;�Clackamas�County�MFI�is�determined�by�HUD�for�the�Portland�MSA. ��

�

ȱ ȱ
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5. Housing�Need�in�Oregon�City�

Project�New�Housing�Units�Needed�in�the�Next�20�Years�

TheȱresultsȱofȱtheȱHousingȱNeedsȱAnalysisȱareȱbasedȱonȱ(1)ȱMetroȂsȱofficialȱhouseholdȱforecastȱ
forȱgrowthȱinȱOregonȱCityȱoverȱtheȱ20-yearȱplanningȱperiod,ȱ(2)ȱinformationȱaboutȱOregonȱ
CityȂsȱhousingȱmarketȱrelativeȱtoȱClackamasȱCountyȱandȱtheȱPortlandȱregion,ȱandȱ(3)ȱtheȱ
demographicȱcompositionȱofȱOregonȱCityȂsȱexistingȱpopulationȱandȱexpectedȱlong-termȱ
changesȱinȱtheȱdemographicsȱofȱClackamasȱCounty.ȱ

Forecast�for�Housing�Growth�

Aȱ20-yearȱhouseholdȱforecastȱ(inȱthisȱinstanceȱforȱ2021ȱtoȱ2041)ȱisȱtheȱfoundationȱforȱestimatingȱ
theȱnumberȱofȱnewȱdwellingȱunitsȱneeded.ȱTheȱforecastȱforȱOregonȱCityȱisȱbasedȱonȱMetroȂsȱ
2050ȱHouseholdȱDistributedȱForecast,ȱ2021.ȱOregonȱCityȂsȱcityȱlimitsȱandȱUGBȱareas39ȱwillȱgrowȱ
fromȱ14,778ȱhouseholdsȱinȱ202140ȱtoȱ22,213ȱhouseholdsȱinȱ2041,ȱanȱincreaseȱofȱ7,435ȱhouseholds.41ȱȱ

Oregon�City�will�have�
demand�for�7,435�new�
dwelling�units�over�the�20-
year�period,�with�an�
annual�average�growth�of�
372�dwelling�units.�
�

Exhibit�60.�Forecast�of�Demand�for�New�Dwelling�Units,�Oregon�
City�Planning�Area,�2021�to�2041�
Source:�Metro’s�2050�Household�Distributed�Forecast,�March�2021.�
Calculations�by�ECONorthwest.�

ȱ

ȱ �

ȱ
39ȱTheȱUGBȱareasȱincludeȱtheȱforecastedȱhouseholdȱgrowthȱinȱTAZsȱ726,ȱȱ733,ȱandȱ740.ȱ
40ȱMetroȂsȱ2050ȱHouseholdȱDistributedȱForecastȱshowsȱthatȱinȱ2020ȱtheȱOregonȱCityȱcityȱlimitsȱandȱUGBȱareasȱhadȱ14,492ȱ
households.ȱTheȱMetroȱforecastȱshowsȱtheseȱareasȱgrowingȱtoȱ24,207ȱhouseholdsȱinȱ2045,ȱanȱaverageȱannualȱgrowthȱ
rateȱofȱ2.1%ȱforȱtheȱ25-yearȱperiod.ȱUsingȱthisȱgrowthȱrate,ȱECONorthwestȱextrapolatedȱtheȱforecastȱtoȱ2021ȱ(14,778ȱ
households)ȱandȱ2041ȱ(22,213ȱhouseholds).ȱȱȱ
41ȱThisȱforecastȱisȱbasedȱonȱOregonȱCityȱcityȱlimitsȂȱandȱUGBȱareasȂȱofficialȱhouseholdȱforecastȱfromȱMetroȱforȱtheȱ
2021ȱtoȱ2041ȱperiod.ȱȱ

City�Limits UGB�Areas
Oregon�City�

Planning�Area�
(Total)

Household�Forecast�2021 13,796������������ � 982����������� � 14,778���������� �
Household�Forecast�2041 19,588������������ � 2,625�������� � 22,213���������� �
Total�New�Dwelling�Units�(2021-2041) 5,792�������������� � 1,643�������� � 7,435������������ �
Annual�Average�of New�Dwelling Units 290����������������� 82������������� 372��������������� �

Variable

New Dwelling Units (2021-2041)
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Housing�Units�Needed�

Exhibitȱ60ȱandȱExhibitȱ61ȱpresentsȱaȱforecastȱofȱnewȱhousingȱinȱOregonȱCityȂsȱPlanningȱAreaȱforȱ
theȱ2021ȱtoȱ2041ȱperiod.ȱThisȱsectionȱdeterminesȱtheȱmixȱandȱdensityȱneededȱtoȱmeetȱStateȱ
requirementsȱ(OARȱ660-007)ȱandȱmeetȱtheȱhousingȱneedsȱofȱOregonȱCityȱresidents.ȱ

TheȱpreliminaryȱconclusionȱforȱOregonȱCityȱisȱthat,ȱoverȱtheȱnextȱ20-years,ȱtheȱneedȱforȱnewȱ
housingȱdevelopedȱinȱOregonȱCityȱwillȱgenerallyȱincludeȱaȱwiderȱrangeȱofȱhousingȱtypesȱandȱ
housingȱthatȱisȱmoreȱaffordable.ȱThisȱconclusionȱisȱbasedȱonȱtheȱfollowingȱfindings:ȱ

� OregonȱCity’sȱhousingȱmix,ȱlikeȱClackamasȱCounty’s,ȱisȱpredominatelyȱsingle-familyȱ
detached.ȱInȱtheȱ2015-2019ȱperiod,ȱ73%ȱofȱOregonȱCityȂsȱhousingȱwasȱsingle-familyȱ
detached,ȱ7%ȱwasȱsingle-familyȱattached,ȱ6%ȱwasȱduplexes,ȱtriplexes,ȱandȱquadplexes,ȱ
andȱ13%ȱwasȱmultifamily.ȱȱ

� DemographicȱchangesȱacrossȱtheȱPortlandȱRegionȱ(andȱinȱOregonȱCity)ȱsuggestȱ
increasesȱinȱdemandȱforȱsingle-familyȱattachedȱhousingȱandȱmultifamilyȱhousing.ȱTheȱ
keyȱdemographicȱtrendsȱthatȱwillȱaffectȱOregonȱCityȂsȱfutureȱhousingȱneedsȱare:ȱȱ

� TheȱBabyȱBoomer’sȱpopulationȱisȱcontinuingȱtoȱage.ȱTheȱchangesȱthatȱaffectȱOregonȱCityȂsȱ
housingȱdemandȱasȱtheȱpopulationȱagesȱareȱthatȱhouseholdȱsizesȱandȱ
homeownershipȱratesȱdecrease.ȱTheȱmajorityȱofȱBabyȱBoomersȱareȱexpectedȱtoȱ
remainȱinȱtheirȱhomesȱasȱlongȱasȱpossible,ȱdownsizingȱorȱmovingȱwhenȱillnessȱorȱ
otherȱissuesȱcauseȱthemȱtoȱmove.ȱDemandȱforȱspecializedȱseniorȱhousing,ȱsuchȱasȱ
age-restrictedȱhousingȱorȱhousingȱinȱaȱContinuumȱofȱCareȱfromȱindependentȱlivingȱ
toȱnursingȱhomeȱcare,ȱmayȱgrowȱinȱOregonȱCity.ȱ

� MillennialsȱandȱGenerationȱZȱwillȱcontinueȱtoȱformȱhouseholdsȱandȱmakeȱaȱvarietyȱofȱ
housingȱchoices.ȱAsȱMillennialsȱandȱGenerationȱZȱage,ȱgenerallyȱspeaking,ȱtheirȱ
householdȱsizesȱwillȱincrease,ȱandȱtheirȱhomeownershipȱratesȱwillȱpeakȱbyȱaboutȱageȱ
55.ȱBetweenȱ2020ȱandȱ2040,ȱMillennialsȱandȱGenerationȱZȱwillȱbeȱaȱkeyȱdriverȱinȱ
demandȱforȱhousingȱforȱfamiliesȱwithȱchildren.ȱTheȱabilityȱtoȱattractȱtheseȱyoungerȱ
householdsȱwillȱdependȱonȱtheȱCityȂsȱavailabilityȱofȱaffordableȱrenterȱandȱownershipȱ
housing.ȱItȱwillȱalsoȱdependȱonȱtheȱlocationȱofȱnewȱhousingȱinȱOregonȱCityȱasȱmanyȱ
Millennialsȱpreferȱtoȱliveȱinȱmoreȱwalkableȱneighborhoods.42ȱTheȱdeclineȱinȱ
homeownershipȱamongȱtheȱMillennialȱgenerationȱhasȱmoreȱtoȱdoȱwithȱfinancialȱ
barriersȱratherȱthanȱtheȱpreferenceȱtoȱrent.43ȱHousingȱpreferencesȱforȱGenerationȱZȱ
areȱnotȱyetȱknownȱbutȱitȱisȱreasonableȱthatȱtheyȱwillȱalsoȱneedȱaffordableȱhousing,ȱ
bothȱforȱrentalȱandȱlaterȱinȱlifeȱforȱownership.ȱ

� Latinxȱpopulationȱwillȱcontinueȱtoȱgrow.ȱȱLatinxȱpopulationȱgrowthȱwillȱbeȱanȱimportantȱ
driverȱinȱgrowthȱofȱhousingȱdemand,ȱbothȱforȱowner-ȱandȱrenter-occupiedȱhousing.ȱ

ȱ
42ȱChoi,ȱHyunȱJune;ȱZhu,ȱJun;ȱGoodman,ȱLaurie;ȱGanesh,ȱBhargavi;ȱStrochak,ȱSarah.ȱ(2018).ȱMillennialȱ
Homeownership,ȱWhyȱisȱitȱSoȱLow,ȱandȱHowȱCanȱWeȱIncreaseȱIt?ȱUrbanȱInstitute.ȱ
https://www.urban.org/research/publication/millennial-homeownership/view/full_reportȱȱ
43ȱIbid.ȱ
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GrowthȱinȱtheȱLatinxȱpopulationȱwillȱdriveȱdemandȱforȱhousingȱforȱfamiliesȱwithȱ
children.ȱLatinxȱhouseholdsȱareȱdisproportionatelyȱcostȱburdenedȱwhenȱcomparedȱtoȱ
theȱstatewideȱaverage,ȱinȱpartȱbecauseȱofȱlowerȱhouseholdȱincomes.ȱGrowthȱinȱ
Latinxȱhouseholdsȱwillȱalsoȱdriveȱdemandȱforȱaffordableȱhousing,ȱbothȱforȱ
ownershipȱandȱrenting,ȱbothȱforȱsmallerȱunitsȱforȱone-ȱandȱtwo-personȱhouseholdsȱ
butȱalsoȱforȱlargerȱfamilyȱhouseholds,ȱincludingȱmultigenerationalȱhouseholds.ȱ

� Aboutȱ35%ȱofȱOregonȱCity’sȱhouseholdsȱareȱcostȱburdenedȱ(payingȱ30%ȱorȱmoreȱofȱ
theirȱhouseholdȱincomeȱonȱhousingȱcosts).44ȱAboutȱśŖƖȱofȱOregonȱCityȂsȱrentersȱareȱ
costȱburdenedȱandȱaboutȱ28%ȱofȱOregonȱCityȂsȱhomeownersȱareȱcostȱburdened.ȱCostȱ
burdenȱratesȱinȱOregonȱCityȱareȱveryȱsimilarȱtoȱthoseȱinȱtheȱPortlandȱRegion.ȱȱ

� Aboutȱ33%ȱofȱOregonȱCity’sȱhouseholdsȱareȱrenters,ȱ58%ȱofȱwhomȱliveȱinȱmultifamilyȱ
housing.ȱMedianȱrentsȱinȱOregonȱCityȱareȱ$1,053ȱperȱmonth,ȱcomparedȱtoȱtheȱ$1,091ȱ
medianȱrentȱforȱClackamasȱCountyȱasȱaȱwhole.ȱȱ

� Aȱhouseholdȱearningȱ50%ȱofȱClackamasȱCountyȂsȱmedianȱfamilyȱincomeȱ($46,000)ȱ
couldȱaffordȱaboutȱ$1,150ȱperȱmonthȱinȱrent,ȱcomparedȱwithȱtheȱaverageȱeffectiveȱ
rentȱofȱ$1,350.ȱHowever,ȱaboutȱ19%ȱofȱOregonȱCityȂsȱhousingȱstockȱisȱmultifamilyȱ
(2+ȱunits),ȱcomparedȱtoȱ32%ȱofȱtheȱhousingȱinȱtheȱPortlandȱRegion.ȱTheȱ
comparativelyȱsmallȱshareȱofȱmultifamilyȱunitsȱmayȱconstrainȱopportunitiesȱtoȱrentȱ
inȱOregonȱCity.ȱȱ

� HousingȱsalesȱpricesȱincreasedȱinȱOregonȱCityȱoverȱtheȱlastȱthreeȱyearsȱatȱaȱslightlyȱ
fasterȱrateȱthanȱentireȱCounty.ȱFromȱAprilȱ2016ȱtoȱAprilȱ2021,ȱtheȱmedianȱhousingȱsaleȱ
priceȱincreasedȱbyȱ$194,600ȱ(65%),ȱfromȱ$352,000ȱtoȱ$545,000.45ȱAtȱtheȱsameȱtime,ȱtheȱ
medianȱhousingȱhomeȱsaleȱpriceȱinȱClackamasȱCountyȱincreasedȱbyȱ$171,700ȱ(56%),ȱ
fromȱ$371,000ȱtoȱ$542,000.46ȱOregonȱCityȱhasȱaȱlowerȱaverageȱrentȱthanȱotherȱnearbyȱ
jurisdictionsǰȱbutȱtheȱcityȂsȱhomeȱpricesȱareȱhigherȱthanȱmostȱjurisdictionsǰȱClackamasȱ
County,ȱandȱtheȱPortlandȱRegionȱoverall.ȱ

� Aȱhouseholdȱearningȱ100%ȱofȱClackamasȱCountyȂsȱmedianȱfamilyȱincomeȱcouldȱ
affordȱaȱhomeȱvaluedȱbetweenȱaboutȱ$322,000ȱtoȱ$368,000,ȱwhichȱisȱlessȱthanȱtheȱ
medianȱhomeȱsalesȱpriceȱofȱaboutȱ$545,000ȱinȱOregonȱCity.ȱAȱhouseholdȱcanȱstartȱtoȱ
affordȱmedianȱhomeȱsaleȱpricesȱatȱaboutȱ148ƖȱofȱOregonȱCityȂsȱmedianȱhouseholdȱ
income.ȱ

TheseȱfactorsȱsuggestȱthatȱOregonȱCityȱneedsȱaȱbroaderȱrangeȱofȱhousingȱtypesȱwithȱaȱwiderȱ
rangeȱofȱpriceȱpointsȱthanȱareȱcurrentlyȱavailableȱinȱOregonȱCityȂsȱhousingȱstockǯȱThisȱincludesȱ
providingȱopportunityȱforȱdevelopmentȱofȱhousingȱtypesȱsuchȱas:ȱsmallerȱsingle-familyȱ

ȱ
44ȱTheȱDepartmentȱofȱHousingȱandȱUrbanȱDevelopmentȂsȱguidelinesȱindicateȱthatȱhouseholdsȱpayingȱmoreȱthanȱřŖƖȱ
ofȱtheirȱincomeȱonȱhousingȱexperienceȱȃcostȱburdenǰȄȱandȱhouseholdsȱpayingȱmoreȱthanȱśŖƖȱofȱtheirȱincomeȱonȱ
housingȱexperienceȱȃsevereȱcostȱburdenǯȄȱ
45ȱRedfinȱ
46ȱRedfin.ȱ
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detachedȱhousingȱ(e.g.,ȱcottagesȱorȱsmall-lotȱsingle-familyȱdetachedȱunits),ȱtownhouses,ȱ
duplexesȱandȱquad-plexes,ȱsmallȱapartmentȱbuildings,ȱandȱlargerȱapartmentȱbuildings.ȱȱ

Exhibitȱ61ȱpresentsȱaȱforecastȱforȱhousingȱgrowthȱinȱtheȱOregonȱCityȂsȱcityȱlimitsȱduringȱtheȱ
2021ȱtoȱ2041ȱperiod.ȱTheȱprojectionȱisȱbasedȱonȱtheȱfollowingȱassumptions:ȱ

� MetroȂsȱgrowthȱforecastȱshowȱthatȱOregonȱCityȱwillȱneedȱ7,435ȱnewȱdwellingȱunitsȱoverȱ
theȱ20-yearȱperiod.ȱȱ

� TheȱassumptionsȱaboutȱtheȱmixȱofȱhousingȱinȱExhibitȱ61ȱareȱconsistentȱwithȱtheȱ
requirementsȱofȱOARȱ660-00747:ȱ

� Aboutȱ50%ȱofȱnewȱhousingȱwillȱbeȱsingle-familyȱdetached,ȱinȱmediumȱandȱlow-
densityȱareas,ȱaȱcategoryȱwhichȱincludesȱmanufacturedȱhousingȱandȱcottageȱclusters.ȱ
Inȱ2015-2019,ȱ73ƖȱofȱOregonȱCityȂsȱhousingȱwasȱsingle-familyȱdetached.ȱSingle-
familyȱdetachedȱhousingȱincludesȱtraditionalȱsingle-familyȱdetachedȱunits,ȱ
manufacturedȱhomesȱ(onȱindividualȱlotsȱandȱinȱparks),ȱaccessoryȱdwellingȱunits,ȱandȱ
otherȱdetachedȱhousingȱtypesȱsuchȱasȱcottageȱhousing.ȱ

� Nearlyȱ20%ȱofȱnewȱhousingȱwillȱbeȱsingle-familyȱattachedȱunitsȱinȱlow,ȱmedium,ȱ
andȱhigh-densityȱareas.ȱInȱ2015-2019,ȱ7ƖȱofȱOregonȱCityȂsȱhousingȱwasȱsingle-
familyȱattached.ȱSingle-familyȱattachedȱhousingȱincludesȱtownhousesȱandȱrowȱ
houses.ȱ

� Aboutȱ10%ȱofȱnewȱhousingȱwillȱbeȱduplexes,ȱtriplexes,ȱandȱquadplexesȱinȱlow,ȱ
medium,ȱandȱhigh-densityȱareas.ȱInȱ2015-ŘŖŗşǰȱŜƖȱofȱOregonȱCityȂsȱhousingȱwasȱ
duplexes,ȱtriplexes,ȱandȱquadplexes.ȱ

� Aboutȱ30%ȱofȱnewȱhousingȱwillȱbeȱinȱmultifamilyȱbuildingsȱwithȱfiveȱorȱmoreȱ
unitsȱinȱhighȱdensityȱandȱmixed-useȱareas.ȱInȱ2015-2019,ȱ13%ȱofȱOregonȱCityȂsȱ
housingȱwasȱmultifamilyȱinȱstructuresȱwithȱfiveȱorȱmoreȱunits.ȱȱ

TheȱCityȱrecentlyȱupdatedȱitsȱzoningȱcodeȱtoȱallowȱforȱaȱgreaterȱvarietyȱofȱhousingȱtypesȱandȱ
removeȱandȱreduceȱbarriersȱwithinȱtheȱdevelopmentȱregulationsȱforȱmissingȱmiddleȱhousing.ȱ
Cornerȱduplexes,ȱinternalȱconversions,ȱaccessoryȱdwellingȱunits,ȱandȱcottageȱclustersȱareȱ
allowedȱoutrightȱinȱlowȱdensityȱareas.ȱDuplexes,ȱtri-plexes,ȱquad-plexes,ȱandȱsingle-familyȱ
attachedȱunitsȱareȱalsoȱpermittedȱoutrightȱinȱmediumȱdensityȱareas.ȱDuplexes,ȱtri-plexes,ȱquad-
plexes,ȱattachedȱhousing,ȱandȱinternalȱconversionsȱareȱprocessedȱwithȱclearȱandȱobjectiveȱ
standardsȱinȱtheȱsameȱmannerȱasȱaȱdetachedȱsingle-familyȱhome.ȱInȱaddition,ȱtheȱcodeȱredefinedȱ
multifamilyȱhousingȱfromȱstructuresȱwithȱthreeȱorȱmoreȱunits,ȱtoȱstructuresȱwithȱfiveȱorȱmoreȱ
unitsȱperȱlot.ȱTheȱCityȱisȱcurrentlyȱgoingȱthroughȱaȱprocessȱtoȱreviewȱtheȱzoningȱcodeȱforȱ
complianceȱwithȱHBȱ2001,ȱwhichȱwillȱresultȱinȱadditionalȱopportunitiesȱforȱhousingȱtypes.ȱȱ

