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Executive Summary

Turner last completed periodic review in 2001. Turner has grown considerably since then, from
1,199people in 2000 to 2,215people in 2019. This is an addition of 1,016people or 85% growth.
Between 2008 and 2019268 units have received certificate of occupancy in Turner, 100% of
which were single -family detached housing. This growth has been accommodated within

3 UUOI Uz Uurbargeowth Ednhtany (UGB), which has not been amended since the late
1980s.

In January 2020 the City engaged ECONorthwest to develop a Housing Needs An alysis (HNA)

and UGB expansionto document 3 UU Ol Uz UWEUUUI &rid workdwitHi@e 0T wol 1 EUw
community to develop policy approaches to help solve these issuesand how Turner will

accommodate its housing needs for the next 20years. This report presents the HNA . The report

Turner UGB Alternatives Analysipresents recommendations for policies and actions to address

the deficit of residential land identified in this report.

ECONorthwest met with the City Council three times to discuss the findings and results of the
HNA and to develop policy responses to address housing affordability and other unmet
housing needs in Turner. This report reflects input from the City Council, City staff, and other
stakeholders.

The primary goals of the HNA were to (1) project the amount of land needed to accommodate
the future housing needs of all types within Turner, (2) evaluate the existing residential land
supply within  Turner to determine if it is adequate to meet that need, (3) fulfill state planning
requirements for a twenty -year supply of residential land, and (4) identify policy and
programmatic options for the City to meet its identified housing needs. This report addresses
the first three goals. Through development of this report and development of the Turner UGB
Alternatives Analysis we address the fourth goal.

What are the key housing needs in Turner?
Following are several key issues identified in the housing needs analysis

A Turner z ekisting housing stock is mostly single -family detached housing . About 84%
County as a whole. As of 2014 2018 a majority of Turnerz U wi O U {76%) @e&deE U w
homeowners. Nearly all homeowners (98%) and 48% of renters live in single-family
detached housing.

A Household incomes in Turner are higher than household incomes in Marion County
but3 UUOI Uz Uwi 001 wxUDPEI UwWwEUIT wUI. dllemérO@nal BT T wp b U
prices are comparable to other communities in the region, home sales pricesremain
higher than regional averages. Between 2015 and 2019, median housing sales prices
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increased by $193,100(96% change). Between 2000 an@014 2018 median household
income (inflation adjusted) increased by about $6,000(50% change).Median gross rents
in Turner are similar to rent costs in other communities in Marion County , but Turner
has relatively few rental units. Turner will continue to have demand for housing across
all income levels, including affordable, lower -income, middle -income, and higher-
income housing.

A Demographic and economic trends will drive demand for relatively affordable
housing in Turner . The key demographic trends that will affect Turnerz Uwi U0UUIT wi OU U
needs arethe aging of baby boomers and the aging of millennials (and younger
generations). As baby boomers age, growth of retirees will drive demand for housing
types specific to seniors, such as small and easyto-maintain dwellings, assisted -living
facilities, or age-restricted developments. Turnerz U wE E D O B Miflean® and btieE B
younger residents will depend on whether the city has opportunities for housing that
both appeals to and is affordable to younger households.

A Turner has an existing lack of affordable housing. Turnerz UwOIl a wET EOOI O1T 1 wOYI
20years is providing opportunities for the development of relatively affordable housing

of all types, from lower -cost single-family housing to market -rate multifamily rental

housing, for both rental and ownership .

o About 20% of Turnerz Uwl OUUIT T O O éslikss|tHarERs, B0D(E0HO@f MFI or
less)and could not afford a two -bedroom apartmentat, EUD OO w" 20208 a z U
Market Rent (FMR) of $1,001without cost burdening themselves .

o In 2020, a household neededto earn $19.25an hour (or $40,000per year) to afford a
two -bedroom rentalunit E0w, EUDOOw" OUOUa z AbaseB® bfw, EUOT Owll
Turnerz Uwl RPUUDOT wi OUUIT T OOEUwWI EYT wbOEOOI UwET O0O6b
o Turner currently has a deficit of approximately 89 housing units that are affordable
to households earning less than $35,000.

