

BEFORE THE BOARD OF COUNTY COMMISSIONERS, LANE COUNTY OREGON 


ORDINANCE NO. PA 127'4 	 In The Matter Of Amending The Eugene-Springfield 
Metropolitan Area General Plan (Metro Plan) To Adopt The 
Springfield 2030 Refinement Plan Residential Land Use and 
Housing Element And To Establish A Separate Springfield 
Urban Growth Boundary (UGB) Pursuant To ORS 197,304; 
And Adopting Savings And Severability Clauses. (File No, PA 
09-6018) (Springfield, Lane County) 


WHEREAS, in 2007 the Oregon Legislature passed and the Govemor signed into law Chapter 
650, Oregon Laws 2007, codified as ORS 197,304 and commonly known as "House Bill 3337"; 
and 


WHEREAS, Chapter IV of the Eugene-Springfield Metropolitan Area General Plan (Metro Plan) 
sets forth procedures for amendment of the Metro Plan and ildoption or amendment of 
refinement plans, which for Lane County, are implemented by provisions of Lane'Code Chapter 
12; and 


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


WHEREAS, following the joint public 'hearing with the Springfield Planning Commission, the 
Lane County Planning Commission and Springfield Planning Commission, on May 4, 2010, 
voted to recommend approval of the Springfield 2030 Refinement Plan Residential Land Use 
and Housing Element, which incorporated the Springfield Residential Land & Housing Needs 
Analysis, as well as a parcel specific separate urban growth boundary around the City of 
Springfield, based on all of the evidence and testimony in the record at that time; and 


r-


WHEREAS, the Board of Commissioners held a first reading of Ordiriance No, PA 1274 on 
March 16, 2011; and 


W'HEREAS, on April 4, 2011, a joint public hearing was held before the Lane County Board of 
Commissioners and Springfield City Council on the proposed se'parate Springfield Urban 
Growth Boundary, the Springfield Residential Land'and Housing Needs Analysis, January 2011 
and the Springfield 2030 Refinement Plan Residential Land Use and Housing Element, and the 


, Development Services staff report, the oral testimony, letters, and em ails received, written 
submittals of the persons testifying at the hearing, and the public records for file # LRP 00014 
(Springfield 2030 Refinement Plan ), file # LRP 2007-00030 (Springfield Residential Land 
Study), file # LRP 2009-00012 (Springfield 2030 Refinement Plan Diagram) and the Springfield 







Urban Growth Boundary Technical Supplement have been . considered and are hereby 
incorporated into the record for this proceeding ; and 


WHEREAS, sUbstantial evidence exists within the record demonstrating that the proposal meets 
the requirements of the Metro Plan, Lane Code.and applicable state and local law. 


NOW, THEREFORE, the Board of Commissioners of Lane County Ordains as follows: 


Section 1: The proposed amendments to the Eugene-Springfield Metropolitan Area General 
Plan' (Metro Plan) to adopt the Springfield 2030 Refinement Plan Resid.ential Land Use and 
Housing Element and the Springfield Residential Land and Housing Needs Analysis, April 2011, 
attached as Exhibits A and B and incorporated here by this reference, are adopted pursuant to 
ORS 1'97.304 as refinements to the Metro Plan . 


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


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


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


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


ENACTED this __ day of ________, 2011 . 


Chair, Lane County Board of County Commissioners 


APpROVED t.s TO FORM 
Date: ___ ______~. Lane County 


OFFICE OF LEGAL COUNSEL ' 







Exhibit A 


Metro Plan Amendment 



LRP 2009-00014 



SPRINGFiELD 2030 REF INEMENT PLAN 

RESIDENTIAL LAND USE AND HOUSING ELEMENT 



Revised Draft: May 16, 2011 


OVERVIEW 


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


Planning Goal 10: Housing, "To provide for the housing needs of the citizens of the state." This element 


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


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


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


densities within Springfield's separate Urban Growth Boundary. 


Together, Goal 10 and Oregon's "needed housing" statutes require that Springfield provide a 20-year 


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


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


conducted by the City 2.007-2010. The residential buildable land inventory and technical analysis is 


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


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


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


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


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


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


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


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


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


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


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


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


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


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


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


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


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


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


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


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


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


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


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


Element. 


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


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


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


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


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


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


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


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


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


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


METRO AREA HOUSING GOAL 


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


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


a single residential land and housing goal: 


ProvIde vIable residential communitIes so all residents can choose sound, affordable housing that 


meets Individual needs. 


