A G E N D A

600 NORTHEAST GRAND AVENUE |[PORTLAND, OREGON 97232 2736
TEL 503 797 1538 |[FAX 503 797 1793

METRO
Revised Agenda
MEETING: METRO COUNCIL REGULAR MEETING
DATE: October 24
DAY: Thursday
TIME: 2:00 PM
PLACE: Council Chamber
Approx.
Time* Presenter
2:00 PM CALL TO ORDER AND ROLL CALL
(5 min.) 1. INTRODUCTIONS
(5 min.) 2 CITIZEN COMMUNICATIONS
(5 min.) 3 EXECUTIVE OFFICER COMMUNICATIONS
(5 min) ’ 4. AUDITOR REPORT Dow
5: CONSENT AGENDA
2:20 PM 5.1 Consideration of Minutes for the October 17, 1996
(5 min) Metro Council Regular Meeting.
6. ORDINANCES - SECOND READING
2:25 PM 6.1 Ordinance No. 96-647B, For the Purpose of Adopting McLain
(90 min) a Functional Plan for Early Implementation of the 2040

Growth Concept.

PUBLIC HEARING
7. RESOLUTIONS
3:55PM 7l Resolution No. 96-2404, For the Purpose of Encouraging Monroe
(5 min) the Columbia County Board of Commissioners to Approve

Extending Lone Star North-West’s Aggregate Operation.

4:00 PM 72 Resolution No. 96-2405, For the Purpose of Opposing Monroe
(5 min) Ballot Measure 46.



4:05 PM 7.3 Resolution No. 96-2406, For the Purpose of Opposing Monroe

(5 min) Ballot Measure 47.
4:10 PM 7.4 Resolution No. 96-2410, For the Purpose of Supporting Monroe
(5 min) Ballot Measure 32.
4:15 PM 8. COUNCILOR COMMUNICATION
(10 min)
ADJOURN

CABLE VIEWERS: This meeting is shown on Channel 30 the first Sunday after the meeting at 8:30 pm. The entire
meeting is also shown again on the second Monday after the meeting at 2:00 pm on Channel 30.

All times listed on the agenda are approximate; items may not be considered in the exact order.
For questions about the agenda, call Clerk of the Council, Chris Billington, 797-1542.
For assistance per the American with Disabilities Act (ADA), dial TDD 797-1804 or 797-1540 (Council Office)



Agenda Item Number 5.1

Minutes for the October 17, 1996 Metro Council Meeting
were unavailable '

Metro Council Meeting
Thursday, October 24, 1996
© 2:00 PM - Council Chamber



Agenda Item Number 6.1

Ordinance No. 96-647A, For the Purpose of Adopting a Functional
Plan for Early Implementation of the 2040 Growth Concept

Metro Council Meeting
Thursday, October 24, 1996
2:00 PM - Council Chamber



BEFORE THE METRO COUNCIL

FOR THE PURPOSE OF ADOPTING A ) Ordinance No. 96-647B
FUNCTIONAL PLAN FOR EARLY )

IMPLEMENTATION OF THE 2040 ) Introduced by

GROWTH CONCEPT )  Executive Officer Mike Burton

WHEREAS, the Metro Council adopted regional goals and objectives entitled "Regional
Urban Growth Goals and Objectives" by Ordinance No. 95-625A in December 1995; and

WHEREAS, the Régional Urban Growth Goals and Objcbtivcs (RUGGO) contain
integrated goals and objectives describing a desired urban form entitled the "2040 Growth
Concept"; and

WHEREAS, RUGGOs are the regional policy basis for regional irﬁplementation
measures to be adopted in a regional framework plan by December 1997, and

WHEREAS, the Metro Council initiated a new functional plan for early implementation
of the 2040 Growth Concept prior to adoption of any regional framework plan component in
Resolution No. 96-2288 consistent with RUGGO Objectives; and

WHEREAS, a recommendation from the Metro Policy Advisory Committee for an early
_ implementation functional plan entitled "Urban Growth Management Functional Plan" has been
received by the Metro Council consistent with RUGGO Objectives; now, therefore,

THE METRO COUNCIL HEREBY ORDAINS:

1. The text, tables and maps included in Exhibit "A" attached and incorporated
herein entitled the “Urban Growth Management Functional Plan" is hereby adopted as a
functional plan pursuant to ORS 268.390. ’

2. The Urban Growth Management Functional Plan complies with the Regional
Urban Growth Goals and Objectives and applicable statewide land use planning goals, rules and
statutes based on the record of this legislation before this Council as summarized in Exhibit"B".

ADOPTED by the Metro Council this __~__day of ‘ . .

1996.



Jon Kvistad, Presiding Officer

ATTEST: APPROVED AS TO FORM:

, Recording Secretary’ Daniel B. Cooper, General Counsel

o

1\DOCS#07.P&D\04-20401 .MPL\03UGMFNC.PLN\20400RD.DFT



-Date: October 18, 1996

To: Metro Council
From: Larry Shaw, Office of General Counsel
Subject: Hearing Draft of Urban Growth Management Functional Plan

This Metro Council draft is dated October 24, 1996, the date of the scheduled hearing. The draft
includes amendments to the Growth Management Committee draft adopted in work sessions on
October 3, 10 and 17:

Kvistad #2, 3

McCaig #1, 2, 3

McFarland #2

McLain #2, 2A, 3,4, 6,7, 8A,9, 10
Monroe #1,2 .

Morissette #3

Washington #1, 2

~

Consistency changes include

e "local governments" to "cities and counties;" and

e "expected capacity" t calculated capacity;" and

e "employment" to "Jobs" in Title 1 (consistent with Table 1); and

¢ "housing unit," "households" to "dwelling units" in Title 1 (consistent wnth Table 1).

Maps for "Employment and Industrial Areas" (as amended) and "Open Spaces" are being
prepared. '

jep
1ADOCS#07.P&D\04-20401.MPL\OIUGMFNC.PLN\COUNCIL1.018



This is a working draft to be reviewed by
MTAC & TPAC, MPAC and JPACT, the
Metro Growth Management Committee
and the full Metro Council

Urban Growth
Management

Functional Plan

B Metro Staff Draft completed 2/14

B :rrac/TPAC Draft completed
4/19/96

. MPAC Working Draft
~ Completed 7/11/96

. Metro Growth Management
Draft completed 8/23/96

l/Metro Council Draft
10/24/96

D Adoptgd
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URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN
A functional plan for early implementation of the Metro 2040 Growth Concept

Introduction

Metro was created after a vote of the citizens of the region as an elected regional government -
responsible for addressing issues of metropolitan concern and is enabled by state law, adopted
by the Oregon Legislature in 1977.. In addition, the voters of the region adopted a Metro
Charter in 1992, which describes additional responsibilities for the agency. Metro has an

* elected seven member Council which determines region-wide policies. In addition, Metro has
‘an elected Executive Officer to, enforce Metro ordinances and execute the policies of the

council.

The Metro Policy Advisory Committee (MPAC) is comprised of local government elected
officials and appointed citizens from throughout the region and was created to advise the
regionally elected Metro Council on matters of metropolitan concern. MPAC has
recommended specific policies to be included in a new functional plan to be adopted by the
Metro Council as soon as practicable. Early implementation of the 2040 Growth Concept is
intended to take advantage of opportunities now and avoid use of land inconsistent with the
long-term growth policy. '

MPAC, as well as the Joint Policy Advisory Committee on Transportation (JPACT), and the
Water Resource Policy Advisory Committee (WRPAC) have made recommendations that are
the basis for this functional plan. All of the elements considered by MPAC, JPACT and
WRPAC were deemed by the Metro Council to be matters of metropolitan concern that have
significant impact upon the orderly and responsible development of the metropolitan area. The
functional plan establishes regional policies, which will apply to all 24 cities and 3 counties
within the Metro region. The legal form of these regional policies is a functional plan, not
adoption as a “component” of the Regional Framework Plan. The policies in this functional
plan will be updated and coordinated with other policies to be adopted as components of the
Metro Charter mandated Regional Framework Plan, on or before December 30, 1997.

Functional plans are a primary regional policy tool that may contain both “recommendations”
and “requirements” for changes in local plans. This functional plan relies on further actions,
primarily changes to local government comprehensive plans and implementing ordinances, to
effectuate the actions described below. ‘

The Meaning of Regional Functional Plan Adoption

The regional policies which are adopted by this- Urban Growth Management Functional Plan
recommend and réquire changes to city and county .comprehensive plans and implementing .
ordinances. The purpose of this functional plan is to implement regional goals and objectives
adopted by the Metro Council as the Regional Urban Growth Goals and Objectives (RUGGO),
including the Metro 2040 Growth Concept. The comprehensive plan changes and related

t

Page 12—Urban Growth Management Functional Plan ) October 24, 1996
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actions, including implementing regulations, required by this functional plan, shall be adopted
by all cities and counties in the Metro region within twenty-four (24) months from the effective
date of this ordinance.

Any city or county determination not to incorporate all required functional plan policies into
comprehensive 'plans shall be subject to the conflict resolution and mediation processes
included ‘within the RUGGO, Goal I provisions, prior to the final adoption of inconsistent
policies or actions. Upon the effective date of this ordinance, any city or county amendment to
a comprehensive plan or implementing ordinance that is inconsistent with requirements of this
functional plan, is subject to appeal for violation of the functional plan.

Regional Policy Basis

The regional policies adopted in this functional plan are formulated from, and are consistent
with, the RUGGOs, including the Metro 2040 Growth Concept. The overall principles of the
Greenspaces Master Plan are also incorporated within this functional plan. In addition, the
updated Regional Transportation Plan (RTP)! , when adopted, will serve as the primary
transportation policy implementation of the 2040 Growth Concept. However, early

- implementation land use policies in this functional plan are integrated with early

implementation transportation policies derived from . preparation of the 1996 Regional

Transportation Plan, and consistent with the Metro 2040 Growth Concept.

Structure of Requiréments

The Urban Growth Management Functional Plan is a regional functional plan which contains
“requirements” that are binding on cities and counties of the- region as well as
recommendations that are not binding. “Shall” or other directive words are used with
requirements. The words “should” or “may” are used with recommendations. In general, the
Plan is structured so that local jurisdictions may choose either performance standard
requirements Orf prescriptive requirements. The intent of the requirements is to assure that
cities and counties have a significant amount of flexibility as to how they meet requirements.
Performance. standards are included in altmost titles. If local jurisdictions demonstrate to
Metro_that they meet the performance standard, they have met thate requirement of the title.
Standard methods of compliance are also included in the plan to establish one very specific
way that jurisdictions may meet a title requirement, but these standard methods are not the
only way a city ‘or county may show compliance. In addition, certain mandatory requirements
that apply to all cities and counties are established by -this functional plan.

1 Metro has an adopted Regional Transportation Plan. However, because of changing local and regional conditions. as well a5 state
and federa! requirements, the RTP is scheduled to being amended in 19976.

Page 22—Urb$n Growth Management Functional Plan October 24, 1996



70

71
72

73

74
75
76
77
78
79
80

81
82
83
84

85

86
87
88
89
90
91

92

93

94

95

96
97

98

99
100
101
102
103
104
105
106

REGIONAL FUNCTIONAL PLAN REQUIREMENTS®

TITLE1l: REQUIREMENTS FOR HOUSING ANb EMPLOYMENT
. ACCOMMODATION

Section 1. Intent

State law and Metro eCode require that. the Metro urban growth boundary (UGB) have

sufficient capacity to accommodate the expected growth for 20 years. It is Metro policy to
minimize the amount of urban growth boundary expansion required for the expected population
and employment growth by the year 2017 consistent with all Statewide Goals. To accomplish
further that policy, it is beneficial and desirable for Metro to require_actions intended_to
increase the capacity ofland-available for development of Jand within the UGB. Increasing the
capacity of land within the UGB _»ﬂl_includes-inefeasiﬂg-iﬂ requiring_changes for appropriate
locations_in both the rate of development permitted per acre (zoned density) and the rate at
which housing and employment aré actually built within the UGB. Development consistent
with the design types of the Metro 2040 Growth Concept will focus these efforts. As a matter
of regional policv, Eeach city and county must contribute its fair share to increasing the
development capacity of land within the UGB.

Metro will _work with local jurisdictions to develop a_set of region-wide community
development code provisions, standards and other regulations which local jurisdictions may
adopt that will help implement the 2040 Growth Concept and this Functional Plan. Included in
this_project will be a review of development standards _in_support_of smaller lots and _more
flexible use of land, strategies to_encourage land assembly, more flexible zoning and
improvements_in_the pre-application process 1o erisure timely and thorough review and to
provide for_early involvement by the public to address neighborhood concerns and assure

community acceptance of these changes.

Section 32.. Methods to Increase Calculated Cagacitxgyepee&ed—eapﬁei%f Required for
' Loeal-Governments

( All Cities and Counties

. All cities and counties within Metro are required to include within their comprehensive plans

and implementing ordinances the following provisions:

A. All zones allowing residential use’ shall include a minimum density standard that
requires_which provides that no land-use-decision_development a lication, including a
partition or subdivision, may be approved unless the propesed-action development will

i result in the building of 80 percent Or mMOrE of the maximum
number of dwelling units per net acre permitted
development by the zoning designation for the site. No comprehensive plan provision,
implementing ordinance_or local process (such as site or design review) may be applied
and ef no condition of approval may Limit-development be imposed that would -have the
offect of reducing the density to less than 80 percent of the maximum permitted density.

Page 32—Urban Growth Management Functional Plan ' October 24, 1996



107

108
109

110

111

112

113

114
115
116

117
118
119
120

121
122

123
124

125
126

127
128

129
130

131
132

133
134

135
136

137
138

For high density zones with maximum pessitted zoned density higher than 37 dwelling

units per net acre, the minimum residential density may be 30 dwelling units per net
acrc..- [l . 3 3 . ., 0 . L - .

This minimum density standard does not apply (1) outside the urban growth boundary,
(2) inside areas designated as open space on the attached Open Spaces Map, and (3)
inside areas designated as unbuildable on the attached Open Space Map. The maximum-

zoned density does not include the density bonus for zones that allow them. :

growth boundary where -existing lot sizes are two or more times that of the minimum
!ot size in the development code. '

Section 3. Desizn Tvpe Boundarics Requi

For each of the fdllowing 2040 Growth Conccgt'design types, city and county comgrehensive
plans shall be amended to include the boundaries of each area, determined by the city or county

consistent with the general locations shown on the 2040 Growth Concept Map:

Central City--Downtown Portland is the Central City which serves as the majorregional cenlcr,
an employment and cultural center for the metrogolitan area. :

Regional Centers--Nine regional centers will become the focus of comgatt development,
redevelopment and high-gualitz transit service and multimodal street networks.

one-half mile around a
light rail or high cagacitg transit station that feature a high-gualitg gedestrian environment.

Station Communities--Nodes of development centered approximatel

Town Centers--Local retail and services will be grovided in town centers with compact
development and transit service.

- Main Streets--Neighborhoods will be served by main streets with retail and service developments

served by transit.

Corridors--Alon ood quality transit lines, corridors feature a high-qualit edestrian

environment, convenient access to transit, and somewhat higher than current densities.

Employment Areas--Various types of employment and some residential development are
encouraged in employment areas with limited commercial uses. -

In D y for industrial activities with limited

dustrial Areas-Industrial area are set aside primarl
suggorting uses. ‘

Inner Neighborhoods--Residential areas accessible to_jobs and neighborhood businesses_with
smaller lot sizes arc inner ncighborhoods. :

Page 42—Urban Growth Management Functional Plan Octoher 24, 1990



.39 Quter Neighborhoods--Residential neighborhoods farther away from large employment centers

40 with larger lot sizes and lower densities are outer geighborhoods.

41 WWMWM&SHMWW
142 DA. Review All cities and counties shall determine whether actual built densities_for housing.

143 during 1990-1995 were less than 80 percent. of permitted maximum zoned densities.

144 The 1990-1995 actual built densities within its jurisdiction shall be compared with

145 permitted zoned densities for housing units

and-employment-during that period. This

146 e 8 be-cenat d g 0

147 +——Residential and-employment-developments to be analyzed shall be those which
148 were permitted by a land use action and constructed during the period from
149 - 1990 to 1995, and residential density shall be measured in households per net
150 developed acre.! '

151 2 Employment—performance—shall be—measured—by—comparing—the—aetual
152 jurisdiction wide-increase-during-the-years—1990-1995-with the-jurisdiction-wide
153 : increase—listed—in—Table——This—shall include—only—those—developments—that
154 : i i

155 .

156 B. _ 4——If the WMGHQHH&%&Q@QJA_L___—::M
157 densities to maximum zoned densities for the period 1990-1995;, indicates_that actual
158 built densities were less than 80 percent of persitted maximum_zoned densities, the
159 jurisdietion_city or county shall also demonstrate that it has considered and adopted at
160 least two of the following methods to increase capacity:

161 a. Financial incentives for higher density housing;

162 b. Provisions permitting additional density beyond that generally allowed in
163 : the zoning district in exchange for amenities and features provided by the
164 developer; o ~

165 c. Removal or easing of approval standards or procedures;

166 d. Redevelopment and infill strategies;

167 . e Authorization of housing types not previously allowed by the plan or
168 regulations; and

169 i

170 Section 45. Review—of-Permitted Determination of Calculated Capacity of Housing Units
171 and JobsEmployment : .

172 The purpose of this review section is to require each city and county within the Metro region to

173 determine the housing and cmployment capacity of its_existing comprehensive plans and
174 implementing ordinancese%aeeeqmeéaie-heﬁk%-aﬂd—emﬁeﬁﬁemﬂé“e determine calculated

1 See definitions.

Page 53—Urban Growth Management Functional Plan October 24, 1996
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capacity for dwelling units-and jobs by the method in this section, and increase calculated

Determine the calculated ca

cagacitge if necessary, to achieve the functional plan cagacities in Table 1 whether-amendments

itle: Each city and county

M o
- within the Metro region is hereby required to complete the following steps:

acitv of dwelline units and jobs by the year 2017 using the

zoned cagacitv?= of its current comgrehensive plan and imglcmcnling ordinances.

1.

Cities and counties shall use Metro estimates of vacant land, and land likely to

redevelop, unless they have-loeal-government-has data that theyit believes is more

accurate. In this case, the Jeeal-geveramentcity or county may provide Metro the
following: .

a. The source of the data; _

b.: The reasons that the locally developed data is a more accurate estimate
than the Metro estimate of vacant and redevelopable land; '

c. The database from which the above were derived;

d. The database of committed development lands.

Cities and counties may use their data, subject to acceptance by the Metro
Council or its designee, after Metro_the Executive Officer determines that the
city or county data is_may be more accurate than the Metro data. The Executive

‘Officer shall notify the Metro Council of each instance in which the data
submitted by a city or county is determined by Metro-staff the Executive Officer -

to be less accurate than Metro data.

In estimating—expeeted__determining - the _calculated capacity of ‘existing
comprehensive plans and implementing ordinances, loeal-governments cities and
counties shall not estimate-expeeted_use a calculated capacity for dwelling units of
at more than 80 percent of maximum permitied zoned residential density, unless:

a. Actual experience in the jurisdiction since 1990 has shown that
development has occurred at density greater than 80 percent of permitted
zoned residential density; or ' :

b. Minimum density standards are adopted or proposed for adoption in the:

zoning code that require residential development at greater than 80 percent
of maximum permitted zoned residential density.

JusisdietionsCities and counties calculating capacity through the use of density
bonus provisions may consider transfers, including off-site transfers, only upon
demonstration that previous approvals of all density"transfers within the past 5

2 See Title 10, Definitions, “pepriitetzined densitvespaetty” and Tempeeted galeulated capacity.”

Page (2—Urban Growth Management Functiona! Plan ' Octoher 24, 19960
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- years have resulted in an average of at least 80 percent' of maximum permitted
zoned densities actually being built. ' '

IS

The capacity calculation shall used only those development iypes that are 8
i allowed ‘in the development code. Any discretionary decision
must not diminish the pesmitted_zoned density if it is to be counted as a part of

expeetedcalculated capacity; and

35.  Cities and counties, in coordination with special districts,_shall demonstrate that
they have reviewed their public facility capacities and plans to assure that planned
public facilities can be provided, to accommodate grewih the calculated capacity
within the plan period :-end

Calculate the increases in e*peesed-heﬁsmgd_\w____g_lh!lg units and empleymentjob capacities
by the year 2017 from any proposed changes to the current comprehensive plans and

implementing ordinances that must be adopted to comply with Section 23 of this Title
and add the increases to the calculation of expected capacities.

Determine the effect of each of the following on expeeted_calculated capacities, and

include ' any resulting_increase or decrease_in
calculated capacities:

l.. Required dedications fof public streets, consisteﬁt with the Regional Accessibility
Title; '

2. Off-street parking requirements, consistent with this functional plan;

3. . Landscaping, setback, and maximum lot coverage requirements;

4. The effects of tree preservation ordinances, environmental protection ordinances,

view preservation ordinances, solar access ordinances, or any other regulations
that may have the effect of reducing the capacity of the land to develop at the

permitted zoned density;

5. The effects of areas dedicated to bio-swales, storm water retention, open space
dedications, and other requirements of local codes that may reduce the capacity of
the land to develop at the permitied zoned density.

If any of the expeeted calculated capacitiesy estt } are

determined to be less than any of the city's or county’s target he-asmgw and -
jobemployment capacities in Table 1, either jurisdiction-wide or in mixed-use areas, or
both, then the city or county shall comply with the performance standards in Section 26 of
this Title by amending its comprehensive plans and implementing ordinances to increase

its—expected_calculated capacitiesy, as needed, to comply with the required calculated

]

capacitics required-eapaeities in Table 1.

Page 7a—Urban Growth Management Functional Plan October 24, 1996
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€E. Exceptions_to the Section 6.B requirement that target capacities be_demonstrated-ean
' may be requested according to Title 8 if a city or county determines that any expeeied
calculated capacity requirement in Table 1 cannot be achieved after implementation of
Section 2, 3 and 4 policies to increase expected capacities.

Section 26. Local Plan Accommodation of Expected Growth Capécity for Housing and
Employment—Performance Standard :

All cities and counties within Metro shall demonstrate that:

BA. The provisions metheds—and—plan requiredments—set-forth in Sections 23-threugh-6 of
this Title have been edepted—er—follewed_included in comprehensive plans and
implementing ordinances; and that -

AB. Their—zoning—end—other—regulations Using the computation _method in_Section 3.
including_the minimum_residential density _provisions _required in Section_2, that
calculated capacities will achieve the target capacities will-permit-the-target-eapaeity for
hoeusingdwelling units and full-time and part-time jobs empleyment contained in Table 1
in the Appendix fo this plan, including both jurisdiction-wide expected capacitiess—es
wel-as and capacities for mixed-use areas; and that ‘ :

C. Effective measures have been taken to reasonably assure that the expeetedcalculated
capacities will be built for housingdwelling units and employmentjobs; and that

D. Expected development has been permitted at locations and densities likely to be
achieved during the 20-year planning period by the private market or assisted housing
programs, once all new regulations are in effect.

Section 7. Design Type Density Recommendations

Bé. For the area of each of the 2040 Growth Concept design types, the following average
gﬂsities for housing and employment are recommended to cities and counties:

Central City - 250 persons per acre
Regional Centers - 60 persons per acre
Station Communities - 45 persons per acre
Town Centers - 40 persons per acre

Main Streets - 39 persons per acre
Corridor - 25 persons per acre
Employment Areas - 20 persons per acre

" Page §2—Urban Growth Management Functional Plan October 24, 1996
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Industrial Areas - 9 emplovees per acre
Inner Neighborhoods - 14 persons per acre

Outer Neighborhoods - 13 persons per acre

C. Cities and counties shall not grohibit the construction of at least one accessory unit

within any detached single famil

dwellin

that is permitted to be built in any zone

inside the urban growth boundary. - Reasonable regulations of accessorg units_may

include, but are not limited to, size, Iighting! entrances and owner_occupancy of the .
grimarx unit! but shall not grohibit rental occupancy, separate access, and full kitchens

in_the accessory units.

"~ 3 See defimtions.

Page Y2—Urban Growth Management Functiona! Plan

October 24, 1996



316
k1Y)

318
319
320

321

staslo e

L2202 X 13 BEC A=A N

tha g

A _ara lace tlinn
TwJJ ikt

ad undar-Cactian
UFV\‘ Glivlwl L LTITOUIT Y MW

.
actinatac_daualan
“LI\J L*Te 132 2 RE2 39T pup R A=l I =) 4

iz

nac
F

wnactad.an
;llv‘\-.\l)\-‘“u A1 %)

I tha

322

[ A
o N
0 ™M

.

o
arhath

OT

Iy

A afly
oy

A
th . Cantian
YVttt SewiliVIl o=

ANLS

cauntuchall coimnle
ASASA3120% BECLPIoIL ERSASLL L) SAD

than tha aitu ar

L7A A I FRE Y AR I Y P4

HeAOFANL.

.
133322

Trrrrxcaadot i edd.

n

Tty ot
-

W '\O
[ )
™ ™

awdo
TTraac

|

1 ra~
LESATIN ST R B oSt

chiall-ha

22331381

FYIY VIV, 2t KA
morcaot—eup/ut oy

.
IT-V S - ViV

10
7

nnsandinanitic
(*2232 A 22222 2 A TV)

1L

. .
3eliadd
THOTuUTTS

a0

cOTCTUTaTTIIT

asleulng

onneiiag

capatIty

A
X

n
1=

327
328

ot

PYTS EFLECY

IPICE

<. Tha

1455

Qaet
[WATAISARAE ]

in
1281

1

TYOTC IO oW

.
otinniong

o

oot g oot LtioUaTTUS Y

accarding QI\JI\AJ'\I%QJ‘\A“1

asnd
121247

.
13343
LAAA= =122 FY

lLauc

-
O
<t

{

L0133 L HAS
QPueTires

\>1224=RaE2°2 9 ) R ¥y =)

1332
(=]

enlaulat

3
T

o
b
s
J

0
3
4
D

thha (allau:
12227

lanct
TWlJt

o
1329

LRI RRARSS TS AR 9
?

damanctrata

chall
onan

329
330
331
332
333

~da
121 A ASA

davalannianti—es
ity o

H far-nll

1 _hu accanniines

o oCiruacttciaanuiT U

{1 Arnid I oE

it bhae hann da

Cuenactad-cnnne
apLeiLuToapatnyg

334

b ] uv\-vuuuus N1

335
336

diciriete

Cv-¥E 0
L2 AR )

11

.
TOUVICYY LT

Jansca raviiancae
TITCY W

1
arothtos

gpeTart

.
b _cnacin
vwiar

eyt

s _aaardinasiian

cToOTraTTaTtTon

o
Y. CItLL LY.V R Y]
coTTaCoy

1

[ ET.V I VLV
ot oTanl

Cs

337

o0 O
T ™M
(2 3 3]

atianctaila

actunl huilt
goTaaT oalit

1ad 1000 1008
L I AT A T A A

.
]l\vl LASANY

tha nae

Of.¥sl

4
G e e

at tlaat
A2 ‘llu"

JITree

1 tha panacibvenlanl
tHE-Capicty st ttmon

T

4
ha

340

—
< <
@ ™M

o
<
o

344

345

346

347

348
349

-3
Tt

II T0)
Octoher 24, 1996

thaos leats

1324

g
-

1 _has
174

3
OO

ity
¥

L

3OS
| ARAEASARDA

nros
TV

L8 T

tunas 13634

£ et
[RAA= L2 2 R T Y

T

.
LNV . SLULY

3

7 ratroTr 7oty

Anthar

e
Pape )(2—Urban Growth Management Functional Plan

350
351
352



. . . -
353 o s ronlians . ont fsa ranttactad ncansdinnc. ta T ln Q 18 n attar A oot Latarnsinnac thust o aris:
) ey LT ~AN A2 T AR LT LI S LASS LI AR oA = A= T I XA +H et orty—Orcoui yuet it e ey
. . - . .
354 Aavcmantad _Aniasaatiilorantiieaaeant 23s _Tahla 1 ~anvnt a anahiarad s -nsn‘anq;&nlnlu\n_nf
exprotaTTaputitg et T T raoie Tl S 33artacAmm AR Sy taaa n oS an e g2 aue AR R SALSLAR AR LALLM A LI L
355- PR . . . . e .
.
v
v
.
. “

Page 112—Urban Growth Management Functional Plan ' October 24, 1996



356

357

358
359
360
361
362
363
364
365
366
367

368
369
370
371

372

373
374

375
376
37
378

379
380

381
382

383

384
385
386
387
388
389
390
391
392
393
394

TITLE2:° REGIONAL PARKING POLICY

Section 1. Intent

The State’s Transportation Planning £Rule calls for per—eapite reductions in_ef vehicle miles
traveled per capita and restrictions_on_construction_of new parking_spaces as a means of
responding to transportation and land use impacts of growth. The Metro 2040 Growth Concept
calls for more compact development as a means to encourage more efficient use of land, promote
non-auto trips and protect air quality. In addition, the federally mandated -air quality plan
adopted by the state relies on the 2040 Growth Concept fully achieving its transportation
objectives. Notably, # the .air_quality plan relies upon reducing vehicle trips per capita and
related parking spaces through minimum and maximum parking ratios. This title is-previded-te
addresses these statutery state and federal requirements and preserves the quality of life of the
region.

A compact urban form requires that each use of land is carefully considered and that more
efficient forms are favored over less efficient ones. Parking, especially that provided in-new
developments, can result in a less efficient 1and usage and lower floor to area ratios. Parking also
has implications for transportation. In areas where transit is provided or other non-auto modes
(walking, biking) are convenient, less parking can be provided and still allow accessibility and
mobility for all modes, including autos. Reductions in auto trips when substituted by non-auto
modes can reduce congestion and increase air quality. '

Section 2. Performance Standard

A. Local-Govemments_Cities and counties are hereby required to edept amendments;—
" peeessarys—te—insure—that their comprehensive plans and implementing regulations,_if
necessary, to meet or exceed the following minimum standards: o

1. Cities and counties shall Rrequire fre more parking than the minimum as shown
on Regional Parking Standards Table, attached hereto; and

‘2. Cities and counties shall Eestablish parking maximums at ratios no greater than
those listed in the Parking Table and as illustrated in the Parking Maximum Map
for Zone A. The designation of the A ead-B zones on the Parking Maximum Map
should be reviewed after the completion of the Regional Transportation Plan and
every five three years thereafter. 1f 20-minute peak hour transit_service has

become .available to_an area within a_one-quarter mile walking distance for bus
transit or one-half mile walking distance for light rail transit, that area shall be
added to Zone A. If 20-minute peak hour transit service is no longer available to
an area within a one-quarter mile walking distance for bus transit or one-half milc
walking distance for light rail transit, that area shall be removed from Zone A. and

T acaccarmi—raviced-to-retlecet Alaamanc i auhlic ¢ rancaartatian-nand-4+n nadactrian
11 n\.-‘.\.,aauuj, 1A "A S T AA Y4 Twiiwwl \rllulls\rJ 122 ) lluull\v uuxlayvatuuvu i il Il\-\l\rdkl1l—lll
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Local-zovemnments Cities and counties should designate Zone A parking ratios in
areas with good pedestrian access to commercial or employment areas (within 1/3
mile walk) from adjacent residential areas. : ‘

3. Cities and counties shall Ensure establish-that an administrative or public hearing
process for considering ratios . for individual or joint developments_to allow_a
variance-edjustment for parking when_a_development application is_received

which may result in aggroval of construction of garking spaces either: -

. a———in excess of the maximum parking ratios; ot end
b———Tless than the minimum parking ratios.

maximum parking ratios or-rainimum-parkine—raties through ar-adjustment-of variance
process. ~

Leeal-severmnents_Cities and counties may grant ‘an—adjustment_variance from any

Free surface parking spaces shall be subject to the regional parking maximums_provided
for Zone A. Parking spaces in parking structures, fleet parking, parking for vehicles
that are for sale, lease, or rent, employee car pool parking spaces, dedicated valet
parking spaces, spaces that are user paid, market rate parking or other high-efficiency
parking management alternatives may be exempted from maximum parking standards
by cities and counties. Sites that are proposed for redevelopment may be allowed to
phase in reductions as a local option. Where mixed land uses are proposed, ieest

' cities and counties shall provide for blended parking rates. It is
recommended that lecal—goveraments_cities and counties count adjacent on-street
parking spaces, nearby public parking and shared parking toward required parking
minimum standards.

Local-Gevernments_Cities and counties may use categories or measurement standards

_other than those in the Parking Table, but must provide findings that the effect of the

local regulations will be substantially the same as the application of the Regional
Parking Ratios. '

Local-povernments_Cities and counties shall monitor and provide the following data to
Metro on an annual basis:

1. the number and location of newly developed parking spaces, and

2 demonstration of compliance with the minimum and maximum parking
standards, including the application of any variances leeal-adjustments to the

regional standards in this Title. Coordination with Metro collection of other
building data should be encouraged. ’
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TITLE3: WATER QUALITY AND FLOOD MANAGEMENT CQNSERVATION

‘Section 1.  Intent

‘To protect the beneficial uses and functional values of resources within the Water Quality and

Flood Management Areas by limiting or mitigating the impact on these areas from development
activities. : ,

Section 2. Requirement

‘Cities and counties shall ensure that their comprehensive plans and implementing regulations
‘protect Water Quality and Flood Management Areas pursuant to Section 4. Exceptions to this

requirement will be considered under the provisions of Section 7.

Section 3. Implementation Process for Cities and Countiesoeal-Governments

Cities and counties are hereby required to amend their plans and implementing ordinances, if

_necessary, to ensure that they comply with this Title in one of the following ways:

A. Either adopt the relevant provisions of the Metro Water Quality and Flood Management
mode!l ordinance and map entitied Metro Water Quality and Flood Management
Conservation Area Map; or -

B. Demonstrate that the plans and implementing ordinances substantially comply with the
performance standards, including the map, contained in Section 4. In this case, the
purpose of this map is to provide a performance standard for evaluation of substantial
compliance for those jurisdictions who choose to develop.their own map of water quality
and flood management areas ; Or -

C. Any combination of A and B above that substantially complies with' all performance
) standards in Section 4. '

Section 4. Performance Standards

A. Flood Mitigation. The purpose of these standards is to protect against flooding, and
prevent or reduce risk to human life and properties, by allowing for the storage and

conveyance of stream flows through these natural systems.

The plans and implementing ordinances of cities and counties shall be in substantial compliance
with the following performance standards:

1. Prohibit development within the water quality and flood management area; or
2. Limit development in a manner that requires balanced cut and fill; unless the

project is demonstrated, by an engineering study, that there is no rise in flood
elevation or that it will have a net beneficial effect on flood mitigatian.
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3. - Require minimum finished floor elevations at least one foot above the design
flood height or other applicable flood hazard standard for new habitable
structures in the Water Quality and Flood Management Area.

4. . Require that temporary fills permitted during construction shall be removed.
Water Quality. The purpose of these standards is to protect and allow for enhancement
of water quality associated with beneficial uses as defined by the Oregon Water

Resources Department and the Oregon Department of Environmental Quality.

The plans and implementing ordinances of cities and counties shall be in substantial
compliance with the following performance standards:

1. Require erosion and sediment control for all new development within the Metro

boundary as contained in the Metro Water Quality and Flood Management model
ordinance.
2.°  Require to the maximum extent practicable that native vegetation cover is

maintained or re-established during development, and that trees and shrubs in the
Water Quality and Flood Management Area are maintained. The vegetative cover
required pursuant to these provisions shall not allow the use of “Prohibited Plants
for Stream Corridors and Wetlands™ contained in the Water Quality and Flood
Management Model Code adopted by the Metro Council.

3. Prohibit new uses of uncontained areas of hazardous materials as defined by DEQ

in the Water Quality and Flood Management Areas; and

Protect the long term regional continuity and integrity of Water Quality and Flood
Management Areas

Standards: Local jurisdictions shall establish or adopt transfer of density within
ownership to mitigate the . effects of development in Water Quality and  Flood
Management Areas, or through Transferable Development Rights (TDRs), which have
substantially equivalent effect as the Metro Water Quality and Flood Management Model
Ordinance.

Metro encourages local government to require that approvals of applications for
partitions, subdivisions and design review actions must be conditioned with protecting
Water Quality and Flood Management Areas with a conservation easement, platted as a
common open space, or through purchase or donation of fee simple ownership to public
agencies or private non-profits for preservation where feasible. Metro and cities and
countieslocal—povemments shall recognize that applications involving pre-existing
development within the Water Quality and Flood Management Areas shall be exempted
from the provisions concerning conservation easements and purchase or donation of fee
simple ownership to public agencies or private non-profits for preservation.
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Section 5. Fist_l and Wildlife Habitat Conservation Area

A.

The purpose of these standards is to conserve, protect, and enhance fish and wildlife

" habitat within the fish and wildlife habitat conservation areas identified on the water

quality and flood management area map by establishing performance standards and
promoting coordination by Metro of regional urban water sheds. ’

Fish and Wildlife Habitat Conservation Area Recommendations

These areas shall be shown on the Water Quality and Flood Management Area Map.
Fishand Wildlife Habitat Conservation Habitat Areas generally include and/or go beyond
the Water Quality. and Flood Management Areas. These areas shown on the map are
Metro’s initial inventory of significant fish and wildlife habitat conservation areas. Metro
hereby recommends that local jurisdictions adopt the following temporary standards:

1. Prohibit development in the Fish and Wildlife' Conservation Areas that adversely
impacts fish and wildlife habitat. : '

Exceptions: It is recognized that urban development will, at times, necessitate
development activities within or adjacent to Fish and Wildlife Habital -
Conservation Areas. The following Fish and Wildlife Habitat Conservation
Mitigation Policy, except for emergency situations, applies to all the following
exceptions: ‘ ;

A project altematives analysis, where public need for the project has been
established, will be required for any of the exceptions listed below. The
alternatives analysis must seek. to avoid adverse environmental impacts by
demonstrating there are no practicable, less environmentally damaging
alternatives available. In those cases where there are no practicable, less
environmentally damaging alternatives, the project proponent will ~ seek
alternatives which reduce or minimize adverse environmental impacts. Where
impacts are unavoidable, compensation, by complete replacement of the impacted .
site's ecological attributes or, where appropriate, substitute resources of equal or
greater value will be provided in accordance with the Metro Water Quality and
Flood Management model ordinance.

a. Utility construction within a maximum construction zone width
established by cities and countiesloeat-governments.
b. Overhead or underground electric power, telecommunications and cable

television lines within a sewer or stormwater right-of-way or within a |
maximum construction zone width established by citics and countiesteeat
c. Trails, boardwalks and viewing areas construg:tion.
d. Transportation crossings and widenings. Transportation crossings and
widenings shall be designed to minimize disturbance, allow for fish and

\
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wildlife passage and crossings should be preferably at right angles to the
stream channel.

Limit the clearing or removal of native vegetation from the Fish and Wildlife
Habitat Conservation Area to ensure its long term survival and health. Allow and
encourage enhancement and restoration projects for the benefit of fish and
wildlife. . .

Require the revegetation of disturbed areas with native plants to 90 percent cover
within three years. Disturbed areas should be replanted with native plants on the

Metro Plant List or an approved locally adopted plant list. Planting or

propagation of plants listed on the Metro Prohibited Plant List within the

Conservation Area shall be prohibited. -
Require compliance with Oregon Department of Fish and Wildlife (ODFW)
seasonal restrictions for in-stream work. Limit development activities that would
impair fish and wildlife during key life-cycle events according to the guidelines
contained in ODFW’s “Oregon Guidelines for Timing of In-water Work to
Protect Fish and Wildlife Resources.”

Fish and Wildlife Habitat Protection

Within eighteen (18) months from the effective date of this functional plan, Metro shall
complete the following regional coordination program by adoption of functional plan
provisions.

1.

Metro shall establish criteria to define and identify regionally significant fish and
wildlife habitat areas.

Metro shall adopt a map of regionally significant fish and wildlife areas after (1)
examining existing Goal 5 data, reports and regulation from cities and counties,
and (2) holding public hearings. :

Metro shall identify inadequate or inconsistent data and protection in existing
Goal 5 data, reports and regulations on fish and wildlife habitat. City and county
comprehensive plan provisions where inventories of significant resources were

.completed and accepted by a LCDC Periodic Review Order after January 1, 1993,

shall not be required to comply until their next periodic review.

Metro shall complete Goal 5 economic, social, environmental and energy (ESEE)
analyses for mapped regionally significant fish and wildlife habitat areas only for -
those areas where inadequate or inconsistent data or protection has been
identified. '
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5. Metro shall establish performance standards for protection of regionally
significant fish and wildlife habitat which must be met by the plans implementing
ordinances of cities and counties. - '

Section 6. Metro Model Ordinance Required

Metro shall adopt a Water Quality and Flood Management Model Ordinance and map for use by
local jurisdictions to comply with this section. Sections 1-4 of this title shall not become
effective until 24 months after Metro Council has adopted 2 Model Code and map that addresses
all of the provisions of this title. Metro may adopt a Model Code and map for protection of
regionally significant fish and wildlife habitat. Section 5 of this title shall be implemented by
adoption of new functional plan provisions. - :

Section 7. Variances

City and county comprehensive plans and implementing regulations are hereby required to

“include procedures to consider claims of map error and hardship variances to reduce or remove

stream corridor protection for any property demonstrated to be converted to an unbuildable lot by
application of stream corridor protections.
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TITLE 4: RETAIL IN EMPLOYMENT AND INDUSTRIAL AREAS

Section 1. Intent

It is the intent of the Metro 2040 Growth Concept that Employment and Industrial Areas contain
very-little supportive retail development. Employment and Industrial areas would be expected to
include some limited retail commercial uses primarily to serve the needs of people working or
living in the immediate empleyment-areas; Employment or Industrial Areas; not larger market

areas outside the employment-area Employment or Industrial Areas. Exeeptions—to-this—general

Employment-and-Industriel-Areas-Map:
Section 2. Comprehensive Plan and Implementing Ordinance Changes Required

A Cities and counties are hereby required to amend their comprehensive plans and
implementing regulations, if necessary, to prohibit retail uses larger than 58;600_60,000
square feet of gross leasable area per building or business in the Employment—end
Industrial Areas speeifieally designated on the 2040—Growth—Ceneept_attached

Employment and Industrial Areas Map. , : _

I\ . - - - . . i 3
B. This subsection agglies to city and_county comprehensive plan designations and zoning

ordinances acknowledged by the effective date of this Functional Plan, which allow retail
uses_larger than 60,000 square feet of gross leasable area per building_or business in
Employment Areas designated on the attached Employment and Industrial Areas Map.
These cities and counties are hereby required to amend their comprehensive plans and
implementing regulations, if necessary, to require a process resulting in a land usc
decision for any retail uses larger than_60,000 square feet of gross leasable area per
building or business on those lands where such uses are currently allowed by any process.
The standards for the land use decision to_allow any such retail uses shall require (1) a
demonstration in the record that adequate transportation facilities will be in place at the
time the retail use begins operation; and (2) a demonstration that adequate transportation
facilities for the other planned uses in the Employment Areas are included in the
applicable comprehensive plan provisions. If the city and county comprehensive plan
designations and zoning ordinances which allow retail uses larger than 60,000 square feet
of gross leasable area per building. or business in_Employment Areas have not been

acknowledged by the effective date of this Functional Plan, subsection 2.C. of this Title

shall apply.

C. City or county comprehensive plan designations and zoning ordinances acknowledged by
the effective date of this Functional Plan which do not allow retail uses larger than 60.000
square_feet of gross leasable area per building_or business in_Employment Areas
designated on the attached Employment and Industrial Areas Map shall continue to
prohibit them unless an exception is established under Section 3 of this Title pursuant to

the compliance procedures of Title 8. ' :
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Section 3.  Exceptions

A.

o

Exceptions to this standard for'EmgloQ.em Areas may be included in local compliance plans
for: » : :

Low traffic generating, land-consumptive commercial uses with low parking demand
which have a community or region wide market, or ‘

—~sSpecific Employment e¢
Industriel Areas which elready have substantially developed es retail eeaters_areas or
which heve-beenlocally-designated—as—retail-eenters_are proposed to be or have been
locally designated, but not acknowledged by the effective date of this Functional Plan, as
retail areas, may allow new or redeveloped retail uses_where adequate transportation
iti ‘tv is demonstrated in local compliance plans as rovided in Title 8.

Deanmacad_rafinamenis—to ¢4t o annad-areanc-RIan La conciderad nJdaeanl anmalinnee alane
TTOpUItH reHpemeRttOtTnappeaTuitdd gy ouc LoR5taeFea-HTOCcarTompiivy P

e in Tt

Retail uses that grimaril! draw business from a market area not morc than 2.5 miles from

the site where_ adequate transgortation facilities cagacitg is demonstrated_in_local
compliance plans as grovided in Title 8. :
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TITLES:. ' NEIGHBOR CITIES AND RURAL RESERVES

Section 1. Intent

The intent of this title is to clearly define Metro policy with regard to areas outside the Metro
urban growth boundary. NO PORTION OF THIS TITLE CAN REQUIRE ANY ACTIONS
BY NEIGHBORING CITIES. Metro, if neighboring cities jointly agree, will adopt or sign

rural reserve agreements for those areas des

ignated rural reserve in the Metro 2040 Growth

Concept with Multnomah, Clackamas, and Washington County, and Neighbor City Agreements

with Sandy, Canby, and North Plains. Metro
other cities if they request such agreements.

would welcome discussion about agreements with

In addition, counties and cities within the Metro bouridary are hereby required to amend their
comprehensive plans and implementing ordinances within twenty-four months to reflect the rural
reserves and green corridors policies described in the Metro 2040 Growth Concept.

Section 2.. Rural Reserves and Green Corridors .

Metro shall attempt to designate and protect common rural reserves between Metro’s urban

boundary and designated-urban reserves, and
corridors along transportation corridors conne
For areas within the Metro boundary, counties

. growth boundary and designated urban reserve areas and each neighbor city’s urban growth

designate and protect common locations for green
cting the Metro region and each neighboring city.
are hereby required to amend their comprehensive

plans and implementing ordinances to identify and protect the rural reserves and green cornidors

described in the adopted 2040 Growth Concept and shown on the adopted 2040 Growth Concept

Map. These rural lands shall maintain the rural character of the landscape and our agricultural
economy. New rural commercial or industrial development shall be restricted_to_the extent

density residential (no greater average density

- allowed by law. Zoning shall be for resource protection on farm and forestry land, and very low-

than one unit for five acres) for exception land.

For areas outside the Metro boundary, Metro $hall encourage intergoi/emmental agreements with

. the cities of Sandy, Canby and North Plains.

Section 3. Invitations for Intergovernmental Agreements

Metro shall invite the cities and countiesloeal-governments outside the Metro boundary and

named in Section 1 of this title to sign an I
agreements attached hereto.

ntergovernmental Agreement, similar to the draft

Section 4. Metro lntentvwith_Regard to Green Corridors

Metro shall attempt to negotiate a Green Co
Department of Transportation (ODOT) and
Washington) to designate and protect areas al
neighboring cities.
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TITLE 6: REGIONAL ACCESSIBILITY

Section 1.  Intent

Implementation of the 2040 Growth Concept requires that the region identify key measures of
transportation effectiveness which include all modes of transportation. Developing a full array of
these measures will require additional analysis. Focusing development in the concentrated
activity centers, including the central city, regional centers, and station communities, requires the
use of alternative modes of transportation in order to avoid unacceptable levels of congestion,

: tbih i : The continued economic
vitality of industrial areas and intermodal facilities is largely dependent on preserving or
improving access to these areas and maintaining reasonable levels of freight mobility ines the .
regionls-maia—ﬁweughways.' Therefore, regional congestion standards and other regional system
performance measures shall be tailored to reinforce the specific development needs of the

"individual 2040 Growth Concept design tyvpestand-use-eemponents.

These regional standards will be linked to a series of regional street design concepts that fully
integrate transportation and land use needs for each of the 2040 land use components. The
designs generally form a continuum; a network of throughways (freeway and highway designs)
will emphasize auto and freight mobility and connect major activity centers. Slower-speed
boulevard designs within concentrated activity centers will balance the multi-modal travel
demands for each mode of transportation. within-ef these areas. Street and road designs will
complete the continuum, with multi-modal designs that reflect the land uses they serve, but also
serving as moderate-speed vehicle connections between activity centers that complement the
throughway system. While these designs are under development, *it is important that

.improvements in the most concentrated activity centers are designed to lessen the negative

effects of motor vehicle traffic on other modes of travel. Therefore, the-need-te-implementation
of amenity oriented boulevard treatment that better serves pedestrian, bicycle and transit travel in
the central city, regional centers, main streets, town centers, and station communities is a key
step in the overall implcmcntation of the Metro 2040 Growth Concept. -

It is intended that the entirety of these Title 6 standards will be supplemented by the Regional
Transportation Plan (RTP) when the RTP is approved and adopted by the Mctro Council.

Section 2. Boulevard Design

Fer-rRegional routes in the central city, regional centers, station communities, main streets and
town centers are designated on the Boulevard Design Map,_In_general, pedestrian_and transit
oriented design elements are_the priority in the central city and re ional centers, station
communities. main streets and town centers—&_All cities and counties within the Metro region
are—hereby-required—to_shall implement or allow others to be-implemented boulevard-design
elements as improvements are made to these facilities including those facilities built by ODOT
or Tri-Met. Each jurisdiction shall aéep%—amendmefm,—é-F—aeeessaﬁ,—(e—eﬁs-&FHh&* their

comprehensive plans and implementing ordinances, if necessary, to require consideration or
installation of the following boulevard design elements when proceeding with right-of-way

=

_improvements on regional routes designated on the boulevard design map;—ta—uenerah;
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A. Wide sidewalks with pedestrian-amenities such as benches,. awnings and special lighting;
B.  Landscape strips, street trees and other design features that create a pedestrian buffer

between curb and sidewalk;

C. Pedestrian. crossings at all intersections, and mid-block crossings where intersection
spacing is excessive;

D. The use of medians and curb extensions to enhance pedestrian crossings where wide
 streets make crossing difficult;

E. Accommodation of bicycle travelBikeways;

F. On-street parking;

G. Motor vehicle lane widths that consider the above improvements;

H. Use of landscaped medians where appropriate to enhance the visual quality of the
streetscape.

Section 3. Design Standards for Street Connectivity

The design of local street systems, including “local” and “collector” functional classifications, is
generally beyond the scope of the Regional Transportation Plan (RTP). However, the aggregate
effect of local street design impacts the effectiveness of the regional system when local travel is
restricted by a lack of connecting routes, and local trips are forced onto the regional network.
Therefore, the followingRFP—will-inelude design_and performance options_are_intended to
stondards—for-connectivity-aimed-at improveing local circulation in a manner that protects the

" integrity of the regional system.

Local jurisdictions within the Metro region are hereby required to amend their comprehensive
plans and implementing ordinances, if necessary, to comply with or exceed one of the following
options in the development review process: :

A. Design Option. Cities and counties shall ensure that their comprehensive plans,
implementing ordinances and administrative codes require demonstration of compliance
with the following:

1. New residential and mixed-use developments shall include local street plans that:
a. encourage pedestrian and bicvcle travel by providing short, direct public

right-of-way routes to connect residential uses with nearby existing and
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planned commercial services, schools, parks and other neighborhood
~ facilities; and

b. include no cul-de-sac streets longer than 200 feet, and no more than 25
dwelling units on a closed-end street system except where topography,
barriers such as railroads or freeways, Ot environmental constraints such as
major streams and rivers, prevent street extension; and

c. . provide bike and pedestrian connections on public easements or right-of-
way when full street connections are not possible, with spacing between
connections of no more than 330 feet_except where topography, barriers
such as railroads or frceways,-br environmental constraints such as major

streams and rivers, prevent street extension; and f

d.  consider opportunities to incrementally extend and connect local streets in
primarily developed areas; and

e. serve a mix of land uses on contiguous local streets; and

f. support posted speed limits; and . :

g. consider narrow street design alternatives that feature total right-of-way of

no more than 46 feet, including pavement widths of no more than 28 feet,
curb-face to curb-face, sidewalk widths of at least 5 feet and landscaped
pedestrian buffer strips that include street trees; and '

h. limit the use of cul-de-sac designs and closed street systems to situations
where topography, _Qre-existing development pattems—or environmental
constraints prevent full street extensions.

2. For new residential and mixed-use development, all contiguous areas of vacant
and primarily undeveloped land of five acres or more shall be identified by cities
and counties and the following will be prepared:

A map that identifies possible local street connections to adjacent developing
areas. The map shall include street connections at intervals of no more than 660
feet, with more frequent connections in areas planned for mixed use or dense
development.

Performance Option. For residential and mixed use areas, cities and counties shall
ensure—that_amend their comprehensive . plans, implementing ordinances and
administrative codes, if necessary, to require demonstration of compliance with

- performance criteria in the following manner. Cities and counties shall develop local |

street design meps-or-standards in text or maps or both with street intersection spacing to
occur at intervals of no less than eight street ntersections per miles~t_The number of
street intersections should be greatest in the hichest density 2040 Growth Concept design
typES.CORAEHORS coordinated-and-consistent-with-inereased density-and-mixed-land-uses:
Local street designs for new developments shall satisfy beth-ef-the following additional
criteria: ' : o

1.  Performance Criterion: minimize local traffic on the regional motor vehicle
system, by demonstrating that local vehicle trips on a given regional facility do
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Section 4.

not exceed the 1995 arithmetic median of regional trips for facilities of the same
motor vehicle system classification by more than 25 percent.

Performance Criterion:  everyday local travel needs are served by direct,
connected local street systems where: (1) the shortest motor vehicle trip over
public streets from a local origin to a collector or greater facility is no more than
twice the straight-line distance; and (2) the shortest pedestrian trip on public right-
of-way is no more than one and one-half the straight-line distance. ,

Transportation Performance Standards

A. Alternative Mode Analysis

2.

Mode split will be used as the key regional measure for transportation
effectiveness in the Central City, Regional Centers and Station Communities.
Each jurisdiction shall establish an alternative mode split target (defined as pon-
Single Occupancy Vehicle person-trips as a percentage of all person-trips for all
modes of transportation} g i i

i for each of the central city, regional centers and station
communities within its boundaries. The altemative mode split target shall be no
less than the regional targets for these Region 2040 Growth Concept land use

_components to be established in the Regional Transportation Plan).

Cities and countiesl-eeal-Gevemnments which have Central City, regional centers

and station communities shall identify actions which will implement the mode
split targets. These actions should include consideration of the maximum parking
ratios adopted as part of Title 2, Section 2, Boulevard - Design of this title, and
transit’s role in serving the area. '

B.  Motor Vehicle Convgestion Analysis

Level-e__0=f-5§er\iice (LOS) is a measurement of the use of a transportation facility
as a share of designed capacity. The following table_using Level Of Service may
be incorporated into local comprehensive plans and implementing ordinances to
replace current methods of determining motor_vehicle congestion on regional
facilities, if a city or county determines that this change is needed to permit
Title 1, Table 1 capacities Metro—2040-Growth-Coneept—implementation—in the
Central City, Regional Centers, Town Centers, Main Streets and Station
Communities: :

General Performance Standards (using LOS™)

Preferred Acceptable | Exceeds
Mid-Day one-hour C or better D E or worse
Peak two-hour .E/E or better F/E | F/F or worse
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*Level-of-Service is determined by using either the latest edition of the Highway
Capacity Manual (Transportation Research Board) or through volume to capacity
ratio equivalencies as follows: LOS C =.8 or better; LOS D = .8 to 9;L0S=.9
to 1.0; and LOS F = greater than 1.0. A copy of the Level of Service Tables
from the Highway Capacity Manual is attached as Exhibit A.-

2. Accessibility. If a congestion standard is exceeded as identified in 4.B.1, gities and
countiestocal-governments shall evaluate the impact of the congestion on regional
accessibility using the best available methods (quantitative or qualitative). If a
determination is made by Metro that the congestion negatively impacts regional
accessibility, local jurisdictions shall follow the congestion management procedures
identified in 4.C. below. ‘

C. 'Cohgestion Management

For a city or county to amend their comprehensive plan to addRrier-to-recommending a
significant capacity expansion to a regional facility, er-ineluding-such-an-expansionti
i : ; —the following actions shall be applied, unless the

capacity expansion is includedadequately-addressed in the Regional Transportation Plan:

1. To address Level of Service:

a. Transportation system management techniques ,
b. Corridor or site-level transportation demand management techniques
- c. Additional resdwaymotor vehicle capacity to parallel facilities, including
" the consideration of a grid pattern consistent with connectivity standards
contained in Title 6 of this plan

d. Transit sefvice improvements to increase ridership
2. To address preservation of streetmotor vehicle function: .
- a. Traffic calming
b. StreetMotor vehicle function classification
3. To address or preservé existing street ﬁapacity
a. ‘Transportation management (e.g. access management, signal intcrtie‘s.,‘lane

channelization)

If the above considerations do not adequately and cost-effectively address the problem,
capacity improvements may be included in the comprehensive plan.
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g49 - TITLE7: AFFORDABLE HOUSING

850 Section 1. Intent
851  RUGGO Objective 17 requi

res fai s
852 HE jve-6

o : : d
853 desienated-centers-and-eorridors;like-TitleJ-above—that Metro adopt a "fair share" strategy for
854 meeting the housing needs of the urban population in cities and counties based on a subregional -
855 analysis. A "fair share" strateey will include (1) a diverse range of housin es available
-856 within cities and counties inside the UGB: (2) specific goals for low and moderate rate housin
857 to ensure that sufficient and affordable housing is available to households of all income levels

858 that live or have a_member working in_cach jurisdiction; (3) housing_densities and costs
859 suggortive of adopted gublic golicg for the development of the regional transgortation system

860 and designated centers and corridors; and (4) a balance of jobs and housing within the region and
861 subregions. :

862 Title 1 of this functional plan requires cities and counties to change their zoning to accommodate
863 development at higher densities in locations suggorlivc of the transgonation system. Two other

864 parts of the “fair share” strategy are addressed here: (1) encouraging use of tools identified to

865 improve availability of sufficient housing affordable to households of all income levels; and (2)

866 encouraging manufactured housing to assure a diverse range of available housing types.