ȱ
47ȱOARȱ660-007-ŖŖřŖǻŗǼȱrequiresȱthatȱmostȱMetroȱcitiesȱȃǳprovideȱtheȱopportunityȱforȱatȱleastȱ50ȱpercentȱofȱnewȱ
residentialȱunitsȱtoȱbeȱattachedȱsingleȱfamilyȱhousingȱorȱmultipleȱfamilyȱhousingǳȄȱȱ
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Oregon�City�will�have�
demand�for�7,435�new�
dwelling�units�over�the�20-
year�period,�50%�of�which�
are�forecast�to�be�single-
family�detached�housing.�

Exhibit�61.�Forecast�of�Demand�for�New�Dwelling�Units,�Oregon�
City�Planning�Area,�2021�to�2041�
Source:�Calculations�by�ECONorthwest.�DU�=�Dwelling�Unit�

ȱ

Theȱforecastȱofȱnewȱunitsȱdoesȱnotȱincludeȱdwellingsȱthatȱwillȱbeȱdemolishedȱandȱreplaced.ȱThisȱ
analysisȱdoesȱnotȱfactorȱthoseȱunitsȱin;ȱitȱassumesȱtheyȱwillȱbeȱreplacedȱatȱtheȱsameȱsiteȱandȱwillȱ
notȱcreateȱadditionalȱdemandȱforȱresidentialȱland.ȱ

Exhibitȱ62ȱallocatesȱhousingȱtoȱplanȱdesignationsȱinȱOregonȱCity.ȱTheȱallocationȱisȱbased,ȱinȱ
part,ȱonȱtheȱtypesȱofȱhousingȱallowedȱinȱtheȱzonesȱofȱeachȱplanȱdesignation.ȱ

Exhibitȱ62ȱshows:ȱ

� LowȱDensityȱResidentialȱ(R-10,ȱR-8,ȱR-6)ȱlandȱwillȱaccommodateȱnewȱsingle-familyȱ
detachedȱhousing,ȱaccessoryȱdwellingȱunits,ȱinternalȱconversions,ȱcornerȱduplexes,ȱȱandȱ
clusterȱhousing.ȱSingle-familyȱattachedȱareȱallowedȱwithȱaȱMasterȱPlan.ȱTheȱCityȱwillȱ
reviewȱallowingȱduplexes,ȱtriplexes,ȱandȱquadplexesȱinȱtheseȱzones,ȱasȱpartȱofȱ
complyingȱwithȱHBȱ2001.ȱȱȱ

� MediumȱDensityȱResidentialȱ(R-3.5,ȱR-5)ȱlandȱwillȱaccommodateȱnewȱsingle-familyȱ
detachedȱhousing,ȱaccessoryȱdwellingȱunits,ȱinternalȱconversions,ȱduplexes,ȱcornerȱ
duplexes,ȱsingle-familyȱattached,ȱtri-plexes,ȱquad-plexes,ȱandȱclusterȱhousing.ȱMulti-
familyȱisȱallowedȱinȱaȱMasterȱPlan.ȱȱ

� HighȱDensityȱResidentialȱ(R-2)ȱlandȱwillȱaccommodateȱaccessoryȱdwellingȱunitsȱforȱ
existingȱsingle-familyȱdetachedȱunits,ȱinternalȱconversions,ȱduplexes,ȱcornerȱduplexes,ȱ
single-familyȱattachedȱunits,ȱtriplexes,ȱquadplexes,ȱclusterȱhousing,ȱandȱmultifamilyȱ
housing.ȱȱ

Variable
Mix�of�New�

Housing�Units�
(2021-2041)

Needed�new�dwelling�units�(2021-2041) 7,435
Single-family�detached
Percent�single-family�detached�DU 50%

equals �Total�new�single-family�detached�DU 3,717
Single-family�attached
Percent�single-family�attached�DU 20%

equals �Total�new�single-family�attached�DU 1,487
Duplex,�Triplex,�Quadplex
Percent�duplex,�triplex,�quadplex 10%

equals �Total�new�duplex,�triplex,�quadplex�DU 744
Multifamily�(5�or�more�units)
Percent�multifamily 20%
Total�new�multifamily�DU 1,487

equals Total new dwelling�units (2021-2041) 7,435

Page 217

Item 8b.



�

ECONorthwest�� Draft�Oregon�City�Housing�Needs�Analysis� 69�

� MixedȱUseȱ(MUD,ȱMUCȱ1,ȱMUCȱ2,ȱNC,ȱHC,ȱWFDD)ȱland,ȱdependingȱonȱtheȱzone,ȱ
willȱaccommodateȱtownhouses,ȱduplexes,ȱtriplexes,ȱquadplexes,ȱmultifamilyȱwithȱfiveȱ
orȱmoreȱunits,ȱandȱlive/workȱunits.�

Exhibit�62.�Allocation�of�Housing�by�Housing�Type�and�Plan�Designation,�Oregon�City�Planning�Area,�
2021�to�2041�
Source:�ECONorthwest.�

ȱ

Exhibitȱ63ȱconvertsȱbetweenȱnetȱacresȱandȱgrossȱacres48ȱtoȱaccountȱforȱlandȱneededȱforȱrights-of-
wayȱbyȱplanȱdesignationȱinȱOregonȱCityǰȱbasedȱonȱMetroȂsȱmethodologyȱofȱexistingȱrights-of-
way.ȱ49ȱȱȱ

� LowȱDensityȱResidential:ȱAverageȱdensityȱinȱthisȱplanȱdesignationȱwasȱhistoricallyȱ5.3ȱ
dwellingȱunitsȱperȱnetȱacre.ȱTheȱdensityȱshownȱforȱlowȱdensityȱresidentialȱinȱExhibitȱ63ȱ
includesȱaȱ3%ȱincreaseȱ(5.4ȱdwellingȱunitsȱperȱnetȱacre)ȱfromȱtheȱhistoricȱdensity,ȱ
consistentȱwithȱtheȱdensityȱchangesȱallowedȱforȱcomplyingȱwithȱHBȱ2001.50ȱThisȱresultsȱ
inȱassumingȱaȱ5.4ȱfutureȱdensityȱinȱtaxȱlotsȱsmallerȱthanȱ0.38ȱacres,ȱasȱnoȱlandȱisȱneededȱ
forȱrights-of-waysȱbasedȱonȱMetroȂsȱassumptionsǯȱForȱlotsȱbetweenȱŖǯřŞȱandȱŗǯŖȱacresȱtheȱ

ȱ
48ȱOARȱ660-024-ŖŖŗŖǻŜǼȱusesȱtheȱfollowingȱdefinitionȱofȱnetȱbuildableȱacreǯȱȃNetȱBuildableȱAcreȄȱȃǳconsistsȱofȱŚřǰśŜŖȱ
squareȱfeetȱofȱresidentiallyȱdesignatedȱbuildableȱlandȱafterȱexcludingȱfutureȱrights-of-wayȱforȱstreetsȱandȱroadsǯȄȱ
Whileȱtheȱadministrativeȱruleȱdoesȱnotȱincludeȱaȱdefinitionȱofȱaȱgrossȱbuildableȱacre,ȱusingȱtheȱdefinitionȱabove,ȱaȱ
grossȱbuildableȱacreȱwillȱincludeȱareasȱusedȱforȱrights-of-wayȱforȱstreetsȱandȱroads.ȱAreasȱusedȱforȱrights-of-wayȱareȱ
consideredȱunbuildable.ȱ
49ȱMetroȂsȱmethodologyȱaboutȱnet-to-grossȱassumptionsȱareȱthat:ȱ(1)ȱtaxȱlotsȱunderȱ3/8ȱacreȱassumeȱ0%ȱsetȱasideȱforȱ
futureȱstreets;ȱ(2)ȱtaxȱlotsȱbetweenȱ3/8ȱacreȱandȱ1ȱacreȱassumeȱaȱ10%ȱsetȱasideȱforȱfutureȱstreets;ȱandȱ(3)ȱtaxȱlotsȱgreaterȱ
thanȱanȱacreȱassumesȱanȱ18.5%ȱsetȱasideȱforȱfutureȱstreets.ȱTheȱanalysisȱassumesȱanȱ18.5%ȱassumptionȱforȱfutureȱ
streets.ȱ
50ȱOregonȱCityȱplansȱtoȱcomplyȱwithȱHB2001ȱandȱhasȱrecentlyȱmadeȱaȱvarietyȱofȱamendmentsȱtoȱtheȱdevelopmentȱ
codeȱtoȱallowȱmoreȱhousingȱtypes.ȱTheȱCityȱisȱcurrentlyȱworkingȱthroughȱtheȱprocessȱofȱmakingȱadjustmentȱtoȱ
complyȱwithȱHBȱ2001ȱwhichȱwillȱbeȱimplementedȱbyȱJulyȱ2022.ȱ

Low�
Density

Medium�
Density

High�
Density

Mixed�Use

Dwelling�Units
Single-family�detached 2,007������ � 1,710������ � -���������� � -���������� � 3,717������ �
Single-family�attached 74����������� � 967��������� � 446��������� � -���������� � 1,487������ �
Duplex,�Triplex,�Quadplex 35����������� � 333��������� � 153��������� � 223��������� � 744��������� �
Multifamily�(5+�units) -���������� � 149��������� � 678��������� � 660��������� � 1,487������ �
Total 2,116������� � 3,159������� � 1,277������� � 883��������� � 7,435������� �

Percent�of�Units
Single-family�detached 27% 23% 0% 0% 50%
Single-family�attached 1% 13% 6% 0% 20%
Duplex,�Triplex,�Quadplex 0% 4% 2% 3% 10%
Multifamily�(5+�units) 0% 2% 9% 9% 20%
Total 28% 42% 17% 12% 100%

Plan Designations
TotalHousing�Type�Allocations
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futureȱdensityȱwillȱbeȱ4.9ȱdwellingȱunitsȱperȱgrossȱacreȱandȱforȱlotsȱlargerȱthanȱ1.0ȱacresȱ
theȱfutureȱdensityȱwillȱbeȱ4.4ȱdwellingȱunitsȱperȱgrossȱacre.ȱȱ

� MediumȱDensityȱResidential:ȱAverageȱdensityȱinȱthisȱplanȱdesignationȱwasȱhistoricallyȱ
10.7ȱdwellingȱunitsȱperȱnetȱacre.ȱTheȱdensityȱshownȱforȱmediumȱdensityȱresidentialȱinȱ
Exhibitȱ63ȱincludesȱaȱ3%ȱincreaseȱ(11.0ȱdwellingȱunitsȱperȱnetȱacre)ȱfromȱtheȱhistoricȱ
density,ȱconsistentȱwithȱtheȱdensityȱchangesȱallowedȱforȱcomplyingȱwithȱHBȱ2001.51ȱThisȱ
resultsȱinȱassumingȱaȱ11.0ȱfutureȱdensityȱinȱtaxȱlotsȱsmallerȱthanȱ0.38ȱacres,ȱasȱnoȱlandȱisȱ
neededȱforȱrights-of-waysȱbasedȱonȱMetroȂsȱassumptionsǯȱForȱlotsȱbetweenȱ0.38ȱandȱ1.0ȱ
acresȱtheȱfutureȱdensityȱwillȱbeȱ9.9ȱdwellingȱunitsȱperȱgrossȱacreȱandȱforȱlotsȱlargerȱthanȱ
1.0ȱacresȱtheȱfutureȱdensityȱwillȱbeȱ9.0ȱdwellingȱunitsȱperȱgrossȱacre.ȱȱ

� HighȱDensityȱResidential:ȱAverageȱdensityȱinȱthisȱplanȱdesignationȱwasȱhistoricallyȱ
21.8ȱperȱnetȱacre.ȱForȱlotsȱsmallerȱthanȱ0.38ȱacres,ȱtheȱfutureȱdensityȱwillȱbeȱ21.8ȱdwellingȱ
unitsȱperȱgrossȱacre.ȱForȱlotsȱbetweenȱ0.38ȱandȱ1.0ȱacresȱtheȱfutureȱdensityȱwillȱbeȱ19.6ȱ
dwellingȱunitsȱperȱgrossȱacreȱandȱforȱlotsȱlargerȱthanȱ1.0ȱacresȱtheȱfutureȱdensityȱwillȱbeȱ
17.8ȱdwellingȱunitsȱperȱgrossȱacre.ȱȱ

� MixedȱUse:ȱAverageȱdensityȱinȱthisȱplanȱdesignationȱwasȱhistoricallyȱ19.8ȱdwellingȱunitsȱ
perȱnetȱacreȱinȱtaxȱlotsȱsmallerȱthanȱ0.38ȱacresȱandȱnoȱlandȱisȱneededȱforȱrights-of-waysȱ
basedȱonȱMetroȂsȱassumptionsǯȱForȱlotsȱbetweenȱ0.38ȱandȱ1.0ȱacresȱtheȱfutureȱdensityȱ
willȱbeȱ17.9ȱdwellingȱunitsȱperȱgrossȱacreȱandȱforȱlotsȱlargerȱthanȱ1.0ȱacresȱtheȱfutureȱ
densityȱwillȱbeȱ16.2ȱdwellingȱunitsȱperȱgrossȱacre.ȱȱ

Exhibit�63.�Future�Housing�Densities�and�Land�for�Rights-of-Way,�Oregon�City�Planning�Area�
Source:�ECONorthwest.�Note:�DU�is�dwelling�unit.�

ȱ

ȱ �

ȱ
51ȱOregonȱCityȱplansȱtoȱcomplyȱwithȱHB2001ȱandȱhasȱrecentlyȱmadeȱaȱvarietyȱofȱamendmentsȱtoȱtheȱdevelopmentȱ
codeȱtoȱallowȱmoreȱhousingȱtypes.ȱTheȱCityȱisȱcurrentlyȱworkingȱthroughȱtheȱprocessȱofȱmakingȱadjustmentȱtoȱ
complyȱwithȱHBȱ2001ȱwhichȱwillȱbeȱimplementedȱbyȱJulyȱ2022.ȱ

Net�
Density�

(DU/net�acre)

%�for�
Rights-of-

Way

Gross�
Density�
(DU/gross�

acre)

Net�
Density�

(DU/net�acre)

%�for�
Rights-of-

Way

Gross
Density�
(DU/gross�

acre)

Net�
Density�

(DU/net�acre)

%�for�
Rights-of-

Way

Gross�
Density�
(DU/gross�

acre)

Low�Density�Residential 5.4 0% 5.4 5.4 10% 4.9 5.4 18.5% 4.4
Medium�Density�Residential 11.0 0% 11.0�������� 11.0 10% 9.9 11.0 18.5% 9.0����������
High�Density�Residential 21.8 0% 21.8 21.8 10% 19.6 21.8 18.5% 17.8
Mixed�Use 19.8 0% 19.8 19.8 10% 17.9 19.8 18.5% 16.2

Plan�Designation�

Tax�Lots�Smaller�than�0.38�acre Tax�Lots�≥�0.38�and�≤�1.0�acre Tax�Lots�larger�than�1.0�acre
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Housing�Need�by�Income�Level�
Theȱnextȱstepȱinȱtheȱhousingȱneedsȱanalysisȱisȱtoȱdevelopȱanȱestimateȱofȱneedȱforȱhousingȱbyȱ
incomeȱandȱhousingȱtype.ȱThisȱanalysisȱrequiresȱanȱestimateȱofȱtheȱincomeȱdistributionȱofȱ
currentȱandȱfutureȱhouseholdsȱinȱtheȱcommunity.ȱEstimatesȱpresentedȱinȱthisȱsectionȱareȱbasedȱ
onȱ(1)ȱsecondaryȱdataȱfromȱtheȱCensus,ȱandȱ(2)ȱanalysisȱbyȱECONorthwest.ȱ

Exhibitȱ64ȱbasedȱonȱAmericanȱCommunityȱSurveyȱdataȱaboutȱincomeȱlevelsȱforȱexistingȱ
householdsȱinȱOregonȱCity.ȱIncomeȱisȱcategorizedȱintoȱmarketȱsegmentsȱconsistentȱwithȱHUDȱ
incomeȱlevelȱcategories,ȱusingȱClackamasȱCountyȂsȱ2020ȱMedianȱFamilyȱIncomeȱ(MFI)ȱofȱ
$92,100.ȱExhibitȱ64ȱisȱbasedȱonȱcurrentȱhouseholdȱincomeȱdistribution,ȱassumingȱthatȱ
approximatelyȱtheȱsameȱpercentageȱofȱhouseholdsȱwillȱbeȱinȱeachȱmarketȱsegmentȱinȱtheȱfuture. ȱ
52ȱȱȱ

About�26%�of�Oregon�City’s�
future�households�will�have�
income�below�50%�of�
Clackamas�County’s�
median�family�income�(less�
than�$46,000�in�2020�
dollars)�and�about�43%�will�
have�incomes�between�50%�
and�120%�of�the�county’s�
MFI�(between�$46,000�and�
$110,000).��
�

Exhibit�64.�Future�(New)�Households,�by�Median�Family�Income�(MFI)�
for�Clackamas�County�($92,100),�Oregon�City�Planning�Area,�2021�to�
2041�
Source:�U.S.�Department�of�Housing�and�Urban�Development.�U.S.�Census�Bureau,�
2015-2019�ACS�Table�19001.�

ȱ

ȱ

ȱ �

ȱ
52ȱForȱexample,ȱ30ƖȱofȱOregonȱCityȂsȱhouseholdsȱhadȱincomeȱaboveȱŗŘŖƖȱofȱtheȱClackamasȱCountyȱMedianȱFamilyȱ
Incomeȱinȱ2015-2019.ȱThisȱanalysisȱassumesȱthatȱ30%ȱofȱtheȱ7,435ȱnewȱhouseholdsȱthatȱgrowȱinȱOregonȱCityȱ2021-
2041ȱwillȱhaveȱincomesȱoverȱ120%ȱofȱtheȱClackamasȱCountyȱMedianȱFamilyȱIncome.ȱ
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Need�for�Government�Assisted,�Farmworker,�and�Manufactured�Housing�

ORSȱ197.303,ȱ197.307,ȱ197.312,ȱandȱ197.314ȱrequiresȱcitiesȱtoȱplanȱforȱgovernment-assistedȱ
housing,ȱfarmworkerȱhousing,ȱmanufacturedȱhousingȱonȱlots,ȱandȱmanufacturedȱhousingȱinȱ
parksȱ(communities).ȱ

� Government-subsidizedȱhousing.ȱGovernmentȱsubsidiesȱcanȱapplyȱtoȱallȱhousingȱtypesȱ
(e.g.,ȱsingleȱfamilyȱdetached,ȱapartments,ȱetc.).ȱOregonȱCityȱallowsȱdevelopmentȱofȱ
government-assistedȱhousingȱinȱallȱresidentialȱplanȱdesignations,ȱwithȱtheȱsameȱ
developmentȱstandardsȱforȱmarket-rateȱhousing.ȱThisȱanalysisȱassumesȱthatȱOregonȱCityȱ
willȱcontinueȱtoȱallowȱgovernmentȱhousingȱinȱallȱofȱitsȱresidentialȱplanȱdesignations.ȱ
Becauseȱgovernmentȱassistedȱhousingȱisȱsimilarȱinȱcharacterȱtoȱotherȱhousingȱ(withȱtheȱ
exceptionȱbeingȱtheȱsubsidies),ȱitȱisȱnotȱnecessaryȱtoȱdevelopȱseparateȱforecastsȱforȱ
government-subsidizedȱhousing.ȱ

� Farmworkerȱhousing.ȱFarmworkerȱhousingȱcanȱalsoȱapplyȱtoȱallȱhousingȱtypesȱandȱtheȱ
Cityȱallowsȱdevelopmentȱofȱfarmworkerȱhousingȱinȱallȱresidentialȱplanȱdesignations,ȱ
withȱtheȱsameȱdevelopmentȱstandardsȱasȱmarket-rateȱhousing.ȱThisȱanalysisȱassumesȱ
thatȱOregonȱCityȱwillȱcontinueȱtoȱallowȱthisȱhousingȱinȱallȱofȱitsȱresidentialȱplanȱ
designations.ȱBecauseȱitȱisȱsimilarȱinȱcharacterȱtoȱotherȱhousingȱ(withȱtheȱpossibleȱ
exceptionȱofȱgovernmentȱsubsidies,ȱifȱpopulationȱrestricted),ȱitȱisȱnotȱnecessaryȱtoȱ
developȱseparateȱforecastsȱforȱfarmworkerȱhousing.ȱ

� Manufacturedȱhousingȱonȱlots.ȱOregonȱCityȱallowsȱmanufacturedȱhomesȱonȱlotsȱinȱtheȱ
zonesȱwhichȱsingle-familyȱdetachedȱhousingȱisȱallowed.ȱOregonȱCityȱdoesȱnotȱhaveȱ
specialȱsitingȱrequirementsȱforȱmanufacturedȱhomes.ȱSinceȱmanufacturedȱhomesȱareȱ
subjectȱtoȱtheȱsameȱsitingȱrequirementsȱasȱsite-builtȱhomes,ȱitȱisȱnotȱnecessaryȱtoȱdevelopȱ
separateȱforecastsȱforȱmanufacturedȱhousingȱonȱlots.ȱ