0 About 23% of Turnerz hbuseholds are cost burdened (paying more than 30% of their
gross income on housing costs), with 45% of renters and 16% of owners paying more
than 30% of their income on housing.
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How much population growth is Turner planning for?

A 20-year population forecast (in this instance, 202 to 2041) is the foundation for estimating the
number of new dwelling units needed. Exhibit 1 shows a population forecast for Turner for the
2021 to 2041 period. It shows that Turnerz Uwx O x U O E U B ébauiv H235hausehbldid
over the 20-year period.

Exhibitl. Forecast of Population Growth[urner UGB, 2021 t®2041

Source: Oregon Population Forecast Program, Portland State University, Population Research Céuater 2018

2,459 3,695 50%

increase
Residents in Residents in 2.06% AAGR
2021 2041

How much housing will Turner need?

SOWEEEOOOOEEU!I wUT I wEPUaz Uwii128shelw EekidémtETumed will OE UD OO wi
need to plan for 507 new dwelling units between 202 1 and 2041, at an annual average of about

25 new dwelling units per year. A bout 340dwelling units will be single -family detached

housing types (67%); 41 dwelling units will be single -family attached housing types (8%); 61

dwelling units will be duplexes, triplexes, and quadplexes (12%); and 65 dwelling units will be

multifamily housing types of five or more units (1 3%).

This housing mix represents a shift from the existing mix of housing, in which about 8 4% of
Turnerz kbusing stock in the 2014¢ 2018 period was single-family detached housing. The shift in
mix is in response to the need for awider variety of housing types with a broader range of price

How much buildable residential land does Turner currently have?

Exhibit 2 shows buildable residential acres by plan designation, after excluding constr ained and
unbuildable land. The results show that Turner has about49 net buildable acres in residential
plan designations.

Exhibit2. Buildable Acres in Vacant/Partially Vacant Tax Lots by Plan Designation, Turner, 2020

Source:Marion County, ECONorthwest analysisote: The numbers in the table may not surto the total as a result of rounding.

Plan Designation / Zone Total Acres | Committed Acres Constrained Acres Buildable Acres
Single-Family Residential (R-1) 166 54 75 36
Single-Family Residential (R-2) 196 34 157 5
Multi-Family Residential (R-11) 103 33 63 7
Downtown Commercial (G2) 9 1 8 0.1
Grand Total 473 122 302 49
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How much land will be required for housing?

Exhibit 3 shows that Turnerz 4Puacres of buildable land has the capacity to accommodate189

new dwelling units. While Turnerz Uwi OUI1 E E U U wi s0rhewdivedifg® ditsy Erurei O U w
has a deficit of 308 dwelling units after accounting for 10 accessory dwelling units (ADUS),

which will not need new vacant land for development . There is a deficit of about 228 dwelling

units in the single-family plan designation and 80 dwelling units in the multifamily plan

designation. The following summarizes Turnerz U w QeFidl Eesults by plan designation:

A Single-Family : Turner has adeficit of about 60 dwelling units, or 21 gross acres of land
in the R-1 zone. Turner has a deficit of about168dwelling units, or 44 gross acres of &nd
in the R-2 zone, to accommodate growth.

A Multifamily : Turner has adeficit of about 80 dwelling units, or 8 gross acres of land to
accommodate growth.

Exhibit3. Comparison ofCapacity of Existing Residential Land with Demand for New Dwelling Units

and Land Surplus orDeficit, Turner, 2021 to 2041
Source: Buildable Lands Inventgr Calculations by ECONorthwedote: DU is dwelling unit.