867 Section 2. ~ Recommendations to Improve Availability of Affordable Housing

868 According to HUD standards, housing is affordable if the resident is paying no more than one-

869  third of their income for housing. Data from the federally required County Consolidated Plans

870 clearly demonstrate that there exists a_shortage of housing affordable to low and moderate

871 income people in most, if not all, cities and counties. Metro recommends that cities and counties

872 - increase their efforts to provide for the housing needs of households of all income levels that live
- 873 or have a member working in each jurisdiction and that they consider implementation of some or

874 all of Fthe following tools and approaches to facilitate the development of affordable housing;

875 are-recommended-te-beginto-meet-the need-torsy sient-and-affordable-housine:

876 A. Donate buildable tax-foreclosed properties to nonprofit organizations for

877 development as mixed market affordable housing.

878 ‘ B.  Develop permitting process incentives for housing being developed to serve -
879 people at or below 80% of area median income.

880 C. Provide fee waivers and property tax exemptions for projects developed by

881 - nonprofit organizations serving people at or below 60% of area median income.

882 . D.  Create a land banking program to enhance the availability of appropriate sites for

883 permanently affordable housing. '
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- Section 3.

Consider replacement ordinances that would require developers of high-income
housing, commercial, industrial, recreational or govemment projects to replace
any affordable housing destroyed by these projects. :

Consider linkage programs that require developers of job-producing development,
particularly that which receives tax incentives, to contribute to an affordable
housing fund.

Commit locally controlled funds, such as Commiunity Develbpmcnt Block Grants,
Strategic Investment Program tax abatement funds or general fund dollars, to the

~ development of permanently affordable housing for people at or below 60% of

area median income.

Consider inclusionary zoning requirements, particularly in tax incentive
programs, for new development in transit zones and other areas where public
investment has contributed to the value and developability of land.

Recommendations to Encourage Manufactured Housing

State housing policy requires the provision of manufactured housing inside all Urban Growth
Boundaries as part of the housing mix with appropriate placement standards. The following are
recommended to reduce regulatory barriers to appropriately placed manufactured housing:

A.

Requirements for a minimum of five acres to develop a manufactured housing
park should be reviewed to consider a lesser requirement, or elimination of a
minimum parcel and/or lot size entirely. '

Manufactured homes configured as duplexes, triplexes, fourplexes, etc. should be
encouraged outside manufactured dwelling parks where zoning densities are
consistent with single story development.
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TITLE 8: COMPLIANCE PROCEDURES
Section 1. Compliance Required |

All cities and counties within the Metro boundary are hereby required to amend their
comprehensive plans and implementing ordinances to comply with ‘the provisions of this
functional plan within twenty-four months of the effective date of this ordinance. Metro
recommends the adoption of the policies that affect land consumption as soon as possible.

Section 2. Compliance Procedures

A. On or before six months prior to the deadline established in Section 1, cities and counties
shall transmit to Metro the following:

1. An evaluation of their local plans, including public facility capacities and the
amendments necessary to comply with this functional plan;

2. Copies of all applicable comprehensive plans and implementing ordinances and
public facility plans, as proposed to be amended;

3. Findings that explain how the amended local comprehensive plans will achieve
the standards required in titles 1 through 6 of this functional plan.

In developing the evaluation, plan and ordinance amendments and findings, cities and
counties shall address the Metro 2040 Growth Concept, and explain how the proposed
amendments implement the Growth Concept.

B. Exemptions-fromExceptions to any of the requirements in the above titles may be granted
- by the Metro Council, as provided for in the Regional Urban Growth Goals and
Objectives, Section 5.3, after MPAC review ;-based-on_Requests for an exception should
include a city or county submittal as specified in this section. The Metro Council will

make all final decisions as—to-the—existenee—of—the—factual-basis for the grant of any

requested exception exemption.

1. Population and Empleyment Capacity. An exemption—from exception to the
requirement contained in Table 1 of Title 1 that the target capacities shall be met

or exceeded may be granted based on a submittal which includes, but is not
limited to, the following: :

a. A demonstration of substantial evidence of the economic infeasibility to
provide sanitary sewer, water, stormwater or transportation facilities'to an
area or areas; Or ' , .
b. A demonstration that the city or county is unable to meet the target
capacities listed in Table 1 because substantial areas have prior
commitments to development at densities inconsistent with Metro target;
or :
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c. A demonstration that_the heuseheldsdwelling unit and employmentiob
capacities cannot be accommodated at densities or locations the market or
assisted programs will likely build during the planning period.

As part of any request for exemptien_exception under this subsection, a
city or county shall also submit an estimate of the amount of
heuseholdsdwelling units or jobs included in the capacity
listed in Table 1 that cannot be accommodated; and a recommendation
which identifies land that would provide for the unaccommodated capacity
located outside the urban growth boundary and near or adjacent to the city
or county.

In reviewing any request for exemptien_exception based on the financial
feasibility of providing public services, Metro, along with cities and countiestoeat
gevernments, shall estimate the cost of providing necessary public services and
compare those with the estimated costs submitted by the city or county requesting
the exemption.

Parking Measures. Subject to. the provisions of Title 2, cities or counties may
request an exemption—frem_exception to parking requirements. Metro may
consider a city or county government request to allow areas designated as Zone A
to be subject to Zone B requirements upon the city or county establishing that, for

the area in question:

a. There are no existing plans to provide transit service with 20-minute or
lower peak frequencies; and
b. There are no adjacent neighborhoods close enough to generate sufficient
" pedestrian activity; and :
c. There are no significant pedestrian activity within the present business
district; and _
d. That it will be feasible for. the excess parking to be converted to the

development of housing, commerce or industry in the future.

The burden of proof for an-adjustment variance shall increase based on the quality
and timing of transit service. The existence of transit service or plans for the
provision of transit service near a 20-minute or lower peak frequency shall
establish a higher burden to establish the need for the gxceptionexemption.

Water Quality and Flood Management Areas. Cities and counties may request
areas to be added or deleted from the Metro Water Quality and Flood
Management Area based on a finding that the area identified on the map is not a
Water Quality and Flood Management Area or a Fish and Wildlife Habitat
Conservation Area, as defined in this functional plan. Areas may also be deleted
from the map if the city or county can prove that its deletion and the cumulative
impact of all deletions in its jurisdiction will have minimal impact on the water

- .
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quality of the stream and on flood effects. Findings shall be supported by
evidence, including the results of field investigations.

4. Retail in Employment and Industrial Areas. Subject to the provisions of Title 4,
cities and counties may request a change in the Employment and Industrial Areas
Map. Metro may consider a city or county request to modify e—mapped
Employment-and—Industrial-Area_an Employment Area to exempt existing or
locally designated retail- eenters_areas, unacknowledged by the date of this
Functional Plan, where they can demonstrate that: .

& The Employment and Industrial Areas Meap everlooked_included lands
© within Employment Areas having a substantially developed existing retail
eenter_area or a locally designated retail eenter:_arca pursuant to a
comprehensive plan_acknowledged by the date of this Functional Plan

which allowed retail uses larger than 60.000 square feet of gross leasable
area per building or business; or :

b. The reauested retail area in an Emplovment Area has been found (o be
‘aggrogria’te for an exception based upon current or projected needs within
the jurisdiction_and the city or county can demonstrate that adequate

transgortation facilities capacity exists for that retail area.

5. Regional Accessibility. Cities or counties may request relief~from an exception to
the requirements of Title 6, Regional Accessibility, where they can show that a
“street system or connection is not feasible for reasons of topographic constraints
or natural or built environment considerations.

C. .In addition to the above demonstrations, any city or county request or determination
thatnet-te-ineorperate functional plan policies should not or cannot be incorporated into
comprehensive plans shall be subject to the conflict resolution and mediation processes
included within the RUGGO, Goal I, provisions prior to the final adoption of
inconsistent policies or actions. $eecal-aetions_Final land use decisions_of cities and
counties inconsistent with functional plan requirements are subject to immediate appeal
for violation of the functional plan.

Compliance with requirements of this plan shall not require cities or counties 10 violate
federal or state law, including statewide land use goals. Conflicting interpretations of
legal requirements may be the subject of a compliance interpretation and_conflict
resolution under RUGGO Objective 5.3.

I©

Section 3. Any Comprehensive Plan Change must Comply
After the effective date of this ordinance, any amendment of a comprehensive plan or

implementing ordinance shall be consistent with the functional—plan requirements_of this
functional glanMMeH—thwagh-S. Metro shall assist cities and counticstheeest

Page 312—Urban Growth Management Functiona! Plun -. . Ociober 24, 1990



1018
1019
1020

1021

1022
1023

1024
1025
1026

1027
1028

1029
1030
1031

1032
1033
1034
- 1035
1036

1037

1038 -

1039
1040
1041
1042
1043
1044

1045
1046

1047
1048

~ functional plan compliance prior to city or county adoption.

government-in achieving compliance with all applicable functional plan requirements. Upon
request, Metro will review proposed comprehensive plan and implementing ordinances for

S

Section 4. Compliance Plan Assistance

A. Any city or countyleeal-cevernment may request of Metro a compliance plan which
' contains the following: '

1. An analysis of the city_or countyleeal-gevemment's éomprehensive plan and
implementing ordinances, and what sections require change to comply with the
performance standards.

2. Specific amendments that would bring the city_or countyjurisdietien into

compliance with the requirements of Sections 1 to 8, if necessary.

B. JusisdictionsCities and counties must make the request within four months of the
effective date of this ordinance. The request shall be signed by the highest elected-official
of the jurisdiction. ’

C. Metro shall deliver a compliance plan within four months cf the request date. The
compliance plan shall be a recommendation from the Executive Officer. The compliance
plan shall be filed with the Metro Council two weeks before it is transmitted, for possible
review and comment. ’

Section 5. Compliance Interpretation Process

After the effective date of this ordinance, Metro shall provide a process for cities and counties
required by this functional plan to change their plans to seek interpretations of the requirements
of this functional plan. Application for a compliance interpretation shall be made in writing to
the Executive Officer for preparation of a report_and recommendation. __The compliance
interpretation process shall include a hearings officer decision based on_the case record. An
appeal to the Metro Council shall be available to parties in the case and by vote of the Metro

‘Council. The Metro Council may initiate a comg]iancc intc;grctation on its own motion with or
without an application. :

Section 6. Citizen Review Process

A citizen who has Qrescntcd written or oral testimong at the local level on the integretation issue

may_petition the Metro Council for a comglian(:e integretation. After hearing the citizen
petition, the Council may initiate a compliance intemretation.
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049 Section 7. ___Enforcement

.050 A. Prior to a final eetien_decision to amend a comprehensive plan or implementing
.051 . ordinance, a leeslcity or county determination that a requirement of this functional plan should
1052 - not or cannot be implemented shalt may be subject to 2 compliance interpretation and the conflict
1053 - resolution process provided for in RUGGO, Goal 1 at the request of the city or county.

1054 B. City or county actions to amend a comprehensive plan or implementing ordinance in
1055 violation of this functional plan at any time after the effective date of this ordinance shall be
1056 subject to appeal or other legal action for violation of a regional functional plan requirement,
1057 including but not limited to reduction of regional transportation funding and funding priorities.
1058 C.  Failure to amend comprehensive plans and implementing ordinances as required by
1059 Section 1 of this Title shall be subject to any and all enforcement actions authorized by law.-Axy -
1060 ot ar—cannizv land IIPAJAA:E:A“ mada mara_than 214 nsanthe aftar tha alfactiva—date alf thic
‘dl‘] A2 Y VvulllJ TUTIUT GJw OO ToTOUTT i« 132322 20 2215 L ENE 13344231284 ey 9911 \fl\— CITWOUllY W A*1°13"2"A iliod
1061 ordinance-that-is-inconsistent-with-the-requirements ofthis-funetional-plants-stbjectto-appearior

1062 violation-ofthis-funetional-plan:
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TITLE9: PERFORMANCE MEASURES

Section 1. Intent

In order to monitor progress in implementation of this functional plan, and in order to implement
Objective 10 of RUGGO, Metro shall establish benchmarks related to the achievement and
expected outcome resulting from the implementation of this functional plan.

Section 2. - Performance Measures Adoption

A.

Within three months of the adoption of this functional plan, the Metro Executive Officer
shall submit to the Council the Executive Officer’s recommendations for;-performanee
measures: :

1 —The—pPerformance measures wilto be used in evaluating the progress of the

region in implcr-r_lentation of this functional plan; and

2. —poliey—recommendationsPolicies for corrective action should the performance

measures rot-be-achieved-indicate that the goals contained in the functional plan are not
being achieved. :

In developing these performance measures and go]icies! t—Fhe Executive Officer shall use the

best technology available to Metro, and shall, in addition, submit the current and recent historic
levels for the proposed performance measures.

B.

The Council, after receiving advice and comment from the Metropolitan Policy Advisory
Committee, shall adopt a list of performance measures that will be used to monitor and
evaluate this functional plan. The performance measures will be evaluated at least by
regional level, by Growth Concept design types, by regional and town center market
areas, and by jurisdiction. The performance measures shall include a biennial goal for the
next six years, and shall be accompanied by policies for adjusting the regional plans

-based on actual performance.

The performance measures shall include, but shall not be limited to the following:

1. ~ Amount of land converted from vacant to other uses, according to jurisdiction,
Growth Concept design type, and zoning;

2. Number and types of housing constructed, their location, density, and costs,

according to jurisdiction, Growth Concept design type, and zoning;

3. The number of new jobs created in the region, accordin.g to jurisdiction, Growth
- Concept design type, and zoning;
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4 The amount of development of both jobs and housing that occurred as
" redevelopment or infill, according to jurisdiction, Growth Concept design type,
and zoning; '

5. The amount of land that is environmentally sensitive that is permanently
protected, and the amount that is developed;

6. Other measures that can be reliably measured and will measure progress in
implementation in key areas.

1 Cost of land based on lot grices according to jurisdiction! Growth Concept desien

type, and zoning: and according to redeveloged and vacant classifications.

8. The average vacancy rate for all residential units,
D. Use of the performance measures
1. The performance measures will contain both the current level of achievement, and -

the proposed level necessary to implement this functional plan and achieve the
Metro 2040 Growth Concept adopted in the Regional Urban Growth Goals and
Objectives (RUGGO). The performance measures will be used to evaluate and
adjust, as necessary, Metro's functional plans, Urban Growth Boundary, and other
regional plans.

2. 'By March 1 of every other year beginning March 1, 19994958, the Executive
Officer shall report to the Council an assessment of the regional performance
measures, and recommend corrective actions, as necessary, consistent with the
Metro Council's policies. -

3. The Council shall refer.the recommendations to the Hearing Officer, who shall
hold a hearing to review. the data in the Executive Officer's report on the
performance measures, and gather additional data from any interested party. The
Hearing officer shall review all of the information presented on the performance
measures. The complete record of information, findings of fact, and a
recommendation shall be forwarded to the Council by the Hearing Officer.

4. The Council shall hold a hearing on the record, adopt findings of fact, and take
any necessary corrective action by September 1 of the year. ’ '
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»

TITLE 10: DEFINITIONS

Accessibilitv_means the amount of time reguired to reach a given location or service by any
mode of travel. . ' :

élternative Modes _means alternative methods of travel to the automobile, including gublic
transgortation glight rail, bus and other forms of gublic transgortationli bicycles and walking.

Balanced cut and fill means no net increase in fill within the floodplain. '

- Bikeway means segarated bike gaths! striged bike lanes, or wide outside lanes that

accommodate bicycles and motor vehicles.

Boulevard Design means a design concept that emghasizes gedestrian travel, bicgcling and the

se of public transportation and accommodates motor vehicle travel.

use of public transportation, and actOMIILEEs S

Calculated Cagacitv means the number of dwelling units and jobs that can be contained in an
area based on the calculation reguired by this functional plan.

Cagacitz Exgansion means constructed or operational_improvements t0 the rcgional motor
vehicle system that increase the capacity of the system.

Comgrehensive plan means the all inclusive, gcneralizcd! coordinated land use map and golicg

- statement of cities and counties defined in ORS 197.015(5).

Connectivity means the degree to which the local and régional street systems in a given area
are interconnected. -

Designated Beneficial Water Uses means the same as the term as defined by the Oregon

Department of Water Resources, which is: an instream public use of water for the benefit of an
appropriator for a purpose consistent with the laws and the economic and general welfare of the
people of the state and includes, but is not limited to, domestic, fish life, industrial, irrigation,
mining, municipal, pollution abatement, power development, recreation, stockwater and wildlife
uses. :

Design Type means the conceglual areas described in the Metro 2040 Growth Concept text and
map in Metro's regional goals and objectives, includin central city, regional centers, town

centers, station_communities, corridors, main streels, inner and outer neighb'orhoods! industrial
areas, and employment areas. '

Development means any manmade change defined as buildings or other structures, mining,
dredging, paving, filling, or grading in amounts greater than ten (10) cubic yards on any lot or
excavation. In addition, any other activity that results in the removal of more than 10% of the
existing vegetated area on the lot is defined as development, for the purposes of Title 3.
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_ Implementin

Exceptions:

a.  Stream enhancement or restoration projects approved by cities and countiesloeat

b. Agricu'litural activity. ‘
c. . Replacement, Aadditions,—end alterations and accessory USes forte existing

structures and development that do not encroach into the Water Quality and Flood
Management Area more than the existing structure or development.

DBH means the diameter of a tree measured at breast height.

DLCD Goaf 5 ESEE means a decision process local eovernments carry out under OAR 660-23-
040. : : '

£ |n:tl‘ thnt ann h
L 9

a-PAXNBO o>
Sttt tairotTApPTETIvY OO COT

Fish and Wildlife Habitat Conservation Area means the area defined on the Metro Water
Quality and Flood Management Area Map to be completed and attached hereto. These include
all Water Quality and Flood Management Areas that require regulation in order to protect fish
and wildlife habitat. This area has been mapped to-generally include the area 200 feet from top
of bank of streams in undeveloped areas with less thari 25% slope, and 100 feet from edge of
mapped wetland on undeveloped land.

Floodplain means land subject to periodic ﬂoodihg, including the 100-year floodplain as
mapped by FEMA Flood Insurance Studies or other substantial evidence of actual flood events.

Functions and Values of Stream Corridors means stream corridors have the following
functions and values: water quality retention and enhancement, flood attenuation, fish and
wildlife habitat, recreation, erosion control, education, aesthetic, open space and wildlife
corridor.

Growth Concept Map means the conceptual map demonstrating the 2040 Growth Concept
design types attached to this plan in the Appendix-esExhibit3.

Hazardous materials means materials described as hazardous by Oregon Department of
Environmental Quality.

Regulations rﬁeans aﬁ cit land use regulation as defined b
ORS 197.015(11) which_includes zoning, land division or other ordinances which establish

standards for imglementing a comgrehensive plan.

Landscape Strip means_the portion of public _right-of-way located between the sidewalk and
curb.
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Level-of-Service (1LOS) means the ratio of the volume of motor vehicle demand to the capacity
of the motor vehicle system during a specific increment of time. ‘

Local Trip means a trip 2% miles or less in length.

Median means the center gortion of gublic right-of—wag! located between oggosing directions
of motor vehicle travel lanes. A median is usually raised and max be landscaped, and usually

incorporates left turn lanes for motor vehicles at intersections and major access points.

Metro means the regional government of the metropolitan area, the elected Metro Council as the
policy setting body of the government.

?

" Metro Boundary means the jurisdictional boundary of Metro, the elected regional government

of the metropolitan area.

Metro Urban Growth Boundary means the urban growth boundary as adopted and amended by
the Metro Council, consistent with state law. -

Mixed Use means comgrehensivc plan or imglementing regulalions that germit a mixture -of

‘commercial and residential development.

Mobility means the speed at which a given mode of travel operates ina sgeciﬁc location.

Mode-Sg’ lit Targ et means the individual percentage of Qublic transgortation! gedestrianE
bicycle and shared-ride trips cxgressed as a share of total gerson-trigs. :

Motor Vehicle means automobiles! vans, gublic and grivate buses, trucks ‘and semi-trucks,
motorcycles and mopeds. ' -

Multi-Modal means transgortation facilities_or_ programs designed to serve many or all

methods of travel, including all forms of motor vehicles, gublic transgortation! bicxcles and
walking. ‘

Narrow Street Design means streets with less than 46 feet of total right-of-way and no more
than 28 feet of pavement width between curbs. '

Net Acre means an area mea.suring 43.560 square feet which excludes:
(1) any developed road rights-of-way through or on the edge of the land; and

(2) environmentally constrained areas, including any open water areas, floodplains,
" natural resource areas protected under statewide planning Goal 5 in the
comprehensive plans of cities and counties in the region, slopes in excess of 25
percent and wetlands requiring a Federal fill and removal permit under Section

404 of the Clean Water Act. These excluded areas do not include lands for which
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the local zoning code provides a density bonus or other mechanism which allows
the transfer of the allowable density or use to another area or to development
elsewhere on the same site; and :

(3)  all publicly-owned land designated for park and open spaces uses. -

" Net Developed Acre consists of 43,560 square feet of land, after excluding present and future

rights-of-way, school lands and other public uses.

Perennial Streams means all primary and secondary perennial water ways as mapped by the
U.S. Geological Survey.

Performance Measure means a measurement derived from technical analysis aimed " at
determining whether a planning policy is achieving the expected outcome or intent associated
with the policy. '

.
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Persons Per Acre means_the intensity of building development by combining residents_per net
acre and employees per net acre. '

Person-Trips means the total number of discrete trips by individuals using any mode of travel.

Practicable means available and capable of being done after taking into consideration cost,

existing technology, and logistics in light of overall project purpose.

Primarily Developed means areas where less than 10% of parcels are_either ‘vacant_or
underdevclogcd.

Redevelopable Land means land on which development has already occurred which, due to
present or_expected market forces, there exists the strong likelihood that existing development
will be converted to more intensive uses during the planning period.

Regional Goals and Obiecﬁves are the land use goals and obiectives that Metro is required to
adopt under ORS 268.380(1).

a

Retail means activities which include the sale, lease or rent of new or used products to the
general public or the provision of product repair or services for consumer and business goods.
Hotels or motels. restaurants or firms involved in the provision of personal services or office
space are not considered retail uses. :

Riparian area means the water influenced area adjacent to a river, lake or stream consisting of
the area of transition from an hydric ecosystem to a-terrestrial ecosystem where the presence of
water directly influences the soil-vegetation complex and the soil-vegetation complex directly
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influences the water body. It can be identified primarily by a combination of geomorphologic
and ecglogic characteristics. '

Single Occupancy Vehicle (SOV) means private g' assenger vehicles carrying one occupant.

Shared-Ride means grivate passenger vehicles carrging more than one occupant.

Straight-Line Distance means the shortest distance measured between two goims.

Target capacities means the capacities in Table 1 required to be demonstrated by cities and
counties for compliance with Title 1, Section 2. '

Target densities means the average combined household and employment densities established
for each design type in the RUGGO 2040 Growth Concept. '

Top of Bank means the same as “bankfull stage” defined in OAR 141-85-010(2).

Traffic Calming means_street design or ogerational features intended to maintain_a_ given
motor vehicle travel sgeed.

Underdeveloped Parcels means those garcels of land with less than 10% of the net acreage
developed with permanent structures. ) ' ‘

* Vacant Land: Land identified in the Metro or local government inventory as undeveloped land.

Variance means a discretionary decision to ermit modification of the terms of an im lementin
ordinance based on a demonstration of unusual hardship or exceptional circumstance unique to a

specific property.

Water Quality and Flood Management Area means an area defined on the Metro Water
Quality and Flood Management Area Map, to be attached hereto. These are areas that require
regulation in order to mitigate flood hazards and to preserve and enhance water quality. This
area has been mapped to generally include the following: stream or river channels, known and
mapped wetlands, areas with floodprone soils adjacent to the stream, floodplains, and sensitive
water areas. The sensitive areas are generally defined as 50 feet from top of bank of streams for

areas of less than 25% slope, and 200 feet from top of bank on either side of the stream for areas

~ greater than 25% slope, and 50 feet from the edge of a mapped wetland.

Zoned Capacity means the highest number of dwelling units or_jobs that are allowed to be
contained in an area by zoning and other city or county jurisdiction regulations. ’

Page 402—Urban Growth Management Functional Plan ' . ‘ October 24, 1996



282

1283
1284
1285
1286

Table 1 - Target Capacity for Housing and Employment Units - Year 1994 to 2017
Dwelling Unit Job
City or County Capacity‘ Capacity Mixed Use Areas
HeouseheldDwelling Job
Unit Capacity increase
Beaverton 15,021 25,122 9,019 19,084
Cornelius 1,019 2,812 48 335
Durham 262 498 0 0
Fairview 2,921 5,689 635 2,745
Forest Grove 2,873 5,488 67 628
Gladstone 600 1,530 20 140
Gresham 16,817 23,753 3,146 9,695
Happy Valley 2,030 1,767 52 245
Hillsboro 14,812 58,247 9,758 20,338
Johnson City 168 180 0 0
King City 182 241 55 184
Lake Oswego 3,353 8,179 446 3,022
Maywood Park 27 5 0 0
Mitwaukie 3,514 7.478 2,571 6,444
Oregon City 6,157 8,185 341 2,341
Portland 70,704 158,503 26,960 100,087
River Grove (15) 41 0 0
Sherwood 5,010 8,156 1,108 3,585
Tigard 6,073 14,901 981 8,026
Troutdale 3,789 5,570 107 267
Tualalin 3,635 9,794 1,248 2,069
West Linn 2,577 2,114 0 594
Wilsonville 4,425 15,030 743 4,952
Wood Village 423 736 68 211
Clackamas County3 19,530 42,685 1,661 13,886
Multnomah County | 3,089 2,381 0 0
Washington County” | 54,999 52,578 13,273 25,450 -
1 243,993 461,633

1
Based on Housing Needs Analysis. Applies to existing city limits as of June, 1996. Annexations to cities would include the city assuming
2responsibiliw for kvable-share Target Cagacity_ previously accommodated in unincorporated county. ‘
Targotdenciliecfo—miMixed use areas are: Central City - about 250 persons per acre. regional centers - gbout 60 ppa; town centers 40 ppa.; station
3eommnities - about 45 ppa.; main streets - about 39 ppa.

Standards spply 10 the urban unincorporated portion of the county only. At the request of cities, Metro may also supply targets for planning
areas for cities in addition to the existing boundary targets cited above. .
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otherwise stated)

Regional Parking Ratios
(parking ratios are based on spaces per 1,000 sq ft of gross leasable area unless

Land Use Minimum Parking Maximum Maximum Permitted
- Requirements Permitted | Parking Ratios - Zone B:
(See) Central City Parking - (Recommended)
Transportation Zone A:
Management Plan
for downtown
Portland stds)
Requirements may Transit and Rest of Region
Not Exceed Pedestrian
Accessible -
_ Areas'
General Office (includes Office Park, | 2.7 34 4.1
“Flex-Space”, Government Office &
misc. Services) (psf)
Light Industrial 1.6 None None
Industrial Park
Manufacturing (gsf)
Warehouse (gross square feet; parking | 0.3 0.4 0.5
ratios apply to warchouses 150,000 gsf
or greater)
Schools: College/ 0.2 0.3 03’
University & High School
(spaces/# of students and staff)
| Tennis Racquetball Court 1.0 1.3 1.5
Sports Club/Recreation 43 5.4 6.5
Facilities
Retail/Commercial, including shopping | 4.1 5.1 6.2
centers
Bank with Drive-In 4.3 5.4 6.5
Movie Theater 0.3 0.4 0.5
(spaces/number of seats)
Fast Food with Drive Thru 9.9 12.4 14.9
Other Restaurants 15.3 19.1 23
Place of Worship 0.5 0.6 0.8
(spaces/seats)
Medical/Dental Clinic 3.9 4.9 5.9
Residential Uses )
Hotel/Motel 1 none none
Single Family Detached. 1 none none
Residential unit, less than 500 square | 1 none none
feet per unit, one bedroom )
Multi-family, townhouse, one bedroom | 1.25 none none
Multi-family, townhouse, two bedroom |} 1.5 none none
Multi-family, townhouse, three | 1.75 none none
bedroom

proposes a different measure, for example, spaces per seating area for 2 resta
upon a demonstration by the local government that the parking space requirement is substant

! Ratios for uses not included in this table would be determined By cities and ¢

ountiestoeul-povernments. [n the event that a local government
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Agenda Item Number 7.1

Resolution No. 96-2404, For the Purpose of Encouraging the Columbia
County Board of Commissioners to Approve Extending Lone Star
North - West’s Aggregate Operation

Metro Council Meeting
Thursday, October 24, 1996
2:00 PM - Council Chamber



'BEFORE THE METRO COUNCIL

FOR THE PURPOSE OF ENCOURAGING THE ) RESOLUTION NO. 96-2404

COLUMBIA COUNTY BOARD OF COMMISSIONERS) - Introduced by Councilor
TO APPPROVE EXTENDING LONE STAR NORTH-) Rod Monroe

WEST’S AGGREGATE OPERATION )

WHEREAS, Metro is responsible for managing population growth
in the urban areas of Clackamas, Multnomah and Washington Counties;
and | |

WHEREAS, the population in the metro region will increase by
an esﬁimated 450,000 to 500,000 by the year 2015; and

WHEREAS, aggregate will be nesded for all residentia}, and
public/private commercial and infrastructure construction to
' support this growth; and

WHEREAS, construction affordability will depend on aggregate
being available in or in close proximity to the region; and

WHEREAS, aggregate availabili:zy is dwindling due to the
. closure of 20 aggregate operations in the region during the past 15
years; and

WHEREAS, Lone Star Northwest, Inc is the leading supplier of
aggregate in the region,;providing 15 percent of the total used,
mostly fr;m its aggregate operation in Columbia County; and

WHEREAS, Lone Star’s ColumbigiCounty aggregate resérves are
nearly depleted; and

WHEREAS, gxﬁending the life of Lone Star'’s existing operation
will enable the company to use its current processing facility and

barge distribution system; and



WHEREAS, Lone.Star provides éignificaﬁt economic support to
Columbia County thrbugh local ehployment, egquipment and supply
purchases, and payment of taxes; now therefore,

Bé: IT RESOLVED: |

That the Metro Council encourages the Columbia County
Board of Commissioners to eitend Lone Star Northwest’s existing
aggregate operation for the. future benefit of the county and the
entire Metro region.

ADOPTED by the Metro Council this day of 1996.

Jon Kvistad, Presiding Officer



Agenda Item Number 7.2

Resolution No. 96-2405, For the Purpose of Opposing Ballot Measure 46

Metro Council Meeting
Thursday, October 24, 1996
2:00 PM - Council Chamber



BEFORE THE METRO COUNCIL

FOR THE PURPOSE OF OPPOSING ) RESOLUTION NO 96-2405
BALLOT MEASURE 46 - ) (

) Introduced by Council
) Finance Committee

)

WHEREAS, Ballot Measure 46 has been placed on the Nox‘ember 1996 Ballot pursuani '
to an initiative petition; and

WHEREAS, Ballot Measure 46, if approved, will amend the Oregon Constitution to
require all revenue measures that are subject to voter approval to be approved by a majority of
regist.ered voters; and

WHEREAS. Ballot Measure 46 may be construed to ap;ﬁly retrqacti\'ely to all general
obligation bond measures approved by the voters since November 1990: and

WHEREAS. such a retroacti\'e application will have serious detrimental financial impacts
" on Metro and local governments msxde the Metro boundary; and

WHEREAS Ballot Measure 46, if approved. w 111 have the effect of counting as no votes
on any revenue measures all those electors who do not vote at an election including those who
may have died but have not vet been removed frérri the list of registered voters; and

WHEREAS, the Metro Council finds that approval of Ballot Measure 46 will make
implementation of the Region 2040 Growth Concept extremely difficult ana will therefore

adversely affect the quality of life in this region; now, therefore,



BE IT RESOLVED:

That the Metro Council goes on record as being in favor of the adoption of Ballot Measure 32.

ADOPTED by the Metro Council this day of 1996.

Jon Kvistad, Presiding Officer
APPROVED AS TO FORM:

Daniel B. Cooper, General Counsel

[:'R-0\293.D0C



Agenda Item Number 7.3

Resolution No. 96-2406, For the Purpose of Opposing Ballot Measure 47

Metro Council Meeiing
- Thursday, October 24, 1996
2:00 PM - Council Chamber



BEFORE THE METRO COUNCIL

FOR THE PURPOSE OF OPPOSING RESOLUTION NO 96-2406
BALLOT MEASURE 47 '
Introduced by Council

Finance Committee

N S vt Nwm?  ms?

WHEREAS, Ballot Measure 47 has been placed on the November 1996 Ballot pursuant
to an initiative petition; and »

WHEREAS, Ballot Measure 47, if approved, will aménd the Oregon Constitution to cut
real property taxes within ihe Metro vre_gion back to 90% of tax receipts during the 1995/96 fiscal
year and thereafter generally limit property tax increases to 3% each year; and

WHEREAS, Ballot Mea;ure 47 will have a severe f'mancizlal impact on the Metro
Washington Park Zc.)o; and
| - WHEREAS, adoption of Ballot Measure 47 will lead to costly litigation and uncertainty
regarding increasing the Zoo admission fees and concession charges; and

WHEREAS, Ballot Measure 47. if approved, will transfer authority over matters of -
metropolitan and local concem to the state legislature; and

WHEREAS, the Metro Council finds that approval of Ballot Measure 47 will make
implementation of the Region 2040 Growth Concept extremely ciifﬁcult and will therefore

adversely affect the quality of life in this region; now, therefore,



BE IT RESOLVED:

That the Metro Council goes on record as being opposed to the adoption of Ballot

Measure 46.
ADOPTED by the Metro Council this day of 1996.
Jon Kuvistad, Presiding Officer
APPROVED AS TO FORM:

Daniel B. Cooper, General Counsel

[\R-011291.DOC



Agenda Item Number 7.4

Resolution No. 96-2410, For the Purpose of Supporting Ballot Measure 32

Metro Council Meeting
Thursday, October 24, 1996
2:00 PM - Council Chamber



| " BEFORE THE METRO COUNCIL
~ FOR THE PURPOSE OF SUPPORTING ) RESOLUTION NO 96-2410
BALLOT MEASURE 32 )
) Introduced by Council
) Finance Committee

WHEREAS, Ballot Measure 32 has been placed on the November 1996 Ballot pursuant toa
referendum petition; and

WHEEAS, Ballot Measure 32 refers to the voters a bill adopted by a special sessiph of the
Oregon Legislature that provides the state share for funding for a South-North light rail line in the Metro
region and that also provides funding for transportation projects in the area of Oregon outside of the
Metro region; and . .

WHEREAS, the electors of the Metro r’egion have already overwhelmingly voted iﬁ 1994 by a
wide margin in all three counties to approve a 375 million dollar t')ond measure to provide ihe local share
of funds for the South-North Project; and

WHEREAS, approval of Ballot Measure 32 will allow Metro and TriMet to move foni'ard on the
South-North Light Rail project together wiﬂth other regional p'arm'ers; and |

WHEREAS, adoption of Ballot Measure 32 will provide economic development opportunities
throughout the >state of Oregon by iméroving transportation state-wide; and

WHEREAS, the Metro Council finds that approval of Ballot Measure 32 wiﬁ make successful
implementation of the Region 2040 Growth Concept more likely and will therefore positively affect the
quality of life in this region; now, _ltherefore, : |
\'\\\ |
W

W

W

W



BE IT RESOLVED:

That the Metro Council goes on record as being opposed to the adoption of Ballot

| Measure 47.
ADOPTED by the Metro Council this day of : 1996.
Jon Kvistad, Presiding Officer
APPROVED AS TO FORM:

Daniel B. Cooper. General Counsel

1'R-011292.DOC



Measure 32 Should
Be Called the Great
Train Robbery!

Measure 32 would steal from lottery funds
that could be used for our kid’s schools to
* build the most expensive and the most use-
less public works project in Oregon history.
The light-rail line measure 32 would build will:

Increase congestion: Light rail doesn’t re-
duce congestion—it increases it! Why? Because
it carries so few people, but it steals money that
should be used for road maintenance, improved
bus service, and other things that can really re-
duce congestion all over the Portland area.

Reduce transit service: Paying the high
costs of light rail steals from funds Tri-Met
would use to make more significant and worth-
while improvements to Portland’s bus system.

Reduce livability: Light rail is a part of a
plan to increase Portland-area population den-
sities to be greater than those of the New York
urban area—leading to a quadrupling in con-
gestion plus more pollution and crime.

Waste your taxes: Measure 32 not only in-
creases congestion, it will increase your taxes.
Your taxes will have to make up the difference
for the lottery funds that could have gone to
schools.

It’s your money. Do you want it wasted on
a light-rail boondoggle that hardly anyone will
ride? Or do you want to spend it on buses,
bikeways, and other things that will reduce con-
gestion—and save money besides?

If you worry about congestion, transit,
Portland’s livability, and your tax bill, then,

Vote No on Measure 32

Help Save
Portland from
Gridlock!

£

Light rail means congestion and gridlock. We
want better transit and less congestion—that’s
why we oppose measure 32. A “NO” vote will
make money available for major improvements
in bus service to all parts of the Portland area.

O O

Your Oak Grove
Neighbors Ask You to
Vote No! on Measure 32

Paid for by Oak Grove Neighbors for Better Transit,
Post Office Box 68974, Oak Grove, Oregon 97268,
Randal O'Toole, Treasurer. For more information, see
our website at http://www.teleport.com/ ~ rot/og/
neighbors.html or call 503-652-7049.

The Wrong
Choice for
Portland

Measure 32 is:

v Bad for congestion
v/ Bad for transit

v Bad for livability
v Bad for your taxes


http://www.teleport.com/~rot/og/

Four Reasons to Vote No! on Measure 32

1. Light Rail Increases Congestion

Metro says that, if we build more light-rail lines,
Portland-area congestion will quadruple in the
next 45 years. This is because the south-north light

plan to redevelop Portland to a higher average

population density than the New York urban area.

rail will carry only 1 percent of Portland-area traf-

fic, yet it will consume three-fourths of available

transportation funds. Spending billions on light

rail to reduce congestion is like spending all your
grocery money on whiskey to stay healthy.

2. Light Rail Reduces Transit Service

The cost of light rail is
so great, says Metro,
that it “limits future
bus expansion.” With-
out the south-north line,
Tri-Met can expand bus
service by nearly 4 per-
cent per year. With it,
Metro says bus service
can expand by barely 1
percent per year—less
than the rate of popula-
tion growth.

At a far lower cost,
buses can carry more

people and relieve more congestion than light rail.
For less than 3 percent of the cost of the south-
north line, which will serve only a few people, Tri-
Met says it can put a dozen bus routes on faster,
more frequent “light-rail schedules,” serving people
and reducing congestion all over the city.

3. Light Rail Reduces Livability

Light rail “is not worth the cost if you're just look-
ing at transit” admits Metro planner John
Fregonese. “It’s a way to develop your community
to higher densities.” Light rail is part of Metro’s

This will greatly increase congestion, pollution,
crime, and housing costs. If we wanted to live in
New York-like densities, we wouldn’t be here!

4. Light Rail Wastes Your Money

The whole south-north line will cost nearly $1,000
per Oregon resident—more than ten times as

much as the MAX light rail and nearly three times

contributions deceive Oregonians into voting for measure 32.

The laugh will be on the taxpayer if special interest campaign

as much as Oregon school districts pay teachers

each year. Is this how
you want to throw
away your $1,000?

The south-north
project is so wasteful
that even light-rail
advocates oppose it!
The Association of Or-
egon Rail and Transit
Advocates supports
rail transit but opposes
measure 32 “because
its costs and negative
impacts clearly ex-
ceed its benefits.”

So who supports

measure 327 Its biggest contributers are the elec-
tric companies that will sell electricity to run light
rail, the construction firms and streetcar makers
that will build it, and the banks that will finance
it. They will profit at your expense.

And you aren’t done paying yet. The south-

north line is supposed to go to Vancouver, but mea-

sure 32 only funds the part from downtown Port-

land to Clackamas. They will need more of your

money for the other half!

References to Metro are from Metro’s Regional Transpor-
tation Plan and technical appendices to the 2040 plan.
Fregonese quote Is from Wisconsin State Journal of 7-23-95.

The Truth About
Light Rail

Measure 32's supporters aren’t telling the truth
about light rail. Here is what they say compared
with the truth:

They say: “Light rail eases traffic congestion.”

The truth: Metro says the south-north line will carry
under 1 percent of traffic yet will deny funds to
a long list of bus, bikeway, and road improve-
ments that could greatly reduce congestion.

They say: “South/North light rail will attract 17,000
new riders out of their cars each weekday.”

The truth: So what? That’s less than 0.25 percent
of the Portland-area auto trips that Metro says
people will take each weekday. For that we’re
supposed to spend more than $1.4 billion?

They say: A “highway to carry the same number of
commuters as South/North light rail would cost
$3.2 billion—twice as much as the light rail.”

The truth: Metro says adding two lanes (one each
way) to the highways paralleled by the light-
rail route would cost just $121 million—Iess
than a tenth of the cost of the light rail. Those
lanes would carry far more than 17,000 cars
per day—at faster speeds than light rail, too.

They say: Light rail “provides fast, reliable transit
service at a moderate cost.”

The truth: Light rail is s [ o w: MAX averages just
19 mph. “Moderate cost”? The proposed line
from Milwaukie to Clackamas will cost $455
million and carry only 600 people per day.
That'’s a subsidy of hundreds of dollars per ride!

They say: “Light rail works in Portland.”

The truth: The MAX line cost 55 percent more:
than first projected and ridership is less than
half of the original predictions.

They say: Measure 32 will “repair Oregon’s bad
roads.”

The truth: Measure 32 will fund only 2 percent of
unfunded state and local road needs—not much
help. But we can spend those funds on roads
without building a pork-barrel light-rail line.

All quotes taken from “Just Do Something about Traf-
fic” brochure published by Oregonians for Roads and Rail.




(02496 -0/

City of Gresham Mayor Gussie McRobert

1333 N.W. Eastman Parkway
Gresham, Oregon 97030-3813
(503) 618-2306

Fax (503) 665-7692

October 24, 1996
Presiding Officer Jon Kvistad
METRO Council
600 NE Grand Avenue

Portland, Ore 97232
Dear Ofﬁc«% I%%—ﬂ

An information gap has developed for local governments since MPAC’s review of the draft Functional
Plan. I am requesting that the City of Gresham be immediately provided a copy of any staff report or some
other statement of fact, which indicates the factual and policy basis for the provisions in the Urban Growth
Management Functional Plan, tentatively scheduled for adoption on November 7th. I am also requesting
that local jurisdictions, including Gresham, be given the opportunity to provide written and oral comments
on any staff report or other factual or policy basis for the Functional Plan prior to adoption of the
Functional Plan on November 7th. We have been promised this kind of information for some time but
have not yet received it. As you can imagine, it is impossible to comment on the reasoning behind a
provision or amendment of the Functional Plan, when no staff report or other information is available
which states the reason.

As the November 7th final action date on the Functional Plan approaches we have not yet been given an
adequate opportunity to review the factual basis for the provisions or amendments of the Functional Plan
and prepare detailed and informed comments. We believe that RUGGO, Goal 1, Objective 5 requirements
for local government involvement, combined with the requirement that the Functional Plan adopting
ordinance contain findings of consistency with the RUGGOs, necessarily requires that local governments
have an opportunity to comment on the stated factual and policy basis for all of the Functional Plan’s
provisions, including recent amendments, before their final adoption.

As you know there have been amendments to the proposed Functional Plan since MPAC review , and the
factual basis for these amendments has not been stated in any form that allows adequate review and
comment by affected local jurisdictions. With only 14 days before your scheduled final action I am sure
you can appreciate our desire to have adequate time to review the justification for all of the provisions of
the Functional Plan. I believe compliance with this request is the only way that effective local government
involvement in the process, after MPAC review and before Functional Plan adoption, can be provided.

Yours truly,

Gussie McRobert
Mayor

cc: Mike Burton, Susan McLain
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October 23; 1996

To: Metrq Counc\il

From: Mayor Gussie McRobert
RE: UGM Functional Plan

The following are Gresham’s concerns on the latest draft of the UGM Functional Plan.

The Process

The process by which the council has arrived at this final public hearing on the region’s first land
use plan has been highly unusual. In lieu of having facts, findings and conclusions, which are
always part of the evaluation of any land use proposal, Gresham has devoted staff time to assess
the plan which was approved by MPAC. However, we do not have the luxury of assigning staff
to evaluate the many amendments before us today. The plan you have sent to public hearing
today is not based on facts and findings. Therefore, our testimony cannot be based on anything
factual. It is without precedent in the region or the state to bring findings to the elected body
after a public hearing. This is a legal quagmire and must be changed before the process for the
Regional Framework Plan begins. We also recommend that a provision be added to the Plan
which would allow the language in the Plan not appealed to become effective.

Title 2: Regional Pafking Policy

Restore Zone B parking measures for sound parking management. To maintain our region’s
livability we need to take positive steps to hold the line or improve our air quality. Without Zone
B parking standards Metro’s action may create an incentive for new development to build in
areas where transit service is the worst in order to avoid parking space restrictions. The
Transportation Rule requires a 10% per capita parking space reduction. Lets take a very small
step in meeting this state mandate by restoring the Zone B parking measures.

Title 4. Retail in Employment and Industrial Areas

Line 595 includes an increase in the permitted retail floor area from 50,000 to 60,000 square feet
in the Industrial Areas designated on the Employment and Industrial Areas Map. Why the
increase? Where are the findings to support the increase? Unless there is a good reason for the
increase then I recommend the section be changed back to 50,000 square feet as the maximum.

Lines 635 - 637 would allow retail uses that have market areas up to 2.5 miles to be located in
~ Employment Areas. The adopted RUGGO’s that provides that: “Employment areas would be
expected to include some limited retail commercial uses primarily to serve the needs of people
-working or living the immediate employment areas, not larger market areas outside the
employment area.” The 2.5 mile proposal is.a huge market area in an urban area. The City of
Gresham is approximately 5 miles north to south and 5 miles east to west and contains over



77,000 people! The proposed market area provision is too large and unwarranted. A retail use
located in an employment area could serve half of the city’s population, this is not “limited
retail” as the RUGGO’s mandate. Also, this provision will make it more difficult for Town and
Regional Centers to serve as the focus of retail trade if large scale retail is a development
potential in Employment Areas. Section 3C (lines 635 - 637) should be deleted in order to meet
the intent of the RUGGOs. :

Metro/Local Government Partnership

If the 2040 Plan is to succeed, every regional step we take must lead to a stronger Metro/local

- government partnership. If we are not moving toward a stronger partnership our region is in
trouble. Therefore, I urge the Metro Council to reconsider the huge number of amendments that
you have developed. MPAC presented the Council with a viable document which represents a
clear vision for the region’s future. Locally, Gresham has already adopted new parking standards
and the Gresham Council has voted to adopt new smaller lot development standards that meet the
density objectives of the Inner Neighborhoods. Gresham’s work program to implement the
Functlonal Plan is attached.

I would like each Council member as they review each proposed amendment to ask themselves a
single question: will this change help to create a more compact urban environment and retain or
enhance the regional quality of life? If the answer is no then vote no on the proposed amendment.




UGM FUNCTIONAL PLAN IMPLEMENTATION PROGRAM

Function Plan Titles Local Implementation Activities Projected
: Completion -
Title 1.
Accommodate Housing & * Small lot standards/plan map amendments fall 96
Employment Projections * Residential “infill” development standards winter 96/97
_ , - * Multi-family at commercial center standards winter 96/97
* Multi-family zoning along transportation corridors winter 96/97
* Increased M-F density along transportation corridors winter 96/97
* Rockwood Mixed Use plan winter 96/97
* Detached accessory dwelling standards winter 96/9
* Neighborhood commercial opportunities summer 97
* Transportation Corridor standards (mixed use nodes) fall 97
Title 2. .
Parking Measures * Parking standard amendments summer 96
* Develop procedure for monitoring parking develop. fall 96
Title 3. ) ’
Water Quality & * Analyze Metro's forthcoming Water Quality and
Flood Management Flood Management ordinance and map spring 97
Conservation * If needed, propose amendments to city’s water
quality and flood management regulations summer 97
Title 4. i
Retail in Employment & * Amend Industrial district standards spring 97
Industrial Areas
Title 5. _
Neighboring Cities & * no local action anticipated N/A
Rural Areas
Title 6.
Regional Accessibility * Gresham Transportation System Plan - winter 97/98
Title 7. ,
Affordable Housing * Assess tools and incentives to support affordable
' housing winter 96/97
* Develop affordable housing policy spring 97
" * Implementation spring 98
Title 8.
Compliance * Prepare findings showing compliance with all spring 98

applicable titles of the UGM Functional Plan
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- » Dear Presrdlng Oﬂicer erstad and Councrlors

; The Tualatln Valley Economrc Development Corporatlon (TVEDC) represents
-“131 businesses in the Metropolxtan area. In addition, our membership inclides '
S, govemments and other pubhc agencies whose representatlves have been helpﬁll
o in allowing us'to achieve a better understandlng of the many issues aﬁ’ectlng the :

Denmervely R C
o Unv‘iedSewerageAgemy e Functronal Plan. We have appreciated this input, but our testlmony is not
. RobetMeyer - e T 1ntended to. speak for the local government partners in TVEDC
- ’ "RobertE MeyerConsultaan ‘,“ T .
“Tim Ramis

. 0 "Donnell Ramis Crew Comgan & Bachrach

ol Tohn Rosenbcrger v

. Washmgton County Land Use & Tran.rpoﬂanon

= TunSchauezmann s

We have commented prev10usly on the Funct1onal Plan to both the Councrl and
“'the Growth Management Comrmttee ‘We appreéciate the opportunity to iow

provnde addltlonal comments 1n hght of the several amendments which have been

AR Schauennannln.rurancé : S .: 'proposed
-_>vaLeSchrrud o o R : :
| W&H Pacific ©. At the nsk of repeatmg ourselves we would preface our comments by urgmg

fy Bill Seal -

v Barbara Sue Seal Propeme.r

. ~“you to incorporate more ﬂexrblllty into the plan. - The primary purpose of

. Mk Tapel 1 . b’the Functional plan is to provide for the implementation of the regional .
" Metro- - . B pohcres expressed in the Metro 2040 Growth Concept. Although the goal of
- :TomVanTh:cl -

LT W' Die Casting &Manufacnmng Sl

Mike Walker  © :
: T ualatm Valley Wateerstnct o

o "' ChnsWatson

co _"Beaverton CxtyCounaI

~ i Metro 2040 is to reduce urban sprawl, it also emphasizes malntalmng our quahty -
* . of life and the livability of the Region. The Functional Plan seems to have lost-
' sight of the latter concept-and focuses almost exclusrvely on higher density
. .development. As higher density in existing neighborhoods and livability may

o First American T"""”“"’“"f" S _be somewhat divergent objectives, it is imperative that the Functlonal Plan
g‘:}l’k"l‘,‘l‘;mmw i , ~ have the ﬂex1b111ty to meet these objectlves .By empha5121ng the importance of -
it Yomg S ﬂexrblllty to.meet changing socio-economic priorities, Metro will have served .
- City of Tualatin " © " official notice that the Functional Planis a dynarmc planmng document Whrch can
| 'The Honorable Wes Yuen R adjust to changmg crrcumstances in the Reglon

Mary ’l‘obras Ex Ofﬁcro
TVEDCPre.ndent o

P We have the follow1ng specrﬁc comments relatlve to the vanous Titles wnhm
e ‘.the Functlonal Plan
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‘ TITLE 1 REQUIREI\/IENTS FOR HOUSING AND EMPLOYMENT ACCOMMODATION

oL It is completely mconsrstent to have as much asa poss1ble 50 000 household umts drfference C
between the Functional Plan capacmes in Table 1 and the UGB capacity as determined by Metro, .and since
R amended by the Growth Management Committee. If nothing else, we recommend that Table 1 and Title 1 o
- refertothe 243,000 dwelling units as a target and the distribution of these units as a target and the
" distribution of these units to the various Junsdrctlons as a Recommended Distribution Allocation (RDA).~
. The: Functional Plan could then encourage the cities and counties to meet these ob_|ect1ves while provrdmg '
B greater ﬂexrbllrty in dealmg wrth the shortfalls that wrll result e T - '

R A much more real1st1c approach however would be to estabhsh allocatrons in Table 1 cons1stent wrth
T -what Council believes the actual capacity inside the existing UGB to be.. This would be a much more .
S --manageable and achievable. objective for every Junsdrctlon It 'would also be consistent with the 2040 .
. Growth Concept and clearly would result in higher density. development Those cities and counties which -
.choose to be | more aggressrve in accommodatrng growth at even hlgher densxtles would st111 be
“ y"'.freeto do'so." S - : o : :

A Furthermore the Functlonal Plan could even encourage thls approach by mcorporatmg greater ﬂexrbrlrty ,

o ~ For example if a a Junsdlctron is able to achieve its RDA it could. perrmt much higher densxty in certain areas

PR with no minimumi density requlrement This would allow the opportumty for higher densrty development ’
A1f acceptable to the marketplace w1thout necessarlly 1mposmg an unreahstxcally hrgh rmmmum densrty

o ._'. C2: Sectxon 3B (Sectron 3A as per McLarn Amendment No 2)

T

e : ‘The 1ntroduct10n of persons per acre as a measurement of densxty would seem unnecessary, partrcularly for .
~ residential development Tt is more difficult to measure and could be confusing while not prov1d1ng any

. ‘,"srgmﬂcant advantage over the household units per acre measurement umt used elsewhere in the Plan

T :\"":.ETITLE 2 REGIONAL PARKING POLICY

L The McLam Amendment No 4 is an example of how ﬂexrbrhty would be removed from the Functlonal 5
" 'Plan. Why not give the local governments the opportunity to assess the impact of revised bus service in :
- their spec1ﬁc situations rather than introduce this arbitrary measure‘7 Among other i issues, for example the - o
- local government,-in consultatlon with Tri-Met, should be better suited to make a determination as to the
B »’fcontmued ex1stence of translt servrce before requmng a site to develop to Zone A standards o

o TITLE 3 WATER QUALITY AND FLOOD MANAGEMENT CONVERSATION

| " We have seen no amendment dealmg wrth thlS Tltle 50 we wrsh to summarrze bneﬂy our prevrous -
U comments - e _ S :

- : 1. The goals of thrs Trtle are bemg met other ways prlmanly through protectors in local plans whrch
- implement Goal 5. “We strongly suggest that" you wart untrl the model ordmance is created along w1th the
L crrtrcal ﬁsh and wxldlrfe habltat maps. : : ,
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‘ 2.- e | The 200’ dxstance from the top of the bank of every stream asa deﬁmtlon of fish and wxldlrfe ; .
hab1tat conservat1on area is too arbitrary.” There are many places Wlthln an urban area where development L

could occur closer to a stream wnhout harmmg the resource.

o " 3 There are two problems thh the altematlves analysxs added as Sectron 5B. a:

It is unnecessary since other regulatlons (wetlands ﬂoodplams local Goal 5 ordmances)
: cover such development already -This’ adds a layer of confus1on :

SR ‘. The constructlon of section. 5.B: 1 is confusrng Items hsted as 5 .b. 1 a. -d seem to be items -’
" - which can be constructed within the conservation area, but they need an approprrate headlng o
' N'or another locatxon in the sectxon Y : . S o

TITLE 4 RETAIL IN EMPLOYMENT AND INDUSTRIAL AREAS |

In keepmg w1th our theme of even greater ﬂexlblhty, we urge you to allow restrlcted retall uses in any

-~ Employment or -Industrial Area as long as:- a) adequate transportation facilities capaclty is demonstrated in
- local: compllance plans and b) employment capacrtles can'be met in the Junsdrctron This would allow the -
_]UI‘lSdlCtlon more flexibility while still ensuring the preservation of valuable industrial areas. ' At the least,
there should be the same. ablhty to use an exceptions process to allow retail (Sectlon 2B) if changmg
c1rcumstances make 1t an socro econonuc advantage to the region. C

TITLE 5 NEIGHBOR CITIES AND RURAL RESERVES

A deﬁmtlon of rural reserves would be useful In addltlon some llmlted dlscussmn of urban reserves

’ mcludmg deﬁmtxons and general intent, would be useful here. W1th so much dlscuss1on in the reglon of
' urban reserves thls plan is strangely srlent about them ‘ : : ‘

TITLE 6 REGIONAL ACCESSIBILITY

Whrle Sectrons 1 and 2 give, overall intent and gurdance whlch is appropnate for th1s document Section 3
" on'Design Standards is too 51mplxst1c to apply to an overall region. Notwrthstandmg the two optlons for
local govemments the Sectlon is a one: s1ze fits all approach to street desxgns : -

So much of the avarlable land in the Metro area is not in greenﬁeld condltlon but isa type of infill. It i is
" not reasonable to requxre vanances every txme it 1s not p0551b1e to meet a ﬂatland grld system type
development : " o . . - - .