� Manufacturedȱhousingȱinȱcommunities.ȱOARȱ197.480(4)ȱrequiresȱcitiesȱtoȱinventoryȱtheȱ
mobileȱhomeȱorȱmanufacturedȱdwellingȱparksȱsitedȱinȱareasȱplannedȱandȱzonedȱorȱ
generallyȱusedȱforȱcommercial,ȱindustrial,ȱorȱhigh-densityȱresidentialȱdevelopment.ȱ
AccordingȱtoȱtheȱOregonȱHousingȱandȱCommunityȱServicesȂȱManufacturedȱDwellingȱ
ParkȱDirectory,53ȱOregonȱCityȱhasȱfourȱmanufacturedȱhomeȱparksȱwithinȱcityȱlimits,54ȱ
withȱ345ȱspaces.ȱOregonȱCityȱhasȱtwoȱmanufacturedȱhomeȱparksȱwithinȱtheȱUGB,55ȱwithȱ
540ȱspaces.56ȱTheȱproposedȱcodeȱamendmentsȱwillȱallowȱanȱopportunityȱforȱnewȱ
manufacturedȱhousingȱparksȱtoȱbeȱcreatedȱasȱwellȱasȱexpansionȱofȱexistingȱfacilities.ȱ

ȱ
53ȱOregonȱHousingȱandȱCommunityȱServices,ȱOregonȱManufacturedȱDwellingȱParkȱDirectory,ȱ
http://o.hcs.state.or.us/MDPCRParks/ParkDirQuery.jspȱ
54ȱClairmont,ȱMt.ȱPleasant,ȱCherryȱLane,ȱandȱCharȱDiazȱEstateȱ
55ȱForestȱPark,ȱCountryȱVillageȱ
56ȱCityȱofȱOregonȱCity,ȱwithȱspaceȱcountȱfromȱOregonȱHousingȱandȱCommunityȱServices,ȱOregonȱManufacturedȱ
DwellingȱParkȱDirectory,ȱhttp://o.hcs.state.or.us/MDPCRParks/ParkDirQuery.jspȱ
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ORSȱ197.480(2)ȱrequiresȱOregonȱCityȱtoȱprojectȱneedȱforȱmanufacturedȱdwellingȱ
communitiesȱbasedȱon:ȱ(1)ȱpopulationȱprojections,ȱ(2)ȱhouseholdȱincomeȱlevels,ȱ(3)ȱ
housingȱmarketȱtrends,ȱandȱ(4)ȱanȱinventoryȱofȱmanufacturedȱdwellingȱparksȱsitedȱinȱ
areasȱplannedȱandȱzonedȱorȱgenerallyȱusedȱforȱcommercial,ȱindustrial,ȱorȱhighȱdensityȱ
residential.ȱȱ

� Exhibitȱ60ȱshowsȱthatȱOregonȱCityȱwillȱneedȱ7,435ȱdwellingȱunitsȱoverȱtheȱ2021ȱtoȱ
2041ȱperiod.ȱ

� AnalysisȱofȱhousingȱaffordabilityȱshowsȱthatȱaboutȱŘŝƖȱofȱOregonȱCityȂsȱnewȱ
householdsȱwillȱbeȱextremely-ȱorȱvery-lowȱincome,ȱearningȱ50%ȱorȱlessȱofȱtheȱ
regionȂsȱmedianȱfamilyȱincomeǯȱOneȱtypeȱofȱhousingȱaffordableȱtoȱtheseȱhouseholdsȱ
isȱmanufacturedȱhousing.ȱ

� Manufacturedȱhousingȱinȱcommunitiesȱaccountsȱforȱaboutȱ2.5%ȱ(aboutȱ345ȱdwellingȱ
unitsǼȱofȱOregonȱCityȂsȱcurrentȱhousingȱstock.ȱ

� National,ȱstate,ȱandȱregionalȱtrendsȱsinceȱ2000ȱshowedȱthatȱmanufacturedȱhousingȱ
parksȱareȱclosing,ȱratherȱthanȱbeingȱcreated.ȱForȱexample,ȱbetweenȱ2000ȱandȱ2015,ȱ
Oregonȱhadȱ68ȱmanufacturedȱparksȱclose,ȱwithȱmoreȱthanȱ2,700ȱspaces.ȱȱ

� Theȱhouseholdsȱmostȱlikelyȱtoȱliveȱinȱmanufacturedȱhomesȱinȱparksȱareȱthoseȱwithȱ
incomesȱbetweenȱ$27,630ȱandȱ$46,050ȱ(betweenȱ30%ȱtoȱ50%ȱofȱMFI),ȱwhichȱincludeȱ
14ƖȱofȱOregonȱCityȂsȱhouseholdsǯȱHoweverǰȱhouseholdsȱinȱotherȱincomeȱcategoriesȱ
mayȱliveȱinȱmanufacturedȱhomesȱinȱparksȱ

� Theȱnationalȱandȱstateȱtrendsȱofȱtheȱclosureȱofȱmanufacturedȱhomeȱparks,ȱandȱtheȱ
factȱthatȱnoȱnewȱmanufacturedȱhomeȱparksȱhaveȱopenedȱinȱOregonȱinȱoverȱtheȱlastȱ
15ȱyears,ȱdemonstrateȱthatȱdevelopmentȱofȱnewȱmanufacturedȱhomeȱparksȱinȱ
OregonȱCityȱisȱunlikely.ȱHowever,ȱsomeȱexistingȱparksȱinȱOregonȱCityȱhaveȱ
expandedȱtoȱincreaseȱtheȱnumberȱofȱspacesȱinȱtheȱpark.ȱȱ

� IfȱtheȱCityȱdoesȱhaveȱneedȱforȱaȱnewȱmanufacturedȱhomeȱpark,ȱthatȱwouldȱbeȱforȱ
aboutȱ145ȱnewȱunitsȱ(2.5%ȱofȱnewȱunits),ȱwhichȱatȱaboutȱ10ȱtoȱ12ȱdwellingȱunitsȱperȱ
acreȱ(basedȱonȱstandardsȱforȱsingle-familyȱdwellingsȱinȱtheȱR-3.5ȱzone)ȱwillȱneedȱ12ȱ
toȱ15ȱacresȱofȱland.ȱOregonȱCityȱcanȱaccommodateȱthisȱinȱtheirȱexistingȱvacantȱ
buildableȱlandȱbaseȱinȱtheȱMediumȱDensityȱResidentialȱplanȱdesignation.ȱ

� Ourȱconclusionȱfromȱthisȱanalysisȱisȱthatȱdevelopmentȱofȱnewȱmanufacturedȱhomeȱ
parksȱinȱOregonȱCityȱ(andȱmostȱofȱtheȱPortlandȱRegion)ȱoverȱtheȱplanningȱperiodȱisȱ
unlikely.ȱItȱis,ȱhowever,ȱlikelyȱthatȱmanufacturedȱhomesȱwillȱcontinueȱtoȱlocateȱonȱ
individualȱlotsȱinȱOregonȱCity,ȱandȱexistingȱparksȱmayȱreconfigureȱtoȱaccommodateȱ
moreȱunits.ȱTheȱforecastȱofȱhousingȱassumesȱthatȱnoȱnewȱmanufacturedȱhomeȱparksȱ
willȱbeȱopenedȱinȱOregonȱCityȱoverȱtheȱ2021ȱtoȱ2041ȱperiod.ȱTheȱforecastȱincludesȱ
newȱmanufacturedȱhomesȱonȱlotsȱinȱtheȱcategoryȱofȱsingle-familyȱdetachedȱhousing.ȱ

� Overȱtheȱnextȱ20ȱyearsȱ(orȱlonger)ȱoneȱorȱmoreȱmanufacturedȱhomeȱparksȱmayȱcloseȱ
inȱOregonȱCity.ȱThisȱmayȱbeȱaȱresultȱofȱmanufacturedȱhomeȱparkȱlandownersȱsellingȱ
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orȱredevelopingȱtheirȱlandȱforȱusesȱwithȱhigherȱratesȱofȱreturn,ȱratherȱthanȱlackȱofȱ
demandȱforȱspacesȱinȱmanufacturedȱhomeȱparks.ȱManufacturedȱhomeȱparksȱ
contributeȱtoȱtheȱsupplyȱofȱlow-costȱaffordableȱhousingȱoptions,ȱespeciallyȱforȱ
affordableȱhomeownership.ȱȱ

� Inȱadditionȱtoȱstatewideȱregulationȱofȱtheȱclosureȱofȱmanufacturedȱhomeȱparksȱ
designedȱtoȱlessenȱtheȱfinancialȱdifficultiesȱofȱthisȱclosureȱforȱparkȱresidents,ȱOregonȱ
Cityȱalsoȱhasȱlocallyȱadoptedȱmanufacturedȱhomeȱparkȱclosureȱregulations.ȱȱInȱtheȱ
caseȱofȱmanufacturedȱhomeȱparkȱclosures,ȱtheȱCityȱhasȱaȱroleȱtoȱplayȱinȱensuringȱthatȱ
thereȱareȱopportunitiesȱforȱhousingȱforȱtheȱdisplacedȱresidentsǯȱTheȱCityȂsȱprimaryȱ
rolesȱareȱtoȱensureȱthatȱthereȱisȱsufficientȱlandȱzonedȱforȱnewȱmultifamilyȱhousingȱ
andȱtoȱreduceȱbarriersȱtoȱresidentialȱdevelopmentȱtoȱallowȱforȱdevelopmentȱofȱnew,ȱ
relativelyȱaffordableȱhousing.ȱTheȱCityȱmayȱuseȱaȱrangeȱofȱpoliciesȱtoȱencourageȱ
developmentȱofȱrelativelyȱaffordableȱhousing,ȱsuchȱasȱallowingȱaȱwiderȱrangeȱofȱ
moderateȱdensityȱhousingȱ(e.g.,ȱduplexesȱorȱ3-4ȱplexes)ȱinȱtheȱLow-Densityȱandȱ
Medium-Densityȱzones,ȱdesignatingȱmoreȱlandȱforȱmultifamilyȱhousing,ȱremovingȱ
barriersȱtoȱmultifamilyȱhousingȱdevelopment,ȱusingȱtaxȱcreditsȱtoȱsupportȱaffordableȱ
housingȱproduction,ȱdevelopingȱanȱinclusionaryȱzoningȱpolicy,ȱorȱpartneringȱwithȱaȱ
developerȱofȱgovernment-subsidizedȱaffordableȱhousing.ȱ

ȱ
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6. Oregon�City’s�Residential�Land�Sufficiency��

ThisȱsectionȱpresentsȱanȱevaluationȱofȱtheȱsufficiencyȱofȱvacantȱresidentialȱlandȱinȱOregonȱCityȱ
toȱaccommodateȱexpectedȱresidentialȱgrowthȱoverȱtheȱ2021ȱtoȱ2041ȱperiod.ȱThisȱsectionȱincludesȱ
anȱestimateȱofȱresidentialȱdevelopmentȱcapacityȱ(measuredȱinȱnewȱdwellingȱunits)ȱandȱanȱ
estimateȱofȱOregonȱCityȂsȱabilityȱtoȱaccommodateȱneededȱnewȱhousingȱunitsȱforȱtheȱ2021ȱtoȱ
2041ȱperiod,ȱbasedȱonȱtheȱanalysisȱinȱtheȱhousingȱneedsȱanalysis.ȱȱ

Capacity�Analysis�

Theȱcomparisonȱofȱsupplyȱ(buildableȱland)ȱandȱdemandȱ(populationȱandȱgrowthȱleadingȱtoȱ
demandȱforȱmoreȱresidentialȱdevelopment)ȱallowsȱtheȱdeterminationȱofȱlandȱsufficiency.ȱ

Thereȱareȱtwoȱwaysȱtoȱcalculateȱestimatesȱofȱsupplyȱandȱdemandȱintoȱcommonȱunitsȱofȱ
measurementȱtoȱallowȱtheirȱcomparison:ȱ(1)ȱhousingȱdemandȱcanȱbeȱconvertedȱintoȱacres,ȱorȱ(2)ȱ
residentialȱlandȱsupplyȱcanȱbeȱconvertedȱintoȱdwellingȱunits.ȱAȱcomplicationȱofȱeitherȱapproachȱ
isȱthatȱallȱlandȱhasȱdifferentȱcharacteristicsȱȮȱfactorsȱsuchȱasȱzone,ȱslope,ȱparcelȱsize,ȱandȱshapeȱ
canȱaffectȱtheȱlandȂsȱabilityȱtoȱaccommodateȱhousingǯȱMethodsȱthatȱrecogni£eȱthisȱfactȱareȱmoreȱ
robustȱandȱproduceȱmoreȱrealisticȱresults.ȱThisȱanalysisȱusesȱtheȱsecondȱapproach:ȱitȱestimatesȱ
theȱabilityȱofȱvacantȱresidentialȱlandsȱwithinȱtheȱcityȱlimitsȱtoȱaccommodateȱnewȱhousing.ȱThisȱ
analysisǰȱsometimesȱcalledȱaȱȃcapacityȱanalysisǰȄ57ȱcanȱbeȱusedȱtoȱevaluateȱdifferentȱwaysȱthatȱ
vacantȱresidentialȱlandȱmayȱbuildȱoutȱbyȱapplyingȱdifferentȱassumptions.ȱȱ

Oregon�City�Capacity�Analysis�Results�for�Vacant�and�Partially�Vacant�Land�
Theȱcapacityȱanalysisȱestimatesȱtheȱdevelopmentȱpotentialȱofȱvacantȱresidentialȱlandȱtoȱ
accommodateȱnewȱhousing,ȱbasedȱonȱtheȱneededȱdensitiesȱbyȱtheȱhousingȱtypeȱcategoriesȱ
shownȱinȱExhibitȱ63.ȱ�

Exhibitȱ65ȱshowsȱthatȱvacantȱlandȱinȱOregonȱCity’sȱPlanningȱAreaȱhasȱcapacityȱtoȱ
accommodateȱapproximatelyȱ7,266ȱnewȱdwellingȱunits,ȱbasedȱonȱtheȱfollowingȱassumptions:ȱȱ

� Vacantȱandȱpartiallyȱvacantȱbuildableȱresidentialȱland.ȱTheȱcapacityȱestimatesȱstartȱ
withȱtheȱnumberȱofȱbuildableȱacresȱinȱresidentialȱplanȱdesignationsȱandȱzonesȱthatȱallowȱ
residentialȱuses.ȱȱ

ȱ
57ȱThereȱisȱambiguityȱinȱtheȱtermȱcapacityȱanalysisǯȱItȱwouldȱnotȱbeȱunreasonableȱforȱoneȱtoȱsayȱthatȱtheȱȃcapacityȄȱofȱ
vacantȱlandȱisȱtheȱmaximumȱnumberȱofȱdwellingsȱthatȱcouldȱbeȱbuiltȱbasedȱonȱdensityȱlimitsȱdefinedȱlegallyȱbyȱplanȱ
designationȱorȱzoning,ȱandȱthatȱdevelopmentȱusuallyȱoccursȯforȱphysicalȱandȱmarketȱreasonsȯatȱsomethingȱlessȱ
thanȱfullȱcapacityǯȱForȱthatȱreasonǰȱweȱhaveȱusedȱtheȱlongerȱphraseȱtoȱdescribeȱourȱanalysisǱȱȃestimating ȱhowȱmanyȱ
newȱdwellingȱunitsȱtheȱvacantȱresidentialȱlandȱinȱtheȱcityȱlimitsȱisȱlikelyȱtoȱaccommodateǯȄȱThatȱphraseȱisǰȱhoweverǰȱ
cumbersomeǰȱandȱitȱisȱcommonȱinȱOregonȱandȱelsewhereȱtoȱreferȱtoȱthatȱtypeȱofȱanalysisȱasȱȃcapacityȱanalysisǰȄȱsoȱweȱ
useȱthatȱshorthandȱoccasionallyȱinȱthisȱmemorandum.ȱȱ
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� Residentialȱdensities.ȱTheȱcapacityȱanalysisȱassumesȱdevelopmentȱwillȱoccurȱatȱ
historicalȱdensities.ȱThoseȱdensitiesȱwereȱderivedȱfromȱtheȱdensitiesȱshownȱinȱExhibitȱ63.ȱ

� Averageȱnetȱdensity.ȱExhibitȱ65ȱshowsȱcapacityȱandȱdensitiesȱinȱgrossȱacres.ȱOARȱ660-
007ȱrequiresȱthatȱOregonȱCityȱprovideȱopportunityȱforȱdevelopmentȱofȱhousingȱatȱanȱ
overallȱaverageȱdensityȱofȱeightȱdwellingȱunitsȱperȱnetȱacre.ȱTheȱaverageȱnetȱdensityȱofȱ
buildableȱresidentialȱlandȱinȱExhibitȱ65ȱisȱ9.5ȱdwellingȱunitsȱperȱnetȱacresȱandȱ8.0ȱ
dwellingȱunitsȱperȱgrossȱacre.ȱ

� Capacityȱonȱmixedȱuseȱland.ȱTheȱestimateȱofȱcapacityȱincludesȱlandȱinȱtheȱmixedȱuseȱ
planȱdesignationsȱ(includingȱzonesȱthatȱallowȱresidentialȱuses).ȱBecauseȱnotȱallȱmixedȱ
useȱlandȱwillȱdevelopȱasȱaȱresidentialȱuse,ȱweȱassumedȱthatȱ70%ȱofȱtheȱbuildableȱlandȱinȱ
theȱmixedȱuseȱplanȱdesignationȱwillȱdevelopȱasȱresidential.ȱȱ

Exhibit�65.�Estimate�of�Residential�Capacity�on�Unconstrained�Vacant�and�Partially�Vacant�Buildable�
Land,�Oregon�City�Planning�Area,�2021�to�2041�
Source:�Buildable�Lands�Inventory;�Calculations�by�ECONorthwest.�Note:�DU�is�dwelling�unit.�

ȱ

ȱ �

Buildable�
Acres

Density�
Assump-

tion�
(DU/gross�

acre)

Capacity�
(Dwelling�
Units)

Buildable�
Acres

Density�
Assump-

tion�
(DU/gross�

acre)

Capacity�
(Dwelling�
Units)

Buildable�
Acres

Density�
Assump-

tion�
(DU/gross�

acre)

Capacity�
(Dwelling�
Units)

Buildable�
Acres

Capacity�
(Dwelling�
Units)

Low�Density�Residential 77 5.4 415��������� 95 4.9 465��������� 281 4.4 1,236����� 453 2,116�����
Medium�Density�Residential 23 11.0 253��������� 39 9.9 386��������� 280 9.0 2,520����� 342 3,159�����
High�Density�Residential 1 21.8 21����������� 1 19.6 19����������� 60 17.8 1,068����� 62 1,108�����
Mixed�Use 3 19.8 55����������� 7 17.9 125��������� 43 16.2 703��������� 53 883���������
Total 104 - 744��������� 142 - 995��������� 664 - 5,527����� 910 7,266�����

Plan�Designation�

Total,�combinedTax�Lots�Smaller�than�0.38�acre Tax�Lots�≥�0.38�and�≤�1.0�acre Tax�Lots�larger�than�1.0�acre
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Residential�Land�Sufficiency�

TheȱnextȱstepȱinȱtheȱanalysisȱofȱtheȱsufficiencyȱofȱresidentialȱlandȱwithinȱOregonȱCityȱisȱtoȱ
compareȱtheȱdemandȱforȱhousingȱbyȱplanȱdesignationȱ(Exhibitȱ62)ȱwithȱtheȱcapacityȱofȱlandȱbyȱ
planȱdesignationȱ(Exhibitȱ65).ȱȱ

Exhibitȱ66ȱshowsȱthatȱOregonȱCityȱhasȱsufficientȱlandȱtoȱaccommodateȱdevelopmentȱallȱplanȱ
designations.ȱȱ

� Lowȱdensityȱresidentialȱandȱmediumȱdensityȱresidentialȱplanȱdesignationsȱhaveȱenoughȱ
landȱtoȱaccommodateȱgrowth,ȱwithȱnoȱsurplusȱorȱdeficitȱofȱcapacity.ȱȱ

� Highȱdensityȱresidentialȱdoesȱnotȱenoughȱlandȱtoȱaccommodateȱgrowth,ȱwithȱaȱdeficitȱofȱ
169ȱdwellingȱunitsȱofȱcapacity,ȱorȱ8ȱacres.ȱ

� Mixedȱuseȱhasȱenoughȱlandȱtoȱaccommodateȱgrowth,ȱassumingȱthatȱ70%ȱofȱtheȱbuildableȱ
landȱinȱthisȱplanȱdesignationȱwillȱdevelopȱwithȱresidentialȱuses.ȱ

