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ADOPTING THE SHERWOOD 2019.2039 HOUSING NEEDS ANALYSIS AS A SUB.ELEMENT OF
THE COMPREHENSIVE PLAN

WHEREAS, Oregon law requires that state, reg¡onal and local governments plan for the housing needs of
the people of the state; and

WHEREAS, Sherwood has not adopted an updated housing needs analysis since updating and adopting
the existing Comprehensive Plan (Part 2) in 1992 by Ordinance 91-922; and

WHEREAS, Sherwood has experienced significant growth since then; and

WHEREAS, the City contracted with ECONorthwest to conduct a Housing Needs Analysis (HNA) that will
inform and provide context for the planning of Sherwood's future growth; and

WHEREAS, the adoption of this updated HNA (HNA 2019-2039) will inform updated goals and policies in
the Sherwood2040 Comprehensive plan, and satisfies Statewide Planning Goal 10 - Housing; and

WHEREAS, the Sherwood Planning Commission conducted a work session to review HNA 2019-2039 on
August 11,2020;and

WHEREAS, the Planning Commission, after Public Hearing Notice was provided to a list of partner
agencies, posted in locations in the City and on the City website, and advertised in The Times, a newspaper
of general circulation in the City, held a public hearing on October 27 ,2020 to review HNA 2019-2039 and
to gather additional testimony and evidence regarding the proposed amendment; and

WHEREAS, the Planning Commission duly considered the subject, including the staff recommendation
and public testimony, and recommended that the City Council adopted HNA 2019-2039 as a sub-element
of the Sherwood Comprehensive Plan; and

WHEREAS, after Public Hearing Notice was provided to a list of partner agencies, posted in locations in
the City and on the City website, and advertised in The Times, a newspaper of general circulation in the
City, the City Council held public hearings on HNA 2019-2039 on November 17,2020 and December 1,

2020; and

WHEREAS, the City Council has considered the Planning Commission's recommendation, the staff
reports, and testimony in this matter and has evaluated HNA 2019-2039 against the Statewide Planning
Goals and regional requirements.

NOW, THEREFORE, THE CITY OF SHERWOOD ORDAINS AS FOLLOWS:

Section 1. Findinos. The City Council hereby adopts as findings in this matter the Planning
Commission staff report (Case File 2020-018-PA), attached hereto as Exhibit 1 and incorporated by
reference.
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Section 2. Amendments. The City Council hereby adopts the Shenryood Housing Needs Analysis
2019-2039, attached hereto as Exhibit 2 and incorporated by reference, as an amendment to and sub-
element of the Comprehensive Plan, and which shall replace and supersede all prior Housing Needs
Analyses adopted by ordinance, resolution, or motion.

Section 3. Staff Directive. To reflect the adoption of the Shenruood Housing Needs Analysis 2019-2039,
staff is directed to make conforming changes to the Comprehensive Plan necessary to incorporate the
amendments adopted herein.

Section 4. Effective Date. This Ordinance shall become effective 30 days from its adoption

Duly passed by the Gity Gouncil this l"t of Decembe¡ 2020.

,zúJz-,*
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Attest:
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CITY OF SHERWOOD

Staff Report
LU 2020-018 PA Recommendation to Adopt Housing Need Analysis 2019-2039

Recommendation of the Planning Commission:

The Planning Commission held a public hearing on October 27,2020, to take testimony and
consider the application (LU 2020-018 PA). After receiving no public testimony, the
Commission voted to close the public hearing to consider the Housing Needs Analysis (HNA)
2019-2039 and the findings in the staff report. The Planning Commission voted to recommend
the HNA's approvalwith the following changes to the document to the Shenivood City Council.
The Planning Commission recommendation is based on the facts and findings in this staff
report.

Final recommended changes to the HNA 2019-2039
. Page iii (Executive Summary): Calls out the 30% HUD cost metric for cost burdened

households in the footnote
. Page Vll (Executive Summary): Adds two additional bullets.

1) To look at future impacts from COVID-19; and
2) Add future assumptions regarding HB 2001 when this analysis is refreshed.

