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1 Introduction

This report is part of the Salem Housing Needs Analysis. The full study is
contained in three documents:

9 Housing Needs Analysis and Economic Opportunities Analysis
Summary briefly presents the key findings and conclusions of the
residential and employment land studies.

9 Salem Housing Needs Analysis 2015 to 2035 presents the full results of the
housing needs analysis (HNA) for the City of Salem and is intended to
comply with statewide planning policies.

9 Salem Housing Need Implementation Strategy presents

Ul EOOOI OEEUPOOU Wi OUwUIT YPUPOOUWUOwWx OOPEH
" OUUDPOT w$ Ol Ol ODWEOCE WD OxOI O O¥iddoBicdOwOi E |
housing needs.

This report presents the Salem Housing Needs Analysis 2015 to 2035. It is

intended to comply with statewide planning policies that govern planning for

housing and residential development, Goal 10, ORS 197.296, and OAR 66008.

The methods used for this study generally follow the Planning for Residential

Growth guidebook, published by the Oregon Transportation and Growth

, EOET 1 Ol O0w/ UOT UEQwWmhNNt Adwei 1 Ul WExxUOxUD

provisions found in OAR 660 -024.

This report provides Salemwith a factual basis to support future planning efforts
related to housing and options for addressing unmet housing needs in Salem It
builds from the SalemKeizer Housing Needs Analygisepared by ECONorthwest
for the Salem-Keizer region. This study updates information from the Regional
analysis and provides specific analysis that is required for a single jurisdiction to
comply with state policies.

Map 1 shows the study area for the HNA, which includes all land within the
Salem portion of the Salem-Keizer Urban Growth Boundary (UGB). This includes
land within the Salem city limits, as well as land outside the city limits but within
the UGB in Marion and Polk counties.

ECONrthwest
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Map 1. Salem Housing Needs Analysis and Economic Opportunities Analysis Study
Area, 2014
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GOAL10 REQUIREMENTS

Economists view housing as abundle of services for which people are willing to
pay: shelter certainly, but also proximity to other attractions (job, shopping,
recreation), amenities (type and quality of fixtures and appliances, landscaping,
views), prestige, and access to public senices (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. Mo reover, different
households will value what they can get differently. They will have different
preferences, which in turn are a function of many factors like income, age of
household head, number of people and children in the household, number of
workers and job locations, number of automobiles, and so on.

Thus, housing choices of individual households are influenced in complex ways
by dozens of factors; and the housing market in the SalemKeizer region and in
Marion and Polk counties are the result of the individual decisions of hundreds

of thousands of households. These points help to underscore the complexity of
projecting what types of housing will be built in Salem between 2015 and 2035.

The complex nature of the housing market was demonstrated by the
unprecedented boom and bust during the past decade. This complexity does not
eliminate the need for some type of forecast of future housing demand and need,
with the resulting 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.

The passage of the Oregon Land Use Planning Act of 1974 (ORS Chapter 197),
established the Land Conservation and Development Commission (LCDC), and
the Department of Land Conservation and Development (DLCD). The Act
required the LCDC 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 thei rlocal 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@0D®). Goal 10
requires incorporated cities to complete an inventory of buildable residential

ECONrthwest
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lands! and to encourage the availability of adequate numbers of housing units in
price and rent ranges commensurate with the financial capabilities of its
households.

&OEOwhY wET I DOI UwolI 1 El E utypés ddieBrihbdud hieet the) wE U w?
need shown for housing within an urban growth boundary at particular price
UEOT T UWEOEwWUI OUwWOIT YT OUG2w. 12whuNAGt Yt WwET T D
(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.

DLCD provides guidance on conducting a housing needs analysis in the

EOEUOI OUw?/ OEOCODPOT wi OUw1li UPEI OUpEQMEBEDBOWI
Ul Etgférred to as the Workbook. In addition, c ities with a population of

25,000 or more(including Salem) are required to comply with ORS 197.296 and

must conduct an analysis of housing need by housing type and density range to

determine the number of needed dwelling units and amount of land needed for

each needed housing type in the next 20years (ORS 197.296(3)(b)).

In summary, Salem must identify needs for all of the housing types listed above
as well as adopt policies that increase thelikelihood that needed housing types
will be developed. This housing needs analysis was developed to meet the
requirements of Goal 10 and its implementing administrative rules and statutes.

ORGANIZATION OF THE REPORT

The main document presents a summary of key data and analysis used in the
housing needs analysis. The appendices present detailed tables and charts for the
housing needs analysis. This document is organized as follows:

1 The definition of buildable residential land from OAR 660 -008 is presented in the glossary in
Appendix A.

2 Government assisted housing can be any housing type listed in ORS 197.303 (a), (c), or (d).

39/ OEOOPOT wi OUwldwhb&E6 OUOEOGRWDOUVIW. UT 1 OOz UwW4UEEOW U
State by ECONorthwest and Lane Council of Governments in June 1997.
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Chapter 2. Residential Buildable Lands Inventory summarizes the
inventory of vacant, suitable residential land.

Chapter 3. Historical and Recent Development Trends presents a high-
level summary of residential development in Salem. Detailed tables and
charts are presented in Appendix B.

Chapter 4. Housing Demand and Need presents a housing needs analysis
consistent with ORS 197.296 requirements and the Planning for Residential
Growth Workbook. Detailed tables and charts supporting the demographic
and other information discussed in Chapter 4 is presented in Appendix B.

Chapter 5 Residential Land Sufficiency estimates residential land
sufficiency in the Salem portion of the UGB needed to accommodate
expected growth over the planning period.

Appendix A. Residential Buildable Land Inventory Report
Appendix B. Trends Affecting Housing Need in Salem

ECONrthwest
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2 Residential Buildable Lands Inventory

This chapter provides a summary of the buildable lands inventory for the Salem
portion of the Salem-Keizer UGB. Appendix A presents the full buildable lands
inventory, including the methodology for developing the inventory and the full
results of the inventory.

DEFINITIONS

For the purposes of this study, the following definitions were used:

1 Developed Land ¢ properties with improvements that are considered
committed to existing uses for the 20-year planning period.

1 Vacant Land - properties with no current development and available for
future employment development. The inventory included all land
designated for residential uses and as a result is more comprehensive
(e.g., includes more land) than would be inventoried using the standard
definitions of vacant land in OAR 660 -009-0005(14).

9 Partially Vacant Land ¢ properties that are partially vacant (e.g.,
partially developed) in the baseline inventory with a residential use and
by the criteria developed for this study could support additional
development.

1 Excluded ¢ properties where the existing land use excludes or
essentially precludes any future development. Examples include
publicly -owned lands; designated open spaces; GIS parcels representing
water bodies; power lines, electrical substations, water towers or
reservoirs, etc.;and airport expansion areas. Publicly-owned lands were
evaluated and many (not all) were excluded because they are not
intended to convert to residential use during the planning period.

I Constrained land ¢ land that is not available for development based
upon one or more factors such as, environmental protections, or lands
committed for public use. Constrained land was deducted from the
buildable land inventory in order to determine the amount of
unconstraD Ol Ew? EUDPOEEEOI wEEUI U2 wEYEDPOEEOI u
planning horizon. Appendix A describes the constraints identified and
excluded in the BLI.

ECOMrthwest Salem Housing Needs Analysis 6



RESIDENTIABUILDABLEANDINVENTORRESULTS
The Residential Buildable Land Inventory includes a revie w of the following
residential and mixed-use comprehensive plan designations:

1 Single Family Residential (SF)

1 Multi -Family Residential (MF)

91 Developing Residential (DR)

1 Mixed Use (MU)

1 River-Oriented Mixed Use (ROM)
Table 1 shows residential land in Salem by classification (development status).
The results show that Salem has 17,659 acres in residential plan designations
(including mixed-use designations that allow residential development). By
classification, about 62% of the land is developed, 22% partially vacant, and 17%

vacant. About 83% of residential land is in single-family designations (DR and
SF); 14% in the multifamily designation and 3% in mixed -use designations (MU

and ROM).
Tablel. Residential Land by Classification, Salem UGB, 2014
Plan Designation Percent of

Development Satus DR MF F MU ROM Total Total
Developed 1,405 2,191 7,179 33 75 10,883 62%
Partially Vacant 2,401 76 1,286 46 3,810 22%
Vacant 1,753 276 662 227 49 2,966 17%

Total 5,559 2,543 9,127 306 124 17,659 100%

Percent of Total 31% 14% 52% 2% 1% 100%

Source: ECONorthwest analysis of City of Salem GIS data
Note: DR=developing residential; MF = multifamily residential; SF=sintdenily residential; MUmixed use; ROM=river oriented mixed use.

ECOMrthwest Salem Housing Needs Analysis 7



Table 2 shows buildable acres (e.g., acres in taxlots after constraints are
deducted) for vacant and partially vacant land by plan designation. The results
show that Salem has about 5,538 buildable residential acres (including areas in
mixed-use plan designations). Of this, about half is in tax lots classified as vacant,
and half in tax lots classified as partially vacant. Nearly two -thirds of the
buildable residential land (3,611 acres) is in the developing residential plan
designation and 24% (1,347 acres) in the singldamily residential plan
designation. Six percent (313 acres)s in the multifamily plan designation with

the remaining acreage in mixed-use designations (MU and ROM).

Table2. Buildable acres in vacant and partially vacant tax lots by plan designation, Salem UGB,

2014
Plan Designation Percent of
Development Satus DR MF MU ROM SH Total Total
Partially Vacant 2,027 56 45 752 2,880 52%
Vacant 1,584 258 215 7 595 2,658 48%
Total 3,611 313 260 7 1,347 5,538 100%
Percent of Total 65% 6% 5% 0% 24% 100%

Source: ECONorthwest analysis of City of Salem GIS data

Map 2 and Map 3 show vacant and partially vacant residential and mixed -use
land in Salem.

Chapter 5 presents the analysis of capacity of buildable vacant and partially
vacant lands in Salem. The capacity analysis also includesan analysis of capacity
of commercial land to accommodate residential development - through
development of mixed -use buildings - on vacant and redevelopable lands.

Table 11 (in Chapter 5) shows residential development capacity on commercial
land in the Mixed -Use designation, the River-Oriented Mixed Use zone, and on
land designated for commercial uses.

ECONrthwest
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Map 2. Vacant andpartially vacantresidential and mixed-use land
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Map 3. Vacant andpartially vacantresidential and mixeduse land and development
constraints
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3 Historical and Recent Development Trends

Analysis of historical development trends in  Salem provides insight into the
functioning of the local housing market, and is required by ORS 197.296 The mix
of housing types and densities, in particular, are key variables in forecasting
future land need. The specific steps are described in Task 2 of the DLCDPIlanning
for Residential Landg/orkbook:

1. Determine the time period for which the data must be gathered
2. ldentify 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 thanalysis of housing mix and density to cover the past

five years, or since the most recent periodic review (whichever time period is

greater).* Salem canpleted periodic review in 2009. This study, however , uses

EEVEwi UOOWEwWOOOT I Uwxl UPOEwWUOWET UEUDPEIT wEIT Y
the UGB. The analysis of development activity builds on the analysis from the

regional HNA, which analyzed building permits issued between 1999 and 2009.

To that, this study adds information about building permits issued between 2010

and 2013. Information from this longer 15-year period gives a better picture of

recent and long-term development trends in Salem.

The housing needs analysis presents information about residential development
by housing type . There are multiple ways that housing types can be grouped; for
example, they can be grouped by:

(1) Structure type (e.g., single-family detached, apartments, etc.)

(2) Tenure (e.g., distinguishing unit type by owner or renter uni ts)

(3) Housing affordability (e.g., units affordable at given income levels )
(4) Some combination of these categories

For the purposes of this study, we grouped housing types based on: (1) whether
the structure is stand-alone or attached to another structure and (2) the number
of dwelling units in each structure. Tenure and affordability are address in
Chapter 4. The housing types used in this analysis are:

42x]1 EDI PEEOOaAOW. 12 whiNASI Nt pk AWEAWUUEUT Uow? wOOEEOQ
described in paragraph (a) of this subsection using a shorter time period than the time period
described in paragraph (a) of this subsection if the local government finds that the shorter time
period will provide more accurate and reliable data related to housing capacity and need. The
UT OU0T UwOUPOT wx1 UPOEWOEA WOOUWET woOl UUwWUT EQwWUT Ul 1T wal
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1 Single -family detached includes single-family detached units and
manufactured homes on lots and in mobile ho me parks.

1 Single -family attached is all structures with a common wall where each
dwelling unit occupies a separate lot, such as row houses or townhouses.

1 Multifamily is all attached structures (e.g., duplexes, tri-plexes, quad-
plexes, and structures with five or more units) other than single-family
detached units, manufactured units, or single -family attached units.

This section summarizes historical and recent development trends, described in
detail in Appendix B .

Residential development trends
Single -family housing types OE Ol wUx wUOT T wOEUT 1 U0 wUT EUT woi
stock.

f  Single-family detachedhousing EEEOUOUU wi OUWEEOU U wt k Ut

housing stock.
¢ ,U00UPI EOPOawi OUUDPOT WEEEOUOUUWI OUWEEOL
9 Over the 1999 to 2013 period, Salem issued permits fonearly 11,600

dwellings, with about 77 0 units permitted each year.

1 Sixty-nine percent of new housing permitted in Salem between 1999
and 2013 was singlefamily (which includes single -family detached,
single-family attached, and manufactured housing types) . Nearly 8,000
single-family dwelling units were permitted over the 15-year period.

1 The share of multifamily housing permitted increased to more than half
of units permitted between 2010 and 2013, consistent with residential
development trends across Oregon and the nation. More than 3,600
multifamily dwellin g units were permitted over the 15-year period.

, OUT wOT EQwT EOI wOi w2tke®hode. UwUI UDEI OUUwWOPO
1 Homeownership rates remained stable over the last decade.Roughly
56%of housing in Salem was owner-occupied in 2000 and 2010.

1 Nearly all (96%) of owner-occupied housing is single -family detached.

1 Renter-occupied housing is a mixture of multifamily (57%), single -
family detached (33%), and single-family attached (10%).

ECOMrthwest Salem Housing Needs Analysis 12



counties (both at 6.6%) andlower than Oregon (9.3%).

Residential development density remained relatively stable between 1999 and
2013

1 Average density in the Salem was 8.0dwelli ng units per net acre
(dwelling units per net acre) over the 1999 to 2013 period.

1 Density was similar across the 15year period, with higher density
during the 2010 to 2013 period (9.4welling units per net acre) than
during the 1999 to 2009 period (7.7 dvelling units per net acre). This is
consistent with the higher proportion of multifamily units permitted.

9 Density was lowest in DR (6.6 dwelling units per net acre) and SF (7.3
dwelling units per net acre) and highest in mixed use developments
(between 168 and 25.9 dwelling units per net acre)

ECONrthwest
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4 Housing Demand and Need

Appendix B describesthe framework for conducting a housing "needs" analysis.
ORS 197.296 requires cities over 25,000 or fast growing cities to conct a
housing needs analysis, and &lem must meet the requirements of this statute. A
Ul EOOOI OEl EwExxUOEET wbUwWET UEUDEITI EwbOw?/ OE
6 OUOEOOOwWI OUw. Ul 1T OO0z UWA4UEEOwW UI EUO? wlUT 1 w#
EQEw#I1 YI OOx 0Ol OUz Uwi UPEI E Gtidesustles@ite B Owi OUU
the Workbook, the specific steps in the housing needs analysis are:

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

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

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

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

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

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

This chapter is structured around these steps.It summarizes information
presented in tables and charts presented in Appendix B.

ECOMrthwest Salem Housing Needs Analysis 14



STEP1: PROJECT NUMBER OF NEW HOUSING UNITS NEEDED IN THE
NEXT20 YEARS

Step 1 in the housing needs analysis § to project the number of newhousing

units needed during the planning period. This section describes the key
assumptions and presents anestimate of new housing units needed in Salem
between 2015 and 2035The key assumptions are based on the best availble data
and may rely on safe harbor provisions, when available.® Trends that may affect
these assumptions and2 E O1 Oz Uwi Odrdldesdribed iSief2 of the
housing needs analysis.

9 Population. A 20-year population forecast (in this instance, 2015 t02035)
is the foundation for estimating needed new dwelling units. Table B-7in
Appendix B shows that the Salem portion of the Salem-Keizer UGB
will grow from 210,035 people in 2015 to 269,274 people in 2035,
adding 59,239 people over the 20-year period é.