The Spril1gfield 2030 Refinement Plan implements, interprets, and supplements this goal as follows: 


SPRINGFIELD RESIDENTIAL LAND AND HOUSING GOALS 


HG-l Plan for Gro·.vth and Needed Housing 


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


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


residential development and redevelopment. 


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


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


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


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


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


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


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


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


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


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


Residential Land and Housing Needs Analysis. 


HG-2 Foster Housing Choice and Affordability 


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


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


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


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


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


thousands of households. 


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


commitment goes well beyond the sta~utory requirement to maintain a 20-year supply of residential 


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


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


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


transportation and other services Significantly impacts quality of life. 


HG-3 Encourage Housing Diversity & Quality Neighborhoods 


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


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


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


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


average household size of 2.54. This average assumes an increase in one-person households from 2S 


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


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


population. 


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


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


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


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


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


communitYJ to encourage investment in housing, and to minimize displacement of low·income residents 


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


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


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


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


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


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


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


children. 


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


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


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


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


Use Nodal Development centers. These centers - prir(larily Downtown Springfield and the Glenwood 


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


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


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


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


areas . 


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


managing this change through its initiation andsupport for comprehen~ive district, corridor, and 


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


different neighborhoods while averting negative Impacts. 


SPRINGFIELD RESIDENTIAL LAND AND HOUSING POLICIES AND 


IMPLEMENTATION ACTIONS 


Goal Plan for Growth and Needed H01Jsing 


Policy 
H.l 


Based on the findings In the RLHNA and to accommodate projected growth between 
2010 and 2030, Springfield has designated sufficient buildable residential land 
(al for at least 5,920 new dwelling units at an estimated density of at least 7.9 units 
per net buildable acre; and 
(b) to accommodate a new dwelling mix of approximately 52 percent detached single 
family dwellings (including manufactured dwellings on individual lots), seven percent 
attached single-family dwellings, one percent manufactured dwellings in parks, and 
40 percent multifamily dwellings. 


Implementation 
Action 


1.1 Convert dens ity ranges in the Springfield Development Code from gross to 
net densities, co nsistent with the broad density categories of the Metra 
Plan. This plan converts Metro Plan gross densities to net densities as 
follows : 


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


Residential Medium Density 14-28 dwelling units per acre; 


Residential High Density 28-42 dwelling units per acre; 


Residential Mixed Use in Nodal Development Overlay and Transit Corridor 
Overlay District: Minimum and maximum densities to be determined 
through Refinement Plan and/or Master Plan process. 


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


To meet identified high-density, multiple-family housing needs, the City shall re-Policy 
H .2 designate at least 28 gross buildable acres in Glenwood Refinement Plan Subarea 8 


and the eastem portion of Subarea 6 to Residential Mixed Use by December 31, 
2012. This residential mixed use district shall accommodate a minimum of 411 
dwelling units In the high density category and shall Increase the required net 
minimum density to at least 28 dwelling units per acre. Establishment of higher 
minimum and maximum densities is encouraged to support the neighborhood 
commercial uses and employment uses envisioned In the Glenwood Refinement 
Plan. District boundaries and density ranges shall be established through the 
Glenwood Refinement Plan amendment process by December 31, 2012. 


Policy Support community-wide, district-wide and neighborhood-specific livability and 
redevelopment objectives and regional land use planning and transportation 
planning policies by locating higher densIty residential development and Increasing 
the density of development near employment or commercial services, within 
transportation-efficient Mixed-Use Nodal Development centers and along corridors 
served by frequent transit service. 


H. 3 


Implementation 3.1 As recommended through the Residential Land Study, the areas of the city 
Action best suited to high density residential uses are Downtown, Glenwood 


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


Implementation 3.2 Coordinate housing, land use, human services, urban design, infrastructure 
Action and environmental strategies to support pedestrian-friendly communities 


at and within a )<; mile walk of transit stations. 
Implementation 3.3 Increase opportunities for Mixed Use Nodal Development (ND): 
Action • 	 Consider expansion of the Glenwood node through the Glenwood 


Refinement Plan process. 


• 	 Consider expansion of the Downtown node through the 
Downtown District Plan process 


• 	 Consider future work program project: Downtown to Gateway 
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Implementation 3.4 
Action 


Implementation 3.5 
Action 


EmX Corridor Plan to identify and evaluate nodal development 
opportunities along the new transit corridor 


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


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


• 	 Consider implementation of Jasper-Natron Specific Plan NO 
through Jasper-Natron Specific Area Plan adoption process. 