. Page 25: Calls out the general HUD 30% cost metric for cost burdened housing in the
subheading and within the footnote

. Page 37: Reformat Table 6

. Page 42:The heading now reads, Conclusions and Recommended Options

. Page 43: lnclude MDRL in the bullet that speaks to a limited supply of land for
moderate and higher-density residential

. Page 43: Last sub-bullet to include the following wording: Shenvood's development
code does not provide opportunities for a wider range of housinq tvpes and
development of housing at moderate multifamily densities of 11.1 to 16.7 dwelling units
per acre, the gap in densities between MDRH and HDR. As part of a Comprehensive
Plan update, the City may choose to evaluate the need for a zone that allows
development in this density, which might include townhouses and moderate-sized
apartment or condominium buildings.

. Table B-1: Multi-Family Housing totals 100%.

From

{,¡tffitry¿r
Erika Palmer, Planning Manager

Proposal: The Planning Commission to review, consider, and recommend adopting the Sherwood
Housing Needs Analysis (HNA) for the 2019 to 2039 planning period as a sub-element to the
Comprehensive Plan.
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A. Applicant: The City of Sherwood

Case File LU 2020-018 PA Housing Needs Analysis
Oclober 27 ,2020

OVERVIEW

B. Location: The HNA is a technical long-range planning document to be adopted as a
sub-element of the Comprehensive Plan; therefore, it applies citywide.

C. Review Tvpe: The proposal requires a Type V review, which involves public
hearings before the Planning Commission and City Council. The Planning
Commission will make a recommendation to the City Council, who will make the
final decision. Any appeal of the City Council decision would go directly to the
Oregon Land Use Board of Appeals.

D. Public Notice and Hearinq: The project is a legislative amendment. Notice of the
first evidentiary hearing waE provided to the Department of Land Conservation
and Development (DLCD) and Metro on December 24, 2019. Notice of the
October 27,2020, Planning Commission hearing was published in The Times, a
newspaper of general circulation, on October 8th and 22nd,2020. Notice was also
posted in public locations around town, and a project page was created on the
city's website on October 5,2020.

E. Review Criteria:
The required findings for the Plan Amendment are identified in Section 16.80.030
of the Sherwood Zoning and Community Development Code (SZCDC). ln
addition, the amendment must be consistent with Goals 1,2, and 10 of the
Statewide Planning Goals and Metro's Functional Plan.

F. Backoround:
This HNA was initially drafted to inform the Sherwood West Preliminary Concept
Plan in 2015; however, it was not adopted at that time. The HNA was revised in
the Fall of 2017 due to the requirement for an adopted and acknowledged HNA
to submitted with an urban growth boundary (UGB) expansion'Ask'application to
Metro. The Planning Commission and City Council held public hearings on the
HNA as part of this process. ln the Spring of 2Q17 , Council decided not to pursue
the UGB Ask application. Council remanded the HNA to the Planning Commission
for further refinement as the Commission had significant concerns about the
document. ln September 2Q18, the HNA was revised by city staff to address some
of the Planning Commission's concerns, and a joint work session with the
Sheruvood Vision 2040 Community Advisory Committee (CAC) was held with the
consultant to review the findings of the document, receive information on the
regulatory context and to ask and answer questions. The Planning Commission
held a follow-up work session on December 11 ,2018, where they provided staff
direction on changes they wanted made to the HNA.

The Planning Commission requested a revised HNA with a change in the mix of
forecasted housing types. The Commission also asked the housing mix adjusted
to 50% single-family detached, 25% single-family attached, and25%o multi-family.

2
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Staff requested the consultant to revise the HNA per the request of the Planning
Commission. The HNA in this packet reflects these changes.

The HNA 2019-2039 describes the current housing market, historical and recent
housing trends, and Shenvood's current and future demographic characteristics.
It forecasts future housing needs based on these considerations and the Metro
2016 Urban Growth Report forecasted growth rate. The HNA contains a Buildable
Lands lnventory and addresses residential land sufficiency inside the UGB to
meet Sherwood's housing needs for the 2O-year planning horizon. The HNA is a
technical policy document that will guide future discussions on residential
development - Where should the growth occur? What housing types are needed
in Sheruvood, and where should they be located? What other programs or
regulatory tools should the city review and consider promoting needed housing?

The proposed amendment to the Comprehensive Plan for the inclusion of the
HNA 2019-2039 does not contain updates to Sheruvood's Comprehensive Plan
goals and policies, updates to the Plan and Zoning Map, or any updates to the
Zoning and Development Code.

The HNA is a technical background supporting document to the City's
Comprehensive Plan. The document prepares for the update and revision to the
City's Comprehensive Plan's housing element. A complete update of Sherwood's
Comprehensive Plan is happening now; the housing goals and policies will be
updated based upon information from the 2019-2039 HNA.