Exhibit�66.�Comparison�of�Capacity�of�Existing�Residential�Land�with�Demand�for�New�Dwelling�Units�
and�Land�Surplus�or�Deficit,�Oregon�City,�City�Limits,�2021�to�2041�
Source:�Buildable�Lands�Inventory;�Calculations�by�ECONorthwest.�Note:�DU�is�dwelling�unit.�

ȱ

ȱ ȱ

Plan�Designation� Capacity�
(Dwelling�Units)

Demand�
(Dwelling�Units)

Comparison�
(Capacity�minus�

Demand)

Land�Surplus�or�
Deficit

(Gross�Acres)

Low�Density�Residential 2,116 2,116 0 0
Medium�Density�Residential 3,159 3,159 0 0
High�Density�Residential 1,108 1,277 (169) (8)
Mixed�Use 883 883 0 0
Total 7,266 7,435
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Findings�and�Recommendations�

TheȱkeyȱfindingsȱofȱtheȱOregonȱCityȱHousingȱNeedsȱAnalysisȱareȱthat:ȱȱ

� Finding:ȱGrowthȱinȱhousingȱwillȱbeȱdrivenȱbyȱgrowthȱinȱhouseholds.ȱTheȱnumberȱofȱ
householdsȱinȱOregonȱCityȂsȱPlanningȱAreaȱisȱforecastȱtoȱgrowȱfromȱ14,778ȱhouseholdsȱ
toȱ22,213ȱhouseholds,ȱanȱincreaseȱofȱ7,435ȱhouseholdsȱbetweenȱ2021ȱandȱ2041.ȱȱ

� Finding:ȱOregonȱCityȱisȱplanningȱforȱgrowthȱofȱ7,435ȱnewȱdwellingȱunits.ȱToȱ
accommodateȱtheȱ7,435ȱdwellingȱunitsȱoverȱtheȱ20-yearȱplanningȱperiod,ȱOregonȱCityȱ
willȱaverageȱ372ȱnewȱdwellingȱunitsȱannually,ȱandȱwillȱplanȱforȱmoreȱsingle-familyȱ
attachedȱandȱmultifamilyȱdwellingȱunitsȱinȱtheȱfutureȱtoȱmeetȱtheȱcityȂsȱhousingȱneedsǯȱ
Historically,ȱaboutȱ73%ȱofȱOregonȱCityȂsȱhousingȱwasȱsingle-familyȱdetached.ȱNewȱ
housingȱinȱOregonȱCityȱisȱforecastȱtoȱbeȱ50%ȱsingle-familyȱdetached,ȱ20%ȱsingle-familyȱ
attached,ȱ10%ȱduplexes,ȱtriplexes,ȱandȱquadplexes,ȱandȱ20%ȱmultifamily.ȱThisȱhousingȱ
mixȱbothȱmeetsȱtheȱrequirementsȱforȱhousingȱmixȱforȱcitiesȱinȱMetroȱ(OACȱ660-007)ȱandȱ
isȱsupportedȱbyȱtheȱchangesȱinȱtheȱhousingȱmarketȱdescribedȱbelow.ȱ

TheȱfactorsȱdrivingȱtheȱshiftȱinȱtypesȱofȱhousingȱneededȱinȱOregonȱCityȱincludeȱchangesȱ
inȱdemographicsȱandȱdecreasesȱinȱhousingȱaffordability.ȱTheȱagingȱofȱseniorȱpopulationsȱ
andȱtheȱhouseholdȱformationȱofȱyoungȱadultsȱwillȱdriveȱdemandȱforȱrenterȱandȱowner-
occupiedȱhousing,ȱsuchȱasȱsmallȱsingle-familyȱdetachedȱhousing,ȱtownhouses,ȱduplexes,ȱ
andȱapartments/condominiums.ȱBothȱgroupsȱmayȱpreferȱhousingȱinȱwalkableȱ
neighborhoods,ȱwithȱaccessȱtoȱservices.ȱȱ

� Recommendation:ȱOregonȱCityȱshouldȱmonitorȱlandȱavailableȱinȱallȱplanȱ
designations,ȱasȱthereȱisȱnoȱsurplusȱ(orȱdeficit)ȱofȱlandȱinȱtheȱlowȱandȱmediumȱ
densityȱresidentialȱplanȱdesignations.ȱAdditionally,ȱtheȱCityȱmayȱlookȱforȱ
opportunitiesȱforȱredevelopmentȱonȱunderutilizedȱlandȱtoȱaddressȱtheȱdeficitȱofȱhighȱ
densityȱresidentialȱlandȱandȱlimitedȱcapacityȱofȱmixedȱuseȱland.ȱȱ

� OregonȱCityȱisȱmeetingȱMetro’sȱrequirementsȱforȱnetȱdensityȱandȱhousingȱmix.ȱOARȱ
660-007-0035ȱsetsȱspecificȱdensityȱtargetsȱforȱcitiesȱinȱtheȱMetroȱUGB.ȱOregonȱCityȂsȱ
averageȱdensityȱtargetȱisȱeightȱdwellingȱunitsȱperȱnetȱbuildableȱacre.ȱBasedȱonȱtheȱ
findingsȱinȱChapterȱ6,ȱOregonȱCityȱisȱexceedingȱthisȱaverageȱdensityȱtargetȱatȱanȱaverageȱ
netȱdensityȱofȱ9.5ȱdwellingȱunitsȱperȱnetȱacre.ȱ

OARȱ660-ŖŖŝȱalsoȱrequiresȱthatȱcitiesȱwithinȱtheȱMetroȱUGBȱȃprovideȱtheȱopportunityȱ
forȱatȱleastȱ50ȱpercentȱofȱnewȱresidentialȱunitsȱtoȱbeȱattachedȱsingleȱfamilyȱhousingȱorȱ
multipleȱfamilyȱhousingǯȄȱChapterȱśȱshowsȱthatȱforȱtheȱŘŖŘŗ-2041ȱplanningȱperiodȱ
OregonȱCityȱisȱassumingȱthatȱ20%ȱofȱnewȱdwellingȱunitsȱwillȱbeȱsingle-familyȱattached,ȱ
10%ȱofȱnewȱunitsȱwillȱbeȱduplexes,ȱtriplexes,ȱorȱquadplexes,ȱandȱ20%ȱofȱnewȱunitsȱwillȱ
beȱmultifamily.ȱ
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� Recommendation:ȱȱOregonȱCityȱshouldȱcontinueȱtoȱmonitorȱfutureȱdevelopmentȱtoȱ
evaluateȱresultingȱdensitiesȱandȱhousingȱmixȱinȱcomparisonȱtoȱtheȱplannedȱunitsȱ
describedȱinȱthisȱreport.ȱ

� Finding:ȱOregonȱCityȱhasȱunmetȱneedȱforȱaffordableȱhousing.ȱAboutȱ34%ȱofȱOregonȱ
CityȂsȱhouseholdsȱareȱcostȱburdened,ȱwithȱ50%ȱofȱrentersȱcostȱburdenedȱandȱ28%ȱofȱ
ownersȱcostȱburdened.ȱOregonȱCityȂsȱlevelȱofȱcostȱburdenȱisȱsimilarȱtoȱotherȱ
communitiesȱinȱClackamasȱCounty.ȱOregonȱCityȂsȱunmetȱhousingȱneedsȱinclude:ȱ

Renterȱhousing.ȱTheȱaverageȱaskingȱrentȱforȱmultifamilyȱhousingȱinȱOregonȱCityȱinȱ2021ȱ
wasȱaboutȱ$1,350,ȱwhichȱisȱaffordableȱtoȱhouseholdsȱearningȱaboutȱ60%ȱofȱtheȱmedianȱ
familyȱincomeȱ(aboutȱ$55,200).ȱAboutȱone-thirdȱofȱOregonȱCityȂsȱhouseholdsȱhaveȱ
incomesȱbelowȱthisȱlevelȱandȱcannotȱaffordȱtheȱaverageȱrent.ȱAsȱshownȱinȱtheȱratesȱofȱ
costȱburden,ȱmanyȱofȱtheseȱrenterȱhouseholdsȱareȱcostȱburdened.ȱOregonȱCityȱwillȱ
continueȱtoȱhaveȱunmetȱrenterȱhousingȱneeds,ȱbothȱforȱexistingȱhouseholdsȱandȱforȱnewȱ
households.ȱ

Owner-occupiedȱhousing.ȱTheȱmedianȱhomeȱsalesȱpriceȱinȱAprilȱ2021ȱwasȱaboutȱ$545,000,ȱ
whichȱisȱaffordableȱtoȱhouseholdsȱearningȱaboutȱ148%ȱofȱtheȱmedianȱfamilyȱincomeȱ
(aboutȱ$136,300).ȱOregonȱCityȱisȱoneȱofȱtheȱlessȱaffordableȱcitiesȱforȱhomeownershipȱinȱ
theȱPortlandȱregion,ȱhouseholdsȱatȱmiddleȱandȱhighȱincomesȱ(betweenȱ$74,000ȱtoȱ
$110,000)ȱareȱlessȱableȱtoȱaffordȱhousingȱinȱOregonȱCity.ȱOneȱwayȱtoȱincreaseȱtheȱsupplyȱ
ofȱaffordableȱowner-occupiedȱhousingȱisȱtoȱincreaseȱopportunitiesȱforȱdevelopmentȱofȱ
theȱmiddle-incomeȱhousingȱdescribedȱabove.ȱȱ

� Recommendation:ȱWithoutȱdiversificationȱofȱhousingȱtypes,ȱlackȱofȱaffordabilityȱwillȱ
continueȱtoȱbeȱaȱproblem,ȱpossiblyȱgrowingȱinȱtheȱfutureȱifȱincomesȱcontinueȱtoȱgrowȱ
atȱaȱslowerȱrateȱthanȱhousingȱcosts.ȱUnderȱtheȱcurrentȱconditions,ȱ1,545ȱofȱtheȱ
forecastedȱnewȱhouseholdsȱwillȱhaveȱincomesȱofȱ$46,000ȱ(inȱ2020ȱdollars)ȱorȱlessȱ
(50%ȱofȱMFIȱincomeȱorȱless).ȱTheseȱhouseholdsȱcannotȱaffordȱmarket-rateȱhousingȱ
withoutȱgovernmentȱsubsidy.ȱAnotherȱ1,228ȱnewȱhouseholdsȱwillȱhaveȱincomesȱ
betweenȱ$46,000ȱandȱ$74,000ȱ(50%ȱtoȱ80%ȱofȱMFI).ȱ

OregonȱCityȱwillȱneedȱtoȱprovideȱopportunitiesȱforȱaffordableȱhousingȱdevelopmentȱ
forȱbothȱrentalȱandȱownershipȱoverȱtheȱ20-yearȱperiod,ȱandȱtheȱCityȱshouldȱlookȱforȱ
opportunitiesȱforȱaffordableȱhousingȱdevelopmentȱforȱallȱhousingȱtypes.ȱȱ

� Finding:ȱOregonȱCityȱwillȱneedȱtoȱmeetȱtheȱrequirementsȱofȱHouseȱBillȱ2001.ȱTheȱ
legislatureȱpassedȱHouseȱBillȱ2001ȱinȱtheȱ2019ȱLegislativeȱSession.ȱTheȱbillȱrequiresȱcitiesȱ
withinȱtheȱMetroȱUGBȱtoȱallowȱȃmiddleȄȱhousingȱtypesȱinȱlow-densityȱresidentialȱzones.ȱ
Theȱbillȱdefinesȱmiddleȱhousingȱtypesȱasȱduplexes,ȱtriplexes,ȱquadplexes,ȱcottageȱ
clusters,ȱandȱtownhouses.ȱ

� Recommendation:ȱTheȱCityȱshouldȱcontinueȱtheȱprocessȱofȱdevelopingȱandȱadoptingȱ
zoningȱcodeȱtoȱcomplyȱwithȱtheseȱrequirements.ȱ

� Finding:ȱOregonȱCityȱisȱcurrentlyȱinȱtheȱprocessȱofȱaȱComprehensiveȱPlanȱUpdate.ȱ
Thisȱ2021ȱHNAȱreportȱpresentsȱupdatedȱinformationȱrelatedȱtoȱOregonȱCityȂsȱHousingȱ
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ElementȱofȱtheȱComprehensiveȱPlan.ȱAdditionally,ȱchangesȱinȱOregonȱCityȂsȱ
demographicsȱhaveȱpresentedȱaȱneedȱforȱaȱgreaterȱvarietyȱofȱhousingȱtypes.ȱInȱ2019,ȱ
OregonȱCityȱparticipatedȱinȱaȱpreliminaryȱhousingȱneedsȱanalysisȱprocessȱthroughȱtheȱ
developmentȱofȱtheȱClackamasȱCountyȱHousingȱNeedsȱAnalysis.ȱThisȱreportȱbuildsȱonȱ
theȱinformationȱpresentedȱforȱOregonȱCityȱinȱthatȱprojectȱandȱprovidesȱupdatedȱdataȱ
whereȱnecessary.ȱȱȱ

� Recommendation:ȱOregonȱCityȱshouldȱadoptȱthisȱHNAȱreportȱasȱanȱappendixȱtoȱtheȱ
ComprehensiveȱPlan.ȱHBȱ2003ȱrequiresȱthatȱOregonȱCityȱupdateȱitsȱHNAȱeveryȱsixȱ
yearsȱtoȱanalyzeȱwhatȱhousingȱisȱneededȱforȱcurrentȱandȱfutureȱresidentsȱforȱaȱ20-
yearȱperiod.ȱ

OregonȱCityȱhasȱidentifiedȱaȱprojectȱtoȱstartȱwithinȱaȱyearȱtoȱlookȱatȱnon-zoningȱ
strategiesȱtoȱsupportȱtheȱdevelopmentȱofȱhousingȱ(includingȱaffordableȱhousing).ȱ
Thisȱinitialȱstudyȱwillȱallowȱtheȱconsiderationȱofȱadditionalȱtoolsȱandȱpartnershipsȱinȱ
advanceȱofȱaȱȱHousingȱProductionȱStrategyȱ(HPS)ȱaccordingȱtoȱtheȱguidanceȱinȱHBȱ
2003.ȱAnȱHPSȱincludesȱconsiderationȱofȱadditionalȱinformationȱaboutȱtheȱhousingȱ
needsȱofȱunderservedȱcommunitiesȱandȱengagementȱwithȱunderservedȱcommunitiesȱ
aboutȱpotentialȱapproachesȱtoȱmeetingȱtheirȱneeds.ȱ

Overall,ȱOregonȱCityȱhasȱworkedȱtoȱincreaseȱtheȱsupplyȱofȱhousingȱoverȱtheȱpastȱfewȱyearsȱȱbyȱ
removingȱandȱreducingȱbarriersȱinȱtheȱzoningȱcodeȱandȱallowingȱaȱwiderȱvarietyȱofȱhousingȱ
typesȱthroughoutȱtheȱCity.ȱThoughȱthereȱisȱnoȱneedȱtoȱrezoneȱlandȱforȱhousingȱbasedȱonȱthisȱ
analysis,ȱtheȱCityȱshouldȱcontinueȱtoȱwatchȱtheȱsupplyȱofȱhousingȱandȱlookȱforȱopportunitiesȱtoȱ
increaseȱtypesȱofȱhousingȱandȱaffordability.ȱAffordabilityȱofȱhousingȱwillȱcontinueȱtoȱbeȱ
challengingȱforȱmanyȱinȱOregonȱCityȱoverȱtheȱlong-run.ȱ
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Appendix�A:�Buildable�Lands�Inventory�
Methodology�

AȱkeyȱinitialȱcomponentȱofȱtheȱHousingȱNeedsȱAnalysisȱisȱconductingȱaȱbuildableȱlandsȱ
inventoryȱ(BLI).ȱThisȱappendixȱsummarizesȱtheȱmethodsȱECONorthwestȱusedȱtoȱconductȱtheȱ
residentialȱBLIȱforȱOregonȱCity.ȱ

OregonȱAdministrativeȱRulesȱprovideȱguidanceȱonȱconductingȱresidentialȱBLIs:ȱȱ

OARȱ660-008-0005(2):ȱȱ

“BuildableȱLand”ȱmeansȱresidentiallyȱdesignatedȱlandȱwithinȱtheȱurbanȱgrowthȱboundary,ȱincludingȱ
bothȱvacantȱandȱdevelopedȱlandȱlikelyȱtoȱbeȱredeveloped,ȱthatȱisȱsuitable,ȱavailableȱandȱnecessaryȱforȱ
residentialȱuses.ȱPubliclyȱownedȱlandȱisȱgenerallyȱnotȱconsideredȱavailableȱforȱresidentialȱuses.ȱLandȱ
isȱgenerallyȱconsideredȱ“suitableȱandȱavailable”ȱunlessȱit:ȱȱ

(a)ȱIsȱseverelyȱconstrainedȱbyȱnaturalȱhazardsȱasȱdeterminedȱunderȱStatewideȱPlanningȱGoalȱ7;ȱȱ

(b)ȱIsȱsubjectȱtoȱnaturalȱresourceȱprotectionȱmeasuresȱdeterminedȱunderȱStatewideȱPlanningȱ
Goalsȱ5,ȱ6,ȱ15,ȱ16,ȱ17ȱorȱ18;ȱ

(c)ȱHasȱslopesȱofȱ25ȱpercentȱorȱgreater;ȱ

(d)ȱIsȱwithinȱtheȱ100-yearȱfloodȱplain;ȱorȱȱ

(e)ȱCannotȱbeȱprovidedȱwithȱpublicȱfacilities.ȱ

TheȱmethodsȱusedȱforȱconductingȱtheȱOregonȱCityȱBLIȱareȱconsistentȱwithȱOregonȱstatutes.ȱTheȱ
OregonȱCityȱBLIȱpresentedȱinȱthisȱanalysisȱalignsȱwithȱtheȱmethodsȱandȱdefinitionsȱinȱtheȱ2019ȱ
ClackamasȱCountyȱRegionalȱHousingȱNeedsȱAnalysis,ȱwithȱupdatedȱclassificationsȱtoȱreflectȱ
developmentȱsinceȱ2019.ȱ

Methodology��

TheȱBLIȱisȱbasedȱonȱtheȱdataȱandȱmethodsȱusedȱbyȱMetro.ȱMetroȱisȱrequiredȱtoȱcompleteȱaȱBLIȱ
forȱlandȱwithinȱtheȱregionalȱUGBȱeveryȱsixȱyears.ȱTheȱagencyȱfinishedȱanȱupdatedȱBLIȱ(basedȱonȱ
2016ȱdata)ȱinȱNovemberȱ2018ȱforȱtheȱ2018ȱUrbanȱGrowthȱReportȱ(UGR).ȱTheȱmethodsȱusedȱforȱ
inventoryingȱlandsȱinȱOregonȱCityȱattemptȱtoȱbeȱconsistentȱwithȱMetroȂsȱresultsȱwhileȱalsoȱ
updatingȱtheȱresultsȱtoȱaccountȱforȱnewȱdevelopmentȱsinceȱtheȱ2019ȱBLIȱwasȱcompletedȱforȱtheȱ
ClackamasȱCountyȱRegionalȱHousingȱNeedsȱAnalysisȱandȱotherȱlocalȱconditions,ȱsuchȱasȱ
uniqueȱenvironmentalȱconstraints.ȱ
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Study�Area�

TheȱBLIȱforȱtheȱOregonȱCityȱ(cityȱlimitsȱandȱUGBȱareas)ȱincludesȱallȱresidentialȱlandȱdesignatedȱ
inȱtheȱComprehensiveȱPlan.58ȱECONorthwestȱusedȱtheȱtaxȱlotȱshapefileȱfromȱMetroȂsȱŘŖŗ8ȱBLIȱ
(2016ȱtaxȱlotȱbaseȱdata),ȱwithȱattentionȱtoȱlotsȱthatȱsubdividedȱsinceȱ2016ȱbasedȱonȱlocalȱstaffȱ
identification.ȱCityȱstaffȱthenȱreviewedȱtheseȱareasȱandȱidentifiedȱlotsȱthatȱshouldȱbeȱexcludedȱorȱ
includedȱforȱtheirȱjurisdictionȱbasedȱonȱfutureȱplanningȱorȱerrorsȱinȱGISȱdata.ȱ

Inventory�Steps�

TheȱBLIȱconsistsȱofȱseveralȱsteps:ȱ

1. GeneratingȱUGBȱȃlandȱbaseȄȱ

2. Classifyingȱlandȱbyȱdevelopmentȱstatusȱ

3. Identifyȱconstraintsȱȱ

4. Verifyȱinventoryȱresultsȱ

5. Tabulateȱandȱmapȱresultsȱ

Step�1:�Generate�“Land�Base”��

PerȱGoalȱ10ȱthisȱinvolvesȱselectingȱallȱofȱtheȱtaxȱlotsȱwithȱresidentialȱandȱotherȱnonemploymentȱ
planȱdesignationsȱwhereȱresidentialȱusesȱareȱplannedȱforȱandȱallowedȱbyȱtheȱimplementingȱ
zones.ȱȱ