Capacityless | 4 peficit

. . Caacity Demand
IR L= (Dwelling Units)  (Dwelling Units) (DNZﬁ':S‘rL‘J‘?mS) (gross acres)
Single-Family Residential (R-1)* 103 163 (60) (21)
Single-Family Residential (R-2)* 19 187 (168) (44)
Multi-Family Residential (R-11) 67 147 (80) (8)
Taal 189 497 (308) (73)
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1. Introduction

This report presents Turnerz kbusing needs analysis (HNA) for the 2021 to 2041 period. It is
intended to comply with statewide planning policies that govern planning for housing and
residential development, including Goal 1 0 (Housing) and OAR 660 Division 8. The methods
used for this study generally follow the Planning for Residential Growtbuidebook, published by
the Oregon Transportation and Growth Management Program (1996).

Turner last completed periodic review in 2001. Turner has grown considerably since then, from
1,199people in 2000 to 2,215people in 2019. This is an addition of 1,016people or 85% growth.
Between 2008 and 2019268 units have received certificate of occupancy in Turner, 100% of
which were single-family detached housing. This growth has been accommodated within

3 UUOI1 Uz Uurbariigiowth Eddhtany (UGB), which has not been amended since the late
1980s.

Housing costs have changed considerably over the last two decadesBetween 2000 and 2044
2018, median gross rents increased $351 per month, from $593 to $94th more recent years,
median housing prices in Turner increased from about $202,000in 2015 to $395000 in 2019a
96% increase The ratio of household income to homeowner housing costs decreasedfrom 3.6 in
2000 to3.2in the 2014 2018 period. Overall, r ates ofhousehold cost burden also decreased from
32% in 2000 to 23% in the 20142018period ; however, rates of severecost burden for renter
households increased (from 29% in 2000 to34% in 2014t 2018).

In January 2020, the City contracted with ECONorthwest to develop a HNA (this document)

and findings to support UGB expansion. This report provides Turner with a factual basis to

support an expansion of the UGB (if needed),Ux EEUT wUT T w' QUUDPOT ws O1 O1 S0 wOI
Comprehensive Plan, and support future planning efforts related to housing and options for

addressing unmet housing needs in Turner. These analyses will help Turner address unmet

housing needs and determine if its UGB has enough capacity to accommodate growth in the

next 20 years.

Framework for a Housing Needs Analysis

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

ECOMrthwest Final- Turner Housing Needs Analysis 1



Thus, housing choices of individual households are influenced in complex wa ys by dozens of
factors, and the housing marketsin Marion County and Turner are the result of the individual
decisions of thousands of households. These points help to underscore thecomplexity of
projecting what types of housing will be builtin  Turner between 2021 and 2041

The complex nature of the housing market, demonstrated by the unprecedented boom-and-bust
during the past decade, does not eliminate the need for some type of forecast of future housing
demand and need. This includes resulting implica tions for land demand and consumption.
Such forecasts are inherently uncertain. Their usefulness for public policy often derives more
from the explanation of their underlying assumptions about the dynamics of markets and
policies than from the specific estimates of future demand and need. Thus, we start our housing
analysis with a framework for thinking about housing and residential markets and how public
policy affects these markets.

Statewide Planning Goal 10

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

At a minimum, local housing policies must meet the requirements of Goal 10 and the statu tes

and administrative rules that implement it (ORS 197.295 to 197.314, ORS 197.475 to 197.490, and
OAR 600-008)* Goal 10 requires incorporated cities to complete an inventory of buildable
residential lands. Goal 10 also requires cities to encourage thenumbers of housing units in price
and rent ranges commensurate with the financial capabilities of its households.

&OEOwhYwETI I DOT UwOI 1 4l hokising db G2 dbéd dodrasidéntibluBelbru ?
mixed residential and commercial use that is determined to meet the need shown for housing
within an urban growth boundary at price ranges and rent levels that are affordable to
households within the county with a variety of incomes, including but not limited to
households with low incomes, very low income s and extremely low incomes.? QRS 197.303
defines needed housing typesas.

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

(b) Government-assisted housing?

