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“Not Just Density but Diversity: 
Expanding Needed Housing Under Goal 10”

Oregon APA Conference
Oregon Convention Center 

May 31, 2013

Themes

• Conflation between Goal 10 affordable 
housing and Goal 14 efficiency

• What about “flexibility of location, type and 
density”?

• What about the concept of “least cost 
housing” for those ineligible for government 
subsidies?

Is higher density more affordable??

• Evidence? 

• Anecdotal evidence suggests the contrary –
elevators, parking structures, redevelopment 
costs, high land costs.

Goal 10 truly a product of the 70s:

And the product of an unprecedented and 
grand coalition:

• ORS 197.303 “Needed housing” defined.

• DIVISION 7 METROPOLITAN HOUSING
660‐007‐0000 Statement of Purpose  The purpose of this division is to 
ensure opportunity for the provision of adequate numbers of needed 
housing units and the efficient use of land within the Metropolitan 
Portland (Metro) urban growth boundary, to provide greater certainty in 
the development process and so to reduce housing costs.

DIVISION 8 INTERPRETATION OF GOAL 10 HOUSING 

Stats. Implemented: ORS 197.295 ‐ 197.314 & 197.475 ‐ 197.490 Hist.: 
LCD 10‐1981, f. & ef. 12‐11‐81; LCDC 1‐1987, f. & ef. 2‐18‐87; LCDD 1‐
2012, f. & cert. ef. 2‐14‐12 

The basic tenets of Goal 10: Housing 
haven’t changed in 30 years
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Over the years:

• The round table has cracked 

• The coalition dispersed

• But is this true
• Do

• Does anyone really care?

Would anyone really care?

And if you’re not expanding your UGB ‐

• Consider Transportation Infrastructure Cost

What Ever Happened to the Idea of Least 
Cost Housing?

But is it working? 
Housing Costs versus Income
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Economics 101

• UGBs are beginning to bite
• Land costs are rising
• Public facilities amenities and their costs keep 
increasing

• There have been few effective advocates for 
housing

• Housing costs will continue to increase in Oregon
• Government assisted housing can only do so 
much

UGBWest East
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• + 18% per year
Land

• + 4% per year
CPI

Urban

15

1 Rural

Demographic & Market Trends

Dr. Chris Nelson’s 40th Anniversary 
Presentation to the Land Conservation & Development 

Commission

Seniors ‐ Fastest Growing Market Segment
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And Seniors will be Selling

And Homeownership Rates Are Declining

And Preferences They are A’changing

Older Households Are Downsizing

And Moving Out of Their Big Suburban Homes

So Why are We so Concerned about 
Regulating Land Density Inside UGBs?
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We’ve got lots of these in Oregon

Like this one on SE 82nd Avenue

This slide speks for itself

Idea 1: Shift Goal 10 Focus to Redevelopment

• Target strip commercial sites for 
redevelopment based on land / improvement 
values

• Fund master planning and infrastructure 
improvement projects

• Let the market do its thing

Idea 3: UGB Expansion into Exception Areas
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Idea 3: Goal 10 and Secondary Dwellings

Idea 4: High Density at the Urban Edge

• Restrict “destination resorts” near UGBs

• Continue to apply Goal 14 restrictions to 
outside UGBs

• But don’t require high density development at 
the edge of UGBs – far from services and 
active community centers

• Let the market function

Goal 10 
• Is a product of the 70s 
• Isn’t fighting the same enemies
• Should get ahead of emerging demographic and 
market trends

• Should focus on allowing a variety of housing types and 
densities

• Should focus on opportunities to provide least‐cost 
housing

• And should remove barriers to government assisted 
housing

Some Concluding Observations

Greg Winterowd | Principal
Winterbrook Planning
310 SW Fourth Avenue, Suite 1100
Portland, Oregon 97204

503.827.4422
503.827.4350 (fax)

greg@winterbrookplanning.com 
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Not Density, but Diversity:
Expanding Needed Housing 

Under Goal 10

Damian Syrnyk, AICP
Senior Planner
City of Bend 
Planning Division
(541) 312-4919
dsyrnyk@bendoregon.gov
www.bendoregon.gov

Why are we here today

• We have some questions for you about Goal 10

• Are we as a state meeting Goal 10, by focusing on 
density? Are we focusing on density too much? Too 
little?

• Do we need to consider how well we’re encouraging 
the development of different types of housing?

• Do we need to do something different to create  
comprehensive plans that encourage the development 
of needed housing?

Why Density?

• Edward McMahon “Density without High Rises” -
http://bettercities.net May 16, 2012

• Dan Parolek, “Missing middle housing: Responding to 
demand for urban living” - http://bettercities.net/news-
opinion/blogs April 2012

• Charles Marohn, “It’s so much more than density” –
http://bettercities.net January 4, 2013

• Brent Toderian, “Density Done Well, and Not just 
Downtown” - http://www.planetizen.com/node/61643 April 
4, 2013

Why Density?