The proscnptlve nature of thlS sectlon is not necessary to achleve the goals of the sectlon Cities and

. counties should be allowed to 1mplement the overall goals i in the ways wlnch work best for their o

i cxrcumstances

Sectlon 4 memonahzes traﬁIc Jams dunng rush hours i in the Metro area.- We beheve the general public will
" be incteasingly unhappy with this situation.  We suggest Title 9 include performance measures for roadway

o ﬁmctlonmg in the Metro area, mcludmg congestlon management methods attempted by local govemments E |



TITLE 7 - AFFORDABLE HOUSING

The Washington Amendment No. 1 provides greater clarification to the intent of this Title and the meaning
of affordable housing. We support the amendment in that regard. We are, however, still concerned with
some of the recommended tools and approaches and would comment as follows:

1. The recommendation in Section 2E could discourage redevelopment depending on how high-
income and affordable housing were to be defined.

2, Any linkage program such as that suggested in Section 2F should have an identifiable cause and
effect relationship. Job creation does not make housing less affordable; in fact, depending on the wage
scale involved, may make housing more affordable to those fortunate enough to be hired. It would

be economically counter productive for the Region to penalize a company for creating more jobs. Taken
to the extreme the thinking which led to Section 2F would suggest that an employer who cuts back on staff
should receive a payment of some kind.

TITLE 9 - PERFORMANCE MEASURES

We support the additional performance measures as per the Morissette Amendment. However, we
recommend that an additional performance measure be considered that at least attempts to gauge the
reaction of the public to the dramatic changes which will be occurring around them. Much of the
discussion to date has focused on the technical aspects of how to achieve a more compact urban form. If
this past Tuesday’s meeting regarding the Southwest Community Plan for Portland is any indication, then
citizens will be concerned as to how higher density will affect the livability of their neighborhoods.

In summary, our organization is supportive of the Metro 2040 Growth Concept. We believe Metro’s role
and the purpose of the Functional Plan is to provide the framework to guide Cities and Counties in
achieving this objective. However, setting arbitrary target capacities that simply allocate 100% of

the projected growth for the next 20 years results in unrealistic objectives far in excess of the goals of
2040. Furthermore, Metro must balance the need to have sufficient regulatory control to direct Cities and
Counties in their implementation of 2040 without stifling the creativity and flexibility of how this might be
accomplished.

Thank you for the opportunity to provide further input on this critical document.
sin% )
Fred Holz

Westlake Consultants
TVEDC Housing & Land Use Committee Member
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CITY OF HILLSBORO

October 24, 1996 Hand Delivered Letter

Honorable Jon Kvistad, Chairman,
and Members of the Metro Council

600 NE Grand Avenue

Portland, OR 97232-2736

RE:  Metro Urban Growth Management Functional Plan (October 24, 1996 Draft),

Dear Chairman Kvistad and Metro Councilors:

The proposed Metro Functional Plan has undergone several iterations over the last few weeks.
These comments address provisions in the October 24th Plan draft that are significant to
Hillsboro. We want to thank you for considering these comments.

As we said before, we support the 2040 Growth Concepts and have been aggressive in Hillsboro
in implementing them. We also have consistently asked that detailed, prescriptive Functional
Plan provisions be eliminated to give us sufficient planning and regulatory flexibility to
implement the Plan in ways that are also acceptable to our community. The October 24th draft
contains some adjustments that do just that. We thank the Council for them. However, other
Plan provisions still concern us.

Our comments have a common theme: Simply stated, the Functional Plan should tell us what to
do; but not how to do it. It should identify the housing and employment targets and capacities
and the regional planning and regulatory objectives Hillsboro is expected to achieve. The
performance of our plans and ordinances should be regularly monitored to assure their
achievement. We should be held accountable if we fail to substantially achieve them. If this
approach is followed, detailed and prescriptive Functional Plan provisions are unnecessary. |
believe that most local jurisdictions in the Region share this view.

I will summarize our major comments relative to Titles 1, 2, 4, 6 and 8. We have attached
detailed language suggestions that specifically address these Titles and also Titles 3 and 9.

123 West Main Street, Hillsboro, Oregon 97123-3999 » 503/681-6100 « FAX 503/681-6245
AN EQUAL OPPORTUNITY EMPLOYER PRINTED ON RECYCLED PAPER



Hon. Jon Kvistad & Metro Councilors

October 24, 1996

Page 2.

Title 1, Housing & Employment Accommodation

The minimum density requirements in Title 1, Section 2.A. should be changed to require,
instead, that the average density of defined residential neighborhoods or communities
must achieve at least 80% of the maximum density allowed by their zoning.

We support Title 1, Section 7.A. We want to thank you for redefining 2040 target
densities as both “average densities” and “recommendations” rather than requirements to
local governments. This will give us planning flexibility.

We do not support new Title 1, Section 7.C. relating to accessory units in single family
zones. It should be deleted from Title 1. Local governments should be able to apply this
planning tool selectively and where appropriate; such as in station areas, mixed use areas,
town and regional centers.

Title 2: Regional Parking Policy.

We support the new Title 2, Section 2 which sets a 20-minute peak hour transit service
threshold for including areas in Zone A of the Parking Maximum Map. We ask that
Section 2 expressly state that the Map serve an “illustrative”, rather than “regulatory” role
in identifying areas where maximum parking ratios apply.

\Title 4: Retail in Employment & Industrial Areas.

Metro Staff adjustments are being proposed to the Employment and Industrial Areas
Map that will accommodate retail uses on sites within Hillsboro that we have already
identified for the Council. We support those adjustments and ask you to approve them.

Title 6: Regional Accessibility.

Because our recently adopted Transportation Planning Rule ordinances will also achieve
the street and pedestrian connectivity objectives of Title 6, we ask that Title 6, Section
3.A., “Design Option”, and Title 6, Sec. 3.B., “Performance Option”, be optional
rather than mandatory requirements. We support new language in Title 6, Section 3.A.1.
that exempts application of street design and connectivity standards where certain
physical and topographical limitations prevent their reasonable attainment.



Hon. Jon Kvistad & Metro Councilors
October 24, 1996
Page 3.

Title 8: Compliance Procedures.

® We support new language being proposed by the Metro Staff that allows extension of the
2-year Plan compliance period for jurisdictions that have legitimate reasons, such as work
on an approved Periodic Review Work Program.

Again, thank you for considering our comments. We appreciate the many opportunities we’ve
had to comment on both the Functional Plan and Urban Reserves. Please consider these
comments as a part of our continuing effort to be a partner in the Region 2040 process.

Sincerely,

CITY OF HILLSBORO

Gordon Faber
Mayor

attach:
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Title 1: Housing & Employment Accommodation.

We request the following changes to Metro Council's October 18th draft of Title 1 of the
Functional Plan:

Title 1, Sec. 1, Intent.

1. Delete all changes recommended by Metro General Counsel for the first
paragraph of Sec. 1.

2. Modify the first sentence in the second paragraph of Sec. 1 as follows:

“Metro will work with local jurisdictions thaf request such assistance from
Melro to develop a set of region-wide—community development code
provisions, standards and other regulations that will implement the 2040
Growth Concept and this Functional Plan which the local jurisdiction may

adopt and apply within ifs jurisdiction. thatwillimplemenithe 2040 Growdih
Concepltandthis-FunclionalPlan.

Title 1, Sec. 2.A. Methods to Increase City and County Development Capacities.

All cities and counties within Metro are required to include within their
comprehensive plans and implementing ordinances the following
provisions;

A. The average /ot size of all existing and new developmenis in areas
festablished neighborhoods and communities) zonesd ellowing for
residential use shall include result in an average e—m*mmum density

at least 80 percent ermeore of the maximum number of dwelling
units per net acre permitted by the 7heir zoning designations for
the—site. No comprehensive plan provision, implementing
ordinance or local process (such as site or design review) may be
applied and no condition of approval may be imposed that
would have the effect or reducing the average density of the
sumounding area to less than 80 percent of the maximum
permitted density.

Title 1, Section 7.B.: Accessory Uses.




We respectfully ask the Metro Councilors to delete this provision from the Functional Plan.
Assuming that many single family lot owners in Hillsboro decide to “retrofit” with an
accessory unit in response to this provision, the impacts on such public services and
facilities could be very serious. The desighed capacities of existing public facilities and
services that serve our existing single family areas did not anticipate supporting the

|

development of extensive accessory uses throughout these areas.

Title 2: Regional Parking Policy:

Title 2, Section 2.A.: Performance Standard.

This provision does not assure that Zone A areas in the initial Parking Maximum Map will
have existing, available and adequate transit/bus services. Accordingly, we request the

following modification to Title 2, Sec. 2.A.2.:

A.

Hillsboro has always maintained that Title 3 should avoid duplicating State Goal 5 Natural
Resources Protection processes for local jurisdictions. Therefore, we request the following

Cities and counties are hereby required to amend their comprehensive
plans and implementing ordinances, if necessary, to meet or exceed the
following minimum standards:

1.

Cities and counties shall require more parking than the minimum
as shown on Regional Parking Standards Table, attached hereto;
and

Cities and counties shall establish parking maximums at ratios no
greater than those listed in the Parking Table and as illustrated in
the Parking Maximum Map for Zone A. Only areas within one-
quarter mile walking distance from existing bus/fransit service and
currently served by 20-minufe bus fransit service throughout the
day. or areas within one-half mile distance from light rail fransit
service, shall be designated as Zone A areas in the initial Parking
Maximum Map and any amended Parking Maximum Map. The
designation of the A Zone on the Parking Maximum Map should be
reviewed after the completion of the Regional Transportation Plan
and every three years thereafter. /n establishing Zone A areas, the
only function of theParking Maximum Map shall be fo illusirate
areas that have 20-minufe bus fransit service and meet the criteria
for Zone A areas sef forth in this subsection.

Title 3: Water Quality & Flood Management Conservation

Title 8, Section 3: Implementation Process for Cities and Counties.

modification to Title 3, Section 3.A-C:

Cities and counties are hereby required to amend their plans and
implementing ordinances, if necessary, to ensure that they comply with
this Title in one of the following ways:



A. Either adopt the relevant provisiéns of the Metro Water Quality
and Flood Management model ordinance and map entitled
Metro Water Quality and Hood Management Conservation Area
Map; or

B. Demonstrate that the plans and implementing ordinances
substantially comply with the performance standards, including
the map, contained in Section 4. In this case, the purpose of this
map is to provide a performance standard for evaluation of
substantial compliance for those jurisdictions who choose to
develop their own map of water quality and flood management
areqs; or

C. Demonsirate that the local government's State Goal 5 Natural
Resources Management and Protection program substantially
addresses Section 4 objectives relating fo flood mitigation, water
quality, regional confinuity and infegrty of Water Quality and
Flood Management areas, and fish and wildlife conservation areas
and habifals protection. Any such Goal 5 program which is
adopted by the local governmenit and acknowledged by the

‘State LCDC within two years affer the effective date of this
Functional Plan shall be deemed o be in full compliance with this
Title; or

G D.  Any combination of A and B, and C above that substantially
complies with all performance standards in Section 4.

Title 4: Retail in Employment & Industrial Areas.
Title 4, Section 3: Exceptions to Restriction of Retail Outlets in Employment Areas.

We recommend that Titlle 4 exception provisions have greater “up front" certainty
regarding whether a larger retail-outlet would be permitted on a site in an Employment
Area served by adequate transportation facilities. Such certainty would be provided if
Sec. 3.C. of Title 4 expressly declares an outright permitted exception to the retail use
restrictions in Title 4 as follows:

Retaill uses-that-primarly-draw-business-from-a-market-areag-net-morethan 2.5
miles-from-the uses larger than 60.000 sq. f1. in size on appropriate sites designated
by local comprehensive plans for such refail uses within two years from the
effeclive date of the Funclional Plan, that are supporfed by where adequate

transportation facilifies is-demenstrated-inlocal-compliance-plans-as-providedin
Title-8-

Title 6: Regional Accessibility.

As we did in our September 12th testimony to the Council, we again ask that the
detailed standards relating to local street design and connectivity be identified as
“recommendations” rather than mandatory requirements. The following language
modification would achieve this.:



|
|
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Title 6, Section 3. Design Standards for Street Con‘necﬁvh‘y.

The design of local street systems, including “local” and “collector”
functional classifications, is generally beyond the scope of the Regional
Transportation Plan (RTP). However, the aggregate effect of local street
design impacts the effectiveness of the regional system when local travel

is restricted by a lack of connecting routes, and local trips are forced onto
the regional network. Therefore, the following design and performance
options are recormmended for adoption within local comprehensive plans
and implementing ordinances and are intended to improve local
circulation in a manner that protects the integrity of the regional system.

Local jurisdictions within the Metro regional are hereby reguired
encouraged to amend their comprehensive plans and implementing
ordinances, if necessary, to comply with or exceed one of the following
options in the development review process:

Title 8: Compliance Procedures.

As we did on September 12th, we again ask that the 2-year Functional Plan compliance
period be changed to at least a 3-year period for jurisdictions undergoing mandatory
State Periodic Review of their plans and ordinances.

Title 9: Functional Plan Performance Measures.
We support Title 9 provided that it also expressly allows independent reporis from any

local government to the Metro Council on the Functional Plan performance within its
jurisdiction.
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CITY of BEAVERTON

4755 S.W. Griffith Drive, P.O. Box 4755, Beaverton, OR 97076 TEL: (503) 526-2481 V/TDD FAX: (503) 526-2571

October 24, 1996

Mr. Jon Kvistad, Presiding Officer
Metro Council

600 NE Grand Avenue

Portland, OR 97232-2736

Dear Jon:

This letter is in support of Metro’s efforts to finalize the Urban Growth Management Functional
Plan and produce a document which will serve as a blue print to properly manage and balance
growth in the Portland region in the next 20 years. 1 applaud your efforts to continue to respond to
citizen input and make changes which reflect the many views of our diverse community.

The City Council and I are in support of the Functional Plan. We have recommended changes to
you, many of which you have considered and included in the revised documents. We understand
that you are attempting to balance competing interests and also keep the region livable, vital and
our economy sound for the next generations. We also support your efforts to keep a tight urban
form and preserve valuable forest and farm lands. The City believes that the final Functional Plan
document should contain general guidelines, which allows local jurisdictions to retain  its
governance autonomy and the ability to maintain its local identity.

In recent revisions of the recommended Functional Plan, provisions for a hearings officer has been
added to the document. I think the addition of a hearings officer is ill advised. We. as clected
officials. are selected to make direct decisions on policy issues. Deferring decisions through the
step of adding a hearings officer removes citizens from the officials they elect to govern. |
recommend that Metro delete provisions for a hearings officer and perform the decision making
functions you’re clected to do. Citizens will have more confidence in a government they can
interact with and impact through direct dialogue.

Lastly, thank you for the opportunity to influence the Metro Council and be part of a process
which will have such a major impact on future generations.
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CITY OF TIGARD

OREGON

October 23, 1996

Metro Council

Metro Regional Center
600 NE Grand Avenue
Portland, OR 97232-2736

Metro Council Members:

On behalf of the Tigard City Council, | am forwarding the following additional comments and
concerns regarding the Urban Growth Management Functional Plan.

Regarding accessory units as described in Section 7(C), lines 292 - 297, it is difficult to
understand the inclusion of this important local issue at this late date with little input from local
jurisdictions and no opportunity for discussion with our citizens. Our current standards only allow
accessory units for relatives and would not allow rental units as required by the proposed new
regulations. This is an issue of critical concern to our citizens and we have no wish to impose this
new standard on our community. We strongly recommend that lines 292 - 297 be deleted from
this document.

We continue to object to the standards proposed in Title 4, Retail in Employment and Industrial
Areas. It is not acceptable to have the location and size of commercial uses dictated to a
jurisdiction from a regional agency. We understand our market and the needs of our citizens at
the local level. The provisions and restrictions proposed in Title 4 are arbitrary and would be
extremely difficult to implement. A 60,000 sq.ft. limitation would prevent a full service super
market from locating in areas like the Tigard Triangle. The requirement for demonstration of
“adequate transportation facilities” is very subjective and open to interpretation. The difficulties
with this Title, as evidenced by the many iterations that have been considered and proposed, lead
us to believe that the Title should be deleted from the Functional Plan. This is clearly an issue
best left to local processes and decision makers.

We have expressed our concern with other issues in the proposed Functional Plan in the past,
both in writing and by testimony before the Council. It is our hope that you will consider those
concerns during your deliberations on these very important regional issues.

Sincerely,

13125 SW Hall Blvd., Tigard, OR 97223 (503) 639-4171 TDD (503) 684-2772



Neighborhoods Protective . Association /C)Z‘/GZ”‘CZ7
ST P.0,Box 19224,Portland, Oregon 97219 SRR

October 24, 1996

- Regarding: METRQ ITEM 96-647 B. ) .- » Meeting planned on ballot
: R ) . . measures..liultnomah-
Jon Kvistad, Presiding officer : Neighborhpod center on
METRO Commissioners - ' Capitol Highway, Sat.,
METRO t _ Nov. 4, 1996

600 N,E. Grand Ave, ' ' Time: 10,00-11530 A.%M,
Portland Oregon 97252 o '

Dear Honorable Jon Kvistad, and Coun01lers Patricia‘Mc Caig, Ed
. Washington, Don Morissette, Susan'Mc ‘Glain, Rod lionroe,
and Ruth Mc Flaranej.., \f )

METRO is holding its final ‘hearhg today, after getting approval from
the Portland City Council yesterday, and the Multnomah County Commission

. this morning, I understand. This.particularly relates to the 10 year

"“tax exemption for row housing and multiple-unithhousing along the light
rail lines, and maybe density issues- as well _

Implementation of the 2040 growth concept should not be allowed}}!
It 4s being put in without the full knowledge of the people who will
~ have to live within the urban growth boundary.

The Oregonian reportbed that 22 people testified on the Thursday hearing.
(Sept 5th;~and repored in the-paper Sept. 6, 1996) Headlines stade that -
"ost favor higher dessity at hearing on MEIR@ plan', How many people
can leave their jobs to atteno'&hese hearings? Not many!! In sharp con-
_ trast...on October 17th Oregonian the headline reads: "SW Neighborhood

" residents furious over zoning plan," A copy of the article is attached.
"pn estimated 400 to 500 persons jammed the Wilson High School cafeteria
this week and provedtthat zoning issues are not too dry:..." When asked
how many supported the plan...two people raised their handsl!l Many
spoke, using the microphone and were angry at thé increased density, as
proposed :

.Not many knew about the 10 year tax-exemption for 'row houses and other
multi-family units. near the light rail...in the future sas proposed, nor
was ballot measure 32. mentioned. The entire concept of planning is being
reversed... with Metro and government THE BOSS!] Private property takes

a back seat, removing private property rights with one fell swoopl!

Ballot Measure 32, regarding light rail expansion is attached. It cails
light rail'"Measure 32.should be called the Great Train Robbery®., It
also says "Light relf The wrong choice for Portland. Measure 32 is:

bad ‘for congestion, bad for transit, bad forlivability, ‘and bad for

youxr taxes." It gives four reasons to vote Nol 1. "Light Rail Reduces
Transit Service. 23 Light Rail increases conjestion, 3) Light Rail
reduces livability! This is not worth the cost, and will make Portland
redeveloped "to shigher amerage density the the New York urban ares,
'3) Light Rail wastes your money, and 4)Light Rail wastes your money."

.“Regional government or. Metro)_ violates the ba51c constitutional rights
. of our citizens , as provided in our Bill of Rights. Higher taxes will

violate Articles 4 and 5 '"against unreasonable ar¢h c’?4§2&&%§§23€
Wie oppose this concept. Earnestly, (Mrs.) Bgégggbwgid ich, Director

AN
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GOD. WHO .@AVE. US LIFE,.GAVE US LIBERTY AT THE SAME TIME." serfORURS
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~OUR AMERICAN HERITAGE e
g ‘Z o
1 :
As provided in the FIRST TEN AMENDMENTS TO THE CONSTITUTION OF THE UNITED STATES
1 - ‘ Effective December 15, 1791 . 2
: < . A .
{ Preamble C ~_92__/
4 The conventions of a number of the States having at the time of their adopting the Constitution, .
A - expressed a desire, in order to prevens misconstruction or abuse of its powers, that further declarasory.. - R
Q. - - . -and resrictive clauses.should be-added; And as extending -the ground of -public confidence-in she - .. T
3 Governmens, will best insure the beneficiens ends of iss instisution. - :
. ‘ : - . R}
> 1 Rialt to Freedom of Religion, Speech, Press, Assembly, Petition, :
g - g ! - Congress shall make(no law)respecting an(establishment of religion,\or prohibiting the free exercise
i thereof; or abridging the freedom of speech, or of the press; or the right of the feople peaceably 1o assemble, a0d
~ to petition the Goverament for a redress of grievances. . .
. : . . .
¥ 2 Rig ht t0 Keep and Bear Arms. . _ : '
L . - A well regulated Militia, being necessary to the security of a free State, the right of ‘the people to
H keep and bear Arms, shall not be infringed. - . . '
g - on Quartering of Soldiers, ’ ‘ . . 3
g 3 1811_]1] ts No Soldier shall, in time of peace, be quartered in any house, without the consent of the Owaer, nor /
4 = in time of war, but in a manner to be prescribed bytlzw. Ay
'2" : 4 Rinlt agaimt. Unreasonable Search and Seizure, . - ) ' ;
N’ AL o, tight of the people to be secuze in their persons, houses, papers, and effecss, agaigje unretson. .
3l . peop pe p ¢
y able searches and seizures, shall not be violated, and no Warranes shall issue, but upon pfobableFause, supporeed - |
\ by Oath or affirmation, and particularly describiog the place to be searched, and the persons‘or thgg{%ro be sgized. :
Y ) . T X v e S - s
~ R 0 to Protection of Persons and Property, : k. '3 ayatiN -
i 3 LY 4 I! ! No person shall be held to answer for a capital, or otherwise infamous crime unless ona prcsc"t'f;m;ht
%) or indictment of a Grand Jury, except in cases arising in the land or naval forces, or in the Militia, when in a¢tual
X service, in time of War or public danger; nor shall any person be subject for the same offense to be twice put in
Pt jeopatdy of life or limb; nor shall be compelled in any Criminal Case to be 2 witness against himself, nor be de-
2 prived of life, libesty, or property, without due process of law; nor shall private propercy be taken fo:"gublic use.a
‘ ‘ without jusc compensation. . '
) . . L] N
A B Riaht of Personi Accnsed of Crime. ,
4 ' giiis, all’ criminal prosecutions, the sccused shall enjoy the right to a speedy and public trial, by an im.
3 partial jury of the State and districe wherein the crime shall have been committed. which districes shall have been
» previously ascertained by law, and to be informed of the narure and cause of tne accusation; to be confionted
1y with the witnesses against him: to have compulsory process for obuining Witnesses in his favor, 2dd to bave the o
i, Assistance of Counsel for his defense. _ '
! U Riglyt of Iria by Jury. |
N . ai) In suits ac common law, where the value in controversy shall excecd cwenty dollars, che right of trial A
8 v by jury shall be preserved, and no face tried by a jury shall be otherwise re-examined in any Court of the United 4
"-‘ . States, than according to the rules of the common law. - ]
13 .. ' B ;‘Riu ht to Protection Against Excessive Fines, Bail, Punishment. B ,'
. = Excessive bail shall not be required, nor excessive fines imposed, nor cruel and unusual punishment o+
B inflicted.. - " B
' s .
q - not_enumeratdd. retained. by the people. : . .
e g ﬂhgh {8 The enumeration in the Constitution of cerrain rights, shall not be construed to deny or disparage
A WS qthers retained by the people. : , E
: - . - reserved ta the Stater_and the People, ' . gz
1 . i1 R g I’ ts The powers not delegated to the United States by the Constirution, not prohibited by it-to the States, R
; 7 are geserved o the States respectively, or to the people. . . . ‘1
7 ' i : o
é‘ eighbornoods THE BILL OF RIGHTS COMMEMORATION COMMITIEE=Jo¢ Crail, Chairmon, E ¢ Q30X 19284
- N Protes i¥e -Assitr “-GOD* T <10 .--_-.;_-_.:_ H A RA 1Y Pn 21 6.7 0N

KEEP FREEDOM-- WE MUST STOP LAND USE PLANNING nand URBAN. RENEWAL BONDINGA! '

PORTLAND'S COuUPREHFENSIVE PLAN will DESTROY OUR PRESENT: PROPERTY RIGHTS 1

Pff&ate‘prgperty,ﬂunder our Constituﬁion,'is a God-given right, and not a L
grant of povernment, It cannot be taken without..."due process of law! and

any law that violates our Constitution and Bill of Hights cannot be nss~
€ y city ordinance or our state legislature., . '

NOWHERE in our Oregon or United.States:Constitution or Bill of:Rights does
it say:1,9UBSIDIZE private business with tax dollars, (which becomes a lien
on ail other taxable property.) 2. CONDEAN and DE&?H@Y,existiu rivate
owned property (by the city of Portianﬁ)..Buszt,..resell it,to another |}
IN-4ONING of some property, making it worth less, is UNFAIR, THIS COULD
%ﬁdﬁﬂﬁgﬂ...sigoo it reverts go the "J2sser usg"if destroyed by fire!

) - . : . ' ’ * e . - |
PRAY FOR Osl _AND JUSTICE FO L Jg«m}/%%% Director , _
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Testimony of Keith Bartholomew
on the proposed :
Urban Growth Management Functional Plan
October 24, 1996

Thank you for the opportunity to testify before you today on what is likely to be
the most important piece of land use and growth management legislation to be adopted this
decade, and perhaps for decades to come. Mary Kyle McCurdy, with whom I am
testifying, will cover the majority of 1000 Friends’ comments on the Functional Plan. I

-will limit myself to one area--Title 2: Regional Parking Policy.

To begin with, you are to be congratulated on addressing this important issue.. The
size and design of the parking lots we build for commercial and institutional developments
have come to define our metropolitan landscape. The amount of land that we dedicate to
parking reviles just about every other land use category in our planning system. Moreover,
the abundance of free parking, particularly in our suburban areas, is a major contributor to
the near absolute automobile dependence we observe in our region. '

This being said, we feel that it is crucial that you return to making the maximum
parking ratios in Zone B mandatory, as was contained in the Functional Plan draft you
received from MPAC. We take this position for two reasons:

First, by regulating the maximum amount of parking in Zone A but not in Zone B,
you will be sending a clear signal to the market to shift more development towards Zone
B. This would result in development shifting away from transit service, which is
completely at odds with one of the primary objectives of the whole Region 2040 planning
process.

Second, the standards in Zone B are so generous that they will not significantly
cramp the market, even in places not well-served by transit. As an example, I have
attached the results of a parking study done by DEQ in the Kruse Way area. The study
analyzed parking usage for three office buildings that were built, under market conditions,
at 3.9, 3.5, and 3.4 parking spaces per 1000 sq. ft., respectively. The study shows that
actual parking rates were much lower: 2.77, 2.45, and 2.95. The maximum standard for
the same type-of use in Zone B is 4.1, well above that which was built in the study area, -

- and substantially higher than the amount of parking actually used. This data, combined
- with other similar studies, shows that parking is being substantially over-built. This over-
building of parking is wasting land, decreasing overall density, and contributing to more
‘water pollution through higher run-off rates.

For these reasons, we urge you to reinstate mandatory parking ratios for Zone B.



Monte Haynes
Forum Properties

Kruse Woods Survey

8705 SW Nimbus, Suite 230
Beaverton, OR 97005

Dear Monte:

‘Enclosed please find the
survey information from
MacArthur & Associates,

- October 18,

Ratio Technical Advisory Committee meeting.

1994

Attachment 5-3

Uregon

DEPARTMENT - OF
ENVIRONMENTAL

QUALITY

Kruse Woods Parking Survey

Kruse Woods Office complex parking
the consultant, JHK & Associates and )
that you requested at the 10/6/94 Parking

Below I have summarized the information including the building
occupancy during the time when the parking surveys were completed

on June 21, 1994.

Kruse Woods

1 :
(115,157 GLA*)

Kruse Woods

2
(124,435 GLA)

RKruse Woods
4900-~-5000
Bldgs

(142,886 GLA)

(As of June 1lst)

Parking Built 3.9 3.5 3.4
@

per 1,000 GLA

Parking 2.77 2.45 2.95
Utilized @

per 1,000 GLA

Building 96% 100% 100%
Occupancy :

*GLA:

Grocs Leasable Area which 1s the same as Net Rentable Area.

811 SW Sixth Avenue
Portland, OR 97204-1390
(503) 229-5696

TDD (503) 229-6993 =
DEQ-1 %
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Tryon Resource Management Partnership
6039 SW Knightsbridge Drive
Portland, Oregon 97219

John Kvistad, Presiding Officer
and Metro Councilors

600 NE Grand Ave.

Portland, Oregon 97232

September 24, 1996
Dear Metro Councilors,

Regarding the Regional Functional Plan, Title 3:

The Tryon Resource Management Partnership is a voluntary citizens advisory
convened to serve as the watershed council for the Tryon Creek basin. The purpose of the
group is to create an interjurisdictional watershed management plan which encourages
improvements of stream water quality, summer flows, and fish and wildlife habitat.

With respect to the most recently circulated Metro Regional Functional Plan, our
watershed council offers the following observations for the Council Record:

Title 3, Section 5 B--Metro's "initial inventory of significant fish and wildlife
conservation areas" is based on insufficient data. Most streams in the Metro region have not
been properly surveyed yet, and Metro has no comprehensive plan to assure performance of
the work(see ODFW letter attached).

We suggest the following text be added:
"Metro's initial inventory shall be enlarged in a_timely manner as new surveys of fish and

wildlife populations and habitat areas become available. Metro shall encourage collection of

population surveys by accredited biologists where appropriate. _ Criteria for surveys will be
specified by the U.S. Fish and Wildlife Service or the Oregon Department of Fish and
Wildlife."

Title 3 Section 5 B 1 a through d-The most recent revision of the language in this

section has our qualified support. However, the current language implies that public
utilities have a mandate to use stream corridors and wetlands for their infrastructure, and
we do not agree with that assumption. The Utility Exceptions allowed in the 5 B 1 Section
have performance standards which are far too vague. For example, Metro has not stated how
public needs should be established; nor has Metro defined which cases would demonstrate,
nor how they would demonstrate, when there are "no practicable, less environmentally
damaging alternatives." '



We recommend the imposition of clear and objective standards, and a public review

process, for utilities' uses of wetlands, streams and other water bodies, in order to adequately
provide for protection of fish and wildlife habitat and environmental values under Title 3.

We do not support the current implication in 'fitle 3 that streams and wetlands may be
used as open conveyances for stormwater. Direct stormwater runoff into our regional
streams and wetlands has been highly destructive of water quality, and is most likely
responsible for declines in health of our native fish and aquatic populations. In this respect,
stream water temperature is a particular concern of ours, as are pollutants from street
runoff. (Note: A few land-intensive and expensive "model wetlands" do not address the
volume of problems already created by local jurisdictions' typical stormwater conveyancing,
detention, and treatment, or lack of treatment.)

We recommend that the Section 5 B 1 section state:

"Any stream or waterway listed by DEQ as "critical” (ref. DEQ 303 (d) listing), is subject to
special, more restrictive regulations on development, designed to benefit water quality and
fish habitat.”

Section 5 B 1 a--If Metro intends to apply rules fairly and consistently throughout the

region, along entire lengths of interjurisdictional streams or water bodies, this Section
should establish a clear and objective, maximum width for utility construction zones. We

suggest a maximum 15-ft. disturbance width be allowed only after there has been a public

review, including establishment of public need for the proposed system or encroachment,
and an accepted mitigation plan.

If Metro permits certain destructive uses of resource areas, it should have some plan for
how local jurisdictions' monitoring and enforcement of standards and conditions will occur.

Utility trenches of any width in streams and wetlands will result in some destruction of
riparian values. The present Title 3 revision provides for no consistency in implementation
of development standards along the linear distance of streams and other water bodies. The
revision also does not provide for review or monitoring of cumulative impacts from utilities'
exempted or permitted uses of streams, wetlands, and other water bodies; and we suggest that
at reasonable periods, condition-assessments be included in any mitigation strategy.

For other Exceptions lainguage, we refer to text submitted by Guy Orcutt, a Tryon
Partnership member (attached).

Section 5 C--In this Section, Metro acknowledges it may have "inadequate or
inconsistent data and protection in existing Goal 5 data, reports and regulations of fish and
wildlife habitat." We suggest that Metro formulate a process for citizens or interest groups
to initiate fish and wildlife population surveys and habitat inventories, beyond the one
round of public hearings referenced in Section 5 C. There is nothing in the 5 C text which
encourages later additions even in cases where data is insufficient or inconsistent. (See
attached letter on ODFW Metro-regional, fish population surveys.)



We suggest Metro add language to Section 5 to allow for special habitat protections for

streams and_rivers which have populations of anadromous fish. Northwest salmon and

steelhead have a life cycle which occurs partly in the ocean and partly in the inland rivers.
Anadromous fish require cold, clean water for survival. The present Title 3 rules do not
provide adequate protection for specific habitat needs of salmonids in the Metro region.

Section 7 Variances--This section should add a recommendation for access to the
Variance process by citizens and public interest groups. We are interested in this Variance
promoting landowners' rights to a reasonable process to "consider claims of map error and
hardship variances to reduce or remove stream corridor protection for any property
demonstrated to be converted to an unbuildable lot by application of stream corridor
protection."”

However, we suggest that to be fair--since publicly-owned fish and wildlife are a major
reason for the habitat provisions of the Title 3 rules--Metro should adopt procedures to also

consider where application of additional levels of protection, or additional mapping of

habitat areas, would be appropriate. Such a procedure should be accessible by citizens and

public interest groups.

The Section 7 Variance should include requirements for public notification and review

of applicable law, at the least. While we respect private landowners' rights over their own

property, wildlife and fish do not belong to individual landowners. The public interest in
these state-owned natural resources should be respected.
We also would like Metro to provide its definition for an "unbuildable lot."

Note: Several months ago, the Tryon Partnership requested membership on Metro
WRPAC, and 1 hope that Metro Council now will approve Tryon Partnership
representation. I would like to see environmental interests properly balanced with other
water user-interests, such as agricultural, industrial, and public and private utilities.

Also, there is no fisheries representative on WRPAC, though WRPAC agreed to put a
fisheries interest representative on WRPAC six months ago. We suggest that the Title 3
policy not be finalized until a fisheries representative and watershed council
representatives have been admitted as voting members of the WRPAC committee.

A shortened version of the above text was submitted orally to Metro Council. This three-page
written copy is for the Council Record.

(9/12/96 E. Callison, Submitted on behalf of the Tryon Resource Management
Partnership, and as an individual.) 244-0641)
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29 July 1996 f"g D
Chair Councilor Susan McLain owme] VWILDLIFE

Water Resources Policy Advisory Committee
Metro Regional Government Office '
600 NE Grand Ave.

Portland, OR 97232

FISH RESEARCH
AND DEVELOPMENT

Dear Councilor McLain:

Liz Callison contacted me concerning the availability of habitat and fish survey
information in the Portland Metro Region. My inventory project has collected very
little data in the metro region. Enclosed is a list of the streams that have fish
distribution or physical habitat information. You may want to contact Don Bennett,
district biologist in Clackamas, for additional survey information.

The stream survey crews with the Aquatic Inventories Project are not supported with
Oregon Dept. of Fish and Wildlife funds. We conduct surveys with contract funds
(e.g. private industry, Soil and Water Districts, OR Dept. of Forestry, U.S. Fish and
Wildlife Service, U.S. Bureau of Land Management) and as a result of our funding
base, have not conducted many surveys in the greater Portland-area. "

We are available to conduct stream surveys for public agencies. We coordinate the
contractor’s needs with the district staff to ensure that the results will be useful to all
interested parties. I can send a more detailed description of our protocol and an
example of the results if needed. We are also able to provide the results in Arc Info
coverages to allow integration with existing geographic information system layers.

- Please call me at 541-737-7619 if I can provide any other information.

Sincerely,

Kim Jones .
Aquatic Inventories Project Leader

enclosures .

¢ Maggie Skenarian ' '
Liz Callison | - LR
Schmidt ’ N\ izt
Bennett

28655 Hwy 34
Corvallis, OR 97333 .
(541) 737-3241 & 737-443"
FAX (541) 737-2456



Roderick Haig-Brown Habitat and Conservation Chapter

Association of Northwest Steelheaders

'"Guy Orcutt — Chapter Communications Director
4041 NE22nd .- Portland, 97212 - 280-0413

July 16, 1996
To: WRPAC,. Metro Counéil Members

Re. Fish and Wildife Habiatat Conservation Area “Exceptions™

At.the June 27 meeting of the WRPAC Sub-Committee for Title 3 I expressed some concem that
proposed language regarding Fish and Wildlife Habitat Conservation Area Exceptions was not clear.
Rosemary Furfey suggested that I do a rewrite. Ifaxed her proposed language on June 28, the day after the
meeting. Unfortunately, she was unable to distribute copies of the proposed rewrite in advance of
yesterday’s WRPAC meeting. I was able to present her with copies at the meeting. (I have made minor
changes in the language in yesterday’s copies.) She assured me that WRPAC would give the proposed
language serious consideration, however I believe that most of those present yesterday were unaware of the
exisance of some alternate proposed language. This is unfortunate because the alternate language might have
solved some of the problems that surfaced during discussion yesterday. '

Fisheries preservation and restoration is what interests me most as an advocate for wetlands and
floodplains. Regulations which protect floodplains and water quality should be of great benefit to fisheries.
My worst nightmare is that passage through the Metro urban area will become so perilous for our fish that
currently viable Willamette System fish runs will be destroyed and the reestablishment of other runs which
are at this time severely depressed but hold potential for restoration will become impossible. Indeed this is
happening now. The Portland reach of the Willamette is a death trap for tens of thousands of immature
salmon and steelhead as they make their way to the ocean. Fish managers and.pathologists feel that disease,’
always endemic to the system, has increased in virulence. Although the reasons for this are not absolutely
established it is a near certainty that water quality and habitat loss are responsible.

Through careful preservation of waterways, wetlands and water sources, Metro has the means at its
disposal to preserve the habitat and water quality Willamette System salmon and steelhead will need if the -
runs are to continue into the future. For this reason, it is essential that the language established to protect
these resources is clear and that the process is reasonably easy to apply. - f-

The goals of my rewrite (printed on the other side of this letter) are:

1. Clarify the process Metro wants local government to follow relative to construction which must take
place within Fish and Wildlife Habitat Conservation Areas. It was apparent at the Thursday June 27

* sub-committee meeting and at yesterday’s WRPAC meeting that some confusion exists as to “needs”

~ versus “alternatives” analysis and that the purpose and nature of the alternatives analysis is not clear. -

* 2. Insure that planners understand that proof of need must form the foundation for other environmental
analysis and mitigation. Without first determining need, additional efforts at conservation become all
show and no substance. (For example, replanting a site which need never have been cleared.) Metro,
as a growth manager has based its most important policies — the Urban Growth Boundary, control
of population density, transportation planning — on need. This is the right way to begin urban
planning and this is a course which must not be abandoned when we seek to protect fish and wildlife -
resources.

3. Demonstrate specifically what natural resources are at stake and how these resources may be
preserved while urban resources are developed. . :

4. Address the issue of cost and practicability of required analysis. - -



’ Proposed replacement language to Title 3 Draft WRPAC Sub-Committee Recommendations
" To replace lines116 — 131 of Draft 7/3/96 written by Guy Orcutt  7/16/96

" 1. Prohibit development, except for specified “exceptioné," in Fish and Wildlife
Conservation Areas. . ‘

The goal of the “exceptions” policy is to preserve fish and wildlife resources while allowing
development decisions to be made in a cost effective and timely manner. Metro recognizes that
preparation of the required alternatives analysis may add to development costs, however the
cost of analysis will be minimized if needless duplication of the work of research and analysis is
avoided. For this reason Metro encourages local government to initiate the earliest possible
coordination of project development with needs analysis, alternatives analysis, existing site and
species related research, existing management plans, and Goal 5 inventories. -

Exceptions: Urban development will require certain types of construction within Fish and
Wildlife Habitat Conservation Areas. These types of construction are listed below (paragraphs a.
—d.) as “exceptions”. The following three part policy applies to all of these exceptions.

1. Needs analysis is a standard part of project development. If a project is essential to
planned urban development this should be demonstrated in the needs analysis.
Essential projects qualify as “exceptions” to the rules protecting Fish and Wildlife
Habitat Conservation Areas. ‘ ' :

2. Ananalysis of alternative ways of completing a project will be required for those
projects which qualify as exceptions and must intrude into Fish and Wildlife Habitat
Conservation Areas.

This alternatives analysis will help to minimize the negative impacts of intrusion by

identifying the least environmentally damaging project design and location possible

within a Fish and Wildlife Conservation Area. _

Furthermore, this analysis will aid in project planning by attempting to identify in
~advance impacts which will require mitigation. '

3. Environmental impacts to a Fish and Wildlife Habitat Conservation Area resulting from
construction within the area will be mitigated by in kind replacement of functional
values. Functional values include but shall not be limited to water quality and quantity;
sbawning, breeding, nesting, rearing and resting habitat; fish and wildlife migration
corridors, and significant plant communities. . .

Current draft language - lines 116 — 131

1. Prohibit development in the Fish.and Wildlife Conservation Areas that adversely impacts
. . fish and wildlife habitat. ’ .

Exceptions: Itis recognized that urban development will, at times, necessitate development activities
within or adjacent to Fish and Wildlife Habitat Conservation Areas. The following Fish and Wildlife
Habitat Conservation Mitigation Policy, except for emergency situations, applies to all the following
exceptions: _

A project alternatives analysis, where need has been established, will be required for any of the
exceptions listed below. The alternatives analysis must seek to avoid adverse environmental impacts
by demonstrating there are no practicable, less environmentally damaging alternatives available. In
those cases where there are no practicable, less environmentally damaging alternatives, the project
proponent will seek alternatives which reduce or minimize adverse environmental impacts. Where
impacts are unavoidable compensation by complete replacement of the impacted site's ecological
attributes or, where appropriate, substitute resources of equal or greater value will be provided in
accordance with the Metro Water Quality and Flood Management model ordinance.
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Tryon Resource Management Partnership
6039 SW Knightsbridge Drive
Portland, Oregon 97219

John Kvistad, Presiding Officer
and Metro Councilors

600 NE Grand Ave.

Portland, Oregon 97232

September 24, 1996
October 24, 1996

Dear Metro Councilors,

The Title 3 Floodplain management and Fish and Wildlife Habitat Section of the Regional
Functional Plan does not adequately protect the region's natural resources, particularly
water quality and fish and wildlife habitat. WRPAC policies were written without sufficient
citizen involvement. In fact, the voting membership of WRPAC committee was primarily :
composed of water and sewer service bureaus or consultants to those bureaus--a group
which has an obvious conflict of interest in management/use of streams, rivers and
wetlands.

To write policy fairly, as WRPAC purports to do, there should be representation beyond
resource-user groups. The Metro Committee for Citizen Involvement and the Statewide Goal 1
Citizen Involvement Advisory Committee (CIAC) are being notified that we request Metro
Council allow for improved opportunities for citizens, fisheries groups and state agencies'
review of Section 3 before it is finalized.

Regarding the Regional Functional Plan, Title 3:

The Tryon Resource Management Partnership is a voluntary citizens advisory
convened to serve as the watershed council for the Tryon Creek basin. The group requested
voting membership in WRPAC last June. The purpose of the the Tryon Partnership is to
create an interjurisdictional watershed management plan which will result in
improvements of stream water quality, summer flows, and fish and wildlife habitat.

With respect to the most recently circulated Metro Regional Functional Plan, our
watershed council offers the following observations for the Council Record:

Title 3, Section 5 B--Metro's "initial inventory of significant fish and wildlife
conservation areas" is based on insufficient data. Most streams in the Metro region have not
been properly surveyed yet, and Metro has no comprehensive plan to assure performance of
the work(see ODFW letter attached).

We suggest the following text be added:

"Metro's initial inventory shall be enlarged in a timely manner as new surveys of fish and

wildlife populations and habitat areas become available. Metro shall encourage collection of
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population surveys by accredited biologists where appropriate. Criteria for surveys will be
specified by the U.S. Fish and Wildlife Service or the Oregon Department of Fish and

Wwildlife." S
Title 3 Section S B 1 a .through d--The most recent revision of the language in this

section has our qualified support. However, the current language implies that public
utilities have a mandate to use stream corridors and wetlands for their infrastructure, and
we do not agree with that assumption. The Utility Exceptions allowed in the 5 B 1 Section
have performance standards which are far too vague. For example, Metro has not stated how
public needs should be established; nor has Metro defined which cases would demonstrate,
nor how they would demonstrate, when there are "no practicable, less environmentally
damaging alternatives."

We recommend the imposition of clear and objective standards, and a public notification

and review process, for utilities' uses of wetlands, streams and other water bodies, in order

to adequately provide for protection of fish and wildlife habitat and environmental values

under Title 3. _

We do not support the current implication in Title 3 that streams and wetlands may be
used as open conveyances for stormwater. Direct stormwater runoff into our regional
streams and wetlands has been highly destructive of water quality, and is most likely

responsible for declines in health of our native fish and aquatic populations. In this respect, '

stream water temperature is a particular concern of ours, as are pollutants from street
runoff. (Note: A few land-intensive and expensive "model wetlands" do not address the
volume of problems already created by local jurisdictions' typical stormwater conveyancing,
detention, and treatment, or lack of treatment.) ‘

We recommend that the Section 5 B 1 section state:.

"Any stream or waterway listed by DEQ as "critical" (ref. DEQ 303 (d) listing), is subject to

special, more restrictive regulations on development, designed to benefit water quality and
fish habitat.”

Section 5 B 1 a--If Metro intends to apply rules fairly and consistently throughout the»
region, along entire lengths of interjurisdictional streams or water bodies, this Section

should establish a clear and objective, maximum width for utiligg' construction zones. We
suggest a maximum 15-ft. disturbance width be allowed only after there has been a public

review, including establishment of public need for the proposed system or encroachment,
and an accepted mitigation plan.

If Metro permits certain destructive uses of resource areas, it should have some plan for
how local jurisdictions' monitoring and enforcement of standards and conditions will occur.

Utility trenches of any width in streams and wetlands will result in some destruction of
riparian values. The present Title 3 revision provides for no consistency in implementation
of devélopment standards along the linear distance of streams and other water bodies. The
revision also does not prdyide for review or monitoring of cumulative impacts from utilities’
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 exempted or permitted uses of streams, wetlands, and other water bodies; and we suggest that
at reasonable periods, condition-assessments be included in any mitigation strategy.

For other Exceptions language, we refer to text submitted by Guy Orcutt, a Tryon
Partn ership member (attached).

Section 5 C-In this Section, Metro acknowledges it may have "inadequate or
inconsistent data and protection in existing Goal 5 data, reports and regulations of fish and
wildlife habitat." We suggest that Metro formulate a process for citizens or interest groups
to initiate fish and wildlife population surveyé and habitat inventories, beyond the one
round of public hearings referenced in Section 5 C. There is nothing in the 5 C text which
encourages later additions even in cases where data is insufficient or inconsistent. (See
attached letter on ODFW Metro-regional, fish population surveys.)

We suggest Metro add language to Section 5 to allow for special habitat protections for

streams and rivers which have populations of anadromous fish. Northwest salmon and

steelhead have a life cycle which occurs partly in the ocean and partly in the inland rivers.
Anadromous fish require cold, clean water for survival. The present Title 3 rules do not
provide adequate protection for specific habitat needs of salmonids in the Metro region.

Section 7 Variances--This section should add a recommendation for access to the
Variance process by citizens and public interest groups. We are interested in this Variance
prdmoting landowners' rights to a reasonable process to "consider claims of map error and
hardship variances to reduce or remove stream corridor protection for any property
‘demonstrated to be converted to an unbuildable lot by application of stream corridor
protection."

However, we suggest that to be fair--since publicly-owned fish and wildlife are a major
reason for the habitat provisions of the Title 3 rules--Metro should adopt procedures to also

consider where application of additional levels of protection, or additional mapping of

habitat areas, would be appropriate. Such a procedure should be accessible by citizens and

public interest groups.

The Section 7 Variance should include requirements for public notification and review

of applicable law, at the least. While we respect private landowners' rights over their own
property, wildlife and fish do not belong to individual landowners. The public interest in
these state-owned natural resources should be respected.

We also would like Metro to provide its definition for an "unbuildable lot."

Note: Several months ago, the Tryon Partnership requested membership on Metro
WRPAC, and I hope that Metro Council now will approve Tryon Partnership
representation. I would like to see environmental interests properly balanced with other
water user-interests, such as agricultural, industrial, and public and private utilities.

Also, there is no fisheries representative on WRPAC, though WRPAC agreed to put a
fisheries interest representative.on WRPAC six months ago. = We suggest that the Title 3
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policy not be finalized until a fisheries representative and watershed council
representatives have been admitted as voting members of the WRPAC committee.

A shortened version of the above text was submitted orally to Metro Council. This written
version is for the Council Record. '

(9/12/96, October 24, 1996 E. Callison, Submitted on behalf of the Tryon
Resource Management Partnership, and - as an individual.) 244-0641)
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Watershed Profile

Tryon Creek is nearly 7 miles long. It drains
over 4,500 acres of Portland, Lake Oswego
and unincorporated lands in two counties. .

The watershed includes every type of land
use except farm/forest. Approximately 50%
residential, it contains large commercial areas
in downtown Lake Oswego and along Barbur
Boulevard in Southwest Portland. Highways,
including I-5, cross the creek. There is an
industrial area in the floodplain near the
Willamette. Tryon flows through Tryon Creek
State Park (645 acres) and city and Metro
parks (approximately 45 acres).

he diversity of urban uses in the water-
shed means that Tryon is subject to:

- Sewer lines which parallel and cross the
creek and its tributaries. Pipes, four to eight
feet in diameter obstruct the creek’s natural
meander pattern and floodplain. Sewer
lines break, leak or overflow adding pollu-
tion to the creek.

* Impassable Culverts. Fish production in
some segments and tributaries is blocked.

- Stream segments placed in pipes. Tryon's
lowest tributary, for example, is identifiable
on pre-1930's maps. It enters Tryon between
the Willamette and State Street. Today it is
underground and functions as a storm sewer
for downtown Lake Oswego and the com-
mercial/industrial area along Foothills Road.

» Channelization resulting from sewer and
other construction. Tryon Creek within the
state park has recovered some of its natural
form. However, outside of parklands much of
the creek and tributaries resemble ditches
with little riparian or instream habitat.

 Undelineated wetlands within the watershed.
Springs and seeps in riparian areas, essen-
tial to healthy fish habitat, are typically unpro-
tected from development.

* increasing housing unit density and con-
struction. Density has brought:

- Wide spread pollution. Stormwater laden
with chemicals and silt from homes and
streets is piped directly onto creek banks;

- Rapld runoff from paved and non porous
“surfaces, with consequent increases in
flooding, erosion and loss of aquatic life.

- Lower flows during dry perlods because
infiltration to ground water storage has
been reduced.

On the Positive Side

« Over 690 acres of park land including over 2
miles of creek. Within these lands are many
pools from 18 inches to over 4 feet in depth
even in summer. There are also gravel bars
for spawning, and logs, tree limbs and roots
providing habitat for cutthroat and rearing
steelhead.

81/, in.Tiyon Cutthroat — Measured and Released

* Access to the Willamette. Without this,
anadromous fish production is impossible.
Tryon is the only Portland stream on the
west bank of the Willamette where fish
access to the Pacific is still possible.

City Fish

Until recently, few people remembered

_Tryon’s fish. Since March of 1995 volunteers

from Friends of Tryon Creek State Park, the
Association of Northwest Steelheaders, the
Tryon Partnership and other groups as well as
staff from ODFW and Tryon Creek State Park
have surveyed and observed breeding
populations of cutthroat trout to 12" and
steelhead as well as lamprey and stickleback.

Successful spawning is an indicator of the
creek's and the state park's success. It also
demonstrates the potential of urban
watersheds to maintain wild fish. Public
knowledge of these fish may provide incentive
for stream improvement and for research into
this and other urban drainages.

Research and experience with stream
improvement could identify factors which
make an urban stream successful and factors
which will allow the Willamette Basin to
continue functioning as a fish producer.



Join in Stream

Restoration

This fall, the Restoration and Enhancement
Board of the Oregon Department of Fish and
Wildlife is funding stream restoration on Metro’s
newly acquired property on Tryon Creek.

Please volunteer to assist this project, hands
on, planting trees and native shrubs

This will be a great opportunity to get to
know your watershed and your creek while you
do something positive for water quality, wildlife,
and salmon, trout and steelhead.

Please Call the Tryon Partnership
244-0641

This brochure is a production of the Tryon
Resource Management Partnership.

The Tryon Partnership is a voluntary, citizens
advisory group. It was convened as the
watershed council for Tryon Creek in April
1996. You may call the Partnership for
information about membership or to volunteer
your support.

Citizens organized the Tryon Partnership to
improve fish and wildlife habitat, and water
quality throughout the Watershed.

Brochure sponsors are:
West Multnomah County Soil and Water
Conservation Board
Roderick Haig-Brown Chapter — Association of
Northwest Steelheaders
Writing, design and photography by Guy Orcutt
Edited by Liz Callison

For More Information, Please Contact:
Tryon Resource Management Partnership
c/o Natural Resource Conservation Service
2115 SE Morrison
Portland 97214
244-0641
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Tryon Creek Inside the Park Deep Pools Abundanr )
Spawning Gravel, Woody Debris

The Tryon Partnership invites ydu
to join a project for urban fish.

urprisingly, Tryon Creek still pro-
Sduces wild steelhead and cutthroat

trout, in spite of the increasing
urbanization of its surrounding cities of
Portland and Lake Oswego. Tryon steel-
head migrate to the ocean as 6 inch juve-
niles and return to the creek to spawn as
30 inch adults. .

This presence of wild, naturally spawn-
ing steelhead within our urban boundaries
makes Tryon Creek a unique resource —
one which deserves protection and careful
management..

Tryon Creek is the last remaining

Willamette River trlbutary on the west side
of Portland which is still. acceSS|bIe to

.mngratory fish.
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A Professional Limited Liability Company

LAW OFFICES 1400 KOIN Center Seattle
222 S.W. Columbia Anchorage
Portland, Oregon 97201 Bellevue
Tacoma
Mark D. Whitlow Main Office: (503) 222-1515 Vancouver, B.C.
Facsimile: (503) 721-3666 Washington, D.C.
Yakima

72590-00008

October 24, 1996

Michael Morrissey

Senior Council Analyst BY FACSIMILE
METRO

600 NE Grand Avenue

Portland, OR 97232-2736

Re: Titles 2 & 4 Amendments
Dear Mike:

Please copy and distribute this letter to the Council members this morning so
that they may have the opportunity to read the letter in advance of this afternoons

hearing.
Thank you for your help.
Very truly yours,
BOGYE & GATES P.L.L.C.
Mark D. Whitlow
MDW/maz
Encl.

[49\CL\RTFA\METRO\MORRIS-L.024]
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A Professional Limited Liability Company

LAW OFFICES 1400 KOIN Center Seattle
222 S.W. Columbia Anchorage
Portland, Oregon 97201 Bellevue
Tacoma
Mark D. Whitlow Main Office: (503) 222-1515 Vancouver, B.C.
Facsimile: (503) 721-3666 Washington, D.C.
Yakima

72590-00008
October 24, 1996

Jon Kvistad

Metro Presiding Officer BY FACSIMILE
METRO

600 NE Grand Avenue

Portland, OR 97232-2736

Re: Proposed Urban Growth Management Functional Plan (Interim
Measures)
Retail Task Force Comments/Titles 2 & 4

Dear Mr. Presiding Officer and Council Members:

This letter supplements the Retail Task Force’s prior written and oral testimony
presented to the Council on Titles 2 & 4. We appreciate the Council’s continued interest
in and response to our comments and those of other industry members and interested
parties.

The following is a summation of our testimony regarding these Titles and a
request for further action on the Council’s part regarding them:

Title 2 (Parking Regulations)

Defer adopting maximum parking regulations pending LCDC’s re-evaluation of

the TPR’s requirement to reduce parking per capita to achieve reduced reliance
on the automobile. That study is now underway and will be concluded before
the end of the year. Regional standards should not be imposed based upon a

state rule which may be changed.

Redefine the parameters of Zone A. 20-minute peak hour transit service will not
support retail use and development for retail customers or employees. Parking
maximums should not be imposed unless and until 10-minute service is available
on a sustained basis throughout the business day. Redefine Zone A accordingly.



Jon Kvistad
October 24, 1996
Page 2

Make the parking maximums adjustable. Variance procedures are rigid,
inflexible and present no opportunity for cities and counties to craft reasonable
solutions to development constraints. Adequate adjustment criteria may be
drafted on a sliding scale to make adjustments more difficult to achieve where
excellent transit service exists and easier to achieve where infrequent transit
service exists.