1 ORS 197.296 only applies to cities with populations over 25,000, whichdoes notD OE QOUET w3 UUOT UOWEEUI EwOO
estimate of 2,215people within the Turner UGB in 2019.

2 Government-assisted housing can be any housing type listed in ORS 197.303 (a), (c), or (d).
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(c) Mobile home or manufactured dwelling parks, as provided in ORS 197.475 to 197.490.

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

(e) Housing for farmworkers.

DLCD provides guidance on conducting a housing needs analysisin the document Planning for

11 UPEI OUPEOwW&UOPUT 6w w6 OUOEOOOwWI OUw. UI T OOz UwW4UEED
Turner must identify needs for all of the housing types listed above as well as adopt policies

that increase the likelihood that needed housing types will be developed. This housing needs

analysis was developed to meet the requirements of Goal 10 and its implementing

administrative rules and statutes.

Public Process

At the broadest level, the purpose of the project was to understand how much Turner will grow

over the next 20 years and to define and understandTurnerz Uwi OUUDOT wdI 1 EUS w31 1 wh
public process was to establish broad public engagementthroughout the project as work occurs.

Public engagement was accomplishedprimarily through meetings with the City Council, as

described below.

The City of Turner and ECONorthwest solicited input from the City Council. The council
meetings were open to the public to join and provide input. Given the difficulties posed by the
COVID -19 pandemic, public participation was accomplished primarily through online video
conference calls.The purpose of the council meetings was to provide the opportunity for group
discussions and to allow input on key issues associated with opportunities and constraints with
housing development in Turner and the possible need to expand the UGB to accommodate
future growth . The project relied on the council meetings to:

A Review work pro ducts and advise the project team on matters regarding housing needs,
market conditions, and the buildable lands inventory in Turner.

A Work collaboratively with, and provide guidance to, the staff and consultant project
team in the preparation for the Turn er housing needs analysis.

A Work collaboratively with, and provide guidance to, the staff and consultant project
Ul EOWOOWOEUUT UUwUI T EUEDOT w3aUUOI Uz UWOEDQOEWUUI I PE
EEEOOOOEEUI wi OUUDPOT wdOI 1 EVUwpDUT POwW3UUDI Uz Uw4s &! 8
A Review work product and advise the project team on matters regarding the alternatives
analysis and recommendations for UGB expansion.
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Organization of This Report
The rest of this document is organized as follows:

A Chapter 2. Residential Buildable Lands Inventory — presents the methodology and results
of 3 U U @inkegtory of residential land.

A Chapter 3. Historical and Recent Development Trends summarizes the state, regional,
and local housing market trends affecting Turnerz Uwi OUUDOT wOEUOI U6

A Chapter 4. Demographic and Other Factors Affecting Residential Development in
Turner presents factors that affect housing need inTurner, focusing on the key
determinants of housing need: age, income, and household composition. This chapter also
describes housing affordability in Turner relative to the larger region.

A Chapter 5. Housing Need in Turner presents the forecast for housing growth in Turner,
describing housing need by density ranges and income levels.

A Chapter 6. Residential Land Sufficiency within ~ Turner estimatesTurnerz UwUIl UPEIT OUDPEO
land sufficiency needed to accommodate expected growth over the planning period.

ECOMNrthwest Final- Turner Housing Needs Analysis 4



2. Residential Buildable Lands Inventory

The general structure of the standard method BLI analysis is based on the DLCD HB 2709
workbook / OEOODOT wi OUw1ll UPEI OUPEOwW&UOP Uivdicu w6 OUOEOOOwI
specifically addresses residential lands. The steps and substeps in the supplyinventory are:

1. Calculate the gross vacant acres by plan designation, including fully vacant and partially
vacant parcels.

2. Calculate gross buildable vacant acres by plan designation by subtracting unbuildable
acres from total acres.

3. Calculate net buildable acres by plan designation, subtracting land for future public
facilities from gross buildable vacant acres.