Continue to target mixed-use nodal development centers and corridors 
served by transit as focus of redevelopment incentives and focused 
planning efforts. Match areas of high Infrastructure cost needs (e.g. 
Glenwood, Main Street) with higher density development opportunity 
siting. 


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


Policy Continue to Identify and remove regulatof'{ barriers to siting and constructing higher 
H.4 density housing types In the existing medium and high density residential districts . 


Policy Develop additional Incentives to encourage a nd facilitate development of high 
H. 5 density housing in areas designated for Mixed Use Nodal Development. 


Implementation 5.1 EStablish a Vertical Housing Development Zone in Glenwood. 
Action 
Implementation 5.2 Consider measures to Increasing building height allowances in areas 
Act ion designated for Mixed Use Nodal Development when updating refinement 


plans, zoning plan districts and development standards. 


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


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


in Downtown Springfield and other districts where appropriate to use land 


efficiently and to support economical higher density development and 


urban form . 


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


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


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


structured parking in the Downtown and Glenwood Nodal Development 


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


Glenwood District plans when a developer provides an extra community 


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


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


Policy 
H. 6 


Implementation 


Continue to seek ways to reduce development impediments to more efficient 


utilization of the residential land supply inside the UGB, espeCially in the City's sloped 


areas (southeast Springfield and Willamette Heights). 


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


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


Implementation 6.2 Establish an interdepartmental task team to study th~ potential to reduce 
Action 


Goa! 


Policy 
H.7 


residential street width standards to address efficient land use, potential 
cost savings, new ways to manage storm water, climate issues, 
impediments to cluster development, emergency access and traffic 
concerns. 


Foster Housing Choice and Affordability 


Continue to develop and update regulatory options and incentives to encourage and 
facilitate development of more attached and clustered single-family housing types in 
the low density and medium density districts. 


I mple mentation 
Action 


Implementation 
Action 


7.1 


7.2 


Establish a small lot (3,000 square feet minimum lot size)speciallow
moderate density zoning district with a density range of 8-14 dulacre to: 


• support d'evelopment of smaller single family detached and 
attached dwelling housing types; 


• support a greater diversity of housing mix; and 


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


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


Implementation 
Action 


Implementation 
Action 


7.3 


7.4 


As part of the Jasper-Natron refinement planning process, conduct analysis 
to determine applicability of the Residential Small Lot zoning district to 
maximize efficient use of land constrained by wetland resources. 


As part of the Glenwood refinement planning process, conduct analysis to 
determine applicability of the Residential Small Lot zoning district in the 
existing residential neighborhoods south of Franklin Boulevard. 
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Policy 
H.B 


Continue to support and assist affordable home ownership through programs that 
subsidize the development of affordable homes and provide down payment 
assistance to Income-qualified homeowners. 


Policy 
H.9 


Provide a broad range of quality accessible and affordable housing options for very 
low, low and moderate income residents. Affordable housing is defined as housing 
for which persons or families pay 30 percent or less of their gross income for 
housing, Including necessary and essential utilities [Oregon Revised Statute 456.0551 . 


Implementation 
Action 


9.1 Support the development of subsidized affordable housing with a goal of 
aSSisting 100 affordable housing units every five years, consistent with the 
Eugene·Springfield Consolidated Plan 1010. 


Implementation 
Action 


9.2 Create a land banking program to reserve land for affordable housing, as 
described in the 2010 "Complete Neighborhoods, Complete Streets" grant 
application, continue to seek grant funding sources for the program, and 
seek to implement this strategy in the Glenwood Riverfront District. 


Implementation 
Action 


9.3 Evaluate publiclY-<lwned land sites for future development of affordable 
housing. 


Implementation 
Action 


9.4 Continue to seek input from a housing task force to assess and evaluate 
the effects of City policies and regulations on housing development costs 
and overall housing affordability, considering the balance between housing 
affordability and other objectives such as environmental quality, urban 
design quality, maintenance of neighborhood character and protection of 
public health, safety and welfare . 


Policy 
H.l0 


Through the updating and development of each neighborhood refinement plan, 
district plan or specific area plan, amend land use plans to increase development 
opportunities for quality affordable housing In locations served by existing and 
planned frequent transit service that provides access to employment centers, 
shopping, health care, civic, recreational and cultural services. 