Title 4 (Retail in Employment and Industrial Areas)

Remove the regulatory cloud from Employment Areas for new and existing retail
uses, regardless of size, which are permitted under existing comprehensive plan
designations (where the comprehensive plans have been acknowledged prior to
the effective date of the functional plan). Regulating new retail development in
commercially designated land within Employment Areas will make existing retail
uses nonconforming, leaving land owners with an unacceptable devaluation and
downzoning of their properties. Amend Section 2B accordingly.

The Retail Task Force wishes to again thank the Council for its continued
thoughtful deliberation on these important issues.
Very truly yours,
Mark D. Whitlow

MDW/maz
cc: Retail Task Force Participants

[49\CL\RTFA\METRO\KVIST-L.024]
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HOUSING CENTER

Re: For the Record for the Metro Functional Plan:
Letter and Study

Date: October 14, 1996

In September 1990, the Oregonian article “Blueprint for a slum” stated that “the
lenders have contributed to a lack of stable home ownership that is as much a
factor in the decline of North and Inner Northeast Portland neighborhoods as
drugs, gangs, and crime.” That statement served as a challenge to the lending
community and to government officials to focus on the needs of low and
moderate income home buyers. As a result, many new loan products and
programs were developed to assist home buyers. The Portland Housing Center
was one of those responses.

Six years have passed and we wanted to know the effect of that lending activity

and if it still made sense in light of today’s real estate market. As the enclosed

home ownership study, “The Changing Marketplace” shows, the barrier is no

longer just lending activity. Now the barriers include:

e Personal barriers of low education levels and declining incomes in terms of
real dollars;

o Supply barriers of housing prices increasing 25 to 30 percent; and

e Lending barriers of rising interest rates, high up-front costs to buy a home,
and high monthly housing costs.

In your deliberations on the Metro Functional Plan, please keep in mind that
homeownership rates will only increase when all of the barriers are addressed.
Increasing the supply of housing does not have an effect, either trickle down or
through direct supply, if people at low to middle income can not afford the cost of
housing because of their incomes and the lending costs.

Sincerely, %
' Pe%ﬁ‘alloy

Executive Director

Portland Housing Center

1605 NE 45 Avenue
Portland, OR 97213






A house is a machine for living in.

Le Corbusier (1887-1965), Swiss-bomn French architect. Toward a New Architecture, ch. 1, “Eyes
Which Do Not See: Airplanes” (1923; tr. 1946).

Owning your own home is America’s unique recipe for avoiding
revolution and promoting pseudo-equality at the same time.
To keep citizens puttering in their yards instead of sputtering
on the barricades, the government has gladly deprived itself of
billions in tax revenues by letting home “owners” deduct
mortgage interest payments.

Florence King (b. 1936), U.S. author. Reflections in a Jaundiced Eye, “Democracy” (1989).

Home is a name, a work, it is a strong one; stronger than
magician ever spoke, or spirit ever answered to, in the
strongest conjuration.

Charles Dickens (1812-70), English novelist. Martin Chuzzlewit, ch. 35 (1944).
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INTRODUCTION

In September of 1990, The Oregonian ran a three-part special report on the difficulties faced
by low-income home buyers in North and Inner Northeast Portland. This series was entitled
Blueprint For A Slum ' and it alleged that major mortgage lenders through passive, historical
discrimination discouraged would-be home buyers. This recipe, the series alleged, resulted in
declining home ownership rates in low-income neighborhoods. This was the “Blueprint™ for
the creation of dilapidated slums in the inner-city, where stable communities once stood. The
article was a challenge and a clarion call to lenders, housing advocates, and the City of
Portland to renew their focus on the needs of low-income home buyers.

This Study is the first attempt at documenting the response to that challenge. It reports the
transformation of affordable home ownership in the City of Portland from 1990 to 1995.
Today, rather than discriminatory practices of the past, it has been wider city and regional
trends that have increased housing demand, stagnated income growth, and dramatically
increased housing prices. The result has been the growth of a housing affordability problem
for low-income residents, termed the Affordability Gap. The Affordability Gap is the
difference between the currently appreciating housing prices and the ability of the Study’s
target population, low-income home buyers residing in the Study Areas (see Study Area
Map, p. i) to afford that housing.

The Study’s purpose is to frame the issue in the demographic, economic and market trends
that have taken place since 1990, and to highlight a diverse set of issues that the City will face
over the next decade. The conversation about possible avenues for policy, programs and
responses to the growing concern is just beginning; this work can be used as the framework
for that discussion. At the core of the discussion is the growing alarm on the part of housing
professionals, lenders and residents at the increasing the Affordability Gap for moderate-, and
low-income buyers. There is good cause for this alarm. A low-income family buying a home

1s rapidly becoming a proposition of the golden past when the City and region were not so

prominently part of the national and international economy. The economic playing field for
low-income home buyers, and low-income families in general, is no longer as level as it wa
in the past. '

This Study examines the several core components that have determined the widening
Affordability Gap for low-income, first-time home buyers in Portland. These components
are detailed in six major sections:

Section One: Demographic Profile

This section will examine the demographic changes that have occurred within the
target low-income population over past several years. Specifically, issues of in-
migration, education, and income will serve as guideposts to the fundamental changes
taking place within the Study Areas, the City’s low-income neighborhoods. This
profile forms the basis for “personal barriers” to low-income home buyers.



Section Two: Housing Market Profile

This section documents the transformation of Portland’s housing market. In the past,
the City’s housing markets supported a range of income groups who could access
affordable housing. Today, through significant appreciation of housing prices, the
market has begun to exclude many low-income buyers, who face an increasing
Affordability Gap of income and the market price. This section also explores a
number of other issues that compound the affordability problem, especially constraints
on housing supply. This profile defines the market barriers to home ownership.

Section Three: Mortgage Lending Profile

This section measures the lender’s response to not only the challenges inherent in the
Blueprint series, but the fundamental changes occurring in the City’s demographic
profile (housing demand) and the housing market profile (housing supply). Lending
performance reflects to the structural barriers to home ownership. Specifically, the
Study focuses upon the trends in supplying mortgage credit by the lending institutions
since 1990.

Section Four: Loan Program Profile

This section examines in more detail a variety of lending products, or home ownership
assistance programs currently available to first-time, low-income home buyers. The
minimum median income needed to qualify for this program in 1990 and 1995 will be
calculated using the individual loan program guidelines and a set of informed
assumptions regarding the buyer profile. This section documents in detail the extent
of the Affordability Gap faced by low-income home buyers.

Section Five: Key Indicator Data 10-Year Forecast

This section uses collected data sets, including Metro 2015 Forecast Data to predict
current trends over the next ten years. This allows policy makers to more accurately
gauge the probable future of home ownership and affordability issues, as well as,
frame the development of policies and programs for the near future. Key indicators
include population, income and home prices.

Section Six: The Affordability Gap: Barriers to Home Ownership

This last section synthesizes the factors examined in the previous sections to create a
list of barriers faced by would be home buyers. Specifically, the Study proposes
demographic, housing market and lending barriers that contribute to a decline in low-
income affordability for home ownership housing.

" Dee Lane and Steve Mayes, Blueprint for a Slum,” The Oregonian, 9-11 September 1990,
Al




DEMOGRAPHIC PROFILE

This section details the characteristics of the Study’s target population: low-income home
buyers. These home buyers have experienced significant changes to the demographic profile
of Portland, and define the “personal barriers” to low-income home ownership. In the mid-
1980s the City of Portland, Oregon (“the City””) experienced a rapid growth in population.
People were attracted to the availability of jobs, a high quality of life and the low cost of
housing. This in-migration has continued throughout the 1990s due to the area’s strong
economy. “Population growth, rather than the demand for resource-based products, is what
has developed this regional economy. Portland is the financial, trade, transportation,
manufacturing and services center of Oregon, Southwest Washington and the Columbia River
Basin.” ! Since 1988, the region’s population has risen by over 250,000 individuals; with
75% of that growth coming from new Oregonians.

These new workers have been continually attracted to the unprecedented job growth within
the region’s high-technology industries; there have been 6,200 new jobs created in just the
last two years. > There has also been strong growth in business industries, the health care
sector, and international trade. While the recession in the early 1990s slowed growth, the
influx of new businesses, tourism, retirees and home ‘equity émigrés’ in search of
affordability and quality of life continue to fuel the [region’s] economy. *

The increase in employment has brought greater economic opportunity and security to many
sectors of the population. However, among lower-income households this increase has not
translated into greater opportunity. These residents, especially minority residents, are facing
a severe disadvantage in competing within the region because of a neutralizing combination
of poor education, younger median age, and higher unemployment rates, thereby resulting in
significantly lower income and economic power.

Population, Race, Age and Education

Population

The past ten years have seen tremendous population growth within the Portland-Vancouver
PMSA region. While much of new the growth has been outside of the City of Portland *, this
new in-migration has generated significant new population growth pressures in the Study
Areas (see Map preceding the Introduction). In 1994, the population of the Study Areas was
estimated to be 185,458 accounting for 38.6% of Portland’s population. This is a 10% '
increase from 1990 ° and has resulted in increasing housing demand from two different
sources. The City has witnessed an increase in low- and moderate-income workers. At the
same time, a higher-income population is searching for lower housing costs associated with
the Study Areas.



Evidence of this shift can be demonstrated by the decline in the median years of residency
within the City’s neighborhoods. In the early 1980s, residents in Portland’s Eastside
neighborhoods lived in their communities between 15.3 and 10.4 years, on average. ¢ In
1990 only 38% of the Study Area respondents said that they lived in their current houses five
years ago. The Study Areas and, in general Portland’s neighborhoods, are increasingly faced
with an expanding population; which translates into an escalating housing demand within
communities who have only a limited ability to expand their housing stock.

1994 1990 1990 1990

1990 1904 % of White Minority Black

Population  Population  Total Pop % Pop % Pop % Pop
Study Area CTs 171,172 185,458 38.6% ; 735% 26.5% 13.6%
Non-Study Area CTs 264,316 250,030 52.0% ; 92.1% 79% 3.7%
Central Eastside Study Area 43,542 44370 85.7% 14.3% 3.5%
East Side Study Area 36,108 46,566 90.8% 9.2% 1.2%
Northeast Study Area 21,3065 21,733 5%} ' 43.6% 56.4% 49.6%
North Study Area 57,251 58,728 12.2%} 71.2% 28.8% 20.1%
West Side Study Area 12 966 14,061 86.2% 13.8% 4.6%
|Portiand MSA | 435,488 480,779] 100.0% [ 84.8%] - 15.2%| 7.6%]|

Source: 1990 Census of Population and Housing Statistics, U.S. Census Bﬁreau/Metro Regional Government
Table 1: Population

Race

Another factor to be considered is the impact of neighborhood demographic changes upon
the minority population of Portland. On average, minority populations are at a greater
disadvantage than their white counterparts due to both historical and demographic factors; as
a group they have lower incomes, and experience a lesser quality of education. The Study
Areas have a higher percentage of minorities than other areas of the City. In other words,
any negative demographic or housing transformations will have a greater impact upon the
minority residents of the Study Areas.

The preponderance of the minority population is situated in the income-impacted North,
lower Southeast and Inner Northeast of Portland. (Table 1) Study Area census tracts have
twice the minority population of non-Study Area tracts, with the highest concentration of
African-Americans in the Northeast and North Study Areas. For the purposes of this Study,
racially-concentrated areas are defined as census tracts that have minority populations greater
than twice the City rate.” (e.g. City rate equals 14.7%. Racially-concentrated tracts have a
minority population equal to, or greater than 29.4% of the total population)

Population growth and race do not fully account for the differences between the Study Area
demographic profile and the rest of the City. In almost all aspects, the population of the
Study Areas is at a significant disadvantage in effectively competing for economic power,
primarily jobs. This in turn restricts residents ability to secure adequate and affordable
housing, whether they are first-time home buyers, existing home owners or renters. For the
purposes of this Study, the indicators of this poor performance will be limited to a core
demographic profile of education, age, and median family income.
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FEducation o

An important statistic for Study Area residents is that over 50% of the residents only have, at
most, the equivalent of a high school diploma. A recent economic study of metropolitan
regions found that, “Education’s importance for urban success is growing...Between 1950
and 1970, an additional year of schooling on average in a city increased its growth rate by
3.8%. For the 1970 to 1990 period, that figure soared to 8.1%.” ® This is especially true of
the Portland-Vancouver PMSA region with its focus on high technology and international
trade, which requires an educated work force. The study further commented that, “The key
to urban success or failure in today’s economy is simple: high-skill cities prosper; low-skill
ones stagnate or decline.”’

A better educated workforce, and a booming regional economy may result in significant

economic disparity between “uneducated” and “educated” classés. This disparity further
diverges by the fact that “less educated workers are more likely to be unemployed and, for
those that are employed, more likely to work part-time.” '* Furthermore, workers “who had
not completed high school face bleak job prospects...in 1994 the unemployment rate for
high school non-completers was 13.5%...more than double the overall rate of 6.1%.” ' If
educational opportunities continue to be limited for Study Area residents they will be further
excluded from the regional economic growth in favor of in-migrating workers.

Age

Age is another crucial factor in determining the economic health of a region A young, poorly
educated population will incur higher public costs (i.e. housing subsidies, public assistance,
etc.), and will not participate as much in regional economic growth as a comparable well-
educated person. These young workers will not have the skills to capture higher-paying jobs,
and over the long-term their wages will not grow as fast as the rest of the population. A
study of the United States labor force concluded that “those aged 20 to 24 years old, without
a high school diploma, faced an unemployment rate of nearly 20%, while the rate for college -
graduates stood at 5.3%.” > Currently, the Study Areas have 89,333 individuals under age
34, or 55% of the total population. This is in contrast to the non-Study Areas where there is a
population of 132,165 under 34 or 48% of the total non-Area population.

AGE Education
C HS Callege %
<18Yrs 1834 64 >65Yrs orLess or More HSorless
Study Area CTs 23% 3% 3% 14% 44 039 42 9321 50.6%,
Non-Study Area CTs 21% 2% % 15% 62,0001 110,802 3H.5%
Central Eastside Study Area 19%) % 3% 12% 11,177 15,112 425%
East Side Study Area 25%) 28% 32% 16%! 13,038 9,115 58.9%|
Northeast Study Area A% 2% 31%) 12%) 2754 343% 44 5%
North Study Area 2% 2% 31% 13%) 16,253} 11,19 59, 2%)
West Side Study Area 3% 47% 31% 199%) 2946 5,633 34.3%
| Portiand MSA | 22%] 2F%| 35%| 15%] 106,03)| 153,734 40.8%)

Source: 1990 Census of Population and Housing Statistics, U.S. Census Bureau
Table 2: Education and Age



Income

The most prominent factor in distinguishing the Study Areas from the rest of the City is their
difference in income. Overall, since 1988 most areas of the City have not experienced
significant growth in median family income. This is especially true of Study Areas, where
income growth have significantly fallen behind other areas of the City. In 1990, the median
family income (MFI) in the Study Areas was less than half the median income of non-Study
Area census tracts and only two-thirds of City of Portland median income. (Table 3) Over
time, after accounting for inflation, real income has actually declined in terms of 1990 dollars.

(Figure 1)

During the 1980s, after controlling for inflation and using 1990 as a base year, MFI for a
family of four was on the rise, from $35,692 in 1982 to a high of $38,896 in 1988. Inflation
controlled median family income has since declined to $36,923 in 1995 according to the
Department of Housing and Urban Development, a decrease of 5.3% since the high point of
1988. From 1990 to 1992 real income levels experienced an average decrease of 2.8%, and
have only recently risen to reach their 1990 level.

Median * Median Family Income
Family Real (1990$%)
Income 1980 1990
Study Area CTs $22,013 North $26,443 $22,674
Non-Study Area CTs $55,155 Inner NE $26,604 $21,885
Outer NE $34,420 $28,993
Central Eastside Study Area $22,792 WINW $25,566 $20,864
East Side Study Area $24,362] Southwest $37,371 $37,584
Northeast Study Area $15,810 Inner SE $24,989 $24,389}
North Study Area $24,691 Outer SE $29,379 $24,839}:
West Side Study Area $24,920
[Portland MSA $34,038] Portland[  $29,253] $34,038] 7

* Family of Four

Source: 1990 Census of Population and Housing Statistics, U.S. Census Bureau & Office of Neighborhood

Associations

Table 3: Median Family Income




Real Income vs. Real Housing Prices (1990$)
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Source: RMLS and US Department of Housing and Urban Development
Figure 1: Real Income vs. Real Housing Prices

This trend of declining MFI is supported and amplified when median income is tracked
geographically. The majority of the Study Areas in 1990 had a MFI of around $24,800 for a --
family of four, or about 70% of the Portland average, with one notable exception - the MFI -
of the Northeast Study Area was only $15,810, or half the income average City MFI and
one-third of the non-Study Area census tracts MFI.

When median family income for a family of four is tracked over time a disquieting trend is
apparent. In terms of real 1990 base dollars, the North, Northeast and Southeast RMLS City’
neighborhood sections ', the historically lower income areas of the City, have substantially
lost income. (Table 3). Real income on average has declined by 13.1% since 1980 in these
lower income areas. This has resulted in a significant decline in the ability for low-income
families to maintain affordable housing in an appreciating housing cost market. Already this
has begun to result in two separate Portlands: in 1990 there were 40,164 households (56.3%)
in the Study Areas making less than 60% of the median family income. '




Percent of Median Family Income

Portland
by % of Median (& of CT)
Il Very Low-Income (50% MF1) (1)
R Low-income (80% MFY) (49)
[ ModerateMiddle-Income (120% MFT) (55)
Upper-income (>120% MFT) (25)

Source: 1990 Census of Population and Housing Statistics, Census Bureau

Map 2: Income

The minority population, on average, has a lower income than the white population. In 1990
the average per capita income of the white population in the City of Portland was $15,745,
the average per capita income of the minority population was $9,278, or 59% of the white
income level. This disparity lessens when the per capita income levels are compared within
the Study Areas. The white population per capita income in the Study Areas is $10,670 and
the minority per capita income is $7,856 or 73.6% of the white income level.

Demographic Profile Summary

The pressure of increased housing demand combined with the demographic disadvantages of
younger age, poor education, low job skills for the emerging regional economy and lower
income has created a crises within lower-income areas, especially the Study Areas. The
benefits created and reaped by the upper-income residents are having little effect on the basic
discrepancies of the region’s demographic profile. In fact, the economic growth of one
population has advanced the problems and isolation of the other.
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From this emerging divergence, changes in economic growth and housing markets have an
increasing and negative impact on Study Area residents’ access to affordable housing. The
Demographic Profile of the Study Areas identifies three important conclusions:

¢ Increasing in-migration of workers has instigated higher housing demand within
the Study Areas.

e Study Area residents are poorly equipped to compete for higher-paying jobs within
the regional economy. Their present condition of having less education and a
younger population indicates that this basic economic disparity will continue into

the future, ‘

e Income growth throughout the City has stagnated overtime, the Study Areas have
experienced a moderate decline in income growth. This will have profound
consequences on residents’ ability to access affordable housing.

! Jeremy T. Newberg, Portland, Oregon: Community Investment Opportunities (San
Francisco: Community Affairs Department, Federal Reserve Bank of San Francisco, June
1992), p..9.
> Ibid.
* Newberg, p. 9
* Metro Regional Growth Management Services and Data Resource Center, The 2015
Regional Forecast and Urban Development Patterns (Portland, OR: Metro Regional
Government, February,1996), p. POP-1.
3U.S. Department of Commerce, Bureau of the Census, 1990 Census of Population and Housing,
Portland-Vancouver OR-WA, CMSA Washington, D.C.: U.S. Bureau of the Census.
SCity of Portland, Oregon, Neighborhood Information Profiles (1979-1986), (1979-1986). -
7 City of Portland, Oregon, Consolidated Plan, Fiscal Year 1995-1999, (June, 1995), p. 48.
z Edward Glaeser, “Why Economists Still Like Cities”, City Journal, (Spring, 1996): 72.

Ibid. p. 72.
' Oregon Employment Office, 1996 Regional Economic Profile, (1996), p. 37.
" bid. p. 19.
12 Ibid. p. 19.

" This information is taken from the City of Portland, Office of Neighborhood Association’s
Neighborhood Information Profiles for 1981 and 1993. The sections of the City covered by
these profiles are larger than the Study Areas and have changed slightly over time. The
income figures referenced in this report should only be used as general indicators of income
change. (See Appendix for ONA Profile sections.)

1 Please note that median family income is $34,038. There are 18,437 families making less
than 60% MFI or 50.3% of the total.
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HousING MARKET PROFILE

Another component of the growing Affordability Gap are the changes taking place in the housing
market. These changes form the market barriers to low-income home ownership. These issues
are subject to intense debate due to the importance of home ownership in neighborhood stability
and personal security. Home ownership is not merely an asset within a household’s portfolio; it is
a repository for dreams, hopes and a place of permanence in uncertain times. Historically, the
neighborhoods of Portland have been communities of homeowners, but currently only half of all
the housing units in the City of Portland are owner-occupied. This is a decline from a 71% home
ownership rate in 1979' and is at the heart of a startling change in the residential structure of the
City. :

Housing affordability is a primary concern for not only housing advocates, but all sectors of the
City’s population.. During the Metro 2040 public involvement process affordable housing was
highlighted as a critical issue for future land use planning.? It is affordable housing which has
sparked a new debate between residents, elected officials and neighborhood activists about the
actions needed to ensure that all sectors of the population have the ability to access safe, decent
and affordable housing, especially first-time home buyers.

This Study identifies three recent trends in the housing market:

e Housing Ownership in the Study Areas has declined as housing demand has increased;
the operative factors in this change have been appreciating home prices and stagnant
income,

e Housing affordability has significantly decreased for Study Area residents overtime as
home prices have increased faster than residents’ purchasing power.

o Home purchasing power growth in Portland throughout the 1990s has largely been
maintained by a decline in mortgage interest rates.

This section will investigate several questions regarding the housing stock available in the Study
Areas, and the changing cost of home ownership within the City of Portland. What types of
homes are available for home ownership and what condition are they in, compared to the early
1980s? ‘What is the cost of owning a home in the Study Areas, considering the type and age of
the stock? Finally, how has median housing values changed over time and how has this affected
the relative affordability of homes in the Study Areas?

15



Housing Units & Tenure

The City of Portland has been experiencing a dramatic change in the home ownership rates of its
neighborhoods. The net effect of a limited housing stock due to already high density, increased
demand due to population growth, and stagnant income growth is that home ownership in low-
income census tracts has decreased. In 1990, only 50% of all City households were home
owners. Within the Study Areas only 38% of households were home owners; as compared to
58% of all non-Study Areas. This is a decline from the early 1980s when the average home
ownership rate in Portland was 71%. This decline is symptomatic of a growing Affordability Gap
for low-income home buyers.

Home
Housing Ownership Normed Homeownership Rate |
Units Rate White Black Amer Ind Aslan Other Hispanic

[Study AreaCTs 76,934 A% 110% [ 72% | 3% | 63% 50% 45%
|Non-Study Area CTs 120,453 61%|  105% 57% | 49% 60% 37% 40%

Central Eastside Study Area 21,779 32% 109% 36% 13% 63% 44% 44%

East Side Study Area 15,169 56% 103% 45% 53% 71% 54% 39%

Northeast Study Area 9,614 45% 117% 93% 12% 62% 47% 49%

North Study Area 23,709 55% 118% 57% 47% 56% 48% 46%

West Skie Study Area 9,845 4% 110% 0% 0% 74% 0% 0%
|Portiand MSA | 197,387 53%]  108% | 53% | 42% | 60% | 41% | 41% J

1990 Census of Population and Housing Statistics, U.S. Census Bureau
Table 4: 1990 Housing Units and Tenure

There is great disparity in home ownership rates within the Study Areas. In 1979, on average, 70-
76% of all households were home owners in North, Northeast and Southeast Portland. By 1990,
the East Side and North Study Area’s home ownership rates were 53% and 51% respectively, a
decline of 33% since 1979. The lowest ownership rate was just 4% in the West Side Area, a
result of limited, high value single-family housing and a large number of condominiums. Both the
Northeast and Central Eastside Study Areas now have lower home ownership rates than the City
average, 38% and 30% respectively. (Table 4)

Another way of viewing the change in home ownership rates is to look at the normed rate by
racial classification.® If a particular race had an normed rate above 100% then they would be
over-represented according to a normal distribution. If the rate was under 100% then they would
be under-represented. (Table 4) Whites are over-represented in home ownership rates in the
Study Areas based upon two factors: one, on average, whites have a higher income than
minorities and therefore are more likely to have taken on the financial burden of home ownership;
and two, in the past lenders have tended to make fewer loans to borrowers (both white and
minority, though anecdotal information suggests institutional racism in Portland’s past) attempting
to buy a home in minority neighborhoods.

- 16



Housing Stock Characteristics

The City of Portland’s housing stock has been a solid foundation for strong home owning
communities. In general, the City has an abundance of single-family homes which are in good
condition, and are aesthetically appealing. However, in the Study Areas, through housing surveys
and the 1990 Census increased demand due to population growth has produced three new
challenges:

o The ’Study Areas have traditionally had a diversity of housing stock types to serve a diversity
of incomes. However, with increased home ownership demand this has created a limited

supply of single-family type stock.

e The quality older stock and the newer housing of lesser quality is at the end of their
economic life, and requires significant rehabilitation.

o The limited supply of quality older stock in the face of higher housmg demand has led a
general price appreciation in the Study Areas.

In 1990, the City had 127,117 units (74%) of single-family type housing (detached or semi-
detached). In the Study Areas only 42,929 units (64.4%) were owner-occupied, smgle-famlly
type housing, the rest (35.6%) are a diversity of multi-family units. The reason for this diversity
in the Study Areas over time has been the demand of lower-income individuals seeking lower-cost
rental housing. With less single-family stock this diversity has created a bottle-neck in the supply
of traditional home ownership units -- single-family detached, or semi-detached housing — even as
home ownership demands have increased.

The superior housing quality of Portland’s homes, combined with increased market pressure and
limited ability to extend the supply in urban neighborhoods has prolonged the economic life of
many units. Higher income purchasers look to low-income neighborhoods for larger “fixer-
upper” homes to maximize the utility of their housing dollars. They can use the equity saved from
not buying in more expensive neighborhoods to rehabilitate these older, larger homes, prolonging
the units’ economic life, limiting opportunities for construction of in-fill units, and in general,
appreciating home prices in these low-income communities.

Housing Values and Sales

Since the mid-1980s, the Portland-Vancouver PMSA region has experienced a substantial
increase in the prices in its housing market. A primary cause for the increasing Affordability Gap
is that real median family income has stagnated, in terms of 1990 dollars, as the prices for other
goods, especially housing, have increased dramatically. This price appreciation indicates a higher
relative housing demand when compared to other areas of the City.

In 1984, the average home price in the City was $68,140; in 1995 the average price was
$135,250, or an 104.5% price increase in just over ten years' (Table 5). According to Real
Estate Market Listing Service (RMLS), housing prices in North, Northeast and Southeast
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Portland have grown even faster. A possible indication of a slow down in this 10-year trend is
that 1995 prices have appreciated less last year (16.6% average) than other years since 1990
(21.7% average). °

Average House Prices
l  dp  dem o d@p
Porland $56140 $690 81D $8040 380 $11605
North Patiand $37,100 37,600 $31,700 $41,30 $4400 $72.400
.|Northeest Portiand 5540 =250 $49.800 A0 $4600  $12700
Southeest Foriand $910 $43 100 $4320 $5920 $84600 $6,600
WestNorttwest Portiand 50 $(650 $1B000  $143800  $1EBE0 $1RA0

Source: RMLS, Market Action and Metropolitan Portland Real Estate Report
Table 5: Nominal Housing Prices

Even after controlling for the effects of inflation, housing prices have increased substantially
throughout the City. In 1995, the average home price in the City of Portland was $112,473 in
terms of 1990 dollars. This is an 18.4% increase over the real home price of $90,460 in 1990,
and a 14.1% increase since 1984. In the RMLS North, Northeast and Southeast Portland sections
of the city, housing prices have risen between 25% and 30% (19908) since 1990. (Figure 2)

'Real Housing Prices (1990$)
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$35,000 1
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wmw==_'Northeast Portland = ™ Southeast Portland

Source: RMLS, Market Action and Metropolitan Portland Real Estate Report
Figure 2: Real Housing Prices

Extraordinary demand due to significant in-migration has similarly led to an increased number of
homes sold in Portland. Sales have doubled since 1984 to 7,930 units in 1995. However, there
has been some degree of volatility in home sales in the mid-1990s. In 1992, sales fell throughout
the City, in North Portland and Southeast Portland in particular, with Northeast Portland showing
a moderate increase in sales that paralleled its higher price appreciation and housing demand.
Again in 1995 sales stabilized, and even moderately declined in some areas of the City. (Table 6)
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This may add evidence to a slow-down in the City’s housing markets, the top to the real estate
curve, or it may just signal an exhaustion in the marketplace and not signal cyclical downturn.

Hares Sod
194 196 198 190 o 14
Ratlad 414 558 644 = 7,709 7283 8143
Nath Ratiad 27 01 53 o1 $3%
Notheest Fatland 1201 1,553 1,903 251 2X0 2487
Source: RMLS, Market Action
Table 6: Homes Sold

Historically, there has been greater activity in the housing market in non-minority, higher-income
tracts. Over the period of 1990, 1992 and 1994, there were an average 9.3 home mortgage
applications for every 100 owner-occupied units in racially concentrated tracts while there were
12.9 applications for non-racially concentrated tracts. (Figure 3) When analyzed on a yearly
basis, both of these figures doubled from 1990 to 1994.

Applications have also tended to be higher in upper-income tracts over the same time period.
(Figure 4) There were 7.0 applications per 100 owner-occupied units in very low-income tracts
(<50% MFI), 10.5 applications in low-income tracts (51-80% MFI), 11.6 applications in middle-
income tracts (81-120% MFI) and 17.0 applications in upper-income tracts (>120% MFI). For
middle- and upper-income tracts these figures have doubled if analyzed on a yearly basis. In the
very low- and low-income tracts, application growth has more than doubled, with very low-
income tracts receiving three times as many applications in 1994 than they did in 1990. As
housing prices continue to increase, the differences in applications to income-impacted tracts will
achieve parity with upper-income areas.

Ammwg:g;m Racial Mix Transaction ::ltll;l::,!:{’;;'a-t;tgﬁdlan Family
18.0
16.0 -
14.0 1
120 4 .
100 ¢ .
80 ¢
v 60 1
] 20
Moty N 00 ; , ,
Tracts Moy <50% MFI 51-80% MF1  81-120% MA  >120% MFI
W Applications per 100 Trects IApplcat;;;;er 100 ol Tracts Tracts

Source (both Figures): 1990 Census, and 1990-94 HMDA Aggregation Tables
Figure 3: Application Volume by Race/Tract Figure 4: Application Volume by Income/Tract

19




Housing Market Turmoil: The Cascade Effect

The significant appreciation in housing prices, and elevated sales in the market have more than a
straightforward effect than just increasing the Affordability Gap. As accelerating housing demand
meets stagnant housing supply a market turmoil is created as individual buyers, of all incomes,
attempt to find affordable housing. This turmoil is termed the “Cascade Effect”. The Effect
works in the following manner: middle-income buyers are priced out of their current “traditional”
market segment (price range and geographic location) and now must seek affordable housing in
the next lowest (moderate-income) segment. These new buyers out compete the “traditional
moderate-income buyers” for affordable housing due to their increased equity and higher incomes
and a portion of the “losers™ are displaced into the next lowest segment. Thus the Effect cascades
or descends through the market. In the end, those at the bottom, the low-income, first-time home
buyers are effectively pushed out of the market.

There are three important consequences for low-income families. The first is that higher-income
home buyers out-compete lower-income buyers, forcing them to stay renters, where they often
pay more than 30% of their income on housing. The second consequence is that as
neighborhoods begin to gentrify,® the appraised neighborhood property values begin to rise —

excluding many first-time buyers. The final consequence is that many marginal buyers are forced

to pay more for their homes as housing is an inelastic good.

The evidence for a Cascade Effect at this time is anecdotal, but data already presented above
seems to demonstrate that the Effect is occurring. The consequences are detrimental to
supporting low-income home ownership. Because the Effect is a disequilibrium in the market
structure, in the short-run, increased lending on the part of mortgage institutions, or
governmental incentive programs will have little effect. If change is to occur it must augment the
basic supply or decrease the demand of these housing sub-markets.

Housing Affordability

Evidence suggests that rising housing demand, exhibited by real price appreciation, and stagnating
income growth has led to an affordability problem for lower-income residents of the City. This is
especially true of first-time low-income home buyers, who lack significant equity for a home
purchase. Combining income and housing price information with information on changes in
interest rates and housing costs allows for a more in-depth housing affordability analysis.

This analysis focuses on the final costs to home buyer and not a particular mortgage program’s
guidelines. Thus, the Study includes a utility and maintenance cost in the housing affordability
calculation, and not the common PITI (principal-interest-taxes-insurance) guideline. It does not
contain a common debt figure, so that affordability should be adjusted downward as assumed debt
levels increase. The analysis is based upon a median family income for a family of four buying a
home in North, Northeast or Southeast Portland during the period of 1984 to 1995.
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The assumptions are is as follows:

Average Home Price: RMLS Market Action Report figures

Interest Rate: Effective avg. interest rate - all loans, Portland MSA, 30 yrs.
Loan-to-Value Ratio: . - 95% .

Property Tax: Multnomah County Tax Assessors Office

Mortgage Insurance:

Utility Cost:

Maintenance Cost:

FMIC rate

Section 8 Utility Allowance Schedule: 3 bdrm., 1,100 sqft. pre-
1970 detached. (1986 - 1994)

Housing Development Center figures

Median Family Income: U.S. Department of Housing and Community Development

* Note: For full calculations please see Appendix I.

Home buyer purchasing power has not experienced a smooth expansion. There have been two
distinct stages of development. The first is from 1984 to 1988, and the second from 1988 to 1995.

1984-1988:

From 1984 to 1988 there were two significant events that elevated a home
buyer’s home purchasing power: a decline in interest rates and a
moderation in home prices. In 1984, the effective interest rate for the
Portland MSA was 12.4%. By 1988, it had declined to 8.9%. Also, the
average home price had decreased from 5% to 10% across the City
sections. The home buyers’ purchasing power increased dramatically over
this time period by effectively doubling the amount of housing that could
be purchased. However, a readjustment of the interest rates and increased -
demand soon eroded affordability.

Interest Rates (%)

14.0
13.0 §
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= = =FHA 30yr Fixed

T T

Conventional 30yr Fixed

Source: FHA and FHLB
Figure 5: Conventional and FHA Yearly Interest Rates
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1988-1995: In 1990, affordability declined as the effective interest rate readjusted from
8.9% to 10.25%. It increased housing demand, due to significant in-
migration, pushed up housing prices. While purchasing power declined
from 1988 to 1990 as result of an increase in interest rates and housing
prices, it soon rebounded as rates dropped throughout the early 1990s.
However, even as purchasing power has increased, housing affordability
has declined. Housing price appreciation has exceeded the monthly
housing cost savings associated with the drop in interest rates, as real
income has stagnated. In 1995 this gap widened as interest rates climbed
to 7.42 % or an increase of .8 points from 1994,

Currently, housing affordability is at its lowest ebb since the recession years
of the early to mid-1980s. Without a significant negative adjustment in
housing prices, or an increase in income growth, affordability will continue
to decrease.

North Portland Affordability

North Portland is currently the most affordable place to live for median and low-income (80%
MFI) home buyers. Low-income home buyer purchasing power has continued to exceeded home
prices 1986 to 1994. (Figure 6) North Portland has persisted as the most affordable location for
most buyers. Only in 1995 has housing price just surpassed purchasing power for low-income
home buyers. This has been the case for very low-income home buyers (50% MFI) for the
analysis period.

North Portland, 80% MFI
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Figure 6: Affordability for a Family of Four at 80% of Median Family Income

Northeast Portland Affordability |

Higher housing pnces have decreased the affordability of homes for buyers in Northeast Portland.
The higher home prices of the Northeast area have almost always exceeded the purchasing power
of low-income home buyers. (Figure 7) Except for a brief period in 1988 when declining prices
and interest rates made homes affordable, low-income buyers have only had modest gains in their
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purchasing power for Northeast homes since 1988. This gap between housing prices/costs and
purchasing power has widened since 1990, and is predicated to continue over the next several
years. The Northeast has always been an unaffordable location for very low-income home buyers.

Northeast Portland, 80% MFI
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Figure 7: Affordability for a Family of Four at 80% of Median Family Income

Southeast Portland Affordability

Southeast Portland’s affordability has generally mirrored the trends in the Northeast. (Figure 8)
For the median home buyer in the period of 1986 to 1994, purchasing power barely exceeded
home prices/costs (again with the exception of 1988). In 1995, home prices/costs continued to
rise, but not to such a degree as to match the Northeast. On average, Southeast Portland has
been unaffordable for low-income buyers since 1990, with some pockets of affordability centered
on neighborhoods with lesser quality housing. As in the Northeast this trend is predicted to
continue. On average for very low-income buyers, the Southeast has persisted as an unaffordable
section of the City.

Southeast Portland, 80% MFI
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Figure 8: Affdrdability for a Family of Four at 80% of Median Family Income
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Housing Section Summary

The inflation in regional housing prices has been a direct result of the region’s economic growth
and its high quality of life, both of which have attracted a major influx of new residents. This in-
migration has resulted in several key changes in the housing market:

¢ Increased housing demand, and income growth stagnation has increased an
affordability gap for low-income residents, causing a decline in the home ownership
rate. Current, short-run, housing unaffordability is the result of a basic disparity of
increased demand and limited supply.

e The current diversity of housing stock in the Study Areas and other limitations - poor
quality stock at the end of its economic life, restrictive zoning, and low home owner
turnover - contribute to housing price appreciation and increasing housing costs.

¢ Housing in many areas of the City is unaffordable to low-income buyers and what is
affordable to the median buyer is based upon the current drop in the effective interest
rates. However, low-income buyers must compete with higher-income buyers seeking
affordable housing in the Study Areas; this is what is known as the Cascade Effect.

The result has been a growing affordability gap for median income buyers and unaffordability for
low-income home buyers in many sections of the City. The drop in the effective interest rates
since the 1980s has allowed the median home buyer’s purchasing power to match the rising
housing costs. However, as a real income continues to stagnate this transitory affordability will
not last.

1 City of Portland, Oregon, Department of Public Safety, 1979 Neighborhood Information Program
(February, 1980), p. vi.

2 Metro Regional Government, Region 2040: Decisions for Tomorrow, Region 2040 Public Involvement
Report, (August 1994), p. 17.

3 This normed rate accounts for each race’s home owner representation within a census tract. For the
individual census tract rates the portion of population of each race was divided into the portion of home
owners by race to give an observed home ownership participation rate. Ifthe census tract had an even
distribution of home owners across races, i.e. 25% of the tract is African-American, therefore 25% of the
home owners are African-American, then the observed participation rate would be 100% (e.g. .25 +.25).

4. Real Estate Multiple Listing Service, Market Action (1984 - 1995).

3 Ibid. 1990-1995.

¢ For the purposes of this Study Gentrification describes the appreciation in appraised value of homes in a
neighborhood associated with general rehabilitation of dilapidated structures, increases in neighborhood
density, and any other economic changes to a community.
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MORTGAGE LENDING PROFILE

In referring to bank mortgage lenders 7he Oregonian’s ground breaking article, Blueprint for
a Slum stated that, “The lenders have contributed to a lack of stable home ownership that is
as much a factor in the decline of North and Inner-Northeast Portland neighborhoods as
drugs, gangs and crime.” This strong statement was a serious challenge to the lending
community to improve its lending performance in low-income communities.

While the process of educating the lenders and consumers in the opportunities and obstacles
of lending in these markets is on-going, in the past five years there have been several notable
changes. Lenders have reoriented their mortgage program guidelines and processes to assist
low-income borrowers. The establishment of the Portland Housing Center, with
contributions from lenders and the City, and the creation of new lending programs are also
indicators of this change.

Despite these changes, there has not yet been an in-depth look at how home mortgage
markets in Portland provide credit to low-income, first-time home buyers. Without a careful
study of the underlying housing market and an in-depth look at the actual lending figures, any
assertion of true structural change would be premature. This section of the Study looks at
the actual lending environment that connects the buyers with the housing stock through
Home Mortgage Disclosure Act (HMDA) data from 1990, 1992 and 1994.

Results of this section show the following findings:

e Applications for homes located in the Study Areas have risen 106% since 1990,
indicating both increased marketing of loan products to lower income individuals
and possible gentrification.

¢ Origination rates of government-insured mortgages for homes located in the Study |
Areas have risen from 76.9% in 1990 to 81.5% in 1994. There has been a 30% real
increase in the average origination in 1990 dollars in the Study Areas.

e Denials in the Study Areas have dropped from 15.3% in 1990 to 13.2% in 1994,
The denial rate for African-Americans and Hispanics has declined faster than any
other racial group.

This Study finds that:

Since 1990, there have been significant new opportunities for obtaining morigage credit
Jor under-served individuals and neighborhoods. These changes have had a positive
impact upon the ability of low-income and minority individuals to achieve home
ownership. Continued housing price appreciation and stagnant income growth are now

_ the greatest threats to housing affordability for these individuals and communities.
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What does HMDA mean?

Home Mortgage Disclosure Act (HMDA) data is a key piece of information for analyzing
home mortgage credit flows. Most often HMDA is used in an attempt to prove redlining, or
the illegal practice of lenders in discriminating against individuals based upon the
income/racial characteristics of the neighborhood in which the purchase home is located.
From the 1950s through the 1970s, many lenders did not make credit available to racially
transitioning (from white to black) neighborhoods which they thought were excessively risky
based upon discriminatory perceptions of the racial characteristics of these communities.

The Home Mortgage Disclosure Act' was passed in 1975 after a series of studies in the early
1970s by community groups charging lending discrimination. This act required that lenders
report on the amount and selected characteristics of their loans by the census tracts in which
they had a branch operating. The Community Reinvestment Act (CRA) was past in 1977
mandating that HMDA lenders must lend a portion of their mortgage credit to qualified
buyers in defined CRA Areas; or the economically/racially impacted areas of the central
cities. (All of the Study Areas are in Portland’s CRA Area.)

After the passage of both the HMDA and CRA legislation, the use of community
discrimination studies became an integral part of community reinvestment strategies.” Still,
banking deregulation, high interest rates and other factors during the 1980s shone a light on
the limitations of HMDA/CRA data as a tool for communities fighting for fair lending
practices. In 1989 the four major regulators - the Federal Reserve Board, Controller of the
Currency, the Federal Home Loan Bank Board and the Federal Deposit Insurance
Corporation, through the Financial Institutions Reform, Recovery and Enforcement Act
(FIRREA) reformed the scope of collected data. The new HMDA/CRA (post-1990) data is
the source of information for this Study.

HMDA generally applies to lending institutions that have assets of more than $10 million and
have a home or branch office in a metropolitan statistical area (MSA), or, in the case of a
non-depository institution, that have loan activity within a MSA. HMDA also covers non-
depository lenders that originate 100 or more home purchase loans during a calendar year,
regardless of asset size.

Limitations of HMDA

There were significant limitations to 1975 - 1989 HMDA data, creating basic constraints to
studies trying to prove discrimination. For purposes of this Study, statistics only describe
lending activity, not whether there is discrimination. Since the reforms of FIRREA there has
been renewed interest and debate over the significance of the “new” HMDA data. The
debate does not restrict the descriptive power of the figures contained in this Study, HMDA
limitations merely direct the user to knowledgeably and selectively focus the application of
the data. The use of statistics in this Study must be tempered by the realization of these
limitations.
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Data obtained under HMDA may be inaccurate’

In many HMDA markets there are limited checks on the coding of data. These issues
not withstanding, Portland lenders have addressed this problem through quality
checks throughout the data collection process.

Key lending decision variables are omitted *

Information on wealth, debt, monthly payments, credit history, property condition and
appraised value is not available through HMDA data. The data also does not allow
researchers to relate mortgage data to the number of qualified buyers, only to the
number of owner-occupied units.

Typical statistical tests are inadequate’

HMDA statistics provide evidence of lending activity at the end of a long economic
process. The final origination or denial decision has to first run the gauntlet of
producing a willing borrower and seller, a Realtor, and loan officers before it reaches
an underwriter. HMDA data does not account for all the steps in that process where
discrimination may have already occurred. This may or may not account for lending
discrimination.

The data does not capture the full market ° .
The rise of the secondary mortgage market has sparked a dramatic rise in the number
of mortgage lenders. This dizzying array of lenders has broken down the traditional -
relationship of the local mortgage lender and borrower; today you can even apply for
a mortgage over the phone. “Today, it is common for bank holding companies to set
up mortgage banking subsidiaries who specialize in processing applications and
servicing mortgages [who are outside the HMDA reporting requirements.]””

In one HMDA study researchers found that HMDA reflects 69.3% of the total real

estate transactions.® These included independent and smaller mortgage companies
(mortgage company affiliates of depository institutions do contribute to their parent
company’s lending performance), seller contracts and other types of non-mortgage

sales.

Despite the limitations listed above there is still significant support for the value of HMDA
research and statistics. As one commentator put it:

“Like all data, HMDA data are limited. Therefore, it is important to
understand these limitations for the work of both conducting HMDA analysis
and interpreting the results. But data limitations are not necessarily fatal flaws
as often presumed in the politicized world of HMDA. HMDA data may not
“prove” this or “demonstrate” that, but it can certainly “show” and “shed” a
great deal of information on the disposition of residential credit decisions and
the flow of credit in the metropolis.”
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HMDA Section Methodology/Unit of Measurement

The HMDA data used in this Study is generated by aggregation reports available through the
Federal Financial Institutions Examination Council. The analysis was limited by the unit of
measurement found in the aggregation tables. HMDA data was available by census tract for
loans, but did not have demographic information attached to those tracts. When HMDA data
was reported by race and income it was reported on the MSA level and did not refer to
specific census tracts. The inclusion of demographic data by census tract was accomplished
by combining 1990 Census information with HMDA information.

A basic assumption is that the ratio of percentage of median family income (MFI) and racial
composition of the individuals did not change over the HMDA study period, 1990-1994. It
is also important to understand that this Study uses housing units and the number of
homeowners in a census tract as measure for loan activity, and not the dollar value of the
loans. The analysis in this report is measuring lending activity in traditionally low-
income/racially impacted areas. Any interpretation of “proving” specific racial or income
discrimination by the lending community is beyond the capability of the data.

HMDA Patterns

There are three categories of HMDA data which indicate home mortgage credit activity:
applications, originations, and denials. The data are reported by conventional loans or
government-insured loans (FHA, FmHA'® and VA loans). Data can be further categorized
geographically, by race and by income levels.

The conventional loan category contains loans designed for market-rate consumers and loans
limited to low-income borrowers. One assumption of this Study is that: conventional loans
recorded in the Study Areas are primarily for low-income consumers. This is by no means
an assumption supported by statistically significant evidence, as there is no means of
separating loans made to “gentrifying” families from those to low-income families. However,
the Study proceeds with this general assumption, and will note areas where this assumption
cannot be supported by other evidence.
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Applications

In 1990 there were 7,193 reported home purchase applications; in 1994 there were 12,901
applications, or an increase of 79.4% over four years, as compared to a total population
increase of 10.4% over the same time period.!’. The majority of those new applications were
generated for properties located in the low-income Study Areas, with 106% more
applications since 1990. (Table 7) This increase reflects the elevated housing demand, and
through anecdotal evidence collected in interviews with lending institutions, it is partially due
to enhanced home buyer education, and marketing strategies of many mortgage lenders.

. . e In 1990, when the
300 Changes in Application Rates publication of Blueprint
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250 | task over the limited
availability of mortgage
200 | credit in low-income
: neighborhoods the
o 10 institutional lending
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w107 its efforts to reach low-
income home buyers.
50 1 Lenders have done so
through two methods:
0

increased home buyer
education for low-income
families, and increased
marketing of mortgage
credit products.

e Study Area CTs (1) [SSSSSSY Non-Study Area CTs
= &= \White Applicarts == Minority Applicarts

Source: HMDA Aggregation Reports
Figure 9: Changes in the Application Rate

Lenders increased their home buyer education by holding additional home buyer classes in the
neighborhoods, and supporting home buyer education through nonprofit groups, such as the
Portland Housing Center. This has not only increased the awareness of the benefits of home
ownership (and the responsibilities), but has also allowed low-income families to become
accustomed to the lending process. Conversely, home buyer education has given lenders a
greater perspective and sensitivity to needs of low-income families. Lenders have opened or
enhanced mortgage lending offices in low-income neighborhoods and have developed
additional targeted marketing strategies.

When applications are broken down into the types of loans and the geographic location of the
prospective home, some interesting changes should be noted. Conventional loan applications
are primarily responsible for the dramatic overall rise in loan applications in each of the Study
Areas. In the Central Eastside Study Area government-insured mortgage applications
actually declined by 53.6%, while conventional applications increased by 81.0%. This may
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suggest a changing buyer profile within those locations. This is an area that would merit
further study.

Another indication of how mortgage lenders have expanded credit opportunities is to look at
applications by the race and income level of the applicants. However, the data’s explanatory
power is limited in that race and income data is only reported on the Portland MSA-level.
Nevertheless, the use of MSA-level statistics will give a good indication of change within the
housing market. It is evident from Table 7 that both minority and low- and moderate-income
applications for all loan types lead the increase of applications in the MSA. Minority
applications have increased 173.6% since 1990.
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Applications

Applications

Applications

All Loans FHA, FHMA, VA Loans Conventional Loans
Geographic Area 1990 1892 1990 1992 1990 1992 1994
Study Area CTs (1) 1,761 2,301 835 1,067 979 1,225 2520
Non-Study Area CTs 5,432 6,783 1,816 1,711 3563 5,081 7,858
0 0

Central Eastside Study Area 485 521 179 154 306 367 554
East Side Study Area 522 708 277 360 245 348 820
Northeast Study Area 151 257 74 111 77 146 277
North Study Area 534 741 290 429 244 312 835
West Side Study Area 53 43 3 4 50 39 46
City of Portiand 7,193 9,084 2,651 2,778 4542 6,306 10,378

% of MSA Total 41.1% 42.7%
Race and Income (2)
White Applicants 15,128 18,379
Minority Applicants 1,465 2,071
Race N/A 838 820
<80% MFI Applicants 3,609 4863
81 - 100% MFI Applicants 2,589 3,256
101 - 120% MFI Applicants 2,230 3,104
>120% MFI Applicants 8,397 9,252
Income N/A 659 795

(1) Totals City of Portland Census Tracts only.
(2) Totals for entire Portland MSA region

Source: HMDA Aggregation Reports

Table 7: Applications




Originations (Closings)

The number of applications for homes in a particular census tract or from a type of applicant
can only roughly indicate housing activity and a lender’s marketing efforts. The number and
dollar amount of mortgage originations, or commonly known as closings, is a direct measure
of the final step in the home buying process.

In 1990, there were 5,480 originations in the City of Portland meaning that 76.2% of the total
applications resulted in a mortgage. By 1994, originations had climbed to 9,839, a 76.7%
origination rate. In the Study Areas there were 1,316 originations (74.7%) in 1990 and in
1994 that figure had more than doubled to 2,756 originations (75.7%), but again the
origination rate is stable. (Table 8) These figures indicate that number of qualified buyers in
the Study Areas has not changed, even while there have been significant increases in housing
prices.

When originations are broken into racial and income categories an important trend is
revealed. Credit offered to minority and low-income residents expanded between 1990 and
1994. Portland MSA origination rates have only increased moderately among the lowest
income category, and are stable for moderate-income individuals.

Among minority
Changes in Number of Originations appljcat}ts the
origination rate
decreased slightly from
73.5% to 71%. This
could be in large part

o due to the fact that
o minority residents
° receive less income
o than their white

w

counterparts. This
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of minority applicants
results in a larger

1990 1992 1994 number of borrowers
e Study Area CTs (1) (SSSSSSY Non-Study Area CTs who do not qualify for
= &=  \White Originations == Minority Originations conventional loan
products.

Source: HMDA Aggregation Reports
Figure 10: Changes in the Origination Rate
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Originations for government-insured products have shown a marked increase since 1990. In
1990, applicants in the Study Areas had 76.9% of their mortgages originated, in 1994 that
number increased to 81.5%. There are a number of possible explanations for the rise in
government-insured lending. They include increased marketing for these products, lenders
reducing their risk exposure with rising housing prices and stagnant incomes, the introduction
of new variations of government-insured products, and/or the establishment of home owner
assistance programs.

While origination rates have been stable, the average origination amounts have increased over
time in response to rising housing prices. In 1990, the average origination amount was
$64,304 in the City of Portland, or 71.1% of the average home price. In 1994, the average
origination increased to $98,657 or 85% of the average home price. This is a real increase of
30.1% in 1990 dollars. The two primary causes for this change have been stagnating incomes
coupled with increasing home prices, and lenders’ increased use of secondary mortgage
market products for lower-income borrowers.
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Denials

There are many reasons for an application to be denied: bad credit, insufficient income,
excessive debt, poor employment history among other economic decisions made by lenders.
There are also other motivations for the denial of mortgage credit that are not solely based
upon risk factors; these are perceptions about a persons ability to repay debt based on the color
of their skin, their religion or where they live. Another source for denial of credit states
“continued discrimination against minorities in credit market situations could result from a lack
of “cultural affinity’ between white loan officers and minority applicants.”"? A recent study
found strong evidence that white loan officers spend less time on qualifying minority applicants
- that is, “a loan applicant’s credit history and monthly obligations ratio appeared to be
assessed differently for minority (black and Hispanic) borrowers than for whites.”

It is very difficult for practitioners to separate out the effect of discrimination and passive
cultural affinity from the denial of credit to those truly unqualified. However, disproportional
denial rates today may also be partially explained by the increased marketing efforts of lender
in response to the “Blueprint” series. This Study does not attempt to account for all the effects
involved in denying Portland applicants.

For families applying for homes in the Study Areas, the average denial rate was 15.3% in 1990,
by 1994 that number had fallen to 13.2%. (Table 9) However, not all Study Areas had a
decrease in the denial rate. The Northeast actually saw an increase in the denial rate, from
9.5% in 1990 to 16.5% in 1992 and then a relative drop to 10.3% in 1994. Again, it is
impossible to separate out the effects of increased applications from higher-income individuals
seeking homes in the traditionally low-income Study Areas, from unqualified low-income
applicants.

Changes in Denial Rates Denial rates for minorities
20.0% and for low-income
18.0% 1 applicants have also been
16.0% 1 decreasing over the past
140% 1 several years. In 1990,
w 120% 1 minority applicants were
< 100% | being denied credit 18.8%
o so%d of the time, in 1994 that
60% | rate dropped to 16.5
ao% 1 percent. The greatest
o 1 change }.1as been seen in
00% | the decline of denial rates
' for African-Americans and
CEZEr Study Area CTs (1) Non-Study Area CTs Hispanics. In 1990 21.5%
= &= \White Denial Rats =—f—Minority Denial Rate of all African-Americans in
the

Source: HMDA Aggregation Reports
Figure 11: Changes in the Denial Rate
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Portland MSA were being denied credit; that number has since dropped to 15.3% in 1994,
Hispanics experienced a similar decline from 32.0% to 21.6% in 1994, with a low of 19.1% in
1992.

The denial rate for low-income applicants has decreased for those individuals making less than
50% of MFI. There has been a similar, but more moderate decrease for applicants making
between 51 and 80% of MFI. Middle income applicants have had their denial rates only
slightly drop, while upper-income applicants are facing a stable denial figure.

One thing must be noted: denial rates have fluctuated over time as shown by Table 9. In
general, denial rates declined sharply from 1990 to 1992, and then have readjusted upward to
1994, Overall, the decline in the denial rates was very closely tied to fluctuations of the
market, as many of the lower-income applicants are typically marginally qualified for mortgage
credit.
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Denial Rate Denial Rate
All Loans FHA, FHMA, & VA Loans
1990 1992 1994 1990 1992 1994
Study Area CTs (1) 15.3% ~14.8% 13.2% ~ 17.1% "18.8% 11.2%
Non-Study Area CTs 6.9% 7.6% 7.4% 13.0% 14.6% 12.4%
Central Eastside Study Area 14.1% 11.3% 11.2% 14.7% 11.6% 10.4%
East Side Study Area 14.0% 13.9% 13.7% 11.8% 14.8% 12.9%
Northeast Study Area 9.5% 16.5% 10.3% 14.3% 32.9% 7.6%
North Study Area 20.2% 17.4% 13.7% 25.7% 21.0% 11.7%
West Side Study Area 14.9% 11.1% 18.7% 0.0% 50.0%| 0.0%
City of Portland 12.2% 12.7% 12.0% 14.3% 16.2% 11.9%
Race and Income (2)
White Denials 10.4% 10.8% 10.8%::
Minority Denials . 18.8% 17.0% 16.5%
Race N/A 29.3% 18.9% 20.2%
<80% MFI Denials 19.8% 13.2% 17.2%
81 - 100% MFI Denials 13.0% 11.4% 12.2%
101 - 120% MFI Denials 10.7% 9.5% 9.8%
>120% MFI Denials 7.2% 9.1% 7.2%
Income N/A 24.4% 23.5% 22.0%

(1) Totals City of Portland Census Tracts only.
(2) Totals for entire Portland MSA region
Source: HMDA Aggregation Reports

Table 9: Denials



HMDA Methodology & Scoring

There are severe limitations involved in the use of HMDA. The home mortgage process is a
complicated economic model, and that complexity lies at the very heart of the problem. The
use of overly simplistic methods will appear to show causation between lending rates and
demographic data that does not exist, or that is only marginally related. On the other hand,
the use of complex statistical models only allows for the researcher to focus on only small
aspects of the lending process with any surety.

