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SUMMARY

Ordinance No. 3179 is before the Council for second reading. The ordinance would repeal and replace the
Housing Element of the Ashland Comprehensive Plan.

POLICIES, PLANS & GOALS SUPPORTED

The project addresses a variety of City Council goals and adopted City policies and is consistent with the
Ashland Comprehensive Plan. The proposed amendments to the Comprehensive Plan are subject to the City
of Ashland requirements for Legislative Amendments in AMC 18.5.9.020.B and separate Findings of Fact
are provided as an attachment to this document relating to those approval criteria.

City Council Goals and Objectives
2019-2021 City Council Biennial Goals
e Tier 2: Moderate Priority

o Housing Needs

2015-2017 Adopted Strategic Council Goals
12. Update the Comprehensive Plan.
e Consider an update of the Housing Element of the Comprehensive Plan in order to incorporate
background information and key findings of recent studies.

Ashland Land Use Ordinance
18.5.9.020  Applications for Plan Amendments and Zone Changes

See attached Findings of Fact for criteria.

State of Oregon

The City’s Comprehensive plan is required to be consistent with the State of Oregon’s planning goals. Goal
10 of the Statewide planning goals specifies that each city must plan for and accommodate all needed
housing types (OAR 660-015-0000(10)). The State requires each city to inventory its buildable residential
lands, project future housing needs, and provide the appropriate types and amounts of land within the urban
growth boundary necessary to meet those needs. The statewide housing goal further specifies that each city
must plan for and accommodate needed housing types:

“...plans shall encourage the availability of adequate numbers of needed housing units at price ranges
and rent levels which are commensurate with the financial capabilities of Oregon households and allow
for flexibility of housing location, type and density.”

The update of the Housing Element of the City of Ashland Comprehensive Plan addresses the requirements
of statewide planning Goal 10.
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PREVIOUS COUNCIL ACTION

At the June 4™, 2019 City Council Meeting, following a public hearing, conducted First Reading of
Ordinance 3179, and a motion was made approving the proposed amendments to the Housing Element of the
Comprehensive Plan, and passed it Second Reading for enactment.

The City Council held a Study Session on October 1, 2018 to review the initial draft of the Housing Element
and directed staff to initiate the formal public hearing process to update the Housing Element . Public
Hearings were held before the Planning Commission and the Housing and Human Services Commission.
Following the Public Hearings before the advisory commissions, the City Council held a study session on
March 18, 2019 to review the final draft of the Housing Element including an overview of the proposed goals
and policies contained within the draft element.

BACKGROUND AND ADDITIONAL INFORMATION

The purpose of the City’s Comprehensive Plan is to have a document which sets forth general, long-range
policies on how the community’s future development should occur. The hope is that decisions will then have
long-term consistency. In recognition that there will be continued changes in the City over time, the goals
and the policies in the plan should be flexible enough to address that long-term vision.

The Ashland Comprehensive Plan was adopted in 1982, and acknowledged by the State of Oregon in 1983.
The plan covers 13 individual areas such as Transportation, Parks, Environmental Resources, Public
Services, etc. Individual sections of the plan are updated over time and the Housing Element’s last major
update was in 1989 with technical supporting housing documents adopted in 2011 (Buildable Land
Inventory) and 2012 (Housing Needs Analysis).

The Comprehensive Plan attempts to proceed from the very general (goal statements) to the areas of focus
(policies) which are intended to meet the overarching goals. Implementing measures are separate from the
Comprehensive Plan and are reflected in adopted ordinances (i.e. zoning), resolutions, City program
development, and funding priorities.

The Housing Element is a chapter of the City’s Comprehensive Plan that sets forth general goals and policies
which provide guidance for a community’s growth and development over time. The proposed Housing
Element includes a completely revised narrative and updated goals and policies section. The proposed Goals
and Policies as presented fall into four main categories:

e Diversity of Housing Types

e Production and Preservation of Affordable Housing

e Environmental Stewardship and Sustainability

e Data, Inventories, Projections and Permitting

The newly proposed policies included in the revised element reference the Climate Energy Action Plan (CEAP), the
need to provide universal housing accessible to elderly and disabled residents, promotion of fair housing, and more
directly addresses the need for affordable housing within the community.

Public Meetings and Public Hearings

The Planning Commission and Housing and Human Services Commission held a joint study session on October 25
2016 in which the process for updating the Housing Element was discussed and a public outreach subcommittee was
formed of both commissions.

The Housing and Human Services Commission (HHSC) held study sessions on May 25, 2017, June 22,
2017 and July 27, 2017 to discuss and refine the Housing Element of the Comprehensive Plan. The Housing
and Human Services Commission held a Public Hearing to review the draft element at a special meeting held
on November 15, 2018. The Commission unanimously recommended approval with no changes.
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The Planning Commission held study sessions on April 25, 2017 and July 25, 2017 , and a special meeting on
September 26, 2017, to discuss and suggest refinements the Housing Element of the Comprehensive Plan. The
Planning Commission held a Public Hearing and reviewed the draft element at a special meeting held on November
27, 2018.

The City Council Held Study Sessions on October 1, 2018, and March 18, 2019. The City Council held a public
hearing and approved first reading of the proposed ordinance amending the Comprehensive Plan on June 4, 2019.

Reasons for Proposed Ordinance and Comprehensive Plan Amendments
Ashland Municipal Code (AMC) 18.5.9.020.B permits legislative amendments to meet changes in
circumstances and conditions.

The original Comprehensive Plan Housing Element was acknowledged in 1983 and contains language and
data that is limited to specific time periods and conditions which are no longer representative of existing
conditions within the city. There has been a change in community demographics and in the housing market
that necessitates amendments to the Comprehensive Plan Housing Element to better reflect current
conditions. Additionally, the update presented an opportunity to amend and revise the City’s housing policies
to reflect current community values.

The second change in circumstances involves the City accommodating future housing needs within the
existing boundaries. The City of Ashland participated in the regional planning process that resulted in the
adoption of the Greater Bear Creek Valley Regional Plan in 2012. Cities throughout the region identified
urban reserve areas (URAS) to accommodate housing for future population growth. The City of Ashland
decided to accommodate housing for future population with the Ashland’s current boundaries rather than
identify future growth areas on the perimeter of the city.

The third change in circumstances involves the adoption of the City of Ashland 2017 Climate and Energy
Action Plan (CEAP) which identified that regulation of new housing development was considered beneficial
to be more resilient to climate change impacts. Addressing environmental stewardship and sustainability
directly as Housing Element Goals and Policies with the Comprehensive Plan better aligns these community
objectives to address potential changes in climate.

FISCAL IMPACTS
There is no direct cost to the City relating to the adoption of the proposed amendments to the Comprehensive Plan.

STAFF RECOMMENDATION

Staff recommends approval of second reading of the ordinance amending the Housing Element, and the
Implementation and Policies Chapters of the Comprehensive Plan. Staff further recommends adoption of the
Findings of Fact as presented.

ACTIONS, OPTIONS & POTENTIAL MOTIONS
A motion for approval of Second Reading of the ordinance amending the Comprehensive plan, and a second motion
to adopt the Findings of Fact relating to the approval of the legislative planning action are provided below;

Motion for Approval
I move to approve second reading of Ordinance No. 3179 titled, “An Ordinance repealing and restating
the entirety of Chapter VI [Housing Element] of the Ashland Comprehensive Plan, and amending
Chapter XIII [Policies & Implementation] Sub-Chapter VI Housing of the Ashland Comprehensive Plan
to incorporate new housing goals and policies”; and

I move to approve the Findings of Fact for Planning Action PA-L-2018-0004 relating to the approval of
the amendments to the Housing Element of the Comprehensive Plan.
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REFERENCES & ATTACHMENTS

Attachment 1: Draft Ordinance No. 3179

Attachment 2: Draft Comprehensive Plan Housing Element (Exhibit A)
Attachment 3: Findings of Fact for PA-L-2018-0004
Planning Staff Report (PA-L-2018-0004) dated Nov 15, 2018
Online Survey Summary

Public Comment Letters

City Council Study Session Minutes March 18, 2019
Planning Commission minutes November 27, 2018

Housing and Human Services minutes November 15, 2018
City Council Study Session minutes October 1, 2018
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ORDINANCE NO. 3179

AN ORDINANCE REPEALING AND RESTATING THE ENTIRETY OF
CHAPTER VI [HOUSING ELEMENT] OF THE ASHLAND
COMPREHENSIVE PLAN, AND AMENDING CHAPTER XIII [POLICIES
& IMPLEMENTATION] SUB-CHAPTER VI HOUSING OF THE
ASHLAND COMPREHENSIVE PLAN TO INCORPORATE NEW
HOUSING GOALS AND POLICIES.