Exhibitȱ67ȱshowsȱtheȱresidentialȱplanȱdesignationsȱincludedȱinȱtheȱBLI.ȱȱ

ȱ ȱ

ȱ
58ȱECONorthwestȱreviewedȱlocalȱplanȱinformationȱforȱOregonȱCityȱbasedȱonȱ2020ȱRLISȱdata.ȱResidentialȱ
comprehensiveȱplanȱdesignationsȱremainedȱtheȱsameȱsinceȱtheȱ2019ȱBLI.ȱȱ
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Exhibit�67.�Residential�Land�Base�by�Plan�Designation,�Oregon�City,�City�Limits�and�UGB�Areas,�2020�
Source:�ECONorthwest.�

�
ȱ ȱ
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Step�2:�Classify�Lands��

Inȱthisȱstep,ȱECONorthwestȱclassifiedȱeachȱtaxȱlotȱwithȱaȱplanȱdesignationȱthatȱallowȱresidentialȱ
usesȱintoȱoneȱofȱfourȱmutuallyȱexclusiveȱcategoriesȱbasedȱonȱdevelopmentȱstatus:ȱ

� Vacantȱȱ

� Partiallyȱvacantȱ

� Publicȱȱ

� Developedȱ

ECONorthwestȱusedȱtheȱclassificationsȱdeterminedȱthroughȱMetroȂsȱmodelǰȱasȱoutlinedȱbelow.ȱ

Development�
Status Definition� Statutory�Authority�

Vacant�

Tax�lots�designated�as�vacant�by�Metro�based�on�the�following�
criteria:�

1) Fully�vacant�based�on�Metro�aerial�photo�
2) Tax�lots�with�less�than�2,000�square�feet�developed�

AND�developed�area�is�less�than�10%�of�lot�
3) Lots�95%�or�more�vacant�from�GIS�vacant�land�

inventory�

OAR�660-008-0006(2)�(2)�
“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.�

Partially�
Vacant�

Single-family�tax�lots�that�are�2.5�times�larger�than�the�
minimum�lot�size�and�a�building�value�less�than�$300,000�
lots�that�are�5�times�larger�than�the�minimum�lots�size�(no�
threshold�for�building�value).�These�lots�are�considered�to�still�
have�residential�capacity.�For�this�analysis,�we�are�classifying�
these�lots�as�partially�vacant.�We�assume�that�0.25�acres�of�
the�lot�is�developed,�and�the�remaining�land�is�available�for�
development,�less�constraints.��

OAR�660-008-0006(2)�

Public��
Lands�in�public�ownership�are�considered�unavailable�for�
residential�development.�This�includes�lands�in�federal,�state,�
county,�or�city�ownership.�These�lands�are�identified�using�
Metro’s�definitions�and�categories.�

OAR�660-008-0005(2)�-�Publicly�
owned�land�is�generally�not�
considered�available�for�
residential�uses.�

Developed� Lands�not�classified�as�vacant,�partially�vacant,�or�public�are�
considered�developed.�

OAR�660-008-0006(2)�(2)�
“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.�

ȱ

ȱ �
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Step�3:�Identify�Constraints�

ConsistentȱwithȱOARȱ660-008-0005(2)ȱguidanceȱonȱresidentialȱbuildableȱlandsȱinventories,ȱ
ECONorthwestȱdeductedȱcertainȱlandsȱwithȱdevelopmentȱconstraintsȱfromȱvacantȱlands.ȱUnlessȱ
citiesȱidentifiedȱalternativeȱconstraintsȱ(asȱidentifiedȱbelow),ȱtheȱconstraintsȱweȱusedȱareȱ
summarizedȱinȱtheȱtableȱbelow.ȱ

Constraint� Statutory�
Authority Threshold� File�name�

Goal�5�Natural�Resource�Constraints

Regulated�wetlands�� OAR�660-008-0005(2)� Regulated�wetlands� RLIS�Wetlands�layer�

Natural�Resources�
Overlay�District� OAR�660-008-0005(2)� Areas�in�the�natural�resource�

overlay�district� Overlay�district�layer�

Landslide�Hazards� OAR�660-008-0005(2)� Areas�in�the�geologic�hazards�
overlay�� Overlay�zone�layer�

Natural�Hazard�Constraints

Floodways� OAR�660-008-0005(2� Lands�within�FEMA�FIRM�
identified�floodway�

Title�3�floodplain/floodway�
layer�

100-Year�Floodplain� OAR�660-008-0005(2� Lands�within�FEMA�FIRM�100-
year�floodplain

Title�3�floodplain/floodway�
layer�

Steep�Slopes� OAR�660-008-0005(2� Slopes�greater�than�25%� slopes25_Area�

ȱ

Theseȱareasȱareȱconsideredȱasȱprohibitiveȱconstraintsȱ(unbuildable)ȱasȱshownȱinȱExhibitȱ68.ȱ
Theseȱareasȱareȱdeductedȱfromȱlandsȱthatȱareȱidentifiedȱasȱvacantȱtoȱdetermineȱtheȱbuildableȱ
portionȱofȱvacantȱlots.ȱInȱaddition,ȱweȱappliedȱanyȱlocalȱspecificȱenvironmentalȱconstraintsȱ
identifiedȱbyȱcitiesȱthatȱalsoȱprohibitȱtheȱdevelopmentȱofȱvacantȱlots.ȱTheseȱlocalȱconstraintsȱ
shouldȱclearlyȱlimitȱdevelopmentȱpotentialȱinȱtheȱlocalȱdevelopmentȱcode.ȱ

Theȱlackȱofȱaccessȱtoȱwater,ȱsewer,ȱpower,ȱroadȱorȱotherȱkeyȱinfrastructureȱcannotȱbeȱconsideredȱ
aȱprohibitiveȱconstraintȱunlessȱitȱisȱanȱextremeȱcondition.ȱTheseȱtaxȱlotsȱareȱcurrentlyȱunservicedȱ
butȱcouldȱpotentiallyȱbecomeȱservicedȱoverȱtheȱtwenty-yearȱplanningȱperiod.ȱ

ȱ ȱ
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Exhibit�68.�Residential�Development�Constraints,�Oregon�City,�City�Limits�and�UGB�Areas,�2020�

ȱ
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Step�4:�Verification�

ECONorthwestȱusedȱaȱmultistepȱverificationȱprocessȱtoȱreviewȱdevelopmentȱstatusȱinȱOregonȱ
City.ȱTheȱfirstȱverificationȱstepȱincludedȱaȱȃrapidȱvisualȱassessmentȄȱofȱlandȱclassificationsȱ
usingȱGISȱandȱrecentȱaerialȱphotos.ȱTheȱrapidȱvisualȱassessmentȱinvolvedȱreviewingȱ
classificationsȱoverlaidȱonȱrecentȱaerialȱphotographsȱtoȱverifyȱusesȱonȱtheȱground.ȱWeȱreviewedȱ
allȱtaxȱlotsȱincludedȱinȱtheȱinventoryȱusingȱtheȱrapidȱvisualȱassessmentȱmethodology.ȱTheȱ
secondȱroundȱofȱverificationȱinvolvedȱCityȱstaffȱverifyingȱtheȱrapidȱvisualȱassessmentȱoutput.ȱ
WeȱamendedȱtheȱBLIȱbasedȱonȱCityȱstaffȱreviewȱandȱcomments,ȱandȱtheȱ2020ȱBLIȱupdateȱ(sinceȱ
theȱ2019ȱBLI)ȱconsideredȱareasȱdevelopedȱinȱtheȱpastȱyearȱbasedȱonȱpermitȱinformationȱandȱ
localȱconfirmationȱfromȱCityȱstaff.ȱ

Step�5:�Tabulation�and�Mapping�

TheȱresultsȱareȱpresentedȱinȱtabularȱandȱmapȱformatȱinȱChapterȱ2.ȱ

ȱ
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1221 SW Yamhill Street, Portland, Oregon 97205

 

October 24, 2021 

Oregon City Planning Commission  
625 Center Street 
Oregon City, OR 97045 
 
RE: GLUA 21-00057 and LEG 21-00004 
Amend the Oregon City Comprehensive Plan by repealing a 2002 housing study and adopting a 2021 
Housing Needs Analysis as an ancillary document. 

Dear Commissioners:  

This letter is submitted jointly by Housing Land Advocates (HLA) and the Fair Housing Council of Oregon 
(FHCO).  Both HLA and FHCO are non-profit organizations that advocate for land use policies and 
practices that ensure an adequate and appropriate supply of affordable housing for all Oregonians.   

Both HLA and FHCO support GLUA 21-00057 and LEG 21-00004, and commend the staff for their 
thorough report containing detailed Goal 10 findings. This staff report will be used as a positive example 
to assist other cities and jurisdictions. Good luck with the continuation of this project!  

Thank you for your consideration of our comments. 

Sincerely, 

 

Allan Lazo        
Executive Director         
Fair Housing Council of Oregon     

 

 

Cc:  Gordon Howard, DLCD 
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695 Warner Parrott Road   | Oregon City OR 97045  
Ph (503) 722-3789 | Fax (503) 722-3880 

Community Development – Planning 

LAND USE APPLICATION TRANSMITTAL – RESPONSE FORM 

Date: ____________ 
 
Land Use Application File Number:____________________________________ 
 
NAME:  _______________ 
 
AGENCY: _________________________________ 
 

EMAIL ADDRESS: _______________ 

 

 
The land use application material is referred to you for your information, study and official comments. Your 
recommendations and suggestions will be used to guide the Planning staff when reviewing this proposal. If you 
wish to have your comments considered and incorporated into the staff report, please return a copy of this form 
to facilitate the processing of this application and to ensure prompt consideration of your recommendations.  
 
Please check the appropriate spaces below. 
 

   The proposal does not conflict with our interests.  
    

          The proposal conflicts with our interests for the reasons attached. (Please attach 
additional information) 
 

          The proposal would not conflict our interests if the changes noted below or attached are 
addressed.   

 
Please add any specific comments below or attach a separate document with more information. 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

CONTACT THE PLANNING DIVISION IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION 
 

10/5/21
GLUA-21-00057 & LEG-21-00004

Michael G. Roberts

City of Oregon City

mroberts@orcity.org
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City of Oregon City
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1 Introduction
Adequate, affordable housing is one of the most important elements of any community. Housing
provides our daily shelter as well as supplying a personal identity to a neighborhood and the
community at large. An adequate supply of affordable housing and a variety of housing options
to meet the needs of Oregon City residents are important components of a thriving community.
Ensuring that all residents are able to secure housing and offering housing choices that attract
ne

We are largely a nation of homeowners. According to the 2000 Census, nationwide,
approximately 66 percent of all households own their homes. In the Portland Metropolitan Area,1

about 62 percent of all households are owner-occupied; Oregon City is very similar at 60
percent. For the homeowner and the renter, housing costs are a significant economic investment.
Housing also plays a vital role in the national economy by generating jobs. For local
government, housing is a primary source of income (property taxes) and the major recipient of
expenditures to provide public facilities and services (water, sewer, transportation, police and
fire).

Oregon City is unique in the region for its role in Oregon history and for the age and diversity of
its housing stock. In Oregon City, housing has always been at the center of the community.
Many older homes and buildings have historical significance. Therefore, housing planning in the
city is aimed at both development of new housing units and preservation or careful
redevelopment of older historic housing units. This requires a keen understanding of the current
housing stock. Because Oregon City, like many other communities in the Willamette Valley, has
grown quickly in the last decade, more units are needed to accommodate new residents, or
residents wishing to move into another type of housing.

The Housing Element covers:

Demographics that gives an overview of Oregon City residents compared to the region;

Housing Stock that describes the current number of housing units

Projected Land Capacity that describes the amount of vacant, partially vacant and
potentially redevelopable residential land and its projected housing capacity; and

Land Needs/Surplus that describes the needed housing mix and land needs be housing
type.

2 Existing Conditions

2.1 Demographics

2.1.1 Population Trends

Oregon City has experienced population booms and busts over its long history. In the last twenty
years Oregon City, like many communities in the Willamette Valley, has seen more accelerated

1 The Portland Metropolitan Area includes the Multnomah, Clackamas, and Washington Counties, unless otherwise
noted. The U.S. Census Bureau considers the three-county area a Primary Statistical Area.
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recession and lack of employm

on
City was one of the fastest growing cities in the Willamette Valley, increasing its size by nearly
82 percent between 1990 and 2000. Clackamas County and the state also grew at much faster

4 percent and 22 percent,
respectively.

Table 1. Population Change of Oregon City and other Willamette Valley Jurisdictions

Jurisdiction 1980 1990
% change
(1980-1990)

AAGR
(1980-1990) 2000 2001

% change
(1990-2001)

AAGR
(1990-2001)

Oregon 2,633,156 2,842,321 7.9% 0.8% 3,421,399 3,471,000 22.1% 1.8%

Clackamas Co. 241,919 278,850 15.3% 1.4% 338,391 345,150 23.8% 2.0%

Oregon City 14,673 14,698 0.2% 0.0% 25,754 26,680 81.5% 5.6%

Albany 26,511 29,540 11.4% 1.1% 40,852 41,650 41.0% 3.2%

Dallas 8,530 9,422 10.5% 1.0% 12,459 12,650 34.3% 2.7%

Forest Grove 11,499 13,559 17.9% 1.7% 17,708 18,380 35.6% 2.8%

Gladstone 9,500 10,152 6.9% 0.7% 11,450 11,438 12.7% 1.1%

Gresham 33,005 68,249 106.8% 7.5% 90,205 91,420 34.0% 2.7%

Lebanon 10,413 10,950 5.2% 0.5% 12,950 13,190 20.5% 1.7%

McMinnville 14,080 17,894 27.1% 2.4% 26,499 27,500 53.7% 4.0%

Milwaukie 17,931 18,670 4.1% 0.4% 20,550 20,490 9.7% 0.8%

Newberg 10,394 13,086 25.9% 2.3% 18,064 18,280 39.7% 3.1%

Salem 89,233 107,793 20.8% 1.9% 136,924 139,320 29.2% 2.4%

Tualatin 7,483 14,664 96.0% 7.0% 22,791 23,270 58.7% 4.3%

West Linn 11,358 16,389 44.3% 3.7% 22,261 23,090 40.9% 3.2%

Woodburn 11,196 13,404 19.7% 1.8% 20,100 20,410 52.3% 3.9%
Source: U.S. Census (1980, 1990, and 2000 Decennial Census); Portland State University Population Research Center, 2001

2.1.2 Age

The age of a population is a factor in determining what types of housing units are needed.
Younger residents are likely to live with families or in apartments. When residents begin to have
children, housing needs change from smaller units to single-family homes with rooms for the
children to play. When residents no longer need the large house because their children have left,
housing needs change again, often when the care of a larger home is burdensome or when more
medical care is necessary. Currently, the highest percentage of residents in Oregon City and the
Portland Metro area are between 25 and 54, the ages when residents are starting families or have
older children still living at home (Table 2). Many residents in this age bracket earn more money
as they become established in their careers and are able to afford more expensive housing.
Oregon City has a slightly younger population than the Portland Metro area, with a median age
of 32.7 compared to the Portland Metro area at 34.9. Oregon City has a higher percentage of
residents under 10 than the Portland Metro area, indicating that many Oregon City residents have
young families.
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Table 2. Age

Oregon City Portland PMSA
Age Number Percentage Number Percentage

Under 5 2,160 8.4% 108,004 6.9%

5 to 9 2,019 7.8% 109,949 7.0%

10 to14 1,763 6.8% 108,194 6.9%

15 to 19 1,740 6.8% 105,762 6.7%

20 to 24 1,913 7.4% 107,383 6.8%

25 to 34 4,239 16.5% 249,314 15.9%

35 to 44 4,135 16.1% 259,557 16.5%

45 to 54 3,433 13.3% 233,748 14.9%

55 to 59 1,145 4.4% 74,198 4.7%

60 to 64 696 2.7% 51,236 3.3%

65 to 74 1,147 4.5% 80,269 5.1%

75 to 84 931 3.6% 62,108 3.9%

85 and older 433 1.7% 23,049 1.5%

Median Age 32.7 34.9
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics

2.1.3 Race

Oregon City is less diverse in its racial and ethnic composition than the state or the Portland

percentage of residents by race for Oregon, Metropolitan Portland, and Oregon City. Oregon

of residents identifying themselves as two or more races. Asian residents make up just over one

percent of the population is Asian. In Oregon City, as in the state and the Portland Metro area,
the largest minority group is Hispanic or Latino.

Table 3. Race as a Percentage of Population

Oregon Oregon City Portland MSA
White (%) 83.5% 90.8% 81.6%

Black/African Am.(%) 1.6% 0.6% 2.6%

Am. Indian, Eskimo, Aleut (%) 1.2% 0.9% 0.8%

Asian (%) 2.9% 1.1% 4.5%

Hawaiian/ other Pacific Islander (%) 0.2% 0.1% 0.3%

Some other race (%) 0.1% 0.0% 0.1%

Two or more races (%) 2.4% 2.2% 2.7%

Hispanic/Latino(%) 8.0% 5.0% 7.4%
Source: U.S. Census Bureau, 2000 (SF-1).
Note: The total percentage of Oregon City residents does not equal 100 percent due to rounding.
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2.1.4 Group Quarters

Group quarters are not considered standard housing units because the units do not have
individual kitchens, but this is still an important source of housing for certain populations. The
population in group quarters is broken into institutionalized (prisons, nursing homes, hospitals,
etc.) and non-institutionalized (college dormitories, halfway homes, etc.) populations. In Oregon
City, about 91 percent of the population in group quarters is institutionalized, either in
correctional institutions (61 percent), nursing homes, or assisted living facilities (39 percent).
Table 4 shows the total number of people (institutionalized and non-institutionalized) living in
group quarters. Oregon City has a higher percentage of its total population in group quarters (3.5
percent) than the Portland Metro Area (1.8 percent). The number of residents seeking housing in
groups quarters (nursing or residential care facilities) is likely to increase as the population ages
over the next 20 years.

Table 4. Number and Percentage of People in Group Quarters

1990 2000 1990-2000 Change

Area Number
% of Total
Population Number

% of Total
Population Number

Percent
Change

Oregon City

Group Quarters 362 2.5% 903 3.5% 541 149.45%

Total Population 14,698 100.0% 25,754 100.0% 11,056 75.22%

Portland PMSA

Group Quarters 23,080 1.9% 28,939 1.8% 5,859 25.39%

Total Population 1,239,842 100.0% 1,572,771 100.0% 332,929 26.85%
Source: U.S. Census Bureau, 1990 (STF 1); 2000 Decennial Census, Profile of Selected Economic Characteristics

2.1.5 Poverty

Oregon City residents who fall below the federal poverty level have a more difficult time
securing adequate housing those with higher incomes. Table 5 shows the poverty rate for all
residents in Oregon City by relationship. Overall, the percentage of individuals below the
poverty level in Oregon City is lower than the Portland Metro area, although female householder
families are having a harder time making ends meet. The percentage of all families in poverty in
Oregon City (6.5 percent) is slightly higher than families in poverty in the Portland Metro area
(6.2 percent).

Female-headed households are much more likely to live in poverty than other families. The
percentage of female-headed households in Oregon City in poverty is significantly higher than
the Portland Metro area, with nearly 25 percent of female-headed households in Oregon City
living in poverty. This compares to just over 20 percent in the Portland Metro area as a whole.
The biggest concern is female-headed households with children under five. Over 41 percent live
below the poverty line in Oregon City compared to about 39 percent for the Portland Metro area.
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Table 5. Poverty in Oregon City (2000)

Category Oregon City
Percent of
Population

Portland
PMSA

Percent of
Population

Individuals 2,173 8.9 147,501 9.5

Persons 18 years and older 1,404 7.8 103,152 8.9

Persons 65 years and older 167 7.5 11,877 7.4

All families 438 6.5 24,605 6.2

With related children under 18 368 10.1 19,860 9.6

With related children under 5 183 11.7 10,939 13

All female householder families 293 24.9 11,529 20.2

With related children under 18 271 32.5 10,569 26.8

With related children under 5 118 41.4 5,355 39.1
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics

2.2 Households

While population characteristics are important, the characteristics of households define
residential need. A household is all people living in a residential unit. A single person living
alone in an apartment is considered a household, as is a family with children.

The U.S Census distinguishes between family and non-family households. Family households
are made up of people related by blood or marriage. Non-family households are made up un-
related individuals (roommates). In 1990, Oregon City had 5,479 households with almost 70
percent in family households and about 30 percent in non-family households (Table 6). A
comparison of the 2000 Decennial Census to the 1990 Census showed that there was very little
change in the breakdown between family and non-family households, even though the 2000
Census reported a 73 percent increase in total households from 5,479 to 9,471 in 2000. Family
households did grow slightly faster than non-family households, with single parent households
showing the biggest increases.