The key to solving this dilemma is to create a set of simple, but powerful tools that use
publicly available HMDA data. They must be flexible enough to apply to various geographic
and data configurations and accessible enough for community groups to manipulate easily.
Anne B. Shlay, Ph.D. of Temple University’s Institute for Public Policy Studies,"* developed
a set of quantitative measures that may be used to profile individual lender’s residential
lending activities focusing on the racial and economic characteristics of individuals and
communities."®

This set of “quantitative measures™ has been adapted here for measuring aggregate lending
performance, profile characteristics associated with loan applications, originations and
denials. A summary “CRA Tract Score” is calculated to assess the performance of the
lending market based upon the racial and income characteristics of the census tracts in which
there were applications, originations and denials. The Scores will demonstrate how good
CRA performers “received proportionally more applications, originated more loans, and
denied fewer loans in lower income, minority, central city census tracts.”"

The Community Reinvestment Act mandates that “lenders have an affirmative obligation to
make loans in low and moderate communities.” The measurement of a lender’s performance,
in this case - the market’s performance, should be the number of loans made in these
communities. There are two basic measures in evaluating mortgage lending performance: the
market share of loans and the CRA Tract score.

Market Share

Market share is a “conventional measure” of lending performance; meaning that the higher
the market share the better the lending community is doing in capturing market consumers.
Each market share calculation is based on the total originations for different income groups
and geographic areas. The income groups are: low and moderate (0-100% MFI), middle
income (101-120% MFT) and upper-income (>120% MFI). The geographic areas are: the
total Study Areas, the total non-Study Areas, the individual Study Areas: Central Eastside,
Eastside, Northeast, North, the West Side Area, and, finally, the City of Portland as a whole.
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These measures are computed as follows'":

MSﬁ: (T,'[/ T,)*IOO

where:
Ms; is the market share for lending in submarket i in market I (e.g., loans to
low and moderate-income individuals, or in Central Eastside Study Area)
T, is the total number of originations in market |

Ty is the total number of originations to submarket 1 in market 1

Each market share is computed as a percentage of the market’s lending to a particular
submarket in relation to the total market activity.

CRA Tract Scores

To assess overall performance, Shlay designed a measure which “is designed to account for -
the percentage of a lender’s transactions (applications, originations and denials) with
particular groups of people...within particular types of geographical communities.”'® For
loan applications and originations, the higher the score in lending to minority, and low and
moderate-income census tracts, the better the market is doing in providing mortgage credit.
For loan denials the higher the score indicates that lenders are denying more loans within
lower income, minority census tracts."

The CRA score was designed to allow for some census tracts to influence the score more
than other tracts. Low and moderate-income, and minority characteristics were given more
weight than upper-income and/or white tracts. These individual weights were combined to
form a composite weight for each tract. (e.g. low-income, minority tracts have a higher
weight than middle income white tracts) The characteristics for each tract come from the
1990 Census data, and each weight derived from its relative importance in evaluating CRA
performance.”
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# of % Total
Tract Characteristics e | Tracts
High Income Minority 1 0.7%
High Income White 27 19.3%
Middle Income Minority 3 2.1%
Middle Income White 24 17.1%
Moderate-income Minority 13 9.3%
Moderate-income White 26 18.6%
Low-income Minority 21 15%
Low-income White 26 18.6%

Table 10: Composite Weights

As Shlay has described it: These composite weights are designed to give the market a
maximum raw score of 100 and a minimum raw score of 0. For example, low-income,
minority tract areas are assigned a weight of 1.0, the highest weight possible. If the market
made all of its loans in these types of communities, it would receive a raw score of 100
(weight of 1.0 times 100% = Raw CRA Tract Score of 100). Conversely, if the market made
all of its loans in high income, white tracts, it would receive a raw score of 0.0.

Conceptually, the score works to give a maximum score to lenders who make loans in .
minority, lower income tracts. But this definition of performance penalizes lenders,
[therefore the market], who do business in a diversity of areas and with a diversity of
people...Therefore, it is important to ‘correct” the raw score to account for possible Scores
given the racial and economic mix of individuals and neighborhoods with the [City].

To create a normed score that accounts for each group’s representation within a community,
a ‘maximum fair score’ is computed. For the CRA Tract Score, the census tracts within the
City are divided into each group associated with each composite weight. Each percentage of
the population of census tracts was weighted by the composite weight. The sum of the
weighted percentages indicates the market’s maximum fair score. This score represents
better or worse performance by the lender versus an “expected” performance based on the
observed distribution of the population being measured, modified by the weight of that
population’s importance in meeting CRA guidelines.

Each formula calculates the market’s raw score (numerator) divided by the market’s
maximum fair score (denominator). The resulting score, multiplied by 100, is the ratio of the
market’s fair score to the maximum fair score. For loan applications and originations, a ratio
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of raw score to fair score that is greater than 100 is performing better than what would be
predicted given the distribution of the census tracts. For loan rejections, scoring over a 100
indicates poor performance, there are more denials than would be expected in these tracts .>

The formula for calculating the CRA Tract Score is

X((La/ L)*W)*100/ 2((T:/ Tc)* W, * 100)

where:
Li = loan application, origination or rejection by of submarket i in census tract t

L; = total loan application, origination or rejection in submarket i
W, = weight assigned to census tract t
T = number of census tract t of submarket i type

T, = total census tracts

HMDA Analysis

The analysis of the 1990, 1992 and 1994 HMDA data is segregated into two pieces:
government-insured mortgages (FHA, FmHA, VA), and conventional loans. This allows for
differences in mortgage lending to be analyzed with some detail. The Study demonstrates the
changes in credit amounts and types to the various racial, income and Study Area
submarkets.

Grading of the CRA Tract Scores is taken from Shlay’s schedule: A+ for Scores 100 or
above; A for Scores between 76 and 99; C for Scores between 51 and 75; D for Scores
between 1 to 25; and E for Scores that equal 0. Sconng for denials is shghtly different. A
score of above 100 would indicate more denials than expected, or a disproportionate share of
denials for the sub-group receiving that score (i.e. low-income, or minority tracts). A score
below 100 would indicate less denials than expected from the distribution of the sub- '
population being measured. There are no graduated Scores for denials, as there are in
applications or originations.
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Conventional Loans

Market Share by Tract Income . Market Share by Location
Low CT LowCT LowCT -
Mrkt Share Mrkt Share Mrkt Share 1990 1992 1994
1990 1992 1994 Study Area CTs 24% 37% 37%
20.4% 33.5% 33.8% Non-Study Area CTs 76% 63% 63%
Mod CT Mod CT Mod CT C. Eastside Study Area 9% 9% 8%
Mrkt Share Mrkt Share Mrkt Share East Side Study Area 6% 8% 8%
1990 1990 1990 Northeast Study Area 2% 7% 7%
27.3% 27.8% . 28.3% North Study Area 6% 10% 11%
West Side Study Area 1% 3% 3%
Middle CT Middle CT Middle CT
Mrkt Share Mrkt Share Mrkt Share Portland MSA] 100% 100% 100%
1990 1990 1980
19.7% 18.1% 17.7%

Table 11: Conventional Loan Market Share
Origination Market Share

Conventional loans have comprised an increasing share of the lending market in low-income
communities since 1990. In 1990, only 20.4% of total loan transaction for homes to be
purchased in low-income census tracts were conventional loans. By 1994 the market share
had grown to 33.8%, or an increase of 66%. This may be due in part to increased marketing
on the part of lenders and flexibility of programs, or perhaps increased gentrification. In the
moderate-income areas market share of conventional loans has remained fundamentally
stable, while in middle income areas market share has declined from 19.7% in 1990 to 17.7%
in 1994. This moderation may be due to the dampening of housing demand and the
dwindling supply of qualified low-income borrowers through rising home prices and
stagnating incomes.

When market share is examined in the Study Areas the mortgage market has significantly
increased its share of conventional product lending. In 1990, 24% of all conventional
mortgage transactions took place in the Study Areas, as opposed to the 76% share of non-
Study Areas. By 1994, the Study Area share rose to 37% and the non-Study Area share
declined to 63%. Most of the Study Area share increase took place in Northeast and North
Portland Areas. The Northeast share tripled from 2% to 7% and in the North doubled from
6% to 11%. The Central Eastside Area market share actually declined by a percentage point.
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CRA TRACT SCORES: Conventional Loans

Total Applications Originations Denilals
1990 1992 1994 1990 1992 1994 1990 1992 1994

High Income Minority 34.7% 94.0% 93.4% 35.9% 40.6% 47.4% 32.3% 50.0% 44.2%
High Income Non Minority

Middle Income Minority 110.6% 98.5% 92.0% 118.1% 88.6% 76.7% 86.0% 83.3% 49.1%
Middle Income Non Minority 101.1% 93.3% 92.0% 101.4% 116.2% 104.9% 87.4% 101.0% 88.9%
Moderate Income Minority 82.5% 91.4% 93.4% 84.5% 89.5% 97.2% 84.4% 90.4% 90.6%
Moderate Income Non Minority 105.9% 104.1% 105.7% 100.3% 101.6% 112.4% 111.7% 110.6% 121.2%
Low Income Minority 49.0% 96.6% 96.4% 44.2% 45.2% 63.5% 73.7% 78.6% 84.8%
Low Income Non Minority 70.5% 102.4% 104.0% 63.2% 69.3% 83.9% 120.3% 93.3% 112.1%
CRA TRACT SCORE 79.2% 97.2% 96.7% 78.2% 78.7% 83.7% 85.1% 86.7% 84.4%
Standard Deviation 0.29 0.05 0.06 0.31 0.28 0.23 0.29 0.19 0.29

Total Applications Originations Denials
1990 1992 1994 1990 1992 1994 1990 1992 1994

Study Area CTs 62.4% 97.7% 98.3% 58.6% 60.6% 76.1% 84.0%  825% 97.5%
Non-Study Area CTs . 122.9% 101.4% 101.0% 125.2% 124.0% 114.6% 109.8% 110.6% 101.5%
Central Eastside Study Area 101.9% 99.4% 97.9% 99.3% 91.1% 81.6% 121.0% 91.7% 88.3%
East Side Study Area 73.3% 100.1% 101.6% 72.3% 77.9% 100.1% 76.2% 95.5% 127.1%
Northeast Study Area 29.7% 95.1% = 927% 31.3% 40.3% 48.3% 29.0% 57.5% 50.1%
North Study Area 56.6% 97.7% 102.6% 46.2% 50.7% 87.4% 107.5% 98.3% 138.4%
West Side Study Area 27.0% 93.1% 90.6% 22.6% 19.2% - 31.6% 51.6% 35.0% 26.5%
Portland MSA . 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
CRA AREA SCORE _ 64.7% 97.6% 97.6% 62.0% 63.2% 74.8%| = 80.9% 79.7% 88.4%
Standard Deviation 0.33 0.03 0.05 0.34 0.32 0.28 0.35 0.27 0.43

TABLE 12: Conventional Loan HMDA Scoring



CRA Tract Scores
Applications

The mortgage market has consistently improved its conventional lending in low- and
moderate-income markets since 1990. The most dramatic increase has been the number of
buyer applications looking to purchase a home in these areas. Changes in low- and
moderate-income minority census tracts also show a steady increase in transactions. In 1990,
total applications for moderate-income minority tracts was getting a “grade” of a A- in
moderate tracts and a C+ in low-income minority tracts. By 1994, lenders raised their grade
to an A in both types of tracts due to increased affirmative marketing strategies. Overall,
Portland lenders have raised their CRA tract application Score from a A-to an A in the study
period.

Originations

A similar story is evident in the origination CRA Tract Scores, but to a lesser degree. By
1994, lenders had raised their Scores to A’s or A+’s for moderate-income minorities and
non-minorities. The one note of concern is that for low-income minorities. The CRA Score
for conventional loans in 1994 was only up to a 63.5% (B) from 44.2% (C) in 1990.
However, as shown by the Demographic Profile, minority residents typically earn less than
their white counterparts. These applicants would not, on average, be as qualified base on
income for conventional loans than for more flexible government-insured products.

When conventional origination Tract Scores are examined geographically it is clear that the
mortgage market has generally increased the flow of credit to the Study Areas. In 1990,
mortgage lenders were achieving an average lending record by scoring only 58.6% (B-), but
by 1994 that Score had climbed to 76.1% (A-), as compared to a moderate decline of the
origination Score for white tracts.

Conventional lending origination CRA Tract Scores by Study Areas, however, does leave
room for improvement. The Study Areas represent long-term low-income communities, and
are the “core” of affordable housing stock for low-income residents. There has been an
overall decline in conventional originations in only two of the Study Areas. In both the
Central Eastside Area lending Scores have either declined (99.3% to 81%), or as in the
Northeast Area a steady increase, but still a poor performance (from 31.3% in 1990 to 48.3%
in 1994). A probable reason for this poor performance is the precipitous rise in housing
prices (possible gentrification) and the limited purchasing power of low-income residents.

In other Study Areas Scores have increased. North Portland origination Scores have
exhibited a positive increase from 1990 (C) to a Score of 87.4% (A) in 1994. Considering
that North Portland has the lowest income and highest minority concentrations in the City,
this is a positive step for mortgage lenders over the study period. In the Eastside Study Area
origination Scores are 100.1% (A+). Overall the mortgage market has steadily increased
their average CRA tract Score from a low of 62.0% in 1990 to 74.8% in 1994.
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Denials

Denial Scores have shown more volatility over the study period. In low-income minority
areas conventional denial Scores began to rise, from 73.7% to 84.8% in 1994. However, this
is still a “good” Score for the mortgage market, that is lenders are denying fewer low-income
minority applicants than expected. For moderate-income minority applicants denial Scores
are also rising, but again have not topped 100%, indicating better than expected performance.
The opposite is true for comparable white applicants. The denial Scores for both low- and
moderate-income white census tracts were over 100% (112.1% and 121.2% respectively) in
1994, -

Three of the Study Areas have had increasing denial Tract Scores since 1990. Of these three -
the Eastside and North Study Areas have denial Tract Scores well over 100% (127.1% and
138.4%), indicating poor performance by lenders. The Eastside Study Area may be largely
due to middle-income residents attracted to the area’s affordable housing prices in 1988 to
1992 through a Cascade Effect. These new residents have stimulated significant price
appreciation, thereby excluding many first-time, and/or low-income home buyers. An
increase in denial Scores may be symptomatic of a changing marketplace.

On the other hand, a high denial Tract Score in North Portland may be cause for alarm on the
part of residents seeking affordable housing. As this Area is the most affordable in the City, .
and has the highest concentration of low-income residents the increase in conventional denial
Scores may be a manifestation of a growing affordability gap for first-time lower-income
residents (<60% MFI) who have historically been able to purchase a home.

In the other Study Areas denial rates are still well below the 100% mark. Conversely,
conventional denial Scores for non-Study Areas have moderated over the study period, but
are still over 100% in 1994 (101.5%). This demonstrates the competitive nature of the
housing market in these areas, and requires further study.

Conventional Loan Summary:

Overall, the mortgage market has increased its conventional loan market share and liberalized
its lending practices in the Study Areas. Lenders have also generally improved their
marketing and lending to low- and moderate-income and minority communities throughout
the City. Loan applications and originations to low- and moderate-income minority tracts
have risen from their 1990 levels. there still is room for improvement in specific communities
and tracts at the lowest incomes. While it is impossible to separate out the effects of
gentrification in low-income areas, the substantial gains taking place in these communities
point to a more equitable lending environment.
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Government-insured Loans

Government-insured products are loans that that federal government insures against default,
thereby reducing the risk to originators. The primary insurers for these types of loans is the
federal government, through FHA, VA and FmHA The various government-insured
products available to Portland home buyers are detailed in the next portion of this Study, but
in general these products are designed for “riskier” lower-income, first-time home buyers.
This data may furnish a more lucid picture of the mortgage market’s lending practices
towards low- and moderate-income home buyers than conventional loans.

Market Share by Tract Income Market Share by Location
LowCT LowCT LowCT
Mrkt Share Mrkt Share Mrkt Share 1990 1992 1994
1990 1992 1994 Study Area CTs 38% 46% 46%
30.6% 41.0% 41.4% Non-Study Area CTs 62% 54% 54%
Mod CT Mod CT Mod CT C. Eastside Study Area 9% 7% 4%
Mrkt Share Mrkt Share Mrkt Share East Side Study Area 12% 15% 15%
1990 19980 1990 Northeast Study Area 4% 5% 8%
40.9% 38.4% 35.4% North Study Area 14% 19% 19%
West Side Study Area 0% 0% 0%
Middle CT Middie CT Middle CT '
Mrkt Share Mrkt Share Mrkt Share Portland MSA 100% 100%- 100%
1990 1990 1990
13.9% 11.7% 13.0%

Table 13: Government-insured Products Market Share
Market Share

Throughout the study period the market share for government-insured loans substantially
increased in low-income census tracts. In 1990, lenders did only a third (30.6%) of their
government-insured loans in low- income communities. By 1994, market share had risen to
41.4% or an increase of 35% in four years. A portion of that lending was probably taken
from moderate-income tracts, which lost 5.5% of its market share since 1990, from
moderate-income borrowers seeking affordable housing in low-income tracts through the
Cascade Effect.

The Study Areas increased their market share of government-insured products by capturing
8% more of the market from non-Study Areas, to reach a high of 46% in 1992 and 1994.
This increase was entirely from the East Side, Northeast and North Study Areas which
captured 15%, 8% and 19% of the market respectively. The Central Eastside Study Area
lost over half of its market share during the study period, from 9% in 1990 to 4% in 1994.
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High lncome Minority

High Income Non Minority
Middle Income Minority

Middle Income Non Minority
Moderate Income Minority
Moderate Income Non Minority
Low Income Minority

Low Income Non Minority

CRA TRACT SCORE
Standard Deviation

Study Area CTs
Non-Study Area CTs

Central Eastside Study Area
East Side Study Area
Northeast Study Area

North Study Area

West Side Study Area

Portiland MSA

CRA AREA SCORE
Standard Deviation

CRA TRACT SCORES: FHA, FmHA, VA Loans

Total Applications

1890 1992 1994
0.2% 6.2% 40.5%
49.4% 12.5% 22.5%
74.7% 66.5% 73.1%
119.2% 112.8% 112.6%
160.4% 150.5% 134.4%
61.9% 105.2% 130.1%
114.5% 135.6% 117.8%
85.8% 84.2% 90.1%
0.48 0.57 0.45

Total Applications

1990 1992 1994
101.1% 122.1% 120.3%
99.4% 86.6% 87.6%
102.2% 81.6% 47.2%
150.7% 190.6% 184.6%
49.9% 69.3% 107.3%
130.3% 178.4% 178.6%
4.0% 5.0% 5.4%
100.0% 100.0% 100.0%
89.5% 104.1% 103.8%
0.54 0.70 0.71

Table 14: Government-insured Products HMDA Score

Originations
1990 1992 1994
26.0% 0.0% 9.9%
49.2% 10.8% 13.8%
74.5% 68.7% 59.5%
118.8% 113.2% 111.2%
159.6% 152.4% 145.1%
55.8% 99.4% 133.3%
115.8% 135.3% 130.1%
85.7% 82.8% 91.8%
0.47 0.59 0.50
Originations
1990 1992 1994

99.4% 120.9% 132.6%
100.4% 87.3% 80.1%
104.2% 83.6% 46.4%
153.9% 194.1%  203.9%
48.6% 59.0% . 108.8%
121.5% 177.4% 208.8%
3.5% 3.2% 1.7%
100.0% 100.0% 100.0%
88.6% 102.9%  111.6%
0.54 0.72 0.83

Denials

1990 1992 1994
0.0% 48.6% 0.0%
0.0% 32.4% 0.0%
64.3% 44.6% 76.8%
162.6% 123.4% 84.6%
153.8% 130.9% 147.1%
89.8% 157.4% 100.8%
120.9% 132.7% 152.3%
84.5% 95.7% 81.7%
0.67 0.52 0.62

Denials

1990 1992 1994
117.5% 135.7% 125.0%
89.3% 78.2% 84.8%
104.8% 56.7% 39.8%
129.9% 176.8% 223.5%
45.7% 116.7% 68.3%
205.7% 223.6% 200.3%
0.0% 9.7% 0.0%
100.0% ._oo..o.x. 100.0%
97.7% 113.9% 105.3%
0.71 0.78 0.89




CRA Tract Scores
Applications

The low- and moderate-income census tracts have historically strong CRA Tract Scores for
government-insured products. In other words, there are more applications for units in these
tracts than what would have been predicted using the existing population distribution. Since
1990, all but the low-income minority tracts have consistently Scored over 100%. Analysis
would conclude that lenders have successfully marketed government-insured products to
these applicants, a majority of whom are low-income wage earners.

The one area of fundamental improvement has been the increase of the CRA Tract Score in
low-income minority tracts from a low Score of 61.9% (B) in 1990, and was raised to
130.1% (A+) by 1994. These applicants are most likely new applicants to the mortgage
lending system, attracted by increased marketing of affordable mortgage products.

Geographical analysis generally supports the evidence that lenders have performed better than
expected given the area’s representation within the City. Tract Scores have consistently
remained above 100% (A+) since 1990. Conversely, application Tract Scores have dropped
in non-Study Areas from 99.4% in 1990 to 87.6% in 1994. This drop, along with a similar
decline in the conventional loan Scores, implies that housing demand in the higher income
areas of the city may be moderating as housing prices continue to appreciate.

Originations

As with applications, the mortgage market has performed better than expected in the number
of originations granted in low- and moderate-income, minority and white census tracts. By
1994, on average, the lenders were scoring over 100% in their Tract Scores. Similarly in
1990, in low-income minority tracts lenders had a low Score (55.8% = B-), which they raised
to 133.3% (A+) by 1994. Upper-income tracts have experienced as similar expansion in
conventional Market Share and Tract Scores, and a decline in government-insured Tract
Scores. This would suggest that while lenders have improved their lending performance, the
housing market has begun to force the segregation of mortgage products: conventional to
upper-income areas, and government-insured products to lower-income areas.

The geographic Tract Scores provide another dimension to this analysis. CRA Tract Scores
for government-insured products in the Eastside and North Study Areas rose sharply from a
Score around 100% to a Score above 200% between 1992 and 1994. This coincides with a
concentrated increase of government-insured loan Tract Scores in these Areas that matches
the rise in conventional loan Tract Scores. Clearly, the North and Eastside Study Areas are
places of elevated market activity for both lower- and moderate-income buyers throughout
the early 1990s.

The Northeast Study Area also experienced a sharp increase in the Tract Score, from 48.9%
(C+) in 1990 to 108.8% (A+) in 1994. However, conventional loan Scores have only
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moderately increased. This may indicate that, rather than the increased rate of mortgage
lending activity seen in the North and Eastside, lenders have increased their credit to low-
income buyers at the same time that sharp housing appreciation has created a greater demand
for government-insured products.

The Central Eastside Study Area origination Score has declined over the study period, from
104.8% in 1990 to 39.8% (C) in 1994. In this Study Area mortgage lenders are denying
disproportionately more government-insured loans than expected for these products. (i.e. for
every 100 loans there are more conventional loans than government-insured loans.)
Considering the increasing white, middle-income demographic profile of this Area, and a
similar moderation in conventional loan products, would suggest a market gentrification.

Overall, the Study Area Tract Score has risen from 99.4% in 1990, to a high of 132.6% in
1994. The non-Study Areas have seen a decline in origination Scores from an A+ to a low A
in 1994. As housing prices appreciate around the City this trend of concentrating
government-insured loan and other low-income conventional products in low- and moderate-
income areas should continue. Adopted political goals state that there should be a mixture of
incomes throughout the City. Due to the exercise of market forces the mortgage market
cannot currently meet these goals.

Denials

Denial rates in low- and moderate-income, minority, and white tracts were disproportionately
higher than expected for the study period. Analysis would suggest that the increasing
Affordability Gap for low- and moderate-income individuals has expanded the portion of
unqualified applicants. The analogous increase in government-insured product origination
Scores would imply that mortgage lending discrimination is not at the root cause of these
poor denial rates. This conclusion is substantiated by a similar rise in denial rates, but still
well below a Score of 100%, in upper-income white tracts for both secondary and
conventional loans.

Denial rates in the Study Areas have followed similar patterns to those of applications and
originations. Both the Eastside and North Study Areas had significantly poor denial rate
Scores, by both having Scores were over 200% in 1994. A similar rise can be seen in
conventional denial Scores. This would indicate that the increased market activity, combined
with decreasing affordability, has unqualfied an increasing number of buyers.

Government-insured Loan Tract Score Summary:

The improvement in origination Tract Scores suggest that, on the whole, lenders increased
their lending of government-insured mortgage credit in low-income neighborhoods. As
discussed above, government-insured products are primarily geared towards lower-income
individuals, so these results may imply that a majority of these originations are not for ,
gentrifying households. This Study assumes that these conventional loans are primarily for
low-income individuals and points to a significant positive change in lending policy in low-

51



income areas.

However, the rise in government-insured Tract Scores in these areas and a decline in upper-
income areas suggests a further concentration of low-income buyers in traditionally low-
income areas. Regardless of the political goals, housing price appreciation may mandate that
government-insured credit has to be further concentrated in these low- and moderate-income
areas to ensure a continued supply of affordable housing opportunities.

HMDA SECTION SUMMARY

Since the publication of the Blueprint for a Slum series in 1990 lenders have stated that they
have “learned their lesson” and have improved their efforts in reaching out to the low- and
moderate-income communities. Through interviews with mortgage lenders they stated that
these efforts include increased marketing of lending products, training loan officers to be
sensitive to consumer needs, allowing loan officers to flexibly use a home buyers in-file credit
report, and by providing funding to nonprofit home ownership assistance groups, such as the
Portland Housing Center.

Analysis of the HMDA data would support the mortgage lender’s assertions of improved
lending performance. The mortgage market has experienced strong gains in application and
origination rates within the Study Areas since 1990. Denial rate have also increased over the
study period, but this may be explained by the rise in applications which would increase the
number of unqualified borrowers looking for credit. Further evidence supports that the
denial rate has risen for both upper-income white conventional loan applicants, as well as
lower-income minority applicants.

The rise in origination rates and origination CRA Tract Scores in lower-income minority and
white applicants describes a lending environment not exclusively concentrating upon
demographic characteristics in its lending decisions. The better-than-predicted performance
by mortgage lenders suggests that there have been new initiatives in providing mortgage
credit to these tracts. Looking at the individual Study Areas there has been a greater
diversity in lending performance. In general the largest gains have been in the Eastside and
North Portland Study Areas, while there has been a significant decline in performance in the
Central Eastside Study Area. Performance has only moderately increased in the Northeast
Area.

These changes have primarily been motivated by comparable changes in the housing market.
As noted in the Housing Section housing affordability in the Northeast has precipitously
declined since 1988, while similar changes in affordability in the North and Southeast have
been more gradual. The HMDA data would seem to support evidence that there has been
significant gentrification within the Central Eastside Area. As housing demand continues to
climb, and income growth remains stagnant, these advances in lending performance will
diminish and eventually disappear. To this end the experience in the Central Eastside Area
would seem to forebode a similar fate for other areas of the city that are currently more
affordable.
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In conclusion, analysis of the HMDA data would seem to suggest three core findings:

e Mortgage lenders are not, on average, discriminating based upon the demographic
characteristics of the census tracts in which the purchase home is located;

e Mortgage lenders have made considerable strides in making home purchase credit
available to home buyers, especially low- and moderate-income minority and white
individuals;

o Currently the most significant obstacle to home ownership does not originate from
lending practices, but rather from declining affordability generated by market
forces.

112 U.S.C. 2801 et sec., 89 Stat. 1125, Pub. L. 94-200 (1975).

2 Anne B. Shalay, Proving Disinvestment; The CRA Research Experience. (Philadelphia: Center for
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The Study demonstrates that mortgage lenders have expanded credit opportunities to low-
income areas of the city. However, these advantages have been overwhelmed by real housing
price appreciation and stagnating income growth. This has led to affordable housing
strategies for low-income borrowers, as demonstrated in the Housing Market Profile Section.
Market conditions have resulted in a change in the observed pool of qualified home.

This section will investigate evidence of the changing home buyer profile since 1990 by
profiling a broad, but incomplete list of mortgage lending programs offered to low-income
consumers. The Study assembles the lending guidelines for a variety of mortgage programs
offered by commercial banks, mortgage banks and non-profit organizations as representations
of typical programs. Each program is analyzed to determine the minimum income buyer who
would be qualified for that program without further public subsidy in 1990 and 1995.

The Study shows:

e Affordable Mortgage Credit programs, on average, were affordable to families at
78% MFI in 1995, versus 64% MFI in 1990,

¢ Home Owner Assistance Programs (e.g. Down Payment Assistance) increases
affordability, on average, by lowering the minimum MFI needed by 3 to 4
percentage points.

e Mortgage Credit Programs which portfolio loans locally, or subsidize interest rates
through a State sponsored secondary-market, are the most flexible and reach the
lowest income level.

Lending Program Measures

The percentage of Median Family Income (MFI) is a common measure of the relative
earnings of families, and is the basis for qualifying families for federal programs. Once the
income of a family is determined it is adjusted for family size, then compared with the median
(100% MEFI) income for that family size. A family earning 80% of MFI is considered Low-
Income, 50% MFI is Very Low-Income; while going up the scale 81-100% is Moderate-
Income, and above 120% is considered Middle-Income.

Up-front cost is a measure of the amount of cash that a family must bring to a deal, and is a
prime determinant to whether a family is cash-constrained (see Housing Section). Variables
which contribute to up-front costs are: down payment, origination/loan fees, discount points,
closing costs, cash reserves, and mortgage insurance premiums.
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Assumptions

This Study attempts to create a level playing field to compare various mortgage programs across
time. Assumptions are made about the market and the “typical” borrower. These assumptions are
backed by specific research which will be detailed here, but because of the variety of the market
they cannot be considered definitive. However, they approximate a typical borrower based on the
limited room allowed for variation under the secondary market’s underwriting criteria.

Two primary assumptions that merit some attention are the use of North Portland’s average house
price and an assumed personal debt level. North Portland’s home price was chosen because it is
the most affordable area in the city for low-income home buyers. This allows the programs to be
compared in a generally low-income area, rather than an area with the disparate housing prices of
typical gentrification. The assumed monthly debt was determined through interviews with the staff
of the Portland Housing Center, who assembled statistics from their Home Buyer’s Club. A
reasonable monthly debt was assumed: $200 in 1995, and $150 in 1990. These estimates are
conservative, and may be a little overgenerous to the average low-income consumer.

Assumptions:

House Price:

Term:
Interest Rate:
Conventional Products:

Government-Insured:

Origination Fee:
Discount Points:

Other Closing Costs:

Mortgage Insurance Premium:

Taxes:
Insurance:
Utilities:
Maintenance:
Monthly Debt:

Median Family Income:

Average Home Price in North Portland as reported by RMLS “Market
Action” in 1995 ($83,800) and the Residential Real Estate Report in 1990
($41,300).

30 Years

Averaged contract rate for all conventional loans (fixed and adjustable as
tracked by the Federal Home Loan Bank (FHLB)

Average contract rate for FHA products (fixed and adjustable) as tracked
by the Federal Housing Administration (FHA)

1% if not specified in lending guidelines.

Varies according to FHLB & FHA data.

See Appendix II for details as to how closing costs were calculated
2.25%

Based onMultnomah County Rates 1990/1995

.5% annually for loans witlLTVs >90%

Housing Authority of Portland Section 8 Utility Allow?mces for detached
single family homes over 10 years old.

Based on interviews with staff at Housing Development Center

Based on interviews with staff at Portland Housing Center.

$42,700 for family of four in 1995 - HUD
$37,100 for family of four in 1990,
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Fannie Mae Community Home Buyers Program (CHBP)

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum Income:

Loan to Value Ratio:
Income to Debt Ratio:

Origination Fee:
‘Discount Points:

Mortgage Insurance Coverage:
Eligible Properties:

Appraisal:

Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:

Credit History:

Cash Reserves
Buy downs:
Subordinate Financing:
Home buyer Training

Special Provisions:

Source: Fannie Mae
(effective June, 20, 1994)

This isFannieMae’s signature affordable housing product and is the
basic program under the Community Lending products umbrella.

Purchase and non-cash refinances.

15 or 30 years; fixed rate, level payment, fully amortizing
StandardFannieMae loan limit.

100%

95%

33/38% income to debt

1% maximum; based on lender.

Based on lender.

Up to 35%; depends on financing structure.

Single Family, Fannie eligible condominiums an®UDs.
Appraisal ratings of “average” or “fair” for neighborhoods and

improvements.
For properties older than 10 years and with LTV’s over 90%

* Stable income for two full years; not required to have held the same job

for two years,
Minimum of 5% of borrower’s own funds

Borrower’s cost or throughFannie-approved party {ncld. 3% seller)

Requires Residential Mortgage Credit Report. Alternative sources may
be used in lieu of traditional credit.

None

Permanent Buy downs permitted; temporary are not.
Yes, up to 20% of mortgage amount.

Yes

Interested parties or sellers may pay up to 3% of closing costs if
LTVs are over 90%, or 6% fol.TVs under 90%.
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Program CHBP
Year: 1995
Median Home Price (North) $83,800
Loan Term 30
Interest Rate 7.95%
Loan to Value Ratio 95%
Combined Loan to Value 95%
Down Payment $4.,190
Origination Fee $796
Discount Points (1.5 avg) $1,194
Other Closing Costs $2,317
Cash Reserves $0
Mortgage Insurance Premium $1,194
Total Up-Front Costs $9,691
Mortgage Amount $79,610
Mortgage Payment $581
Taxes $108
Insurance $33
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1,090
Income Obligation Ratio 38%
Affordable Income $34,433
MFI% (Famlily of 4) 81%
Year: 1990
Median Home Price (North) $41,300
Loan Term 30
Interest Rate 10.10%
Loan to Value Ratio 95%
Combined Loan to Value 95%
Down Payment $2,065
Qrigination Fee $392
Discount Points (2.0 avg) $785
QOther Closing Costs $1.,874
Cash Reserves $0
Mortgage Insurance Premium $589
Total Up-Front Costs $5,704
Mortgage Amount $39,235
Mortgage Payment $347
Taxes $115
Insurance $16
Utilities $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $768
Income Obligation Ratio 38%
Affordable Income $24,238
65%

MFI % (Famliy of 4)
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Fannie Mae Community Home Buyers Program

with 3/2 Option

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum Income:

Loan to Value Ratio:
Income to Debt Ratio:

Origination Fee:
Discount Points:

Mortgage Insurance Coverage
Eligible Properties:
Appraisal:

Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:
Credit History:
Cash Reserves
Buy downs:
Subordinate Financing:

Home buyer Training
Special Provisions:

Source: Fannie Mae
(effective June, 20, 1994)

A low down payment loan undeFannieMae’s CHBP umbrella. This
loan allows borrowers to provide only 3 percent of the down payment,
while allowing the other 2 percent as a gift, grant or unsecured loan
from a third party. Also, a higher debt ratio is allowed. May be
combined with othefFannieMae products.

Purchase or Non-Cash refinances only

15 or 30 years

StandardFannicMae amount,

100%

95%

33/38% income to debt (not to exceed 40% debt)

1% maximum; based on lender.
Based on lender.

Up to 35%; depends on finance structure.
Single Family,Fannie eligible condominiums an&®UDs.
Appraisal ratings of “average” or “fair” for neighborhoods and

improvements.
For properties older than 10 years and with LTV’s over 90%

Stable income for two full years; not required to have held the same job

. for two years.

Minimum of 5%. For 3/2 Option minimum of 3% from borrower’s
funds and 2% fromFannie approved third party.i@cldg. 3% seller)
From borrower’s resources or from @Fannie approved third party.

Requires Residential Mortgage Credit Report. Alternative sources may
be used in lieu of traditional credit.
No

No
Yes, up to 20% of mortgage amount.
Yes

Interested parties or sellers may pay up to 3% of closing costs HTVs
are over 90%, or 6% for.TVs under 90%. '
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Program CHBP
With 3/2 Option
Year: 1995
Median Home Price (North) $83,800
Loan Term 30
Interest Rate * 7.95%
Loan to Value Ratio 97%
Combined Loan to Value 97%
Down Payment $2,514
Origination Fee $813
Discount Points (1.5 avg) $1,219
Other Closing Costs $2.,317
Cash Reserves $0
Mortgage Insurance Premium $1,219
TotalUp-Front Costs $8,082
Mortgage Amount $81,286
Mortgage Payment $594
Taxes . $108
Insurance $33
U tilities $134
Average Maintainence $34
Assumed Monthiy Debt $200
Total Monthly Payment $1,103
Income Obligation Ratio 38%
Affordable income $34,841
MFI% (Famlly of 4) 82%
Year: 1990

Median Home Price (North) $41,300
Loan Term 30
Interest Rate 10.10%
Loan to Value Ratio 97%
Combined Loan to Value 97%
Down Payment $1,239
Origination Fee $401
Discount Points (2.0 avg) $801
Other Closing Costs $1,874
Cash Reserves $0
Mortgage Insurance Premium $601
Total Up-Front Costs $4,915
Mortgage Amount $40,061
Mortgage Payment $355
Taxes $115
insurance $16
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $150
TotalMonthly Payment $775
Income Obligation Ratio 38%
Affordable Income $24,480
MFI % (Famlily of 4) 66%
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Fannie Mae FannieNeighbors

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum .Income:

Loan to Value Ratio:
Income to Debt Ratio:

Origination Fee:
Discount Points:

Mortgage Insurance Coverage
‘Eligible Properties:
Appraisal:

Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:
Credit History:
Cash Reserves
Buy downs:
Subordinate Financing:
Home buyer Training

Special Provisions:

Source: Fannie Mae
(effective June, 20, 1994)

FannieNeighbors adds flexibility by removing the income limits if the
home the borrower wishes to purchase is located in a designated central
city or in an eligible low-income or minority census tract. It can be
combined with most other FNMA Community Lending products.
Purchase and non-cash refinances.

15 or 30 years; fixed rate, level payment, fully amortizing
StandardFannieMae loan limit.

Removes borrower income limit for loans in eligible areas.

95%

33/38% income to debt

1% maximum, based on lender.
Based on lender.

Up to 35%; depends on financing structure.
Single Family,Fannie eligible condominiums an®UDs.
Appraisal ratings of “average” or “fair” for neighborhoods and

improvements.
For properties older than 10 years and with LTV’s over 90%

Stable income for two full years; not required to have held the same job
for two years.
Minimum of 5% of borrower’s own funds

Borrc‘)wer’s cost or throughFannie-approved party (ncld. 3% seller)

Requires Residential Mortgage Credit Report. Alternative sources may
be used in lieu of traditional credit.

None

Permanent Buy downs permitted; temporary are not.
Yes, up to 20% of mortgage amount.
Yes

Interested parties or scllers may pay up to 3% of closing costs HT Vs
are over 90%, or 6% for.TVs under 90%
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Program FannieNeighbors
Year: 1995
Median Home Price (North) $83,800
Loan Term 30
Interest Rate 7.95%
Loan to Value Ratio 95%
Combined Loan to Value 95%
Down Payment $4,190
Origination Fee $796
Discount Points (1.5 avg) $1,194
Other Closing Costs $2,317
Cash Reserves $0
Mortgage Insurance Premium $1,194
Total Up-Front Costs $9,691
Mortgage Amount $79,610
Mortgage Payment $6581
Taxes $108
Insurance $33
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1,090
Income Obligation Ratio 38%
Affordable Income $34,433
MFI % (Famliy of 4) 81%
Year: 1990
Median Home Price (North) $41.,300
Loan Term 30
Interest Rate 10.10%
Loan to Value Ratio 95%
Combined Loan to Value 95%
Down Payment $2,065
Origination Fee $392
Discount Points (2.0 avg) $785
Other Closing Costs $1.,874
Cash Reserves $0
Mortgage Insurance Premium $589
Total Up-Front Costs $6,704
Mortgage Amount $39,235
Mortgage Payment $347
Taxes $115
Insurance $16
U tilitie s $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $768
Income Obligation Ratio 38%
Affordable Income $24,238
MFIl % (Famliy of 4) 656%
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Fannie Mae Community Home Buyers Program

Start-Up Mortgage

Program Summary:

Loan Purpose:

-Loan Term:

Maximum Loan Amount;
Maximum Income:

Loan to Value Ratio:
-Income to Debt Ratio:

Origination Fee:
Discount Points:

Eligible Properties:

‘Appraisal:

- Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:

Credit History:

Cash Reserves
Buy downs:
Subordinate Financing:
Home buyer Training:

Source: Fannie Mae
(effective June, 20, 1994)

This mortgage is under the Community Lending umbrella and is
specially-tailored to first-time home buyers. It is a 30-year, fixed-rate
mortgage that gradually increases its monthly payment over the first
several years. Loan payments will “step-up” 2 percent until they are
fully amortizing (between 4-8 years under prevailing interest rates).
After the loan is amortized the payments are fixed for the loan term.
Purchase and non-cash refinances.

30 years; fixed rate (not below 5.5%)

StandardFannieMae loan limit.

100%

95%

33/36% income to debt

1% maximum, based on lender.
Based on lender.

Single Family Fannie eligible condominiums an®UDs.

Appraisal ratings of “average” or “fair” for neighborhoods and
improvements.

For properties older than 10 years and with LTV’s over 90%

Stable income for two full years; not required to have held the same job
for two years.

Minimum of 5% of borrower’s own funds

Borrower’s cost or throughFannie-approved party {ncldg. 3% seller)

Requires Residential Mortgage Credit Report. Alternative sources may
be used in lieu of traditional credit.

One month payment reserve is required.
Permanent Buy downs permitted; temporary are not.
Yes, up to 20% of mortgage amount.

Yes
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Program Start-Up

Year: 1996
Median Home Price (North) $83,800
Loan Term 30
Interest Rate 7.95%
Loan to Value R atlo 95 %
Combined Loan to Value 85%
Down Payment $4,190
Origination Fee $796
Discount Points (1.5 avg) $1.194
Other Closing Costs $2.,317
Cash Reserves $445
Mortgage Insurance Premium $1.194
Total Up-Front Costs $10,136
Mortgage Amount $79,610
Mortgage Payment $535
Taxes $108
Insurance $33
U tilitie s $134
Average Maintainence $34
Assumed Monthly Debt $200
TotalMonthly Payment $1,044
Income Obligation R atio 36%
Affordable Income $34,795
MFI% (Famliy of 4) 81%
* Start-up payments step up 2% every yearover
four years. (I.E. payment at 92% first year)

Year: 1990
Median Home Price {(North) $41,300
Loan Term 30
Interest Rate 10.10%
Loan to Value Ratio 95%
Combined Loan to Value 95%
Down Payment $2,065
Origination Fee $392
Discount Points (2.0 avg) $785
Other Closing Costs $1.,874
Cash Reserves $445
Mortgage Insurance Premium $589
Total Up-Front Costs $6,149
Mortgage Amount $39,235
Mortgage Payment $319
Taxes $11S5
Insurance $16
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $740
Income Obligation Ratio 36%
Affordable Income $24,659
MFI% (Famlly of 4) 66%
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Fannie Mae Community Home Buyers Program

Fannie 97

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum Income:

Loan to Value Ratio:
‘Income to Debt Ratio:

Origination Fee:
Discount Points:

Mortgage Insurance Coverage:

Eligible Properties:

Appraisal:

Inspection:

Underwriting Requirements:
Income:

Down Payment:

Closing Costs:

Credit History:
Cash Reserves
Buy downs:

Subordinate Financing:
Home buyer Training

Source: Fannie Mae
(effective June, 20, 1994

A low down payment loan undeFannieMae’s CHBP umbrella. This
loan allows borrowers to provide only 3 percent of the down payment,
and family members, nonprofit groups, or government agencies are
eligible to pay the closing costs. Also, a higher debt ratio is allowed.
May be combined with Lease-Purchase, Community Seconds, Magnet
3/2 Employer-Assisted, and Community Land Trust Programs.
Purchase

25 or 30 years; fixed rate

StandardFannie Mae amount.

100%

97%

33/38% income to debt (25yr) or 28/36 (30yr)

1%, based on the lender.
Based on the lender.

Up to 35%; depending on financing structure.
Single Family,Fannie eligible condominiums an®UDs.

Appraisal ratings of “average” or “fair” for neighborhoods and
improvements.

For properties older than 10 years and with LTV’s over 90%
Stable income for two full years; not required to have held the same job
for two years,

Minimum of 3% of borrower’s own funds

Fannie-approved third party (family, nonprofit, 3% seller contributions
or government agency).

Requires Residential Mortgage Credit Report. Alternative sources may
be used in lieu of traditional credit.

One month payment is required

Permanent Buy downs permitted; temporary are not.

Yes, up to 22% of mortgage amount.
Yes
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Program Fannle97
Year: 1995
Medlan Home Price (North) $83,800
Loan Terrﬁ - 30
interest Rate 7.95%
Loan to Value Ratio 97%
Combined Loan to Value 97%
Down Payment $2,614
Origination Fee $813
Discount Points (1.5 avg) $1,219
Other Closing Costs $2,317
Cash Reserves $594
Mortgage Insurance Premium $1,219
Total Up-Front Costs $8,676
Mortgage Amount $81,286
Mortgage Payment $594
Taxes $108
Insurance $33
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
TotalMonthly Payment $1,103
Income Obligation Ratio 36%
Affordable Income $36,776
MFI1% (Famliy of 4) 86%
Year: 1990
Median Home Price {(North) $41,300
Loan Term 30
Interest Rate 10.10%
Loan to Value Ratio 97%
Combined Loan to Value 97%
Down Payment $1,239
Origination Fee $401
Discount Points (2.0 avg) $801
Other Closing Costs $1,874
Cash Reserves $355
Mortgage Insurance Premium $601
Total Up-Front Costs $5,270
Mortgage Amount $40,061
Mortgage Payment $355
Taxes $1156
Insurance $16
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $150
TotalMonthly Payment $775
Income Obligation Ratio 36%
Affordable Income $25,840
MFI% (Famlly of 4) 70%
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Fannie Mae Community Home Buyers Program
Lease-Purchase Mortgage Loans

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum Income:

Loan to Value Ratio:
Income to Debt Ratio:

Origination Fee:
Discount Points:

Mortgage Insurance Coverage:

Eligible Properties:

Appraisal:

Inspection:

Underwriting Requirements:
Income:

Down Payment:

Closing Costs:

Credit History:

Cash Reserves.
Buy downs:
Subordinate Financing:
Home buyer Training:

Source: Fannie Mae
(effective June, 20, 1994

A mortgage loan that enables non-profit organizations to purchase a
home — the non-profits lease the home to lower income families with an
option to buy. The families are allowed to live in the home while they
save for a down payment; part of the rent isscrowed for the down
payment and closing costs.

Mortgage for home purchase; generally refinances are permitted.

15 or 30 years, fixed-rate, level payments; (see below for Lease
Purchase Terms)

StandardFannieMae amount.

100%

95%, (up to 97% with Fannie97)

33/38% income to debt (28/36 witlFannie 97)

1% maximum, based on the lender.
Based on the lender.

Up to 35%; depends on financing structure,
Single Family,Fannie eligible condominiums an®UDs.

Appraisal ratings of “average” or “fair” for neighborhoods and
improvements,

For properties older than 10 years and with LTV’s over 90%

Stable income for two full years; not required to have held the same job
for two years.

Minimum of 5%. For 3/2 Option minimum of 3% from borrower’s
funds and 2% fromFannie-approved third party. ificldg. 3% seller)
From borrower’s resources or from @Fannie-approved third party.
Requires Residential Mortgage Credit Report. Alternative sources may
be used in licu of traditional credit.

One month if primary mortgage is Fannie97 or Start-Up.

Permanent - yes, temporary - no

Yes, up to 20% of the mortgage amount.

Yes
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Lease-Purchase Terms

Non-profit Eligibility:

Lease-Purchase Agreeinent:

Tenant Prequalifications:

The non-profit must establish the following:

e Has audited financial statements showing that it has unrestricted
cash flows or unencumbered reserves, exclusive from rental
income from financedproperites, to meet either (1) 10 percent of
PITI for a minimum of six months; or (2) total PITI payments for
the single largest mortgage for a minimum of six months.

e Demonstrated the ability to meet the minimum down payment
requirement.

Demonstrated two year track record and has experienced staff.
Has developed a program for offering home finance and
maintenance counseling.

e  Has corporate authority to enter in mortgage financing and a lease-
purchase agreement.

e Has demonstrated evidence of local commumty support for its
lease-purchase program.

Under the agreement between a non-profit and tenant, the tenant may
assume the first mortgage within a set period of time and meeting
certain agreed-upon conditions. The assumption or sales price of the
home is generally established when a family begins renting. The rent is
set to meet all the non-profit’s operating costs for the property, as well
as an amount to be set aside in a savings account for the eventual down
payment. Theescrowed amount must be enough for the tenant to meet
a 5 percent (or 3 percent with a Fannie97 or with a 3/2 option

mortgage).

Tenants must beprequalfied under the underwriting guidelines listed
above. The lender must alsgprequalify each tenant for the mortgage
assumption before closing the eligible non-profit’s mortgage loan. An
option is to have the lender form a tenant/purchaser approval committee
to prequalify tenant/purchasers, with the lender serving in an advisory
capacity, provided the committee conducts thprequalifications as
required by the lender. The tenant must bxequalified by the lender
immediately prior to mortgage assumption.
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Program Lease-Purchase
with CHBP
Year: 1996
Median Home Price (North) $83,800
Loan Term 30
Interest Rate 7.95%
Loan to Value R atio 95%
Combined Loan to Value 95%
Down Payment $0
Origination Fee $796
Discount Points (1.5 avg) $1,194
Other Closing Costs $2,317
Cash Reserves $0
Mortgage Insurance Premium $1,194
Total Up-FrontCosts $5,501
Mortgage Amount $79,610
Mortgage Payment $581
Taxes $108
Insurance $33
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
TotalMonthly Payment $1,090
Income Obligation R atio 38%
Affordable Income $34,433
MFI!% (Famliy of 4) 81%
*Lease period assumed over four years; rental
paymentincludes PITl and down payment.
Rental payment = $673 (78% MFi) I
Year: 1990
Median Home Price (North) $41,300
Loan Term 30
Interest Rate 10.10%
Loan to Value Ratio 95%
Combined Loan to Value 95%
Down Payment $0
Origination Fee $392
Discount Points (2.0 avg) $785
Other Closing Costs $1,874
Cash Reserves $0
Mortgage Insurance Premium $589
Total Up-Front Costs $3,639
Mortgage Amount $39,235
Mortgage Payment $347
Taxes $115
Insurance $16
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $768
Income Obligation R atio 38%
Affordable Income $24,238
MFI % (Famliy of 4) 65%

*Lease period assumed over four years; rental

payment includes PIT| and down payment.

Rental payment = $521 (69% MFLI)
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Magnet 3/2 Employer-Assisted Housing Mortgage Loans

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum Income:

Loan to Value Ratio:
Income to Debt Ratio:

. Origination Fee:
Discount Points:

Mortgage Insurance Coverage:

Eligible Properties:
‘Appraisal:
Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:
Credit History:
Cash Reserves:
Buy downs:
Subordinate Financing:

Home buyer Training:

Source: Fannie Mae
(effective June, 20, 1994

The Magnet 3/2 program was designed to assist employers who have
difficulty recruiting or retaining employees because of a lack of
affordable housing in their areas. Each Magnet 3/2 transaction has two
parts: (1) grant, loan or loan guarantee from the employer; and (2) a
traditional mortgage, which may be delivered fBanniecMae on a
negotiated basis

Home purchase

15 to 30 years; fixed rate, level payment, fully amortizing
StandardFannie amount

100%

95%; with CHBP up to 100% CLTV if a portion of the down payment
and/or closing costs is secured, grant-like financing.

33/38%; 28/36% with 30-year Fannie97.

1% maximum, based on the lender.
Based on the lender

Up to 35%; depends on LTV and financing structure.
Single Family,Fannie eligible condominiums an®UDs.
Appraisal ratings of “average” or “fair” for neighborhoods and

improvements.
For properties older than 10 years and with LTV’s over 90%

Stable income for two full years; not required to have held the same job
for two years.

3%, employer pays 2% as a grant, direct, deferred-payment or
forgivable loan, guarantee of lender-financed loan.

100% of closing costs may be financed (i.eCommunitySeconds)

Requires Residential Mortgage Credit Report. Alternative sources may
be used in lieu of traditional credit.

One month payment is required with Fannie97

Permanent Buy downs permitted; temporary are not.

Yes, up to 20% of the mortgage amount.

Yes
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Program Magnet 3/2
Year: 1995
Median Home Price (North) $83,800
Loan Term 30
Interest Rate 7.95%
Loan to Value Ratio 97%
Combined Loan to Value 97%
Down Payment $2,514
Origination Fee $813
Discount Points (1.5 avg) $1,219
Other Closing Costs $2,317
Cash Reserves $0
Mortgage Insurance Premium $1.,219
Total Up-Front Costs $8,082
Mortgage Amount $81,286
Mortgage Payment $594
Taxes $108
Insurance $33
U tilitie s $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1,103
Income Obligation Ratio 38%
Affordable Income $34,841
MFI % (Famliy of 4) 82%
Year: 1990
Median Home Price (North) $41,300
Loan Term 30
Interest Rate 10.10%
Loan to Value Ratio 97%
Combined Loan to Value 97 %
Down Payment $1,239
Origination Fee $401
Discount Points (2.0 avg) $801
Other Closing Costs $1,874
Cash Reserves $0
Mortgage Insurance Premium $601
Total Up-Front Costs $4,915
Mortgage Amount $40,061
Mortgage Payment $355
Taxes $115
Insurance $16
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $775
Income Obligation Ratio 38%
Affordable Income $24.,480
MFI % (Famlly of 4) 66%
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Magnet 5 Employer-Assisted Housing Mortgage Loans

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum Income:

Loan to Value Ratio:
‘Income to Debt Ratio:

Origination Fee:
Discount Points:

Mortgage Insurance Coverage:

Eligible Properties:
Appraisal:
Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:
Credit History:
Cash Reserves:
Buy downs:
Subordinate Financing:

Home buyer Training:

The Magnet 5 program was designed to assist employers who have
difficulty recruiting or retaining employees because of a lack of
affordable housing in their areas. It is not considered a community
lending product, but it can be combined with othdiannieMae products
(i.e. Community SecondsFannieNeighbors, etc.) to be considered a
community lending product.

Home purchase

Based on conventional mortgage terms, however the type of employer
assistance determines whiclFannie mortgages are eligible to be
combined with primary mortgage.

StandardFannie amount
100%; Not combined withFannie CHBP there are no limits

95%;, with CHBP up to 100% CLTV if a portion of the down payment
and/or closing costs is secured, grant-like financing.

28/36%,; withFannie product 33/38% - 38% may be exceeded with
strong compensating factors.

1% maximum, based on the lender.

Based on the lender.

Up to 35%; depends on LTV and financing structure.
Single Family, FNMA eligible condominiums anHUDs,

Appraisal ratings of “average” or “fair” for neighborhoods and
improvements,
For properties older than 10 years and with LTV’s over 90%

Stable income for two full years; not required to have held the same job
for two years.

5%, employer may add housing benefit as grant, direct, deferred-
payment or forgivable loan, guarantee of lender-financed loan.

100% of closing costs may be financed (i.eCommunitySeconds)

Requires Residential Mortgage Credit Report. Alternative sources may
be used in lieu of traditional credit.

One month payment is required witFannie Start-up Mortgage
Permanent Buy downs permitted; temporary are not.

Yes, up to 20% of the mortgage amount.

Yes

Source: Fannie Mae(effective June, 20, 1994
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Program Magnet 5
Year: 1995

Medlan Home Price (North) $83,800
Loan Term 30
Interest Rate 7.95%
Loan to Value Ratio 95%
Combined Loan to Value 95%
Down Payment $4,190
Origination Fee $796
Discount Points (1.5 avg) $1,194

Other Closing Costs

Finance by Emp

Cash Reserves $0
Mortgage Insurance Premium $1,194
Total Up-Front Costs $7,374
Mortgage Amount $79,610
Mortgage Payment $581
Taxes $108
Insurance $33
U tilities .. $134
Average Maintainence $34
Assumed Monthly Debt $200
TotalMonthly Payment $1,090
Income Obligation Ratio 38%
Affordable Income $34,433
MFI % (Famliiy of 4) 81%
Year: 1990
Median Home Price (North) $41,300
Loan Term 30
Interest Rate 10.10%
Loan to Value Ratio 95%
Combined Loan to Value 95%
Down Payment $2,065
Origination Fee $392
Discount Points (2.0 avg) $785

Other Closing Costs

F by Employer

Cash Reserves $0
Mortgage Insurance Premium $589
Total Up-Front Costs $3,831
Mortgage Amount $39,235
Mortgage Payment $347
Taxes $1156
Insurance $16
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $768
Income Obligation R atio 38%
Affordable Income $24.,238
MF1% (Famlly of 4) 65%
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FHA 203(b) 30 Year Fixed Rate Mortgage

Program Summary:

Loan Purpose:
Loan Term:
Maximum Loan Amount:

Maximum Income:

Loan to Value Ratio:

‘Income to Debt Ratio:

Origination Fee:
Discount Points:

Mortgage Insurance Premium:

Eligible Properties:
Appraisal:
Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:
Credit History:
Cash Reserves:
Buy downs:
Subordinate Financing:

Home buyer Training:

FHA mortgage insurance allows a home buyer to make a modest down
payment and obtain a private lender mortgage with special underwriting
criteria. FHA (HUD) insurcs the loan and pays the lender if the
borrower defaults on the mortgage. Because the lender is protected in
case of default, it can offer more liberal mortgage terms.