9 Persons in Group Quarters. Persons in goup quarters do not consume
standard housing units: thus, any forecast of new people in group
guarters is typically backed out of the population forecast for the
purpose of estimating housing demand. Group quarters can have a big
influence on housing in cities with colleges (dorms), prisons, or a large
elderly population (nursing homes). In general, any n ew requirements
for these housing types will be met by institutions (colleges, government
agencies, healthcare corporations) operating outside what is typically
defined as the housing market. Group quarters, however, require
residential land. They are typically built at densities that are comparable
to multiple -family dwellings.

5 A safe harbor is an assumption that a city can use in a housing needs analyss that the State has
said will satisfy the requirements of Goal 14. OAR660-Y | K wET | DOT EwEWUET T wi EVEOU
optional course of action that a local government may use to satisfy a requirement of Goal 14.
Use of a safe harbor prescribed in this division will satisfy the requirement for which it is
prescribed. A safe harbor is not the only way or necessarily the preferred way to comply with a
requirement and it is not intended to interpret the requirement for any purpose other than
applying a safe harborwb Uil DOwUi PUWEDYDUDODOS »
6371 PUwi OUI EEVDWPUWEEUI EwOOw, EUPOOwW" OUOUazUWEEOXxUI E
"Population forecasts for Marion County, its Cities and Unincorporated Areas 2010 -2030"
Prepared by the Population Research Center, Collge of Urban and prepared by the Population
Research Center, College of Urban and Affairs, Portland State University.
(OwPUWEOUOWEEUI EwOOwW* 1 Pail UzUWEEOxUTI EwxOxUOEUDOOWI ¢
Ordinance number 2012-656, adopted by Keizer on May 7, 2012.

ECOMrthwest Salem Housing Needs Analysis 15



IN2010,k 8+ U wOl wUOT T w" PUazU0wxOxUGathe OOwb E UL
2015 to 2035 period, we assumethat 5.6% of new population, 3,317
people, will be in group quarters.

9 Househol d Size. OAR 660-024 established a safe harbor assumption for
average household sizd which is the figure from the most recent
Census. According to the U.S. Census, the average household sizén
Salem in 2010 was 255 people. For the 2015 to 2035 period, weassume
an average household size of 2.55 persons per household.

9 Vacancy Rate.Vacancy rates are cyclical and represent the lag between
El OEQEWEOEwWUT I wOEUOI Uz UwUI UxOOUT wOOwWE
units. Vacancy rates for rental and multiple family uni ts are typically
higher than those for owner -occupied and single-family dwelling units.

OAR 660-024 established a safe harbor assumption forvacancy rate
which is the figure from the most recent Census. According to the U.S.
Census,2 E O § v@aancy rate was 6.6 in 2010.For the 2015 to 2035
period, we assume a vacancy rate of 6.5%

Table 3 shows the forecast of demand for new dwelling units in the Salem

portion of the UGB for the 2015 to 2035 period, based on the assumptions
described above. Salem will have demand for 23,355 new dwelling units over the
20 year period, with an annual average of 1,168 dwelling units.

Table 3. Forecast of demand for new dwelling units,
Salem UGB, 2015 to 2035

New Dwelling
Units

Variable (2015-2035)

Change in persons 59,239

minus Change in persons in group quarters 3,317

equals Persons in households 55,922
Average household size 2.55

New occupied DU 21,930
times Aggregate vacancy rate 6.5%

equals Vacant dwelling units 1,425
Total new dwelling units (2015-2035) 23,355
Annual average of new dwelling units 1,168

Source: Calculations by ECONbwest based on the SalerKeizer adopted population

forecast and U.S. Census data

Note: The annual average number of new units (1,168) is the average number of units over they2@r period.
Development will happen in uneven cycles, with more development soneass and less other years.

ECOMrthwest Salem Housing Needs Analysis 16



STEP2: IDENTIFY RELEVANT NATIONSTATEAND LOCAL
DEMOGRAPHIC AND ECONOMIC TRENDS AND FACTORS THAT MAY
AFFECT THRO-YEAR PROJECTION OF STRUCTURE TYPE MIX

National Trends

Appendix B presents a full review of national housing t rends. This brief

summary builds on previous work by ECONorthwest, Urban Land Institute

(ULI) reports, and conclusions from The2 UE U1 wOi wUT 1 w- ErgpprOo Oz U w'
from the Joint Center for Housing Studies of Harvard University. 7 The Harvard

report summarizes the national housing outlook as follows:

0 T h e -dwaitedghousing recovery finally took hold in 2012
heralded by rising home prices and further renta | market
tightening. While still at historically low levels, housing
construction also turned the corner, giving the economy a much -
needed boost. But even as the most glaring problems recede,
millions of homeowners are delinquent on their mortgages or owe
more than their homes are worth. Worse still, the number of
households with severe housing cost burdens has set a new
record. o

Several challenges to a strong and sustainable housing market remain. Demand
for housing is closely tied to jobs and incomes, which are taking longer to recover
than in previous cycles. While trending downward, the numbers of underwater
homeowners, delinquent loans, and vacancies remain high. The State of the

- EUD OOz Uepdbritptojeck @t it will take several years for marke t
conditions to return to normal and, until then, the housing recovery will likely
unfold at a moderate pace.

National housing market trends include: 8

9 First signs of post -recession market recovery. In 2012 existing home
sales accelerated to their fastespace since 2007, new home sales
registered their first year -over-year increase since the downturn
began, single-family starts increased by 24 percent, and multifamily
starts climbed for the second year in arow.

1 Continued d eclines in homeownership. After 13 successive years of
increases, the national homeownership rate declined each year from

7 http://www.jchs.harvard.edu/research/state_nations_housing
8 These trends are based on information from: (1) The Joint Center for Housing Studies of Harvard

40DYI UUPUazUwxUEOPEEUPOOW?UT 1 w2 UEUT woi tiwe] 1 w- EUDOO
21 Yhuhuw$ O1 UT POT w3 Ul OEVUwPOw1li EOQw$S UUEUT 02 wEOE wpt Awll
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2005 t02012 and is currently at 65%. The Urban Land Institute
projects that homeownership will continue to decline to somewhere
in the low 60%range.

1 Housing afford ability. In 2012 more than one-third of American
households spent more than 30% of income on housing. Nearly 40%
of low -income households with one or more full -time workers are
severely cost burdened (i.e., spent 50% or more of income on
housing), and roughly 60% of low -income households with one part-
time worker are severely cost burdened.

1 Changes in housing characteristics. National trends show that the
size of single-family and multi -family units, and the number of
household amenities (e.g., fireplace or two or more bathrooms)
increased since the early 1990sBetween 2007 and 2009, the median
size of new single-family units decreased by 6% nationally and in the
western region. In addition, the share of new units with amenities
(e.g., central air conditioning or firepla ces) all decreased slightly
during this time. Since 2009 housing sizes have been increasing
annually; median housing sizes increased by 8% between 2009 and
2012nationwide, and 7% in the western region. The short term, post-
recession trends regarding amernities are mixed, but generally appear
to be increasing (albeit more slowly than housing sizes).While
housing size and number of amenities are increasingwith the
recovery of the economy, the future trajectory of these trends remains
unclear.

1 Long-term growth and housing demand. The Joint Center for
Housing Studies indicates that demand for new homes could total as
many as 17 million units nationally between 20 10and 2020. Much of
the demand will come from baby boomers, Millennial s? and
immigrants.

1 Changes in housing preference. Housing preference will be affected
by changes in demographics, most notably the aging of the baby
boomers, housing demand from the echo-boomers, and growth
foreign-born immigrants. Baby boomerszhousing choices will affect
housing preference and homeownership, with some boomers likely to
stay in their home as long as they are able and some preferring other
housing products, such as multifamily housing or age -restricted

°, POOI OOPEOUWEUI OWEUOEEOQawUx1 EODOT OwlOI 1 wEl POEU]I Owod
OT UOUT T wOT 1T wl EVUGawl YYYz UB
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housing developments.

In the near-term, echo-boomers and new immigrants may increase
demand for rental units. The long -term housing preference of echo-
boomers and new immigrants is uncertain. They may have different
housing preferences as a result of the current housing market turmoil
and may prefer smaller owner-occupied units or rental units. On the
other hand, their housing preferences may be similar the baby-
boomers, with a preference for larger units with more amenities.

State Trends

Ul T @@ %2016 Consolidated Plancludes a detailed housing needs analysis
as well as strategies for addressing housing needs statewidel® The plan
EOOEOUET UwlOUT EQw?. UI'T 0Oz UwWET EOT DOT wxOxUOEU
UbT OPi PEEOQUWPOXEEUwWOOwWPUUWI GUUDOT wOEUOIT U8
and demographic trends that influence housing need statewide. Oregon is:
T Facing housing costincreases due to higher unemployment and lower
wages, when compared to the nation
9 Experiencing higher foreclosure rates since 2005, compared with the
previous two decades

9 Losing federal subsidies on about 8% of federally subsidized Section 8
housing units

1 Losing housing value throughout the State

T Losing manufactured housing parks, with a 25% decrease in the number
of manufactured home parks between 2003 and 2010

1 Increasingly older, more diverse, and, hasless affluent households!!

10 hitp://www.ohcs.oregon.gov/OHCS/HRS_Consolidated_Plan_5yearplan.shtml

11 State of OregonConsolidated Plan 2011 to 2015
http://www.oregon.gov/ohcs/hd/hrs/consplan/2011_2015_consolidated_plan.pdf

ECOMrthwest Salem Housing Needs Analysis 19



Regional and Local Demographic Trends

Salem has a growing population. 2 EOT Oz Uwil UOPDPOT wx OxUOEUDOC
demand for Salem over the planning period.

1 Salemgrew by more than 50,000 people, a 48% increase in population, at
an average annual rate of 1.7% overthe 1990 to 2013 period.

9 Salem grew at a faster rate than the nation as a whole (1.1% per year),
Oregon (1.4% per year), and Marion County (1.5%)over this period.
1 2EO0I Oz UwxOUUPOOWO! wiOT T wa &! wbUwi 6OUT EEU
between 2015 and 2035at a 1.25% average annual growth rate.
2EOI Oz Uwx OxUOEUPOOwWPUwa OU b isdlethindsia BrauUT 1T wUU
share of relatively young people, including young families with children, and a
relatively small share of people over 45years. If Salem continues to attract people
in these age categories, then Salem will continue to have demand for housing for
families, especially housing affordable to younger families with moderate
incomes.

1 In 2010, the median age in Salem was 36.7 yearold, compared to the
Statemedian of 38.5.

9 Compared to the state of Oregon as a whole, a higher percentage of
2EOI Oz UwxOxUOEUPOOwWPUwWadUOT i UwlUT EQuwt Y
is older than 50.
2EOI Oz Uwx Ox UOE U b O AltndughshlenhastaBrhalledsbtd ot &
x1 Ox Ol wOYl UwKk wal EUVUWOOEwWUT EOwUT 1 w2UEUI wE
older, consistent with State and national trends. Demand for housing for retirees
will grow over the planning period, as the Baby Boomers continue to age and
Ul UPUI 6w OPI YT UOwW2EOI Oz UwEI OEQCE wi OUwT 6UUD
rate than across the State.
1 The fastest growing age group over the 2000 to 2010 period in Salem was
people aged 45 years and older, with the most growth in people aged 45
to 64.

1 In Salem, people aged 45 to 64 grew by nearly 9,600 people (a 34%
increase) between 2000 and 2010.

1 While the State does not generate population predictions for the City of
Salem specifically, it does forecast population change for Marion and
Polk counties. State forecats show the share of population that is 70
years and older is forecast to increase from 10% of the population in
2015 to 14% of the population in 2035. The share of population 29 years
and younger, meanwhile, is forecast to decrease fran 42% in 2015 to
39% in 2035.

Salem is becoming more ethnically diverse. Growth in Hispanic and Latino
x Ox UOEUDPOOwWPDPOOWEI I 1T EOw2EOI Oz Uwi OUUDBOT wdi
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first and, to a lesser extent, second and third generation Hispanic and Latino
immigrants will increase demand for larger dwelling units to accommodate the,
on average, larger household sizes for these householdsHouseholds for
Hispanic and Latino immigrants are more likely to include multiple generations,
requiring more space than smaller household sizes.As Hispanic and Latino
households integrate over generations, household size typically decreases and
housing needs become similar to housing needs for all households.
1 2EOI Oz Uw' Pliatng gofukatiokEgiel by more than 11,000
people (57%)over the 2000to 2010period.
f!"awl YYOw' PUXxEODPEWEOEW+EUDPOOwWxOxUOEUD
total population, compared to the State average of 12%.
2EOI Oz Uwil OUUT T OCEwWUPATl wbhbUwUPOPOEUWUOwW2UEU
1 2EOI Oz UwWEYT UET T wi OUUIT OOEwUPATl wPEUwI 6
compared with the regional average of 2.68 persons per household.
9 The size of households in Salem grew slightly over the ten-year period
between 2000 and 2010 (2.53 to 2.55). Over the same ped, the average
T OUUIT OCEwUPAa]l whbOwUT T w2EOI Ow, 2 wUubUI w
average fell from 2.51 to 2.47.
Salem has a relatively high percentage of families with children, as well  as
single -person and non-family households.

9 Salem has a lager share of families with children (34%) than the State
average (27%), Polk County (31%), or Marion County (33%).

9 Salem had a larger share of singleperson households (29% in2012) than
the regional average (25% in2012).

9 Salem had a larger share of norfamily households (34% in 2012 than
the regional average (29%).

ECONrthwest
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Homeownership and household size are related with age. The relationship

between age, income, and homeownership are welkdocumented.12In general, as

population ages, income and homeownership rates increase, plateauing around

ETT wt YwOOwt k6w3T PUwUOUI OEwPUwxUI Ul OUwbOw2E
homeownership decreases after age 74, many people continue to live in an

owner-occupied dwelling until they are unable to do so. However, household

UbPal wEOEwWUI OUEOQWUEUI UwbOEUI EUI wbbUT wWET T 6w
more demand for smaller owner -occupied dwellings, rental housing, and

housing for seniors.

1 More than half of householders aged 35 and older were homeowners.
Homeownership increases with age until 74 years old

1 After age 75, homeownership decreases.
1 Householders younger than 35 years were more likely to be renters.

1 Householders 65 years and older were more likely to be homeowners in
single-person households.

Salem is part of a complex, interconnected regional economy.

" O000UUDPOT whPbUwUaxPEEOwWUT UOUTT OUO0wWOT T wu
residents commuted outside the city, and about 58% of those who work
in the city live outside the city itself.

9 The majority of jobs in Salem are in Government (30% of jobs), Health
Care and Social Assistance (15%), Accommodations and Food Service
(15%), Retail Trade (11%), and Manufacturing (6%).

9 The average payper year for all employees in all sectorsin Salem is
about $42,000. The sectors with the most employment in Salem and
above average wages are Government (average wage of $56,60@nd
Health Care and Social Assistance ($48,000). Averageay is lower than

12The research about the relationship between demographics and housing demand is based on
numerous articles and sources of information about housing, including:

The Case faviulti -family Housing Urban Land Institute. 2003

E. Zietz. Multi -family Housing: A Review of Theory and Evidendeurnal of Real Estate
Reseach, Volume 25, Number 2. 2003.

C. Rombouts. Changing Demographics of Homebuyers and Renitéutti -family Trends.
Winter 2004.

J. Mcllwain. Housing in America: The New Decaddrban Land Institute. 2010.

D. Myers and S. Ryu. Aging Baby Boomers and the Geational Housing Bubblelournal of the
American Planning Association. Winter 2008.

M. Riche. The Implications of Changing U.S. Demographics for Housing Choice and Location in
Cities. The Brookings Institution Center on Urban and Metropolitan Policy. Marc h 2001.

L. Lachman and D. Brett. &1 O1 UEUP OO w8 6o w Ol U P Briap Lhond Irdstibute! OUUD OT
2010.
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Ul 1T wEPUazUwOYI UEOOWEYI UERétailiTréd® w, EOQUI E
($26,800), and Accommodations and Food Service ($16,500).
Housing types are trending towards larger units on smaller lots.

I Between 1990 and2012 the median size of new single-family dwellings
increased 21%nationally from 1,905 sq. ft. t02,306 sqg. ft. and 15% in the
western region from 1,985 sq. ft. to 2,281 sq. ft. In addition to larger
homes, a move towards smaller lot sizes is seen nationally. Between
1990 and2012 the percentage of lots under 7,000 sq. ft. increased from
27% of lots © 36% of lots.