Table 6. Household Type in Oregon City

1990 2000

Percent
Change
1990-2000

Number Percent Number Percent

Total Households 5,479 9,471 72.9%

Family households 3,803 69.4% 6,669 70.4% 75.4%

With own children under 18 2,153 39.3% 3,469 36.6% 61.1%

Married Couples with family 2,946 53.8% 5,024 53.0% 70.5%

With own children under 18 1,565 28.6% 2,410 25.4% 54.0%

Female householder, no husband present 649 11.8% 1,166 12.3% 79.7%

With own children under 18 453 8.3% 769 8.1% 69.8%

Male householder, no wife preset 208 3.8% 479 5.1% 130.3%

With own children under 18 135 2.5% 290 3.1% 114.8%

Non family households 1,676 30.6% 2,802 29.6% 67.2%
Source: U.S. Census, 1990 (STF-1); U.S. Census, 2000 (SF-1); 2000 Decennial Census, Profile of Selected Economic Characteristics
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2.2.1 Household Size

Another characteristic that will affect the type of housing needed by a household is its size.
Average household size has declined nationally and in Oregon over the past 50 years. Table 7
shows that in 1950, the average household size in Oregon was 3.10, but sharp declines in the

size has slowed over the last 20 years, but has still fallen to 2.51 for Oregon.

Table 7. Average Household Size

Oregon Oregon City

Average
Percent
Change Average

Percent
Change

1950 3.10 2.90

1960 3.10 0.0% 2.90 0.0%

1970 2.90 -6.5% 2.90 0.0%

1980 2.60 -10.3% 2.66 -8.3%

1990 2.52 -3.1% 2.62 -1.5%

2000 2.51 -0.4% 2.62 0.0%
Source: 1950-1970: "1940-1970 Population and Housing Trends, Cities and Counties

of Oregon," Bureau of Government Research and Service, University of
Oregon; 1980 Census of Housing, , Bureau of the Census, August 1982;
1990 Census, (Summary of Population and Housing Characteristics); 2000
Census (SF-1)

The Portland Metro area mirrors the state average at 2.51 percent in 2000. Oregon City had a
smaller average household size than the state in 1950 (2.90), and also saw sharp declines in the

not decrease as fast as the state. Oregon City has continued to maintain a 2.62
average household size through 2000, the same as in 1990. Smaller household size means more
units are needed even if the population remains unchanged.

2.2.2 Income

The most important household characteristic for determining housing need is income. Household
income in Oregon City is generally increasing, with the biggest increases at the higher income
levels. Table 8 indicates that the majority of Oregon City households earned between $25,000
and $74,999 (about 57 percent), which is similar to the Portland Metro area, where the majority
of households (about 52 percent) also earn between $25,000 and $74,999.

In general, household income distribution in Oregon City mirrors the Portland Metro area with
differences all less than two percent for each income bracket. The only exception are households
earning more than $150,000; 4.6 percent of Portland Metro households earn more than $150,000
but in Oregon City only 1.5 percent of households earn more than $150,000.
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Table 8. Household Income in Metropolitan Portland and Oregon City (2000)

Oregon City
Percent of
population Portland PMSA

Percent of
population

Less than $10,000 728 7.7% 42,556 6.9%

$10,000 to 14,999 395 4.2% 31,037 5.0%

$15,000 to 24,999 1,028 10.8% 69,551 11.3%

$25,000 to 34,999 1,322 13.9% 78,424 12.7%

$35,000 to 49,999 1,816 19.1% 105,902 17.2%

$50,000 to 74,999 2,245 23.6% 133,308 21.7%

$75,000 to 99,999 1,217 12.8% 72,099 11.7%

$100,000 to 149,000 599 6.3% 53,649 8.7%

More than $150,000 143 1.5% 28,565 4.6%
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics

Table 9 shows median household income (MHI) for the Portland Metro area and Oregon City.
Median household income has increased faster in Oregon City than in the Portland Metro area,
although the MHI in Oregon City is still lower than the Portland Metro area. In 2000, Oregon

has a median household income of nearly $47,000.

Table 9. Median Household Income (2000)

Area Median Household Income
Oregon City 45,531

Portland PMSA 46,789
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics

2.3 Housing Stock

Determining how much and what types of housing will be needed in the next 20 years requires
an understanding of what the current housing stock offers. The Residential Housing and Land
Inventory is used as the basis for determining the types and number of units that currently exist
in Oregon City and the land available to accommodate housing in the future. Housing trends are
based on building permit data since 1996.

The demographics section illustrated that Oregon City is a growing community and, if growth
continues as expected, more housing units will be required than are now available. How will this
growth affect the livability of Oregon City, and what housing options will new residents want?
One single type of housing will not meet the needs of every current and future resident; people
need different types of housing depending on income, family size, age, etc. To ensure current
residents stay and new residents want to move to Oregon City, a range of housing options are
necessary.
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2.3.1 Housing Units (Census)

The previous sections discussed characteristics and housing needs of Oregon City residents. This
section describes housing units available for them. Oregon City has a range of housing types.
Table 10 shows the total number of units (both occupied and vacant) by structure type, based on
the 2000 Census. The percentage of single-family homes in Oregon City (74 percent) is nearly
the same as the Portland Metro area (73 percent). By far the majority of single-family homes are
one-unit-detached structures. Other single-family housing types include one-unit-attached
(townhouses), duplex (two-unit), and mobile homes. The percentage of the housing stock in each
of these structure types is similar to that in the Portland Metro area as a whole.

Table 10. Number of Units by Structure Type by Percentage of Total Housing Units

Oregon City Portland PMSA

Units

Percentage of
total housing

units Units

Percentage of
total housing

units

Single-family
one unit-detached 6320 62.2 401,817 61.6

one unit-attached 283 2.8 21,994 3.4

Duplex 603 5.9 19,476 3.0

Mobile home 348 3.4 31,468 4.8

Subtotal 7554 74.0 474,755 73.0

Multi Family
3-4 620 6.1 29,880 4.6

5-9 883 8.7 35,569 5.5

10-19 382 3.8 36,517 5.6

20 or more 726 7.1 73,713 11.3

Subtotal 2611 26.0 175,679 27.0

Boat, RV, van etc 0 1,836

Total 10,165 652,270
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics Household Characteristics

According to the 2000 Census, multifamily housing (structures with three of more units) account
for about 26 percent of all housing in Oregon City and about 27 percent of all housing in the

with less than ten units, although some newer apartment complexes with more than 20 units also
are found in the city. The Portland Metro area also has a number of smaller apartment
complexes, but the majority of units are in larger complexes with 20 or more units.

2.3.2 Housing Units (Housing survey)

Additional housing data by structure type was gathered through a parcel level housing survey
completed in May 2002. The survey was conducted by walking or driving the entire city within
the Oregon City UGB. In areas where it was difficult to determine if there were housing units,
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aerial photos were used to confirm the number and type of housing units. Section 2.3.2.1
compares Census housing counts with those gathered in the housing survey.

An inventory of Oregon City housing revealed that housing in the city is fairly well dispersed in
re 1).2 Table 11 shows the number of housing units by type and

zone. Table 12 shows the number of housing units by type and area.While nearly all areas have a
significant number of units, Hazel Grove/Westling Farm, Hillendale, McLoughlin, Mt. Pleasant
and the South End have the highest concentration of residential units. Within these areas, R-10,
R-8, and R-6 zones have the highest concentration of single-family detached homes; RA-2, RD-4
and R-6 zones have the highest concentration of multifamily units. Single-family detached
residential units are the dominant housing type in Oregon City.3 A description of zoning districts
is in Appendix A.

There are 11,395 housing units within the city limits of Oregon City. Single-family units
comprise approximately 76 percent of housing within the city limits, which is slightly higher
than the 74 percent that the census data reported for total single-family units. 4,5 The housing
survey determined that approximately 19 percent of housing units are multifamily units in
structures or complexes with three or more units, compared to the Census data that reported
approximately 26 percent of Oregon City housing unit as multifamily. The Census does not
count group quarters by unit (it only counts individuals living in group quarters), although the
May 2002 housing survey did identify an additional 505 units within the city limits, or about four
percent of housing units, as group quarters. These include complexes such as group homes,
retirement homes, and congregate care facilities where residents do not have individual kitchens.

Overall, the May 2002 housing survey counted 11,395 housing units within the city limits
compared to 10,165 housing units counted in the 2000 Census. If group quarters were removed
from the housing survey, the total units would be 10,890. While this is still higher than the
Census count, the housing survey includes residential construction after the 2000 Census
information was collected.

There are 1,162 housing units outside of the Oregon City city limits, but within the urban growth
boundary (UGB). All housing units in this area are single-family units. About 55 percent of these
homes are more traditional single-family detached homes on larger lots, and about 44 percent of
homes are manufactured housing units in parks.

2 City staff used existing neighborhood association boundaries that were slightly modified to include all areas within
the UGB.
3

percent of total single-family detached residential units (not including manufactured or mobile homes in parks).
Applied to Oregon City, this equals 142 units, which were included in the overall count of residential units within
the UGB.
4 Single-family units include single-family detached, single-family attached, duplex, mobile homes in parks, and
accessory dwelling units.
5 The 2000 Census counted housing units within the city limits. It does not include housing units outside the city
limits, but within the UGB.
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According to housing survey, there are 12,557 housing units within the Oregon City UGB; about
81 percent are single-family homes. About seven percent of single-family homes are mobile or
manufactured homes in parks, with the majority of those parks located outside the city limits but
inside the UGB. Oregon City has a number of multifamily units (three or more units),
comprising about 17 percent of all units within the UGB. Duplexes (just over five percent of
housing units) and multifamily units are primarily located inside the city limits. Group quarters
were found in five neighborhoods: Barclay Hills, Gaffney Lane, McLoughlin, New TBA, and
Rivercrest. These were mainly nursing or retirement homes, although there were also some
congregate homes for residents with physical and/or mental disabilities.

Table 11. Number of Existing Units by Type and Zone

ZONE
Single-Family
Residential Duplex

Manufactured
Homes in
Parks

Single-Family
Residential
Attached

Multifamily
Residential ADU

Group
Quarters Total

Inside City Limits

C 38 4 0 0 17 1 108 168

CI 5 0 0 0 0 0 0 5

HC 17 0 0 0 0 0 0 17

LC 19 4 0 0 17 0 0 40

LO 21 6 0 6 174 0 101 308

LOC 26 4 0 0 28 0 0 58

M-1 25 4 0 0 0 0 0 29

NC 8 2 0 0 0 0 0 10

R-10 2,647 76 0 0 4 48 0 2,775

R-6 1,735 129 0 0 290 31 55 2,240

R-6/MH 125 0 0 0 0 2 0 127

R-8 2,220 6 0 0 0 40 5 2,271

RA-2 25 26 0 20 1,215 0 119 1,405

RC-4 324 80 0 0 110 6 63 583

RD-4 192 333 381 46 350 3 54 1,359

Subtotal 7,427 674 381 72 2,205 131 505 11,395

Outside City Limits

County 637 2 512 0 0 11 0 1,162

Subtotal 637 2 512 0 0 11 0 1,162

Total 8,064 676 893 72 2,205 142 505 12,557
Source: Source: David Evans and Associates, May 2002 Housing Survey
ADU=Accessory dwelling unit
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Oregon state law requires that manufactured homes be allowed anywhere traditional single-
family detached homes are permitted, provided they meet specific building codes. The May 2002
housing survey counted manufactured homes on individual lots as single-family detached units.
In these instances, the homeowner owns the structure and the land where the home is located.

Oregon City also has designated mobile home parks and manufactured home developments
where the homeowner owns the structure, but rents or leases the land where the home is located.
These housing developments were counted separately in the housing survey because there are
different housing structure requirements for parks. For example, homes in parks are not always
required to have a permanent foundation or permanent utilities connections. Table 13 shows
designated mobile home and manufactured home parks within Oregon City.

Table 13. Mobile and Manufactured Home Parks

Park Name Neighborhood Capacity (units) Existing Units Vacant

Mt. Pleasant Mobile Home Park Hillendale 125 125 0

Clairmont Mobile Home Park Hillendale 189 189 0

Country Village Estates Caufield 479 448 31

Cherry Lane Mobile Home Park Caufield 67 60 7

Mobile Home Park Canemah 33 33 0
Source: City of Oregon City; David Evans and Associates, Inc.; May 2002 Housing survey

2.3.3 Current Housing Mix and Density

Residential development since 1996 in Oregon City has consisted primarily of single-family
detached residential development. Table 14 shows that 82.5 percent of units built since 1996
have been single-family detached, while about 14.5 percent were multifamily units.
Manufactured or mobile homes also accounted for about three percent of new units.

Table 14. Percentage of Housing Units by Structure Type within the City Limits (1996-2001)

Percent of Units

Single-family detached 82.5%

Single-family attached 0.3%

Mobile or manufactured 2.7%

Multifamily 14.5%
Source: Metro, 2002

In order to make efficient use of urban land and infrastructure (water, sewer, streets), Metro
urges cities to ensure that housing is built at densities of at least 80 percent, the maximum
allowed by zoning. As a part of the Oregon City Functional Compliance Report (1999), the City
determined that between 1990 and 1995, the number of households per net developed acre
reached 82 percent of the maximum allowable densities for residential zones, which complies
with the Metro target for built density.
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Table 15. Development Density Compared to Maximum Allowable Density (1996-2001)

Zone Total Units

Original
Parcel
Size

Developed
Acres

(residential)
ROW/

Unbuildable
Net

Density
Maximum
Density

Percent of
Maximum
Density
(net)

ZONING DESIGNATIONS

R-10 399 141.3 89.7 57.5% 4.4 4.4 100%

R-6 45 11.6 7.9 46.8% 5.7 7.3 78%

R-6/MH 46 12.7 9.5 33.7% 4.8 6.4 76%

R-8 725 200.8 149.5 34.3% 4.8 5.5 88%

RD-4 88 18.1 14.4 25.7% 6.1 10.9 56%

Total 1,303.0 384.5 271.0 41.9% 4.8 80%
Source: City of Oregon City (July 2002); David Evans and Associates

Table 15 shows residential development permitted through land use actions (subdivisions) since
1996. The majority of new development has occurred in the R-8 and R-10 zoning districts,
largely on land annexed since 1996. Developments also appear to be occurring on parcels with
more environmental constraints, as the amount of land not developed, especially in the R-10 and
R-6 zones, is much higher than in other areas. Regardless of parcel size, the city is achieving 80
percent of maximum residential density citywide. Some zones are reaching closer to the
maximum allowable density than others; the R-10 zone has reached 100 percent of the maximum
density, where as the RD-4 zone has achieved just 56 percent.

2.3.4 Condition

No housing condition survey has been completed in recent years. Instead, the condition of the
current housing stock in Oregon City has been estimated based on the age of the structures.
Newer units, ones typically less than 30 years old, will require fewer major repairs (new roof,
electrical upgrades, plumbing). Table 16 shows the age of Oregon City housing stock. Almost
half of Oregon City homes are older than 30 years, with over a quarter of homes older than 50
years. These homes require more upkeep than the newer homes, costing the homeowner
additional money if the home is repaired as needed. About a third of homes are less than ten
years old, showing the boom in home construction over the last 10 years.

Table 16. Housing Condition in Oregon City

Percent

Less than 10 Years old 32%

11 to 20 Years old 3%

21 to 30 Years old 25%

31 to 40 years old 8%

41 to 50 years old 5%

more than 50 years old 26%
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2.3.5 Housing Availability

Oregon City and the Portland Metro area are similar in the percentage of renters versus owners,
as shown in Table 17. The majority of housing units in both Oregon City and the Portland Metro
area are owner-occupied; about 60 percent of housing units in Oregon City are owner-occupied,
compared to about 62 percent in the Portland Metro area. Oregon City also has a slightly higher
rental vacancy rate at 7.7 percent compared to the Portland Metro area at 6.7 percent. The
vacancy rate is a determining factor in the amount of rental units available, A vacancy rate over
five percent is considered indicative of a rental market that is adequate to serve the needs of the
community. A lower rate may signify a need for more units to meets demand. However, the
vacancy rate does not take into account the types of housing that are vacant.

Table 17. Current Occupancy and Vacancy Rates in Oregon City

Oregon City
(percent)

Portland PMSA
(percent)

Occupied housing units 93.7 94.2

Owner occupied 59.8 62.0

Renter occupied 40.2 38.0

Vacant housing units 6.3 5.8

Homeowner vacancy rate 3.4 2.3

Rental vacancy rate 7.7 6.7
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics Household Characteristics

2.3.6 Cost

One factor for determining how affordable housing is in Oregon City is to compare average
rental cost and cost of homes for sale to median household income. Table 18 and Table 19 show
average rents and the median home prices by the number of bedrooms for Oregon City and the
Portland Metro area.

Table 18. Average Rent by Number of Bedrooms for Portland and Oregon City

Oregon City Portland

Studio $373 $492

One-bedroom $500 $600

Two-bedroom $599 $735

Three-bedroom $690 $873

Four-bedroom N/A $977
Source: Housing Authority of Portland (Portland rental
rates); Rental Data.com (Oregon City rental information)

Rents are less expensive in Oregon City (20 to 30 percent lower) than in the Portland Metro area.
While this does provide a general indication that renting an apartment in Oregon City is more
affordable, it does not take into account the total number of units by price available or by
location. Different rental rates and size of available units are not evaluated individually, but it is
likely that lower priced rental units are more competitive than higher rents for larger units or
units with more amenities.
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Home prices in Oregon City are competitive with the Portland Metro area. According to the
Regional Multiple Listing Service (RMLS), median home prices in Oregon City have increased
as fast as the other parts of the Portland Metro area, especially for homes with three bedrooms.
The RMLS reports that the median price for all home types in the Oregon City area is actually
higher than the Portland Metro area, although this may be skewed slightly because RMLS
includes some rural areas in Oregon City, where larger lots and potentially higher prices could
drive the median cost higher. Nevertheless, the majority of homes sold in the last year within the
RMLS zone that includes Oregon City reflect a housing market very similar to the Portland
Metro area.

Although the median home price (for 2002) for all homes sold is higher in Oregon City, median
home price by type and number of bedrooms is generally lower. The median home price for a
home with four or more bedrooms is about eight percent lower in Oregon City than the Portland
Metro area as a whole. Smaller homes are more comparable, with two and three bedroom homes
selling for nearly the same as in the Portland Metro area. Condominiums in Oregon City are
about 30 percent less expensive than the region.

Table 19. Median Home Price for Portland and Oregon City (Jan 2002-July 2002)

Oregon City Portland
Two-bedroom $132,000 $135,000

Three-bedroom $178,000 $169,950

Four-bedroom $227,031 $245,000

Condominium $98,500 $129,900

Median (all units) $184,000 $176,500
Source: Regional Multiple Listing Service (Jan -July 2002)
Note: RMLS does not track Oregon City separately from other rural areas outside of the

Portland metro area. Some rural areas outside of the Oregon City UGB are included in
median home prices.

The market value for existing housing is only one facet for determining how much home Oregon
City residents can afford, or if they can even afford to purchase a home. Income requirements
from lenders and savings for a down payment are two stumbling blocks, but affording the
monthly mortgage payment on a home can also be a burden. Table 20 compares household
income to fair market rents in Clackamas County.6 Fair market rents are used to assess the
average cost of rental housing within each county and are a better indicator of the entire rental
housing stock in the region. While average rents in Oregon City are lower than fair market rents
in Clackamas County, there is no assurance of availability of these lower rent units. The total
number of units at a certain price point is also not accounted for in average rents in Oregon City,
so some residents may be forced to live outside the city or pay higher prices more in line with
fair market rents.

Housing affordability is based on the percentage of monthly income spent on housing. The
Department of Housing and Urban Development (HUD) uses a standard formula to determine
affordability, assuming no more than 30 percent of monthly household income is spent on rent or

6 HUD determines fair market rent based on annual phone survey and other data gathering techniques down to the
county level, but does not collect data for smaller geographic units such as Oregon City.
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a studio apartment, and over 23 percent are not able to afford a two-bedroom apartment.

Table 20. Housing Affordability based on Household Income

Oregon City
Percent of
population

Affordable Housing
Cost (30 percent)

HUD Fair Market Rent
(2001)

Less than $10,000 728 7.7% 0-$250
Studio: $492

One-bedroom: $606
$10,000 to 14,999 395 4.2% $250-$375

$15,000 to 24,999 1,028 10.8% $375-$625

$25,000 to 34,999 1,322 13.9% $625-$875

Two-Bedroom: $747
Three-bedroom: $1,038
Four-Bedroom: $1,127

$35,000 to 49,999 1,816 19.1% $875-$1,250

$50,000 to 74,999 2,245 23.6% $1,250-$1,875

$75,000 to 99,999 1,217 12.8% $1,875-$2,500

$100,000 to 149,000 599 6.3% $2,500-$3,725

More than $150,000 143 1.5% more than $3,750

9,493 100.0%
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics Household Characteristics; HUD; Analysis by
David Evans and Associates, Inc.