Implementation 
Action 


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


Implementation 
Action 


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


Implementation 
Action 


10.3 Continue to develop strategies and programs that support the repair, 
preservation and improvement of the existing supply of affordable housing 
stock and the enhancement of existing affordable neighborhoods. 


Implementation 
Action 


10.4 Support the rehabilitation of existing multi·family complexes. 


Implementation 
Action 


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


Implementation 
Act ion 


10.6 In order to control the effects of regulatory processes on housing price, 
strive to minimize the t ime taken to process land use and building permits, 
subject to the need to review projects in accordance with applicable 
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regulations. Continue to give priority in the plan review process to permits 


for very low-income hous ing. 


Goal Encourage Housing Diversity & Quality Neighborhoods 


Policy Continue to seek ways to update development standards to introduce a variety of 
H.11 housing options for all Income levels in both eXisting neighborhoods and new 


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


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


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


currently are in place. 
Policy Continue to designate land to provide a mix of choices (Le., location, accessibility, 
H.12 housing types, and urban and suburban neighborhood character) through the 


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


Policy Promote housing development and affordability In coordination with transit plans 
H.13 and In proximity to transit stations. 


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


improved walkabillty and safety, and Improved convenient access to neighborhood 
services, parks, schools and employment opportunities. 


Policy Update residential development standards to enhance the quality and affordabllity 
H.1S of neighborhood infil! development (e.g. partitions, duplex developments, 


transitional neighborhoods, rehab housing, accessory dwelling units) and multi
family development. 


Policy As directed by the City Council in 2009, conduct analysis to implement "Heritage 
H16 LOR" development standards to address Springfield's different historical 


development patterns/neighborhood scale and form, rather than a "one-size-fits-all" 
approach when updating city development standards. 


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


immediately adjacent to downtown. 


FINDINGS 


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


land: 


• Residential Land Supply and Demand 


• Residential Density 
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Residential Land Supply and Demand 


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


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


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


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


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


designations. 


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


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


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


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


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


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


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


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


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


period. 


Table R-1 Springfield coordinated population forecast, Springfield UGB, 2010 to 2030 


Urban 
Year City Limit Area UGB 


2010 58,891 . 8,140 67,031 


2030 74,814 6,794 81 ,608 


Change 2010-2030 


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


Percent 27% -17% 22% 


AAGR 1.2% -{l.9% 1.0% 


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


5. 	 The buildable land.-Inventory indicates that Springfield has about 1,44 7 acres of vacant and 


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


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


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


yields a total of 1,468 buildable acres. 


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


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


non-group quarter dwellings, about 3,552 dwelling units (60%) will be single-family types, which 
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include single-family detached, manufactured dwellings, and single-family attached housing. 


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


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


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


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


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


housing needs of the projected population. 


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


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


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


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


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


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


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


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


Glenwood. 


9. 	 The Parks and Open Space designation has a deficit of 300 acres. This need does not 
require the City to expand the UGB for parks and open space. The City has a surplus 
of buildable lands In the low and medium density residential plan designations that 
can provide land for future parks within those designations, consistent with the 
objectives of the adopted Park and Recreation Comprehensive Plan, A portion of the 
parks and open space need can .also be met on residentially designated land that has 
constraints and therefore Is not counted as buildable acres (e.g. ridgeline trail 


systems). 


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


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


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


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


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


conditional use permit (CUP) or other commitment . 


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


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


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


"Unbuildable, Not Serviceable" land definition. 


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


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


slopes greater than 25%; (2) within the floodway; (3) in areas with severe landslide potential 
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(DOGAMI map); (4) within wetlands and riparian corridors and setbacks; (5) with an 


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


owned land. 


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


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


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


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


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


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


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


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


OCcur during the planning period. 


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


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


development). 


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


of redevelopment and will not require vacant land. 


Residential Density 


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


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


6.6 dwelling units per net acre, 


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


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


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


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


overall density assumption of 7.9 dwelling unit per net acre, 


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


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


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


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


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



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


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


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


How MUCH GROWTH IS SPRINGFIELD PLANNING FOR? 


Population forecasts provide the foundation for assessing land needs. 
Springfield must have a population forecast to project expected population change 
over the 20-year planning period (in this instance, 2010-2030). Lane County 
adopted coordinated population forecasts for the County and its incorporated 
cities in June 2009. The forecasts include figures for Springfield for 2030 and 
2035. 