Purchase, construction or refinance of first-time home

15 - 30 year term, fixed, level payments

Single - $114,000; Duplex - $128,000; etc.

Sufficient to support housing expense - mortgage, installment accounts
and fixed deductions.

Lower of: 97.5% or 97% for first $25K and 95% for remainder

29/41% income to debt; may not be exceeded w/o significant
compensating factors.

1% maximum, based on the lender.
Based on the lender.

2.25% up-front, 0.5% monthly; 90-95% LTV for 12 years, 95-100%
LTV for life of the loan.

One to four family detached, FHA or VA approved condos
HUD-approved appraisal.

FHA inspection on home repairs only.

Sufficient to support housing expense

3-5% paid by borrower; sweat-equity included from completing
appraisal requirements.

100% of closing costs may be financed.

Satisfactory credit rating

No, but borrower must have strong compensating factors.

No

Is allowed from government agency or non-profit group.

No

Source: Department of Housing and Urban Development
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Program FHA 203(b)
Year: 1995
Median Home Price (North) $83,800
Loan Term 30
Interest Rate 8.29%
Loan to Value Ratio 95%
Combined Loan to Value 99%
Down Payment $4,190
Origination Fee $833
Discount Points (0.5 avg) $417
Other Closing Costs $781
Cash Reserves $0
Mortgage Insurance Premium $1.,875
Total Up-Front Costs $8,095
Mortgage Amount $83,311
Mortgage Payment $628
Taxes $108
Insurance $35
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
TotalMonthly Payment $1,139
Income Obligation Ratio 41%
Affordable Income $33,349
MFI% (Famlily of 4) 78%
Year: 1990

Median Home Price (North) $41,300
Loan Term 30
Interest Rate 9.92%
Loan to Value Ratio 95%
Combined Loan to Value 100%
Down Payment $2,065
Origination Fee $413
Discount Points (1.8 avg) $744
Other Closing Costs $820
Cash Reserves $0
Mortgage Insurance Premium $929
Total Up-Front Costs $4,971
Mortgage Amount $41,306
Mortgage Payment $360
Taxes $115
Insurance $17
U tiiitles $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $782
Income Obligation Ratio 41%
Affordable Income $22,875
MFI% (Famliy of 4) 62%
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FHA 251 30 Year Adjustable Rate Mortgage

Program Summary:

Loan Purpose:
Loan Term:
Maximum Loan Amount:

Maximum Income:

Loan to Value Ratio:
Income to Debt Ratio:

Origination Fee:
Discount Points:

Mortgage Insurance Premium:

Eligible Properties:
Appraisal:
Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:
Credit History:
Cash Reserves
Buy downs:
Subordinate Financing:

Home buyer Training:
Special Provisions:

FHA mortgage insurance allows a home buyer to make a modest down
payment and obtain a private lender mortgage with special underwriting

criteria. The adjustable rate will offer a borrower a rate below the

current market; negative amortization is not permitted; and methods of

calculating the interest rate preclude sudden and unaffordable turns in
monthly repayments.

Purchase, or refinance of first-time home
30 term; (sec below under Special Provisions for interest rainfo)

Single - $114,000; Duplex - $128,000; etc.

Sufficient to support housing expense - mortgage, installment accounts

and fixed deductions.

Lower of: 97.5% or 97% for first $25K and 95% for remainder
29/41% income to debt; may not be exceeded w/o significant
compensating factors.

1%; lender determined

Varies, currently -

2.25% up-front, 0.5% monthly; 90-95% LTV for 12 years, 95-100%
LTV for life of the loan.

One to four family detached, FHA or VA approved condos
HUD-approved appraisal

Yes

Sufficient to support housing expense

3-5% paid by borrower; sweat-equity included from completing
appraisal requirements.

100% of closing costs may be financed.

Satisfactory credit rating

No, but borrower must have strong compensating factors.

No

Is allowed from government agency or non-profit group.

No

Lender negotiates interest rate; indexed to Treasury bond; may not
increase more than 1% in a year, or 5% over life of loan
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Program FHA 251
Year: 1995

Median Home Price (North) $83,800
Loan Term 30
Interest R ate 6.37%
Loan to Value R atio 95%
Combined Loan to Value 99%
Down Payment $4,190
Origination Fee $833
Discount Points (1.0 avg) $417
Other Closing Costs $781
Cash Reserves $0
Mortgage Insurance Premium $1,875
Total Up-Front Costs $8,095
Mortgage Amount $83,311
Mortgage Payment $519
Taxes $108
Insurance $34
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1,030
Income Obligation R atio 41%
Affordable Income $30,145
MFI% (Famlly of 4) 71%
*Maximum interest rate 10.35% , the payment would

be $740 or 96% MF1(1995). [

Year: 1990

Median Home Price (North) $41,300
Loan Term 30
Interest Rate 8.96%
Loan to Value Ratio 95 %
Combined Loan to Value 100%
Down Payment $2,065
Origination Fee $413
Discount Points (2.0 avg) $826
Other Closing Costs $820
Cash Reserves $0
Mortgage Insurance Premium $929
Total Up-Front Costs $5,054
Mortgage Amount $41.306
Mortgage Payment $331
Taxes $115
Insurance $17
U tilitie s $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $753
Income Obligation R atio 41%
Affordable Income $22,030
MFI% (Famlily of 4) 59%

*Maximum interest rate 15.10% , the paymentwould

be $952 or 93% MF1 (1990).
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Portland Habitat for Humanity

Program Summary:

Loan Purpose:
Loan Term:

Loan Amount:

Maximum Income:
Loan to Value Ratio:
Income to Debt Ratio:
‘Origination Fee:

Discount Points:
Commitment Fees:

Mortgage Insurance Coverage:

Eligible Properties:
Appraisal:
Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:
Credit History:
Cash Reserves:
Assumable?:
Buy downs:
Subordinate Financing:

Home buyer Training:

Source: Portland Habitat for Humanity

A program which provides home ownership opportunities to low- and
very low-income home buyers. They do this through a combination of
volunteer labor and donated materials, and sell their homes for no profit
and no interest. Habitat families must provide 400 hours of sweat
equity towards their home purchase.

First-time Home buyers for existing or new construction units.

20 years; self-amortizing, level payments

Avg. $45,000; varies according cost of property (usually donated), and
rehabilitation costs.

50% MFT; avg. $20,000 for family of four.

95%; 1% cash, and 400 hours of sweat equity

25/ 40%; flexible, but must show ébility to pay

No

No

No

100% of the structure value (donated land cost is not included)
Habitat homes; single-family and duplex

Habitat appraisal

Habitat inspection

Must demonstrate ability to pay and one year steady employment.
1% cash, and 400 hours sweat equity

No closing costs.

Residential Mortgage Credit Report. Alternative credit sources are
acceptable.

No cash reserve, down payment held as escrow until home owner
begins mortgage payments.

No

No

No

Through Habitat

82



Program Habitat for
Humanlity
Year: 1995
Median Home Price (North) $45,000
Loan Term 30
Interest Rate 0.00%
Loan to Value Ratio 95%
Combined Loan to Value 99%
Down Payment $450
Origination Fee $0
Discount Points (0 avg) $0
Other Closing Costs $0
Cash Reserves $0
Mortgage Insurance Premium $0
Total Up-Front Costs $450
Mortgage Amount $44 . 550
Mortgage Payment $124
Taxes $108
Insurance $18
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $618
Income Obligation Ratio . 40%
Affordable Income $18,5653
MFIl % (Famliy of 4) 43%
Year: 1990
Median Home Price (North) $25,000
Loan Term 30
Interest Rate 0.00%
Loan to Value Ratio 95%
Combined Loan to Value 99%
Down Payment $250
Origination Fee $0
Discount Points (O avg) $0
Other Closing Costs $0
Cash Reserves $0
Mortgage Insurance Premium $0
Total Up-Front Costs $250
Mortgage Amount $24,750
Mortgage Payment $69
Taxes $70
Insurance $10
U tilitie s $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $438
Income Obligation Ratio 40%
Affordable Income $13,130
MFIl% (Famliy of 4) 3I5%
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U.S Bank - HomePartners

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum Income:

Loan to Value Ratio:
Income to Debt Ratio:

Origination Fee:
Discount Points:

‘Mortgage Insurance Coverage:

Eligible Properties:

Appraisal:

Inspection:

Underwriting Requirements:
Income:
Down Payment:
Closing Costs:

Credit History:

Cash Reserves
Buy downs:
Subordinate Financing:

Home buyer Training:

Source: US BanCorp

HomePartners U.S. is a fixed rate, high LTV, portfolio loan product
designed to provide low- and moderate-income borrowers with
enhanced opportunities for home ownership.

Mortgage for home purchase.

30 years, fixed-rate, level payments

$207,000

100%

95% (Closing costs and prepaid may be financed up to 100%)
36/40% (may not be exceeded

2%
No

No coverage is required.

Single Family, manufactured housing, condominiums aiRUDs.

Yes

For properties older than 10 years and with LTV’s over 90%

Stable income for two full years; not required to have held the same job
for two years. Follow FNMA/FHLMC underwriting guidelines

Minimum of 5% and/or $1,000. Third party contributions up to 5%
maximum, or a loan secured by collateral.

Closing costs and prepaid items that have not been paid by the seller or
borrower can be financed with the loan up tomax CLTV of 100%.

Requires Residential Mortgage Credit Report. Alternative sources may
be used in lieu of traditional credit, but must have no late payments for
12 consecutive months preceding the mortgage..

Tax and insurance reserves.

No

No

Yes
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Program HomePartners
Year: 1995
Median Home Price (North) $83,800
Loan Term 30
Interest Rate 7.95%
Loan to Value Ratio 95%
Combined Loan to Value 98 %
Down Payment $4,190
QOrigination Fee $1,636
Discount Points (1.5 avg) $0
Other Closing Costs $781
Cash Reserves $141
Mortgage Insurance Premium $0
Total Up-Front Costs $6,748
Mortgage Amount $81,811
Mortgage Payment $597
Taxes $108
Insurance $33
U tilitie s $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1,107
Income Obligation Ratio 40%
Affordable Income $33,208
MFI% (Famliy of 4) 78%
*income obligation ratio may be maximum of 45%
Year: 1990
Median Home Price (North) $41,300
Loan Term 30
Interest Rate 10.10%
Loan to Value Ratio 95%
Combined Loan to Value 99%
Down Payment $2,065
Origination Fee $820
Discount Points (2.0 avg) $820
Other Closing Costs $0
Cash Reserves $141
Mortgage Insurance Premium $0
Total Up-Front Costs $3,847
Mortgage Amount $41,015
Mortgage Payment $363
Taxes $115
Insurance $33
U tilities $1056
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $800
Income Obligation Ratio 40%
Affordable Income $24,008
MFIl % (Famliy of 4) 65%
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First Interstate 15 & 30 Year Mortgage Assistance Program

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum Income:

Loan to Value Ratio:
Income to Debt Ratio:

Origination Fee:
Discount Points:

Mortgage Insurance Coverage:

Eligible Properties:
Appraisal:
Inspection:

Underwriting Requirements:
Income:

Down Payment:

Closing Costs:

Credit History:

Cash Reserves:
Buy downs:

Subordinate Financing:

Home buyer Training:

A flexible First Interstate portfolio program for low- and moderate-
income home buyers. This program serves as the standard affordable
loan for the bank’s range of portfolio programs.

First-time Home buyers

15 and 30 years, fixed, level payments

$300,000

Borrower’s is 80% or less of area median income or

unit in low-mod census tract or inc. <150% in minority tract

97%

33/38% - may be 40/45% with strong compensating factors

$250, fee rolled into mortgage. -
Rate scale from -2 to 3 points, fee rolled into mortgage.

FNMA standard

Single-family, FNMA approved condos an®UDs

Appraisals meeting “average” or “fair” condition of area.
Structures over 20 years or deficiencies noted in appraisal.
Stable income over past two years; nontraditional income upon

verification is acceptable.
Borrower must pay 3% or a grant/gift from FNMA approved third

party.

May be a gift from an interested party.
FNMA standards

FHA/FNMA standard

No

Subordinate financing from government agency or nonprofit group is
acceptable under certain restrictions.

Yes

Source: First Interstate Bank, Northwest Region
Residential Loan Services
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Program MAP
30-Year
Year: 1995
Median Home Price (North) $83,800
Loan Term 30
Interest Rate 7.95%
Loan to Value Ratio - 97%
Combined Loan to Value 97%
Down Payment $2,514
Origination Fee $250
Discount Points (1.5 avg) $1,219
Other Closing Costs $2,317
Cash Reserves $594
Mortgage Insurance Premium $1,219
Total Up-Front Costs $8,113
Mortgage Amount $81,286
Mortgage Payment $594
Taxes $108
Insurance $33
Utilities $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1,103
Income Obligation Ratio 45%
Affordable Income $29,421
MFl % (Famliy of 4) 69%
Year: 1990
Medlan Home Price (North) $41,300
Loan Term 30
Interest Rate 10.10%
Loan to Value Ratio 97 %
Combined Loan to Value 97 %
Down Payment $1,239
Origination Fee $250
Discount Points (2.0 avg) $801
Other Closing Costs $1.874
Cash Reserves $355
Mortgage Insurance Premium $601
Total Up-Front Costs $5,119
Mortgage Amount $40,061
Mortgage Payment $355
Taxes $1156
Insurance $16
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $775
Income Obligation Ratio 45%
Affordable Income $20,672
MFI % (Famliy of 4) 56%
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First Interstate 5/1 & 7/1 Adjustable Rate Mortgage Assistance Program

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:

Maximum Income:

Loan to Value Ratio:
Income to Debt Ratio:

Origination Fee:
Discount Points:

Mortgage Insurance Coverage:

‘Eligible Properties:
Appraisal:

Inspection:

Underwriting Requirements:

Income:

Down Payment:

Closing Costs:

Credit History:

Cash Reserves:
Buy downs:

Subordinate Financing:

Home buyer Training:

A First Interstate portfolio product for low- and moderate-income
buyers. This program uses a floating rate that can be fixed afier the first
change date, up to and including the fifth (or seventh) change date. Rate
changes are capped at 2% annually and 5% over the life of the loan.
First-time Home buyers

30 year term; adjustable, then fixed rate at .25% point cost.

$300,000

80%; upwards adjustment for family size; no limit for low-mod census
tract, less than 150% MFTI for tracts with 51% or more minority
population

95%

33/38% (Max. ratio of 40/45% with strong compensating factors).

$250, rolled into the mortgage amount.
Rate scale from -2 to 3 points, fee rolled into mortgage.

FNMA standard.
Single-family residential, FNMA condos anBUDs
Appraisals of “average” or “fair” is acceptable.

Performed on properties 20 years or older, or when appraisal has noted
unit deficiencies.

Stable income over past two years; nontraditional income upon
verification is acceptable.

Borrower must pay 3% or a grant/gift from FNMA approved third
party.

May be a gift from an interested party.

FNMA standards

FHA/FNMA standards

No

Subordinate financing from government agency or nonprofit group is
acceptable under certain restrictions.

Yes

Source: First Interstate Bank, Northwest Region Residentia_l Loan Services
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Program MAP
Adjustable
. Year: 1995
Median Home Price (North) $83,800
Loan Term 30
Interest Rate 6.07%
Loan to Value Ratio 95%
Combined Loan to Vaiue 95%
Down Payment $4.,190
Origination Fee $796
Discount Points (1.5 avg) $1,194
Other Closing Costs $2,317
Cash Reserves $0
Mortgage insurance Premium $1,194
Total Up-Front Costs $9,691
Mortgage Amount $79,610
Mortgage Payment $481
Taxes $108
insurance $33
U tilities $134
Average Maintainence $34
Assumed Monthiy Debt $200
Total Monthly Payment $990
Income Obligation Ratio 38%
Affordable Income $31,259
MFIl % (Famliy of 4) 73%
* Closing Costs pald by seller
Year: 1990

Median Home Price (North) $41,300
Loan Term 30
Interest Rate 8.36%
Loan to Value Ratio 95%
Combined Loan to Value 95%
Down Payment $2.,065
Origination Fee $392
Discount Points (2.0 avg) $785
Other Closing Costs $1,874
Cash Reserves $0
Mortgage Insurance Premium $589
Total Up-Front Costs $65,704
Mortgage Amount $39,235
Mortgage Payment $298
Taxes $115
Insurance $16
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $718
Income Obligation Ratio 38%
Affordable Income $22,678
MFIlY% (Famliy of 4) 61%
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Key Bank HomeAssist Program (HAP V)

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum Income:

Loan to Value Ratio:
Income to Debt Ratio:

Origination Fee:
Discount Points:

Mortgage Insurance Coverage:

Eligible Properties:
Appraisal:
‘Inspection:
Underwriting Requirements:
Income:
Down Payment:

Closing Costs:

Credit History:

Cash Reserves:
Buy downs:
Subordinate Financing:

Home buyer Training:

Source: Key Bank

The HomeAssist Loan Program is designed to help low- to moderate-
income families to buy a home by providing a 2% down payment grant
to the cost of the home. This is a Key Bank portfolio investment

program.
Mortgage for home purchase.

10 to 30 years, fixed-rate, level payments

$100,000

80%

97% for single unit structure, 95% for two unit structures, 80% for three
to four unit structures.

33/41%

2%
Rate scale; may be rolled into mortgage.

No coverage is required.
Owner-occupied 1-4 unit family dwellings, condominiums ®UDs.

Yes, standard FNMA guidelines.

"Yes

Stable income for two full years; not required to have held the same job
for two years. Follow FNMA/FHLMC underwriting guidelines

3%, may be provided by third party through gift, secured or unsecured
loan. Key Bank provides other 2%.

Closing costs and prepaid items that have not been paid by the seller or
borrower may be a gift from third party.

Standard FNMA credit guidelines.
One month PITL.

No

No

Yes
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Program HomeAssist

Year: 1995
Median Home Price (North) $83,800
Loan Term 30
Interest Rate 7.95%
Loan to Value Ratio 97 %
Combined Loan to Value 97%
Down Payment $2,514
Origination Fee $1,626
Discount Points (1.5 avg) $1,219
Other Closing Costs Gifted
Cash Reserves $454
Mortgage Insurance Premium $0
Total Up-Front Costs $65,813
Mortgage Amount $81,286
Mortgage Payment $594
Taxes $108
Insurance $0
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1.,070
Income Obligation Ratio 41%
Affordable Income $31,320
MFI% (Famliy of 4) 73%
* All fees set ata maximum of 1.75%

Year: 1990
Median Home Price (North) $41,300
Loan Term 30
Interest Rate 10.10%
Loan to Value Ratio 97%
Combined Loan to Value 97%
Down Payment $1,239
Origination Fee $801
Discount Points (2.0 avg) $801
Other Closing Costs G ifted
Cash Reserves $454
Mortgage insurance Premium $0
Total Up-Front Costs $3,295
Mortgage Amount $40,061
Mortgage Payment $355
Taxes $115
Insurance $0
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $150
TotalMonthly Payment $759
Income Obligation Ratio 41%
Atfordable Income $22,210
MFI% (Famliy of 4) 60%
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Oregon Housing Bond Single-Family Mortgage Program

Program Summary: This program portfolios standard FHA-insured first mortgages,
providing below-market interest rates to borrowers, using Oregon
Revenue Bond proceeds. The most notable partner in Portland is
NECDC who administers the HUD Nehemiah $15,000 soft second
mortgage. However, the Program will portfolio other qualified

borrowers.
Loan Purpose: First-time Home buyers for existing or new construction units.
Loan Term: 15 or 30 year term
Maximum Loan Amount: Existing Homes: $141,625 target areas
New Construction: $257,363 target areas
Maximum Income: $44,400, regardless of family size
Loan to Value Ratio: 95-97%
Income to Debt Ratio: 29/41%; may vary with compensating strength in borrower’s profile.
Origination Fee: 1.75% maximum of all fees (origination and discount points)
Discount Points:

Commitment Fees:

Mortgage Insurance Coverage: Standard FHA guidelines
Eligible Properties: Single-family residential, Duplex - for sale by NECDC
Appraisal: _ Appraisals through HUD Nehemiah Appraisal
Inspection: Standard FHA inspection
Underwriting Requirements:
Income: On case-by-case basis; preferably stable income over past two years.
At least one year income history with employer verification.
Down Payment: $1,000 minimum, FHLB DP assistance may add $3,000
Closing Costs Standard FHA guidelines
Cash Reserves: Standard FHA guidelines i
Credit History: Residential Mortgage Credit Report. In-files not acceptable.
Buy downs: No
Subordinate Financing: Government agency or nonprofit group is acceptable.
Home buyer Training: Through NECDC
Special Provisions: If property sold within first nine years after closing the borrower may be

subject to an income tax surcharge.

Source: Oregon Housing and Community Services Dept. & Washington Mutual Lending Program
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Program OR Revenue
Bond Portfolio
Year: 1995
Median Home Price (North) $83,800
Loan Term 30
Interest Rate : 7.95%
Loan to Value Ratio 97%
Combined Loan to Value 99%
Down Payment $2,514
Origination Fee $1,458
Discount Points (1.5 avg) $0
Other Closing Costs $781
Cash Reserves $0
Mortgage Insurance Premium $1.,875
Total Up-Front Costs $6,627
Mortgage Amount $83,311
Mortgage Payment $608
Taxes $108
Insurance $356
U tilities ‘- $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1,120
Income Obligation Ratio 41%
Affordable Income $32,769
MF!l % (Famliy of 4) 77%
Year: 1990
Median Home Price {(North) $41.,300
Loan Term 30
Interest Rate 10.10%
Loan to Value Ratio 97%
Combined Loan to Value 97 %
Down Payment $1,239
Origination Fee $701
Discount Points (2.0 avg) $801
Other Closing Costs $1,874
Cash Reserves $0
Mortgage Insurance Premium $901
|Total Up-Front Costs $5,516
Mortgage Amount $40,061
Mortgage Payment $355
Taxes $115
Insurance $17
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $1560
Total Monthly Payment $776
Income Obligation Ratio 41%
Affordable Income $22,699
MFI % (Famlly of 4) 61%
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Fanne Mae Community Home Buyers Program
Community Seconds Mortgage Loans

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum Income:

Loan to Value Ratio:

Income to Debt Ratio:

Mortgage Insurance Coverage:

Eligible Properties:

Appraisal:

Inspection:

Mortgage Insurance:

Underwriting Requirements:
Income:

Down Payment:

Closing Costs:

Credit History:

Cash Reserves:
Buy downs:
Subordinate Financing:
Home buyer Training

Special Provisions:

Source: Fannie Mae

Community Seconds encourages partnerships among providers of
affordable housing by adding a subordinate (secured) financing
subsidized second mortgage to a primary FNMA fixed-rate first
mortgage. Subsidies can be obtained from a variety of private and
public sector grants, such as CDBG, UDAG or other federal funds.

Second Mortgage for home purchase and refinances

- 15 or 30 years, fixed-rate, level payments; matching primary mortgage

StandardFannieMae amount.
100%
95%, (up to 97% with Fannie97)

33/38% income to debt (28/36 wittFannie 97) - compensating factors
may apply.

Based on primary mortgage.
Single Family Fannie eligible condominiums an®UDs.

Appraisal ratings of “average” or “fair” for neighborhoods and
improvements.

For properties older than 10 years and with LTV’s over 90%
Up to 35%; depending on financing structure.

Stable income for two full years; not required to have held the same job
for two years.

Minimum of 5%. For 3/2 Option minimum of 3% from borrower’s
funds and 2% fromFannie approved third party.i@icldg. 3% seller)

From borrower’s resources or from a FNMA approved third party or
unsecured loans from lender, or through Community Seconds loans.
Requires Residential Mortgage Credit Report. Alternative sources may
be used in lieu of traditional credit.

One month if primary mortgage is Fannie97 or Start-Up.

Permanent - yes, temporary - no
CommunitySeconds may provide up to 20% of mortgage amount
Yes

Interested parties or sellers may pay up to 3% of closing costs fT'Vs
are over 90%, or 6% for.TVs under 90%
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Seconds

Year: 1995

with CHBP

Medlian Home Price (North) $83,800
Loan Term 30
Interest Rate 7.95%
Loan to Value R atio 95%
Combined Loan to Value 83%
Down Payment $1,180
Qrigination Fee $696
Discount Points (1.5 avg) $1,044
Other Closing Costs $317
Cash Reserves $0
Mortgage Insurance Premium $1,044
Total Up-Front Costs $4,291
Mortgage Amount $69,610
Mortgage Payment $508
Taxes $108
Insurance $28
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1,013
Income Obligation R atio ‘38%
Affordable Income $31,997
MFI % (Famliy of 4) 76%

*Assumed CommunitySecond grantat$1

5K ($5K upfront)

Year: 1990

Medlian Home Price (North) $41,300
Loan Term 30
Interest Rate 10.10%
Loan to Value R atio 95%
Combined Loan to Value 78%
Down Payment $65
Qrigination Fee $322
Discount Points (2.0 avg) $645
Other Closing Costs $874
Cash Reserves $0
Mortgage Insurance Premium $484
TotalUp-Front Costs $2,389
Mortga_ge Amount $32,235
Mortgage Payment $285
Taxes $115
Insurance $13
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $703
Income Obligation R atio 38%
Affordable Income $22,192
MFI% (Famliy of 4) 60%

*"Assumed Community Second grant at $10K ($3K upfront)
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Nehemiah Second Mortgage Program

Program Summary:

Loan Purpose:

Loan Term:

Loan Amount:
Maximum Inéome:
Loan to Value Ratio:
Income to Debt Ratio:
Origination Fee:
Discount Points:
Commitment Fees:
Mortgage Insurance Coverage:
Eligible Properties:
Appraisal:
Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:
Credit History:
Cash Reserves:
Buy downs:
Subordinate Financing:

Home buyer Training:
Special Provisions:

This program provides a secured second mortgage through the federal
Nehemiah program, administered locally by the Northeast Community
Development Corporations (NECDC). With this funding NECDC
enables buyers to leverage a primary mortgage provided at below
market rates, and underwritten by the State of Oregon, and, if they are
qualified, for down payment assistance through the Federal Home Loan
Bank of Seattle. '

First-time Home buyers for existing or new construction units.

No term; subject to recapture when change of ownership or use
$15,000; subject to recapture under certain circumstance

$44,400, regardless of family size

N/A (see primary mortgage)

31/43%

No

No

No

Coverage of at least the loan amount. FHA mortgage premiums.
Single-family residential, Duplex - for sale by NECDC

Appraisals through HUD Nehemiah Appraisal

Yes, by NECDC.

Meet primary mortgage guidelines (FNMA guidelines)

N/A (see primary mortgage)

N/A (see primary mortgage)

Residential Mortgage Credit Report. In-files not acceptable.

No

No

No

Yes

Through NECDC

If change of ownership or change of use then second mortgage subject

to recapture. Recapture amount is 50 percent of sale proceeds after
down payment and owner improvements, up to $15,000.
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Program Nehemiah

with FHA 203(b)
Year: 1995
Median Home Price (North) $83,800
Loan Term ... 30
Interest Rate - 8.29%
Loan to Value Ratio 95%
Combined Loan to Value 82%
Down Payment $4,190
Origination Fee $683
Discount Points (0.5 avg) $342
Other Closing Costs $781
Cash Reserves $0
Mortgage Insurance Premium $1,537
Total Up-Front Costs $7,533
Mortgage Amount $68,311
Mortgage Payment $56156
Taxes $108
Insurance $28
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1,020
Income Obligation Ratio 43%
Affordable Income $28,467
MFI% (Famlly of 4) 67%
Year: 1990

Medlan Home Price (North) $41,300
Loan Term 30
Interest Rate 9.92%
‘[lLoan to Value Ratio 95%
Combined Loan to Value 64%
Down Payment $2,065
Origination Fee $263
Discount Points (1.8 avg) $474
Other Ciosing Costs $820
Cash Reserves $0
Mortgage Iinsurance Premium $592
Total Up-Front Costs ' $4,213
Mortgage Amount $26,306
Mortgage Payment $229
Taxes $115
Insurance $11
U tiiities $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $645
Income Obligation Ratio 43 %
Affordable Income $17,988
MFI % (Famlly of 4) 48 %
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Washington Mutual & Loan Option Program

Program Summary:

Loan Purpose:
Loan Term:
Maximum Loan Amount:

Maximum Income:

Loan to Value Ratio:
Income to Debt Ratio:
Origination Fee:

Discount Points:
Commitment Fees:

Mortgage Insurance Coverage:

Eligible Properties:
Appraisal:
Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:
Credit History:
Cash Reserves:
Buy downs:
Subordinate Financing:

Home buyer Training:

This program supplement offers no loan fees or closing costs to the
borrower on home purchase (and refinance) transactions. As a trade off,
the loan will be offered at a rate higher than the Bank’s standard, full-cost
loan. Waived fees include origination, appraisal, credit report, in-house
settlement, title insurance, recording, inspection, among others. FHA or
VA loans are ineligible, FNMA CHBP are eligible.

Assist first-time home buyers by waiving up-front fees.

10 to 30 years on fixed rate, and 15 to 30 oARMSs

Allowed for loans up to $1,500,000.

Eligible for buyers under Wash. Mutual Conventional Loans (115%), and
Community Home Buyer (100%). Not eligible for FHA/VA loans.

97% under Wash. Mutual program, or 95% under FNMA CHBP
33/38% (28/36% Fannie97 or Wash. Mutual 97% LTV MGIC)

No; refundable application fee due up-front.

No

Paid by borrower, varies by program.

100% withLT Vs above 90% or borrower may use the Uninsured Option
at a .25 point increase in interest rates.

Single-family, 2-4 unit buildings, FNMA approved condos aiRlDs.

Yes

Yes

Same as the primary mortgage.

3 to 5%; third-party contributions may not exceed borrower’s costs.
None; except sellers’ costs are not waived.

Same as the primary mortgage (standard Credit Report).

Same as the primary mortgage.

Temporary buy downs allowed.

Subordinate financing is allowed.

Yes

Source: Washington Mutual, Community Development Department
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Program Zero Loan
Optlon
Year: 1995 with CHBP
Median Home Price (North) $83,800
Loan Term 30
Interest Rate 8.05%
Loan to Value R atio 95%
Combined Loan to Value 96%
Down Payment $4,190
O rigination Fee $796
Discount Points (1.5 avg) $1,194
Other Closing Costs $1,175
Cash Reserves $0
Mortgage Insurance Premium $1,194
Total Up-Front Costs $8,549
Mortgage Amount $79,610
Mortgage Payment $587
Taxes $108
Insurance $33
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1,096
Income Obligation Ratio 38%
Atffordable Income $34,608
MFI% (Famlly of 4) 81%
Year: 1990
Medlan Home Price (North) $41,300
Loan Term 30
Interest Rate 10.50%
Loan to Value Ratio 95%
Combined Loan to Value 95%
Down Payment $2,0656
Origination Fee $392
Discount Points (2.0 avg) $785
Other Closing Costs $1,102
Cash Reserves $0
Mortgage Insurance Premium $589
Total Up-Front Costs $4,933
Mortgage Amount $39,235
Mortgage Payment $359
Taxes $1156
Insurance $16
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $1560
Total Monthly Payment $779
Income Obligation Ratio 38%
Affordable Income $24,607
MF!l % (Famlly of 4) 66%
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Project Down Payment

Program Summary:

Loan Purpose:
Loan Term:

Loan Amount:

Maximum Income:

Loan to Value Ratio:

.Income to Debt Ratio:
Origination Fee:

Discount Points:

Commitment Fees:

Mortgage Insurance Coverage:
Eligible Properties:

Appraisal:

Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:
Credit History:
Cash Reserves:
Buy downs:
Subordinate Financing:

Home buyer Training:

Source: Portland Housing Center

Project Down Payment is a home ownership program assisting buyers
with low-cost financing for down payment and closing costs. For low-
income individuals the program also will provide a $15,000
recapturable loan. The program requires home buyers to meet its
income guidelines, live in Eastside Portland for at least 6 months and
buy their first home in targeted neighborhoods.

Down payment assistance on home purchase.

Principalbuydown due at sale; 5 year down payment assistance loan.
$19,000 for persons earning less than 80% MFI ($15,00Buydown,
$4,000 down payment at 5% mterest), $4,000 at 5% interest for
persons earning 81 to 100% MFI

100% MFI (see above).

97% maximum

Based on primary lending product.

None

None

None

Based on primary lending product.

Standard FNMA properties.

Based on primary lending product.

Based on primary lending products.

Based on primary lending product.

2% from borrower’s funds.

May be financed by Project Down Payment loan.
Standard FNMA guidelines.

Based on primary lending product.

$15,000 loan is a buy down.

Yes

Yes
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Program Project Down
Payment

Year: 1995 with FHA 203(b)
Median Home Price (North) $83.,800
Loan Term 30
Interest Rate 8.29%
Loan to Value R atio 97 %
Combined Loan to Value 81%
Down Payment $0
Origination Fee $682
Discount Points (0.5 avg) $341
Other Closing Costs DP loan covers
Cash Reserves $0
Mortgage Insurance Premium $0
Total Up-Front Costs $1,023
Mortgage Amount $68,217
Mortgage Payment $590
Taxes $108
Insurance $0
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1,066
Income Obligation R atio 41%
Affordable Income $31,211
MFI % (Famliy of 4) 73%
*Monthly payment $925 for first five years, after
down payment assistance loan_is paid off then the
monthly payments willbe $759 (65% MF1).

Year: 1990
Median Home Price (North) $41,300
Loan Term 30
Interest Rate 9.92%
Loan to Value R atio 95%
Combined Loan to Value 99%
Down Payment $0
Origination Fee $407
Discount Points (1.8 avg) $733
Other Closing Costs $265
Cash Reserves $0
Mortgage Insurance Premium $917
TotalUp-Front Costs $2,322
Mortgage Amount $40,735
Mortgage Payment $431
Taxes $1156
Insurance $17
U tilitie s $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $85652
Income O bligation R atio 41%
Affordable Income $24,932
MFI% (Famliy of 4) 67 %

*Monthly payment $857 for first five years, after

down payment assistance loan is paid off then the

monthly payments willbe $782 (76% MFI).
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Emanuel Hospital Neighborhood Home Ownership Program (ENHOP)

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum Income:

Loan to Value Ratio:
Income to Debt Ratio:

Origination Fee:
Discount Points:

Mortgage Insurance Coverage:

Eligible Properties:
Appraisal:

Inspection:

Underwriting Requirements:

Income:

Down Payment:

Closing Costs:

Credit History:

Cash Reserves:
Buy downs:
Subordinate Financing:
Home buyer Training:

Special Provisions:

The ENHOP provides forgivable loans to qualified employees of
Legacy Health Systems who wish to purchase a primary residence
within LegacyEmanuel’s immediate neighborhoods. Loans can be used
for down payments, pre-paid reserves, and closing expenses, and are
secured by a second trust deed of the property. Employees make only
interest payments through a payroll deduction.

Second mortgage for home purchase.

5 years, fixed rate (8.5%), level interest-only payments

10% or $5,000, whichever is less.

None

Based on primary mortgage.

Based on primary mortgage.

Based on primary mortgage / lender.,
Based on primary mortgage / lender.

Based on primary mortgage / lender.
Maximum home price of $85,000
Based on primary mortgage.

Based on primary mortgage.

Able to qualify for a mortgage.

Borrower must pay at least 2% of down payment.
Based on primary mortgage.

Based on primary mortgage.

Based on primary mortgage.

Based on primary mortgage.

Based on primary mortgage.

Based on primary mortgage.

Up to 20% of the loan’s original principal balance may be forgiven each
year with employment in good standing.

Source: Emanuel Hospital, Legacy Healthcare Systems
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Program

ENHOP

Year: 1995 with FHA 203(b)
Median Home Price (North) $83,800
Loan Term 30
Interest R ate * 8.29%
Loan to Value Ratio 97 %
Combined Loan to Value 81%
Down Payment $0
QOrigination Fee $675
Discount Points (0.5 avg) $337
Other Closing Costs $781
Cash Reserves $0
Mortgage Insurance Premium $0
Total Up-Front Costs $1,793
Mortgage Amount $67,468
Mortgage Payment $611
Taxes $108
Insurance $0
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
Total Monthly Payment $1,088
Income Obligation Ratio 41%
Affordable Income $31,839
MFI % (Famlly of 4) 75%
Year: 1990
Median Home Price (North) $41,300
Loan Term 30
Interest Rate 9.92%
Loan to Value Ratio 97 %
Combined Loan to Value 65%
Down Payment $0
Origination Fee $266
Discount Points (1.8 avg) $480
Other Closing Costs F
Cash Reserves $0
Mortgage Insurance Premium $0
Total Up-Front Costs $746
Mortgage Amount $26,644
Mortgage Payment $335
Taxes $115
Insurance $0
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $150
Total Monthly Payment $739
Income Obligation Ratio 41%
Affordable Income $21,633
MFI% (Famliy of 4) 58%
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Network for Affordable Housing Down Payment Assistance Grant

Program Summary:

Loan Purpose:

Loan Term:

Maximum Loan Amount:
Maximum Income:

Loan to Value Ratio:
Income to Debt Ratio:

Origination Fee:
Discount Points:

Mortgage Insurance Coverage:

Eligible Properties:
Appraisal:
Inspection:

Underwriting Requirements:
Income:

Down Payment:
Closing Costs:
Credit History:
Cash Reserves:
Buy downs:
Subordinate Financing:

Home buyer Training:

Source: Key Bank

The Network for Oregon Affordable Housing (NOAHprogramis
designed to assist below median income families by contributing 1% of
the sales price of the home, up to 2 maximum of $650 to the down

payment..

Mortgage for home purchase.

10 to 30 years, fixed-rate, level payments
Per FHA guidelines.

100%

Per FHA guidelines.

Per FHA guidelines.

Based on primary mortgage / lender.
Based on primary mortgage / lender.

Based on primary mortgage / lender.
Owner-occupied 1-4 unit family dwellings, condominiums ®&UDs.
Based on FHA guidelines.

Based on FHA guidelines.

Sufficient to support housing expenses.

Grant of first $650, borrower pays rest of down payment.
Based on primary mortgage. ‘

Standard FHA / FNMA credit guidelines.

Based on primary mortgage.

Based on primary mortgage.

Based on primary mortgage.

Based on primary mortgage.
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Program NOAH Down
Payment
Year: 1995 with FHA 203(b)
Median Home Price (North) $83,800
Loan Term 30
Interest Rate 8.29%
Loan to Value Ratio 95%
Combined Loan to Value 99%
Down Payment $3,540
Origination Fee $0
Discount Points (0.5 avg) $0
Other Closing Costs $781
Cash Reserves $0
Mortgage Insurance Premium $1,875
Total Up-Front Costs $6,196
Mortgage Amount $83,311
Mortgage Payment $628
Taxes $108
Insurance $35
U tilities $134
Average Maintainence $34
Assumed Monthly Debt $200
TotalMonthly Payment $1,139
Income Obligation Ratio 41%
Affordable Income $33,349
MFI % (Famlly of 4) 78%
Year: 1990
Median Home Price (North) $41,300
Loan Term 30
Interest Rate - 9.92%
Loan to Value Ratio 95%
Combined Loan to Value 100%
Down Payment $1,415
Origination Fee $0
Discount Points (1.8 avg) $498
Other Closing Costs F
Cash Reserves $0
Mortgage Insurance Premium $929
Total Up-Front Costs $2,842
Mortgage Amount $41.,306
Mortgage Payment $360
Taxes $115
Insurance $17
U tilities $105
Average Maintainence $34
Assumed Monthly Debt $1560
Total Monthly Payment $782
Income Obligation R atio 41%
Affordable Income $22,875
MFI % (Famlly of 4) 62%
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Summary of Program Qutcomes Using North Portland Information

Program CHBP CHBP FannIeNelghbor: Start-Up Fannie97 Lease-Purchase
With 3/2 Option with CHBP
[Up-Front Costs 71835 $9,691 $8,082 $9,691 $10,136 $8,676 $5.501
% of Home Price 12% 10% 12% 12% 10% 7%
Up-Front Costs / 1890 $5,704 $4,915 $5,704 $6,149 $5,270 $3,639
% of Home Price 14% 12% 14% 15% 13% 9%
[Minimum MFi/ 1895 81% 82% 81% 81% 86% 81%
|Minimum MFI/ 1990 65% 66% 65% 66% 70% 65%
Program MAP MAP HomeAssist OR Revenue Habitat for HomePartners
30-Year Adjustable Bond Portfolio Humanity
Up-Front Costs / 1995 $8,113 $9,691 $5,813 $6,627| $450 $6,748
% of Home Price 10% 12% 7% 8% 1% 8%
Up-Front Costs / 1990 $5,119 $5,704 $3,295 $5,516 $250 $3,847
% of Home Price 12% 14% 8% 13% 1% 9%
|Minimum MFI/ 1995 69% 73% 73% 77% 43% 78%
|Minimum MFI/ 1990 56% 61% 60% 61% 35% 65%
Program Magnet 32 Magnet § FHA 203(b)
Up-Front Costs / 1995 $8,082 $7,374 $8,095
% of Home Price 10% 9% 10%
Up-Front Costs / 1990 $4,915 $3,831 $4,971
% of Home Price 12% 9% 12%
[Minimum MFI1/ 1995 82% 81% 78%
|Minimum MFI/ 1930 66% 65% 62%

Program Average *
Mortgage
Programs
Up-Front Costs / 1995 $8,028}
% of Home Price %]
Up-Front Costs / 1990 $4
% of Home Price

IMinimum MFI / 1995

Minimum MFI/ 1990

Source: Lending Guidelines
Table 15: Program Summary
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Analysis

Analysis of the mortgage lending programs documents two countervailing trends that have shaped
the pool of qualified home buyers: general housing price appreciation as income growth has
remained stagnant, and'the decline in interest rates since 1990. The effect has been that these
countervailing trends have only recently resulted in an Affordability Gap for most low-income
borrowers throughout the whole market. Individual analysis of the mortgage programs generally
supports that conclusion.

The minimum qualified borrower in 1995, on average, had an income $33,306, or 78% MFIL. This
is fourteen percentage points higher since 1990, when the minimum income was 64% MFI, or
$23,774. However, there are some notable exceptions. Local lending portfolio programs allow
buyers to qualify at just below 70% MFTI in 1995 and still minimize up-front costs as compared to-
government-insured programs. Conventional financing is currently available to buyers at just over
80% MFI in 1995.

Increasing up-front costs to the borrower is another significant factor in excluding many families
from buying a home. The response on the part of home buyers has been to gravitate towards loan
programs offering higher Loan-To-Value ratios (LT Vs), and third-party gifts thereby lowering
down payments. The Study data has observed this trend: on average in 1990 cash costs were
$4.909, or 12 percent of the home price, by 1995 cash costs had fallen to $8,028, or 10 percent of
the home price. As buyers have gravitated to higher LTV loans and up-front costs are financed
the higher monthly mortgage payments are to the borrower, thereby again raising the minimum
qualified income level. ‘

For example, using a hypothetical case of a simplified Community Home Buying Program loan:

Base Closing Cost Low DP/ 3
Year: 1995 Line Financed Close Cost Fin.
Median Home Price (North) .. .- $83,800] . $83,800 ..$83,800
Loan to Value Ratio 95% 95% 97%
Combined Loan to Value 95% 98% 100%
Down Payment $4,190 $4,190 $2,514
Closing Costs (F=Financed) $2,317 F F
Total Up-Front Costs $9,691 $7,374 $5,698
Mortgage Amount $79,610 $81,927 $83,603
Total Monthly Payment $1,090 $1,107 $1,120
Income Obligation Ratio 38% 38% 38%
Affordable Income $34,433 $34,967 $35,354
MFI % (Famliy of 4) 81% 82%) 83%
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This Study more closely examines a federally-funded, and local home buyer assistance program,
and a State-sponsored portfolio program. These types of mortgage enhancements, termed home
buyer assistance programs by the Study, are currently less costly in terms of process and
resources. The main effect of these programs is to lower the up-front costs for low-income
borrowers. They have little effect on lowering the qualified income of borrowers. In 1990 these
programs allowed borrowers at 60% MFI to qualify, versus 64% without this assistance. In 1995
that margin had narrowed as programs only allowed borrowers to qualify at 75% MF]I, versus
78% MFI. As housing prices and/or interest rates rise these programs will require greater public
subsidy to maintain low-income affordability. The are two notable exceptions: the Nehemiah
second mortgage program, and Project Down Payment.

The Nehemiah Program

The Nehemiah program, through its $15,000 secured second mortgage, allows for 1995
borrowers at 67% MFI to become home owners in homes constructed or rehabilitated through the
Nehemiah program in the Northeast Portland target area. The program, under the direction of
Northeast CDC will have developed over 160 units by the end of 1996. This program has been
very successful in developing superior homes which have attracted many moderate-income
minorities, especially African-Americans, back into low-income neighborhoods.

Project Down Payment

Project Down Payment has thrown a wider net across the City by recently restructuring their
assistance to provide not only a $4,000 low-interest down payment loan, but by allowing low-
income families to qualify for a $15,000 second mortgage loan. The down payment assistance
lowers the up-front costs to the borrower to only 2% of the purchase price, and the minimum
income is lowered to 73% MFI. In its design this program may be considered the most effective
in negotiating the trade-off of lower up-front costs with higher monthly costs. Due to the recent
restructuring the program should be monitored to gauge its effectiveness.

Oregon Single Family Morigage Program

Finally, the Oregon Housing Bond Single Family Mortgage Program increases affordability
through subsidizing lower interest rates on FHA and conventional products. As noted throughout
this Study, interest rates have played a key role in determining housing affordability for low-
income families. A distinct advantage of this program is that it has been able to assist a significant
number of home buyers: 1,489, from 1992 to 1996, or worth over $93 million in loans.” The
program enhances prevailing interest rates by lowering the market rate, rather than continually
increasing its subsidy over time. While clearly not a program that allows very low-income buyers
to access home ownership opportunities, it has the ability to enhance loan products in the local
market. Over 90% of the loans bought by the State enabled families below 78% MFI to become
home owners, and 37% of the State’s portfolio, 546 loans, have allowed families just below 60%
MFI to become homeowners
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Loan Program Summary

It is evident that despite the best attempts by bankers and home buyer assistance programs to
respond to housing market changes, the pool of qualified buyers has changed since 1990. As
noted in the Housing Market Profile, the decline in interest rates has been the prime factor in
retaining moderate-income families’ ability to buy housing in Portland. The Study shows the
extent of that change -- the minimum qualified buyer for home ownership in 1995, on average,
must earn 78% of MFI, or 75% MFI with a home owner assistance program, as compared to 64%
MFI in 1990.

Lenders have responded to this situation in a variety of ways Lowering up-front costs has had a
mixed success by allowing cash-constrained families to finance, or in some cases have fees
waived, or granted. Flexible underwriting criteria has been another response, however this has
only marginally expanded affordable home ownership opportunities. More often, flexible
underwriting criteria means that stronger moderate-income candidates are qualified.

The most successful methods at providing low-income affordable home ownership opportunities
have been through the use of Oregon’s portfolio program, and home ownership assistance
programs. The Oregon Housing Bond, Nehemiah, and Project Down Payment have benefited
low-income borrowers the most. These types of subsidy programs deserve more attention, but if
housing prices and/or interest rates rise deeper public investment will be needed.

QOverall this Section finds:

e The definition of “affordable” home ownership is rapidly changing; from families at or -
below 80 % MFI to families above the traditional federal guidelines. Currently, low
interest rates are the primary reason that low-income families can find affordable
housing.

e Home buyer assistance programs increase affordability by lowering the minimum MFI
by 3-4 percentage points. Several of these programs, Nehemiah, and Project Down
Payment, with their deeper subsidy, have successfully preserved low-income home
ownership opportunities. However, as housing prices and/or interest rates rise, these
programs will no longer be able to serve low-income borrowers without greater public
subsidy.

The Oregon Single Family Mortgage Program has been effective in providing a margin of
affordability to many low- and moderate-income borrowers. This program, in
combination with the various home buyer assistance programs, could provide
significant affordability opportunities.

1 H.L. Kibbey, How to Finance a Home in the Pacific Northwest (Lake Oswego, OR: Panoply Press,

1991/95), p. 216-236.
2 Information was made available by Oregon Housing and Community Services Department, as of July 1,
1996.
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The historical trends in Portland’s demographic profile, housing and mortgage lending
markets have revealed a fundamental change in the City’s population and housing profile.
This change has been widely acknowledged in not only the data and analysis contained in the
previous sections, but also in the experiences of a variety of consumers, program officers and
lenders. This Study is intended to give shape to those changes, and allow policy makers to
understand the underlying market structure.

This section will look ahead to forecast some of the primary factors in Portland’s
transformation. Metro’s baseline forecast is used as a model for the section. The analysis
will use 1990 and 1995 base data to forecast a variety of factors from 1995 to 2000. The
forecast, and base data were generated as a part of Metro’s Region 2040 project and new
econometric forecasting models.'

Limitations of Forecasting Data

A forecast is a guess and not a scientific fact. Using statistical methodology only allows
forecasters to know how much of a guess they are making, rather than allowing them to
make a better guess. Another limitation is the further your forecast is removed from the
present, the more likely you are to be wrong. Keeping this in mind, this section is limits the
forecast to the year 2000, and 2005 in some instances. In addition, the Study uses simple,
straightforward methods of extrapolating data from Metro’s forecast for the purpose of
identifying macro trends.

Recently, a Study completed by the Center for Urban Studies at Portland State University
(PSU) argues that model deficiencies may have biased Metro’s forecast data, allowing for
further error. After reviewing the arguments of the PSU report, any deficiencies of the Metro
model are of a relatively minor nature in the context of this Study. As the Metro model is
only in its draft form and will be calibrated in the coming months to address the PSU report’s
criticisms, the Study uses Metro’s forecasts with an eye to future revisions.

Data Forecast
Population

The four-county Portland metropolitan region has experienced significant in-migration since
the late-1980s to the present time. On average population growth has averaged 2.5% a year
since 1990.> Two of the top attractors to this region have been the quality of life and a
robust economy. As the Portland metropolitan region’s emergence as a major manufacturing
center of high-technology products and research cools into a long-term industry rather than a
new growth sector, population expansion should begin to plateau. Another constraint to
population expansion in the region is the Urban Growth Boundary, which defines the outer
limit of residential expansion. Portland’s geography also presents limits on the ability of the
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City to accept population growth. Zoning limitations on infill development, unit
reconfiguration, and the lack of buildable land (especially true in older established
neighborhoods) limits population growth.

Metro’s forecast demonstrates that in the short-term growth will continue to expand rapidly;
but it may begin to moderate over the long-term, demonstrating the region’s growth
limitations. In 1990, the Portland-Vancouver PMSA regional population was 1,479,700, and
by 1994 it was 1,565,800, or a 5.8 percent increase. Metro predicts that from 1994 to 2000
the population growth will double to 12.2 percent, but will moderate to 8.4 percent from
2000 to 2005. (Figure 10) Roughly less than one percent of this growth is headed for
Vancouver, and Clark County, Washington.

Population Forecast
(1990-2005)

1,400,000
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600,000
400,000+
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[ Portland B Regional, Non Port

Source: 2015 Regional Forecast and Urban Development Patterns, Metro 1996
Figure 10: Population Forecast

The City of Portland will exhibit the greatest slow-down in population growth. From 1990
to 1995 the City added 59,602 new residents, or 13.7%. As the region grows by over 12%
from 1995 to 2000, Portland will only add 32,170 new individuals, or a growth rate of 6.5%.
This growth rate will diminish by half again in the first part of the next century, 2000 to 2005.
(See Figure 10)

At first glance this reduction in the rate of growth may demonstrate a slow-down in new
families seeking housing in the Study Areas, however the significant trends of reverse
commuting (city to suburb) have been coalescing over the past several years. It is yet too
early to tell whether this trend will continue to impact the housing market with continuing
high demand. Simply said, the demand for the limited housing supply in the Study Areas,
being the most affordable in the City, may not experience an explicit decrease over the next
ten years.
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Income

The average spending power of Portland Metropolitan residents has decreased over the past
several years as income growth has lagged behind inflationary price appreciation After
correcting for market basket inflation there has been a slight decline in income over the early
1990s, with only a slight increase in the past two years Accordmg to Metro this expansion
will continue, following historical trends, as the region’s economic activity develops. In the
year 2000 forecast real per capita income rises 22.7% from 1990 to 2005, or 3.8% per year.

The Study uses a logarithmic estimation technique to calculate the growth of median family
income. > The forecasting of median family income using this technique does not constitute a -
statistically significant forecast methodology. Rather, these figures should be used as an
indicator of income growth over the next decade.

Median Family Income Forecast
Logrithmic Forecast, Avg. Inflation Rate = 2.8%
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Source: 2015 Regional Forecast and Urban Development Patterns, Metro 1996
Figure 11: Income Forecast »

Income appreciation should follow historic trends. This translates into a continued widening
of the income gulf currently found in the region’s high, middle and low income structure.
Income growth, over the past several years, has appreciated faster for upper-income
individuals than for middle, or low-income individuals. For low-income individuals this is
especially difficult as wages have stagnated and public subsidies have not kept pace with
inflation.* Middle and lower-income individuals have been able to substitute cheaper
consumption products for the loss of real income growth -- witness the success of WalMart,
and other “mega” stores. However, this strategy has not off-set substantial housing price
appreciation.
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While the real income growth forecast shows appreciation for the Portland MSA, without
real change in the skill/education level of low-income residents the widening gap between
income classes will not change. Without positive changes in public subsidy growth, or a
moderation of housing price appreciation, income differentials will continue to widen
between income groups. This will result in increasing affordability problems for low- and
moderate-income home buyers.

Housing Prices

The determination of a housing price is a negotiation between the seller and the buyer, each
player having an array of factors influencing the final settlement. Thus, there are serious
limitations on an accurate mode of housing prices. Rather forecasts are almost exclusively
extensions of observed values. Over the past several years housing prices have appreciated
faster than inflation throughout the region. From 1990 to 1995, housmg prices appreciated
49.5%; adjusted for inflation, it was still a substantial 24.3%.

In Portland there has been much discussion regarding the probability of this trend continuing
throughout the next decade. These deliberations are locked in a political struggle over the
whether Portland’s Urban Growth Boundary (UGB) should be expanded to allow for further
residential development. This Study does not attempt to accurately forecast housing prices
over the next ten years. It simply uses a simple trend line generated by the average housing
price appreciation since 1995 to estimate housing prices in 2000 and 2005.

Median Housing Price

Logrnithmic Forecast, Avg. Inflation Rate = 2.8%
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Source: Metropolitan Portland Real Estate Report and Market Action
Figure 12: Housing Price Forecast
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In 1988, the beginning of the current up-swing in housing prices, the median housing price
for the City was $69,120, by 1995 housing prices had risen to $135,250, or an appreciation
of 95.7 percent. The same logarithmic trend techniques are used to derive future housing
prices from 2000 to 2005 housing prices. This technique creates a baseline trend and is a
device used to merely indicate likely housing price growth.

Data Forecast Summary

Over the next ten years, the City of Portland should experience a continuation of historic
trends since its economic emergence in the late 1980s. This means that population should
continue to rise with moderating in-migration, and expanding natural increase. Income
growth is predicted to rise over the next few years, but stay well with in the norm for the
region’s historical trends. This includes the structural trend of upper-income and
educated/skilled workers having an expanding income, and lower-income and lesser
educated/skilled workers having lesser income growth. Similarly, housing prices will
moderate, but generally follow historical trends, thereby increasing the affordability gap for
moderate- and low-income families.

I Metro Regional Growth Management and Data ServicesUrban Growth Report: Discussion Draft
(Portland, OR: Metro, March, 1996), p. 1. The data was made available by Sonnonder, Senior
Urban Land Use Economist at Metro’s Data Services Division.

!

2 Metro Regional Growth Management and Data Services,The 2015 Regional Forecast and Urban
Development Patterns. (Portland, OR: Metro February, 1996), p. 17.

3 Calculates an exponential curve that fits the data and returns an array that describes the curve. The
equation for the curve is:

y = (b*m1*x1)*(m2"x2)* ) or y =b*m"x;

where the dependent y-value is a function of the independent x-values. The m-values are bases
corresponding to each exponent x-value, and b is a constant value. Note that y, X, and m can be vectors.
The array that LOGEST retumns is {mn,mn-1,...,m1,b}. (Microsoft Excel Windows 95, Microsoft
Corporation, Redland, WA)

4. Oregon Employment Department, 1996 Regional Economic Profile; Portland PMSA (Salem, OR:
State of Oregon, 1996), p. 33-38.
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THE AFFORD‘ABII__ITY GAP;: BARRIERS TO HOME OWNERSHIP

This last section is a synthesis of issues raised throughout the Study and is a first step for
reassessing home ownership in Portland. This Study does not prescribe a course of action to
solve the Affordability Gap dilemma for policy-makers and advocates. Rather, it provides a
framework for further policy discussion and programmatic action. The barriers to home
ownership described in this section are a function of the author’s observation, and not an
exhaustive, or definitive list of issues that concern housing advocates, the City or lenders.