II. PUBLIC COMMENTS

Notice was posted in The Times, a general newspaper of local circulation, in town and online,
as stated above.

III. AGENCY/DEPARTMENTAL COMMENTS

The City requested comments from affected departments and agencies on October 7,2020. As of
the date of this report, no comments have been received.

IV. APPLICABLE DEVELOPMENT CODE CRITERIA

Sherwood Zoning and Community Development Code
Ghapter 16.80 Plan Amendments

16.80.030 - Review Criteria

A. Text Amendment
An amendment to the text of the Gomprehensive Plan shall be based upon a need for such
an amendment as identified by the Council or the Commission. Such an amendment shall be
consistent with the intent of the adopted Sheruvood Gomprehensive Plan, and with all other
provisions of the Plan, the Transportation System Plan, and this Code, and with any
applicable State or Gity statutes and regulations, including this Section.

Case File LU 2020-018 PA Housing Needs Analysis
October 27 ,2020
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The lastcomplete HNAupdateforSherwood occurred in 1990. The2015 HNA update became a
priority when Metro awarded the city a CET grant for the concept planning of Sherwood's Urban
Reserve Area 58. The 2015 HNA update provided background-housing data for the Sherwood West
Preliminary Concept Plan. This new update to the HNA, funded by the City, reflects the 2019-2039
planning period. This HNA will support an update to the City's housing goals and policies to meet
State Land Use Goal 10, Housing statutory requirements.

This HNA was developed to comply with requirements of statewide planning policies that govern
planning for housing and residential development, Goal 10, its implementing Metropolitan Housing
Rule (OAR 660-007), and Metro's 2040 Functional Plan.

FINDING: The proposed Comprehensive Plan Part ll amendment to include the HNA 2019-2039 as
Exhibit A, is needed to update housing goals and policies to the City's Comprehensive Plan,
Sherwood 2040, which is expected to be adopted in spring 2021 . The updated goals and policies in
the Shenruood 2040 plan will be reconciled with the information in this HNA to be consistent. This
HNA was developed to understand the city's housing needs, ensuring compliance with Goal 10. The
findings of the HNA is that the city is generally in compliance with Goal 10.

B. Map Amendment
An amendment to the City Zoning Map may be granted, provided that the proposal satisfies
all applicable requirements of the adopted Shen¡vood Comprehensive Plan, the
Transportation System Plan and this Code, and that:

1. The proposed amendment is consistent with the goals and policies of the
Comprehensive Plan and the Transportation System Plan.

2. There is an existing and demonstrable need for the particular uses and zoning
proposed, taking into account the importance of such uses to the economy of the City,
the existing market demand for any goods or services which such uses will provide,
the presence or absence and location of other such uses or similar uses in the area,
and the general public aood.

3. The proposed amendment is timely, considering the pattern of development in the
area, surrounding land uses, any changes which may have occurred in the
neighborhood or community to warrant the proposed amendment, and the availability
of utilities and services to serve all potential uses in the proposed zoning district.

4. Other lands in the City already zoned for the proposed uses are either unavailable or
unsuitable for immediate development due to location, size or other factors.

The proposed amendment to the Sherwood Comprehensive Plan does not include a map
amendment(s).

FINDING: Provisions of 81-4 above are not applicable to this request.

C. Transportation Planning Rule Consistency
1. Review of plan and text amendment applications for effect on transportation facilities.
Proposals shall be reviewed to determine whether it significantly affects a transportation
facility, in accordance with OAR 660-12-0060 (the TPR). Review is required when a
development application includes a proposed amendment to the Comprehensive Plan or
changes to land use regulations.

The proposed adoption of the HNA 2019-2039 and text amendment to the Comprehensive Plan
provides background data and analysis on housing needs. The update provides factual basis for

4
Case File LU 2020-018 PA Housing Needs Analysis
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future planning efforts related to growth and housing and prepares for a Comprehensive Plan
update. No housing goals, policies or land use regulations are being proposed or amended as part
of this plan amendment.

FINDING: The adoption of the updated HNA provides the city with the technical and factual
background relating to current and future housing needs. No changes to comprehensive plan
policies or land use regulations are proposed at this time, but the updated goals and policies in the
Sherwood 2040 Plan will be reconciled with the HNA 2019-2039 to remain consistent. The
amendment will have no effect on transportation facilities.