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


Urban 
Year City Limit Area UGB 


2010 58,891 8,140 67,031 


2030 74,814 6,794 81,608 


Change 2010-2030 


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


Percent 27% -17% 22% 


AAGR 1.2% -0.9% 1.0% 


Source: Lane County Rural Comprehens',ve Plan, 1984 (Amended in 2009), 

Table 1-1, pg 5 



How MUCH BUILDABLE RESIDENTIAL LAND DOES SPRINGFIELD CURRENTLY 
HAVE? 


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


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


Total Acres Developed Constrained Buildable 
Plan Designation Tax Lots in Tax Lots Acres Acres Acres 


Low Density Residential 981 2,137 71 765 1,301 


Medium Density Residential 126 329 142 58 128 


High Density Residential 8 19 0 18 


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


Source: City 01 Springfield GIS data; analysis by ECONorthwesl 


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


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


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


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


Re side ntl a I Percent 
Buildable Capacity of 


Plan Designation Acres (DU) Capacity 


Low Dens ity Residential 1,301 5,379 60% 


Medium Density Residential 128 2,718 30% 


High Density Residential 18 355 4% 


Mixed-Use (Glenwood) 21 270 3% 


Redel<!lopment na 299 3% 


Total 1,468 9,021 100% 


Source: City of Springfield reSidential BLI; analysiS by ECONorthwest 
Note: Estimated residential development capacity includes sites with 
approved master plans (RiverBend - 730 DU end Marcola Meedows - 518 DU . 
All of this capacity is in the Medium Density Residential plan designation). 


How MUCH HOUSING WILL THE CITY NEED? 


Springfield will need to provide about 5,920 new dwelling units to 
accommodate groW1h between 2010 and 2030 plus 291 group quarter dwellings 
for a total 6,211 dwelling units. For non-group quarter dwellings, about 3,552 
dwelling units (60%) will be single-family types, which includes single-family 
detached, manufactured dwellings, and single-family attached housing. About 
2,368 units (40%) will be multi-family housing. 


How MUCH LAND WILL BE REQUIRED FOR HOUSING? 


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


L Capacity in the Glenwood mixed·use area was calculated as follows: 21 buildable acres (45% of the 47-aere site; the policy requires 30% 
to 60% of the site be used for housing) multiplied by 15 dwelling wUts per gross acre equrus 317 dwelling units, minus 47 dwelling units 
that would be displaced from the River Bank Mobile Home Park equals 270 dwelling units. 
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dwellings. The 291 group quarter dwellings are evenly allocated between the 
Medium-Density and High-Density residential designations. 


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


2 3 4 5 6 


Housing Housing 
Land Surplus! 


Needed Need Deficit 
Surplus! Density (Gross (Gross 


Plan Designation Need (OU) Capacity (OU) Deficit (DU) (OU/GRA) Acres) Ac) 


Low Density Residential 3.316 5.379 2.063 4.5 -455 455 


Medium Density ReSidential 1,982 3,136 1,154 12.5 -93 93 


High Density Residential 914 503 -411 20.0 21 -21 


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


Source: ECONorthwest 


Column Notes: 
1. Plan designations 
2. Needed dwellings by plen designation (table 5-30) 
3. Capacity by plan designation (table 6-2); Note: MDR capacity includes capacity in master planned areas 

(Glenwood, Marcola Meadows. Riverbend); MDR and HDR includes capacity for redevelopment. 

4. Capacity (column 3) minus Need (column 2); Note: a positive number denotes enough capacity within the 

existing UGS 

5. Needed Gross Density (from bottom of page 62) 
6. Total additional land needed (if a defK:il exists). Equals -column 4 divided by column 5 

7, Surplus/deficit gross acres (negatives mean a UGB expansion). Equals Column 4 divided by Column 5 



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


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


Residential 
Land Public/Semi


Surplu",Oeficit Public Land Total Surp)u", 


Plan Designation (From Table S-4) Need Oeficit 


Low Density Residential 455 n 378 


Medium Density Residential 93 17 76 


High Density Residential -21 7 -28 


Parks and Open Space 300 -300 


Go~mmentlEmployment 62 Met through land need In EOA 


Total 527 463 126 


Source: ECONorthwest 


The results lead to the following findings: 


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


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


• 	 The Parks and Open Space designation has a deficit of 300 acres. This 
need does not imply that the City should expand the UGB for parks and 
open space. The City has a surplus of buildable lands in the low and 
medium density residential plan designations that can provide land for 
future parks within those designations, consistent with the objectives of 
the adopted Park and Recreation Comprehensive Plan. A portion of the 
parks and open space need can also be met on residentially designated 
land that has constraints and therefore is not counted as buildable acres 
(e.g., ridgeline trail systems). Since no surplus ofland designated for high 
density residential uses exists, the 21-acre high density residential plan 
designation deficit has been increased by seven (7) acres to provide 
parkland immediately adjacent to the proposed high density residential 
district. 