This section examines three types of barriers to home ownership that contribute to the
Affordability Gap: Demographic Barriers, Housing Market Barriers, and Lending Barriers.

i3
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The shifting demography of the City of Portland has induced significant changes in the ability
of individuals and families to purchase a home. This is especially true of low-income families
struggling with appreciating housing prices and stagnating incomes. Demographic barriers to
housing are especially difficult for policy-makers and advocates, because they require long-
term solutions, and are often caused by forces beyond local control. However, in the case of
Portland demographic changes are at the core of the current shift away from housing
affordability for low-income families. Demographic barriers to first-time home ownership
include:

o Low Wage Potential for Low-Income Families

A common view of the current Affordability Gap experienced by low-income families is
that the current disequilibrium of income and housing price is a short-term phenomenon.
The difficulty in this theory is that there is a continuing differential of income growth
within the region. The wage income of the educated, skilled class will expand with the
economic fortunes of the region, while the income of the less educated/skilled will
continue to stagnate.

Without the ability of low-income individuals to meet educational, and skill requirements
necessary for participation in the region’s economic expansion they will continue to
experience a dislocation of income and market basket prices. Avenues for further
discussion are: exploring the wage/education/skill requirements of living wage industries;
and enhancing the marketability of low-income individuals to regional industries by
developing greater access to skill development and job opportunities.
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Increasing Housing Demand

Currently, the region’s high technology and international trade economies are well
positioned to continue their expansion. In the recent past native Portland residents have
had to compete with refugees from California’s failed Cold War economy of defense
industries, and the collapse of its inflationary land and housing market. This represents
just one possible flow of new in-migration. There has been relatively little migration from
the South, East Coast and other parts of the United States. However, as Portland and
Seattle continue to grow there may be more in-migration from other areas of the country.
This will in turn increase the competition for housing within the mostly affordable Study
Areas.

As demographic changes to the region have occurred there has been a parallel transformation
in the Portland housing market. Increased demand for housing has resulted in a significant
price appreciation. This has been especially true of the Study Areas. While the interactions of
the housing market are too complex for this summary, the Study has tracked two main
barriers: limited housing supply, and the appreciating home prices.

e Limited Supply of Affordable Housing

The dense nature of Portland’s Study Areas, competition for available land, combined
with restrictive zoning and building laws, have resulted in an inelastic supply of land and
housing units. This has limited the ability of developers and residents to alter this supply,
even through aggressive infill development. For the low-income residents the housing
supply that is left is dwindling and is approaching, if not already at, the end of'its
economic life. Housing in such a state will soon be unfinancable.

Increasing the supply of affordable housing may partly be resolved by affordable housing
development community development corporations (CDCs). However, without
increased non-profit and for-profit affordable housing development capacity and a
fundamental shift away from rental housing and towards home ownership, the needs of
low-income first-time home buyers will not be met.

High Home Prices

The interaction of increasing demand and limited supply has resulted in appreciating home
prices in the Study Areas. This price appreciation is the basic element, after income, in
determining affordability for low-income individuals. The most common approach to
reduce the Affordability Gap would be to enhance low-income buyer’s purchasing ability
through subsidized interest rates, down payment, and second mortgage assistance.
However, policy makers must also look at the underlying issues discussed in the
Demographic Barriers section; namely the continued creation of living wage jobs through
directed economic development.
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However, as prices continue to rise in the near future the ability of limited public subsidy
to enhance low-income buyers will diminish. Public entities will need to explore flexible
and innovative subsidy methods, two of which are recapture and retention models.
Subsidy Recapture would “recycle’’ city subsidies through by sharing with assisted home
owners any realized equity appreciation on sale. Subsidy Retention preserves affordable
units by restricting prices on future sales, forcing the homes to be resold as a price
affordable for low- and moderate-income home buyers. While there is some controversy
in these methods they may offer viable alternatives to preserve affordable housing in times
of the current rapid market appreciation.

Another avenues for preserving for affordable housing is through the control of the many
individual components involved in the home purchase transaction. Housing advocates,
the local government and lenders need to assess the impact on affordability on a number
of these components. These include: underwriting and process costs imposed by
institutions; rising interest rates (discussed below); up-front costs (also discussed below);
the quality of the home; and the practice of determining the credit risk.

A model of factors leading to higher home prices is too complex to mention here. But,
just as housing prices have dramatically increased in the past several years, they will again
fall in the future according to larger cyclical movements. When will they fall is still up for
debate; some believe the current economic profile ensures healthy growth (and higher
housing prices) well into the next century. Policy makers need to further examine these
factors to gauge the effectiveness of future affordable housing policies and programs.

The interaction of the housing market and the consumer is the province of the mortgage
lenders. The lending decision is not the relatively simple transaction of buyer and seller.
There is a multitude of diverse factors involved in each transaction and subsequent lending
decision. Among these are the availability of credit in national capital markets, the economies
of regions, the general perception of risk, as well as the interactions of individuals. These

factors never rest for long in equilibrium and this Study has attempted to highlight a number
that have proved or will prove to be barriers to home ownership.

¢ Increasing Interest Rates

An important factor in the home buying decision is the level of interest rates, or the cost
of borrowing money. The drop of interest rates since 1990 has supported the capital-
intensive economic expansion of Portland’s regional economy in the early 1990s, and the
subsequent appreciation in the home mortgage markets. However, decreasing interest
rates are cyclical in nature, and current trends and forecasts predict a moderate rise in
interest rates. Marginally income-constrained families have secured homes by the drop in
interest rates, making their monthly payments jus? affordable in an appreciating market.
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A slight increase of interest rates will begin to push these families out of the housing
market. This will prove a new barrier to home ownership for income-marginal families.

High Up-Front Costs

The purchase of a home is the largest single transaction in the lives of most families. The
monthly costs involved in this transaction have an enormous impact upon the on-going
financial circumstances of families on limited budgets. These costs are manageable if a
family’s income remains stable, often at the expense of other elastic or inelastic needs.
However, in purchasing a home there are a number of “cash” hurdles that a family must
overcome. They often make the purchase of a home out of reach for moderate, and low-
income buyers, and define the cash-constrained consumer. In an appreciating housing
market these costs become more significant in barring prospective home buyers.

The difficulty in raising up-front cash for low-income borrowers has not been lost on the
lending community. A number of new products have been created or modified to allow
for down payment assistance, third-party gifts, no or limited fee loans, or the financing of
closing costs in the mortgage. Despite these efforts, up-front cash costs will continue to
be a higher and higher barrier to home ownership as income growth stagnates and
housing appreciation and interest rates climb. There needs to be further discussion of
methods of decreasing up-front cash costs to low-income consumers without placing
further burdens on their borrowing ability.

High Monthly Housing Costs

The mortgage payment is the costliest factor in the monthly housing costs to low-income
borrowers, but is only one in a number of other elements. These include property taxes,
mortgage insurance, utilities, and maintenance costs. The components to mortgage costs,
interest rates, up-front cash, etc. have been discussed above as barriers to home
ownership. The other elements of monthly housing costs have also had an impact on
upon the ability of low-income borrowers to become home owners.

Mortgage insurance has received more prominent attention in the last several years as a
component in creating affordable housing. While not necessarily a first-time borrower
affordability issue, the facilitation of mortgage insurance cancellation for eligible low-
income borrowers may enhance long-term affordability. Other subsidized mortgage
insurance strategies should also be considered.

Utility and maintenance costs are often related in lesser quality housing. A major cause of
utility appreciation is the poor quality of major housing systems such as plumbing,
roofing, siding. However, this poor quality is not limited to systems affecting
weatherization -- it includes other major system problems. While the City of Portland
currently has programs related to housing weatherization, and repair there needs to be
further discussion of how to coordinate existing and planned programs by eommunity
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development corporations, utility companies and other participants in order to augment
services to low-income home owners and home buyers.

CONCLUSION

In 1990 The Oregonian’s Blueprint for a Slum proved a watershed in Portland’s recognition
of home ownership issues in low-income neighborhoods. The articles highlighted the needs
for lenders to expand their knowledge of low-income/ethnic borrowers, and to provide
greater opportunities for these populations to obtain flexible mortgage financing. The
consequence has been a new range of home ownership education classes, local lender
portfolio programs, reformulation of City policy, and establishment of nonprofit home buyer
assistance organizations.

However, as shown by this Study, the underlying demographic, housing market and
economic factors of the Portland metropolitan region have dictated current home ownership
opportunities for low- and moderate-income buyers. The result has been an Affordability
Gap; where low-income families can no longer afford housing that was available to them
several years ago. The exact point at which the housing market generated an Affordability
Gap is debatable, but the effects of this Gap are unfortunately becoming more evident.

This Study should be used as a reference for further political and policy discussions. There is
no easy prescription for Portland. Affordable home ownership is a fluid definition in this
market, and large potions of traditional low-income home buying populations are now priced
out of the market without significant public/private subsidy. However, low-income home
ownership will continue to be an important issue, and worthy of careful attention and frank
discussion. It is an issue at the core of Portland’s high quality of life - for all its residents.
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Appendix I: Housing Affordability Equations

North Portland

Average Home Price

Effective Interest Rate
Loan - to - Value Ratio

Payment (30 Yr)

Monthly

Property Tax {per $000s)
Mortgage Insurance (per $000s)
Utilities (per month SF detached)
Average Maintainence

100% MF!

Median Family Income
Housing Budget (month)
Mortgage Budget

Affordable Mortgage
Mortgage Excess/(Gap)
Payment Excess/(Gap)

80% MFI

Median Family Income
Housing Budget (month)
Mortgage Budget

Affordable Mortgage
Mortgage Excess/(Gap)
Payment Excess/(Gap)

50% MFI

Median Family Income
Housing Budget (month)
Mortgage Budget

Affordable Mortgage
Mortgage Excess/(Gap)
Payment Excess/(Gap)

1984
$37,100

12.4%
$5.0%

$373

$104
$15
$84
$35

$28,800
$720
$483

$45,562
$10,317
$109

$23,040
$576
$339

$31,971
(33.274)
(335)

$14,400
$360
$123

$11,584
($23,661)
(s251)

1886
$37,600

10.0%
95.0%

$313

$105
$15
$84
$35

$31,150
$779
$540

$61,572
$25,852
$227

$24,920
$623
$384

$43,809
$8,089
N

$15,575
$389
$151

$17,165
($18,555)
($163)

1888
$31,700

9.0%
95.0%

$242

$89
$13

$35

$35,100
$878
$657

$31,855
$51,740
$416

$28,080
$702
$482

$60,004
$29,889
$240

$17,550
$439
$219

$27,228
($2,887)
($23)

$37,100
$928
$677

$75,532
$36297
$325

$29,680
$742
$491

$54,831
$15,596
$140

$18,550
$464
$213

$23,780
(815,455)
($138)

1992
$54,400
7.9%
95.0%

$375

$128
$22
$84

$39,400
$717

$98,875
$47,195
$342

$31,520
$788
$520

$71,692
$20,012
$145
$19,700
$224
$30,918

($20,762)
($150)

194
$72,400

6.6%
95.0%

$109
$29
$149
$35

$42,300
$1,058
$736

$115,038
$46,258
$296

$33,840
$846
$525

$81,990
$13.210
$85

$21,150
$529
$207

$32,418
($36,362)
($233)

1996
$83,800
7.4%
95.0%

$552

$108
$149
$35

$44,400
$1,110
$784

$113,061
$33,451
$232
$35,520
$562
$81,060
$1,450
$10
$22,200
$229
333,060

($46,550)
($323)



Appendix I: Housing Affordability Equations
L -

Northeast Portland 1984 1985 1988 1990 1992 1994 1995
Average Home Price $55,400 $52,500 $49,800 $64,200 $84600 $102,700 $114,500
Effective Interest Rate 12.4% 10.0% 9.0% 10.3% 7.9% 6.6% 74%
Loan - to - Value Ratio 95.0% 95.0% 95.0% 95.0% 95.0% 95.0% 95.0%
Payment (30 Yr) $558 $437 $380 $547 $582 $624 $755
Monthly .

Property Tax (per $000s) $155 $147 $139 $179 $199 $154 $148
Mortgage Insurance (per $000s) $22 $21 $20 $25 $33 $41 $45
Utilities (per month SF detached) $84 $34 $34 $84 $24 $149 $148
Average Maintainence $35 $35 $35 $35 $35 $35 $35
100% MFI

Median Family Income $28,800 $31,150 $35,100 $37,100 $39,400 $42,300 $44,400
Housing Budget (month) $720 $779 $878 $928 . $985 $1,058 $1,110
Mortgage Budget ) $424 $492 $600 $604 $634 $679 $732
Affordable Mortgage $40,056 $56,155 $74,671 $67,385 $87,429 $106,061 $105,580
Mortgage Excess/(Gap) ($12,574) $6,280 $27,361 $6,395 $7,059 $8,496 ($3.195)
Payment Excess/(Gap) ($133) $55 $220 $57 $51 $54 ($22)
80% MFI

Median Family Income $23,040 $24,920 $28,080 $29,680 $31,520 $33,840 $35,520
Housing Budget (month) $576 $623 $702 $742 $788 $846 $888
Mortgage Budget $280 $337 $424 $418 $437 $467 $510
Affordable Mortgage ' $26,464 $38,392 $52,820 $46,684 $60,246 $73,013 $73,580
Mortgage Excess/(Gap) (526,166) ($11,483)  $5510  ($14,306) (520,124) ($24,552)  ($35,195)
Payment Excess/(Gap) ($277) ($101) $44 ($128) ($146) ($157) ($244)
50% MFI

Median Family Income $14,400 $15,575 $17,550 $18,550 $19,700 $21,150 $22,200
Housing Budget (month) $360 $389 $439 $464 $493 $529 $555
Mortgage Budget $64 $103 $161 $140 $141 $150 $177
Affordable Mortgage $6.077 $11,748 ‘20.044 $15,633 $19,472 $23,441 $25,580
Mortgage Excess/(Gap) ($46,553)  ($38,127) ($27,266) ($45,357) ($60,298) ($74,124) ($83,195)
Payment Excess/(Gap) ($493) ($334) ($219) ($406) ($441) ($474) ($577)



Appendix I: Housing Affordability Equations

Southeast Portland | .

Average Home Price

Effective Interest Rate
Loan - to - Value Ratio

Payment (30 Yr)

Monthly
Property Tax (per $000s)
Mortgage Insurance (per $000s)
Utilities (per month SF detached)
Average Maintainence

100% MFI

Median Family Income
Housing Budget (month)
Mortgage Budget

Affordable Mortgage
Mortgage Excess/(Gap)
Payment Excess/(Gap)

80% MF!

Median Family Income
Housing Budget (month)
Mortgage Budget

Affordable Morigage
Mortgage Excess/(Gap)
Payment Excess/(Gap)

50% MFI

Median Family Income
Housing Budget (month)
Mortgage Budget

Affordable Mortgage
Mortgage Excess/(Gap)
Payment Excess/(Gap)

1984
$49,100

12.4%
95.0%

$494

$137
$19

$35

$28,800
$720

$41,951
($4,694)
(350)

$23,040
$576

$28,360
($13.285)
($194)

$14,400
$360
$84

$7973
($38.672)
($410)

$48,100

10.0%
95.0%

$401

$134
$19
$84
$35

$31,150
$779
$506

$57,755
$12,060
$106

$24,920
$623
$351

$39,992
($5,703)
(350)

$15,575
$389
$117

$13.348
($32,347)
(5284)

1988
$48,200

2.0%
95.0%

$135
$19

$35

$35,100
$878

$75,306
$29,516
$237

$28,080
$429

$53,455
$7,665
$62

$17,550
$439
$166

$20,679
($25,111)
($202)

1990
$59,200
10.3%
95.0%

$165
$23

$35

$37,100
$928
$620

$69,164
$12,924
$116

$29,680
$742
$434

$48.463
($7.777)
(370)

$18,550
$464
$156

$17.412
($38,828)
($348)

1992
$84,600

79%
85.0%

$199

$84

$39,400

$87.429
$7,059
$51

$31,520
$788
$437

$60,246
($20,124)
($145)
$19,700
$141
$19.472

($60,898)
($441)

1934
$96,600
6.6%
95.0%

$587

$145
$38
$149
$35

$42,300
$1,058
$690

$107,868
$16,098
$103

$33,840
$846
$479

$74,820
($16,950)
(3108)

$21,150
$529
$162

$25,249
($66,521)
($426)

1995
$109,700

7.4%
95.0%

$723

$142
$43

$149
$35.

$44,400
$1,110
$741

$106,750
$2,535
$18

$35,520
$8ss8
$519

$74,750
(329,465)
(5204)

$22,200
$555
$186

$26,749 .
($77,466)
($537)



Appendix II: Closing Cost Calculation

1990 1990 1995 1995

Conventional FHA Conventional FHA
Appraisal Fee $350 $300 $450 $400
Credit Report $65 $65 $75 $75
Underwriting Fee $200 $200 $300 $300

Tax Service Fee $57 N/A $67 N/A
Flood Hazard Report $15 $15 $25 $25
Mortgagee's Title Insurance $150 $150 $180 $180

Interest Payment N/A N/A N/A N/A
Tax Reserve* $690 $690 $648 $648
Tax Prorates* $115 $115 $108 $108
Escrow Fee $207 $207 $419 $419
Recording Fees $25 $35 $45 $55
TOTAL $1,874 $1,777 $2,317 $2,210
FHA Allowable Finance Amount $957 $1,429

Buyer's Cost $820 3781}

* Assumed Sale May 15th, six months till tax
due.



Appendix III: Further Research Questions

Demographic Profile

1.

Data indicates the macro stagnation of income growth in the City of Portland, however,
there is little evidence showing which income level (e.g. upper, middle, moderate, low-
income) has been most impacted, or if there are differential growth rates by income level.
Also, what has been the impact of the in-migrants on the lack of income growth.

Further study needs to be directed to cross-sectional and time-series examinations of
differential wage rates between workers in a range of service industries, and workers in
high-technology, “cognitive” industries. Cross-sectional analysis will allow for a snap-
shot of wage differentials; while the time-series analysis will show income growth by
industry. Central questions include: is there a quantitative difference between service
industry workers and high-technology workers; and do high-technology workers have a
higher potential for a “living wage”.

Finally, the minimum education and skill level for workers should be determined for a
variety of industries paying a living wage, in order to direct public and private efforts into

more focused programs for low-income residents.

Housing Market Profile

1. -

Gentrification has become a touchstone for describing change in Portland’s neighborhood
housing markets. Further research should focus on creating a workable definition of
gentrification, as it relates to the events taking place in the City’s housing market.

The impact of gentrification upon low- and moderate-income families is a subject that
needs further investigation. Analysis of the effects of gentrification (defined by a study
described above) on low-income owners, buyers and renters would document the specific
factors that public programs should focus upon for effective and efficient programs.

HMDA Profile

1.

- A useful study would be to examine the individual Loan Application Records (LAR) that

are used to create the HMDA aggregation tables used in this Study. The LAR records
could provide information on the income, and racial applicants for homes in low-income
areas, by their income, and “sending” geography, where particular types of applicants are
searching for homes, and other factors determining lending patterns. This would be
particularly useful to support or discount the “Cascade Effect” theory described in the
Housing Market Section.



ORI~ 13
BEFORE THE METRO COUNCIL

FOR THE PURPOSE OF ADOPTING A ) Ordinance No. 96-647B
FUNCTIONAL PLAN -FOR EARLY ) ‘

IMPLEMENTATION OF THE 2040 ) Introduced by ’
GROWTH CONCEPT )  Executive Officer Mike Burton

WHEREAS, the Metro Council adopted regional goals and objectives entitled "Regional
Urban Growth Goals and Objectives" by Ordinance No. 95-625A in December 1995; and

~ WHEREAS, the Regional Urban Growth Goals and Objectives (RUGGO) contain
integrated goals and objectives describing a desired urban form entitled the "2040 Growth
Concept"; and

WHEREAS, RUGGOs are the reglonal policy basis for regional 1mplementanon
measures to be adoptedina reglonal framework plan by December 1997; and

WHEREAS, the Metro Council initiated a new functional plén for early implementation
of the 2040 Growth Concept prior to adoption of any regional framework plan component in
Resolution No. 96-2288 consistent with RUGGO Objectives; and

WHEREAS, a recommendation from the Metro Policy Advisory Comm1ttee for an early
. implementation functional plan entitled "Urban Growth Management Functional Plan" has been
recéived by the Metro Council consistent with RUGGO Objectives; now, therefore,

THE METRO COUNCIL HEREBY ORDAINS:

1. The text, tables and maps included in Exhibit "A" attached and incorporated
herein entitled the "Urban Growth Management Functional Plan" is hereby adopted as a
functional plan pursuant to ORS 268.390.

2."  The Urban Growth Management Functional Plan complies with the Regional
Urban Growth Goals and Objectives and applicable statewide land use planning goals, rules and -
statutes based on the record of this legislation before this Council as summarized in Exhibit "B".

ADOPTED by the Metro Council this day of ,
1996. : :



Jon Kvistad, Presiding Officer

ATTEST: o APPROVED AS TO FORM:

, Recording Secretary Daniel B. Cooper, General Counsel

I\DOCS#07.P&D\04-20401. MPL\O3UGMFNC.PLN\20400RD.DFT



Date:.

October 18, 1996

To:  Metro Council
_From: Larry Shaw, Office of General Counsel
Subject: Hearing Draft of Urban Growth Management Functional Plan

. This Metro Council draft is dated October 24, 1996, the date of the scheduled hearing. The draft
includes amendments to the Growth Management Committee draft adopted in work sessions on
October 3, 10and 17:

Kvistad #2, 3

McCaig #1, 2, 3

McFarland #2

McLain #2, 2A, 3,4,6, 7, 8A, 9, 10
Monroe #1,2 .

Morissette #3

Washington #1, 2

Consistency changes include: _
e "local governments" to "cities and counties;" and
"expected capacity" to "calculated capacity;" and

[}
¢ "employment" to "jobs" in Title 1 (consistent with Table 1); and
L ]

"housing unit," "households" to "dwelling units" in Title 1 (consistent with Table 1).

Maps for "Employment and Industrial Areas" (as amended) and "Open Spaces". are being
prepared.

jep

1:\DOCSH07.P&D\04-20401.MPL\O3UGMFNC.PLN\COUNCIL1.018



This is & working draft to be reviewed by
MTAC & TPAC, MPAC and JPACT, the
Metro Growth Management Committee
and the full Metro Council

Urban Growth
Management
Functional Plan

. Metro Staff Draft completed 2/14

. MTAC/TPAC Draft completed
4/19/96 '

. MPAC Working Draft
~ Completed 7/11/96

- Metro Growth Management
Draft completed 8/23/96

‘/Metro Council Draft
10/17/96

D Adopted
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URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN
A functional plan for early implementation of the Metro 2040 Growth Concept

- Introduction

Metro was created after a vote of the citizens of the region as an elected regional government
responsible for addressing issues of metropolitan concern and is enabled by state law, adopted
by the Oregon Legislature in 1977.. In addition, the voters of the region adopted a Metro
Charter in 1992, which describes additional responsibilities for the agency. Metro has an
elected seven member Council which determines region-wide policies. In addition, Metro has
an -elected Executive Officer to, enforce Metro ordinances and execute the policies of the
council.

The Metro Policy Advisory Committee (MPAC) is comprised of local government elected
officials and appointed citizens from throughout the region and was created to advise the
regionally elected Metro Council on matters of metropolitan concern. MPAC has
recommended specific policies to be included in a new functional plan to be adopted by the
Metro Council as soon as practicable. Early implementation of the 2040 Growth Concept is
intended to take advantage of opportunities now and avoid use of land inconsistent with the
long-term growth policy.

MPAC, as well as the Joint Policy Advisory Committee on Transportation (JPACT), and the
Water Resource Policy Advisory Committee (WRPAC) have made recommendations that are
the basis for this functional plan. "All of the elements considered by MPAC, JPACT and
WRPAC were deemed by the Metro Council to be matters of metropolitan concern that have
significant impact upon the orderly and responsible development of the metropolitan area. The
functional plan establishes regional policies, which will apply to all 24 cities and 3 counties
within the Metro region. The legal form of these regional policies is a functional plan, not

~ adoption as a “component” of the Regional Framework Plan. The policies in this functional

plan will be updated and coordinated with other policies to be adopted as components of the
Metro Charter mandated Regional Framework Plan, on or before December 30, 1997.

Functional plans are a primary regional policy tool that may contain both “recommendations”
and “requirements” for changes in local plans. This functional plan relies on further actions,
primarily changes to local government comprehensive plans and implementing ordinances, to
effectuate the actions described below. ‘

The Meaning of Regional Functional Plan Adoption

The regional policies which are adopted by this- Urban Growth Management Functional Plan
recommend and require changes to city and county .comprehensive plans and implementing
ordinances. The purpose of this functional plan is to implement regional goals and objectives
adopted by the Metro Council as the Regional Urban Growth Goals and Objectives (RUGGO),
including the Metro 2040 Growth Concept. The comprehensive plan changes and related

Page ]2—Urban Growth Management Functional Plan ’ October 24, 1996
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41 .

42
43
44
45
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47

48
49
50
51
52
53
54
55

56

- 58
59
60
61
62
63

65
66
67
68
69

actions, including implementing regulations, required by this functional plan, shall be adopted
by all cities and counties in the Metro region within twenty-four (24) months from the effective
date of this ordinance. :

Any city or county determination not to incorporate all required functional plan policies into
comprehensive plans shall be subject to the conflict resolution and mediation processes
included within the RUGGO, Goal I provisions, prior to the final adoption of inconsistent

policies or actions. Upon the effective date of this ordinance, any city or county amendment to

a comprehensive plan or implementing ordinance that is inconsistent with requirements of this
functional plan, is subject to appeal for violation of the functional plan.

Regional Policy Basis

The regional policies adopted in this functional plan are formulated from, and are consistent
with, the RUGGOs, including the Metro 2040 Growth Concept. The overall principles of the
Greenspaces Master Plan are also incorporated within this functional plan. In addition, the
updated Regional Transportation Plan (RTP)! , when adopted, will serve as the primary
transportation policy implementation of the 2040 Growth Concept. However, early
implementation land use policies in this functional plan are integrated with early
implementation transportation policies derived from : preparation of the 1996 Regional
Transportation Plan, and consistent with the Metro 2040 Growth Concept. :

Structure of Requirements o -

, “The Urban Growth Management Functional Plan is a regional functional plan which contains -

“requirements” that are binding on “cities” and counties of the region as well as
recommendations that are not binding. “Shall” or other directive words are used with
requirements. The words “should” or “may” are used with recommendations. In general, the
Plan is structured so that local jurisdictions may choose either performance standard

_ requirements or prescriptive requirements. The intent of the requirements is to assure that

cities and counties have a significant amount of flexibility as to how they meéet requirements.
Performance standards are included in eMmost titles. If local jurisdictions demonstrate to
Metro_that they meet the performance standard, they have met thate requirement of the title. '
Standard methods of compliance are also included in the plan to establish one very specific
way that jurisdictions may meet a title requirement, but these standard methods are not the
only way a city ‘or county may show compliance. In addition, certain mandatory requirements
that apply to all cities and counties are established by this functional plan.

1 Metro has 2n adopted Regional Transportation Plan. However, because of changing local and regional conditions, as well as state
and federal requirements, the RTP is scheduled to being amended in 19976.
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REGIONAL FUNCTIONAL PLAN REQUIREMENTS®

TITLE1: REQUIREMENTS FOR HOUSING AND EMPLOYMENT
ACCOMMODATION

Section 1. Intent

State law and Metro eCode require that the Metro urban growth boundary (UGB) have

sufficient capacity to accommodate the expected growth for 20 years. It is Metro policy to
minimize the amount of urban growth boundary expansion required for the expected population

~ and employment growth by the year 2017 consistent with all Statewide Goals. To eceemplish

further_that policy, it is beneficial and desirable for Metro to require actions_intended_to
increase the capacity ef-land-available for development_of land within the UGB. Increasing the
capacity of land within the UGB will | includes-inereasing—in_reguiring changes for appropriate
locations_in both the rate of development permitted per acre_(zoned density) and the rate at
which housing and employment are actually built within the UGB. Development consistent
with the design types of the Metro 2040 Growth Concept will focus these efforts. As a matter
of regional policy, Eeach city and county must contribute its fair share to increasing the
development capacity of land within the UGB. '

Metro will work with local jurisdictions to_develop a_set of region-wide community
development_code provisions. standards and other regulations which local jurisdictions_may

~ adopt that will help implement the 2040 Growth Concept and this Functional Plan. Included in

this_project will be a review of development standards _in_support _of smaller lots and more
flexible use of land, strategiés to encourage land _assembly, more_flexible zoning_and -
improvements_in_the .gre-agglication process to_ensure timely and thorough review and to

provide for early involvement by the public_to address neighborhood _concerns and assure
community acceptance of these changes. S

Section 32. Methods to Increase Calculated_CapacityExpeeted—Capaeity Required for
All Cities and Countiesbeeal-Governments

All cities and counties within Metro are required to include within their comprehensive plans
and implementing ordinances the following provisions:

A. All zones allowing residential use shall include a minimum density standard that
requires_which provides that no land-use-deeision_development application, including a
partition or subdivision, may be approved unless the prepesed-action development will
provide-that-ne-less-than result in the building of 80 percent_or more of the maximum
number of dwelling units per net acre permitted for—development—are—approved—ior

development by the zoning designation for the site. No comprehensive plan provision,
implementing ordinance_or local process (such as site or design review) may be applied

and er_no condition of approval may limit-development be imposed that would have the
effect of reducing the density to less than 80 percent of the maximum permitted density.
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130
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For high density zones with maximum persmitted zoned density higher than 37 dwelling
units per net acre, the minimum residential density may be 30 dwelling units per net
acre.- . . . e O e . . ’ )
This minimum density standard does not apply (1) outside the urban growth boundar

(2) inside areas designated as open space on the attached Open Spaces Map, and (3)

inside areas designated as unbuildable on the attached Ogen Sgace Map. The maximum
zoned density does not include the density bonus for zones that allow them. '

B. Cities and counties shall not prohibit partitioning or subdividing inside the Metro urban
growth boundary where existing lot sizes are two or more times that of the minimum
lot size in the development code.

S Io 3 D . I B l . B . | - I

For each of the following 2040 Growth Concept design types, city and county comgrehensivc
plans shall be amended to include the boundaries of each area, determined by the city or county

consistent with the general Iocations shown on the 2040 Growth Concept Map:

Central Cltg--Downtown Portland is the Central Clt¥ which serves as the malor reglonal center,
an employment and cultural center for the metrogohtan area.

Regional Centers--Nine_regional centérs will become the focus of comgabt development,
redevelopment and high-gualitg transit service and multimodal street networks.

Station Communities--Nodes of devélopment centered approximately one-half mile around a

light rail or high cagacitg transit station that feature a high-quality gcdestrian environment,

Town Centers--Local retail and services will be g' rovided in town centers with compact
development and transit service.

'Main Streets--Neighborhoods will be served by main streets with retail and service developments

served by transit.

Corridors--Along good quality transit _lines, comridors _feature .a high-gualitg gedeslrian
environment, convenient access to transit, and somewhat higher than current densities.

Employment Areas--Various types of employment and some_residential development are
encouraged in employment areas with limited commercial uses.

Industrial Areas-Industrial area are set aside primarily for industrial activities with_limited
supporting, uses. S

.

Inner Nelghborhoods--Resxdentlal areas accessible to !obs and nelghborhood businesses with
smaller lot sizes are inner nelghborhoods
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Quter NeighborI{oods--Residential neighborhoods farther away from large employment centers

with larger lot sizes and lower densities are outer neighborhoods.

PA.. Review All cities and counties shall determine whether actual built densities_for housing.
during 1990-1995 were less than 80 percent.of permitted_maximum zoned densities.
The 1990-1995 actual built densities within its jurisdiction shall be compared with

permitted zoned densities for housing units and-employment-during that period. This

3——Residential and-employment-developments to be analyzed shall be those which
were permitted by a land use action and constructed during the period’ from
1990 to 1995, and residential density shall be measured in households per net
developed acre.!

B. . 4——1If the ,WMMM@&@M—_:M
densities to maximum zoned densities for the period 1990-1995;_indicates that actual
built densities were less than 80 percent of permitted_maximum zoned densities, the
jurisdietion _city or county shall also demonstrate that it has considered and adopted at

least two of the following methods to increase capacity:

a. Financial incentives for higher density housing;

b. Provisions permitting additional density beyond that generally allowed in
the zoning district in exchange for amenities and features provided by the
developer; .

c. Removal or easing of approval standards or procedures;

d. Redevelopment and infill strategies;

e. Authorization of housing types not previously allowed by the plan or
regulations; and

Section 45. Rewew-e{Z—PeFmMed Determination of Calculated Capacity of Housing Units
and JobsEmployment .

The purpose of this eview section is to require each city and county within the Metro region to
determine the housing and cmployment capacity of its_existing comprehensive plans and
implementing ordinances,te-acecommeodate-housing-and-employmer determine calculated

1 gee definitions.

Page 52—Urban Growth Management Functional Plan ' ‘ : Octoher 24, 1996



175
176
177
178

179
180
181
182

183
184
185
186

187
188
189
190
191

192
193
194
195

196 .
197

198
199
200
201

202
203
204
205
206
207

208
209
210

capacity for dwelling units and jobs by the method in this section! and increase calculated
agacltxe if necessary, to achieve the functional plan capacities in Table | awhether-emendments

Hﬁ&w&piaﬁﬂfeﬂeeessmﬁ&eeaﬁ%ee&aﬁ—ef-ﬂm Each city and county
within the Metro region is hereby required to complete the followmg stcg

BxPeete 8Pttt - H . 3 HRE—EHP mie - 21> =tem ot " 8-
Determine the calculated capacity of dwelling units and jobs by the vear 2017 using the
zoned cagacitv?= of its current comprehensive plan and img]ememing ordinances.

1.

Cities and counties shall use Metro estimates of vacant land; and land likely to

redevelop, unless they haveJeeat-government-hes data that theyit believes is more .
accurate. In this case, the beal—gevemmemcug or county may provide Metro the

following:

a. The source of the data;

b. The reasons that the locally developed data is a more accurate estimate
than the Metro estimate of vacant and redevelopable land;

¢.  The database from which the above were derived;

d. The database of committed development lands.

Cities and counties may use their data, subject to acceptance by the Metro
Council or its designee, after Metre_the Executive Officer determines that the
city or county data is_may be more accurate than the Metro data. The Executive

‘Officer shall notify the Metro Council of each instance in which the data

submitted by a city or county is detérmined by Metro-staff the Executive Officer
to be less accurate than Metro data.

In estimeting—expeeted__determining - the calculated capacity of existing
comprehensive plans and implementing ordinances, leeal-gevernments citics and

-counties shall not esﬁm&te—e*pee%eé use a calculated capacity for dwelling units \g_units of

at more than 80 percent of maximum permitted zoned residential density, unless:

a. Actual experience in the jurisdiction since 1990 has shown that
development has occurred at density greater than 80 percent of permitted
zoned residential density; or '

b. Minimum density standards are adopted or proposed for adoption in the

- zoning code that require residential development at greater than 80 percent
of maximum peﬁmt&ed zoned residential density. '

JurisdietionsCities and counties calculating capacity through the use of density
bonus provisions may consider transfers, including off-site transfers, only upon
demonstration that previous approvals of all density-transfers within the past 5

2 See Title 10, Definitions, “pessritted-zoned densitvespaeity”™ and “expeeted caleuluted capacity.”
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years have resulted in an average of at least 80 percent of maximum pefmmeé
zoned densities actually being built.

US

The capacity calculation ghall used only those development types that are &
permitted—use_allowed in the development code. Any discretionary decision
must not diminish the permitted zoned density 1f it is to be counted as a part of
e*pee%eécalculated capacity; and

.

35.  Cities and counties, in coordination with special districts, shall demonstrate that
they have reviewed their public facility capacities and plans to assure that planned
public facilities can be provided, to accommodate gfewth the calculated capacity
within the plan period s-end

Calculate the increases in expeeted-housingdwelling units and empleymentjob capacities

by the year 2017 from any proposed changes to the current comprehensive plans and
implementing ordinances that must be adopted to comply with Section 23 of this Title

and add the increases to the calculation of expected capacities.

Determine the effect of each of the following on expeeted_calculated capacities, and

include the-effect-in—the-ealeulation-of-expeeted_any resultmg increase or decrease in
calculated capacities:

f; Requ’ire& dedications for public streefs, consistent with the Regional Accessibility
Title; ’

2. Off-street parking requirements, consistent with this functional plan;

3. Landscaping, sgtback, and maxifnum lot coverage requirerﬁents;

4. The effects of tree preservation ordinances, environmental protection ordinances,

view preservation ordinances, solar access ordinances, or any other regulations
that may have the effect of reducing the capacity of the land to develop at the

permitted zoned density;

5. The effects of areas dedicated to bio—sWales, storm water retention, open space
dedications, and other requirements of local codes that may reduce the capacity of
the land to develop at the peﬂ-m{%ed zoned densxty

If any of the expeeted_calculated capacitiesy esaaMes—éeve%epeé—tmdeF-See%m—“ are

determined to be less than any of the city’s or county’s target heusa-ngdl__c__lh_n% t and
‘|=emp’feymem capacities in Table 1, either jurisdiction-wide or in mixed-use areas, or

both, then the city or county shall comply with the performance standards in Section 26 of

this Title by amending its comprehensive plans and implementing ordinances to increase

its—expeeted_calculated capacnt iesy, as needed, to comply with the required calculatcd
capacilics rcgulre -e-&p&emes in Table 1
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Exceptions_to_the Section 6.B requirement that target capacities be demonstrated-ean
may be requested according to Title 8 if a city or county determines that any expected

calculated capacity requirement in Table 1 cannot be achieved after implementation of
Section 2, 3 and 4 policies to increase expected capacities.

Section 26. Local Plan Accommodation of Expected Growth Capécity for Housing and

Employment—Performance Standard g

All cities and counties within Metro shall demonstrate that:

BA.

BA.

The provisions metheds—and-plan requiredments—setforth in Sections 23-threugh-6 of
this Title have been edepted—er—follewed_included in comprehensive plans and
implementing ordinances; and that ' S

Their—zoning—and—other—regulations_Using _the computation method in_Section 3.
including_the minimum residential density provisions required in Section 2, that
calculated capacities will achieve the target capacities will-permit-the-target-eapaeity for

housingdwelling units and full-time and part-time jobs employment contained in Table 1
in the Appendix to this plan, including both jurisdiction-wide expected capacities;—a5s

wel-as and capacities for mixed-use areas; and that

Effective measures have been taken to reasonably assure that the expeetedcalculated

capacities will be built for heusingdwelling units and empleymentjobs; and that

Expected dévelopment has been permitted at locations and densities likely to be
achieved during the 20-year planning period by the private market or assisted housing
programs, once all new regulations are in effect.

Section 7. Desigxi Type Densitz Recommendations

For thé area of each of the 2040 Growth Concept design types, the following average
densities for housing and employment are recommended to cities and counties:

Central City - 250 persons per acre
Regional Centers - 60 persons per acre
Station Communities - 45 persons per acre
Town Centers - 40 persons per acre

Main Streets - 39 persons per acre
Corridor - 25 persons per acre

Employment Areas - 20 persons per acre
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Industrial Areas - 9 employees per acre
" Inner Neighborhoods - 14 persons per acre

‘Outer Neighborhoods - 13 persons per acre

C. Cities and counties shall not prohibit the construction of at least one accessory unit
within_any detached single family dwelling that is permitted to be built in_any zone
inside the urbangrowth boundary. - Reasonable regulations of accessory units may
include, but are not limited to, size, lighting, entrances and owner _occupancy of the

~ primary unit, but shall not prohibit rental occupancy, separate access, and full kitchens

in the accessory units.

3 See definitions.
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TITLE2: REGIONAL PARKING POLICY

Section 1. Intent

The State’s Transportation Planning £Rule calls for per—eapita reductions in_ef vehicle miles
traveled per capita and restrictions on construction of new_parking sgacE as a means of
responding to transportation and land use impacts of growth. The Metro 2040 Growth Concept
calls for more compact development as a means to encourage more efficient use of land, promote
non-auto trips and protect air quality. In addition, the federally mandated air quality plan
adopted by the state relies on the 2040 Growth Concept fully achieving its transportation
objectives. Notably, it the air quality plan relies upon reducing vehicle trips per capita and
related parking spaces through minimum and maximum parking ratios. This title is-provided-te
addressgs these statutory, - state and federal requirements and preserveg the quality of life of the
region.

A compact urban form requires that each use of land is carefully considered and that more
efficient forms are favored over less efficient ones. Parking, especially that provided in new
developments, can result in a less efficient land usage and lower floor to area ratios. Parking also
has implications for transportation. In areas where transit is provided or other non-auto modes
(walking, biking) are convenient, less parking can be provided and still allow accessibility and
mobility for all modes, including autos. Reductions in auto trips when substituted by non-auto
modes can reduce congestion and increase air quality. ' '

Section 2. Performance Standard

A Local-Governments_Cities and counties are hereby required to edept amendments;—

necessary—to—insure—that their comprehensive plans and implementing regulations,_if
necessary, to meet or exceed the following minimum standards:

I. Cities and counties shall Rrequire fe more parking than the minimum as shown
on Regional Parking Standards Table, attached hereto; and

‘2. Cities and counties shall Eestablish parking maximums at ratios no greater than
those listed in the Parking Table and as illustrated in the Parking Maximum Map
for Zone A. The designation of the A and-B zones on the Parking Maximum Map

. should be reviewed after the completion of the Regional Transportation Plan and
every five three years_thereafter. If 20-minute peak hour_transit service has
become .available to an area within a one-quarter mile walking distance for bus
transit or one-half mile walking distance for light rail transit, that area shall be
added to Zone A. If 20-minute peak hour transit service is no longer available to
an area within a one-quarter mile walking distance for bus transit or one-half mile

= = Ve £

walking distance for light rail transit, that area shall be removed from Zone A. end

Fla " rublia trancnartatian _and an_nade
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Leeal-zovernments_Cities and counties should de51gnate Zone A parking ratios in
areas with good pedestrian access to commercial or empleymem areas (w1thm 173
mile walk) from adjacent residential areas.

3. @M__L_C_O___EMMMM an administrative or public hearing
process for considering ratios for individual or joint developments_to allow_a
variance—adjustatent for parking when_a_development application_is received
which may result in approval of construction of parking spaces either: —-

-

a——in excess of the maximum parking ratios; or end
b—Iless than the minimum parking ratios.

Leeei—cevemmeﬂ%s Cities and counties may grant an—ed;-us&mea& variance from any

.maximum parking ratios ratios erminimun-parking—raties through an-adjustment-er variance

. process.

Free surface parking spaces shall be subject to the regional parking maximums provided
for Zone A. Parking spaces‘in parking structures, fleet parking, parking for vehicles
that are for sale, lease, or rent, employee car pool parking spaces, dedicated valet
parking spaces, spaces that are user paid, market rate parking or other high- -efficiency
parking management alternatives may be exempted from maximum parking standards
by cities and counties. Sites that are proposed for redevelopment may be allowed to
phase in reductions as a local option. Where mixed land uses are proposed, leeat
governments_cities and counties shall provide for blended parking rates. It is
recommended that leeal—governments_cities_and counties count adjacent on-street
parking spaces, nearby public parking and shared parking toward required parking
minimum standards.

Lecal-Governments_Cities and_counties may use categories or measurement standards
other than those in the Parking Table, but must provide findings that the effect of the
local regulations will be substantially the same as the application of the Regional
Parking Ratios. , )

heeal;gevefﬂmeﬂ%s Cities and counties shall monitor and provide the following data to
Metro on an annual basis:

1. the number and location of newly developed parking spaces, and

2 demonstration of compliance with the minimum and maximum parking
standards, including the application of any variances lecal-adjustments to the
regional standards in this Title. Coordination with Metro collection of other
building data should be encouraged. : '
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TITLE3: WATER QUALITY AND FLOOD MANAGEMENT CONSERVATION
Section 1. 'Intent |

To protect the beneficial uses and functional values of resources within the Water Quality and
Flood Management Areas by limiting or mitigating the impact on these areas from development
activities. : ‘

Section 2. Requirement

Cities and counties shall ensure that their comprehensive plans and implementing regulations

protect Water Quality and Flood Management Areas pursuant to Section 4. Exceptions to this
requirement will be considered under the provisions of Section 7.

Section 3. Implementation Process for Cities and Countiesbeeal-Governments

Cities and counties are hereby required to amend their plans and implementing ordinances, if
necessary, to ensure that they comply with this Title in one of the following ways:

A. . Either adopt the relevant provisions of the Metro Water Quality and Flood Management
- model ordinance and map entitled Metro Water Quality and Flood Management
Conservation Area Map; or

B. Demonstrate that the plans and implementing ordinances substantially comply with the
performance standards, including the map, contained in Section 4. In this case, the
purpose of this map is to provide a performance standard for evaluation of substantial
compliance for those jurisdictions who choose to develop their own map of water quality
and flood management areas ; or - '

C. Any combination of A and B above that substantially complies with all performance
standards in Section 4. : '

Section 4. Performance Standards
A. Flood Mitigation. The purpose of these standards is to protect against flooding, and
prevent or reduce risk to human life and properties, by allowing for the storage and

conveyance of stream flows through these natural systems.

The plans and implementing ordinances of cities and counties shall be in substantial compliance
with the following performance standards:

1. Prohibit development within the water quality and flood management area; or
2. Limit development in a manner that requires balanced cut and fill; unless the

project is demonstrated, by an engineering study, that there is no rise in flood
¢ elevation or that it will have a net beneficial effect on flood mitigation.’
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3. Require minimum finished floor elevations at least one foot above the design
flood height or other applicable flood hazard standard for new habitable
structures in the Water Quality and Flood Management Area.

4. Require that temporary fills permitted during construction shall be removed.
Water Quality. The purpose of these standards is to protect and allow for enhancement
of water quality associated with beneficial uses as defined by the Oregon Water

Resources Department and the Oregon Department of Environmental Quality.

The plans and implementing ordinances of cities and counties shall be in substantial
compliance with the following performance standards:.

1., Require erosion and sediment control for all new development within the Metro
boundary as contained in the Metro Water Quality and Flood Management model
ordinance. '

2. Require ‘to the maximum extent practicable that native vegetation cover is

maintained or re-established during development, and that trees and shrubs in the
Water Quality and Flood Management Area are maintained. The vegetative cover
required pursuant to these provisions shall not allow the use of “Prohibited Plants
for Stream Corridors and Wetlands™ contained in the Water Quality and Flood
Management Model Code adopted by the Metro Council.

3. Prohibit new uses of uncontained areas of hazardous materials as defined by DEQ
in the Water Quality and Flood Management Areas; and

Protect the long term regional continuity and integrity of Water Quality and Flood
Management Areas

Standards: Local jurisdictions shall establish or adopt transfer of density within
ownership to mitigate the effects of development in Water Quality and Flood -
Management Areas, or through Transferable Development Rights (TDRs), which have
substantially equivalent effect as the Metro Water Quality and Flood Management Model
Ordinance. ~

Metro encourages local government to require that approvals of applications for
partitions, subdivisions and design review actions must be conditioned with protecting
Water Quality and Flood Management Areas with a conservation easement, platted as a
common open space, or through purchase or donation of fee simple ownership to public
agencies or private non-profits for preservation where feasible. Metro and cities and
countieslocal—gevemments shall recognize that applications involving pre-existing
development within the Water Quality and Flood Management Areas shall be exempted
from the provisions concerning conservation easements and purchase or donation of fee
simple ownership to public agencies or private non-profits for preservation.
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Section 5.

A.

Fist_x and Wildlife Ha.bitat Conservation Area

The purpose of these standards is to conserve, protect, and enhance fish and wildlife
habitat within the fish and wildlife habitat conservation areas identified on the water

_quality and flood management area map by establishing performance standards and

promoting coordination by Metro of regional urban water sheds.

‘Fish and Wildlife Habitat Cdnservafion Area Recommendations

These areas shall be shown on the Water Quality and Flood Management Area Map.
Fishand Wildlife Habitat Conservation Habitat Areas generally include and/or go beyond

' the Water Quality and Flood Management Areas. These areas shown on the map are

Metro’s initial inventory of significant fish and wildlife habitat conservation areas. Metro
hereby recommends that local jurisdictions adopt the following temporary standards:

1.

Prohibit development in the Fish and Wlldhfe Conservation Areas that adversely
impacts fish and wildlife habitat.

Exceptions: It is recognized that urban development will, at times, necessitate
development activities within or adjacent to Fish and Wildlife Habitat
Conservation Areas. The following Fish and Wildlife Habitat Conservation
Mitigation Policy, except for emergency situations, applies to all the following
exceptions: -

A project alternatives analysis, where public need for the project has been
established, will be required for any of the exceptions listed below. The
altenatives analysis must seek. to avoid adverse. environmental impacts by
demonstrating there are no practicable, less environmentally damaging
altenatives available. In those cases where there are no practicable, less
environmentally damaging alternatives, the project proponent will seek
alternatives which reduce or minimize adverse environmental impacts. Where
impacts are unavoidable, compensation, by complete replacement of the impacted
site's ecological attributes or, where appropriate, substitute resources of equal or
greater value will be provided in accordance with the Metro Water Quality and

'Flood Management model ordinance.

a. Utility construction within a maximum construction zone width
established by cities and countiesleeal-govemnments. -
b. = Overhead or underground electric power, telecommunications and cable

television lines within a sewer or stormwater right-of-way or within a
maximum construction zone width established by citics and counticsleeat

c. Trails, boardwalks and viewing areas construction.
d. Transportation crossings and widenings. Transportation crossings and
widenings shall be designed to minimize disturbance, allow for fish and
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wildlife passage and crossings should be preferab‘ly at right angles to the
stream channel. ' ‘

2. Limit the clearing or removal of native vegetation from the Fish and Wildlife
Habitat Conservation Area to ensure its long term survival and health. Allow and
encourage enhancement and restoration projects for the benefit of fish and
wildlife. ‘

3. - Require the revegetation of disturbed areas with native plants to 90 percent cover
within three years. Disturbed areas should be replanted with native plants on the
Metro Plant List or an approved locally adopted plant list. Planting or
propagation of plants listed on the Metro Prohibited Plant List within the -
Conservation Area shall be prohibited. '

4, Require compliance with Oregon Department of Fish and Wildlife (ODFW)
seasonal restrictions for in-stream work. Limit development activities that would
impair fish and wildlife during key life-cycle events according to the guidelines
contained in ODFW’s “Oregon Guidelines for Timing of In-water Work to
Protect Fish and Wildlife Resources.”

C. Fish and Wildlife Habitat Protection S -

Within eighteen (18) months from the effective date of this functional plan, Metro shall
complete the following regional coordination program by adoption of functional plan
provisions. , -

1. Metro shall establish criteria to define and identify regionally significant fish and
wildlife habitat areas. - .

- 2. Metro shall adopt a map of regionally sigﬁiﬁcant fish and wildlife areas after (1)
‘ examining existing Goal 5 data, reports and regulation from cities and counties,
and (2) holding public hearings. :

3. Metro shall identify inadequate or inconsistent data and protection in existing
Goal 5 data, reports and regulations on fish and wildlife habitat. City and county
comprehensive plan provisions where inventories of significant resources were
.completed and accepted by a LCDC Periodic Review Order after January 1, 1993,
shall not be required to comply until their next periodic review.

4. Metro shall complete Goal 5 economic, social, environmental and energy (ESEE)

- analyses for mapped regionally significant fish and wildlife habitat areas only for

those areas where inadequate or inconsistent data or protection has been
identified.
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5. Metro shall establish performance standards. for protection of regionally
significant fish and wildlife habitat which must be met by the plans implementing
ordinances of cities and counties. '

Section 6.  Metro Model Ordinance Required

Metro shall adopt a Water Quality and Flood Management Model Ordinance and map for use by
local jurisdictions. to comply with this section. Sections 1-4 of this title shall not become
effective until 24 months after Metro Council has adopted a Model Code and map that addresses
all of the provisions of this title. Metro may adopt a Model Code and map for protection of
regionally significant fish and wildlife habitat. Section 5 of this title shall be implemented.by
adoption of new functional plan provisions. ; :

Section 7. Variances
City and county comprehensive 'plans and implementing regulations are hereby required to
include procedures to consider claims of map error and hardship variances to reduce or remove

stream corridor protection for any property demonstrated to be converted to an unbuildable lot by -
application of stream corridor protections.
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- TITLE 4: RETAIL IN EMPLOYMENT AND INDUSTRIAL AREAS

Section 1. Intent

It is the intent of the Metro 2040 Growth Concept that Employment and Industrial Areas contain

- very-little supportive retail development. Employment and Industrial areas would be expected to

include some limited retail commercial uses primarily to serve the needs of people working or
living in the immediate employment-areas; Employment or Industrial Areas; not larger market
areas outsrde the emp%eymea%—afea Emglogent or Industrial Area E*eep&ens—te-ﬂﬂs—ceﬁere}

Section 2. Comprehensive Plan and Implementing Ordinance Changes Required

. ) .
- A, Cities and counties are hereby required to amend their' comprehensive plans and

implementing regulations,_if necessary, to prohibit retail uses larger than 56;660_60.000
square feet of gross leasable area per building or business in the E-mp-lveymeﬂ-t—&nd

Industrial Areas speeifieally designated on the 2040—Grewth—Ceneept_attached
Employment and Industrial Areas Map. '

B. This subsection applies to city and county comprehensive plan designations and zoning
ordinances acknowledged by the effective date of this Functional Plan, which allow retail
uses_larger than 60.000 square feet of gross leasable area per building or business in
Employment Areas designated on the attached Employment and Industrial Areas Map.
These cities and counties are hereby required to amend their comprehensive plans and

» implementing_regulations, if necessary, to_require a process resulting in_a land use
decision for any retail uses larger than 60,000 square feet of gross leasable area per
building or business on those lands where such uses are currently allowed by any process.
The standards for the land use decision to allow any such retail uses shall require (1) a
demonstration in the record that adequate transportation facilities will be in place at the
time the retail use begins operation; and (2) a demonstration that adequate transportation
facilities for the other planned uses in the Employment Areas are included in the
applicable comprehensive plan provisions. If the city and county comprehensive plan
designations and zoning ordinances which allow retail uses larger than 60,000 square feet -

of gross leasable area per building or business in Employment Areas have not been
acknowledged by the effective date of this Functional Plan, subsection 2.C. of this Title
shall apply.

C. City or county comgrehensive plan designations and zoning ordinances acknowledged by

the effective date of this Functional Plan which do not allow retail uses larger than 60.000
square feet of gross leasable area per building or business in Employment Areas
designated on_the attached Employment and Industrial Areas Map shall continue to
prohibit them unless an exception is established under Section 3 of this Title pursuant to
the compliance procedures of Title 8.
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Section 3. Excepfions

Al

e

Exceptions to this standard for‘Emglogwnt Areas may be included jn _local compliance plans
for: ' '

Low traffic generating, land-consumptwe commercial uses with low parkmg demand
which have a community or region wide market, or

,A,Héefmﬁed-eﬁ—ﬂae-ﬁﬁpkaﬁﬂem—eﬂmmweaﬂﬁﬁ-s%eciﬁc Employment ef
Industrial Areas which already have substantially developed es retail eenters_areas or
which have-beenloeally-desicnated—as—retail-eenters_are proposed to be or have ave been

locally des:gnated! but not acknowledged by the effective date of this Functional Plan, as

retail areas, may allow new or redeveloped retail uses_where adequate transgortatlon
is_demonstrated in local compliance plans as rovrded m Tltle 8.

Retail uses that gnmanlx draw business from a market area not morc than 2.5 miles from

the site where adequate trans];ortatlon facilities cagacnx is demonstrated in local
compliance plans as provided in Title 8.
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TITLE 5: NEIGHBOR CITIES AND RURAL RESERVES
Section 1. Intent

The intent of this title is to clearly define Metro policy with regard to areas outside the Metro
urban growth boundary. NO PORTION OF THIS TITLE CAN REQUIRE ANY ACTIONS
BY NEIGHBORING CITIES. Metro, if neighboring cities jointly agree, will adopt or sign
rural reserve agreements for those areas designated rural reserve in the Metro 2040 Growth
Concept with Multnomah, Clackamas, and Washington County, and Neighbor City Agreements
with Sandy, Canby, and North Plains. Metro would welcome discussion about agreements with
other cities if they request such agreements.

In addition, counties and cities within the Metro bouridary are hereby required to amend their
comprehensive plans and implementing ordinances within twenty-four months to reflect the rural
reserves and green corridors policies described in the Metro 2040 Growth Concept.