Although many residents cannot afford even the most basic housing, most Oregon City
households can. Households with incomes between $35,000 and $75,000 account for about 43
percent of households and are generally able to afford at least a two-bedroom apartment if not
more.

While many Oregon City households are able to afford larger and more expensive housing,
households with lower incomes are in a more precarious situation. When rent accounts for more

likely to be financially stressed by emergencies or even unable to afford basic needs such as food
and transportation. HUD breaks low-income households into several categories: extremely low-
income (earning 30 percent or less than the median household income); very low-income
(earning 50 percent or less than the median household income); and low-income (households
earning 80 percent or less than the median households income). Table 21 illustrates what
different Oregon City household income levels can afford based on the median household
income. Extremely low-income households (earning less than $13,659 annually) cannot afford
even a studio in Oregon City. Very low-income households earning less than $22,765 annually
and accounting for about one-quarter of Oregon Ci -
bedroom apartment. In order to find housing, very-low income households may double up or
accept substandard units. Low-income residents (earning less than $36,425) can sometimes
afford larger units.

Higher income households have a much better chance of securing adequate housing because they
can afford to be choosy in both housing type and location. The high percentage of extremely low
and very low incomes in Oregon City, in combination with high rental rates and housing costs,
reveals an apparent lack of housing for low-income households.
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Table 21. Monthly Affordable Housing Costs for Oregon City Residents

Median
Household
Income Affordable Monthly Housing Costs (30 percent of income)

Percent of Median
Household Income

30 percent
of MHI

50 percent of
MHI

80 percent of
MHI

100 percent of
MHI

Oregon City $45,531 $341 $569 $911 $1,138
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics Household Characteristics; Analysis by David

Evans and Associates, Inc

The National Low-Income Housing Coalition (NLIHC) estimates that, nationally, 55 percent of
low-income households experience cost burden, live in substandard housing, and/or live in
overcrowded units. For extremely low-income households (30 percent of MHI), the likelihood
that a household experiences some type of housing problem is even higher, at 88 percent.

2.3.7 Owning Versus Renting

Owning a home is often the biggest investment an individual or family will undertake and can
provide a level of financial independence for those that can afford it. According to the National
Low Income Housing Coalition (NLIHC) and the U.S Census Bureau, home ownership
nationwide is on the increase, undoubtedly due to currently very low mortgage interest rates.
Those who have not been able to secure loans in the past are now buying homes with little or
sometimes no down payment. But getting a loan for a house is only part of the problem, because
with a house comes upkeep costs and a mortgage payment that is not easily adjusted.
Homeowners with lower incomes are often deeper in debt and more susceptible to market

chance of securing credit in the future.7

According
susceptible to losing their homes or face a cost burden to pay the mortgage, interest and
insurance. For example, households earning 80 percent of the median income will often live in
less expensive older homes. Older homes are more expensive to maintain and are often located in
poorer neighborhoods where the financial return on a home sale is not as great as more desirable
areas. While owning a home does have the potential to create wealth, it also has the potential to
exacerbate financial problems. Table 22 shows a general breakdown of owners versus renters
and how housing costs affect household stability.

Attempting to determine what a household can afford is difficult because interest rates fluctuate,
loan types vary, and property taxes are not the same everywhere. Nevertheless, the National
Association of Homebuilders (NAHB) roughly calculated how much income a household would
need to buy a home without overburdening it financially. The NAHB estimated that a home
costing $150,000 (assuming 10 percent down payment, seven percent mortgage interest and
insurance, and overall consuming about 30 percent of household income) would require a
median household income of $47, 678. Consider that $150,000 is lower than the median home
price in Oregon City and the Portland Metro area (Table 19), and the necessary household

7 National Low Income Housing Coalition. (2002). Advocates Guide to Housing and Community Development
Policy.
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income is higher than the median household income for both Oregon City and the Portland
Metro area (Table 9). Households in Oregon City earning even the median household income

Table 22. Affordable Housing by Median Household Income

Income Tenure

High income (more than 120 percent of MHI) Own home

Middle income ( 120 percent of MHI: $54,637 annually) Own home

Median income ($45,531annually)
Likely own home, but may

rent

Low income (80 percent or less of MHI: $36,425 annually)
Own home or rent. May
have some cost burden

Very low-income (50 percent or less of MHI: $22,765 annually)

Likely rent but may own
home. Probably are cost
burdened. Eligible for
subsidized housing

Extremely low-income (30 percent or less of MHI: $13,659
annually)

Rents. Eligible for
subsidized housing

Source: 2000 Decennial Census, Profile of Selected Economic Characteristics Household Characteristics; HUD (2002);
NLIHC (2002); Clackamas County Housing Authority; Analysis by David Evans and Associates, Inc.

3 Future Housing Need

3.1 Projected land capacity

3.1.1 Existing Residential Land Supply

The City of Oregon City completed a land inventory in May 2002 to determine the existing

including ownership, zoning and comprehensive plan designations.

Oregon City allows residential development in all of its zoning districts; however, not all vacant
land identified in the housing survey within the UGB will be available for new residential
development. While housing units exist in most zoning districts, vacant, partially vacant, and
redevelopable land was only counted in zoning designations where residential development is
encouraged. These zoning designations include: LC, R-10, R-6, R-6/MH, R-8, RA-2, RD-4, RC-
4, and County.

Within commercial and industrial zoning districts where residential development is not, and
should not be, the dominant development type, it was assumed that vacant land identified in the
land inventory would be dedicated to other uses. City staff identified which areas would be
suitable for residential development and should be included. Land with existing residential
designations or existing residential development was broken into the following categories:

1. Vacant land Parcels with no structures, or parcels with structures with an assessed value
less than $10,000 and a parcel area over 4000 sq. ft.
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2. Partially vacant Partially vacant land includes parcels that have at least one residential
structure already located on the tax lot, but there is room for more units. Parcels were
considered partially vacant if the lot size was at least triple the allowable lot size for the zone.
Lots three to five times the minimum lot size were estimated to have room for at least one
more unit. Lots more than five or more times the minimum lot size were assumed to develop
the same as a vacant parcel for the zone.

3. Undevelopable Parcels that are already committed to other uses. This includes any parcels
with non-residential development (since residential uses are currently allowed in all zones),
and parcels that are smaller than 4,000 sq. ft. Undevelopable land also includes parcels that
have no vehicular access.

4. Developed residential land Parcels with residential development and where developed land
meets the current zoning designation and where the assessed value of the improvements (all
structures) is greater than the assessed value of the land itself.

5. Potentially redevelopable land Any parcel with a structure(s) or uses (i.e., a storage area),
but are either not as intensive as allowed, or the existing assessed value of the improvements
is less than the value of the land itself.8

Vacant land within the Oregon City UGB is shown in Table 23 and Figure 2. Within the city
limits, vacant land is found primarily in five zoning districts: R-10, R-6, R-6/MH, R-8, and RD-
4. Overall, Oregon City estimates that approximately 22 percent of vacant land will be dedicated
to public or semipublic uses such as schools, parks, and churches, and 15 percent to new roads.
In calculating development capacity, it was assumed that parcels smaller than three eighths of an
acre are already platted, would not require dedication of new right-of-way, and would use
existing public facilities. Parcels with public or semi-public ownership were removed from the
vacant lands inventory because it was assumed these parcels would be developed as non-
residential uses (i.e., parks, schools, churches, public facilities, etc.).

Many vacant areas within the city limits are constrained because they are within the floodplain,
are steep (greater than 25 percent), and/or are within the vegetation corridor near a waterbody or
stream. These constraints reduce their development potential, so they were removed from the
inventory. For example, nearly all vacant land within the R-6 zoning district is constrained.
Although some development could occur on constrained land, vacant R-6 land in the entire city
is extremely limited.

Overall, there are approximately 209 vacant buildable acres within the city limits, concentrated
in the R-10 (63 percent), R6/MH (13 percent), R-8 (nine percent), and RD-4 zoning districts
(seven percent). Assuming new development reaches 80 percent of the current maximum density
for each district, 1,215 new units could be constructed within the city limits on vacant land.

8 To avoid double counting vacant and partially vacant parcels as potentially redevelopable parcels (vacant parcels
will have a low or zero ratio, bigger parcels will tend to have a lower ratio and could also be considered
redevelopable), only parcels where the building value was greater than $10,000, met the building to land value
criteria (less than 1:1), and less than three times the allowable lot size were counted as potentially redevelopable.
Parcels with building values less than $10,000 were assumed to be vacant, and parcels greater than three times the
allowable lot size were considered partially vacant.
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Outside the city limits, but within the UGB, there are approximately 126 vacant buildable acres.9

These parcels still retain rural zoning densities and when brought into the city limits will be
rezoned to more urban densities, likely a combination of R-10, R-8, and R-6 zones. Assuming an
average density that is 80 percent of the maximum of a R-8 zone, about 571 additional units
could be constructed. This equals 1,787 new units on vacant land within the UGB.

Oregon City has many parcels within the city limits that have one single-family home and are at
least three times the minimum lot size, as shown in Table 24 and Figure 2. The majority of these
partially vacant parcels are zoned R-10, the largest minimum lot size allowed within the city
limits. There are 117 parcels zoned R-10 that are three to five times the minimum lot size and 99
parcels more than five times the minimum lot size. The R-8 and R-6 zones also have a
significant number of parcels where locating new units is a possibility. Overall, potentially 223
new units could be constructed on these partially vacant lots within the city limits, assuming one
unit is added on lots three to five times the minimum lot size. An additional 961 new units could
potentially be built on lots larger than five times the minimum lot size, assuming these parcels
are built to 80 percent of the maximum allowable density for the zone.

As with vacant lands between the city limits and UGB, estimating the total number of new
housing units possible on under-utilized parcels will depend on the zoning assigned when
annexed. Assuming a R-8 zoning density, there are 236 parcels that would be at least three times
the minimum lot size. There would be 81 lots between three and five times the minimum lot size
and 155 parcel more than five times the minimum lot size. There is the potential for additional 81
units on parcels between three and five times the allowable lot size and potentially another 1,541
units on parcels larger than five times the allowable lot size.10

Within the entire UGB, there is the potential for 2,806 new units on partially vacant lots within
the UGB.

9 Vacant parcels that would be designated for non-residential uses (such as Mixed-Use Employment) are not
included in total acreage.
10 Partially vacant parcels that would be designated for non-residential uses (such as Mixed-Use Employment) are
not included in total acreage.
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Table 24. Partially Vacant Residential Land by Zoning in Oregon City

For lots 5 times or larger the allowable size
Potential dwelling units
(80 percent density) for
all lots 5 times the lot

size. One additional unit
for lots 3-5 times the lot

sizeClassification

Tax lots 3
to 5 times
minimum
size

Total tax
lots

Total
Acres

Maximum
Density

Constrained
land

Right of
way
(15%)

Within the UGB
LC 0 0 0.0 7.3 0.0 0
R-10 117 99 238.7 4.4 53.1 27.8 672

R-6 60 25 33.2 7.3 19.7 2.0 127
R-6/MH 5 3 5.5 6.4 1.7 0.6 22
R-8 26 48 86.0 5.5 8.1 11.7 317
RA-2 0 1 2.3 19.8 0 0.3 31
RC-4 0 0 0.0 10.9 0 0.0 0
RD-4 15 0 0.0 10.9 0 0.0 15
Subtotal 223 176 365.7 82.6 42.5 1,184

Between the City Limits and the UGB
County 81 155 470.3 5.5 58.4 61.8 1,622
Total 304 331 836.0 141.0 104.3 2,806
Source: Clackamas County Assessors Office, May 2002; Analysis by David Evans and Associates, Inc.

Identification of parcels that could be redeveloped is based on the value of improvements
compared to land value. The value of the structures and other improvements declines over the
years if not properly maintained, and the potential for redeveloping the property increases.
Figure 3 illustrates the average improvement values by residential zoning districts. Not
surprisingly, improvement-to-land-value ratios are highest in zoning districts that allow denser
development (RA-2, RC-4, and RD-4 zones). The RA-2 zone has the highest improvement-to-
land-value ratio of any residential district. Conversely, less dense zones have lower improvement
values, where one unit on a larger lot is the norm. Overall, average improvements in single-
family residential zones are about 1.5 times the land value, with zones allowing higher density
housing closer to two times the land value.

Parcels falling below the 1:1 building-to land-value threshold could potentially be redeveloped
with newer or higher density uses. However, just because the land is considered redevelopable
does not ensure that change will actually occur. Table 25 shows the amount of potentially
redevelopable land by zone. In Oregon City, there is less than one acre of land considered highly
redevelopable and just over eight acres that have medium redevelopment potential. The majority
of redevelopable parcels (about 90 percent) have a low potential and will likely stay in the same
use as today. By far the majority of redevelopable parcels are within the R-6 zone, followed by
the R-10 zone.
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Figure 3. Improvement to Land Value Ratio for Residential Property
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Table 25. Potentially Redevelopable Residential Land by Zoning in Oregon City

Building to Land Value

Redevelopment Potential
0-0.25
(High)

0.26-0.50
(Medium)

0.51-0.99
(Low) Total Acres

Zoning District

LC 0.8 0.8

R-10 1 23.5 24.5

R-6 0.8 6.9 48.7 56.4

R-6/MH 0.4 0.4

R-8 0

RA-2 0.3 0.3 0.6

RC-4 0.2 6.1 6.3

RD-4 3.0 3

Total 0.8 8.4 82.8 92
Source: Clackamas County Assessors Office; Analysis by David Evans and Associates, Inc.

3.2 Metro and Clackamas County Capacity Estimates/Land Need through 2017

Oregon City is required to determine its housing capacity within the city limits and outside of the
city limits but within the UGB area that is still under Clackamas County jurisdiction. Table 26
shows the amount of expected growth in the region that Metro and Clackamas County believe
Oregon City should accommodate and the projected housing capacity (using the current zoning)
within the UGB to meet those targets. Within the city or UGB, Metro and Clackamas County
estimated that Oregon City should expect to accommodate 9,940 additional units by 2017.

Oregon City has seen considerable growth since the projected capacity estimates were the
developed. Between 1994 and 1996, Oregon City determined by reviewing building permits that
1,446 units were built within the UGB. More recent permit data supplied by Metro showed an

Im
p
ro
v
e
m
e
n
t
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additional 2,219 units constructed between 1996 and 2001. This development significantly
reduces the dwelling units needed by 2017 to 6,075 units. However, there does not appear to be
capacity to accommodate these units within the UGB. Full development of all vacant and
partially vacant land would result in 4,593 new units, based on current zoning within the city and
an overall R-8 density for county land within the UGB, missing the capacity target by 1,444
units.

Table 26. Capacity Analysis based on Metro and Clackamas County Capacity Estimates

Metro and Clackamas county dwelling unit
target capacity

9,940

Credit for development (9/1/94-8/31/96) (1,446)

Credit for development (8/31/96-Current) (2,219)

Credit for projected accessory units (142)

Credit for development on constrained land (58)

Adjusted dwelling unit target 6,075

Estimated dwelling unit capacity on vacant
land

(1,787)

Estimated dwelling unit capacity on partially
vacant land

(2,806)

New welling units in manufactured home
parks

(38)

Dwelling Unit Capacity Deficiency 1,444

These capacity estimates do not reflect plans to permit and encourage increased density in some
areas (such as downtown), because the zoning to implement these higher densities is not yet in
place. Currently, there is no housing within the downtown area and no land zoned specifically
for housing, although the Oregon City Downtown Community Plan (1999) recommends several
areas that could accommodate higher-density housing. If this plan is implemented, a considerable
number of housing units could be accommodated in the core area of the city.

-10 and R-8. This is
larger than the average lot size recommended by Metro for urban areas (7,000 sq. ft). There is
potential for more housing if zoning were changed and densities increased.

The number of units that could be developed on unincorporated land within the UGB depends on
what zoning was assigned to each parcel when it was annexed into the city. Upon annexation,
parcels are typically zoned R-10, the lowest density allowed within the city limits. For the
purposes of these estimates, vacant county parcels were assumed to develop at an R-8 zoning
density. However, some areas could be zoned at higher densities and accommodate additional
units.

Underutilized land (or land than is not developed to the maximum allowed density by zoning)
actually accounts for more acreage than vacant land in the unincorporated UGB. Underutilized
land that is more than five times the allowable lot size was assumed to develop the same as

is meeting at least 80 percent of the target density for the underlying zone. Redevelopable land
is not included in the capacity analysis because of the limited amount of land considered to be
highly redevelopable. The number of units that might be constructed would likely be negligible.

Page 286

Item 8b.



Oregon City Housing Resource Document October 2002 25

3.3 Housing Mix Based on Demographics

Metro and Clackamas County developed a dwelling unit target for Oregon City based on
expected regional growth and the amount of vacant land available within the Oregon City UGB,
shown in Table 26, not accounting for current and future socioeconomic conditions. While the
target assumes that a variety of housing types will be required, it does not determine what the
best housing mix would be and how much residents can afford to spend on housing.

The Oregon Department of Housing and Community Services (HCS) has developed a model that
projects housing needs based on the existing housing stock, demographics and anticipated
population growth. The model evaluates the existing housing units by structure type and cost,
compares those units to local demographics, and estimates the current demand/supply by
structure type and price point. The model requires knowledge of existing housing units, tenure,
and cost. The existing housing inventory was used as the base for the model, while tenure and
cost were extrapolated from the 2000 Census. The model assumes no more than 30 percent of
household income is spent on rent or a mortgage.

Figure 4 shows the percentage of new housing units currently needed by price and tenure.
According to the model, housing need is met for a particular price point if the existing housing
stock meets 100 percent of the need. According to the model, Oregon City has a surplus of rental
units in the mid price ranges with monthly rents between $430 to $909. The largest surplus is in
the $665 to $909 rent ranges, where need is met by more than three times for that price range,

rental units or for units costing more than $909 per month. The current housing stock meets just
over 50 percent of the estimated need for units with rents less than $429 per month and, for more
expensive units, the existing rental stock meets approximately 50 percent of the estimated need.

In addition to rental needs, the model also estimates the need for owner-occupied units. The
model shows a surplus of units costing more than $113,300 with a greater surplus in units

costing between $85,000 and $113,000, but only meets about 50 percent of housing needs for
homes priced between $56,700 and $85,000.

Affordable housing is a concern for many Oregon City residents. The model shows just over
one-percent of the need is currently met for homes costing less than $56,700, which is not
surprising considering a median sale price for homes in Oregon City of $184,000. The number of
homes in the low price range is extremely limited, and households that can only afford a home in
this range would likely rent rather than buy. Households could afford to own a home only by
spending a disproportionate amount on their mortgage payment. In this case, supplying more
rental units than owner-occupied units is likely more realistic when comparing the current real
estate market, high cost of land, and building materials.
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Figure 4. Percentage of New Housing Units Needed by Housing Type for Oregon City

Source: Oregon Housing and Community Services 2002, David Evans and Associates, Inc. 2002

Assessing the current met/unmet needs is the first step in determining a future housing mix that
will satisfy the projected population and demographic changes. Table 27 shows two housing
mixes based on information gathered through the housing inventory and a projected housing
density from the HCS model that would meet housing needs based on tenure and cost. Oregon

-family units and about 20 percent
multifamily, although building permit data shows that the majority of new units (about 86
percent) are single-family detached homes. About 14 percent of the new units are multifamily
dwellings.

higher percentage of units in multifamily than the current housing mix. The model projects a
housing mix of about 75 percent single-family housing and about 25 percent multifamily units.
The higher number of multifamily units is based on a current unmet need for low cost housing as
well as higher priced units. There is a large unmet need for low cost housing for both owners and
renters, but due to high housing prices, home ownership is not a realistic option. Most people
who can only afford the most inexpensive housing are likely going to rent.
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Table 27: Actual and Projected Housing Mix

Housing Type
Current Mix (Housing

Inventory)
HCS Model (Projected Mix
to Meet Housing Needs)

Single-family 81.4% 74.7%

Single-family 67.9% 63.9%

Duplex 5.9% 4.4%
Manufactured
homes in parks

7.6% 6.4%

Multifamily 18.6% 25.3%

Total 100.0% 100.0%

The need for a higher percentage of multifamily units is illustrated in the demographic analysis
completed in Section 2, Existing Conditions, the HCS projections showing a need for more
affordable housing, and a Metro target capacity that supports higher density development. The
majority of units will be single-family, but there is also a need for a higher percentage of units in
multifamily uses.

3.4 Land Needs/Surplus by Housing Type

Table 28 shows the needed housing units by housing type and the need/surplus of existing vacant
land within the Oregon City UGB. The target capacity for the Oregon City is 6,075 additional
units (after reductions for units already constructed). Based on the adjusted target and housing
mix recommended in the HCS model, Oregon City should accommodate 4,538 single-family
units and 1,537 multifamily units (75 percent single-family and 25 percent multifamily).