• Communities need to be efficient in their use of urban 
land inside urban growth boundaries

• Density is equated with more affordable – we have more 
units on less land, they should cost less, and cost less to 
serve

• However – is being more efficient, more units per acre, 
also meeting Goal 10? Is it ensuring we meet our 
housing needs or are we pursuing density for the sake of 
density?

Goal 10, Housing

• To provide for the housing needs of the citizens 
of the state

• Plans shall encourage the availability of 
adequate numbers of needed housing units

– At price ranges and rent levels which are 
commensurate with the financial capabilities of 
Oregon households

– and allow for flexibility of housing location, type and 
density

Needed Housing

• Housing types determined to meet the need shown for 
housing within an urban growth boundary at particular price 
ranges and rent levels. 

• Includes at least the following housing types:

– (a) 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;

– (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; and

– (e) Housing for farmworkers.
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Mix and Density

• Planning (A)(4) – “allowance for a variety of densities and types 
of residences in each community.”

• Implementation (B)(4) “Ordinances and incentives should be 
used to increase population densities in urban areas taking into 
consideration:…”

• Goal 10 rule – “The mix and density of needed housing is 
determined in the housing needs projection”.

• Goal 10 rule – “Sufficient buildable land shall be designated on 
the comprehensive plan map to satisfy housing needs by type
and density range as determined in the housing needs 
projection.”

Goal 14 and Efficiency

• Goal 14 is “to provide for an orderly and efficient
transition from rural to urban land use, to accommodate 
urban population and urban employment inside urban 
growth boundaries, to ensure efficient use of land, and to 
provide for livable communities.”

• Rule: “ The determination of 20-year residential land 
needs for an urban area must be consistent with …the 
requirements for determining housing needs in Goals 10 
and 14, OAR chapter 660, division 7 or 8, and applicable 
provisions of ORS 197.295 to 197.314”
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40 Years: Oregon’s Goal 10 and 
Government Assisted Housing: 

Little Progress, Missing Linkages
APA Oregon Chapter Conference, May 31, 2013

TOM CUSACK, 
OREGON HOUSING BLOG
WWW.OREGONHOUSING.BLOGSPOT.COM
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Contact Information

Email: housepdx@gmail.com

Oregon Housing Blog: 
http://www.oregonhousing.blogspot.com

Twitter: @oregonhousing

2

Disclaimers and 
Experience

 Not a Planner/Not An Attorney
 HAVE: 

1. Stayed in Holiday Inn Express…
2. Participated extensively in Metro housing 

related groups in past.
3. MORE recently
 Participated in Lake Oswego 

Comprehensive plan rewrite and Foothills 
Urban renewal district planning.

 Participated in state housing competitive 
funding cycle rewrite/QAP planning. 

3

My Stipulations/POV

 Compared to What May Have 
Happened without it, Goal 10 has likely:
 Increased density;
 Increased supply of attached/MF housing.

 Likely increased OVERALL affordability 
especially in Metro Portland, 
particularly if transportation costs are 
included. 

 Spurred reinvestment, reduced sprawl.

4

My Stipulations/POV

 But…Has had NO significant positive 
impact on the supply of government 
assisted housing and “concern” has 
not translated into effective action.
ORS 197.307 (1) The availability of 

affordable, decent, safe and 
sanitary housing opportunities for 
persons of lower, middle and fixed 
income, including housing for 
farmworkers, is a matter of 
statewide concern.

5

Needed Housing, Goal 10

ORS 197.295 (3)
“Government assisted housing” means housing that 
is financed in whole or part by either a federal or 
state housing agency or a housing authority as 
defined in ORS 456.005, or housing that is occupied 
by a tenant or tenants who benefit from rent 
supplements or housing vouchers provided by either 
a federal or state housing agency or a local housing 
authority.
NOTE: 3 Out of 4 HUD Assisted Renter HH’s are 
headed by women….elderly, disabled are also major 
populations served by HUD Assisted housing 
programs.

6
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Linkage Problems

Comprehensive Plan Review
1. Long Delays /Underfunding
2. Housing Needs Analysis Major 

Problems

7

Problems: 
Delays/Underfunding.

As of October 2012:

8

Housing Needs Analysis 
Problems

 No standard methodology  for estimating 
need for government assisted housing.
What income levels
Appropriate Housing Types 

 No “affordable and available” housing 
supply” analysis.
Biggest impact on lowest income, 

those eligible for government assisted 
housing

Data for all Oregon counties IS 
available.

9

Affordable and Available
Example
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Oregon 2010 : 1. Affordable Rental Supply ; 
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Every 100 Families

Housing Needs Analysis 
Problems

 No linkages to housing needs data from
 State Housing Agency
 Local Housing Authority
 Local CD Agency

 No Connection to existing data sources on the 
existing supply of government assisted 
housing.  State and Preserve Oregon Housing 
non profit both post extensive inventories of 
assisted rental housing. (26,000 LIHTC units 
alone).