• 	 Government and employment land needs will be met through existing 
lands or land needs identified in the Springfield Economic Opportunities 
Analysis. 
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Chapter 1 Introduction 


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


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


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


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


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


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


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


The analysis and determination of land sufficiency required under section (b) 
must be completed by December 31 , 2009. This study is intended to meet the 
requirements of section (b) by determining whether the City has sufficient land 
within the Springfield Urban Growth Boundary (UGB) to accommodate expected 
future housing needs. To make this determination, this report presents a housing 
needs analysis consistent with requirements of Goal 14, ORS 197.296, and OAR 
660-008. As required by HB 3337, the City intends to "complete the inventory, 
analysis and determination required under ORS 197.296(3)" before the end of 
2009, and to complete the remainder of its obligations under HB 3337 and ORS 
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197.296 early in 2010. Consistent with the requirements of ORS 197.296(2) the 
planning period for this study is 20 10-2030. 


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


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


• 	 Inventory the supply ofbuildable lands within the current urban growth 
boundary; 


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


• 	 Conduct an analysis of housing need by type and density range, in 
accordance with ORS 197.303 and statewide planning goals and rules 
related to housing, to determine the amount of land needed for each 
needed housing type for the next 20 years (20 I 0-2030). 


This report presents an analysis consistent with the above outlined 
requirements, and draws upon previous work that ECONorthwest for a number of 
Oregon cities and regions. The report is intended to serve as the basis for 
subsequent discussions and policy choices regarding the management of growth 
in Springfield and to enable the city to complete the residential lands inventory, 
analysis and determination required by ORS 197.296(3) and Section 3 of2007 Or 
Laws Chapter 650 (HB 3337). It does not address land use efficiency measures as 
required by ORS 197.296 and OAR 660-024. Land use efficiency measures will 
be addressed through a separate process. 


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


! The City uses the 1999-2006 period for analysis due to limited availability of penni I data that can be cross-referenced to tax Jot data 10 


develop density estimates. Moreover, the 1990 and 2000 Cemus provides an accurate source for analysis of housing mix trends during the 
19905. 
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ORGANIZATION 


The rest of this report is organized as follows: 


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


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


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


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


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


The report also includes two appendices: 


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


• 	 Appendix B, National and Regional Housing Trends presents research 
ECO has performed over the course of several years describing key factors 
affecting housing at the national and regional level. 
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Framework for a 

Chapter 2 Housing Needs Analysis, 



Economists view housing as a bundle of services for which people are willing 
to pay: shelter certainly, but also proximity to other attractions (job, shopping, 
recreation), amenity (type and quality of fixtures and appliances, landscaping, 
views), prestige, and access to public services (quality of schools). Because it is 
impossible to maximize all these services and simultaneously minimize costs, 
households must, and do, make tradeoffs. What they can get for their money is 
influenced by both economic forces and government policy. Moreover, different 
households will value what they can get differently. They will have different 
preferences, which in turn are a function of many factors like income, age of 
household head, number ofpeople and children in the household, number of 
workers and job locations, number of automobiles, and so on. 


Thus, housing choices of individual households are influenced in complex 
ways by dozens offactors; and the housing market in Lane County and 
Springfield are the result of the individual decisions of thousands of households. 
These points help to underscore the complexity ofprojecting what types of 
housing will be built between 20 I 0 and 2030. 


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


OREGON HOUSING POLICY 


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


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


J This chapter is based on studies ECONorthwest has completed for other Oregon cities and regions. 
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and to encourage the availability of adequate numbers of housing units in price 
and rent ranges commensurate with the financial capabilities of its households. 


Goal 10 defines needed housing types as "housing types determined to meet 
the need shown for housing within an urban growth boundary at particular price 
ranges and rent levels." ORS 197.303 defines needed housing types: 


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


(b) Government assisted housing;' 


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


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


ORS 197.296 defines factors to establish sufficiency of buildable lands within 
urban growth boundary and requires analysis and determination of residential 
housing patterns. It applies to cities with populations of25,000 or more and 
requires cities to: 


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


• 	 Inventory the supply of buildable lands within the urban growth boundary 
and determine the housing capacity of the buildable lands (ORS 
I 97.296(3)(a)); and 


• 	 Conduct an analysis of housing need by type and density range to 
determine the number ofunits and amount ofland needed for each needed 
housing type for the next 20 years (1 97.296(3)(b)). 