The majority of these new units can be accommodated on vacant or partially vacant land within
the UGB, but to meet the target capacity Oregon City would need to make some zone changes
that increase density. Currently, vacant and partially vacant land zoned for single-family units
can accommodate all single-family unit needs with room for over 4800 units, while existing
multifamily zoned land could accommodate just 103 units. Therefore, some land should be
rezoned to higher density uses the provide the necessary 1,434 units.

The need for higher density development within Oregon City, especially in the downtown area,
has already been the focus of extensive planning efforts in an attempt to make downtown a more
lively. Higher density developments can support businesses, including restaurants and
entertainment businesses that cater to these new residents. The City has developed and adopted

mmends mixed uses with 30 units per
acre of housing. Other areas where higher density uses (than is currently permitted) may be
appropriate are shown in Figure 5 and described in Table 29. Approximately 193 buildable acres
would be rezoned; of that about 104 acres would be rezoned for multifamily uses, including a
mixed-use area north of downtown.
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Table 28. Housing Need/Surplus with Rezoned Areas

Single-family,
Manufactured in
Parks, Duplexes Multifamily Total

Adjusted Metro Target (Table 26) 6,075

Future Housing Mix (Table 27) 74.7% 25.3% 100.0%

Metro Target using future housing mix 4,538 1,537 6,075

Potential New Units on Land within the UGB
Single-family

Zoning Districts13

Multifamily
Zoning
District14 Total

Vacant Land (Table 23) 1,715 72 1,787

Partially Vacant Land (Table 24) 2,775 31 2,806

New Units in Existing Manufactured Home Parks (Table 13) 38 0 38

Total New Units 4,528 103 4,631

Needed Units

(Need)/Surplus (New units-Metro Target Future Housing Mix) (10) (1,434) (1,444)

Potential New units on rezoned residential land (Table 29) 365 1,510 1,875

Total Units (needed)/surplus 355 76 431

Areas to be rezoned would accommodate primarily multifamily housing units, duplex
townhomes and other higher density uses. Some rezoned areas would retain a single-family
zoning but at a higher density (e.g. R-10 rezoned to R-8 or R-6). Multifamily housing would
only by allowed in the RA-2 zone and in a future MUR zone recommended in the Downtown
Plan. New multifamily uses are located in areas with existing multifamily uses or near activity
centers, such as Clackamas Community College, and near major thoroughfares where more
transportation options are available.

Oregon City meets nearly all land needs for single-family units, but needs more land for
multifamily dwellings. Converting 107 acres of single-family land to multifamily uses would
accommodate additional 1,510 units, or 76 units more than required. Other rezoned land (about
93 acres) would remain in single-family use but at a higher density. This would generate 365
additional units, or 355 units more than required. Together this would provide 1,875 units, which

13 Single-family zones include LC, R-10, R-8, R-6, R-6/MH, R-8, RC-4, RD-4, and County assumed with a density
of R-8.
14 The only zone identified as multifamily is RA-2
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CITY OF OREGON CITY 
625 Center Street  

Oregon City, OR 97045 

Staff Report 
503-657-0891 

 

To: City Commission Agenda Date: 11/17/2021 

From: Community Development Director Laura Terway  

SUBJECT: 

Resolution No. 21-54, Declaring an Emergency and Exempting a Temporary Warming 
Shelter at The Father's Heart Street Ministry from Planning Code Requirements 
(November 17, 2021 until March 31, 2022) 

STAFF RECOMMENDATION: 

Staff recommends the City Commission approve Resolution 21-54. 

EXECUTIVE SUMMARY: 

The City of Oregon City is requesting an Emergency and Exempting a Temporary 
Warming Shelter at Father's Heart Street Ministry, located at 603 12th Street from 
Planning code requirements.   

BACKGROUND: 

The City has received information from Clackamas County health officials and existing 
homeless service providers that there is a need for additional shelter resources during 
cold weather events. The Father's Heart Street Ministry (TFHSM), located at 603 12th 
Street has available resources and space to provided needed shelter during the 
extremely cold weather and ice/snow events predicted over the winter months. 

Oregon City Municipal Code (OCMC) 2.52.020 defines “emergencies” to include “any 
man-made or natural event or circumstance causing or threatening loss of life, injury to 
person or property, human suffering..., and includes, but is not limited to, severe 
weather”. Section 2.52.040(L) of the OCMC authorizes the City, in cases of emergency, 
to “order such other measures as are necessary for the protection of life or property, or 
for the recovery from the emergency”, including the temporary exemption of applicable 
codes. 

My Father's Heart Street Ministry would like to house up to 49 individuals from 6 p.m. to 
7 a.m. each day the outside temperature is 33 degrees or below, including wind chill 
factor, from November 17, 2021 until March 31, 2022.  
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Approval by the City of Oregon City Building Official and Clackamas Fire District #1 is 
required for conformance with the Temporary Emergency Policy prior to use of the 
facility. 

After denial of a warming shelter conditional use application, The Father’s Heart 
submitted an application for the same use under House Bill 2006 on September 23, 
2021. House Bill 2006 temporarily allows certain qualifying providers to develop 
emergency shelters in existing buildings or on vacant lands without the need for any 
land use approval, except for natural resource or geologic hazard overlays. As staff is 
continuing to clarify the HB 2006 criteria, approval of this Resolution is requested. 

OPTIONS: 

1. Approve Resolution 21-54 
2. Instruct staff to return with Modifications to Resolution 21-54 
3. Do not approve Resolution 21-54 
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RESOLUTION NO. 21-54 
____________________________________________________________________________ 

 
A RESOLUTION DECLARING AN EMERGENCY AND EXEMPTING THE FATHER’S HEART 
STREET MINISTRY FROM PLANNING CODE REQUIREMENTS ON A TEMPORARY BASIS 
 
 WHEREAS, Oregon City Municipal Code (OCMC) 2.52.020 defines “emergencies” to 
include “any man-made or natural event or circumstance causing or threatening loss of life, 
injury to person or property, human suffering, … and includes, but is not limited to, severe 
weather”; and 
 
 WHEREAS, OCMC 2.52.040(L) authorizes the City, in cases of emergency to “order 
such other measures as are necessary for the protection of life or property, or for the recovery 
from the emergency”; and 
 
 WHEREAS, the City has received information from Clackamas County health officials 
and existing homeless service providers that there is a need for additional shelter resources 
during cold weather events; and 
 
 WHEREAS, The Father’s Heart Street Ministry (TFHSM) located at 603 12th Street has 
available resources and space to provided needed shelter during the extremely cold weather; 
and  
 
 WHEREAS, TFHSM is willing to provide shelter and is not requesting any monetary 
commitment or reimbursement from the City; and  
 
 WHEREAS, TFHSM facility may house up to 49 individuals from 6 p.m. to 7 a.m. each 
day that the outside temperature is 33 degrees or below, including wind chill factor, as 
measured by the National Oceanic and Atmospheric Administration during the duration of the 
emergency, from November 17, 2021 to March 31, 2022; and 
 

WHEREAS, the forecast identifies freezing weather; and 

WHEREAS, the forecasted weather events are natural events that threaten the loss of 

life, injury to person or property or human suffering; and 

WHEREAS, the City Commission is concerned that the expected conditions will require 

immediate shelter needs, response by city staff and other measures that are currently 

unanticipated. 

 
NOW, THEREFORE, THE CITY OF OREGON CITY RESOLVES AS FOLLOWS: 

Section 1.  The Oregon City Commission hereby declares an emergency, limited to the Father’s 

Heart Street Ministry (TFHSM) located at 603 12th Street due to forecasted severe cold 

weather.  Consistent with OCMC 2.52.070 and, by this resolution, the Commission declares an 

emergency from approval of this Resolution until 7 a.m. March 31, 2022. 

Section 2.  Based on the emergency identified above, the City Commission grants to TFHSM 
an exemption from the Oregon City Zoning Code for the sheltering of up to 49 individuals from 
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6:00 p.m. to 7:00 a.m. each day the temperature 33 degrees or below, including wind chill 
factor, for the duration of the emergency.  
 
Section 3. TFHSM is authorized to temporarily provide shelter provided the facilities comply 
with the City of Oregon City and Clackamas Fire District #1 Temporary Emergency Policy 
(Exhibit A). 
   
Section 4. TFHSM must comply with COVID-19 regulations by the state and the Oregon Health 
Authority. 
 

Section 5.  City staff shall request, as necessary, any assistance required from other agencies, 

including the state of Oregon, Clackamas County, Clackamas County Fire District No. 1, the 

American Red Cross or other agencies. 

Section 6.  The City Commission adopts the following procedures to prevent, minimize, 

respond to or recover from the emergency consistent with OCMC 2.52.040: 

 

__X__  L. Order such other measures as are necessary for 

the protection of life or property, or for the recovery 

from the emergency. 

 
Section 7. This resolution shall take effect November 17, 2021.  
 

Approved and adopted at a regular meeting of the City Commission held on the 17th day 
of November 2021. 

 
      

 RACHEL LYLES SMITH, Mayor 
 
 
Attested to this 17th day of November 2021: 
 
      
Jakob S. Wiley, Assistant City Recorder 
 

Approved as to legal sufficiency: 
 
__________________________________ 
City Attorney  
 

 
 

Attachment: 

Exhibit A - The City of Oregon City and Clackamas Fire District #1 Temporary Emergency 
Policy 
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CITY OF OREGON CITY 
625 Center Street  

Oregon City, OR 97045 

Staff Report 
503-657-0891 

 

To: City Commission  Agenda Date: 11/17/2021 

From: City Manager, Tony Konkol  

SUBJECT: 

Downtown Oregon City Association Memorandum of Understanding (“DOCA”) 

STAFF RECOMMENDATION: 
Review for disposition of DOCA’s memorandum of understanding (“MOU”)  

EXECUTIVE SUMMARY: 
During its budget review and development process, the City Commission approved a budget line item for 
the Downtown Oregon City Association in the amount of $60,000 per year over the next two years totaling 
$120,000. 
 

BACKGROUND: 
The proposed memorandum of understanding outlines a partnership between DOCA and the City of 
Oregon City (“City”). This document outlines elements of City support to enhance DOCA's activities to 
benefit Downtown Oregon City and City of Oregon City’s goals during the City's fiscal years 2021 -2022 
and 2022 - 2023. 

DOCA, organized in 2009, is a 501(c)(3) non-profit organization, with the mission to build community 
and cultivate commerce in Oregon City's historic downtown.  

DOCA's efforts aim to bring thousands of local and national visitors to Oregon City each year and raise 
the profile of the community as a destination including through, but not limited to, successful events, 
promotion, and placemaking connectivity. Efforts aim to cultivate meaningful engagement, commerce, 
and civic pride. 

The following agreement outlines the anticipated scope of work that DOCA will engage in to enhance 
Oregon City’s historic downtown utilizing technical support from the City of Oregon City to accomplish 
its mission. Resources provided by the City are done so to maintain and grow the activation, 
preservation, and economic stability of Downtown Oregon City. 

 Below are major elements of the proposed memorandum of understanding: 
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The Downtown Oregon City Association will: 
 Provide a copy of i t s  w o r k p l a n s  a n d  a nnual r eports including financial statements at 

the execution, halfway-point o f  e a c h  f i s c a l  y e a r  and culmination of this MOU to City 
of Oregon City. 

 

 Meet quarterly with City of Oregon City staff to review deliverables outlined in this MOU and 
coordinate on projects. 

 
 Execute at least five events and/or downtown promotions that will promote downtown Oregon 

City. Each event wi l l  a im for  a  minimum of 200 people  in attendance.  DOCA wil l  
work with the C ity  to implement appropr iate act ion i tems (determined with the 
DOCA Board at  regular  meetings)  to support  the  C ity  of  Oregon City  Tour ism 
Strategic Plan and the C ity’s  Economic Development Strategy.   
 

 Cross-promote the Travel Oregon City tourism brand during visitor facing initiatives. This includes 

usage of social media tags such as @TravelOregonCity and others as suggested by City of Oregon 

City staff. 

 
In support of this partnership, Oregon City will: 
 

 provide assistance with events sponsored by the City including First City Celebration, Trick or 
Treating, and the Tree Lighting event. Other events that meet this determination will be included 
through an official process to become a “sponsored event.” The primary assistance provided will be 
road closures for the events. This includes everything involved in closing a street from equipment, 
labor and permitting.  

 Provide technical support and advice for DOCA-led initiatives that support building community and 
cultivating commerce in downtown Oregon City. 

 provide marketing support through its channels for DOCA-led, City sponsored, events and initiatives. 

 
Under Administration: 

 The City has no authority, and shall not attempt to supervise, evaluate, direct or otherwise manage 

DOCA staff or board.  

 

 Each party may choose to terminate its participation in this agreement at their sole 

discretion with advance notice of 90 days. In the event of termination by DOCA, DOCA 

shall reimburse the City on a pro-rated basis for the remainder of the year in which the 

annual contribution has been made upon termination. The pro-rated reimbursement 

shall be based on the number of months remaining in the fiscal year at a rate of $5,000 

per month. Pro-rated funds shall be returned to the City no later than 90 days after 

written termination is provided. 

 

 In the event of termination by the City, lead representative from the City will evaluate 

the level of DOCA’s performance and determine amount of contract completed. The 

City will then provide a proposal for reimbursement.  
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 Prior to the distribution of the FY 2023 funding as described above, DOCA shall demonstrate to the 

City Commission that the Scope of Work and Administration requirements as outlined in this MOU are 

being met followed by a staff recommendation. Failure to meet the Scope of work and Administration 

requirements, as determined by the City Commission, may result in the termination of this MOU for 

non-performance and/or withholding of the FY 2023 contribution. 

 

 
 

 

OPTIONS: 

1. Decide on the deposition the memorandum of understanding 
2. Modify the memorandum of understanding to meet the City Commission’s expectations 

BUDGET IMPACT: 

Amount:  $60,000 

FY(s): FY 2023 

Funding Source(s): General Fund 
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Memorandum of Understanding between the 

Downtown Oregon City Association 

and the City of Oregon City 
 

 

Overview 
 

This agreement outlines a partnership between the Downtown Oregon City Association (DOCA) and the City of Oregon 

City (City). This memorandum outlines an agreement for the City to provide support to enhance DOCA's activities to benefit 

Downtown Oregon City and City of Oregon City goals during the City's fiscal years 2021 -2022 and 2022 - 2023. 

 
DOCA, organized in 2009, is a 501(c)(3) non-profit organization, and a nationally accredited, award- winning Oregon Main 

Street Program. DOCA's mission is to build community and cultivate commerce in Oregon City's historic downtown. 

 

DOCA advances economic development; promotes tourism; facilitates the attraction of new business to Main Street downtown 

and the expansion of existing downtown businesses; fosters partnerships with merchants, civic leaders, organizations and the 

community and sponsors and produces exciting events. 

 
DOCA's efforts aim to bring thousands of local and national visitors to Oregon City each year and raise the profile of our city 

as a destination including through, but not limited to, successful events, promotion, and placemaking connectivity. Efforts aim 

to cultivate meaningful engagement, commerce, and civic pride. 

 
The following agreement outlines the anticipated scope of work that DOCA will use the financial and technical support from 

the City of Oregon City to complete. Resources provided by the City are done so to maintain and grow the activation, 

preservation, and economic stability of Downtown Oregon City. 

 
Funding Arrangement 

 

The City agrees to fund DOCA for the 2021-2023 biennium. 

 
The City's contribution will be $60,000 annually paid in a lump sum at the execution of this contract and then at the 

beginning of the 2022-2023 fiscal year. DOCA will match this funding at 100% per year for a minimum of $60,000 per 

year with other funds not from City of Oregon City sources such as other City facilitated grants or other contracts for 

services. 

 
Scope of Work for DOCA Staff and Board 

 

These funds, including DOCA's match, will be used to fund DOCA's operations with the following deliverables: 
 
 

1. Provide a copy of DOCA's W o r k p l a n s  a n d  Annual Reports including financial statements at the 

execution, halfway-point o f  e a c h  f i s c a l  y e a r  and culmination of this agreement to City of Oregon 

City lead representatives in this agreement, who are the Economic Development Manager and the City 

Manager. 

 

2. Meet quarterly with City of Oregon City staff to review deliverables outlined in this MOU and coordinate 

on projects. Staff to be included in these meetings are Economic Development Manager, Economic 

Development Coordinator, Tourism Program Specialist. 

 

3. Provide Biannual updates to City Commission. 
 

4. Maintain Oregon Main Street "Performing Main Street" status in conjunction with City of Oregon City goals, which 
allows DOCA to access grant opportunities and technical assistance. City Staff will meet with the DOCA lead 
representative quarterly and board bi-annually to review "Performing Main Street" status. If requirements or 
prerequisites for this status are not being met, City Staff and DOCA Staff will agree on a short-term work plan to 
address any needed changes. 
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5. Serve as an active downtown representative for city-led initiatives. 

 

6. DOCA will execute at least five events and/or downtown promotions that will promote downtown Oregon City. 

Each  even t  w i l l  a im  fo r  a  m in imum of  200 peop le  i n  a t tendance .  D O C A  w i l l  w o r k  w i t h  

t h e  C i t y  t o  i m p l e m e n t  a p p r o p r i a t e  a c t i o n  i t e m s  ( d e t e r m i n e d  w i t h  t h e  D O C A  B o a r d  

a t  r e g u l a r  m e e t i n g s )  t o  s u p p o r t  t h e  C i t y  o f  O r e g o n  C i t y  T o u r i s m  S t r a t e g i c  P l a n  

a n d  t h e  C i t y  o f  O r e g o n  C i t y  E c o n o m i c  D e v e l o p m e n t  S t r a t e g y .   

 

7. DOCA will cross-promote the Travel Oregon City tourism brand during visitor facing initiatives. This includes usage of 

social media tags such as @TravelOregonCity and others as suggested by City of Oregon City staff. 

 

8. DOCA will provide, in a timely manner, letters of support, meeting attendance and shared information and data, 

for city initiatives including Quiet Zone, Urban Renewal, Transportation Demand Management Plan, tourism 

development and promotion, County Courthouse initiatives, connectivity to the Grand Cove and other programs 

supporting city goals, as directed by the DOCA Board of Directors. 

 
Scope of Work for City of Oregon City 

 

To support this partnership, the City of Oregon City will provide financial assistance along with the following technical support: 

1. City will provide assistance with events sponsored by the City including First City Celebration, Trick or Treating, and 
the Tree Lighting event. Other events that meet this determination will be included through the official process to 
become a sponsored event. The primary assistance provided will be road closures for the events. This includes 
everything involved in closing a street from equipment, labor and permitting.  

2. Technical support and advice for DOCA-led initiatives that support building community and cultivating commerce in 
downtown Oregon City. 

3. City will provide marketing support through its channels for DOCA-led, City sponsored, events and initiatives. 

Administration 
 

1. This funding is provided for the 2021-2023 biennium (July 1, 2021 -June 30, 2023). The funding will be subject to 

budget approval and will be reviewed at the end of the biennium. 

 

2. DOCA will invoice the City at the beginning of the fiscal years 2022 and 2023 and provide documentations 

of hours worked with allocation to city goals and MOU agreed scope of work. 

 

3. DOCA will be responsible for maintaining all appropriate insurance and taxes. 

 

4. DOCA and the City acknowledge there will be modifications to the scope of work and will review and revise as both 

parties deem appropriate to best serve our economic development roles. 

 

5. The City has no authority, and shall not attempt to supervise, evaluate, direct or otherwise manage DOCA staff or 

board.  

 

6. The lead representatives from each organization are: 

a. DOCA - Executive Director or designee 

b. City - City Manager and/or Economic Development Manager 

 

7. Each party may choose to terminate its participation in this agreement at their sole discretion with 

advance notice of 90 days. In the event of termination by DOCA, DOCA shall reimburse the City on 

a pro-rated basis for the remainder of the year in which the annual contribution has been made 

upon termination. The pro-rated reimbursement shall be based on the number of months remaining 

in the fiscal year at a rate of $5,000 per month. Pro-rated funds shall be returned to the City no later 

than 90 days after written termination is provided. In the event of termination by the City, lead 
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representative from the City will evaluate the level of DOCA’s performance and determine amount 

of contract completed. The City will then provide a proposal for reimbursement.  

 

8. Prior to the distribution of the FY 2023 funding as described above, DOCA shall demonstrate to the City Commission 

that the Scope of Work and Administration requirements as outlined in this MOU are being met followed by a staff 

recommendation. Failure to meet the Scope of work and Administration requirements, as determined by the City 

Commission, may result in the termination of this MOU for non-performance and/or withholding of the FY 2023 

contribution. 
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City of Oregon City 
 
 

   
Signature of City Manager, Anthony J. Konkol III   Date 

 
  

Printed Name 
 
 
 

Downtown Oregon City Association 
 
 

   
Signature of Executive Director, Elizabeth Hannum   Date 

 

  
Printed Name 
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