11

Housing Needs Analysis 
Problems

 No linkage between government assisted housing 
and high density buildable land.
 Shortages of High Density land=de facto exclusion 

of government assisted housing?
 Even Buildable High Density land NOT sufficient by 

itself to product  government assisted housing.. 
Example:
 Redevelopment of choice downtown LO block 

projected at 240 units with rents at $1,500-$2,600. 

 HNA says that need is for 35% of rental housing to 
be below 60% MFI with tax credit 1 BR rent 
maximum of $781 (including utilities).

12
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HNA Problems (Cont)

 Jobs data does not include job openings
or work shed analysis of local jobs vs. 
commuters. 
Clackamas County: 66% of  projected job 

openings w Avg. wage Less than 60% MFI.

Lake Oswego: 9 out of 10 private jobs 
are held by those living outside city, 
Economic and Housing Needs analysis 
did not provide that information. 
[Source: On the Map inflow/outflow 
tool].

13

Housing Needs Analysis 
Problems

 No inclusion of housing/transportation 
combined costs
NEW Location Affordability Portal Tool 

available to block group level for metro 
areas. (All Oregon data available in my 
May 5, 2013 blog post).

Includes housing and transportation 
cost estimates for different family types 
and other transportation cost estimates

14

Housing Needs Analysis 
Problems
 No ongoing tracking of whether projected

redevelopment of land available for high 
density housing IS converted to that use 
and if so at what levels of affordability. 

 ---Bottom Line, No effective Feedback 
Loop to see if housing being produced is at 
affordable levels.

15

No Fair Housing Analysis

 Changing demographics
 Aging/disability
 Family size 

 Affirmatively furthering (HUD reg still 
delayed)

 Disparate Impact 
 Even if standard is “clear and 

objective” can it still have a disparate 
impact? 

16

Statewide Fixes, 
Legislative Fix 1

 HB 2639: Prohibits rejection of voucher 
holders based solely on source of 
income. 
HNA Challenges: 

How calculate supply of rental 
housing affordable to voucher 
holders for different HH sizes?

Tracking the use of vouchers by 
city and use of small area rents in 
metro areas.

17

Statewide Legislative Fix 2

 HB 2254, rewrite of outside Metro area 
comp plan process
Required rule making would provide 

opportunity to write standardized 
method for converting pop 
estimates into need estimates AND 
to include government assisted 
housing needs 

18
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Other Statewide Fixes

1. Other HNA Fixes
 Publication of standard method for 

calculating need for government 
assisted housing.

 Publication of Best Practices examples, 
Using Existing data. 

2. Adjustments to LIHTC Funding criteria to 
promote equitable allocations.

3. Create Pay for Success Linkages to 
discretionary funding.

19

Fixing These Problems 
(Cont).

4. Could be Future Legal Challenges?
 Clear and Objective Standards.
 Disparate impact of Exclusionary 

policies. 
 Affirmatively Furthering obligations.

20

Fixing These Problems: 
Metro

METRO:  

 Above ALL….Need Political Will [MIA].
 Existing Functional/RT Plan Provisions Often Forgotten.

 Functional: 
 Timely Publication of detailed supply reports ON TIME, with 

details on housing in centers and by affordability level. 
(Was Early Pay for success idea).

 Check LOCAL Fair Share Goals Progess (1991 1000 Friends 
Reco)

 RTP: Reduce combined housing/transportation costs for 
avg renter HH by 25% from 2000 levels.

21

Fixing These Problems , 
Metro (Cont)
 Create PAY for SUCCESS linkages between 

discretionary funding and production/ 
preservation of government assisted 
housing. Example, Construction Excise Tax:
 Existing Data on LOCAL Affordable 

Housing Construction Not Being Captured 
by Metro.

 No recognition in grant making of 
different local performance in 
government assisted housing production/ 
preservation.

22

Fixing These Problems: 
Metro

 Outside City of Portland, Little  documentation on  
use of existing exception to Inclusionary Zoning 
prohibition for Urban Renewal Areas and other 
discretionary local actions.

(ORS197.309) 2 (a) provides an exception if the 
affordable housing requirement is a
"condition of approval creating or implementing an 
incentive, contract commitment, density bonus or other 
voluntary regulation [emphasis added], provision or 
condition designed to increase the supply of moderate 
or lower cost housing units;" [emphasis added]

23

More Resource Materials

NOTE: This presentation and select related materials are 
posted in MS SkyDrive Folder: http://sdrv.ms/13UoZ9m 

1.My October 2011 OR-WA APA Conference Presentation, 
with Metro focus (PDF).
2.Affordable and Available Housing Supply Data by 
Oregon  County found in September 12, 2012 Blog Post’
3.NLIHC Spotlight Publication on Affordable and Available 
Issue.
4.Ketcham, P. and Scot Siegel 1991 “Managing Growth to 
Promote Affordable Housing: Revisiting Oregon’s Goal 10 
– Technical Report” 1000 Friends of Oregon.

24
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More Resource Materials

5. 2008/2009 Oregon Affordable Housing Rule 
Making Background Materials 

25
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