Annotated to show deletions and additions to the code sections being modified. Deletions are
bold linred-through and additions are in bold underline.

WHEREAS, Atrticle 2. Section 1 of the Ashland City Charter provides:

Powers of the City The City shall have all powers which the constitutions, statutes, and
common law of the United States and of this State expressly or impliedly grant or allow
municipalities, as fully as though this Charter specifically enumerated each of those
powers, as well as all powers not inconsistent with the foregoing; and, in addition thereto,
shall possess all powers hereinafter specifically granted. All the authority thereof shall
have perpetual succession.

WHEREAS, the above referenced grant of power has been interpreted as affording all legislative
powers home rule constitutional provisions reserved to Oregon Cities. City of Beaverton v.
International Ass’n of Firefighters, Local 1660, Beaverton Shop 20 Or. App. 293; 531 P 2d 730,
734 (1975); and

WHEREAS, the Ashland Comprehensive Plan’s Housing Element contains goals and policies
intended to foster provision of stable housing opportunities for anyone seeking to live or work in
Ashland; and

WHEREAS, the Ashland Comprehensive Plan’s Housing Element addresses the regulations
within Statewide Land Use Planning Goal 10; and

WHEREAS, the City of Ashland 2017 Climate and Energy Action Plan (CEAP) identified that
regulation of new housing development was considered beneficial to be more resilient to climate
change impacts; and

WHEREAS, the original Comprehensive Plan Housing Element was acknowledged in 1983 and
contains language and data that is limited to specific time periods and conditions which are no
longer representative of existing conditions within the city; and

WHEREAS, the City of Ashland Housing and Human Services Commission considered the
recommended amendments to the Ashland Comprehensive Plan at a duly advertised public
hearing on November 15, 2018 and following deliberations, recommended approval of the
amendments by a unanimous vote; and
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WHEREAS, the City of Ashland Planning Commission considered the recommended
amendments to the Ashland Comprehensive Plan at a duly advertised public hearing on
November 27, 2018 and following deliberations, recommended approval of the amendments by a
unanimous vote; and

WHEREAS, the City Council of the City of Ashland conducted a duly advertised public hearing
on the above-referenced amendments on June 4, 2019; and

WHEREAS, the City Council of the City of Ashland, following the close of the public hearing
and record, deliberated and conducted first and second readings approving adoption of the
Ordinance in accordance with Article 10 of the Ashland City Charter.

WHEREAS, the City Council of the City of Ashland has determined that in order to protect and
benefit the health, safety and welfare of existing and future residents of the City, it is necessary
to amend the Ashland Comprehensive Plan in the manner proposed, that an adequate factual
basis exists for the amendments, the amendments are consistent with the comprehensive plan and
are fully supported by the record of this proceeding.

THE PEOPLE OF THE CITY OF ASHLAND DO ORDAIN AS FOLLOWS:

SECTION 1. The above recitations are true and correct and are incorporated herein by this
reference.

SECTION 2. Chapter VI, [HOUSING ELEMENT] of the City of Ashland Comprehensive
Plan is repealed.

SECTION 3 A replacement Chapter VI, [HOUSING ELEMENT] of the City of Ashland
Comprehensive Plan, is hereby adopted to read as follows: Attached as Exhibit A.

SECTION 4. Chapter XIII, [PLAN POLICIES & IMPLEMENTATION], sub-chapter VI
Housing, of the City of Ashland Comprehensive Plan is hereby amended to read as follows:

Chapter VI Housing
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DIVERSITY OF HOUSING TYPES

VI-1 Goal: Ensure a range of different dwelling types that provide living opportunities for

the total cross section of Ashland’s population.

Policy 1: Provide for a mix of housing types that are attractive and affordable
to a diversity of ages, incomes, household sizes, and household types.

Policy 2: Support accessible design and housing strateqgies that provide housing
options for seniors and for disabled persons.

Policy 3: Integrate housing with other compatible land uses through flexible
Zoning provisions.

Policy 4 Housing opportunities should be available to all residents without
discrimination and consistent with local, state, and federally
recognized protected classes under fair housing law.

Policy 5: Zone sufficient land at densities to accommodate an adequate supply

of housing by type and cost to meet population growth and projected
housing needs.
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Policy 6:

Promote methods to use or adapt the City’s existing housing stock to

Policy 7:

provide needed housing types.

Protect Ashland’s historic neighborhoods through programs and

Policy 8:

efforts that promote preservation, rehabilitation, and the use of
limited design review to maintain the quality of neighborhoods.

Use design standards to promote neighborhood compatibility and

Policy 9:

maintain consistency with the character of the surrounding built
environment.

Support the retention and development of rental housing.

PRODUCTION AND PRESERVATION OF AFFORDABLE HOUSING

VI-2 Goal: Support the creation and preservation of housing that is affordable to low and

moderate income households and that is commensurate with the incomes of Ashland’s

workforce.

Policy 10:

Encourage the preservation of affordable housing, including housing

Policy 11:

that is subject to a term of affordability, to avoid the net loss of safe,
healthy, affordable housing.

Utilize Ashland’s Housing Trust Fund and other financial incentives

Policy 12:

to encourage the creation and retention of housing for
homeownership or rent at a cost that will enable low and moderate
income families to afford quality housing.

Cooperate with for-profit and non-profit affordable housing

Policy 13:

providers in locating low and moderate income units in Ashland.

Work in partnership among various levels of government, public

Policy 14:

agencies, and non-profit organizations to address homeless and low-
income housing needs.

Provide for minimal off-street parking reqguirements in locations

Policy 15:

where it is demonstrated that car ownership rates are low for resident
populations in order to help reduce housing costs and increase
affordability and where the impact on neighborhoods allow.

Consider prioritizing permitting processes for affordable housing

Policy 16:

developments, multifamily rental housing, and other needed housing
types as documented in the Housing Needs Analysis.

Discourage demolition and conversion of needed housing types as

identified by the Housing Needs Analysis.
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Policy 17: Evaluate the cost of public infrastructure in relation to the impact on
the cost of housing.

ENVIRONMENTAL STEWARDSHIP AND SUSTAINABILITY

VI1-3 Goal: Encourage the development of housing in ways that protect the natural
environment and encourage development patterns that reduce the effects of climate
change.
Policy 18: Development standards shall be used to fit development to
topography, generally following the concept that density should
decrease on physically and environmentally constrained lands.

Policy 19: Promote infill and compact development patterns to encourage
housing affordability, maximize existing land resources, and conserve
habitat and environmentally sensitive areas.

Policy 20: Promote building and site design that supports enerqgy efficiency,
renewable energy generation, and water conservation in new
residential developments.

Policy 21: Ensure that city housing efficiency policies, programs and standards
support the implementation strategies and actions described in the
Ashland Climate and Enerqy Action Plan.

DATA, INVENTORIES, PROJECTIONS, AND PERMITTING

VI-4 Goal: Forecast and plan for changing housing needs over time in relation to land
supply and housing production.

Policy 22: Maintain a data base that includes, measurement of the amount of
vacant land and land consumption, housing conditions, land use, land
values, and any other pertinent information.

Policy 23: Encourage development of vacant land within the City Limits, while
looking to the lands within the Urban Growth Boundary to provide
sufficient land for future housing needs.

Policy 24: Coordinate growth management planning with other jurisdictions in
the region to accommodate expected residential growth and
anticipated demand for different types of housing.

Policy 25: Strive to minimize the time taken to process land use and building
permits so that the intent of state and local laws is fulfilled with the
greatest possible thoroughness and effectiveness
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SECTION 5. Severability. The sections, subsections, paragraphs and clauses of this ordinance
are severable. The invalidity of one section, subsection, paragraph, or clause shall not affect the
validity of the remaining sections, subsections, paragraphs and clauses.