APPLICABLE COMPREHENSIVE PLAN POLICIES

Chapter 4 - Residential Land Use
Policy I Residential areas will be developed in a manner which will insure that the integrity

of the community is preserved and strengthened.
Strategy:
. Higher density residential developmentwill be located so as to take advantage

of arterial and major collector streets; nearby shopping, parks, mass transit
and other major public facilities and services.

. All residential development will be located so as to minimize the impact of
nonresidential uses and traffic.

. New housing will be located so as to be compatible with existing housing.
lnfill and redevelopment projects will not adversely affect established
neighborhoods, and additional public notice will be required for infill projects,
as depicted on the "lnfill Notification Area" map, Map lV-1.

. Buffering techniques shall be used to prevent the adverse effects of one use
upon another. These techniques may include varying densities and types of
residential use, design features and special construction standards.

. The Gity will encourage the use of the Planned Unit Development (PUD) on
parcels of five acres or more in all residential land use categories in order to
allowflexibility and innovation in site development and land use compatibility.

Policy 2 The City will insure that an adequate distribution of housing styles and tenures
are available.
Strategy:
. New developments will be encouraged to provide an adequate distribution of

owner occupied and renter occupied units of alltypes and densities.
. The City willallocate land to residential densities and housing types in

accordance with a periodic assessment of housing needs.
. The City will maintain a minimum overall density of six (6) dwelling units an

acre.

Policy 3 The City will insure the availability of affordable housing and locational choice for all
income groups.
Strategy:
. The City will participate in the regional "fair share" housing program to provide

housing opportunities for the low and moderate income, elderly, large family and
handicapped household.

. The City will reduce housing costs by allocating land for smaller lot single family
and manufactured housing uses, providing multi-family housing opportunities,

5
Case File LU 2020-018 PA Housing Needs Analysis
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expedit¡ng the development rev¡ew process, and assuring that an adequate
supply of buildable land is available for all res¡dent¡al categor¡es of use.
Housing shall be of a design and quality compatible with the neighborhood in
which it is located.

Policy 4 The City shall provide housing and special care opportunities for the elderly,
disadvantaged and children.
Strategy:
. Residential homes for physically or mentally handicapped persons shall be a

permitted use in single family zones.
. Residential care facilities for mentally handicapped persons shall be permitted as

a conditional use in the City's medium and high density zones.
. Family Day Gare Providers which accommodate fewer than 13 children or less in

the provider's home, shall be permitted in residentialand commercialzones.
. For elderly family members, accessory units, elder cottages, homesharing or

share-living residences may be a conditional use in some residentialzones.

Policy 5 The City shall encourage government assisted housing for low to moderate income
families.

Policy 6 The City will create, designate and administer five residential zones specifying the
purpose and standards of each consistent with the need for a balance in housing
densities, styles, prices and tenures.
c. RESIDENTIAL ZONES OBJECTIVES

The following subsection defines the five residential land use classifications
to be used in the land use element giving the purpose and standards of each.
All density ranges are for minimum lot sizes and shall not restrict larger lots
within that residential designation. For each residential designation on the
Plan/Zone Map, maximum density has been indicated. The maximum density
represents the upper limit which may be allowed - it is not a commitment that
all land in that area can or should develop to that density. The implementing
ordinances contained in the City Zoning Code define the circumstances under
which the maximum density is permissible. Density transfers are applied in
instances where appropriate to achieve the purposes of the Plan such as the
encouragement of quality planned unit developments, flood plain protection,
greenway and park acquisition, and the use of efficient energy systems.
Unless these circumstances pertain, the maximum density allowable will be
specific in the zoning standards for each designation.
1) Very Low Density Residential(VLDR)

Minimum Site Standards:
I DU/Acre, I acre minimum lot size

This designation is intended to provide for single family homes on
larger lots and in PUD's in the following general areas:
¡ Where natural features such as topography, soil conditions or

natural hazards make developmentto higher densities undesirable.
This zone is appropriate for the Tonquin Scabland Natural Area.

. Along the fringe of expanding urban development where the
transition from ruralto urban densities is occurring.