1 Both African American families and Hispanic families had significantly
lower likelihood of homeownership, lower house values (for owners)
and lower rents (for renters) - even controlling for income and savings,
level of education, age, marital status, family size, the housing market in
which the unit was located - compared to whites.13

221 0171 O0Ow31 OOEVUwW/ 6 WEOEwWw OEOQOw, 6 Ww2ET OOUUBGEOOOW? " 6GUUDCG
Across Hispanic, African American, and White Households: Evide nce from the American
"OUUPOT w2UUYT ad2wd42w#1 xEUUO!I O0wWOI w OUUPOT WwEDOEwW4 UE
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STEP3: DESCRIBE THE DEMOGRAPHIC CHARACTERISTICS OF THE
POPULATION ANIF POSSIBLEHOUSING TRENDS THAT RELATE TO
DEMAND FOR DIFFERENT TYPESOBSING

The purpose of the analysis thus far has been to give some background on the
kinds of factors that influence housing choice, and in doing so, to convey why
the number and interrelationships among those factors ensure that
generalizations about housing choice are difficult and prone to inaccuracies.

There is no question that age affects housing type and tenure. Mobility is
substantially higher for people aged 20 to 34. People in that age group will also
have, on average, less income than people whaare older. They are less likely to
have children. All of these factors mean that younger households are much more
likely to be renters, and renters are more likely to be in multi -family housing.

The data illustrate what more detailed research has shown and what most people
understand intuitively: life cycle and housing choice interact in ways that are
predictable in the aggregate; age of the household head is correlated with
household size and income; household size and age of household head affect
housing preferences; income affects the ability of a household to afford a
preferred housing type. The connection between socioeconomic and
demographic factors, on the one hand, and housing choice, on the other, is often
described informally by giving names to hou seholds with certain combinations
of characteristics: the "traditional family," the "never marrieds," the "dinks" (dual -
income, no kids), the "empty nesters."* Thus, simply looking at the long wave of
demographic trends can provide good information for es timating future housing
demand.

Thus, one is ultimately left with the need to make a qualitative assessment of the
future housing market . Following is a discussion of how demographic and
housing trends are likely to affect housing Salem over the next 20-years:

1 Growth in housing will be driven by growth in population. Between
1990 and20120 w2 E O1 Oz grewi bPI0UPE Vear, while its
population grew by roughly 1.7 % per year. The forecasts for growth
show population and housing growing at about the same rate over the
20-year period.

1 On average, future housing will look a lot like past housing.  That is
the assumption that underlies any trend forecast, and one that allows
some quantification of the composition of demand for new housing. As

14 SeePlanning for Residential Growth: A Workbook for Oregon's Urban A(dase 1997)
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a first appr oximation, the next three to five years of residential growth
will look a lot like the last three to five years.

9 If the future differs from the past, it is likely to move in the direction
(on average) of smaller units and more diverse housing types. Most of
the evidence suggests that the bulk of the change will be in the direction
of smaller average house and lot sizes for singlefamily housing.
*T awEl OOT UExT PEwOUI OEVUwWUT EQwbBDOOWEIT |1
are: (1) the aging of the Baby Boomes, (2) aging of the Millennials, and
(3) continued growth in Hispanic and Latino population:
6 3T 1T w! EEaw! 0001 Uz Uwx O x By2E38,240iub U wE O (
the population in Marion and Polk counties will be over 60 years
old, compared with 16% in 2000. The changesUT EUwWET [ 1 EVw2 E
housing demand as the population ages are that household sizes
decrease and homeownership rates decrease (generally after 74
years old).

6 Millennials will continue to ageBy 2035, Millennials will be roughly
between about 35 years old to 55 years old. As they age, generally
speaking, their household sizes will increase and homeownership
rates will peak by about age 55. Between 2015 and 2035
Millennials will be a key driver in demand for housing for families
with children.

6 Hispanic and Latino population will continue to grofhe U.S. Census
projects that, by about 2040, Hispanic and Latino population will
account for more thanone-@UEUUT UwOi wlOT 1T wOEUDOOZ L
share of Hispanic and Latino population in the western U.S. is
likely to be higher. Growth in Hispanic and Latino population will
drive demand for housing for families with children. Given the
lower income for Hispanic and Latino households, 5 growth in
this group will also drive demand for affordable housing, both for
ownership and renters.

In summary, an aging population, increasing housing costs, housing
affordability concerns for Millennials and the Hispanic and Latino
populations, and other variables are factors that support the conclusion

15 The following article describes household income trends for His panic and Latino families,
including differences in income levels for first, second, and third generation households. In
short, Hispanic and Latino households have lower median income than the national averages.
First and second generation Hispanic and Latino households have median incomes below the
average for all Hispanic and Latino households.

Pew Research CenterSecondGeneration Americans: A Portrait of the Adult Children of Immigrants
February 7, 2012
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of smaller and less expensive units and a broader array of housing
choices.

Millennials and immigrants will drive demand for affordable housing
types, including demand for small, affordable single -family units (many
of which may be ownership units) and for affordable mult ifamily units
(many of which may be rental units).

No amount of analysis is likely to make the distant future any more
certain: the purpose of the housing forecasting in this study is to get

an approximate idea about the future so policy choices can be made
today. It is axiomatic among economic forecasters that any economic
forecast more than three (or at most five) years out is highly speculative.
At one year, one is protected from being disastrously wrong by the shear
inertia of the economic machine. But a variety of factors or events could
cause growth forecasts to be substantially different.

ECONrthwest
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STEP4: DETERMINE THE TYPES OF HOUSING THAT ARE LIKELY TO BE
AFFORDABLE TO THE PROJECTED HOUSEHOLDS BASED ON
HOUSEHOLD INCOME

EIl Ul UOPOEOUwWOI wi 6UUDPOT weli | OUEEEDODPUadw2bHO
(in inflation -adjusted dollars), consistent with state trends.
1 2EO0I Oz Uwldil EPEOwT OU300) wad avsuuBdwér hbnw op3 K t
the state median ($49,200) in2012
1 Inflation -adjusted income decreased in Salem from about $53,400 in 2000

to $46,500 in2012(in 2012dollars). This is consistent with state and
regional trends.

1 Poverty rates increased in Salem from 15% of the population below
poverty in 2000 to nearly 20% in 2010. This is consistent with state and
regional trends.

9 Salem had a larger share of population below the federal poverty line in
2010 (19.8%) than the State average (17.2%).

Homeowners hip is increasingly expensive in Salem. Sales prices for single
family housing increased over 2004 to 2013 period, consistent with national
trends. While housing prices peaked in 2007, 2013 sales prices grew by about
16% since 2004.

9 Housing costs increasead 62% between 1990 and2012 while income
levels remained virtually the same (increasing by about 15% in the first
decade, and declining by nearly the same amount over the second).

1 In 2012 the typical value of an owner-occupied house was four times
median household income. This is a substantial increase from twice
median household income in 1990.

1 Median sales prices for single-family housing increased by about 20%
between 2004 and 2013. Median housing prices generally peaked in
2007, at roughly $215,000. B 2013, prices had decreased to about
$166,000.

9 Since 2004, median housingprice increased by 14% in Salem, compared
to a 25% increase Statewide, 30% in Portland, 23% in Eugene, and 47% in
Corvallis.

Rental costs grew more slowly than income.
9 Rental costs grew at about half the rate of income between 1990 and

2000. Rental costs have remained virtually constant over the 2000 t®2012
period, while income has declined by about 13%.
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More thanone-UT DPUE wO i wadhdMds Rayelafiofdébility problems.
Despite the facts that rental costs grew with income and housing is
comparatively more affordable in Salem, the community still has an affordability
problem, especially for renters.
1 Thity-OBD Ol wx1 UEIT OU uehdldarete@dsthgrdened QOd), pay
more than 30% of their income on rent or homeownership costs) in 2012
This is consistent with the state averages.
7, OUTl wUOT EQwk Yu wOl w2EOI OzUwUi 601 Uwl 6UUIT
2010. About one-quarter of renters were severely cost burdened (i.e., pay
more than 50% of their income on rent).
9 31T PUVaAwxT UET OUwOI w2EOI Oz Uwi 601 6pdI UUw
About 11% of homeowners were severely cost burdened (i.e., pay more
than 50% of their income on homeownership costs).

1 Salemhas a deficit of nearly 6,400dwelling units that are affordable to
households earning less than $25,000 annually.

Future housing affordabili ty will depend on the relationship between income
and housing price. The key question, which is difficult to answer based on
historical data, is whether housing prices will continue to outpace income
growth . Over the next five years, income increases areikely to keep pace with
increases in housing pricesand rents.

ECONrthwest
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STEPS: DETERMINE THE NEEDED HOUSING MIX AND DENSITY
RANGES FOR EACH PLAN DESIGNATION AND THE AVERAGE NEEDED
NET DENSITY FOR ALL STRUCTURE TYPES

Cities are required to determine the average density and mix of neededhousing
over the 20-year planning period (ORS 197.296(5)). The statute requires the
determination of the Housing Needs Projection (e.g., needed density and mix)
consider the following factors that may affect future housing need:

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

E. The number, density and average mix of housing types that have
occurred on the buildable lands.

Thus, the Housing Needs Projection must consider a range of factors and they

do not lend themselves to an empirical formula. The remainder of this section

xUl Ul OOUws$" . zUwxUI OPOPOEVaw' OUUDOT w-11 EUVUW
which that determination is based.

ECO concludes that needed housing density and mix for the 2015 to 235 period

in Salem is different than actual housing density and mix, based on the following
factors (as specified in ORS 197.296(5)(a)):

Housing mix (ORS 197.296(5)(A) and (E)). The most common type of housing
developed in Salem was single -family housing types.

9 The share of singlefamily detached housing types in Salem was
relatively stable between 1990 and 2012, fluctuating between 66% to
69% of housing in Salem. The share of singlefamily attached housing
increased from about 4% in 1990 to 6% of all howsing in 2012. The share
of multifamily housing varied from 26% to 30% of all housing in Salem
between 1990 and 2012.

f Salem issued approximately 310 wOi wUT T wUT T OOz UwdOUOUD
permits between 1999and 2013

1 Fifty -six percent of housing in Salem was owner-occupied in 2010, a
decline of 1% from 2000.
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Housing Density (ORS 197.296(5)(A), (B) and (E)). The average density of
single -family housing was more than 7 dwelling units per net acre and for
multi -family housing was generally greater than 10 dwelling units per acre.

1 The average net density for all residential development occurring in
2 EOI Oz Uwx OUGBHéWEan(199aiahtl 203 was 8.0units per
net acre.

0 The net density in the Single-Family Residential designation
(SF) was 7.3 dwelling units per net acre The Developing

Residential (DR) had an average of 6.6dwelling units per net
acre.

0 Multi -Family Residential designation (MF) had an average of
10.9dwelling units per net acre.

0 Mixed Use (MU) development in Salem had an average density
of 16.7 dwelling units per net acre.

Regional Growth (ORS 197.296(5)(C). Population in Salem increased by 48%
between 1990 and 20L3. The adopted population forecast projects that
population in the UGB will increase by more than one -quarter over the 20-year
period.

1 Salem ha a need for housing of all types, including single -family
detached, single-family attached, and multifamily units. This need also
includes a need for government assisted dwelling units| which can be
any of the housing types listed above.

1 The Salem MSA (Marion and Polk counties) is growing, w ith growth
concentrated in Salem Much of the historical growth was the result of
in-migration. The MSA grew by nearly 1 22,000 people between 190
and 2013, with about half of this growth in Salem. Salem grew by more
than 50,000 people over the 19ear period.
f ' EUI EwOOw, EUPOOwW" OUOUaAZUWEEOxUI Ewx Ox L
population will grow by 59,239new people from 2015 to 2035 Housing
demand will grow with population growth.

Economic Trends (ORS 197.296(5)(D). The economy in the Salem MSA grew
over the last two decades. A separate analysis of economic opportunities show
that employment in Salem will continue to grow over the 20 -year period .

1 Between 1990 and2013 the Salem MSA added more than 4,000 jobs.
The majority of new jobs were in commercial sectors, such as health
care and professional services. Theper capita income increased by
nearly 20% ($5,600) between 1990 and 2012
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Between 2001 and2013, the Salem MSA added about 9,50fbbs. While
the economy and the housing market recently experienced a severe
downturn in growth, Salem can expect to experience one to two
complete economic cycles (from faster growth to little or no growth)
over the planning period.

Demographic trends (ORS 197.296(5)(C). The population is aging and
household sizes are generally decreasing within the region, with an increase in
the share of single -person households.

1

Future housing demand will be driven by in -migration and changes in
age-demographics. New households and existing households are likely
to undergo similar changes in age-demographics.

The Office of Economic Analysis projects that the share of people over
60 years inMarion County will increase from 20% in 2015to 24% in
2035, and from 23% to 24% in Polk County over the 20-year period. The
aging of the population will result in changes in household
characteristics. On average, household size decreases as people age
and, after age 75, homeownership deceases.

Older households will make a variety of housing choices. The major
impact of the aging of the baby-boomers on demand for new housing
will be through demand for housing types specific to seniors, such as
assisted living facilities. Baby-boomers will make a range of housing
choices in Salem:

o Many will choose to remain in their houses as long as they are
able.

o As their health fails, some will choose to move to institutional
housing, such as assisted living facilities or nursing homes.

0 Some may downsize to smaller single-family homes (detached
and attached) or multifamily units. These will be a mixture of
owner and renter units.

0 Some may choose to move to retirement or agerestricted
communities.

Growth of Hispanic and Latino households. Hispanic and Latino
population grew by more than 11,300people in Salem over the 2000to
2010 period, accounting for 20% of its population by 20 10. By 2030,
Hispanics are projected to account for about 20% of the U.S.
population, an increase from about 13% of the U.S. population in 2000.
It is reasonable to expect that Hispanic and Latino populations will
continue growing in Salem, consistent with State and national trends.

ECONrthwest
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1 To the extent that in-migrating households have lower than average

income, and that minority households constitute a substantial share of
in-migration, then in -migration of ethnic groups will increase demand
for housing affordable to low - and moderate-income households
relative to demand for other types of housing. The types of housing
that are most likely to be affordable to these households are compact
housing types, such as duplex, townhouse, and some types of
multifamily housin g types. These households are more likely to be
renters, especially when they first move to Salem.

Changes in the composition of 2 E O1 Oz U w x lixatfeé Ehé thpdD

of housingneedi E8 w31 1 wE OO x OU Bouseol@sihdsi w2 EOI Oz
changed over the past decade. The average household size in Salem
increasedfrom 2.53to 2.55 persons per househol. Sixty-six percent of
Salemhouseholds were occupied single-persons in 2012

"OUUDPOT w 1 OUEEEPOPUawm. 12 whuNAS | Nt pk A" Aw
less affordable for both renting and owning over the last decade.

1 Between 199 and 2012, growth in homeownership costs outpaced

growth in income. In Salem, median owner value increased by 62%
between 199D and 2012, while median household income remained
stagnant.

Between 2004 and 2013, average sales price increased by4% in Salem.

Between 2000and 2012, growth in renter costs outpaced growth in

income by a smaller margin than ownership costs. In Salem, median

contract rent did not change between 2000and 2012, while median

household income decreasedby 13%.

Thirty -ninex 1 UET OUwOi w2EOI Oz Uwil OUUI TROEUwPI
with renters cost burdened more frequently than owners (52%

compared to 30%).1% In comparison, 40% of households in Marion

County, 39% of households in Polk County, and 39% of State

households were cost burdened in 2012

16 Cost burden is a typical standard used by HUD to determine housing affordability, which says
that a household should pay no more than a 30% of household income for housing, including
payments and interest or rent, utilities, and insurance. We urge readers use caution in
interpreting these data; cost burden only considers the ration between income and housing cost
and does not address important factors such as household assets, household size, type of
dwelling unit, and others.
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1 In 2012 the Salem MSA had a gap in affordable housing for households

UT EQwl EUOWOT UUwWUT EQwt Yu wOl wlOT T w, 2

with earnings of nearly $19,000.
0 The Salem MSA had a deficit of about6,400dwelling units that

would be affordable to households earning $25,000 or less based

zZUu
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(HUD) affordability guidelines.

o Morethan 110 wOi wUOT T w, 2 z duldhoOdifdsdal OOE UwE
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one-quarter of households could not afford a two -bedroom

ExEUUOI OUwEOwW' 4#z7 Vwi BR2UWOEUOT DwuUT ¢

0 A household earning median family income ($ 60,000) could
afford a home valued up to about $167,400.

1 Continued increases in housing costs may increase demand for denser
housing (e.g., multifamily housing or smaller single -family housing) or
locating outside of Salem. To the extent that denser housing types are
more afford able than larger housing types, continued increases in
regional housing cost will increase demand for denser housing.