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


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


• Government assisted housing can be any housing type listed in DRS 197.303 (a), (c), or (d). 
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the local government must consider the effects of "land use efficiency 
measures." The amendment must include sufficient land reasonably 
necessary to accommodate the siting of new public school facilities; 


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


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


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


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


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


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


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


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


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


(A) The number, density and average mix of housing types of urban 

residential development that have actually occurred; 



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


(C) Demographic and population trends; 


(D) Economic trends and cycles; and 


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


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

Chapter 3 Land Inventory 


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


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


METHODS, DEFINITIONS, AND ASSUMPTIONS 


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


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


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


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


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


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


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


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


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


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


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


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


LAND BASE 


The first step in the residential land inventory was to determine the land base. 
This step was necessary because the inventory only covers a subset ofland in the 
Springfield UGB. The land base is the subset of tax lots that fall within the plan 
designations included in the residential portion of the inventory. 


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


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


Percent 
Total Acres in in Tax 


Area Tax Lots Acres Tax Lots Lots 


City Limits 19,477 9,958 8,060 81% 


Urban Growth Area 3,150 4,645 4,079 88% 


Total 22,627 14,603 12,139 83% 


Source: City of Sprin9field GIS data; analysiS by ECONorthwest 
Note: Urban Growth Area is the unincorporated area between the City Limits 
and Urban Growth Boundary 


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


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


Area Value 


Springfield UGB 


Number ofTax Lots 22,627 


Acres in Tax Lots 12,139 


Springfield CIBL 


Tax Lots in Residential Designations 20,159 


Acres in Land Base in Residential Designations 7,482 


Source: analysis by ECONorthwest 


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


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


Classification Tax lots Total Ac 


Land not avialable tor 
housing 


Developed Constrained 
Ac Ac 


Land available 
for housing 


Buildable Ac 
Capacity 


(DU) 


Land with no development capacity 


D.",Ioped 18.745 4.408 4,124 284 0 0 


Park/School 96 335 314 21 0 0 


Pub/ic 58 79 35 44 0 0 


Right of Way 145 175 145 30 0 0 


Subtotal 
Land with development capacity 


19,044 4,997 4,618 379 0 0 


Masler Planned 18 151 138 13 See notes 1,248 


Partially Vacant 234 841 77 170 595 3,206 


Vacant 863 1,493 0 641 852 4.039 


Subtotal 1,115 2,485 214 824 1,447 8,493 


Total 20,159 7,482 4,832 1,202 1,447 8,493 


Source: Crty of Springfield data ; analysrs by ECONorthwest 
Note: No buildable acres are shown for master planned areas because the masler plan identifies the number of 
dwelling units. This capacit y is reflected in Table 3-7. 
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VACANT BUILDABLE LAND 


The next step in the buildable land inventory is to net out portions of vacant 
tax lots that are unavailable for development. Areas unavailable for development 
fall into two categories: (1) developed areas of partially vacant tax lots, and (2) 
areas with physical constraints (in this instance areas with steep slopes, waterway 
buffers, or wetlands). 


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


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


Acres unavailable for housing 


Acres in Developed Unbuildable Buildable 
Classification Tax Lots Tax Lots Acres Acres Acres 


Master Planned 18 151 138 13 See notes 


Partially Vacant 234 841 77 170 595 


Vacant 863 1,493 0 641 852 


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


Source: Cily of Springfield GIS dala; analysis by ECONorthwest 
Note: No buildable acres are shown for master planned areas because the master plan identifies 
the number of dwelling units. This capacity is reflected in Table 3-7. 


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


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


Total Acres Developed Constrained Buildable 
Plan Designation Tax Lots in Tax Lots Acres Acres Acres 


Low Density Residential 981 2.137 71 765 1.301 


Medium Density Residential 126 329 142 58 128 


High Density Residential 8 19 0 18 


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


Source: City of Springfield GIS data; analysis by ECONorthwesl 
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REDEVELOPMENT POTENTIAL 


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


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


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


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


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


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


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


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


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


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


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


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


Residential Percent 
Buildable Capacity of 


Plan Designation Acres (DU) Capacity 


Low Density Res idential 1,301 5,379 60% 


Medium Density Residential 128 2,718 30% 


High Density Residential 18 355 4% 


Mixed-Use (Glenwood) 21 270 3% 


Rede...,lopment na 296 3% 


Total 1,468 9,018 100% 


Source: City of Springfield residential BLI; analysis by ECONorthwest 

Note: Estimated residential development capadty includes sites with 

approved master plans (RiverBend - 730 DU and Maroala Meadows - 518 DU. 