4. Calculate total net buildable acres by plan designation by adding redevelopable acres to
net buildable acres.

The methods used for this study are consistent with many others completed by ECONorthwest
that have been acknowledged by DLCD and LCDC. A detailed discussion of the methodology
used in this study is provided in Appendix A. The BLI for Turner include s all residential land
designated in the Comprehensive Plan within the Turner urban growth boundary (UGB). From
a practical perspective, this means that all lands within tax lots identified by the Marion County

UUT UUOUz Uw. I 1 PET wOWete Bvahtdied (FQ® MotHwesOusdd theé most& ! w
recent tax lot shapefile from Marion County for the analysis. The inventory then builds from the
tax lott level database toformulate estimates of buildable land by plan designation.
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Residential Buildable Land Inventory Results

Land Base

As defined above, the land base forthe Turner residential BLI includes all tax lots in the UGB in
residential plan designations or plan designations with zones that allow housing outright .
Exhibit 4 shows the land base by plan designation in the UGB. Exhibit 4 shows that Turner has
1,018 tax lots in its residential land base, accounting for 473acres

Exhibit4. Land Base by Plan &signation, TurnerUGB,2020

Source:Marion County ECONorthwest analysis. Note: Numbers may not sum due to rounding.

Plan Designation/ Zone Number of Lots  %of Total Lots Acres % of Total Acres
Single-Family Residential (R-1) 245 24% 166 35%
Single-Family Residential (R-2) 499 49% 196 41%
Multi-Family Residential (R-11) 236 23% 103 22%
Downtown Commercial (G2) 38 4% 9 2%
Taal 1,018 100% 473 100%

Note: Ore tax lot is split into three parts by zone and is counted three times.
Development Status

Exhibit 5 shows total acres in tax lots classified by development status. We used a rulebased
classification (defined in the methods and definitions section of Appendix A) to define an initial
development status. Then, we used a rapid visual assessment method to onfirm this
development status using aerial imagery.

Exhibit5. DevelopmentStatus in Acres(Before Constraints are Applied) by Plan Designation, Turner
UGB,2020

Source:Marion County, ECONorthwest analysidNote: Numbers may ot sum due to rounding.

: . Partially Total Committed Acres Taal %of Total
Plan Designation / Zone Vacant - -
Vacant  Developed Public Urbuildable | Acres Acres

Single-Family Residential (R-1) 5 76 55 28 1 166 35%
Single-Family Residential (R-2) 12 29 92 63 0 196 41%
Multi-Family Residential (R-11) 4 20 44 35 0 103 22%
Downtown Commercial (G2) 0 2 6 1 9 2%
Taal 20 127 197 127 2 473 100%

The buildable lands inventory identifies regulated wetlands, riparian corridors, floodways and
floodplains, and slopes greater than 25% as constraints that prohibit development.? Vacant or
partially vacant land with these constraints are considered unavailable for development and
were removed from the inventory of buildable land.

3 Turner prohibits development in wetlands per Section 4.220 of the Turner Land Use Development Code.
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Exhibit 6 shows development status with constraints applied , which results in buildable acres.
Of the 473total acresin the land base, 122 are committed acres,302are constrained acres, and

49 are buildable acres.

Exhibit6. Development Status with @nstraints, byPlan Designation, TurnerUGB,2020

Source:Marion County, ECONorthwest analysisote: Numbers may not sum due to rounding.

Plan Designation / Zone Total Acres | Committed Acres Constrained Acres Buildable Acres
Single-Family Residential (R-1) 166 54 75 36
Single-Family Residential (R-2) 196 34 157 5
Multi-Family Residential (R-11) 103 33 63 7
Downtown Commercial (G2) 9 1 8 0.1
Grand Total 473 122 302 49

Exhibit 7 shows residential land by development status with constraints overlaid.
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Exhibit7. Residential Land by BvelopmentStatus, TurnerUGB,2020
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