When the balance of factors required by ORS 197.296(5) are considered, ECO
concludes that the neededdensity mix for the 20-year planning period is
different than the actual density and mix achieved between 1990and 2013. This
is in part because the analysis period largely covers the housing boom period
between 2002 and 2007 a period when an extraordinary number of higher cost
single-family detached dwellings were built. It is also reflective of the fact that
the data suggest the region has a significant affordability gap. This gap suggests
that the region needs more lower cost housing, which in turn may be addressed
through higher density a nd smaller housing types.

Table 4 presents the preliminary assessment of needed mix for housing built in
Salemover the 2015to 2035 period. The analysis in Table 4 is based on the
following information and assumptions:

1 The number of new dwelling units is based on the forecast for new
dwelling uni ts in Table 3.

1 The mix of housing types is based on the assumption that the needed
mix of new housing is different from the mix of existing housing stock
(Figure B-1) and the mix of housing produced over the last decade
(Table B-1). The increase of multifamily and single -family attached
housing is based on the trends described above, such as:

o Growth in people over 60 years old. Households over 60
typically have lower income than younger households. Those
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without accumulated wealth (e.g., housing equity or
investments) may choose lower-cost multifamily housing.

o Growth in Hispanic and Latino population. To the extent that
in-migrating Hispanic and Latino households have lower than
average income, then inmigration of ethnic groups will
increase demand for housing affordable to low - and moderate-
income households relative to demand for other types of
housing. The types of housing that are most likely to be
affordable to these households are denser housing types, such
as duplex, townhouse, and some types of multifamily housing
types. These households are more likely to be renters, especiait
when they first move to Salem.

0 The need for affordable housing in the Salem MSA, much of
which is likely to be located in Salem, the largest metropolitan
area in the region.

Table4. Needed mix for housing built inthe Salem portion of
the UGB, 2015to 2035 period

Mix of New
Housing Units
Variable (2015-2035)
Total new dwelling units (2015-2035) 23,355
Dwelling units by structure type
Single-family detached
Percent single-family detached DU 60%
equals Total new single-family detached DU 14,013
Single-family attached
Percent single-family attached DU 5%
equals Total new single-family attached DU 1,168
Multifamily
Percent multifamily detached DU 35%
Total new multifamily DU 8,174
equals Total new dwelling units (2015-2035) 23,355

Source:ECONorthwest
Note: DU is dwelling unit.

Table 5 presents the preliminary assessment of needed density mix for housing
built in Salemover the 2015to 2035period. The analysis in Table 5is based on
the following information and assumptions:

1 The mix of housing shown in Table 4.

1 The needed density of housing will be:

o Single-family detached: 6.3 dwellings per net acre in Salem
based on thedensity analysis. The historical density for single-
family housing includes single -family attached units, which is
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typically built at a greater density than single -family detached
housing.

o Singlei EOPOawWEUUEET I Eowhl §YwWEPTI OODOT |

estimate of single-family attached housing based on the share of
single-family housing and the overall average housi ng density.
This estimate seems reasonable, given that a density of 12.0
dwellings per net acre is a typical density of single -family
attached housing in other cities.

o Multifamily housing: 18.5 dwellings per net acre in Salem. New
multifamily housing in Sa lem developed at an average density
of 17.5 dwelling units per acre. Housing in the MF designation
developed at 10.9 dwelling units per net acre over the 1999 to
2013 period, while housing in MU and commercial designations
developed at an average density d 16.8 and 25.9 dwelling units
per acre.

The assumption that multifamily housing will develop at 18.5
dwelling units per acre is based on the assumption that more of

2EOI Oz UwOUOUDPI EOPOawl OUUDPOT whbb OO w(

such as those zoned RM2 or nixed use areas.

1 The needed housing density is based on the assumption that the
housing densities for single-family detached and single -family attached
will remain stable over the 20-year period. The needed housing density
assumes that densities for multifamily housing will increase slightly
over the 20 year period.

1 The overall average density in Salem will increase from an average of
8.0dw elling units per net acre to 8.5 dwelling units per net acre, an 6%
increase in average density. This increase is theesult of the increase in
the share of multifamily housing and a small increase in multifamily
densities.

Table5. Needed density and mix for housing built irthe Salem portion of the UGB,
2015 to 2035 period

New Net Acres Netto | Gross Acres
Dwelling Goss |

Housing type Units (DU) Percent | Density Aaes | Factor [Density Aaes
Single-family detached 14,013 60% 6.3 2,224 20% 5.0 2,780
Single-family attached 1,168 5% 12.0 97 20% 9.6 122
Multifamily 8,174 35% 18.5 442 15% 15.7 520
23,355 85 2,763 6.8 3,422

Source:ECONorthwest
Note: DU is dwelling unit.

Table 6 allocates needed housing to plan designations in Salem. The allocation is
based, in part, on the types of housing allowed in the zoning designations in each
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plan designation. The allocation also reflects assumptions about development in
mixed-use and commercial designations (described in Chapter 5).Table 6 shows:

1 Single -Family and Developing Residential

will accommodate the

majority of new single -family detached housing, with some townhouses
and duplexes (a multifamily housing type).

1 Multi -Family Residential will predominantly accommodate

multifamily housing types, with some townhouses and single -family
detached housing.
1 Mixed Use and ROM will accommodate a mixture of single-family
detached, townhouses, and multifamily housing. The majority of this
housing will be accommodated i n the Fairview Mixed -Use area. The

mixture of housing in Table 6 reflects the Fairview Master Plan

assumptions about residential development.

9 Commercial plan designations will accommodate multifamily housing
as part of mixed-use buildings.

Table6. Allocation of needed housing by housing type and plan designatio®alem portion
of the UGB, 2015 to 2035 period

Plan Designation

Single-Family
and
Dewveloping Multi-Family  Mixed Use ~ Commercial
Residential  Residential and ROM  Designations Tatal
Dwelling Units
Single-family detached 12,996 117 900 - 14,013
Single-family attached 329 409 430 - 1,168
Multifamily 467 6,773 639 295 8,174
Taal 13,792 7,299 1,969 295 23,355
Percent of Units
Single-family detached 56% 1% 4% 0% 60%
Single-family attached 1% 2% 2% 0% 5%
Multifamily 2% 29% 3% 1% 35%
Tatal 59% 31% 8% 1% 100%

Source:ECONorthwest
Note: DUis dwelling unit.
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Need for government assisted and manufactured housing

ORS 197.303 requires cities to plan for governmerdassisted housing,
manufactured housing on lots, and manufactured housing in parks.

1 Government -subsidized housing. Government-subsidies can apply to all
housing types (e.g., single family detached, apartments, etc.).Salemallows
development of government -assisted housing in all residential plan
designations, with the same development standards for market -rate
housing. This analysis assumes that Salemwill continue to allow
government housing in all of its residential plan designations. Because
government assisted housing is similar in character to other housing (with
the exception the subsidies), it is not necessary to develop separate
forecasts for government-subsidized housing.

9 Manufactured housing on lots. Salem allows manufactured homes on lots
in single-family zones as a special use. Salem requires the following
standards for manufactured homes on lots:?

6 The manufactured home is multi -sectional and has at least860 square
feet of enclosed space.

6 The manufactured home is on a foundation that is continuously
enclosed at the perimeter, using materials similar to foundations in
surrounding dwellings.

6 The manufactured home has a pitched roof with a slope of at least three
feet in height for each 12 feet in width.

6 The manufacturedhomi z Uwil RUT UPOUWUDPEDOT wEOE wUOC
appearance color and materials to surrounding dwellings or are similar
to those commonly used on dwellings in the community .

6 The manufactured home has an exterior thermal envelope meeting
performance standards equivalent to those for single-family dwellings.

6 The manufactured home has a garage or carportconstructed of like
materials.

Salem does not have special siting requirements for manufactured homes.
Sincemanufactured homes are subject to the same siting equirements as
site-built homes, it is not necessary to develop separate forecasts for
manufactured housing on lots.

1 Manufactured housing in parks. OAR 197.480(4) requires cities to
inventory the mobile home or manufactured dwelling parks sited in areas
planned and zoned or generally used for commercial, industrial or high

17 These standards are presented in Chapter 700 of the SRC, section 700.025.
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density residential development. According to the Oregon Housing and
"O000UOPUaAW21 UYDPEIT Uz w, EOQUI EE GsBaldmBas# P1 OO
45 manufactured home parks with 3,637 spaces ad 176 vacant spaces

ORS 197.480(2) requireSalemto project need for mobile home or

manufactured dwelling parks based on: (1) population projections, (2)

household income levels, (3) housing market trends, and (4) an inventory of
manufactured dwelling par ks sited in areas planned and zoned or

generally used for commercial, industrial or high density residential.

6 Table 3shows that the Salemplanning area will grow by 23,555
dwelling units over the 2015 to 2035eriod.

6 Analysis of housing affordability (in Table 8) shows that about 33% of
2EOI Oz UwlOil pwi OUUT T OCEUwWPPOOWET wOOP wb
OT 1T wUIT T DPOOzUwWOI EPEQwi EOPOAaWDOEOOI 6 w.
these households is manufactured housing.

6 Manufactured housing in parks accounts for about 6% (about 3,460
dwelling units) of 2 E O olrgetit housing stock.

6 National, state, and regional trends during the 2000 to 2010 period
showed that manufactured housing parks were closing, rather t han
being created. For example, between 2003 and 2010, Oregon had a
statewide decrease of 25% in the number of manufactured home
parks. Two manufactured home parks closed in Salem since 2000: the
Herrin Pointe Estates (with 40 spaces) closed in 2003 and Rierside
Trailer Park (with 26 spaces) closed in 2008.

6 The longer-term trend for closing manufactured home parks is the
result of manufactured home park landowners selling or
redeveloping their land for uses with higher rates of return, rather
than lack of demand for spaces in manufactured home parks.
Manufactured home parks contribute to the supply of lower -cost
affordable housing options, especially for affordable homeownership.
The trend in closure of manufactured home parks increases the
shortage of manufactured home park spaces. Without some form of
public investment to encourage continued operation of existing
manufactured home parks and construction of new manufactured
home parks, this shortage will continue.

Table 8 shows that the households most likely to live in manufactured

18 Oregon Housing and Community Services, Oregon Manufactured Dwelling Park Directory,
http://o.hcs.state.or.us/MDPCRParks/ParkDirQuery.jsp
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homes in parks are those with incomes between $.8,000 and $30,00
(30% to 50% of median family income). Assuming that about 5% of
2 E Ol néwy dihgle-family detached households (14,013new
dwellings) choose to live in manufactured housing parks, the City
may need about 700new manufactured home spaces. At an average
of 8 dwelling units per net acre, this results in demand for about 85
acres of land.

The City allows development of manufactured housing parks in
residential zones, except the RD and RH zones through a
manufactured dwelling park permit . The City has about 5,000vacant
suitable buildable acres of land in single-family zone s.

However, d evelopment of a new manufactured home park in Salem
over the planning period may be unlikely, given the trend towards
closing manufactured home parks. The land needed for development
of a manufactured housing park is part of the forecast in Table 6.

STEPG: ESTIMATE THE NUMBER OF ADDITIONAL NEEDED UNITS BY
STRUCTURE TYPE

Step five of the housing needs assessment results in an estimate of need for
housing by income and housing type. This requires some estimate of the income
distribution of future households in the community. ECO developed these
estimates based on (1) secondary data from the Census, and (2) analysis by
ECONorthwest.

The next step in the analysis is to relate income levels to tenure and structure
type. Table 7 shows tenure by structure type from the 2012Census.Table 7
shows an estimate of needed housing by structure type and tenure for the 2015-
2036 planning period. The housing needs analysis assumes that homeownership
rates will not change substantially in the future, with an average of 55% owner-
occupied units and 45% renter occupied units in Salem.

Table7. Estimate of neeced dwelling units by type and tenure, Salen2015-2035

Owner-Ceccupied Renter-Qccupied Taal
NewDU Ly Percentby| NewDU by Percent by | NewDU ty Percent of
Structure Type Type Type Type Type Type Total DU
Single-family detached 11,210 80% 2,803 20% 14,013 60%
Single-family attached 350 30% 818 70% 1,168 5%
Multifamily 1,226 15%) 6,948 85% 8,174 35%
Taal 12,786 55% 10,569 45%| 23,355

Source: ECONorthwest
Note: DU is dwelling unit.
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The next step in estimating units by structure type is to evaluate income as it
relates to housing affordability. Table 8 shows an estimate of needed dwelling
units by income level for the 20152035period. The analysis uses market
segments consistent with HUD income level categories.

The analysis shows that about 49% of households in Salem could be considered

high or upper -middle income in 2012and that about 48% of the housing need in

the 20152035period will derive from households in these categories. The

analysis also shows that 20 wOl w2 EOI Oz Uwl OUUI T OOEUVUWEOUOE
middle, low, or very low income in 2012and that about 52% of the housing need

in the 20152035period will derive from hous eholds in these categories.

Table8. Estimate of needed dwelling units by income level, Salen2015-2035

New Households 2015-
2025 Fnancially Atainable Products
Market Segment by Number of  Percent of
Income Income range Households Households Owner-occupied Renter-occupied
i Al housing .
0, .
High (120%or more  $72,000 or 6.306 2706 types; higher Al_l housmg types;
of MH) more . higher prices
prices
Al housing

Upper Middle (80%  $48,000 to All housing types;

0 ) N
120%of M) $72,000 4905 21%  types;lower e \alues Primarily
values New Housing
; —fami Primarily
Manufactured ziﬂigmny Existing
Lower Middle (50%  $30,000 to o on lots; single- N Housing
80% of MFI $48,000 4437 19%  pomily attached; detached:
manufactured on
duplexes .
lots; apartments
. Apartments;
0, 0,
Low (30%-50% or $18,000 to 3,036 13% Manufactured in manufactured in
less of MFI) $30,000 parks .
parks; duplexes
Apartments; new
\ery Low (Less than  Less than o and used
30% of MFI) $18,000 4671 20%  None government
assisted housing \

Source: Analysis by ECONorthwest;
Number of households by income range from tH2012 American Community Survey, Table B19001
Il ncome r ange BOAXZMedianéamilyHnddmé sf 60,000
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5 Residential Land Sufficiency

This chapter presents an evaluation of the sufficiency of vacant residential land
in Salemto accommodate expected residential growth over the 2015 to 2035
period. This chapter includes an estimate of residential development capacity
(measured in new dwelling units) and an estimate of 2 E O 1 aDilitytau
accommodate needed new housing units for the 2015 to 2035 period based on
the analysis in the housing needs analysis.The chapter includes conclusions and
recommendations, based on the results of the housing needsanalysis.

RESIDENTIAL DEVELOPMENT CAPACITY

residential development capacity.

Framework for the capacity analysis

The BLI provides a supplyanalysis (buildable land by type) and the preceding
section provides a demandanalysis (population and growth leading to demand
for more residential development). The comparison of supply and demand
allows the determination of land sufficiency.

There aretwo ways to get estimates of supply and demand into common units of
measurement so that they can be compared: (1) housing demand can be
converted into acres, or (2) residential land supply can be converted into
dwelling units. A complication of either appr oach is that not all land has the
same characteristics. Factors such as plan designation, slope, parcel size and
shape, can all affect the ability of land to accommodate housing. Methods that
recognize this fact are more robust and produce more realistic results. This
analysis uses the second approach: it estimates the ability of vacant residential
lands within the UGB to accommodate new housing. This analysis, sometimes
EEOOI EwE w? E E »Edh Belusedite vElWdte Uiffetdd ways that vacant
residential land may build out by applying different assumptions.

19 There is ambiguity in the term capacity analysidt would not be unreasonable for one to say that
density limits defined legally by plan designation or zoning, and that development usually
occurs| for physical and market reasong at something less than full capacity. For that reason,
Pl wi EYT wOUT EwOT 1 wOOOT 1 UwxT UEUI wOOWET UEUPET wOUUWEOD
UO6PUUWOT T wYEEEOUWUI UPET OUPEOWOEOEWPOwWUT 1 wve&! wbUwo
cumbersome, and it is common in Oregon and elsewhere to refer to that type of analysis as
PEExEEPUAWEOEOGaAUPUO? wUOwWPT wOUT wUT EQwUT OUUT EOEWOEE
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Capacity analysis results

The capacity analysis estimates the development potential of vacant residential
land to accommodate new housing based onthe needed densities by the housing
type categories shown in Table 5.