. Where a full range of urban services may not be available but where
a minimum of urban sewer and water seruice is available or can be

Case File LU 2020-018 PA Hous¡ng Needs Analysis 
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provided in conjunction with urban development.
2l Low Density Residential (LDR)

Minimum Site Standards:
5 DU/Acre, 7000 sf lot minimum

This designation is intended to provide for the most common urban
single family detached home. The designation is applicable in the
following general areas:
o Where single family development on individual lots will be

compatible with existing naturalfeatures and surrounding uses.
o Where a full range of urban facilities and seruices are provided or

can be provided in conjunction with development.
o Where major streets serving development are adequate or can be

provided in conjunction with development.
3) Medium Density Residential Low (MDRL)

Minimum Site Standards:
8 DU/Acre, 5,000 sq. ft. lot minimum

This designation is intended to provide for dwellings on smaller lots,
duplexes, manufactured homes on individual lots, and manufactured
home parks. The designation is applicable in the following general
areas:
. Where there is easy access to shopping.
¡ Where a full range of urban facilities and services are provided in

conjunction with development.
. Where major streets are adequate or can be provided in

conjunction with development.
4l Medium Density Residential High (MDRH)

Minimum Site Standards:
I I DU/Acre, 3,200-5,000 sf lot minimum.

This designation is intended to provide for a variety of medium density
housing styles, designs, and amenities in keeping with sound site
planning. lncluded in this designation are, lowdensity apartments and
condominiums, manufactured homes on individual lots, and row
housing. This designation is applicable in the following general areas:
o Where related institutional, public and commercial uses may be

appropriately mixed or are in close proximity to compatible
medium density residential uses.

. Where a full range of urban facilities and services are provided in
conjunction with development.

. Where medium urban densities can be maintained and supported
without significant adverse impacts on neighborhood character or
environmental quality.

5) High Density Residential(HDR)
Minimum Site Standards:

l6 DU/Acre, 2,000-5,000 sf lot minimum
This designation is intended to provide for high density multi-family
urban housing with a diversity in style, design and amenities in
keeping with sound site planning principles in the following general
areas:
. Where related public, institutional and commercial uses may be

mixed with or are in close proximity to compatible high density

Case File LU 2020-018 PA Housing Needs Analysis 
7
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res¡dent¡al uses.
. Where a full range of urban facilities and serv¡ces are ava¡lable at

adequate levels to support high density resident¡al development.
. Where direct access to major fully improved streets is available.
. Where higher density development will not exceed land, air or

water carrying capacities.

Policy 7 ln addition to and consistent with the General Land Use policies, the City will
encourage appropriate residential densities in the Town Center Overlay District,
consistent with the vision, policies, and strategies in the Sherwood Town Center
Plan.

The policies above are the residential land use policies from Sherwood's current Comprehensive Plan, Part
ll. No additions, changes, or modifications, to the policies in the Comprehensive Plan are part of this text
amendment. No amendments to the Zoning and Development Code are proposed as part of this
Comprehensive Plan amendment. The policies listed above will remain the governing housing policies in
Sherwood's Comprehensive Plan until the updated plan, Shenuood 2040 is adopted in the spring of 2021.
The updated housing policies in the Sherwood 2040 Plan will he reconcilecl with this HNA to remain
consistent.

The HNA 2019-2039 amends the factual background information and data on which future planning efforts
related to housing will be based. The HNA prepares the city for an upcoming Comprehensive Plan update,
which will update the residential land use policies to reflect the conclusions on housing needs in the HNA
--l -^4^^a 1L- -^---^---:L-t^ --:^:^- 

^ ^_-_---r_a-rdilu reileur Ute uut¡tf¡lulilr.ys vrsruil. /.\ çulilfjrerery revrseq ana up to oaïe noustng etement cnapler otïne
Comprehensive Plan will be included as part of the Comprehensive Plan update.

The Comprehensive Plan's current residential land use policies and the Zoning and Development Code are
consistent with Statewide Planning Goal 10, Metropolitan Housing Rule (OAR 660-007), and Metro's 2040
Functional Plan. No changes to the city's current housing goals and policies and to the city's Zoning and
Development Code are required as part of the adoption of the HNA 2019-2039 and proposed amendment.

FINDING: The existing housing policies in the current adopted Comprehensive Plan, Part ll, will
remain and will continue to be the guiding housing policies for the City until the adoption of the
Comprehensive Plan update, Sherwood 2040.The proposed Comprehensive Plan, Part ll: Exhibit
A text amendment is not substantive in nature, as it does not amend the Sherwood Comprehensive
Plan goals and policies, the Shenryood Plan and Zoning Map, or the Sherwood Zoning and
Development Code. The proposed adoption of Sherwood's HNA 2019-2039 and text amendment
will provide for factual background information only and will not substantively change current
Comprehensive Plan goals and policies or land use regulations.