SECTION 6. Codification. Provisions of this Ordinance shall be incorporated in the City
Comprehensive Plan and the word “ordinance” may be changed to “code”, “article”, “section”,
or another word, and the sections of this Ordinance may be renumbered, or re-lettered, provided
however that any Whereas clauses and boilerplate provisions (i.e. Sections 1, 5-6) need not be
codified. In preparing this ordinance for publication and distribution, the City Recorder shall not
alter the sense, meaning, effect, or substance of the ordinance, but within
such limitations, may:

(@) Renumber sections and parts of sections of the ordinance;

(b) Rearrange sections;

(c) Change reference numbers to agree with renumbered chapters, sections or other parts;

(d) Delete references to repealed sections;

(e) Substitute the proper subsection, section, or chapter numbers;

(f) Change capitalization and spelling for the purpose of uniformity;

(9) Add headings for purposes of grouping like sections together for ease of reference; and

(h) Correct manifest clerical, grammatical, or typographical errors.

The foregoing ordinance was first read by title only in accordance with Article X,
Section 2(C) of the City Charter on the day of , 2019,
and duly PASSED and ADOPTED this day of , 2019.

Melissa Huhtala, City Recorder

SIGNED and APPROVED this ___ day of , 2019.

John Stromberg, Mayor

Reviewed as to form:

David Lohman, City Attorney
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Chapter VI
Housing

6.01 Introduction

The City's Housing Element is an important part of the overall
Comprehensive Plan, as housing makes up the largest land use in an
urban area. Cities have taken various roles in housing, ranging from
the active role of being a direct housing provider and landlord to one
of simply allowing the housing market to freely determine what
should occur in a given area with very little regulation. The role that
the City of Ashland has traditionally taken includes enacting
policies that seek to temper the fluctuations of the market through
zoning land to accommodate a variety of housing types. These land
use policies aim to preserve the unique character of the City and
enhance the quality of life which continues to draw families and
individuals to Ashland. The City does not see itself as a provider or
major developer of housing, but does recognize the impact that its
policies and land use ordinances will have on land availability,
development review, and the construction of housing types which

will be used to meet the City's housing needs and the requirements

of State of Oregon’s planning guidelines. Statewide Planning Goal

10 requires that:
Buildable lands for residential use shall be inventoried, and
plans shall encourage the availability of adequate numbers of
housing units at price ranges and rent levels which are
commensurate with the financial capabilities of Oregon
households and allow for flexibility of housing location, type,
and density.

The City has a responsibility to inventory its land and ensure that
the proper amount of land is available to accommodate the various
housing needs in the City, and that its land use ordinances are broad
enough to allow for variation in housing type and density.

In evaluating housing needs the City must be aware of changing
demographics and provide for the full cross-section of age, income
and household sizes. Changing demographics, projected population
growth, household sizes, condition and type of existing housing

stock, and fluctuations in housing market demands, are all factors to
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be considered in planning for Ashland’s future housing mix to
ensure that the supply of appropriately zoned land is available to
accommodate the housing needs of Ashland residents.

Total population growth offers only a very crude insight into
future development. What will most determine future
development patterns is the intersection between growth in
specific population’s segments and the available supply that
is attractive to those segments..... An important determinant
of the... [arrangement]of new housing supply has been the
extent to which the existing housing stock matches or, most
importantly, fails to match, the demands of growing numbers
of households.” (Myers and Pitkin, 2006)*

! Myers, D. and Pitkin, J. 2006. U.S. Housing Trends, Generation Changes the

6.02 Historical Trends

As stated in the introduction to the Population Element; Population
Projections and Growth, “A community’s population change
constitutes an important part of a comprehensive plan [as] housing,
economic growth, public services, and land requirement projections
are based on population size and characteristics.” The population
of the City of Ashland historically has been measured using census
population counts and the percentage of Ashland’s population in
proportion to the County’s population. The Population Element of
the Comprehensive plan, using those measures, as well as birth
rates, death rates and migration rates, projected that Ashland’s
population will grow at rate of 0.75% annually. In 2015 the City
began utilizing population counts and estimates based on the
Portland State University (PSU) Population Research Center’s
Coordinated Population Forecast, which estimates that the City’s
population will grow at rate lower than that of previous estimates.
The PSU report notes an annual average growth rate of .4% from
2018-2043.

Outlook to 2050.
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HISTORIC AND FUTURE POPULATION GROWTH GRAPH
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Household Size

The number of persons per household increased steadily from 1940
to 1960, reaching a high of almost three persons per household by
the 1960 Census. Since that time the average household size has
declined steadily, dropping from 2.84 persons per household in
1970, to 2.36 in 1980, and to a low of 2.03 persons per household

2 U.S. Census Bureau: Profile of General Population and Housing
Characteristics: 2010 Demographic Profile Data.

by 2010.2 PSU’s Coordinated Population Forecast expects persons
per household to decline further, as “smaller household size is
associated with an aging population in Jackson County and its sub-
areas.”® Conversely, while the number of persons per household has
declined, average square footage of a single family housing unit has
increased. For example, Census data reports that the average square
footage of a single family housing unit in the U.S. was 1,660 square
feet in 1973 and had grown to 2,392 square feet by 2010. While
housing units within the City of Ashland did not exhibit such large
increases in square footage in that same period, Ashland did see a
modest increase in square footage over the same period. These
increases in the size of homes, coupled with a reduction in persons
per household, resulted in a net increase in square footage per

person.
Housing Stock

The City's housing stock has grown at varying rates throughout the
City’s history and is influenced by several factors. These factors

include land value and availability, housing market fluctuations,

3 Population Research Center; PSU: Coordinated Population Forecast 2015
Through 2065.
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income, age, household size, household composition, immigration,
economic conditions, and employment options, just to name a few.
The City’s housing stock is also impacted by the Southern Oregon
University student population. Table VI-1 shows the change over
time in population, persons per household, and household tenure.
While past housing trends alone cannot be used to accurately predict
future housing trends, a comparison of data over long periods of
time can be valuable to show trends which have existed, or which
are occurring, that may impact the development of future needed

housing types.

TABLE VI-1

HOUSING AND POPULATION DATA

YEAR 1940 1950 1960 1970 1980 1990 2000 2010
PERSONS 4774 7,739 9,119 12,342 14922 16234 19522 20,078
HOUSING 1,785 2,747 3,043 4337 6312 7,204 9,050 10455
UNITS

PERSONS PER  2.675 2817 2997 2846 2.364 2.14 2.14 2.03
HOUSEHOLD

% OWNER Not 63.7% 66.7% 57.7% Not 52% 52.2%  51.6%
OCCUPIED Available Available

US Department of Census: 1940-2010

4 2006-2010 ACS 5-yr. estimates: Percentage of owner-occupied housing units
in the U.S. was 66.6%, 2010 Census: percentage of owner-occupied housing
units was 51.9 for Medford and 62.6 for Jackson County.

While it is anticipated that future population growth will be
moderate to slow in comparison with surrounding areas, it is
expected that future growth in housing units will continue to rise, as
the number of persons per household continues to drop. Another
trend is the decrease in the percentage of owner occupied
households since the 1960’s. Table VI-1 shows that the percent of
owner-occupied housing has dropped steadily from 66.7% in 1960
to 51.6% in 2010. The percentage of owner-occupied housing in
Ashland has dropped below that of Jackson County, the State of
Oregon, and the United States as a whole®.

Table VI-2 shows the difference in the development of various
housing types over time in Ashland. In 1970, single-family detached
units accounted for almost 77% of all the units in Ashland, by 1980,
single-family detached units accounted for only 64%. Multi-family
units rose from 21% to 33% in the same period. Between 1980 and
2010 the level of multi-family development stagnated, and the

percentage of multi-family housing decreased to 26.6%° of the

5 This percentage does not entirely represent a loss of multi-family units but is
somewhat reflective of the margin of error (+/- 1.5%) in data from Community
Survey versus decennial census data.
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overall housing stock. This ratio mirrors the 1970’s housing mix
due to the development of single family units outpacing that of
multi-family units.

TABLE VI-2
HOUSING MIX 1970-2010
Year 1970 1980 1990 2000 2010
Single-Family 76.8% 63.7% Not 65% 71.9%
Detached/Attached Available
Multi-Family 2+ Units 21.3% 33.3% 32% 26.6%
Mobile Homes 1.9% 3.0% 2.4% 1.5%

US Department of Census; Portland State University Center for
Population Research.