Table 10 shows that Salem vacant residential land has capacity to accommodate
approximately 27,325new dwelling units , based on the following assumptions:

9 Buildable residential land. The capacity estimates build from the
number of buildable acres in residential plan designations as shown
in Chapter 2.

9 Capacity deductions. The buildable land inventory makes deductions
for constrained lands that are considered unbuildable. The capacity
analysis makes additional deductions for lands that are in slopes
between 5% and 25%. The deductions are based on empirial analysis
of existing residential development in Salem and Keizer, developed in
the SalemKeizer Regional Housing Needs Analy2&122032

The Regional HNA study found that dwellings built on slopes

between 5% to 25% slope were built at about 70% of tle density of
dwellings built on flat land or land with slopes of up to 5%. Land with
slopes greater than 25% is assumed to have no development capacity.

The capacity analysis assumes that land with a slope up to 5% can be
developed at the full needed densities (in Table 5). Land with slopes
of 5% to 25% is assumed to have 70% of the capacity of the needed
densities.

1 Needed densities. The capacity analysis assumes devépment will
occur at needed densities (as opposed to historical observed
densities). Those densities were derived from historical development
densities and the needed densities shown inTable 5. They areas
follows:

0 Single-Family (SF) and Developing Residential (DR). The
assumed density for SF was 7.3 and for DRwas 6.6 dwelling
units per net acre (before deductions for slopes).

0 Multifamily R esidential (MF). The assuned density for MF
was 18.5dwelling units per net acre (before deductions for
slopes).

0 Mixed-use.Capacity in mixed use areas is shown in Table 11.

1 Land for rights -of-way. The capacity analysis also uses neto-gross
factors to make deductions for right of way. The assumption for the
conversion from net-to-gross acres is based on analysis in theSalem

ECOMrthwest Salem Housing Needs Analysis 42



Keizer Regional Housing Needs Analy23122032.

Table 9 shows that the base factors are 20% for singlefamily
designations and 15% for multifamily designations . The net-to-gross
factors are also scaled by lot sizel ots under 1 acre are assumed to
require no additional right -of-way. Lots between 1 and 5 acres are
assumed to need 70% of the base rightof way factor (e.g., they require
30% less rightof-way than lots over 5 acres). Lots over 5 acres are
assumed to require 100% of the base rightof-way assumption.

Table9. Netto-gross factors used for the capacity analysis

Lot Size
Plan Designation <1 ac 1-5ac 5+ ac
SF 0% 14% 20%
DR 0% 14% 20%
MF 0% 11% 15%

Source: ECONorthest

Table 10 presents the residential capacity estimates based on the assumptions
described above. The results show that Salem has capacity fo27,325dwellings
(22,923 dwelling units in SF and DR and 4,92 in MF).

The primary reason that the derived densities in Table 10 are lower than the
needed densities (in Table 5) is density deductions for land on slopes. About 70%
Of w2 EOT Oz UwOE éndl abbud50% o6 ME 1ari isi énislapes of 5% to
25%. In addition, 25% of land in SF and DR and 50% of land in MF are on lots
smaller than 5 acres, which have lower or no land needed for rights-of-way.

Table10. Estimated housing development potential on vacant residential lands,
number of dwelling units,Salem portion of the UGB

DU Gpacity by Sope

Capacity Derived
Plan Buildable (dwelling Density
Designation Aages 0-5% 5%-25% units) (DU/GRY
SF 1,347 4,391 3,172 7,563 5.6
DR 3,611 4,711 10,649 15,360 4.3
MF 313 2,649 1,753 4,402 14.0
Taal 5,271 11,751 15,574 27,325 5.2

Source ECONorthwest

Note: lands with over 25% slope were considered unbuildable in the BLI

Note: In Salem, new development SF includes capacity on vacant land fha®d DR. There is more than 30® acres
of buildable land in DR.

Note: DU is dwelling unit.

Table 11 shows the estimated capacity in mixed-use and commercial areas that
allow residential development. The assumptions in Table 11 are based on:
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1 MU (Fairview). This is the Fairview Mixed -use area. The assumptions in

Table 11 are based on estimates of developmentcapacity in the Fairview
Master Plan, in the Traffic Impact Analysis. 2°

MU (West Salem). This is the approximately 12 acres of Mixed-Use land
in West Salem, which is zoned for Neighborhood Center Mixed -Use.
Table 11 assumes that 10 of the vacant acres will be available for
residential development at a density of 7.3 dwelling units per acre. This
density assumption is consistent with the density of develo pment in SF
because the majority of housing likely to be developed in this area is
likely to be single -family housing types.

ROM. This area includes about 3.7vacant acres zoned for RH in ROM.
Table 11 assumes a development density of 25.9 dwelling units per acre
on this land, consistent with mixed -use development in commercial
zones over the 1999 to 2013 period. This density is appropriate because
development in this area is expected to be denser mixeduse
development.

In addition, this area also includes the approximately 3.4-acre south
block of the former Boise Cascade site. The Salem Planning ision
recently granted site plan review and design review approval on this
site, where the developer plans to build 115 residential units. 2

Commercial. Over the 1999 to 2013 period, Salem had development of
222 dwelling units in Commercial designations as part of mixed -use
development. On average, this development resulted in the addition of
14.8 dwelling units per year. Assuming this development rate continues
through the planning period, Salem will add another approximately 296
dwellings as part of mixed -use buildings on commercial land.

Based on these assumptions, Salenmas capacity for an additional 903 single-
family detached units and 1,361 single-family attached and multifamily units.

20 The Fairview Master Plan is available at:
http://www.cityofsalem.net/Departme nts/CommunityDevelopment/Planning/FairviewMasterPla
n/Pages/default.aspx

21 As of the date of this report, the developer had applied to construct an additional 70 dwelling
units as part of a proposed future phase of the mixed-use development at the former Boise
Cascade site.
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Table11. Estimated capacity in areas designated for
mixed-use and commercial uses, Salem portion of the UGB

Capacity
(dwelling
Plan Designation units)
MU (airview)
Single-family detached 830
Single-family attached and multifamily 856
MU (West Salem) 73
RQM 209
Commercial 296
Taal 2,264
Single-family detached 903
Single-family attached and multifamily 1,361

Source ECONorthwest

The estimated capacity in Table 10 and Table 11include s assumptions about

infill and redevelopment occurring in Salem over the 2015 to 2035 period. More
than half of the capacity in the SF and DR designations is from partially vacant
land. We assume that, over the 20year period, that much of the partially va cant

land will infill and develop at urban densities. In addition, we assume that
redevelopment in the MU designations will occur, both on the Fairview and a

portion of the former Boise Cascade site.
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RESIDENTIAL LAND SUFFICIENCY

The last step in the analysis of the sufficiency of residential land within Salem is
to compare the demand for land by Plan Designation (Table 6) with the capacity
of land by Plan Designation (Table 10and Table 11). Table 12 shows:

9 Single t Family and Developing Residential. Salem has surplus capacity
for about 9,130dwelling units in these plan designations.

1 Multi -Family Residential. Salem has a deficit of land for nearly 2,900
dwelling units in the Multi -Family Residential designation. At an
average density of 14 dwelling units per gross acre (the density used in
the capacity analysis, accounting for density deductions for slopes and
land for rights -of-way), Salem has a deficit of about 207 gross acres of
land in Multi -Family Residential.

1 Mixed -Use and Commercial . The estimate of land demand in Mixed -
Use and Commercial designations (Table 11) was based on the estimated
capacity in these designations. As a result, Table 12 shows no surplus or
deficit of land needed in these designations.

Table12. Comparison of capacity of existing residential land with demand for new
dwelling units, Salem portion of the UGB2015-2035

Sufficiency of Residential

Land
Housing Land Surplus
Capacity Demand DU Surplus or (Deficit)
Housing Type / Plan Designation (DU) (Dbu) or (Deficit) (gross acres)
Single-Family and Developing Residential 22,923 13,792 9,131 1,975
Multi-Family Residential 4,402 7,299 (2,897) (207)
Mixed-Use and Commercial 2,264 2,264 0

Source: ECONorthwest
Note: DU is dwelling unit.

2EOI Oz Uwi EOOOOPEWOXxxOUUUODPUPI UWEOGEOaAUDPUWU
accommodate employment growth over 2015 to 2035. Much of this land would

likely be needed for retail and services in neighborhood centers, such as grocery

stores, banks, orsmallEOEUOUUz wOi | PET Udw UwWEwUI UUOUOwW
Single-family and Developing Residential land would decrease by 59 acres to

1,916 acres.
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CONCLUSIONBAND RECOMMENDATIONS

The key finding of the HNA is that Salem has a deficit of about 2 07 acres of land
in the Multi -Family plan designation. The deficit of multifamily land is an
ongoing problem and was documented in the SalemKeizer Regional Housing
Needs Analysi20122032.

Salem will need to take action to address this land deficiency before adopting the
housing needs analysis, based on our interpretation of the McMinnville decision
(Friends Of Yamhill County, Community Development Law Center And 1000
Friends Of Oregon, vs. City Of McMinnville, LUBA No. 2001 -093)22In that case,
LUBA concluded that the City of McMinnville erred by adopting a housing

needs analysis as a postacknowledgement plan amendment independent of
addressing land need deficiencies identified in the HNA.

In the context of this issue and the conditions in Salem, we offer the following
recommendations about how Salem can address its Multi-Family land deficit and
the need for more affordable housing in Salem. The recommendations below are
discussed in detail in the Residential Implementation Strategyemorandum.

1 Redesignate or rezone land to Multi -Family. 2 EO1 Oz UwEDBT 1T 1 U0 w
opportunity to address the deficit of Multi -Family land will be through
redesignating land from SF (or possibly DR) to MF. There may be
opportunities to upzone existing residential land to increase capacity,
such as from RM1 to RM2.

Redesignating or rezoning land will be a complex process We
recommend the City form an advisory group to work with City staff to
identify opportunities to redesignate land from the Single -Family
Residential Designation (SF) to theMulti -Family Residential
Designation (MF). The process should result in city-initiated plan
amendment(s) and zone change(s) to address the multifamily land
deficit.

9 Evaluate tools to increase redevelopment activity and mixed -use
development. Another impor tant way to address the deficit of
multifamily land is through increasing redevelopment activity or mixed -
use development. Residential redevelopment typically occurs in areas
with single -family, where zoning allows denser development. Salem has
a number of well -established single-family neighborhoods where the
zoning allows denser development. Within this 20 -year planning period,
these areas may not offer the best opportunities for redevelopment to
higher-density housing.

22 http://www.oregon.gov/LUBA/docs/opinions/2001/12 -01/01093.pdf
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or redeveloping industrial areas, with opportunities for mixed -use

development that includes multifamily development. Examples of

redevelopment in Salem are the redevelopment of a portion of the

former Boise-Cascade site, with a mixed-use development that has been

approved to include 115 multifamily dwellings. The Fairview Mixed -

Use area is a redevelopment that includes about 1,600 dwelling units as

part of a master planned area?3

The Resdential Implementation Strategpemorandum discusses potential
tools to increase residential redevelopment activity.

1 Increase land available for multifamily housing types in single  -family
designations. One approach to addressing a portion of the deficit of
Multi -Family land is to increase opportunities for development of
townhouses, duplexes, tri-plexes, and quad-plexes in the Single-Family
and (possibly) Developing Residential designations. These types of
multifamily housing are generally compatible with  single-family
detached housing.

1 Lower barriers to multifamily development. 2 EOI1 Oz UwUIl UPET OUD
development policies may create barriers to multifamily development.
Some opportunities to lower these barriers are:revising UT 1 w" PUa z Uw/ ¢
ordinance to allow for more flexibility ; creating alternative approaches
UOWEOOxO0abOl whbPUT wUOT 1 w"PUazUwWETI UPT OQwU
clarifying Comprehensive Plan policies that guide redesignating or
rezoning of land for multifamily housing. These strategies are discus sed
in detail in the Residential Implementation Strategyemorandum.

1 Increase opportunities for development of affordable housing.  Salem
has a substantial need for affordable housing, both for low - and
moderate-income households. Some approaches to increas affordable
housing development include: allowing accessory dwelling units in
single-family areas; developing and implementing affordable housing
policies and strategies; and creating an affordable housing committee
that is responsible for developing affo rdable housing policies and
strategies and reporting on progress on affordable housing
development.

1 Monitor and report on multifamily development activity and land
sufficiency. The City should monitor and report on the deficit of
multifamily land, tracking land redesignations and rezonings, and
multifamily development. Monitori ng can help the City understand the

23 Note that both of these redevelopment opportunities were considered in the capacity analysis.

ECOMrthwest Salem Housing Needs Analysis 48



market demand for multifamily and other housing types, allowing the
City to better respond to the market. Monitoring also allows the City to
track the amount of residential development and land availability , as
part of ensuring a long-term supply of all types of residential land.
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Appendix A/ AppendixA. Residential
Buildable Lands Inventory

In 2011, the Mid-Willamette Valley Council of Governments (MWVCOG)
completed an inventory of buildable residential lands located within the Salem
Keizer Urban Growth Boundary (UGB) as part of the regional housing needs
assessment. The COG inventory estimated how much residential land was
currently available for development. The inventory also addresses requirements
for buildable land inventories found in statewide planning goals 10 (Housing)
and 14 (Urbanization).

ECO updated the 2011 inventory using 2014 data for this report. The approach
generally follows the methods used by the MVWCOG in the 2011 inventory. This
chapter provides an overview of the buildable land inventory methodology and
results.

OVERVIEW OF THE METHODOLOGY

The buildable land inventory for the Housing Needs Analysis was completed
through two (2) general phases of analysis. Phase One included an analysis of
whether or not land was considered to be vacant or developed. Phase Two
included an analysis of constrained land that was deducted from the inventory
of buildable land.

For the purposes of this study, the following definitions were used:

Developed Landt properties with improvements that are considered
committed to existing uses for the 20-year planning period.

Vacant Land - properties with no current development and available for
future employment development. The inventory included all land
designated for residential uses and as a result is more comprehensive
(e.g., includes more land) than would be inventoried using the standard
definitions of vacant land in OAR 660 -009-0005(14).

Partially Vacant Land ¢ properties that are partially vacant (e.g.,
partially developed) in the baseline inventory with a residential use and
by the criteria developed for this study could support additional
development.

Excludedt properties where the existing land use excludes or essentially
precludes any future development. Examples include publicly owned
lands; designated open spacesGIS parcels representing water bodies;
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power lines, electrical substations, water towers or reservoirs, etc.; and
airport expansion areas. Publicly -owned lands were evaluated and many
(not all) were excluded because they are not intended to convert to
residential use during the planning period.

Constrained land includes land that is not available fo r development based upon
one or more factors such as, environmental protections, or lands committed for
public use. Constrained land was deducted from the buildable land inventory in

development over the planning horizon. The following constraints were
identified and excluded from the buildable land inventory:

91 Publicly owned la nds, not intended for residential use,
1 Designated open spaces,

9 Utilities (e.g. power lines, electric substations, water towers, reservoirs,
wastewater facility and treatment plant),

Floodways,
Wetlands,
Water bodies and water features,

=A =4 =4 =4

Riparian corridors (defined as 25 feet on either side of open mapped
waterways), and

91 Slopes greater than 25 perent.
The inventory was completed primarily using Geographic Information Systems
(GIS) mapping technology. The output of this analysis is a database of land
inventory information, which is summarized in both tabular and map format.
Although data for the in ventory was gathered and evaluated at the parcel level,
the inventory does not present a parcel-level analysis of lot availability and
suitability. The results of the inventory have been aggregated by comprehensive
plan designations, consistent with state planning requirements. As such, the

inventory is considered to be accurate in the aggregate only and not at the parcet
level.

The Residential Buildable Land Inventory includes a review of the following
residential and mixed-use comprehensive plan designations:

Single Family Residential (SF)
Multi -Family Residential (MF)
Developing Residential (DR)
Mixed Use (MU)
1 River-Oriented Mixed Use (ROM)
Map A -1 shows lands in residential plan designations in the Salem UGB.

= 4 A -
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Map Al: Residentialand MixedlUsePlan Designations, Salem UGB, 2014
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RESIDENTIABUILDABLH ANDINVENTORRESULTS

Table A-1 shows residential land in Salem by classification (development status).
The results show that Salem has 17,659 acres in residential plan designations
(includ ing mixed-use designations that allow residential development). By
classification, about 62% of the land is developed, 22% partially vacant, and 17%
vacant. About 83% of residential land is in single-family designations (DR and
SF); 14% in the multifamily designation and 3% in mixed -use designations (MU
and ROM).