All of this capacity is in the Medium Density Residential plan designation). 



7 Capacity in the Glenwood mixed-use area was calculated as follows: 21 buildable acres (45% of the 47-acre site; the policy requi res 30% 
to 60% of the sile be used for housing) multiplied by 15 dwelling units per gross acrc equals 317 dwelling units, minus 47 dwelling units 
that would be displaeed from the River Bank Mobite Home Park equals 270 dwelling units. 
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Chapter4 Historical Developnlent Trends 


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


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


2. 	 Identify types of housing to address (all needed housing types) 


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


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


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


RESIDENTIAL DEVELOPMENT TRENDS 


Figure 4-1 shows dwelling units approved in the Springfield city limits 
between 1980 and July 2008. Springfield approved 5,836 dwellings during this 
26-year period. The number of dwellings approved annually ranges from a low of 
14 in 1985 to a high of 616 in 1994. Springfield averaged about 217 dwelling unit 
approvals per year during this period. The rate of development, however, shows 
considerable variation from year to year. That variation can be largely tied to 
economic conditions in the region. 


Specifically.ORS 197.296(5) (b ) stales: "A local government shall make the detennination described in paragraph (a) of this subsection 
using a shorter time period than the time period described in paragraph (a) of this subsec tion if the local government finds that the shorter 
time period will provide more accurate and reliable data related to housing capacity and need. The shorter time period may not be less than 
three years." 
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Figure 4·1. Dwelling units approved through building permits issued 
for new residential construction, Springfield, 1980 - July 2008 


Source: City of Springfield Planning Departmen~ 2008 
Note: 2008 includes January through July. 


Between July 1999 and July 2008, Springfield issued a total of 1,971 building 
permits for new residential construction that allowed 2,860 dwelling units. Figure 
4-1 shows that the number of dwelling units approved varies from year to year 
and peaked at 515 in 2002. The number of dwellings approved was slower in 
1999 and 200 I. Between 2003 and 2005, the number of dwellings approved 
remained relatively steady at around 360 annually. By 2006, residential permits 
reflected the downturn in the national housing market, but still remained relatively 
strong averaging around 200 permits per year. 
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Figure 4-1. Dwelling units approved through building permits issued 

for new residential construction, Springfield, July 1999 - July 2008 
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Source: City of Springfield Planning Department. 2006 



Table 4-1 shows dwelling units approved through building permits issued for 
new residential construction by type within Springfield. The data indicate that 
about 54% of residential dwellings approved were for single-family detached 
dwellings, manufactured homes accounted for about 10% of all permits issued, 
and multifamily housing of all types accounted for 36% of permits issued. 
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Table 4-1. Dwelling units approved through building permits issued for 
new residential construction by type, Springfield, July 1999 - July 2008 
Year Single Manufact- Duplex Tri-Plex Four- Apart- Total 


Family ured Plex ment Units 


Home 


1999 30 9 22 0 0 0 61 
2000 209 38 30 3 4 40 324 
2001 121 46 16 6 0 6 195 
2002 252 45 14 0 4 200 515 
2003 230 31 18 6 84 a 369 
2004 155 26 38 6 12 122 359 
2005 144 31 38 6 140 a 359 
2006 116 27 17 3 56 a 219 
2007 180 30 0 4 61 275 
thru July 2008 92 27 10 a a 55 184 
Total Units 1529 280 233 30 304 484 2860 
% of Units 53.5% 9.8% 8.1% 1.0% 10.6% 16.9% 100.0% 


Source: City of Springfield Planning Department. 2006 


TRENDS IN HOUSiNG MIX AND TENURE 


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


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


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


With respect to tenure, Springfield experienced a 4% increase in the 
ownership rate between 1990 and 2000. About 49% of housing in the Springfield 
city limits was owner-occupied in 1990 and 54% was owner-occupied in 2000. 
Homeownership rates in Springfield are lower than County and State averages. In 
1990, about 61 % of homes were owner-occupied in Lane County, a figure that 
increased to 63% by 2000. State homeownership rates were 63% in 1990 and 64% 
in 2000. 
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