Age of Housing Stock

The City maintains a large percentage of its historic housing stock.
Out of the 1,785 housing units existing in 1940, 1,526 of those units
still exist today and are still used for housing. The majority of these
homes are located within Ashland’s designated historic districts.
The historic housing stock contributes to the character of the
community and are recognized as cultural resources worthy of
preservation under the National Historic Preservation Act of 1966
through their inclusion in districts listed on the National Register of
Historic Places. Chart VI-1 shows a breakdown of housing stock by

age. This chart shows both the fluctuations in housing construction
by decade as well as the high percentage of housing stock which was
built prior to the adoption and implementation of current energy and
Americans with Disabilities Act building code requirements. Older
housing stock may require energy efficiency and/or accessibility

upgrades to continue to meet future housing needs.

CHART VI-1
HOUSING STOCK BY YEAR BUILT
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6.03 Income and Housing

A major determinant of the housing types that will be desired in the
City of Ashland is the income range of existing and new occupants
of Ashland. Table VI-3 shows estimates of income by percentage

of population in Ashland using census data.

home value was less than twice the annual median income in 1970.
Three decades later the median home value is nearly ten times

greater than the annual median income.

CHART VI-2
INCOME AND HOUSING COST ALL MEASURES 1970-2010
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TABLE VI-3
HOUSING MIX 1970-2010
Number of Percentageof  Numberof Percentage of
Households Households Households  Households
(2000) (2000) (2010) (2010)
All Households 8,552 100% 9,339 100%
Less than $10,Dﬂﬂ 1,173 13.7% 906 9.7%
$10,000-514,999 918 10.7% 677 7.2%
$15,000-524,999 1,300 15.2% 1,203 12.9%
$25,000-534,999 1,090 12.7% 1,286 13.8%
$35,000-549,000 1,141 13.3% 1,490 16.0%
$50,000-574,999 1,309 15.3% 1,553 16.6%
$75,000-599,999 789 9.2% 799 8.3%
$100,000-$149,999 545 6.4% 819 8.8%
$150,000-$199,999 166 1.9% 294 3.1%
$200,000 or More 121 1.4% 332 3.6%
Median Household Income $32,670 $40,140

The disparity between the increase in median home value and
income growth is shown in the Chart VVI-2. The value of homes in
Ashland has been increasing at a rate that has been dramatically

greater than that of median incomes in the Ashland area. The median

150,000
111,200
100,000
62,300 49,647 52,940
50,000 /
14,60 13,248 po 40,772
8,303 P__/B.‘_”E‘__’_m’_’.

17,484

1970 1980 1990 2000 2010

—e—Median Household Income Median Family Income Median Home Value

For rental units, to be considered within financial means of the
tenants it expected that no more than 30% of a household’s monthly
gross income should be applied toward rent (Department of Housing
and Urban Development definition of housing cost burden). The

graph below (Chart VI-3) illustrates the increasing percentage of
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household income that is applied toward rent for both median
income and low income households. The changes demonstrate that
for low income households (defined by HUD and the Census Bureau
as those earning below 50% of gross median income) housing cost
burden has been growing at a faster rate than for median income
households. If the historic rates of increase for both home values
and rental amounts continue to increase at a rate greater than that of
incomes, housing cost burden for all populations will continue to

rise.

As can be seen by the figures throughout this section, an increasing
proportion of Ashland's population does not earn enough to afford
to purchase a median valued home. Consequently, much of the
population falls in the income range that necessitates renting; either
single family rentals, apartment rentals, subsidized housing or
mobile homes in parks. Very low income households can only
afford rental housing which is offered below fair market value or
housing which is subsidized. These housing types have traditionally
not been provided directly by the City, but rather by affordable
housing providers and the private market.

For households earning the median income or below there are very
few housing options in the City that are affordable for purchase.
The primary purchase housing options affordable for households
earning median income or below are condominiums, townhouse

units, cottage housing units, or mobile homes in parks.

CHART VI-3
RENT AS A PERCENTAGE OF INCOME 1970-2010
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40% 36% B
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M Rent as a Percentage of income for households earning the Area Median
Income (100% AMI)

Rent as a percentage of income for low income households (50% AMI)

While it is important to discuss housing types in Ashland, it is
difficult to accurately predict how the marketplace will allocate
housing units. Therefore, it is necessary for the City to provide an

7
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adequate supply of appropriately zoned land to accommodate a
variety of housing types as well as to support innovative actions.
The marketplace will then be the significant factor in determining
which type of housing will be built in various zones, consistent with

zoning densities, design standards, and neighborhood compatibility.
Section 6.04 Housing Types

Various housing types each have a place in Ashland in providing
for housing need and demand. This section defines each of these
distinct housing types. The demand for, and distribution of, each

specific housing type is discussed in section 6.05.

Detached Single-Family Homes: A detached structure containing
one dwelling unit located on its own lot. Detached single-family
homes make up the largest percentage of housing in Ashland.
However, changes in development standards may alter this
situation, as discussed below. Single-family homes will continue
to be built and are encouraged in conjunction with other housing
types, especially in residential subdivision developments.
Alternatives to the conventional subdivision home, such as zero

lot-line homes, or small cottages on small lots in developments

with common open space, should help reduce the cost of some
units. Manufactured homes or modular prefabricated dwellings
can also be used as single family homes on single family lots.

Attached Single-Family Homes: Attached Single Family homes
are units which are attached by 1 or 2 walls, but are located on
individual parcels. Since they are attached by one or two walls,
there are some savings over the same square footage built as
detached units. Therefore, attached single-family houses are one
of the major components of Ashland's housing strategy. They
should be allowed in most un-developed portions of the City as an
out-right permitted use, along with single-family detached housing.

Townhouses and Condominiums: Townhouses differ from multi-
unit apartments in that each individual living unit is contained in a
separate structure, attached by common walls to other structures on
separate privately owned parcels or lots. These units are usually
grouped in clusters of three or more and are associated with higher
density developments. Townhome and condominium developments
are a housing type where the City will see higher densities. They
have the advantage of providing greater privacy and sometimes an

opportunity for individual ownership. Very attractive and desirable
8



Housing Element

Adopted 2019

City of ASHLAND, OREGON
COMPREHENSIVE PLAN

homes can be built as townhomes or condominiums. These housing
types may be used as moderate to high cost rental units, and as
purchase units offer a wide variety of price points in residential

subdivision developments or condominium developments.

Cottage Housing: Cottage housing units are small dwellings
grouped around a common open space which maintain a visual and
pedestrian connection between the residences. Cottage housing
developments can consist of as few as three or as many as twelve
units developed as a cohesive plan for the entire site. Cottage
housing is typically built upon partially vacant and undeveloped
properties within established residential zones. Cottage housing
developments allow an increased density due to the smaller unit
sizes and are a lower-cost alternative to traditional detached single

family housing on individual lots.

Mobile or Manufactured Homes in Parks and in Developments:
This housing type forms an insignificant part of Ashland's housing
stock at present, and is expected to continue to be a small percentage
in the future. Mobile homes are structures that are constructed for
movement on public highways that have sleeping, cooking, and
plumbing facilities that are intended for human occupancy, that are

being used for residential purposes, and that were constructed
between January 1, 1962 and June 15, 1976, and met the
construction requirements for Oregon mobile home law in effect at
the time of construction. Manufactured homes are similar to Mobile
homes delineated above, but were constructed in accordance with
federal manufactured housing construction and safety standards and
regulations in effect at the time of construction. Manufactured
homes are typically located in parks but can be sited on single family
lots. This housing type can be built to a wide variety of
specifications and its method of prefabrication can lead to greater
efficiencies in both time, materials, and energy efficiency.
Manufactured housing, both on lots and in manufactured dwelling

parks, can assist in offering lower-cost ownership opportunities.

Realizing that the marketplace may demand manufactured housing,
and mobile homes, land should be zoned to accommodate
manufactured home developments. The City’s multifamily
residential zones are the areas which can most readily accept mobile
or manufactured housing at densities relatively consistent with

typical manufactured dwelling parks. Manufactured homes located
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on individual lots can be accommodated within the City’s single

family residential zones.

Accessory Residential Units (ARUs) (Also called Accessory
Dwelling Units, ADUs): An accessory residential unit is a small
secondary dwelling unit located on a property where the primary use
is a single family dwelling. The ARU can be either attached to, or
located within a single family dwelling, or in a detached building
located on the same lot. ARUs are allowed in most residential areas
as an out-right permitted use and provide additional rental housing

stock for small households.