Table Al. Residential Land by Classification, Salem UGB, 2014

Plan Designation Percent of
Development Satus DR MF S MU ROM Total Total
Developed 1,405 2,191 7,179 33 75 10,883 62%
Partially Vacant 2,401 76 1,286 46 3,810 22%
Vacant 1,753 276 662 227 49 2,966 17%
Total 5,559 2,543 9,127 306 124 17,659 100%
Percent of Total 31% 14% 52% 2% 1% 100%

Source: ECONorthwest analysis of City of Salem GIS data
Note: DR=developing residential; MF = multifamily residenti@F=singlefamily residential; MU=mixed use;
ROM-=river oriented mixed use.

Table A-2 shows land in all residential and mixed-use plan designations by

development and constraint status. Salem has 17,569 acres in 53,722 tax lots in
residential and mixed-use plan designations. About 63% of total residential and
mixed-useland (11,202 acres) is developed, 5% (919 acres) is constrainednd
31% (5,538 acres) is buildable acres. Notably, 90% of buildable land is in single
family (DR and SF) plan designations.

Table A2. Residential Land by Plan Designation
Total Developed Qonstrained Buildable

Plan Designation Tax Lots Acres Acres Acres Acres
DR- Developing residential 6,871 5,559 1,549 399 3,611
MF- Multifamily 6,116 2,543 2,144 85 313
MU - Mixed Use 193 306 3 43 260
ROM - River oriented mixed-use 231 124 62 54 7
F-- Sngle-family 40,291 9,127 7,443 337 1,347
Total 53,722 17,659 11,202 919 5,538
Percent of Total 100% 63% 5% 31%

Source: ECONorthwest analysis of City of Salem GIS data

Table A-3 shows buildable acres (e.g., acres in taxlots after constraints are

deducted) for vacant and partially vacant land by plan designation. The results
show that Salem has about 5,538 buildable residential acres (including areas in
mixed-use plan designations). Of this, about half is in tax lots classified as vacant,
and half is in tax lots classified as partially vacant. Nearly two -thirds of the
buildable land (3,611 acres) is in the developing residential plan designation, and
24% (1,347 acresis in the single-family residential plan designation. Six percent

ECONrthwest
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(313 acres) $ in the multifamily plan designation with the remaining acreage in
mixed-use designations (MU and ROM).

Table A3. Buildable acres in vacant and partially vacant tax lots by plan
designation, Salem UGB, 2014

Plan Designation Percent of
Development Satus DR MF MU ROM F Total Total
Partially Vacant 2,027 56 45 752 2,880 52%
Vacant 1,584 258 215 7 595 2,658 48%
Total 3,611 313 260 7 1,347 5,538 100%
Percent of Total 65% 6% 5% 0% 24% 100%

Source: ECONorthvat analysis of City of Salem GIS data

Chapter 5 of the report presents the analysis of capacity of buildable vacant and
partially vacant lands in Salem. The capacity analysis also includes analysis of
capacity of commercial land to accommodate residential development - through
development of mixed -use buildings - on vacant and redevelopable lands.

Table 11 (in Chapter 5) shows residential development capacity on commercial
land in the Mixed -Use designation, the River-Oriented Mixed Use zone, and on
land designated for commercial uses.

ECONrthwest
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Map A2: Residentialand mixed-use land by development status
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Map A3: Vacant andpartially vacantresidential and mixeduse land
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Map A4: Vacant andpartially vacantresidential and mixeduse land and development constraints

Salem Residential BLI Legend

Vacant and Partially Vacant Land [ | AN Consirits

by Development Classification E‘JZBL'”‘"S N

with Constraints Roads A
Development Classification
- Partially Vacant —_——
- Vacant P

ECOMrthwest Salem HousingNeeds Analysis A8



Appendix B.AppendixB. Trends Affecting
Housing Need in Salem

HISTORICAL ANBECENTDEVELOPMENTRENDS

Analysis of historical development trends in Salem provides insights into how
the local housing market functions. The intent of the analysis is to understand
how local market dynamics may affect future housing | particularly the mix and
density of housing by type. The housing mix and density by type 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 DLCBlanning
for Residential Landg/orkbook:

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

2. ldentify types of housing to address (at a minimum, all needed housing
types identified in ORS 197.303)

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.2* Salem completed periodic review in 2009. The period used in the
analysis of housing density and mix is 1999 to 2012 which includes both times of
high housing production and times of low housing production. This reasons for
choosing this period were: (1) Salem recently completed periodic review and a
review of housing development trends since 2009 would only include the largest
post-World War 1l downturn in the housing market; (2) the 1999 to 2013 period
includes more than one economic cycles, with extreme highs and extreme lows to
the housing market; (3) and data prior to 1999 was less reliable and not directly
comparable to data for the 1999 to 2013 period.

The housing needs analysis presents information about residential development
by housing types. For the purposes of this study, we grouped housing types
based on: (1) whether the structure is stand-alone or attached to another

2 2x] EDI PEEOOaAOW. 12 whiNABS I Nt gk AwpE A weddieiihation w? wOOEE
described in paragraph (a) of this subsection using a shorter time period than the time period
described in paragraph (a) of this subsection if the local government finds that the shorter time
period will provide more accurate and reliable data related to housing capacity and need. The
UT OU0T UwOUPOT wx1 UPOEWOEA WOOUWET woOl UUwWUT EQwWUT Ul 1T wal
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structure and (2) the number of dwelling units in each structure. The housing
types used in this analysis are:

1 Single -family detached includes single-family detached units and
manufactured homes on lots and in mobile home parks.

1 Single -family attached is all structures with a common wall where each
dwelling unit occupies a separate lot, such as row houses or townhouses.

1 Multi family is all attached structures other than single-family detached
units, manufactured units, or single -family attached units.

The reason for choosing these categories of housing type for the analysis ighat
they meet the requirements definition of needed housing types in ORS 197.303°

Data used in this analysis

Throughout this analysis, we use data from multiple sources, choosing data from
well -recognized and reliable data sources. One of the key sources for data about
housing and household data is the U.S. Census. This report primarily uses data
from two Census sources:

9 The Decennial Census, which is completed every ten years and is a
survey of all households in the U.S. The Decennial Census is considered
the best available data for information such as demographics (e.g.,
number of people, age distribution, or ethnic or racial composition),
household characteristics (e.g., household size and composition), and
housing occupancy characteristics. As of the 2010 Decennial Census, it
does not collect more detailed household information, such as income,
housing costs, housing characteristics, and other important household
information. Decennial Census data is available for 1990, 2000, and 2010.

1 The American Community Survey (ACS) , which is completed every year
and is asample of households in the U.S. The2012ACS sampled about
3.5 million households in 2012or about 2.5% of the households in the
nation. The ACS collects detailed information about households, such as:
demographics (e.g., number of people, age distribution, ethnic or racial
composition, country of origin, language spoken at home, and
educational attainment), household characteristics (e.g., household size
and composition), housing characteristics (e.g., type of housing unit, year

25 The analysis of development in Salem combines singlefamily detached and single -family
EVOOEET I Ewl OUUDPOT wiEl EEVUIT wOI 1 w"obdisnguishufetveotteded T wx 1 UO
two types of housing.
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unit built, or number of bedroom s), housing costs (e.g., rent, mortgage,
utility, and insurance), housing value, income, and other characteristics.

In general, this report uses data from the 2012ACS for Salem. Where information
is available, we report information from the 2010 Decennial Census.

Trends in housing mixn Salem

Figure B-1 shows changein the mix of housing stock for Salem (city limits) in

1990, 2000, and 2008 t8012based onU.S. Censis data.2 E Ol Oz UwOPRUUUIT w!
I OUUDPOT wi EEwUlI OEPOT EwUI OEUDPYI OAawUUEEOI wuUb
housinginsingle-l EODPOa wEl UEET I Ewl OUUPOT wlaxi Udw E
stock is single-family attached and 30% is multifamily. The variation int he

precise share of housing types is a result of the fact that the Census and

American Community Survey are based on a survey of households, rather than
UUEUUEOUPEOWET EOT 1 UwbOw2EOI Oz Uwi OUUDPOT wUuU
Figure B1. Dwelling units by type percentage of all housing stock Salem, 1990,

2000, 2008 to 2012
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Source: U.S. Census 2000 SF3 Table H30, American Community Sud? Table B25024

Table B-1 shows information about building permits issue d in Salem for new
dwelling units. The information is separated into two time periods: 1999 to 2009
and 2010 to 2013. The reason for this separain is that the analysis for 1999 to
2009 was part of the Regional HNA. The more recent period, 2010 to 2013, is new
information. Also note that the Regional HNA did not include analysis of

ECONrthwest
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multifamily housing built as part of mixed-use buildings. Table B-1 presents this
information for the entire 1999 to 2013 period.2¢

Table B-1 and Figure B-2 show that the mix of housing developed over the 1999
to 2009 period was predominantly single -family housing (including single -family
detached, single-family attached, and manufactured housing). Over the 2010 to
2013 period, the majority of housing permitted was multifamily housing. This is
consistent with regional, state, and national trends for residential development
during that period.

Over the entire 1999 to 2013 period,Salem issuedpermits for nearly 11,600
dwelling units , with about 770 permits issued per year. About 69% of dwellings
permitted were single-family (detached, attached, and manufactured) and 31%
were multifamily.

Table B1. Building permits by type of unit, Salenportion of the UGB 1999 to 2013

1999 - 2009 2010 - 2013 Total 1999 to 2013
Percent of Percent of Percent of

Unit Type Units Tctal Units Taal Units Tatal
Single-Family 6,955 73% 1,008 54% 7,963 69%
Multifamily 2,530 27% 868 46% 3,620 31%

Multifamily 2,530 27% 868 46% 3,398 29%

MFin a Mixed Use Building Buildings developed over the 1999 to 2013 period 222 2%
Tatal 9,485 100%| 1,876 100% 11,583 100%

Source: Salem Building Permit Database

Notes:Sa |l e md s pdrmitidatadconmbiges singldamily detached and singldamily attached into one category.
The Regional Housing Needs Analysis did not include analysis of multifamily dwellings buittixeduse buildings.
Rather than attempt to incorporate this informatin into the prior analysis (for 1999 to 2009) we present it for the
entire 1999 to 2013 period.

26 There were ten mixed use projects in Salem that included multifamily housing. These buildings
incorporated between six and 55 multifamily dwellings. Other uses in the buildings ranged from
a retail space a grocery store, office space, medical offices, and other commercial uses.
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Figure B2. Building permits by type of unit, Salem portion of the UGB, 1999 to 2013
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Not es:
This figure excludes building permits for multifamily dwellings builtimxeduse buildings.

Sal emds buil di ndamjyaetathed andsangldamilg aitached inte ane category.| e
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Trends in Tenure

Table B-2 and Figure B-3 show change in tenure (owner versus renter occupied
housing units) for the City of Salem over the 2000 to2010 period. The overall
homeownership rate declined slightly, from 57% t o 56%, overthe ten-year
period, while renting increased by 1%. The number of owner occupied housing
units increased by about 10%during this period, while rentals increased by 17%.

Table B2. Change in tenure, occupied units, Salem, 2000 t@010
2000 2010 Change 2000-2010

Units Percent| Units Percent| Units Percent

Owner Cccupied 28,879  57%(31,904 56% 3,025 10%
Renter Occupied 21,766  43%|25,386  44% 3,620 17%

Taal 50,645 100%|57,290 100% 6,645 13%
Source: U.S. Census 2000 SF3 Table H032, .S. Census 2010,SF1 TabkiQT

Note: The nnber of dwelling unitsshown in Table BL, Table B2, Figure B1, and Table B3 differ because they
display different information Table B1 shows all units,Table B2 and Figure B1 show occupied units, and Table B
shows occupied units where housing type is known.

FigureB-3. Tenure, occupied units, Salem, 20000 2010
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Note: The number of dwelling units shown in TablelB Table B2, Figure B1, and Table B3 differ because they
display different information. Table B shows all units, Table R and Figure B1 show occupied units, and Table B
shows occpied units where housing type is known
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Table B-3 and Figure B-4 show the types of dwelling in Salem in 2012by tenure
(owner/renter -occupied). The results indicate that in Salem single-family housing
types are most frequently owner -occupied (54% of all housing is single -family,
owner-occupied housing) and multi -family housing i s most frequently renter
occupied (26% of all housing is multi -family renter -occupied housing).

Table B3. Housing units by type and tenure, Salenf012
Owner Occupied | Renter Cccupied | All Dwellings

Number e Number el Number Percent

by type by type
Single-family detached 30,281 96%| 8,490 33%| 38,771 68%
Single-family attached 722 2%| 2,475 10%| 3,197 6%
Multi-family 488 2%| 14,467 57%]| 14,955 26%
Taal 31,491 100%]| 25,432 100%(56,923 100%

Source: American Community Survé@p12 Table B25032

Note: The number of @elling units shown in Table B, Table B2, Figure B1, and Table B3 differ because they
display different information. Table B shows all units, Table B and Figure Bl show occupied units, and Table B
shows occupied units where housing type is know

FigureB-4. Housing units by type and tenure, Salen2012
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Vacancy Rates

Table B-4 shows vacancy ratesin Oregon, Marion County, Polk County, and
Salem between 2000 and 2010/acancy rates increased in each jurisdictin

during this period , and as 0f201Q Salem had a relatively low vacancy rate (6.5%)
compared to the Salem MSA (Marion and Polk Counties combined, 6.6%) and
Oregon (9.3%).

Table B4. Vacancy rate, Oregon, Marion County,
Polk County, Salem, 2000 to 2010

Marion Poalk
Qi County County ST
2000 82% 6.0% 5.7% 5.8%
2010 9.3% 6.6% 6.6% 6.5%

Source: U.S. Census 2000 SFIableH3, U.S. Census 2010 SFTableH3

Density

Housing density is the density of housing by structure type, expressed in
dwelling units per net or gross acre.?’ Like housing mix, State law requires
determination of housing den sity based on analysis of data and suggests using
an analysis of housing density developed over the past five years or since the
most recent periodic review, whichever time period is greater, or for a shorter or
longer time period.

The U.S. Census does notrack residential development density. This study
analyzes housing density based on new residential development within the
Salem portion of the UGB between 1999 and 2013, similar to the analysis of
achieved mix. The analysis of housing density uses two data sets maintained by
the Mid -Willamette Council of Governments (MWCOG): (1) building permits;
and (2) buildable land inventory. It included data quality assurance steps for
records with very high or very low density, such as consulting aerial
photographs of individual tax lots.

Table B-5 shows an analysis of residential development density (dwelling units
per net acre) over the 15year period for the Salem portion of the UGB. Table B-5
shows:

1 Average density in the Salem was 8.0dwelling units per net acre
(dwelling units per net acre) over the 1999 to 2013 period.

270AR 660024y Y huy oot AwUUT UwOi 1 wi 6000pDOT wei i pODPUDOOWOIT woi

of a gross buildable acre, using the definition above, a gross buildable acre will include areas
used for rights -of-way for streets and roads. Areas used for rights-of-way are considered
unbuildable.
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Density was simil ar across the 15year period, with higher density

during the 2010 to 2013 period @.4dwelling units per net acre) than
during the 1999 to 2009 period (7.7 dwelling units per net acre). One
reason for higher density during 2010 to 2013 was that more multif amily
dwellings were built in that period , and multifamily is denser than
single-family development.

Density was lowest in DR (6.6 dwelling units per net acre) and SF (7.3
dwelling units per net acre)

Density in MF was 10.9 dwelling units per net acre

Density was highest in MU and as part of a mixed -use building (16.8
and 25.9 dwelling units per net acre respectively).

Table B5. Housing density, Salem portion of the UGB, 1999 to 2013

Plan Designation

1999 - 2009 2010 - 2013 Total 1999 to 2013
Net Net Net
Units Aaes Density [ Units Aaes Density | Units Cars Density

- Sngle-Family Residential 3,641 509 7.2 253 26 99| 3894 535 7.3
DR- Developing Residential 2,653 383 6.9 312 66 4.7 | 2,965 449 6.6
MF- Multi-Family Residential 2,523 251 10.0 708 44 16.0 3,231 296 10.9

MU - Mixed Use 5 0 16.7 4 0 17.0 9 1 16.8
(BD, COM, ROM* Buildings developed over the 1999 to 2013 period 222 9 25.9
Total 8,822 1144 " 77 (1277 136 9.4 | 10,321 1,288 8.0

Source: Salem Building Permit Database

Not es: Sal emds

bui |l di ndamjlyaletactied andisangléamily attacbed inte ane category.| e

The number of dwelling units permitted iffable B5 is lower than the number shown ifTable Bl because the density anlysis inTable B5
requires information about the location and size of the parcel where the building permit was issued. Some records for bgil@rmits did
not include information about the parcel location or size.