APPLICABLE STATEWDE PLANNING GOA¿S

Goal I (Citizen lnvolvement)
Objective: To develop a citizen involvement program that insures the opportunity for
citizens to be involved in all phases of the planning process.

FINDING: Staff utilized the public notice requirements of the Shen¡¡ood Zoning and Community
Development Code, Chapter 16.72, to notify the public of the proposed plan amendment. The City's
public notice requirements comply with Goal 1. ln addition, the Community Advisory Committee for
the city's Visioning process reviewed this document prior to recommended changes from the

Case File LU 2O2O-018 PA Housing Needs Analysis 
8

October 27,2020



Ordinance 2020-010, Exh t

December 1,2020,Pageg

Planning Commission in 2018. A Planning Commission work session was held on August 11,2020,
for review and discussion of the document.

The Planning Commission and City Council will hold public hearings on this request prior to adopting
the HNA and amendment to the Comprehensive Plan. Public comments received will be addressed
and included as part of the record to this plan amendment.

The adoption of the HNA provides technical and factual information and contains no updates or
revisions to Comprehensive Plan goals and policies or land use regulations. A complete and robust
public involvement program, consistent with Goal 1, is being implemented as part of the
Comprehensive Plan update, Sherwood 2040, which will address housing goals and policies.

Goal2 (Land Use Planning)
Objective: To establish a Iand use planning process and policy framework as a basis for all
decision and actions related to the use of land and to assure an adequate factual basis for
such decisions and actions.

FINDING: The proposed amendment does not alter any goals and policies in the Comprehensive
Plan, or changes to Sherwood Plan and Zoning Map and Zoning and Development Code that are
already consistent with Goal 2. The HNA will provide a factual basis for future planning decisions
and actions as the City's Comprehensive Plan is updated.

Notice was provided to DLCD 35 days prior to the first schedule public hearing as required. The
HNA was developed in coordination with Metro, DLCD, to be consistent with applicable regulations.

I 3 (Agricultural Lands)
I 4 (Forest Lands)

FINDING: Goals 3-4 not applicable to Sherwood

| 5 (Natural Resources, Scenic and Historic Areas and Open Spaces)
I 6 (Air, Water and Land Resources Quality)
I 7 (Areas Subject to Natural Hazards)
I I (Recreational Needs)

FINDING: The Statewide Planning Goals 5-8 do not specifically apply to the proposed plan
amendment. The information from the HNA, such as the household forecast, residential land
sufficiency and buildable lands inventory provide a factual basis of information for the
Comprehensive Plan update, Sherwood 2040. There is no evidence to suggest that the proposed
text amendment is in conflict with these goals. The proposed text amendment does not make any
substantive changes to the Sherwood Comprehensive Plan or implementing ordinances that affect
compliance with Goals 5-8.

Goal 9 (Economic Development)
Objective: To provide adequate opportunities throughout the state for a variety of economic
activities vital to the health, welfare and prosperity of Oregon's citizens.

FINDING: lnformation in the HNA, such as the household forecast, residential land sufficiency and
buildable lands inventory, provides the factual basis of information for the Comprehensive Plan
update which will include updating and City's goals and policies related to Goals 9 and the Economic

9
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Opportunities Analysis. The proposed text amendment does not make any substantive changes to
the Sherwood Comprehensive Plan or implementing ordinances that affect compliance with Goal g.

Goal 10 (Housing)
Objective: To provide for the housing needs of citizens of the state.
Buildable land for residential use shall be inventoried and plans shall encourage the
availabilit¡¡ 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.

Response:
The City's primary obligations under Goal 10 and its implementing Metropolitan Housing Rule (OAR
660-007) are to (1) provide and plan for enough residential land to accommodate forecasted housing
needs for the next 2O-years; (2) designate land in a way that provides the opportunity for 50% new
housing to be either multi-family or single family attached housing; and (3) achieve an average
density of six dwelling units per net acre.