Multi-family, multi-unit apartments: Multi-unit apartments refer
to those dwelling units in a structure or grouping of structures
containing two or more rental dwelling units located on one lot.
These have the advantage of relatively low construction cost and
relatively high density which provides for a more efficient use of
land. Densities in this type of apartment usually range from 13.5-
20 dwelling units per acre in Ashland. Ashland will use the R-2 and
R-3, or Multi-Family Residential zones, to meet the housing needs
for this type of housing. Additionally, multi-unit apartments can also

be developed in conjunction with commercial developments as

mixed-use projects with commercial uses on the ground floor and
residential uses above. The inclusion of apartments within
commercial developments can accommodate residential densities of
15 units per acre to 45 units per acre or more, depending on unit size.
Ashland’s commercial zones with residential overlays, such as E-1
and C-1 zoned properties, are well suited for such mixed-use
developments. The user and income groups in multi-family
apartments would include households of all ages, compositions and
sizes, from those with the lowest incomes (30% of the Area Median
Income or less) through those earning 120% of Area Median Income

and above.

Group Housing and Senior Housing: Group housing is
characterized by the long-term residential occupancy of a structure
by a group of people. The size of the group typically is larger than
the average size of a single family household. Group housing
structures do not include self-contained units but rather have
common facilities for residents including those for cooking, dining,
social and recreational, and laundry. Residential care homes,
residential care facilities, senior living and senior care facilities, and

room and board facilities are types of group living.

10
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Residential Care Homes: A residential treatment or training or
adult foster home licensed by or under the authority of the state

department defined in various Oregon Revised Statutes.

Residential Facility: Residential facilities provide housing and care
for 6-15 individuals who need not be related as defined by the
Oregon Revised Statutes for alcohol and drug abuse programs and
for persons with disabilities. Staff persons required to meet State-
licensing requirements are not counted in the number of facility

residents and need not be related to each other or the residents.

Room and Board Facility: Group living establishment located in a
dwelling or part thereof, other than a travelers’ accommodation or
hotels where lodging, with or without meals, is provided for
compensation for a minimum period of 30 days. Personal care,
training, and/or treatment is not provided at a room and board
facility. Examples include dormitories, fraternities, sororities, and

boarding houses.

Senior Housing: Housing designated and/or managed for persons
over a specified age. Specific age restrictions vary, and uses may

include assisted living facilities, retirement homes, convalescent or

nursing homes, and similar uses not otherwise classified as

Residential Homes or Residential Facilities.

Government  Assisted  Housing/''Subsidized  Housing:
Government assisted housing is housing that is financed in whole or
in part by either a federal or state housing agency or a local housing
authority as defined by the Oregon Revised Statute, or housing that
is occupied by a tenant or tenants who benefit from rent supplements
or housing vouchers provided by either a federal or state housing

agency or a local housing authority.

Universal Housing/Universal Design: Universal housing, also
known as Universal Design, is not a specific a housing type, but
refers to the design of products and environments to be usable by
all people without the need for adaptation or specialized design.
Universal housing refers to homes that are practical and flexible,
meet the needs of people of different ages and abilities over time,

and helps facilitate independent living for persons with disabilities.

11
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6.05 Estimating Housing Demand

In order for the Housing Element to more accurately reflect
housing demand over time, housing demand data are contained in
the Housing Needs Analysis. The Housing Needs Analysis is
regularly updated to reflect the changing real estate market,
population, and demographic conditions within the City of
Ashland. The City of Ashland Housing Needs Analysis is adopted
by the City Council as a technical supporting document to the

Comprehensive Plan.

The methodology used to estimate future housing demand is more
fully described within the Housing Needs Analysis. In general, a
projection of housing needs utilizes a methodology based on
several factors including: population changes (births, deaths,
migration), age and income demographics, demographic trends,
housing tenure, housing costs, and available housing types. In
some cases, estimating housing need may include a review of
historic housing production trends then projecting those trends

forward. However, because past development trends may not have

been meeting housing need, a simple projection of historic trends

may not provide a complete picture of future housing needs.

Housing Demand by Type and Cost

The housing market is not static. Consequently, future housing
needs are not expected to be the same as the needs of the previous
planning period. Changing lifestyles and demographic composition
of the community will lead to a wide variety of housing options such
as single family homes on individual lots, cottage housing
developments, accessory residential units (accessory dwelling
units), townhomes, senior housing, assisted living, manufactured
housing, and a variety of rental housing types including, duplexes,
triplexes, and apartment complexes. For the purposes of estimating
demand for various housing categories, by type and by cost, with
consideration to the historic and current income and housing tenure

trends, four general types of housing demand are assumed.

Single Family Housing (Detached and Attached): Single family
residential units provide ownership and rental housing stock for
family households as well as unrelated individuals sharing a home.
Single family residential dwellings include single homes on

12
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individual lots, cottages within a cottage housing development, and
attached townhomes. Single family housing is found throughout
the City in all residential zones.

Multiple Family Housing: This housing type can accommodate the
broadest housing needs within the City and includes condominiums,
duplexes, triplexes, apartment complexes, and mixed-use
developments with residential dwellings above a commercial
ground floor. As can be seen in comparing Chart VI-4 with Chart
VI-5, the percentage of multiple family housing stock needs to be
increased to meet the demands of the City’s residents for a moderate
priced housing option®. Multiple family housing can be located in
several zones throughout the city including multiple-family zones,
and all employment and commercial zones with a residential
overlay. Additionally, Accessory Residential Units (ARUSs) provide
rental housing opportunities within single family residential zones.
Based on past housing tenure and income trends, multiple family
housing has been and will continue to be a highly sought-after

housing type that will serve much of the City’s population.

8 This conclusion is based on data on household income levels and housing stock taken from the
2012 Housing Needs Analysis.

Government Assisted Housing/*'Subsidized™ Housing: This
housing type is in high demand as it serves a need unmet by the
private market — that is, the housing needs of low-income, extremely
low-income, and special needs populations. Government assisted
housing is primarily comprised of multiple family rental units
developed with federal or state funding, and can be found primarily
in multi-family zones. Low and moderate income ownership
housing units have been developed within the City using direct
government subsidy and include condominiums, townhomes, and
single family homes within single family residential zones. While
government assisted housing types are a highly sought after housing
type they represent only a fraction of all multi-family housing stock
within the City

Manufactured Housing: This housing type provides for low and
moderate-income purchase homes. The population which falls into
this category includes many of those households occupying rental
housing at any given time. Due to escalating housing costs low and

moderate income populations seeking ownership will most likely be

13
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in the market for manufactured homes in parks. This housing type
has been decreasing as a percentage of the City’s overall housing
stock for a number of decades for a variety of reasons. However,
this housing type may need to be accommodated through City
policies to incentivize the market to retain existing and provide more
of this housing choice. Furthermore, manufactured housing has
changed substantially over the decades, incorporating green
building technologies and materials, and offering greater energy
efficiency. Such changes in the design and construction of
manufactured housing may prove to be an economical and

environmentally conscious choice for homeowners over time.

Housing Demand in Different Zones

Assuming that each type of housing would be provided in several
zones, an estimate of total housing demand in each zone is provided

in the Housing Needs Analysis.

Subsidized Housing — The type of subsidized housing developed
depends primarily on the requirements and type of the subsidy,
provided. Most subsidized housing is higher-density apartments

and therefore the majority of this housing type would be met in the

City’s multifamily zones (R-2and R-3).

CHART VI-4
HISTORIC HOUSING MIX
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CHART VI-5
FUTURE HOUSING MIX
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Rental Housing - Rental housing occurs across all housing types
within the City. In Ashland there are single-family homes which
have been built primarily for the purpose of renting. About 27% of
the single-family housing stock was used as rental housing in 1970.
According to the 2012-2016 ACS, 46 % of all occupied housing
units in Ashland are renter occupied, while only 13.3% of housing
units are in structures consisting of 5 units or more, indicating that
there continues to be a large percentage of single family homes in
the rental housing pool. Assuming that this practice will continue
in the single-family detached housing market, and in the attached
townhouse and condominium markets, then it is estimated that about
40% of this rental demand would be met in multifamily residential
zones, 30% in the townhouse zone (R-1-3.5), and another 30% in the
single-family residential zones. Specifically, rental units in the
single family zones are anticipated to be provided in smaller less
expensive housing units, cottages, and Accessory Residential Units

with the owner occupying one unit and renting the second unit.

Moderate Cost Purchase Housing - The moderate cost purchase
units are also spread across several zones. It is estimated that the

majority of new units addressing this demand will be in medium and

high density zones, such as townhomes and condominiums, as well
as within cottage housing developments within the single-family

residential zones.