*The Regional Housing Needs Analysis did not include analysis of multifamily dwellings builtixed-use buildings. Rather than attempt to
incorporate this information into the prior analysis (for 1999 t8009) we present it for the entire 1999 to 2013 period.
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NATIONAIHOUSINGIRENDS

The overview of national, state, and local housing trends builds from previous
work by ECO, Urban Land Institute (ULI) reports, and conclusions from TheState
Of wOT 1T w- E U D ODegpaitdronitie UdnOGemanioryHousing Studies of
Harvard University. 28 The Harvard report summarizes the national housing
outlook as follows:

0 T h e -dwaitedghousing recovery finally took hold in 2012
heralded by rising home prices and further renta | market
tightening. While still at historically low levels, housing
construction also turned the corner, giving the economy a much -
needed boost. But even as the most glaring problems recede,
millions of homeowners are delinquent on their mortgages or owe
more than their homes are worth. Worse still, the number of
households with severe housing cost burdens has set a new
record. o

Severalchallenges to a strong domestic housing market remain. Demand for
housing is closely tied to jobs and incomes, which are taking longer to recover
than in previous cycles. While trending downward, the numbers of underwater
homeowners, delinquent loans, and vacanciesremain high . The State of the

- E U D OOz Ueporilprojecks that it will take several years for market
conditions to return to normal and, until then, the housing recovery will likely
unfold at a moderate pace.

Recent trends in home ownership and demand

In 2012 housing markets began to show improvement . Existing home sales
accelerated totheir fastest pace sin@ 2007, nhew home sales registered their first
year-over-year increase since the downturn began,single-family starts increased
by 24 percent, and multifamily starts climbed sharply for the second year in a
row.

As of December 2012 the typical new home for sale had been on the market for

just 4.7 months, down from a recessiorera peak of 12.4 months and marking the

shortest lag period since December 2006. According to the Joint Center for

Housing Studies, a six-month supply is a r ough indicator of market balance and,

with inventories down and the pace ofsales accelerating, the suppy of homes

currently for sale is now below the six-month level that usually signals EwU1T OO1 Uz (
market.

28 http://www.jchs.harvard.edu/research/state_nations_housing

ECOMrthwest Salem Housing Needs Analysis B-10



Supplies of both new and existing homes for sale remained low in 2012 which
may reflect the unwillingness or inability of owners to sell at current prices
(Figure B-5). As home pricesrecover to levels that are more acceptable to sellers,
more homes will go on the market.

FigureB-5. Inventories of Homes for Sale (thousands)
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Source: The State of The Nationds Housi ng,Un\2Gity,».9 The Joint Center
http://www.jchs.harvard.edu/son/index.htm

While the number of vacantfor-sale and for-rent units fell in 2012(Figure B-6), a
large inventory of vacant homes was still held off market . Vacant off-market
units reacheda new record high of 7.4 million, or 5.6 percent of thetotal housing
stock. Once again, it is expected thd the uptick in housing prices will gradually
bring more of thesehomes back on the market.

ECOMrthwest Salem Housing Needs Analysis B-11



FlgureB-6 Change in vacant units, 20062012 (m|II|ons)
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The Joint Center for Housing Studies concludes that the housing market
downturn and foreclosure crisis had an immediate and potentially lasting impact
on homeownership (Figure B-7). After 13 successive years of increases, the
national homeownership rate declined eachyear from 2005 t0 2012 and is
currently at approximately 65%.

It is uncertain how much farther homeownership rates will fall. For each 10year
age group betweenthe ages of25 and 54, the share of households owning homes
is already at its lowest point since recordkeeping began in 1976.The overall
homeownership rate would be much lower if not for households over the age 65,
which currently have the highest rates on record,and also account for an ever-
increasing share of thetotal population.

ECOMrthwest Salem Housing Needs Analysis B-12



FigureB-7. Change in Homeownership Rate, 2002012 (percentage points)
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In 2012 the foreclosure crisis appeared to recede.While delinquencies remain
well above pre-crisis levels, they fell across all loan types (Figure B-8). In the first
guarter of 2013, the share of loans at some stage afelinquency but not yet in
foreclosure, declined to 7.3 percent,which is well below the 10.1 percent peak
that was experienced in the first quarter of 2010.

The Joint Center for Housing Studies cautions that it is too early to declare an
end to the crisis, given the backlog of homesthat remain in the foreclosure
pipeline. While the number of foreclosures at the end of 2012was the lowest
annual total observed since 2007, roughly 3.6 percent of all mortgageswere still

in for eclosure. For reference, tis share is nearly five times the 1974 1999 average
of 0.8 percent.
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FigureB-8. Share of Loans at Least 90 Days Delinquent (Percent)
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It is worth noting that rising home prices have provided some relief to
underwater homeowners (i.e. thoseowing more on their mortgages than their
homes areworth ). Nationwide, the number of underwat er homeowners fell 1.7
million to 10.4 million between 2011 and2012

Long run trends in home ownership and demand

The long-term market outlook shows that homeownership is still the preferred

tenure. While further homeowne rship gains are likely during the next decade,

they are not assured. Additional increases depend, in part, on the effect of

i OUT EOOUUUT UwOOwxOUI OUPEOwWOPOI UZUWEEDODUA
as whether the conditions that have led to homeownership growth can be

sustained. The Urban Land Institute forecasts that homeownership will decline

to the low 60 percent range by 2015

The Joint Center for Housing Studies indicates that demand for new homes

could total as many as 12 million units nationally between 2010and 2020. The

location of these homes may be different than recent trends, which favored

lower -density development on the urban fringe and suburban areas. The Urban

Land Institute identifies the markets that have the most growth potent ial are

21 OOEEOwWI EOUBE®BWOK UUO? wb iaddtditiesivithl wx UDOE Ua
international airport hubs (e.g., Washington D.C., New York City, San Francisco,

29) OT OQw, E(OPEDPOOwW?' OUUDOT wbOw O1 UPEEoO w31 1 w-1ROw#1 EE
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or Seattle). Development in these areas may be nearer city centers, with denser
infill types o f development. 30

The Joint Center for Housing Studies also indicates that demand for higher
density housing types exists among certain demographics. They conclude that
because of persistent income disparities, as well as the movement of the
Millennials into young adulthood, housing demand may shift away from single -
family detached homes toward more affordable multifamily apartments, town
homes, and manufactured homes.

Home rental trends

Nationally, the rental market continues to grow. In 2012 the number of
households living in rental units increased by 1.1 million, marking the eighth
consecutive year of expansion.The million -plus annual increases observed in
2011 and2012puts current growth rateson pace to easily surpass the record 5.1
million gain in the 2000s(Figure B-9).

Renta markets across the country have beentightening, pushing up rents across
the majority of markets. Rental vacancy ratesalso continued to drop in 2012
both nationwide and in most met ros. The US rental vacancy rate stood at 8/
percent in 2012and, while this is the lowest level observed since 2001, this was
still high relative to the 7.6 percent averaged in the 1990s.

Over the longer term, the Joint Center for Housing expects demand for rental
housing to continue to grow. Minorities will be the largest driver of rental

demand because they are on average younger and less likely to own homes than
whites. Demographics will also play a role. Growth in young adult households
will increase d emand for moderately priced rentals, in part because the oldest
Millennials reached their late-20s around 2010. Meanwhile, growth among those
between the ages of 45 and 64 will lift demand for higher-end rentals.

YA4UEEOQW+EOCEwW( OUUPUUUT Ow? ! Y hhreuwssdd B 281 Off hut 3uusl GJ BUJ ubpdd uud 3 !
11 EOQOwsUUEUI »
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FigureB-9. Average Annual Growth in Renter Households (millions)

Decade Year

Source: The State of The Nationds Housing, 2013, .The Joi |
http://www.jchs.harvard.edu/son/index.htm

As the homeownership m arket recovers, thegrowth in renter households will
likely slow. Since much of the increased demand for rental housing hasbeen met
through the conversion of single-family homes to rentals, future market
adjustments may come from a return of these units to owner-occupancy.
Additionally, the echo-boom generation should provide strong demand for

rental units in the coming years.

Trends in housing affordability

Low interest rates and housing prices have made monthly mortgage payments
for homebuyer s more affordable than at any other time in the last 40 years.The
National Association of Realtors (NAR) affordability index reflects the ratio of
median family income to the income required to qualify for the median -priced
home (Figure B-10). The index approached 200 in2012 meaning that a
household earning the median income could afford nearly twice the monthly
payment on a median-priced home.
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Figure B10. Affordability Index and Mortgage Interest Rates
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Households who spend at least 30% of gross household income on housing costs
are considered cost burdened. Those households who spend 50% or more of
gross household income on housing costs are considered sevegly cost burdened.

The number of households with housing cost burdens continued to climb in

2012 the latest increases in the number of severely burdened households
represent a jump of 347,000 from 2010, 2.6 million from 2007 when the recession
began, and 6.7million from a decade ago. In 2012 more than one-third of
American households (36%)spent more than 30% of income on housing, and
16% spent upwards of 50% 3!

Recentincreasesin cost burden were almost entirely concentrated among
severely burdened renters, whose numbers swelled by 2.5 million between 2007
to 2011, pushing thetotal share to 27.6percent (Figure B-11). Theseincreases also
come atop the increases experienced between 2001 and 200When the sharp rise
in house prices and the widespread availability of easy mortgage credit similarly
increased the number of costburdened homeowners.

Given the substantial decline in home prices and low interest rates, it is hotable
that the incidence of cost burdenson homeowners has not fallen more
dramatically. The lack of progressis perhaps reflective of the fact that many
homeowners remain locked into excessive mortgage debt.

812012 American Community Survey, Table B25091 and Table B25070.
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While increasingly prevalent at all income levels, lower-income households are
also more likely to be severely cost-burdened. With low -wage jobs increasing
and wages for those jobs stagnating, affordability prob lems will persist even as a
strengthening economy lift s the overall trajectory of residential investment.

FigureB-11. Number of severely burdened households 2002011 (millions)
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The Joint Center for Housing Studies points to widening income disparities,
decreasing federal assistace, and depletion of inventory through conversion or
demolition as three factors exacerbating the lack of affordable housing. While the
Harvard report presents a relatively optimistic long -run outlook for housing
markets and for homeownership, it points t o the significant difficulties low - and
moderate-income households face in finding affordable housing and preserving
the affordable units that do exist.

According to the Joint Center for Housing Studies, these statistics understate the
true magnitude of th e affordability problem because they do not capture the
tradeoffs people make to hold down their housing costs. For example, these
figures exclude people who live in crowded or structurally inadequate housing
units. They also exclude the growing number of households that move to
locations distant from work where they can afford to pay for housing, but must
spend more for transportation to work. Among households in the lowest
expenditure quartile, those li ving in affordable housing spent an average of $100
more on transportation per month in 2010 than those who are severely housing
cost-burdened. With total average monthly outlays of only $1,000, these extra
travel costs could amount to roughly 10 percent of the entire household budget.
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Demographictrends in housing preference

Demographic changes likely to affect the housing market and homeownership
are:

1 The aging of the baby boomers, the oldest of whom are in their late-+ Y z Uwb O w
2012

1 Immigrant s and their descendants, who are a faster growing group than
other households in the U.S.

9" OUUDOT WET OPEIT UwoOi wadudi i UWEEEaAWEOOOIT Ul
l EUOAwkYZUwbOduwl Yyhy

9 The children of baby boomers, called the Millennials , who range from their
late teens to late twenties in 20122

Household growth rates were particularly strong in 2012 asannual household
growth approached the 1 million mark for the first time since before the Great
Recession.This growth was largely fueled by the echo-boom generation (those
born after 1985), who aged into their mid -20st the age group most likely to form
new households.

While the young adult po pulation has been growing, the rate at which members

of this age group form their own households has declined. As a result, household
growth has not kept pace with overall population growth (Figure B-12). Even if
UOEEaz UwOOPwi OUUI Twéeréth pefsi€,h@vevebtie@ging &f the U w
echo-boom cohort into their 30s will likely raise household head ship rates due to
lifecycle effects. Half of all 30t 34 yea-olds head an independent household,
compared with just a quarter of all 20t 24 yearolds. Thus, the Millennial

generation, more populous than the baby boomers, is expected to be the primary
driver of new household formation over the next twenty years.

Itis currently unclear what housing choices the Millennials will make. Some

UUUEDPI UwUUTTT U0wO0T EVwUT 1 PUwxEUI O0UzwbOI 1T EUC
with housing values dropping so precipitously and so many foreclosures, will

make Millennials less likely to become homeowners. In addition, high

unemployment and underemployment may decrease Millennials 7z wi EUOD OT wx O
and ability to save for a down payment. It is not clear, however, that Millennials z w
housing preferences will be significantly different from their parents over the

long run.

24 UEEOwW+EOCEwW( OUUPUUUI Ow?!l Yhhuw$ O1 UT DOT w3 Ul OEVUwbOw1ll
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FigureB-12. Annual growth rate (percent)
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According to the Joint Center for Housing Studies, immigration will also play a
key role in accelerating household growth over the next 10 years (Figure B-13).
Current Population Survey estimates indicate that the number of foreign -born
households rose by nearly 400,000 annually between 2001 and 20D, and
accounted for nearly 30 percent of overall household growth. Beginning in 2008,
the influx of immi grants was staunched by the effects of the Great Recession
After a period of declines, however, the foreign born are again contributing to
household growth. Census Bureau estimates of net immigration in 20114 12
indicate an increase of 110,000 persons over the previous year, to a total of nearly
900,000.
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FigureB-13. Household growth, 20062012 (millions)
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The growing diversity of American households will have a large impact on the
domestic housing markets. Over the coming decade, minorities will make up a
larger share of young households, and constitute an important source of demand
for both rental housing and small homes. While their housing desires are similar
to whites, this group also tends to have lower incomes and wealth.

With the baby-boom population moving into the 65-and-over age group, the
number of senior households will also surge in 2013 23 (Figure B-14). The Joint
Center for Housing Studies suggests that an aging population, and baby boomers
in particular, will drive changes in the age distribution of households in all age
groups over 55 years. A recent survey of baby boomers showed that more than a
guarter plan to relocate into larger homes and 5% plan to move to smaller homes.

FigureB-14. Projected household growth, 20122023 (millions)
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People prefer to remain in their community as they age.3? The challenges that
aging seniors face in continuing to live in their community include: changes in
healthcare needs, loss of mobility, the difficulty of home maintenance, financial
concerns, and increases in property taxes** Not all of these issues can be
addressed through housing or land use policies. Communities can address some
of these issues through adopting policies that:

T

Diversify housing stock to allow development of smaller, comparatively
easily maintained houses in single-family zones, such as single story
townhouses, condominiums, and apartments.

Allow ¢ ommercial uses in residential zones, such as neighborhood
markets.

Allow a mixture of housing densities and structure types in single -family
zones, such as singlefamily detached, single-family attached,
condominiums, and apartments.

Promote the development of group housing for seniors that are unable or
choose not to cortinue living in a private house. These facilities could
include retirement communities for active seniors, assisted living facilities,
or nursing homes.

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

33 A survey conducted by the AARP indicates that 90% of people 50 years and older want to stay
in their current home and community as they age. See http://www.aarp.org/research .

34’|)
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Trends in Housing Characteristics

Figure B-15shows that, with few exceptions, suburban and other outlying areas

T Ul pwi EUUI UwOT EOQWEOUI wEPUDPIT UWEUUDOT wOT 1 wl
core cities decreased in 28 of the largest 100 metro areasand was essentially flat

in nine other metro areas. The number of households increased in about one-

third of large metro areas.