Goal 10 requires incorporated cities to complete an inventory of buildable residential lands and to
encourage the availability of adequate numbers of housing units in price and rent ranges
commensurate with the financial capabilities of its households. Goal 10 defines needed housing
types as "all housing [types] on land zoned for residential use or mixed residential and commercial
use that is determined to meet the need shown for housing within an urban growth boundary at
[particular] price ranges and rent levels that are affordable to households within the county with a
rr¡ria{-r nf in¡amac in¡l¡ r¡{in¡ }rr r{ nnl limi{a¡| {n lralaahal¡ô r¡,¡+L 1a.^, i^^^*^ l^.., ;^^^-^^ ^^ivr r¡rvvrrrver ilrvrqvil¡v vsr rrvr r¡rrilrgv rv ¡rvuùgrrvtuù Yvtttt lvvv iltvLIilÌtù, vttly ilJw llluulllçÞ clllu
extremely low incomes, as those terms are defined by the United States Department of Housing and
Urban Development" ORS 197.303 defines needed housing types:

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

(b) Government assisted housing;
(c) Mobile home or manufactured dwelling parks as provided in ORS 197.475 to 197.490;

and
(d) Manufactured homes on individual lots planned and zoned for single-family

residential use that are in addition to lots within designated manufactured dwelling
subdivisions.

ln summary, Shenruood 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. The goals and
policies in the city's current Comprehensive Plan meet Goal 10. lt is expected that the updated goals
and policies in the Shen¡rood 2040 comprehensive plan willalso meet Goal 10.

Ff NDING: The Housing Needs Analysis 2019-2039 provides information about the factors that could
affect housing development including: historical and recent development trends; projections of new
housing units needed in the next 20 years; demographic and socioeconomic factors affecting
housing choice, and regional and local trends in housing cost and affordability. The HNA provides a
forecast of housing by type and density of housing. The HNA, demonstrates how the existing city
zones provides for the needed housing types outline in ORS 197.303. The forecasted growth rate in
the HNA 2019-2039 is 1.1% based on Metro's forecast. The HNA includes a Buildable Lands
lnventory (BLl) for housing within Urban Growth Boundary. The BLI demonstrates that current land
use designation provide an adequate short- and long-term land supply for housing development for
meeting existing needs and 65% projected growth over the next 2O-years. However, Sherwood has

Case File LU 2O2O-O18PA Housing Needs Analysis 
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a deficit of land for 608 dwelling units. Annexations will need to continue in Brookman to provide an
adequate land supply.

The HNA analyzes existing development patterns and intensity, existing land use designations and
zoning, and building constraints to determine where there is vacant land and/or land that is likely to
be redeveloped, and compares the exiting supply of land to emerging development trends and
projection of needed housing units.

The HNA 2019-2039, which includes the buildable lands inventory (BLl), provides a factual basis
that will inform the update to the housing element of the Sherwood 2040 Comprehensive Plan, as
well as updates to its City's implementing ordinances. No changes to the housing goals and policies
of the Comprehensive Plan are proposed at this time. No changes to the implementing ordinances
of the Comprehensive Plan, Sherwood's Plan and Zoning Map and Sherwood's Zoning the
Development Code, are proposed with the adoption of the HNA 2019-2039.

ïhe HNA 2019-2039 makes the following conclusions regarding compliance with Goal 10:

Sherwood will need to plan for enough residential land to accommodate forecasted housing needs
for the next 20-years:

Sheruvood is forecast to add 1,728 new households between 2019 and 2039. Of these 700
new households are inside existing city limits; 1,029 new households are outside current city
limits.

Sheruvood's land base can accommodate most of the forecast for grov'rth. Vacant and partially
vacant land in the Sherwood Planning Area has the capacity to accommodate about 65% of
the forecast for new housing on areas within the city limits and the Sherwood Planning Area.

Sherwood has a deficit of land for housing. The deficit of land is for 608 dwelling units. The
largest deficits are in Medium Density Residential-Low (154 dwelling units); Medium Density
Residential-High (252); and High Density Residential (145 dwelling units).

To provide adequate land supply Sherwood will need to continue to annex the Brookman
Area which is primary designated residential in the Sheruvood Planning Area. Without
Brookman area developing, the City has a projected deficit of 1,155 dwelling units.