High Cost Purchase Housing- Most of the high cost housing would
involve single family detached homes on individual lots with lower
residential densities (e.g. 5 units per acre). As such, we would
expect that 50% of this demand would be met in the single-family

residential areas and 50% in the low-density residential areas.

6.06 Estimating Land Needs

Future availability of housing in Ashland will be heavily
influenced by the availability of land for development. In
accordance with Oregon’s statewide planning goals, a local
government shall demonstrate that its comprehensive plan or
regional framework plan provides sufficient buildable lands within
the urban growth boundary to accommodate estimated housing
needs for 20 years. The City should therefore ensure that there is
sufficient land set aside for the development of housing to meet the
needs of the population. In general, there should be at least a five

years’ supply of land for each comprehensive Plan Designation
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within the City limits and a 20-year supply within the Urban
Growth Boundary.

The most recent adopted Buildable Lands Inventory details the
methodology that the City used to estimate its land needs, based on
the number of housing units necessary to meet the current and
future needs for residential development, future population growth,
and demographic forecasts. The estimate of future land needs will
invariably take into account the changing demographics of the
Ashland community in relation to the population’s housing needs.
To ensure an adequate supply of needed housing types, the City
may enact policies to increase, protect, and preserve land set aside
to accommodate identified needed housing types. Historically the
City’s demand has primarily been for single family detached and
attached housing. However, over time both the need and demand
for multi-family and government assisted housing has increased.
Similarly, consumption of multi-family zoned land for single
family attached and detached housing has reduced the supply of
land available for these needed housing types. As is shown in
table VI-5, in section 6.4, single family housing made up a
majority of the historic housing stock within the City at 77%. The

housing mix needed to accommodate Ashland’s changing
demographics would increase the percentage of multi-family
housing from 22% to 32% while decreasing the City’s overall

percentage of single family housing to 66%.

The Residential Land Supply Table, an appendix to the Buildable
Lands Inventory, details the number of acres necessary to
accommodate needed housing types in each comprehensive plan

designation.
Regional Plan Coordination

Regional Problem Solving (RPS) is a term identified in Oregon
Revised Statute (ORS 197.652-658). The statute specifies that
“Local governments and those special districts that provide urban
services may enter into a collaborative regional problem-solving
process. A collaborative regional problem-solving process is a
planning process directed toward resolution of land use problems

in aregion.”

Various entities within Jackson County were identified as potential

stakeholders within the regional planning process, and invitations
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were extended to every incorporated jurisdiction, school

district and irrigation district in the planning area, plus the
Medford Water Commission, the Metropolitan Planning
Organization, Rogue River Valley Sewer Services, Rogue Valley
Transportation District, and the appropriate state agencies. Invitees
chose to exercise different levels of participation and responsibility
within the planning process.

The Regional Plan establishes a system to guide long-term
planning for the next 50 years in the Greater Bear Creek Valley.
The plan designates approximately 8,529 acres of urban reserves
for the cities of Ashland, Central Point, Eagle Point, Medford,
Phoenix, and Talent to accommodate urban growth to the year
2060. The plan also establishes an Agricultural Task Force and an
agricultural buffering program, commits the region to developing
at certain minimum densities and in mixed-use/pedestrian friendly
form, and requires conceptual land use and transportation planning

to be conducted prior to UGB amendments.

The Regional Plan developed and adopted through the Regional
Problem Solving (RPS) required the development of a regional
housing strategy. The Regional Plan was acknowledged on March

7, 2013. The requirement in the Regional Plan is broad and does
not specify what a housing strategy would include. The

requirement is as follows:

Participating jurisdictions shall create regional housing
strategies that strongly encourage a range of housing types
throughout the region within 5 years of acknowledgement of
the RPS Plan.

Six communities and Jackson County signed the RPS: the cities of
Ashland, Central Point, Eagle Point, Medford, Phoenix, and
Talent. Together, they are the local governments that implement
the plan. The requirement is that participating jurisdictions create
regional housing strategies. It is both appropriate and desirable that
local governments establish their own strategies and think
regionally about strategies. The RPS communities will coordinate
to ensuring alignment among regional strategies that are adopted

by several local governments.
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6.07 Development Standards

The City's development standards also have an impact on the
provision of housing and on the expense of each house. In the
past, conventional subdivision development has resulted in
attractive but sometimes monotonous neighborhoods. At the
present time, the cost of developing land is usually too high for
moderate-cost housing to be located in areas that are zoned for
5,000-10,000 square feet lot sizes. Also, because of the changes in
housing patterns and market perceptions, conventional subdivision
regulations no longer can accommodate the full range of housing
types and residential environments desired in the marketplace. As
a result, Ashland has adopted a flexibility in subdivision regulation
which emphasizes quality of life, overall density, and compatibility
with surrounding neighborhoods. Additionally, the City has
adopted standards to allow cottage housing developments to
provide opportunities for creative, diverse, and high quality infill
development that preserves the scale and character of existing
single-family neighborhoods. Cottage housing offers a choice for
those needing moderately priced home ownership opportunities

within units that are of a size and function suitable for a single

person or small families. Cottage housing is generally considered
more affordable because of substantially smaller unit and lot sizes.
A variety of housing types can be developed with these flexible
subdivision standards. Flexible standards should continue to be
used where development occurs in neighborhoods, which have
largely been developed under subdivision standards and for minor
land partitioning needs.

6.08 Climate & Energy, Transportation and

Housing

The consumption of natural resources is a very important topic for
the Ashland community. Many policies have been implemented
which address the reduction of energy usage and promote a
reduction in a historic reliance on automobiles and automobile
oriented communities. The City of Ashland’s Climate and Energy
Action Plan lays out a foundation for the City of Ashland to “reduce
its emissions and improve its resilience to future impacts of climate
change on its environment, infrastructure, and people”. Arguably,
there is no stronger correlative relationship than the relationship

between energy, transportation, and housing. The residential sector
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uses more energy than any other in Ashland. Similarly, the impact
of housing availability and affordability impacts the inflow and
outflow of residents by means of transportation including
automobile, bus, or bicycle. Lastly, the impacts of transportation
costs upon U.S. households is nearly equal to housing costs in some
instances, making those two areas the biggest expenses in the

budgets of American households.’

Neighborhood design can promote a reduction in energy use by
encouraging trips by bicycle and foot. The City of Ashland has long
worked to maintain a compact urban form and provide multimodal
transportation options that allow residents to use less energy and
spend less on transportation costs, whether by making fewer or
shorter car trips, or by using other less expensive modes of
transportation like bicycling, walking, or transit. However, the City
recognizes that due to topographic constraints such as steep slopes,
transit routes, and the aging of Ashland’s population, the full range

of multi-modal options may be limited for some households.

7 Lipman, Barbara J., Center for Housing Policy, “A Heavy Load, The
Combined Housing and Transportation burden of Working families”, October,
2006. (pg. 5) https://community-wealth.org/sites/clone.community-

Transportation costs typically represent the second highest
household expense, following housing. It is anticipated that
efficient urbanization and improved multi-modal transportation
options will result in a decrease in transportation costs. By
decreasing transportation costs, the City can improve the overall
affordability and livability of Ashland.  Workers who routinely
commute to work put added strain on both the environment, through
the production of pollution and the demand for fossil fuels, and
public infrastructure such as roadways and parking. The more
functions of day-to-day life that can occur at the neighborhood level,
the greater the savings in energy. This type of development shall be

encouraged.

Encouraging energy efficiency and green building practices in
housing can reduce overall housing costs by lowering consumption
and the expenses of utilities such as gas, electricity, and water.
These actions can help to enhance the policies identified in the
Energy Element of the Comprehensive Plan, thereby reinforcing

Ashland’s commitment to conservation of resources. Older housing

wealth.org/files/downloads/article-lipman.pdf
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tends to be less energy efficient as older housing stock was built to
different construction and energy efficiency standards than exist
today. New housing is constructed to higher energy efficiency
standards often featuring a tighter building envelope and
incorporating additional energy saving features such as passive solar
design. Promoting greater energy efficiency in the existing housing
stock can help to maintain the stock of more moderately priced older
housing, while incentivizing energy efficiency in new construction
can serve to offset long term energy usage and promote overall

community conservation.