FigureB-15. Change in share of households located in core cities, major etropolitan areas, 2000
to 2010
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Source: State of 2018.8heNant Gemten fordHouking Bteidien af Harvard University, p. 16.
http:/iwww.jchs.harvard.edu/research/state_nations_housing

The U.S Bureau of Census Characteristics of New Housing Report(2012
presents data that show trends in the characteristics of new housing for the
nation, state, and local areas. Several longterm trends in the characteristics of
housing are evident from the New Housing Report: 35

9 Larger single-family units on smaller lots. Between 1990 and 2012the
median size of new single-family dwellings increased 21 % nationally from
1,905 sq. ft. to 2306sq. ft. and 15% in the western region from 1,985 sq. ft.
to 2,281sq. ft. Moreover, the percentage of units under 1,400 sq. ft.
nationally decreased from 16% in 1999 to 1% in 2012 The percentage of
units greater than 3,000 sq. ft. increased from 17% in 1999 to 26% of new
one-family homes completed in 2012 In addition to larger homes, a move
towards smaller lot sizes is seen nationally. Between 1990 ad 2012 the
percentage of lots under 7,000 sq. ft. increased from 27% of lots to @%b of
lots.

35 https://www.census.gov/construction/chars/hi ghlights.html
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9 Larger multifamily units. Between 1999 and 2012 the median size of new
multiple family dwelling units increased by 5% nationally and 3%in the
western region. The percentage of new multifamily units with more than
1,200 sq. ft. increased from28% in 1999 to ¥% in 2012nationally, and
decreasedfrom 26% to 23% in the western region.

1 More household amenities. Between 1990 and2012 the percentage of
single-family units built with amenities such as central air conditioning, 2
or more car garages, or 2 or more baths all increased. The same trend in
increased amenities is seen in multifamily units.

During the recession, the trend towards larger units with more amenities
faltered. Between 2007 and 209, for example, the median size of new single-
family units decreased by6% nationally and in the western region. In addition,
the share of new units with amenities (e.g., central air conditioning, fireplaces, 2
or more car garages, or 2 or morebath) all decreased slightly during this time.
With the recovery, however, housing sizes have been increasing annually;
median housing sizes increased by 8% between 2009 an@012nationwide, and
7% in the western region. The short term, postrecession trends regarding
amenities are mixed, but generally appear to be increasing (albeit more slowly
than housing sizes).

It appears that the decrease in unit size and amenities were a shorterm trend,
resulting from the housing crisis. However, n umerous articles and national
studies suggest that these changes may indicate a longterm change in the
housing market, resulting from a combination of increased demand for rental
units because of demographic changes (e.g., the aging of the baby boomers, new
immigrants, and the echo-boomers), as well as changes in personal finance and
availability of mortgages. 3¢

These studies may be corret and the housing market may be in the process of a
long-term change, with some fluctuations over time in unit size and amenities .
On the other hand, long-term demand for housing may not be substantially
affected by the current housing market. The echo-boomers and new immigrants
may choose singlefamily detached housing and mortgages may become easier
to obtain.

Studies and data analysis have shown a clear linkage between demographic
characteristics and housing choice. This is more typically referred to as the
linkage between life-cycle and housing choice and is documented in detail in
several publications. Analysis of data from the Public Use Microsample (PUMS)

%371 Ul wUUUEDT UwPOEOUET w?' Ox1 wi OUw' OUUPOBT y» wEaw&UI 1T
| OECODPOI WEOEWR3- T DuwddDuddvkEOEbdHW OEUI PwlbPEI wbOwll
October 15, 2010.
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in the 2000 Census helps to describe the relationship between selected
demographic characteristics and housing choice. Key relationships identified
through this data include:

1 Homeownership rates increase as income increases;

1 Homeownership rates increase as age increases;

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

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

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

STATEDEMOGRAPHIGRENDS

Ul T @@ %2016 Consolidated Plancludes a detailed housing needs analysis
as well as strategies for addressing housing needs statewide®” The plan
EOOEOQOUE]I UwUT EQw?. UI T OO0zUwWET EOT DOT wxOxUOEU
significant impact on its housing market. > w( UwBET OUDI BT EwOT 1 wi 600
and demographic trends that influence housing need statewide. Oregon is:
9 Facing housing cost increases due to higher unemployment and lower
wages, when compared to the nation

1 Experiencing higher foreclosure rates since 2005, compared with the
previous two decades

1 Losing federal subsidies on about 8% of federally subsidized Section 8
housing units

1 Losing housing value throughout the State

9 Losing manufactured housing parks, with a 25% decrease in the number
of manufactured home parks between 2003 and 2010

1 Increasingly older, more diverse, and, has less affluent households®

37 http://www.ohcs.oregon.gov/OHCS/HRS_Consolidate d_Plan_5yearplan.shtml

38 State of OregonConsolidated Plan 2011 to 2015
http://www.oregon.gov/ohcs/hd/hrs/consplan/2011_2015_consolidated_plan.pdf
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REGIONAL ANROCALDEMOGRAPHIGRENDS

Regional demographic trends largely follow the statewide trends discussed
above, but provide additional ins ight into how demographic tr ends might affect
housing in Salem. Demographic trends that might affect the key assumptions
used in the baseline analysis of housing need are: (1) the aging population, (2)
changes in household size and composition, and (3) inaeases in diversity. This
section describes those trends.

The following section presents data tables. In a few places additional explanatory
text is included. For the most part, the text describing the implications of the
tables is in the main part of the document.

Growing population

Salemhasa growing population. Table B-6 shows population growth the U.S,
Oregon, Marion and Polk Counties, and Salembetween 1990 and 2013.

Table B6. Population in the U.S., Oregon, Marion County, Polk County, Salem 1990

2013
Population Change 1990 to 2013

Area 1990 2000 2013 Number Percent AAGR
us. 248,709,873 281,421,906 316,364,000|67,654,127 27% 1.1%
Oregon 2,842,321 3,421,399 3,919,020 1,076,699 38% 1.4%
Marion Gounty 228,483 284,834 322,880 94,397 41% 1.5%
Polk County 49,541 62,380 77,065 27,524 56% 1.9%
Salem 106,786 136,924 157,770 50,984 48% 1.7%

Source: Portland State University, Population Research Center
Note: AAGR is average annual growth rate.

A 20-year population forecast (in this instance, 2015 t02039 is the foundation for
estimating needed new dwelling units. On October 7, 2009, Marion County
adopted a new coordinated population forecast for the urban areas of the county.
That forecast includes an adgted projection of population growth in the Salem
Keizer UGB for 2010 to 2030, but does not allocate population within the UGB to
the cities of Salem and Keizer.

Keizer adopted a population forecast for 2010 and 2032on May 7, 20123 Table B-

701 OPUWUT EQw* 1 PAl UZUWEEOxUI EwxOxUOEUDOOWI
Keizer portion of the SalemKeizer UGB) growing to 48,089 people by 2032

Between 2010 and20320 w* 1 B & 1 U ghows th&dity geoiikhlaan average

annual growth rate of 1.26%.

39 Keizer ordinance number 2012-656.
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The steps to develop this forecast were:

1. Extrapolate the population growth of the Salem portion of the UGB
from 2010 to 2015 at the adopted growth rate for the full UGB, 1.25%
average annual growth. The result shows that the Salem portion of the
UGB will have 210,035 people by 2015.

2. Extrapolate the Salem-Keizer UGB forecast from 2030 to 2035 based on
the adopted average annual growth rate for the 2010 to 2030 period of
1.25%. The result shows that theSalem-Keizer UGB will have 319,203
people by 2035.

3. Extrapolate the population for the Keizer portion of the UGB from 2032
OOwl Yt KwUOUDPOT w*l Pal UZdgawth Ead of W.P6BLWE YT UET
The result shows that the Keizer portion of the UGB will have 49,930
people by 2035.

4. Extrapolate the population for the Salem portion of the UGB from 2015
to 2035 the adopted growth rate for the full UGB, 1.25% average annual
growth . The result shows that the Salem portion of the UGB will have
269,274 people by 2035.

When added together, the Salem and Keizer populations in 2035 equal
the SalemKeizer UGB population of 319,203 people in 2035.

Table B7. Population forecast, Salem-Keizer UGB2010 to 2035

Salem-Keizer
Year Keizer Salem UGB
2010 36,478 197,386 233,864
2015 210,035
2030 46,900 253,080 299,980
2032 48,089 -
2035 49,930 269,274 319,203
Average Annual Growth Rates
2010-2030 1.26% 1.25% 1.25%
2015-2035
AAGR 1.25% 0.00%
People 59,239 -

Source: 2010 population is based on: "Population forecasts for Marion County, its Cities and

Unincorporated Areas 2012030" Prepared by the Population Research Center, College of

Urban andPrepared bythe Population Research Center, College of Urban and Affairs,

Portland State University.

2030 population for the SalemKeizer UGHs based on the report: "Population forecasts for

Marion County, its Cities and Unincorporated Areas 202030"

2030 population for the cities of Keizer and Salem is based on Marion County work on allocating the UGB population

to Salem and Keizer, shown in Exhibit B, Table 24 of Mar
Popul ati on For ec a §tip:/wivw.Soenarion.dn.es/NR/reldnlgresgA4325ABF86C4910-A891-
D1FC6CF33FEF/23513/exhibitbbackgroundinventoryskugb.pdf

The2032popul ati on forecast for Keizer is based on Keizerds
number 2012-656, adopted by Keizer on May 72012
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Aging population

In 2010, the median age in Salem was36.7years old, compared to the median of
35.4in Marion County, 36.3in Polk County, and the State average of38.5.Figure
B-16 shows the populations of Oregon, Marion and Polk counties, and Salem by
age in 2010

Figure B16. Population distribution by age, Oregon, Marion County, Polk County,
and Salem, 2010
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Source:U.S. Census 2010, Profile of General Population and HousiBgaracteristics
Table B-8 shows population by age in Salem for 2000 and 2010

Table B8. Population by age, Salem, 2000 and 200

2000 2010 Change 2000-2010
Age Gioup Number Percent| Number Percent| Number Percent Share
Under 5 10,190 7%| 11,407 7%|( 1,217 12% 0%
5-17 24,629 18%| 27,529 18%| 2,900 12% 0%
18-24 15,646  11%| 16,615 11% 969 6% -1%
25-44 41,198 30%| 42,779 28%| 1,581 4% -2%
45-64 28,222  21%| 37,819 24%| 9,597 34% 4%
65andover 17,039 12%| 18,488 12%| 1,449 9% 0%
Taal 136,924 100%| 154,637 100%| 17,713 13% 0%

Source: U.S. Census 2000ableP12, U.S. Census 2010rableP12
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population changeby age group, 2015to 2035, for Marion and Polk counties.
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over the same period.

Figure B17. Current and projected population by ageMarion Countyand Polk County, 2015 and

2035
Marion County Polk County
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Source: Oregon Office of Economic Analysis
http://www.oregon.gov/DAS/OEA/docs/demographic/pop_by_ageandsex.xls

Figure B18. Change in share of populatiorby age group, Oregon, Marion County,
and Polk County, 2015 to 2035
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Source: Oregon Office of Economic Analysis.
http://www.oregon.gov/DAS/OEA/docs/demographic/pop_by_ageandsex.xls
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Increased ethnic diversity

Table B-9 shows the change in the size of the Hispanic or Latino population in
Oregon, Marion and Polk counties, and Salem between2000and 2010.

Table B9. Change in Hispanic or Latino population, Oregon, Marion County, Polk
County, and Salem, in2000 and 2010
Marion  Palk

Oregon Couty County Salem

Change 2000 to 2010
Hispanic or Latino Population 174,748 27,880 3,608 11,386
Percentage Increase 63% 57% 66% 57%
Increase in share of population 4% 7% 3% 6%
Source: U.S. Census 1990 SF1 Table P009, U.S. Census 2000 Table P4, U.S. Census 2010 SF1 Table P9

Figure B-19 shows the percentage of the total population that is of Hispanic or
Latino origin for Oregon, Marion and Polk counties, and Salemin 2000and 2010.

Figure B19. Hispanic or Latino population by percentageOregon, Marion County,
Polk County, Salemjn 2000 and 2010
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Source: U.S. Census 1990 SF1 Table P009, U.S. Census 2000 Table P4, U.S. Census 2010 SF1 Table P9
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Household size and composition

Household size
Table B-10 shows average household sizes in Oregon, Marion and Polk counties,
and Salemin 2000 and 2010

Table B10. Averagehousehold size, Oregon, Marion County, Polk County, Salem,
2000 to 2010

Marion Polk
Oregon County County Salem

2000
Average household size 2.51 270 262 253
Owner-occupied units ~ 2.59 272 267 2.59
Renter-occupied units  2.36 2.67 250 244
2010
Average household size 2.47 270 260 255
Owner-occupied units  2.53 269 262 2.60
Renter-occupied units  2.36 271 255 248
Change 2000 to 2010
Average household size  -0.04 0.00 -0.02 0.02
Owner-occupied units  -0.06  -0.03 -0.05 0.01
Renter-occupied units  0.00 0.04 0.05 0.04
Source: U.S. Census 2000 SF1 H12, U.S. Census 2010 SF1 H12
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Household composition
Figure B-20 shows household composition in Oregon, Marion and Polk counties,
and Salem in2012

Figure B20. Household composition, Oregon, Marion County, Polk Counand
Salem, 2012
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Group Quarters

Table B-11 shows the population living in group quarters in Oregon, Marion and

Polk counties, and Salem in 2000 and 2010.

Table B11. Persons in group quarters, Oregon, Marion County,
Polk County, Salem, 2000 to 2010

2000 2010
Oregon
Total Population 3,421,399 3,831,074
Persons in Group Quarters 77,491 86,642
Percent in Group Quarters 2.3% 2.3%
Percent in correctional institutions 0.6% 0.6%
Marion GCounty
Total Population 284,834 315,335
Persons in Group Quarters 10,588 10,429
Percent in Group Quarters 3.7% 3.3%
Percent in correctional institutions 1.6% 1.4%
Polk County
Total Population 62,380 75,403
Persons in Gioup Quarters 2,032 1,885
Percent in Group Quarters 3.3% 2.5%
Percent in correctional institutions 0.1% 0.2%
Salem
Total Population 136,924 154,637
Persons in Gioup Quarters 8,884 8,635
Percent in Group Quarters 6.5% 5.6%
Percent in correctional institutions 3.2% 2.9%

Source: U.S. Census 2000 SF1 Tables P1 and P37, U.S. Census 2010 SF1 Tables P1 and P42
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Demographics and changes in housing choice

" OUUDPOT wOl 1 EVUWET EOT 1T wUT UOUTT OUUwWEwWx1 UUOOZ
family composition, and age. The types of housing needed by a 20year-old

college student are different than the needs of a 40year-old parent with children ,

or an 80-year-old single-person.

Figure B-21 shows households by household size and age of householder in
Salemin 2010.

Figure B21. Households by household size and age of householder, Salem, 2010
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Figure B-22 shows households by tenure and age d householder in Salem in
2010.

Figure B22. Households by tenure and age of householder, Salem, 2010
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Figure B-23 shows households by tenure, size, and age of householder in Salem
in 2010.

Figure B23. Households by household size, tenure, and age of householder, Salem,
2010
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Commuting trends

Table B-12 and Figure B-24 show the places where Salemresidents were

employed in 2011.

Table B12. Places that residents of

Salem were employed, 2011

Location Number Percent
Couwnties

Marion County 36,125 66%
Multhomah County 3,632 7%
Polk County 3,386 6%
Washington County 3,286 6%
Clackamas County 1,926 4%
Linn County 1,255 2%
Yamhill County 975 2%
Lane County 941 2%
All other counties 2,951 5%
Cities

Salem 31,670 58%
Portland 3,179 6%
Keizer 1,491 3%
Woodburn 826 2%
Tigad 773 1%
All other cities 16,538 30%
Tatal 54477 100%

Source: U.S. Census Bureau: LED on the Map,
http://lehdmap3.did.census.gov/themap3/
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Figure B24. Places that residents of the Salem MSA were employed, 20
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Table B-13and Figure B-25show where employees of firms located Salem lived

in 2011.

Table B13. Places where workers

in Salem lived, 2011

Location Number Percent
Counties

Marion County 45,755  55%
Polk County 10,015 12%
Linn Gounty 3,670 1%
Multnomah County 3,507 4%
Washington County 3,304 4%
Clackamas County 3,010 1%
Lane County 2,900 3%
Yamhill County 2,002 2%
Benton County 1,450 2%
All other counties 7,475 9%
Cities

Salem 35,177 42%
Keizer 6,488 8%
Portland 2,714 3%
Abany 1,726 2%
Dallas 1,367 2%
All other cities 35,616 43%
Tatal 83,088 100%

Source: U.S. Census Bureau: LED on the Map,
http://lehdmap3.did.census.gov/themap3/
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Figure B25. Places whereworkers in the Salem MSA lived, 2011

Source: US Census OnTheMap, http://lehdmap3.did.census.gov/
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