Seétion 2. ‘Rural Reserves and Green Corridors

Metro shall attempt to designate and protect common rural reserves between Metro’s urban
growth boundary and designated urban reserve areas and each neighbor city’s urban growth -
boundary and designated. urban reserves, and de51gnatc and protect common locations for green
corridors along transportation corridors connecting the Metro region and each neighboring city.
For areas within the Metro boundary, counties are hereby required to amend their comprehensive
plans and implementing ordinances to identify and protect the rural reserves and green corridors
described in'the adopted 2040 Growth Concept and shown on the adopted 2040 Growth Concept
Map. These rural lands shall maintain the rural character of the landscape and our agricultural
economy. New rural commercial or industrial development shall be restricted_to _the extent

- allowed by law. Zoning shall be for resource protection on farm and forestry land, and very low-

density residential (no greater average density than one unit for five acres) for exception land.

For areas outside the Metro boundary, Metro shall encourage intcrgoi/cmmg:ntal agreements with
the cities of Sandy, Canby and North Plains. '

Section 3. Invitations for Intergovernmental Agreements

Metro shall invite the cities and countieslecal-governments outside the Metro boundary and

named in Section 1 of this title to sign an Intergovernmental Agreement, similar to the draft

agreements attached hereto.

Section4.  Metro Intent with Regard to Green Corridors

Metro shall attempt to negotiate a Green Corridor Intergovernmental Agreement with Oregon
Department of Transportation (ODOT) and the three counties (Clackamas, Multnomah and

Washington) to designate and protect areas along transportation corridors connecting Metro and
neighboring cities. : '
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TITLE 6: REGIONAL ACCESSIBILITY )
Section 1.  Intent

Implementation of the 2040 Growth Concept requires that the region identify key measures of
transportation effectiveness which include all modes of transportation. Developing a full array of
these measures will require additional analysis. Focusing development in the concentrated
activity centers, including the central city, regional centers, and station communities, requires the
use of altemative modes of transportation in order to avoid unacceptable levels of congestion,

i ibili i i The continued economic
vitality of industrial areas and intermodal facilities is largely dependent on preserving or
improving access to these areas and maintaining reasonable levels of freight mobility inen the
region’s-main-throughways. Therefore, regional congestion standards and other regional system
performance measures shall be tailored to reinforce the specific development needs of the

individual 2040 Growth Concept design typesland-use-eomponents.

These regional standards will be linked to a series of regional street design concepts that fully
integrate transportation and land use needs for each of the 2040 land use components. The
designs generally form a continuum; a network of throughways (freeway and highway designs)
will emphasize auto and freight mobility and connect major activity centers. Slower-speed -
boulevard designs within concentrated activity centers will balance the multi-modal travel
demands_for each_mode of transportation. within-ef these areas. Street and road designs will
complete the continuum, with multi-modal designs that reflect the land uses they serve, but also
serving as moderate-speed vehicle connections between activity centers that complement the
throughway system. While these designs are under development,-it is important that

_improvements in the most concentrated activity centers are designed to lessen the negative

effects of motor vehicle traffic on other modes of travel. Therefore, the-reed-te-implementation

~ of amenity oriented boulevard treatment that better serves pedestrian, bicycle and transit travel in

the central city, regional centers, main streets, town centers, and station communities'is a key

step in the overall implementation of the Metro 2040 Growth Concept.

It is intended that the entirety of these Title 6 standards will be supplemented by the Regional
Transportation Plan (RTP) when the RTP is approved and adopted by the Metro Council.

Section 2. Boulevard Design

Fer+Regional routes in the central city, regional centers, station communities, main streets and
town centers are designated on the Boulevard Design Map. _In general, pedestrian_and transit
oriented_design elements are the priority in the central city and regional centers, station
communities, main streets and town centers.&_All cities and counties within the Metro region
are-herebyrequired—te_shall implement or allow gthers_to be-implemented boulevard design
elements as improvements are made to these facilities including those facilities built by ODOT
or Tri-Met. Each jurisdiction shall edept—amendments;—f—necessary—te—ensure—that their
comprehensive plans and implementing ordinances, if necessary, to require consideration or
installation of the following boulevard design elements when proceeding with right-of-way
improvements on regional routes designated on the boulevard design map;—tn—uenerak

<
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A. Wide sidewalks with pedestrian‘amenities such as benches, awnings and special lighting;

B. Landscape strips, strect trees and other design features_that create a pedestrian buffer
between curb and sidewalk;

C. = Pedestrian. crossings at all intersections, and mid-block crossings where intersection
spacing is excessive;

D. The use of medians and curb extensions to enhance pedestrian crossings where wide
' streets make crossing difficult;

E. Accommodation of bicycle travelBikeways;

F. On-street parking;

G. Motor vehicle lane widths that consider the above improvements;
H. - Use of landscaped medians where appropriate to enhance the visual-quality of the .
streetscape.

Section 3.  ‘Design Stan;lards for Street Connectivity -

The design of local street systems, including “local” and “collector” functional classifications, is
generally beyond the scope of the Regional Transportation Plan (RTP). However, the aggregate
effect of local street design impacts the effectiveness of the regional system when local travel is
restricted by a lack of connecting routes, and local trips are forced onto the regional network.

Therefore, the ollowng-"FP—w-}H—me-!ade dcsngn and gerformance options_are_intended_to
standards—for-conneetivity-aimed-at improveing local circulation in a manner that protects the

integrity of the regional system.

Local jurisdictions within the Metro region are hereby required to amend their comprehensive

plans and implementing ordinances, if necessary, to comply with or exceed one of the following

options in the development review process:

Al Design Optionv Cities and counties shall ensure that their comprehensive plans,
implementing ordinances and administrative codes require demonstration of compliance
w:th the following:

1. New residential and mixed-use developments shall include local street plans that:

a. encourage pedestrian and bicycle travel by providing short, direct public
right-of-way routes to connect residential uses with nearby existing and
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planned commercial services, schools, parks and. other neighborhood
facilities; and .

b. include no cul-de-sac streets longer than 200 feet, and no more than 25
dwelling units on a closed-end street system w@mu
barriers such as railroads or freewavs, or environmental constraints such as
major streams and rivers, prevent street extension; and

c. provide bike and pedestrian connections on public easements or right-of-
way when full street connections are not possible, with spacing between
connections of no more than 330 feet_except where topography, barriers
such as railroads or freeways, or environmental constraints such as major

_streams and rivers, prevent street extension; and ‘

d. . consider opportunities to incrementally extend and connect local streets in

primarily developed areas; and

serve a mix of land uses on contiguous local streets; and

support posted speed limits; and

g. consider narrow street design altematives that feature total right-of-way of
no more than 46 feet, including pavement widths of no more than 28 feet,
curb-face to curb-face, sidewalk widths of at least 5 feet and landscaped
pedestrian buffer strips that include street trees; and '

h. limit the use of cul-de-sac designs and closed street systems to situations
where topography, pre-existing development pattems—or environmental
constraints prevent full street extensions.

Xy

2. For new residential and mixed-use development, all contiguous areas of vacant
and primarily undeveloped land of five acres or more shall be identified by cities
and counties and the following will be prepared: '

A map that identifies possible local street connections to adjacent developing
areas. The map shall include street connections at intervals of no more than 660
feet, with more frequent connections in areas planned for mixed use or dense
development.

Performance Option. For residential and mixed use areas, cities and counties shall
ensure—that amend their comprehensive . plans, .implementing ordinances and
administrative . codes,_if necessary, 1o require demonstration of compliance with
performance criteria_in_the following manner. Cities and counties shall develop local
street design maps-or-standards jn text or maps Or both with street intersection spacing to
occur at intervals of no less than eight street intersections per mile~+_The number of
street intersections should be greatest in the highest density 2040 Growth Concept design
types.cenneetions coordinated-and-consistent-with-inereased-density-and-mixed land-uses:
Local street designs for new developments shall satisfy beth-ef-the following additional
criteria: '

1. Performance .Criterion:, minimize local traffic on the regional motor vehicle
system, by demonstrating that Jocal vehicle trips on a given regional facility do
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Section 4.

not exceed the 1995 arithmetic median of regional trips for facilities of the same
motor vehicle system classification by more than 25 percent. '

Performance Criterion: everyday local travel needs are served by direct,
connected local street systems where: (1) the shortest motor vehicle trip over
public streets from a local origin to a collector or greater facility is no more than
twice the straight-line distance; and (2) the shortest pedestrian trip on public right-
of-way is no more than one and one-half the straight-line distance.

Transportation Performance Standards

A. Alternative Mode Analysis

L

Mode split will be used as the key regionai measure for transportation
effectiveness in the Central City, Regional Centers and Station Communities.
Each jurisdiction shall establish an alternative mode split target (defined as pon-

. Single Occupancy Vehicle gerson-trigs as a percentage of all gcrson-trigs for all

modes of transportation)

oftransportation) for each of the central city, regional centers and station
communities within its boundaries. The altemative mode split target shall be no
less than the regional targets for these Region 2040 Growth Concept land us
components to be established in the Regional Transportation Plan). '

Cities and countiesbeeal-Govemments which have Central City, regional centers
and station communities shall identify actions which will implement the mode
split targets. These actions should include consideration of the maximum parking
ratios adopted as part of Title 2, Section 2, Boulevard - Design of this title, and
transit’s role in serving the area. ' '

B. Motor Vehicle Congestion Analysis

1.

Levcl-e_Qf-s_S_ery'ice (LOS) is a measurement of the use of a transportation facility

as a share of ¢ designed capacity. The following table using Level Of Service may
be incorporated into local comprehensive plans and implementing ordinances to

replace currenf methods of determining motor vehicle congestion on regional
facilities, if a _city or county determines that this change is needed to permit
Title 1, Table 1 capacities Metre-2040-Growth-Coneept-implementation-in the

Central City, Regional Centers, Town Centers, Main Streets and Station
Communities: :

General Performance Standards (using LOS™)

Preferred ) Acceptable Exceeds
Mid-Day one-hour C or better D E or worse
Peak two-hour -|'E/E or better F/E | F/F or worse
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*Level-of-Service is determined by using either the latest edition of the Highway
Capacity Manual (Transportation Research Board) or through volume to capacity
ratio equivalencies as follows: LOS C = .8 or better; LOS D = .8 to .9; LOS = .9
to 1.0; and LOS F = greater than 1.0. A copy of the Level of Service Tables
from the Highway Capacity Manual is attached as Exhibit A.

Accessibility. If a congestion standard is exceeded as identified in 4.B.1, cities and
countneslee-&l—ge%mmem shall evaluate the impact of the congestion on regional
accessibility usmg the best available methods (quantitative or qualitative). If a
determination is made by Metro that the congestion negatively impacts regional
accessibility, local jurisdictions shall follow the congestion management procedures
identified in 4.C. below. : :

"Congestion Management

For a city or county to amend their comprehensive plan to addPrier-te-recommending a
significant capacity expansion to a regional facility, er-ineluding-such-an-expansionina

e-t{-y—e*—eeu-n-t-yheempfehe*maae—p\taﬁ—the following actions shall be applied, unless the
capacity expansion is includedadequately-addressed in the Regional Transportation Plan:

1. To address Level of Service:
a. Transportation system management techniques
b. Corridor or site-level transportation demand management techniques
c. ‘Additional roadwaymotor vehicle capacity to parallel facilities, including

the consideration of a grid pattern consistent with connect1v1ty standards
contained in Title 6 of this plan

d. Transit service improvements to increase ridership
2, To address preservation of stfeetmotor vehicle function:
a. Traffic calming
- b. StreetMotor vehicle function classification
3. To address or preéerve existing street capaciiy
a. “Transportation management (e.g: access management signal mtertles‘ lane

- channelization)

If the above considerations do not adequately and cost-effectively address the problem,
capacity improvements may be included in the comprehensive plan.
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. TITLE7: AFFORDABLE HOUSING

Section 1. Intent )

RUGGO Objectlve 17 requlres m&e-te—ase-e—ﬁeﬁ-shase—s&a%nee&he\ﬂamaeeds—a%eh

éesrgaa%ed—ee&ters—ead—eemder—s—lﬂee—?ﬁ%e%—ebeve— at Metro adogta"falr share strate%! or

meeting the housing needs of the urban population in cities and counties based on a subregional
analysis. A "fair share" strategy will include (1) a diverse range of housing types available
within cities and counties inside the UGB: (2) specific goals for low and moderate rate housin
to ensure that sufficient and affordable housing is available to households of all income levels
that live or have a member_working in each jurisdiction; (3) housing densities and costs
supportive of adopted public policy for the development of the regional transportation system
and designated centers and corridors; and (4) a balance of jobs and housing within the region and
subregions. -

Title 1 of this functional plan requires cities and counties to change their zoning to ‘accommodate
development at higher densities in locations supportive of the transportation system. Two other

parts of the “fair share” strategy are addressed here: (1) encouraging use of tools identified to
improve availability of sufficient housing affordable to households of all income levels; and (2)
encouraging manufactured housing to assure a diverse range of available housing types.

Section 2. Recommendations to Improve Avéi_lability of Affordable Housing

According to HUD stahdardsa housing is affordable if the resident is paving no more than one-
third of their income for housing. -Data from the federally required County Consolidated Plans
clearly demonstrate that there exists a shortage of housing affordable to low and moderate
income people in most, if not all, cities and counties. Metro recommends that cities and counties
increase their efforts to provide for the housing needs of households of all income levels that live
or have a member working in each jurisdiction and that they consider implementation of some or

all of Tthe followmg tools and approaches to fac:htate the development of affordable housing;

A. Donate buildable tax-foreclosed properties to nenproﬁt ofganizations for
development as mixed market affordable housing.

B. Develop permitting process incentives for housing being 'developed to serve
people at or below 80% of area median income.

C.  Provide fee waivers and property tax exemptions for projects Heveloped by
nonprofit organizations serving people at or below 60% of area median income.

D. Create a land banking program to enhance the avallablhty of appropnate sites for
permanently affordable housing.
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Section 3.

Consider replacement ordinances that would require developers of high-income
housing, commercial, industrial, recreational or government projects to replace
any affordable housing destroyed by these projects.

Consider linkage programs that require developers of job-producing development,
particularly that which receives tax incentives, to contribute to an affordable
housing fund.

Commit locally controlled funds, such as Community Development Block Grants,
Strategic Investment Program tax abatement funds or general fund dollars, to the
development of permanently affordable housing for people at or below 60% of
area median income.

Consider inclusionary zoning requirements, particularly in tax incentive

. programs, for new development in transit zones and other areas where public

investment has contributed to the value and developability of land.

Recommendations to Encourage Manufactured Housing

State housing policy requires the provision of manufactured housing inside all Urban Growth
Boundaries as part of the housing mix with appropriate placement standards. The following are
recommended to reduce rcgulatory barriers to appropnately placed manufactured housmg

A.

Requirements for a minimum of five acres to develop a manufactured housing
park should be reviewed to consider a lesser. requirement, or elimination of a
minimum parcel and/or lot size entirely.

Manufactured homes configured as duplexes, triplexes, fourplexes, etc. should be
encouraged outside manufactured dwelling parks where zoning densmes are
consistent with single story development.
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TITLE 8: COMPLIANCE PROCEDURES
Section 1. Compliance Required

All cities and counties within the Metro boundary are hereby required to amend their
comprehensive plans and implementing ordinances to comply with the provisions of this
functional plan within twenty-four months of the effective date of this ordinance. Metro
recommends the adoption of the policies that affect land consumption as soon as possnble

Section 2. Compliance Procedures

A. On or before six months prior to the deadline establlshed in Section 1, cities and counties
shall transmit to Metro the following:

1.  An evaluation of their local plans, including public facility capacities and the
amendments necessary to comply with this functional plan;

2. Copies of all applicable comprehensive plans and implementing ordmances and
public facility plans, as proposed to be amended;

3. Findings that explain how the amended local comprehensive plans will achieve
the standards required in titles 1 through 6 of this functional plan.

In developing-the evaluation, plan and ordinance amendments and findings, cities and
counties shall address the Metro 2040 Growth Concept, and explain how the proposed
amendments implement the Growth Concept.

B. Exemptions-fromExceptions to any of the reqmrements in the above titles may be granted
by the Metro Council, as provided for in the Regional Urban Growth Goals and
Objectives, Section 5.3, after MPAC review -based-en_Requests for an exception should
include a city or county submittal as specified in this section. The Metro Council will
make all final decisions es-te-the-existence—of-the—faetual-basis for the grant of any

-requested exception exemptien.

1. Population and Empleyment Capacity. An exemption—frem_exception to the
requirement contained in Table 1 of Title 1 that the target capacities shall be met -

or exceeded may be granted based on a submittal which includes, but is_not
limited to, the following:

a. A demonstration of substantial evidence of the economic infeasibility to
provide sanitary sewer, water, stormwater or transportation facilities to an
area or areas; or

b. A demonstration that the city or county is unable to meet the target
capacities listed in Table 1 because substantial areas have prior
commitments to development at densities inconsistent with Metro target;
or '
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c. A demonstration that the heuseheldsdwelling unit and employmentjob
capacities cannot be accommodated at densities or locations the market or
assisted programs will likely build during the planning period.

As part of any request for exemption_exception under this subsection, a
city or county shall also submit an estimate of the amount of
heuseheldsdwelling_units or obs included in the capacity
listed in Table 1 that cannot be accommodated; and a recommendation
which identifies land that would provide for the unaccommodated capacity
located outside the urban growth boundary and near or adjacent to the city
or county.

In reviewing any request for exemption_exception based on the financial
feasibility of providing public services, Metro, along with cities and countiesteeat
govemments, shall estimate the cost of providing necessary public services and
compare those with the estimated costs submitted by the city or county requesting
the exemption.

Parking Measures. Subject to the provisions of Title 2, cities or counties may
request an exemption—from_exception to parking requirements. Metro may
consider a city or county government request to allow areas designated as Zone A
to be subject to Zone B requirements upon the city or county establishing that, for
the area in question:

a. There are no existing plans to provide transit service with 20-minute or
lower peak frequencies; and
b. There are no adjacent neighborhoods close enough to generate sufficient
" pedestrian activity; and
c. There are no significant pedestrian actwnty within the prescnt business
district; and _
d. That it will be feasible for. the excess parking to be converted to the

development of housing, commerce or industry in the future.

The burden of proof for an-adjustrent variance shall increase based on the quality
and timing of transit service. The existence of transit service or plans for the
provision of transit service near a 20-minute or lower peak frequency shall
establish a higher burden to establish the need for the exceptionexemption.

Water Quality and Flood Management Areas. Cities and counties may request
areas to be added or deleted from the Metro Water Quality and Flood
Management Area based on a finding that the area identified on the map is not a
Water Quality and Flood Management Area or a Fish and Wildlife Habitat
Conservation Area, as defined in this functional plan. Areas may also be deleted
from the map if the city or county can prove that its deletion and the cumulative
impact of all deletions in its jurisdiction will have minimal impact on the water
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quality of the stream and on flood effects. Findings shall be supported by
evidence,‘ including the results of field investigations.

-4, Retail in Employment and Industrial Areas. SubJect to the provisions of Title 4,
cities and counties may request a change in the Employment and Industrial Areas
Map. Metro may consider a city or county request to modify e—mapped
Employment—and-Industrial-Area_an Employment Area to exempt existing or

locally designated retail eenters_areas, unacknowledged by the date of this
Functional Plan, where they can demonstrate that:

& The Employment and Industrial Areas Mmap evefieeked included lands
within Employment Areas having a substantially developed existing retail
eenter_area or a locally designated retail eemter-_area pursuant to
comprehensive plan acknowledged by the date of this Functional Plan

which allowed retail uses larger than 60.000 sguare feet of gross leasable
area per building or business: or . ,

‘appropriate for an exception based upon current or projected needs within
the jurisdiction and the city or county can demonstrate that adequate
transp_ortation facilities capacity exists for that retail area.

5. Regional Accessibility. Cities or counties may request relieffrorm_an exception to
the requirements of Title 6, Regional Accessibility, where they can show that a
“street system or connection is not feasible for reasons of topographic constraints

or natural or built environment considerations.

C. In addition to the above demonstrations, any city or county request or determination
thatret-te-ineerperate functional plan policies should not or cannot be incorporated into
comprehensive plans shall be subject to the conflict resolution and mediation processes
included within the RUGGO, Goal I, provisions prior to the final adoption of
inconsistent policies or actions. FLeeal-eetiens_Final land use decisions of cities and
counties inconsistent with functional plan requirements are subject to immediate appeal
for violation of the functional plan.

D. Complianice with requirements of this plan shall not require cities or counties to violate
federal or state law, including statewide land use goals. Conflicting interpretations of
legal requirements may be the subject of a compliance interpretation _and conflict
resolution under RUGGO Obijective 5.3.

Section 3. Any Comprehenswe Plan Change must Comply e

After the effective date of this ordinance, any amendment of a comprehensive plan or
implementing ordinance shall be consistent with the funetional—plan requirements_of this

functional glan-eeakmed—m—’ﬁﬂes—i—%h-r&ugh—éi Metro shall assist cities and countiestheloest
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sovernment-in achieving compliance with all applicable finctional plan requirements. Upon
request, Metro will review proposed comprehensive plan and implementing ordinances for
functional plan compliance prior to city or county adoption.

Section 4. Compliance Plan Assistance

A. Any city_or countyleeal-gevemment may request of Metro a compliance plan which
~ contains the following: ‘

1. 'An analysis of the city or countyleeal-severnment’s comprehensive plan and
implementing ordinances, and what sections require change to comply with the
performance standards.

2. Specific amendments that would bring the city or countyjurisdietien into

compliance with the requirements of Sections 1 to 8, if necessary.

B.  JusisdietionsCities and counties must make the request within fodr months of the
effective date of this ordinance. The request shall be signed by the highest elected official
of the jurisdiction.

C. Metro shall deliver a compliance plan within four months of the request date. The
compliance plan shall be a recommendation from the Executive Officer. The compliance
plan shall be filed with the Metro Council two weeks before it is transmitted, for possible
review and comment.

!

Section 5._ Compliance Ihtergretation Process

After the effective date of this ordinance, Metro shall provide a process for cities and counties
required by this functional plan to change their plans to seek interpretations of the requirements
of this functional plan. Application for a compliance interpretation shall be made in_writing to
the Executive Officer for preparation of a report and recommendation. The compliance
interpretation process shall include a hearings officer decision based on the case record. An
appeal to the Metro Council shall be available to parties in the case and by vote of the Metro

"Council. The Metro Council may initiate a compliance inte;gretation on its own motion with or

without an agp__lication.

Section 6. itize vi

A citizen who has presented written or oral testimony at the local level on the interpretation issue

may petition the Metro Council for_a_compliance interzpretation. After hearing the citizen
petition, the Council may initiate a compliance integretation.
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Section 7. Enforcement

A Prior to a final eetien_decision to amend a comprehensive plan or implementing
ordinance, a }eesalcity or county determination that a requirement of this functional plan should
not or cannot be implemented shell may be subject to_a compliance interpretation and the conflict
resolution process provided for in RUGGO, Goal I at the request of the city or county.

B.___ City or county actions to amend a comprehensive plan or implementing ordinance in
violation of this functional plan at any time after the effective date of this ordinance shall be
subject to appeal or other legal action for violation of a regional functional plan requirement,
including but not limited to reduction of regional transportation funding and funding priorities.

" C Failure to amend comprehensive plans and implementing ordinances as required by

Section 1 of this Title shall be subject to any and all e

nforcement actions authorized by law.-Axny
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TITLE9: PERFORMANCE MEASURES

Section 1. Intent

In order to monitor progress in implementation of this functional plan, and in order to implement
Objective 10 of RUGGO, Metro shall establish benchmarks related to the achievement and
expected outcome resulting from the implementation of this functional plan.

Section 2. Performance Measures Adoption

A.

Within three months of the adoption of this functional plan, the Metro Executive Officer
shall submit to the Council the Executive Officer’s recommendations for;-performanee
measures:

1. —TFhe-pPerformance measures wﬂ-lto be used in evaluating the progress of the
region in 1mplementatlon of this functional plan and

2. -poliey—recommendationsPolicies for corrective action should the performance

measures net-be-achieved:indicate that the goals contained in the functional plan are not

In developing these performance measures and policies, t—Fhe Executive Officer shall use the

best technology available to Metro, and shall, in addition, submit the current and recent historic
levels for the proposed performance méasures.

B.

The Council, after receiving advice and comment from the Metropolitan Policy Advisory
Committee, shall adopt a list of performance méasures that will be used to monitor and
evaluate this functional plan. The performance measures will be evaluated at least by
regional level, by Growth Concept design types, by regional and town center market
areas, and by jurisdiction. The performance measures shall include a biennial goal for the

" next six years, and shall be accompamed by policies for adjusting the regional plans

based on actual performance
The performance measures shall include, but shall not be limited to the following:

1. Amount of land converted from vacant to other uses, according to jurisdiction,
Growth Concept design type, and zoning;

2. Number and types of housing constructed, their location, density, and costs,
according to jurisdiction, Growth Concept design type, and zoning;

3. The number of new jobs created in the region, according to jurisdiction, Growth

Concept design type, and zoning;
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The amount of development of both jobs and housing that occurred as

" redevelopment or infill, according to jurisdiction, Growth Concept design type,

and zoning;

The amount of land that is environmentally sensitive that is permanently
protected, and the amount that is developed; '

Other measures that can be reliably measured and will measure progress in
implementation in key areas.

. Cost of land based on lot grices according to jurisdiction! Growth Concept desien

8,

type, and zoning; and according to redeveloped and vacant classifications.

The average vacancy rate for all residential units,

D. Use of the performance measures

1.

The performance measures will contain both the current level of achievement, and
the proposed level necessary to implement this functional plan and achieve the
Metro 2040 Growth Concept adopted in the Regional Urban Growth Goals and.
Objectives (RUGGO). The performance measures will be used to evaluate and
adjust, as necessary, Metro's functional plans, Urban Growth Boundary, and other
regional plans.

By March 1 of every other year beginning March 1, 19994998, the Executive
Officer shall report to the Council an assessment of the regional performance
measures, and recommend corrective actions, as necessary, consistent with the
Metro Council's policies.

The Council shall refer the recommendations to the Hearing Officer, who shall
hold a hearing to review the data in the Executive Officer's report on the
performance measures, and gather additional data from any interested party. The
Hearing officer shall review all of the information presented on the performance
measures. The complete record of information, findings of fact, and a
recommendation shall be forwarded to the Council by the Hearing Officer.

The Council sh‘all hold a hearing on the recérd, adopt findings of fact, and tak
any necessary corrective action by September 1 of the year. :
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TITLE 10: DEFINITIONS A .

Accessibility means the amount of time required to reach a given location or service by any
mode of travel. : '

élternative Modes means alternative_methods of travel to the automobile, including gublic‘

transgortation glight rail, bus and other forms of public transgortationle bicycles and walking.

Balanced cut and fill means no net increase in fill within the ﬂoddplain. '

Bikeway means separated bike paths, striped bike lanes, or wide outside lanes that
accommodate bicycles and motor vehicles.

Boulevard Design means a design concept that emghasizes gedestrian travel, bicxcling and the

“use of gublic transgortation! and accommodates motor vehicle travel.

Calculated Cagacitg means the number _of dwelling units and jobs that can be contained in an
area based on the calculation reguired by this functional plan. ‘

Cagacitz Exgansion means_constructed or ogerational improvements to the regional motor
vehicle system that increase the cagacitg of the system. ’

Comg. rehensive plan means the all inclusive, generalized! coordinated land use map and policy
statement of cities and counties defined in ORS 197.015(5). )

Connectivitg means the degree to which the local and régional street systems in a given area
are interconnected.

Designated Beneficial Water Uses means the same as the term as defined by the Oregon
Department of Water Resources, which is: an instream public use of water for the benefit of an
appropriator for a purpose consistent with the laws and the economic and general welfare of the
people of the state and includes, but is not limited to, domestic, fish life, industrial, irrigation,
mining, municipal, pollution abatement, power development, recreation, stockwater and wildlife
uses. :

Design Type means the concegtual areas described in the Metro 2040 girowth Concept text and
map_in_Metro's regional goals and objectives, including central city, regional centers, town

centers, station communities, corridors, main streets, inner and outer neighb'orhoods! industrial .
areas, and employment areas.

Development means any manmade change defined as buildings or other structures, mining,
dredging, paving, filling, or grading in amounts greater than ten (10) cubic yards on any lot or
excavation. In addition, any other activity that results in the removal of more than 10% of the
existing vegetated area on the lot is defined as development, for the purposes of Title 3.
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Exceptions:

a. Stream enhancement or restoration projects approved by cities and countiesteeat

b. Agricultural activity.

c. . Replacement, Aadditions,—erd alterations and accessory uses forte existing .
structures and development that do not encroach into the Water Quality and Flood
Management Area more than the existing structure or development.

DBH means the diameter of a tree measured at breast height.

DLCD Goal 5 ESEE means a decision process iocal governments carry.out under OAR 660-23-
040. .

Fish and Wildlife Habitat Conservation Area means the area defined on the Metro Water

Quality and Flood Management Area Map to be completed and attached hereto. These include

all Water Quality and Flood Management Areas that require regulation in order to protect fish .
and wildlife habitat. This area has been mapped to generally include the area 200 feet from top

of bank of streams in undeveloped areas with less than 25% slope, and 100 feet from edge of
mapped wetland on undeveloped land.

Floodplain means land subject to periodic flooding, including the 100-year floodplain as
mapped by FEMA Flood Insurance Studies or other substantial evidence of actual flood events.

~ Functions and Values of Stream Corridors means stream corridors have the following
functions and values: water quality retention and enhancement, flood attenuation, fish and
wildlife habitat, recreation, erosion control, education, aesthetic, open space and wildlife
corridor. ' :

Growth Concept Mab means the conceptual map demonstrating the 2040 Growth'Concept
design types attached to this plan in the Appendix-as-Exhibit3.

Hazardous materials means materials described as hazardous by Oregon Department of
Environmental Quality. ' ’

Implementing Regulations means_any city or county land _use regulation as_defined by

ORS 197.015(11) which_includes zoning, land division or other ordinancés which establish
standards for imglementing a comgrehensive plan. :

Landscape Strig means the Qortion of gublic right-of-way located between the sidewalk and

“curb.
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evel-of-Service (LOS) means the ratio of the volume of motor vehicle demand to the capaci

of the motor vehicle system during a specific increment of time.

Local Trip means a trip 2! miles or less in length.

Median means the center portion of public right—of—waga located between oggosing directions
of motor vehicle travel lanes. A median is usually raised and 'mag be landscaped, and usually
incorporates left turn lanes for motor vehicles at intersections and ma!‘or access points.

Metro means the regional govenment of the metropolitan area, the elected Metro Council as the
pohcy setting body of the government.

Metro Boundary means the Junsdlctlonal boundary of Metro, the elected regional government
of the metropolitan area. :

Metro Urban Growth Boundary means the urban growth boundary as adopted and amended by

" the Metro Council, consistent with state law.

Mixed Use means comprehensive plan_or imglementing regulations that germit a mixture -of
" "commercial and residential develogment. . )

Mobility means the speed at which a given mode of travel operates in a specific location.

Mo?de-Sg' lit Tar_g_et means the  individual percentage of gublic trénsgortation! gedestrian!

bicgcle and shared-ride trigs expressed as a share of total person-trips.

Motor Vehicle means automobi]es! vans, gublic and grivate buses, trucks “and semi-trucksE
motorcycles and mogeds. ‘

Multi-Modal means transportation facilities or programs designed to serve many or_all
methods of travel, including all forms of motor vehicles, public transportation, bicycles and
walking. '

- Narrow Street Design means streets with less than 46 feet of total right-of-way and no_more
than 28 feet of pavement width between curbs. ,

Net Acre means an area measuring 43.560 square feet which excludes:
(1) - any developed road rights-of-way through or on the edge of the land; and’

(2) environmentally constrained areas, including any open water areas, flogdplains,
natural resource areas protected under statewide planning Goal 5 in the
comprehensive plans of cities and counties in the regign, slopes in excess of 25
percent and wetlands requiring a Federal fill and removal permit under Section
404 of the Clean Water Act. These excluded areas do not include lands for which
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the local zoning code provides a density bonus or other mechanism which allows
the transfer of the allowable density or use to another area or to development
elsewhere on the same site; and :

(3) all publicly-owned. land designated for park and open spaces uses.

Net Developed Acre consists of 43,560 square feet of land, after excluding present and future
rights-of-way, school lands and other public uses. .

Perennial Streams means all primary and secondary perennial water ways as mapped by the
U.S. Geological Survey. :

Performance Measure means a measurement derived from technical analysis aimed at

determining whether a planning policy is, achieving the expected outcome or intent associated
with the policy. :

Persons Per Acre means_the inténsity of building development by combining residents per net
acre and employees per net acre. '

Person-Trips means the total number of discrete trips by individuals using any mode of travel.

Practicable means available and capable of being done after taking into consideration cost
existing technology, and logistics in light of overall project purpose.

Primarily Develoged means areas where less than 10% of garcels are elther vacant or
nderdeveloged :

'Redevelogable L.and means land on which development has already occurred which, due to

present or expected market forces, there exists the strong likelihood that existing development
will be converted to more intensive uses during the planning period.

Regional Goals an‘d'Obiectives are the land use goals and objectives that Metro is required to
adopt under ORS 268.380(1).

Retail means activities which include the sale, lease or rent of new or used products to_the
general public or the provision of product repair or services for consumer and business goods.

‘Hotels or motels, restaurants or firms involved in the provision of personal services or office

space are not considered retail uses.

Riparian area means the water influenced area adjacent to a river, Iake or stream consisting of
the area of transition from an hydric ecosystem to a terrestrial ecosystem where the presence of
water directly influences the soil-vegetation complex and the soil-vegetation complex directly
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- influences the water body. It can be identified primarily by a combination of geomorphologic

and ecologic characteristics.

Single Occupancy Vehicle (SOV) means private passenger vehicles carrging one occupant.
Shared-Ride means grivate passenger vehicles c'arrgir'lg more than one occupant.

Straight-Line Distance means the shortest distance measured between two gdints.

Target capacities means the capacities in Table 1 required to be demonstrated by cities and

" counties for compliance with Title 1, Section 2.

Target densities means the average combined household and employment densities established
for each design type in the RUGGO 2040 Growth Concept. '

-Top @f Bank means the same as “bankfull stagg" defined in OAR 141-85-010(2).

. l' N
Traffic_ Calming means street design or operational features intended to_maintain a_ given
motor vehicle travel speed. - .

Underdeveloged Parcels means those garcels of land with less than IOZo of the net acreage
developed with permanent structures. :

Vacant Land: Land identified in the Metro or local govemnment inventory as undeveloped land.

Variance means a discretionary decision to permit modification of the terms of an implementing

ordinance based on a demonstration of unusual hardship or exceptional circumstance unique to a
specific property. ' ‘

Water Quality and Flood Management Area means an area defined on the Metro Water
Quality and Flood Management Area Map, to be attached hereto. These are areas that require
regulation in order to mitigate flood hazards and to preserve and enhance water quality. This
area has been mapped to generally include the following: stream or river channels, known and
mapped wetlands, areas with floodprone soils adjacent to the stream, floodplains, and sensitive

water areas. The sensitive areas are generally defined as 50 feet from top of bank of streams for

areas of less than 25% slope, and 200 feet from top of bank on either side of the stream for areas
greater than 25% slope, and 50 feet from the edge of a mapped wetland.

Zoned Cag' acity means the highest number of dwelling units or jobs that are allowed to be

‘contained in an area by zoning and other city or county jurisdiction regulations.
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Table 1 - Target Capacity for Housing and Employment Units - Year 1994 to 2017
Dwelling Unit Job
City or County Capacity’ Capacity Mixed Use Areas
HeuseholdDwelling Job
Unit Capacity Increase
Beaverton 15,021 25,122 9,019 19,084
Cornelius 1,019 2,812 48 335
Durham 262 .| 498 0 0
Fairview 2,921 5,689 635 2,745
Forest Grove 2,873 5,488 67 628
Gladstone 600 1,530 20 140
Gresham 16,817 - 23,753 3,146 9,695
Happy Valley 2,030 1,767 52 245
Hillsboro 14,812 58,247 9,758 20,338
Johnson City 168 180 0 0
King City 182 241 55 184
Lake Oswego 3,353 8,179 446 3,022
Maywood Park 127 5 0 0
Milwaukie 3,514 7.478 2,571 6,444
Oregon City 6,157 8,185 341 2,341
Portland 70,704 158,503 26,960 100,087
River Grove (16) | 41 0 0
Sherwood 5,010 8,156 1,108 3,585
Tigard 6,073 14,901 981 8,026
Troutdale 3,789 5,570 107 267
Tualatin 3,635 9,794 1,248 2,069
West Linn 2,577 2,114 0 594
Wilsonville 4,425 15,030 743 4,952
Wood Village 423 736 68 211
Clackamas County" 19,530 42,685 1,661 13,886
Multnomah County | 3,089 2,381 0 0
Washington County” | 54,999 52,578 13,273 25,450 ¢
243,993 461,633
1283 ! Based on Housing Needs Analysis. Applies to existing city limits as of June, 1996. Annexations to cities would include the city assuming
1284 2responsibility for Mob&e—shue Target Capacity previously accommodated in unincorporated county. )
1285 Target-densitiec—for-mMixed use areas are: Central City - 3bout 250 persons per acre: regional centers - about 60 ppa; fown centers 40 ppa.; station
1286 3communities - about 45 ppa.; main streets _ sbout 39 ppa. .

Standards apply to the urban unincorporated portion of the county only. At the request of cities, Metro may also supply targets for planning
areas for cities in addition to the existing boundary targets cited above. :
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Regional Parking Ratios
(parking ratios are based on spaces per 1,000 sq ft of gross leasable area unless
otherwise stated)
Land Use Minimum Parking Maximum Maximum Permitted
Requirements Permitted Parking Ratios - Zone B:
(See) Central City Parking - (Recommended)
Transportation Zone A:
Management Plan
for downtown
Portland stds)
Requirements may Transit and Rest of Region
Not Exceed Pedestrian
Accessible -
. Areas'
General Office (includes Office Park, | 2.7 34 4.1
“Flex-Space”, Government Office & |
misc. Services) (gsf)
Light Industrial 1.6 None None
Industrial Park
Manufacturing (gsf) .
Warehouse (gross square feet; parking | 0.3 04 0.5
ratios apply to warehouses 150,000 gsf :
or greater) : .
Schools: College/ 0.2 0.3 0.3
University & High School
(spaces/# of students and staff)
Tennis Racquetball Court 1.0 1.3 1.5
Sports Club/Recreation 43 54 6.5
Facilities
Retail/Commercial, including shopping | 4.1 5.1 6.2
centers
Bank with Drive-In 43 54 6.5
Movie Theater 0.3 04 0.5
(spaces/number of seats)
Fast Food with Drive Thru 9.9 12.4 14.9
Other Restaurants 15.3 19.1 23
Place of Worship 0.5 0.6 0.8
(spaces/seats)
Medical/Dental Clinic 3.9 4.9 5.9
Residential Uses -
Hotel/Motel 1. none none
Single Family Detached none none
Residential unit, less than 500 square | 1 none none
feet per unit, one bedroom
Multi-family, townhouse, one bedroom | 1.25 none none
Multi-family, townhouse, two bedroom| 1.5 none none
Multi-family, townhouse, three | 1.75 none ‘none
bedroom ) )

! Ratios for uses not included in this table would be determined by cities and countieslacel-governments. [n the event that 2 local government
proposes a different measure, for-example, spaces per seating area for a restaurant instead of gross leasable area, Metro may grant approval
upon a demonstration by the local government that the parking space requirement is substantially similar to the regional standard.
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Metro Councilor Don Morissette vote explanation (to be entered in the

record)
Ordinance No. 96-647B
- October 24, 1996

Today I have voted against the Urban Growth Management Functional Plan. One of my
goals when I campaigned for the Metro Council seat was to bring to public office my
experience in business and home-building. My adult life has been spent providing
families with shelter. I am very proud of that accomplishment. Economic benefit should
not motivate our decision. I nor any of my companies own land outside the boundary.
Freezing the boundary would increase the value of the land I own inside the boundary.

(less supply)

I believe previous generations provided opportunities for the people living here now . 1
have been able to live in a region with good neighborhoods, good schools, the ability to
get around easily and enough open space to play and enjoy nature close to home. I want
to provide the next generation with the same opportunities.

This Functional Plan does not provide that chance. This Functional Plan is the “Zero
Option”. The densities are too high. Approximately 43% of the states population lives
and works on less than 1/3 of 1% of the total land in the state. Cramming people much
close together will result in more congestion, more costly housing, more expensive
consumer goods and more sprawl.

The level of service in Title 6 (Regional Accessibility) will guarantee traffic congestion.
Each morning and evening the acceptable level of service (LOS) is E/F. In everyday
language this means freeway traffic will be at or near capacity(E) or bumper to
bumper(F). On arterials (typical speed 40 mph) E equates to /3 to 17 mph, F means less
than 13 mph.. Not only will E/F levels of service gridlock cars, remember buses and
trucks use the same roads.

Affordable housing for both middle class and low income families has reached a crisis in
this region. In the last 5 years we have gone from one of the most affordable housing
markets to one of the most expensive. Causing more people to need scarce housing
subsidies. A 3% to 4% expansion of the urban growth boundary will not reduce housing
costs, but will slow cost increases. The densities required by the Functional Plan target
capacities in Table 1, will reduce the supply of existing affordable housing stock. I
believe that we risk increasing housing costs until the market fails. It will cost cities and
counties hundreds of thousands of dollars to comply with this plan. A plan that will
spark so much controversy that the good parts may be thrown out with the bad.

The parking space restrictions in Title 2 and the size limits placed on retailers in Title 4
will result in more costly consumer goods. I do not pretend to be an expert in retail. The
experts who have testified have years of experience in the market. They have been



successful in providing consumer goods to the average citizen in a way they want it.
Boutique shopping is wonderful, my wife loves it. But many citizens want reduced costs
and the opportunity to do most of their shopping in one or two stops. Restricting large
format retail limits citizens choices. ' ' L

Because we are pushing density too hard, this plan will cause sprawl. Home buyers
wanting a backyard or a garden space will purchase in Sandy, Canby, Woodburn, North
Plains, Newberg, Estacada and other surrounding communities and commute to the
region for their work. Not only will the roads be more congested, but our air shed will be
degraded.

244,000 more housing units inside the UGB will require densities of 15 units to the acre
for new construction. An example of what this means is that one new housing unit for
every 2 existing homes in the UGB not just one more house in your neighborhood. Loss
of open fields and farmland (Alpenrose Dairy) inside the UGB is required to meet the
density targets. Infill and redevelopment can be positive but this plan goes too far. It will
gentrify (in other words many people living in north and northeast will not be able to
continue living there due to costs) many neighborhoods. It will increase the costs of
renting and purchasing homes and squeeze out low income residents.

Each of these restrictions limits choices for average citizens. Renters, homeowners and
consumers will be affected. Low income families will be hurt first and housing subsidy
dollars won’t be available to meet skyrocketing needs.

What is my solution? Balance. Balance is the key. Continue to use existing land better.
Support increased density in appropriate locations, along light rail corridors,
transportation corridors and in the Central City and Regional Centers. Add enough land
to allow choices. Yesexpand the UGB by 8,000 to 10,000 acres. Master plan the
expansion areas, select the right sites and monitor the results. I support a compact urban
form, but not as compact as the plan calls for. The Functional Plan and 2040 need to be
more balanced.

The Functional Plan has become a political decision not a logical decision. It does more
bad than good. I cannot in good conscience support a plan that I believe will bring such

~ poor results. I hope when citizens are unhappy with the consequences of this decision
they will remember my remarks.

(I want my no vote noted and a brief vote explanation included when Metro publishes
Councilors names on the Functional Plan.)
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#100

Portland, OR 97223

Re. PARKING RATIOS - ZONE B

Dear Councilor &\L\x

At the October 24™ Council Meeting, Amendment #8-- to change Zone B parking
ratios from “recommended” to “required”-- was introduced and approved by the
Council. Three arguments were used to justify the change. One, need to give
direction to jurisdictions to meet goals; second, don’t want a disincentive for
development to occur in non-transit areas; and third, level the playing field (we
assume this means between the CBD and the suburbs since this argument came from
the CBD business community).

The Sunset Corridor Association members oppose changing the Zone B parking
ratios from a “recommended” to “required” status until there is a reasonable level of
transit service to work sites in Washington County. Requiring regional parking
standards for areas that do not have alternative transportation modes while at the
same time requiring the businesses in these areas to pay for service they are not
getting is not equitable. Following are several factors that the business members of
the Association believe are strong arguments for changing the Zone B parking ratios
back to the “recommended” status at the November 7 council meeting.

e The regional transit system was and currently remains a hub and spoke system
designed to serve the Portland Central Business District and some extended
areas such as the Lloyd District. Current transit service is not designed to serve
sites in the Washington County area. It is only in the last year that consideration
has been given to serving the suburban work sites. As a result current transit
service to points in Washington County is very limited. Almost non-existent.
Thus the need for parking spaces become a critical factor for the work site.
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e Ifthe question “recommended” versus “required” has to do with equity (level the playing field) then
we would point out that for the past 26 years businesses in the suburbs have been contributing a
payroll revenue tax to Tri-Met while receiving little to no direct service for those dollars. For
example, a local firm with 2500 employees pays approximately one million a year in payroll revenue
taxes to Tri-Met but receives little transit service. The argument is made that vehicles are removed
from the local roads as Washington County residents ride transit to the Central Business District, thus
reducing road improvement needs and cost. That may be true but it does not help reduce parking
space needs for those businesses located in an area with little or no transit service. It is an expensive
investment with limited return to the businesses in this area. Less than 7% of the regional transit work
trips by point of destination are made to Washington County employment locations. Washington
County employers who pay 23% (1994) of the total payroll taxes end up with less than 7% of the
regional transit commuters arriving at their work sites. Similarly Multnomah County employers who
pay 63% of the total payroll taxes end up with 90% of the regional transit commuters arriving at their
work site.

e Local efforts to expand transportation options have been made. Local jurisdictions and businesses
have adopted policies to address the lack of alternative transportation modes. Resources, however, are
iimited. Some progress has been made. For example, in Washingtou County ali local road
improvements must include bikeway improvements. Businesses are also implementing telecommuting
options, flexible work hours, carpooling and sharing of parking spaces; i. e Cornell Oaks Corporate
Center and Tualatin Hills Park & Recreation District share parking spaces in an arrangement where the
THPR District can use the business park’s parking spaces in the evening and weekends

e  To argue that different standards will act as a disincentive to develop in and around station areas is a
flawed argument. First, transit-oriented development standards and regulations for each LRT station
area have been adopted by the effected jurisdictions-- Beaverton, Washington County and Hillsboro--
in an effort to increase transit ridership. That is happening-- a good example is the Orenco station
where an application has been approved for high density housing and retail. Others are in the planning
stages. Secondly, and most importantly the station area development regulations, driven by the transit
agency, are designed to continue the same hub and spoke system service. It is intended to capture
ridership headed for the CBD. Requiring high density residential with some retail in and near the
transit stations indicates a preference to serving the same pattern-- the hub and spoke system. Without
some shutte service from the stations to the suburban employment sites LRT will continue to primarily
serve the CBD.

e In addition to the lack of alternative transportation modes there are forces in the market that are
affecting parking needs. Firms, in a effort to achieve greater cost efficiencies are designing interior
office space with more employees per square foot than in the past. This requires a commensurate
increase in parking space, or at the best using existing standards.

The members of the Association strongly urge you to return to the “recommended” status for Zone B
parking ratios that were agreed to on October 17. Currently a Transit Choices for Livability Committee is
studying methods to increase transit service to meet the needs of the suburban communities. We have been
participating in this discussion and the planning aspect of it. But until there are some answers and some
resources to support those answers Zone B parking ratios should remain “recommended”. If parking is
restricted without other alternatives for employees to access the workplace parking will occur in non-
parking areas—along streets, landscaping, etc. The restriction of parking spaces alone will not have an
effect on reducing parking. Thank you for considering our points.

Sincerely,

Betty Atteberry
Executive Dir%ct\or

cc: SCA Board Members & Association Members
Dick Waker, Transportation Chair



URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN
McLain Amendment No. 13

(MPAC: Minimum Density Flexibility)

Title 1, Section 2.A, at Lines 98-113 of the October 24, 1996, draft of the Urban Growth g
Management Functional Plan is amended to read as follows:

" "A.  Cities and counties shall apply a minimum density standard to_all zones allowmg

residential use as follows:

1. a. Provide that no development application; including a- Qaﬁition or
subdivision, may be approved unless the development will result in the
building of 80 percent or more of the maximum number of dwelling units
per net acre permitted by the zoning designation for the site.

b. . Adopt minimum__density standards that apply to each development

application that varies from the requirements of subsection 1.a., above.
However, for the purpose of compliance with Table 1, only those dwelling

units_that are allowed at the minimum density standard shall be counted
for compliance with the calculated capacities of Table 1.

2. The minimum density standard may be achieved by use of a small lot district

where an average lot size of 5000 to 6200 square feet allows flexibility within that .
range on development applications, so long as the district remains in compliance
with the minimum density standard used to calculate capacities for compliance
with Table 1 capacities. ‘ , :

3. No comgrehensive plan provision, imglementing-ordinance or local process (such
" as site or design review) may be applied and no condition of approval may be

imposed that would have the effect of reducing the minimum density standard.

4. For high density zones with maximum zoned density higher than 37 dwelling
units per net acre, the minimum residential density may be 30-dwelling units per
net acre.

S. This minimum density requirement standard does not apply (1) outside the urban
growth boundary, (2) inside areas designated as open space on the attached Open
Spaces Map, and (3) inside areas designated as unbuildable on the attached Open .
Spaces Map. The maximum zoned density does not include the density bonus for
zones that'allow them.
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URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN
McCaig Amendment No. 8

(Title 2, Zone B Required)
Title 2, Section 2, of the October 24, 1996, draft of the Urban Growth Management Functlonal
Plan is amended to change Zone B recommended parkmg ratios to required parking ratios as

" follows:.

 at lines 382-383:
" ..in the Parking Maximum Map.ferZene-A- The designation of the-A and B_zones . . .

at lines 407-408:
. the regional parking maximums prov1ded for Zone A _and Zone B."

The Regional Parking Standards Table is amended to omit "(Recommended)" from the Zone B
column for Maximum Permitted Parking Ratlos

jep IADOCS#07.P&D\04-20401. MPL\O3UGMFNC.PLNWMCCAIG.#8



URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN
McCaig Amendment No. 5

(Titie 4, Retail in Employment Areas)

In the October 24, 1996 draft of the Urban Growth Management Functional Plan, Section 2.B of
Title 4 is amended as follows:

At Lines 599-615:

“B.  This subsection applies to city and county comprehensive plan designations and zoning
ordinances acknowledged by the effective date of this Functional Plan, which allow retail

- uses lareer than 60,000 square feet of gross leasable area per building or business in
Emplovment Areas designated on the attached Employment and Industrial Areas Map.

These cities and counties may continue to_allow the extent and location of retail uses
allowed in Employment Areas on the effective date of this Functional Plan. If the city

and county comprehensive plan designations and zoning ordinances which allow retail

uses larger than 60,000 square feet of gross leasable area per building or business in
Emplovment Areas have not been acknowledged by the effective date .of this Functional

Plan, subsection 2.C. of this Title shall apply.”

kaj IADOCS#07.P&D\04-20401.MPL\O3UGMFNC.PLNWMCCAIG.#5
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URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN
McLain Amendment No. 11

- (Title 4 Clarification)

The October 24, 1996, draft of the Urban Growth Management Functional Plan, in Title 4,
Section 2.B., is amended as follows: -

at line 605: :
«, .. for any new retail uses larger than 60,000 square feet . . .”

at lines 607-611:

“The standards for the land use decision to allow any such reta11 uses shall require (1) a

demonstration in the record that edeguate-transportation facilities a deguate to serve the retail use,
consistent with Metro’s functional plan for transportation will be in place at the time the retail

use begins operation; and (2) a demonstration that aéeqaa%e—transportatlon facilities adequate to

meet the transportation need for the other planned uses in the Employment Areas are included in

the applicable comprehenswe plan provisions.”

jep IADOCS#07.P&D\04-20401.MPL\O3UGMFNC.PLN\MCLAIN.#11



URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN
McCalg Amendment No. 6

(Title 4, Retail in Employment Areas; Exceptions)

In the October 24, 1996, draﬁ of the Urban Growth Management Functional Plan, Sectlon 3of
Title 4 is amended to omit subsection C as follows

At Lines 635-637:

113
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URBAN GROWTH MANAGEI\/IENT FtJNCTIONAL PLAN A
'~ McLain Amendment No. 12 -

~ (MPAC: Title 6 Street Connectivity Clariﬁcétion)

Title 6, Section 3.B, at Lines 776-778 of the October 24, 1996, draft of the Urban Growth
Management Functional Plan is amended as follows:

- “Cities and counties shall develop local street design standards in text or maps or both with street
intersection spacing to occur at.intervals of no less than eight street intersections per mile_except

where topography, barriers such as railroads or freeways, or environmental constraints such as
major streams and rivers, prevent street extension.”

~ kaj 1\DOCS#07.P&D\04-20401.MPL\O3UGMFNC.PLN\MCLAIN.#12



URBAN GROWTH MANAGEMEN_T FUNCTI.ONAI_; PLAN
Kvistad Amendment No. 6 :

(Comi)liance Extension Process)

Title 8 of the October 24, 1996, draft of the Urban Growth Management Eun(:tidnal Plan, at Line
1002, is amended to add a compliance extension process as follows: :

“C.  The Metro Council may grarit an extension to time lines under this functional plan if the
citv or county has demonstrated substantial progress or proof of good cause for failing to
complete the requirements on time. Requests for extensions of the compliance
requirement in Section 1 of this Title should accompany the compliance transmittal

required in Section 2.A of this Title.

Subsections C and D become D and E, respectively.

N
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URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN
McCaig Amendment No. 7 -

(Title 8, .Interpretation Process Clarification) -

Title 8, Seétions 5 and 6 of the October 24, 1996, draft of the Urban Growth Management
* Functional Plan, at Lines 1037-1044, is amended to read as follows:

Section 5. Functional Plan Interpretation Process

The Metro Council may initiate a_functional plan interpretation through whatever procedures it
deems appropriate on its own motion with or without an application. After the effective date of
this ordinance, Metro shall provide a process for cities and counties required by this functional
plan to change their plans to seek interpretations of the requirements of this functional plan. The
process shall provide, in addition to other requirements that the Metro Council may establish,
1) the applications must state the specific_interpretation_requested; (2) the Exccutive Officer
shall seek comment from interested parties, review the application and make an interpretation (o
the Metro Council: (3) the Executive Officer’s interpretation shall be final unless appealed to the
Metro Council by the applicant or any citizen or party who presented written comments to the
Executive Officer: (4) the Metro Council may also _on its own motion review an Executive

Officer interpretation before it becomes final.

Section 6. Citizen Review Process
. 2

A citizen who has presented written or oral testimony to a city or county on an issue of
application of this functional plan may petition the Metro Council to initiatc a functional plan
interpretation or conflict resolution action.. After hearing the citizen petition and any responsc
from anv affected cities and counties, the Metro Council may. as it considers necessary, decide
fo:

1. Interpret the functional plan: or
2. [nitiate a functional plan intemretation using the process in Section 5 of this Title: or

3. Initiate_the copflict resolution_process. of RUGGO Objective 5.3 for anv appatent_or
potential inconsistencies between comprehensive plans and this functional plan; or

4, - Postpone consideration of the issue to an appropriate_time_when compliance with a
functional plan requirement js scheduled.

kaj I\DOCS#07.P&D\04-20401 MPL\O3UGMFNC.PLN\MCCAIG.#7



URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN
McLain Amendment No. 14

(Consistency Amendments)

The October 24, 1996, draft of the Urban Grdwth Managerrient Functional Plan is amended as
follows:

- At lme 144:

"The 1990-1995 actual built densities w1th1n cities and counties inside the urban growth
boundary-its-jusisdietion shall be compared . .

At lines 166-168, the word "and" should be moved up to the end of item "d" and a penod placed’
at the end of item "e", due to the striking of item "f," as follows:
"d.  Redevelopment and infill strategies; and
e Authorization of housing types not prevxously allowed by the plan or regulations.;
ﬂﬁd"

At line 379, the word "no" should remain in the sentence, as follows:
"1. Cities and counties shall Rrequire no more parking than . . ."

At lines 392-394, sentence was not meant to be deleted, and should amended as follows:

" .. that area shall be removed from Zone A. For all urban areas outside Zone A, parking space
maximums no greater than those listed in Zone B in the Parking Table and as illustrated in the
Parking Maximum map are recommended."

At line 396, the word "empldyment" should remain in the sentence, as follows:
.. . areas with good pedestrian access to commercial or employment areas . . ."

At line 989, the (subsection) letter "a." should remain in,-as follows:
"a. The Employment and Industrial Areas Mmap eveﬂeekedmcluded lands .

At line 1165, add:
"Development Application means an application for a land use decision, limited land decision
includine expedited land divisions but excluding partitions as defined in ORS 92.010(7), and

ministerial decisions such as a building permit."

jep (:\DOCS#07.P&D\04-2040LMPL\03UGMFNC.PLN\MCLAIN.#I4



DRAET

"Motion to continue Ordinance 96-647f as ‘amended to the Council meeting on
November 14, 1996 for final approval and adoption, and direct the Office of General Counsel to
prepare findings \for inclusion in the Ordinance and to present the complete record to the

Council." ‘\V\k 'th9

D

jep IADOCS#07.P&D\04-20401. MPL\O3UGMFNC.PLN\MOTIONT.EXT