Due to numerous factors including livability, the high cost of
housing, low vacancy rates, as well as Ashland’s success as a
tourist destination, many of the people who work in Ashland live
outside of the city. Given the small geographic size of the Rogue
Valley, the regions encompassing Medford and Ashland often
function as one regional market for both housing and employment.
Consequently, while many Ashland employees reside outside of

the City the savings realized through reduced housing costs are

8 2012 Housing Needs Analysis, pg. 22,
https://www.ashland.or.us/S1B/files/Adopted _2012-2040 HNA.pdf

often offset by increased transportation, environmental, and public
facilities costs which are borne not just by the individual household
but by the community as a whole. ® When families and
individuals devote ever-increasing amounts of time, energy, and
resources, commuting to and from their residences and places of
employment, community and family engagement must bear the
cost. Similarly, individuals who do not live within a community
have more challenges to contribute to the fabric and economy of
that community in the same ways and to the same extent as the
residents of that community. These opportunity costs can
negatively impact the community in a myriad of less overt and

measurable ways.
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6.09 Assumptions

Ashland will continue to increase in the number of housing units
commensurate with population growth. Existing, older residential
neighborhoods will experience relatively few shifts in housing types
and styles. New housing areas are expected to contain housing types
other than single-family residential detached units, and much of the
City's new housing demands will be met by attached units in
residential subdivision developments, and housing in higher
densities than experienced in the past, such as townhouse
developments, apartment complexes, accessory residential units,
and cottage housing. Rising land costs and smaller households
could result in housing units with relatively small living spaces in

each unit compared to past housing.

Ashland’s population is expected to grow at less than one half
percent per year over the forecast period. As a community with
high housing costs, Ashland is not expected to experience an influx
of residents at a rate comparable to the rest of Jackson County or
the State of Oregon. Ashland’s share of the total countywide

population is forecast to decline.

The aging of Ashland and the County’s population is expected to

continue throughout the forecast period. An aging population will
necessitate the renovation of existing housing, and development of
new housing, that is accessible and promotes aging in place safely

and independently.

Ashland is expected to continue to have relatively small household
sizes of two people per household or less. Smaller household sizes
are associated with the aging of the population in both Ashland and

the rest of Jackson County.

The mix of housing types and lot size are major factors in
determining how much land is required to accommodate future
housing growth. In response to decreasing household sizes, and as
smaller units are generally more affordable than larger units,
smaller housing units are expected to be an increasingly preferred

housing choice of residents in the future.

Although the City does not have a great amount of vacant land for
housing, key locations offer potential for significant infill and

redevelopment including mixed-use opportunities in key locations.
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Over half of Ashland’s existing housing stock was built prior to
1980. Often older homes can be more expensive to maintain and
rehabilitate. Although Ashland’s housing stock is older, most
homes remain in relatively good condition. Ashland’s high
housing prices within designated historic districts indicate the age
of the homes may be an appeal rather than a drawback of the
housing stock. It is assumed that most of the existing housing stock

will be maintained over the planning period.

Rents and purchase prices have tended to grow at a significantly
faster rate than area incomes, consequently the number of
households overburdened by housing costs, or needing subsidized

housing, is expected to increase over time.
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6.10 Goals and Policies

DIVERSITY OF HOUSING TYPES (6.10.01)
(1) Goal: Ensure a range of different dwelling types that

provide living opportunities for the total cross section of

Ashland’s population.

Policy 1:

Policy 2:

Policy 3:

Policy 4

Provide for a mix of housing types that are
attractive and affordable to a diversity of ages,

incomes, household sizes, and household types.

Support accessible design and housing strategies
that provide housing options for seniors and for

disabled persons.

Integrate housing with other compatible land

uses through flexible zoning provisions.

Housing opportunities should be available to all
residents without discrimination and consistent
with local, state, and federally recognized

protected classes under fair housing law.

Policy 5:

Policy 6:

Policy 7:

Policy 8:

Policy 9:

Zone sufficient land at densities to accommodate
an adequate supply of housing by type and cost
to meet population growth and projected housing

needs.

Promote methods to use or adapt the City’s

existing housing stock to provide needed housing
types.

Protect Ashland’s historic neighborhoods
through programs and efforts that promote
preservation, rehabilitation, and the use of
limited design review to maintain the quality of
neighborhoods.

Use design standards to promote neighborhood
compatibility and maintain consistency with the

character of the surrounding built environment.

Support the retention and development of rental

housing.
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PRODUCTION AND PRESERVATION OF AFFORDABLE

HOUSING (6.10.02)

(2) Goal: Support the creation and preservation of housing
that is affordable to low and moderate income households
and that is commensurate with the incomes of Ashland’s

workforce.

Policy 10: Encourage the preservation of affordable
housing, including housing that is subject to a
term of affordability, to avoid the net loss of safe,
healthy, affordable housing.

Policy 11: Utilize Ashland’s Housing Trust Fund and other
financial incentives to encourage the creation and
retention of housing for homeownership or rent
at a cost that will enable low and moderate

income families to afford quality housing.

Policy 12: Cooperate with for-profit and non-profit
affordable housing providers in locating low and

moderate income units in Ashland.

Policy 13: Work in partnership among various levels of
government, public agencies, and non-profit
organizations to address homeless and low-

income housing needs.

Policy 14: Provide for minimal off-street parking
requirements in locations where it is
demonstrated that car ownership rates are low for
resident populations in order to help reduce
housing costs and increase affordability and

where the impact on neighborhoods allow.

Policy 15: Consider prioritizing permitting processes for
affordable housing developments, multifamily
rental housing, and other needed housing types

as documented in the Housing Needs Analysis.

Policy 16: Discourage demolition and conversion of needed
housing types as identified by the Housing Needs
Analysis.

Policy 17: Evaluate the cost of public infrastructure in

relation to the impact on the cost of housing.
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ENVIRONMENTAL STEWARDSHIP AND SUSTAINABILITY

(6.10.03)

(3) Goal: Encourage the development of housing in ways that
protect the natural environment and encourage
development patterns that reduce the effects of climate
change.

Policy 18: Development standards shall be used to fit
development to topography, generally following
the concept that density should decrease on
physically and environmentally constrained
lands.

Policy 19:Promote infill and compact development patterns
to encourage housing affordability, maximize
existing land resources, and conserve habitat and

environmentally sensitive areas.

Policy 20:Promote building and site design that supports
energy efficiency, renewable energy generation,
and water conservation in new residential

developments.

Policy 21: Ensure that city housing efficiency policies,
programs and standards support the
implementation strategies and actions described

in the Ashland Climate and Energy Action Plan.

DATA, INVENTORIES, PROJECTIONS, AND PERMITTING
(6.10.04)
Goal: Forecast and plan for changing housing needs over time

in relation to land supply and housing production.

Policy 22:Maintain a data base that includes, measurement
of the amount of vacant land and land
consumption, housing conditions, land use, land

values, and any other pertinent information.

Policy 23:Encourage development of vacant land within
the City Limits, while looking to the lands within
the Urban Growth Boundary to provide sufficient

land for future housing needs.
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Policy 24: Coordinate growth management planning with
other jurisdictions in the region to accommodate
expected residential growth and anticipated

demand for different types of housing.

Policy 25: Strive to minimize the time taken to process
land use and building permits so that the intent of
state and local laws is fulfilled with the greatest

possible thoroughness and effectiveness.
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BEFORE THE CITY COUNCIL
CITY OF ASHLAND, JACKSON COUNTY, OREGON

June 18, 2019

In the Matter of Planning Action PA-L-2018-0004 FINIDNGS OF
Relating to Amendments to the Ashland Comprehensive FACTAND

Plan to Repeal and Restate the Entirety of Chapter VI CONCLUSIONS OF
[Housing Element], and Revise Chapter XIII [ Policies LAW

and Implementation] Sub-Chapter VI Housing to
incorporate new Housing Goals and Policies.

N N N N N N N

PURPOSE:

The ordinance amendments are proposed for a variety of reasons: the current document
contains data and language that is limited to specific time periods and conditions which
are no longer representative of existing conditions within the city; to revisit and update
the housing assumptions, goals, and policies contained within the element; to omit dated
demographic data and revise the element’s narrative to better reflect current conditions.

The Housing Element as revised presents a broader more generalized view of
demographic changes over time, and where needed, specific data has been replaced with
references to technical supporting documents that are updated on a more regular basis.

PUBLIC HEARINGS:

An extensive public involvement process was undertaken to understand the existing
housing and demographic conditions within the community, and to develop and refine the
housing policies and goals within the Ashland Comprehensive Plan. In total there have
been 12 public meetings, a public open house and community forum, and two online
questionnaires, over the course of three years where the viewpoints of a variety of
participants including the general public, housing providers, appointed Commissioners,
and the City Council have informed the development of the Comprehensive Plan Housing
Element.

A Public Hearing was held at The Housing and Human Services Commission on
November 15, 2018. A Public Hearing was held at the Planning Commission on
November 27", 2018. The City Council held a public hearing on June 4, 2019 and held
study sessions on October 18, 2018 and March 18, 20109.

Newspaper notices were published in accordance with AMC 18.5.1.070.D.3 in the
Ashland Tidings on October 26, 2018 prior to the November 27" Planning Commission
public hearing. An additional legal notice was published in the Ashland Tidings on May
14, 2019 in advance of the June 4™ City Council public hearing and first reading of the
ordinance. Notice of a proposed change to a Comprehensive Plan was sent to the Oregon
Department of Land Conservation and Development on October 23, 2018 and the
proposed revisions amendment were provided to DLCD on May 10, 2019.
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REVIEW CRITERIA

The decision of the City Council together with the recommendation by the Planning
Commission was based on consideration and findings of consistency with the following
factors.

A. Consistency with City of Ashland Requirements for Legislative Amendments in
AMC 18.5.9.020.B

B. Consistency with City of Ashland Comprehensive Plan and other applicable City
of Ashland Goals and Policies

C. Consistency with Oregon land use laws, regulations including Oregon Senate Bill
1051 and the Regional Plan

EVALUATION AND COUNCIL FINDINGS:

The City Council considered the public testimony and written comments provided at the
public hearing, as well as comments received online through community questionnaires
relating to the proposed Housing Element goals and policies.

The City Council finds the proposed amendments to the Comprehensive Plan Housing
Element are supported by the minutes from the Housing and Human Services
Commission and Planning Commission public hearing minutes as included in the record,
the Planning Staff Report dated November 15, 2018, the 2012 City of Ashland Housing
Needs Analysis, the 2011 Buildable Lands Inventory, and the 2018-2068 Jackson County
coordinated population forecast (Population Research Center PSU).

A. Consistency with City of Ashland Requirements for Legislative Amendments in AMC
18.5.9.020.B.

B. Type lll. It may be necessary from time to time to make legislative amendments in
order to conform with the Comprehensive Plan or to meet other changes in
circumstances or conditions. The Type Il procedure applies to the creation, revision,
or large-scale implementation of public policy requiring City Council approval and
enactment of an ordinance; this includes adoption of regulations, zone changes for
large areas, zone changes requiring comprehensive plan amendment,
comprehensive plan map or text amendment, annexations (see chapter 18.5.8 for
annexation information), and urban growth boundary amendments. The following
planning actions shall be subject to the Type Il procedure.

1. Zone changes or amendments to the Zoning Map or other official maps, except
where minor amendments or corrections may be processed through the Type Il
procedure pursuant to subsection 18.5.9.020.A, above.

2. Comprehensive Plan changes, including text and map changes or changes to
other official maps.
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3. Land Use Ordinance amendments.
4. Urban Growth Boundary amendments.

AMC 18.5.9.020.B permits legislative amendments to meet changes in circumstances and
conditions. The Council finds that the original Comprehensive Plan Housing Element,
which was acknowledged in 1983, contains language and data that was limited to specific
time periods and conditions which are no longer representative of existing conditions
within the city.

The City Council finds and determines that amendments to Comprehensive Plan Housing
Element and Implementation and Policies Chapters are consistent with the requirements
for Legislative Amendments in AMC 18.5.9.020.B.

. Consistency with the Ashland Comprehensive Plan and other applicable City of
Ashland Goals and Policies

The ordinance amendments repeal and replace of the entirety of the previously existing
Housing Element and the chapter’s goal and policies. The revised goals and policies are
internally consistent with the remaining Ashland Comprehensive Plan chapters.

The City Council’s 2015-2017 goals and objectives include direction to update the
Housing Element of the Comprehensive Plan:
e 12. Update the Comprehensive Plan: Consider an update of the Housing
Element of the Comprehensive Plan in order to incorporate background
information and key findings of recent studies.

The City of Ashland’s adopted 2017 Climate Energy Action Plan identified that
regulation of new housing development to be more resilient to climate change impacts
was considered beneficial to the community. The amended Housing Element includes a
goal to “Encourage the development of housing in ways that protect the natural
environment and encourage development patterns that reduce the effects of climate
change” and further provides four general policies under this goal to promote this
objective. Therefore, the Housing Element as amended is consistent with the Climate
and Energy Action Plan.

The City Council finds and determines that amendments to Comprehensive Plan’s
Housing Element and Implementation and Policies Chapters are consistent with the
Ashland Comprehensive Plan and other applicable City of Ashland Policies.

. Consistency with Oregon land use laws.

Statewide Planning Goal 1 -- “To develop a citizen involvement program that insures the
opportunity for citizens to be involved in all phases of the planning process.”

The actions taken by this ordinance do not amend or affect Ashland’s state acknowledged
citizen involvement program. Therefore, Statewide Planning Goal 1 does not directly
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apply to these City actions. The City’s citizen involvement program was adopted into the
Ashland Land Use Ordinance (Chapter 18.5.9) which includes a formal land use review
procedure with public notification, meetings and hearings. The public engagement
actions for the Housing Element update were completed consistently with the
acknowledged citizen involvement program and went far beyond the requirements of that
program to ensure that citizens had opportunities to be involved in the process. Based on
the information contained within the record, and facts and findings in support of the
proposed Comprehensive Plan amendments, the City has conducted the planning process
in compliance with Ashland’s adopted review procedures and in compliance with
statewide planning Goal 1.

Statewide Planning Goal 10 -- “To provide for the housing needs of citizens of the state.”
The City’s Comprehensive Plan is required to be consistent with the State of Oregon’s
Goal 10 which specifies that each city must plan for all needed housing types (OAR 660-
015-0000(10)). The statewide housing goal further specifies that each city must plan for
and accommodate needed housing types:.
“...plans shall encourage the availability of adequate numbers of needed housing
units at price ranges and rent levels which are commensurate with the financial
capabilities of Oregon households and allow for flexibility of housing location,
type and density.”
The State requires each city to inventory its buildable residential lands, project future
housing needs, and provide the appropriate types and amounts of land within the urban
growth boundary necessary to meet those needs. The amended Housing Element includes
by reference the previously adopted Housing Needs Analysis (2012) and Buildable Lands
Inventory (2011) which provide a factual basis for needed housing types and available
land supply. Through acknowledging the Housing Needs Analysis, and the Buildable
Lands Inventory by reference as technical supporting documents to the Housing Element,
these documents can be updated at regular intervals by resolution of the City Council to
better assist in planning for needed housing.

The City Council finds that the update of the Housing Element of the City of Ashland
Comprehensive Plan sets forth local goals and policies that are consistent with the
Oregon land use goals.

OVERALL COUNCIL CONCLUSIONS

The City Council finds and determines the approval criteria for this decision have been
fully met, based on the detailed findings set forth herein and the detailed findings and
analysis of the Planning Commission, together with all staff reports, addenda and
supporting materials in the whole record. Specifically, the Council finds that the
ordinance amendments are consistent with City of Ashland requirements for Legislative
Amendments in AMC 18.5.9.020.B.

The Council finds that the amendments are consistent with and implement applicable
Ashland Comprehensive Plan Goals and Policies and other City of Ashland Goals and
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Policies. The Council finds and determines that the amendments are consistent Oregon
land use laws and regulations..

Accordingly, based on the above Findings of Fact and Conclusions of Law, and based
upon the evidence in the whole record, the City Council hereby APPROVES Planning
Action PA-L-2018-0004 relating to the ADOPTION of the amendments to the Ashland
Comprehensive Plan, as reflected in Ordinance Number 3179, repealing and restating the
entirety of Chapter VI [Housing Element], and amending chapter XIII [policies &
implementation] sub-chapter VI Housing.

Ashland City Council Approval

John Stromberg, Mayor Date
Signature authorized and approved by the full Council this 18th day of June, 2019.

Alttest:

Melissa Huhtala, City Recorder

Approved as to form:

David Lohman, Ashland City Attorney Date
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