Comparison of capacity of existing residential land with demand for new
dwelling units, dwelling units, Sherwood planning area,20l9-2039

o

a

a

Zone

CaFcrty
(Neecled
DerÊiti=)

Èbr.ls¡rg
Demand

Comparbon
Capacty
minus

Demand
(dwelling

units)
Very Low Dens¡ty Resiclent¡al
Low Dens¡ty Resiclential
Med¡urìr Dens¡ty Residential Low
Medrur-il Derìs¡ty Res¡rlent¡al-H¡glì
H¡gh Dens'ty Res¡(lential

76
r44
342
266
253

95
ra2
536
51A
394

-19
-JÕ

154
252
145

Totâl
Page 40, Sherwood HNA 201 9-2039
Source: ECONorthwest

Gase File LU 2020-018 PA Housing Needs Analysis
October 27 ,2020

L,1.2I L.729 -60a

l1



Ordinance 2020-0 10, Exh 'i

December 1,2020, Page 12

The implications for Shenruood's housing policies as the City moves forward with the Comprehensive
Plan update:

. Shennrood will need Sherwood West to accommodate future growth beyond the existing city
limits and Sherwood Planning Area (Brookman) inside the UGB. There is deficit of 608
dwelling units over the next 2O-years in Shen¡rood city limits and Brookman Area. The growth
rate of Metro's forecast for household growth (1.1o/. average annua! growth) is eonsiderabrly
lower than the City's historical population growth rate over the last 2 decades (8% average
annual growth). At the historic growth rate, Shenruood will be out of buildable lands for
residential development within 4-10 years. To comply with Goal 10, the City will need to
either change its policies to allow for more development on the inventory of vacant land,
request a UGB expansion from Metro, or both.

Shenvood has a relatively limited supply of land for moderate and higher density housing.
The limited supply of land in these zones is a barrier to development of townhouses and
multi-family housing, which is needed to meet the housing demand for growth of people over
65, young families, and moderate-income households. Shenruood will need to plan for a
greater variety of housing types.

a Sherwood will have an ongoing need for providing affordable housing to lower-income
households. About 31o/o of households in Sherwood have incomes below 80% of the MFl.
These household will need a range of housing types, such as lower-cost single family
housing, townhouses, or multi-family housing. Shenarood currently has a limited supply of
ianci avaiiabie in its pianning area ior mocierate anci high-ciensiiy housing.

METROPOLITAN HOUSING RULE

OAR 660-007 (the Metropolitan Housing rule) is designed to "assure opportunity for the
provision of adequate numbers of needed housing units and the efficient use of land within
the Metropolitan Portland (Metro) urban growth boundary."

OAR 660-007 also specifies the mix and density of new residential construction for cities
within the Metro Urban Growth Boundary (UGB):
"Provide the opportunity for at least 50 percent of new residential units to be attached single
family housing or multiple family housing or justify an alternative percentage based on
changing circumstances" (OAR 660-007-0030 (f ).

OAR 660-007-0035 sets specific density targets for cities in the Metro UGB. Shen¡vood
average density target is six dwelling units per net buildable acre.

FINDING:

The HNA forecast of needed housing unit by mix, Sherwood Planning Area, 2019-2039

Case File LU 2020-018 PA Housing Needs Analysis
October 27,2020
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Housing Type

New
Dnrelling

Units (DU) Percent
S in gle-family detach ed

S in gle-family attached
Multifamily

865
432
432

5Oo/o

25o/o

25o/o

I 729
Page 27 , Sherwood HNA 201 9-2039
Source: EcoNorthwest

The assumed housing mix meets the requirements of OAR 6660-007-0030 to "designate sufficient
buildable land the opportunity for at least 50 percent of new residential units to be attached single
family housing or multiple family housing." Sherwood's Zoning and Development Code allows for the
opportun¡ty for attached and/or multi-family housing in the MDRL, MDRH, HDR zones.
Approximately 126 of the 175 buildable acres in Sheruvood City Limits and Planning Area are in
these zones (see Table 8, page 39, Sherwood HNA 2019-2039).

The HNA demonstrates that development in Shenryood occurred at considerably higher densities
than the minimum allowable densities in each zone. The overall development in Sherwood average
from 2000-2014 averaged 8.2 dwelling units per net acre (See Table B-3, Appendix page B-9) The
needed density in Sherwood is consistent with the densities achieved in residential zones Sheruvood
over the 2000-2014 period. These densities are (See Table B-4, Appendix page B-10):

Zone Dwellinq units oer net acre
Very Low Density Residential 2.9
Medium Density Residential 6.5
Medium Density Residential Hiqh 7.7
Hiqh Densitv Residential 19.1

These densities, when applied to Sherwood's supply of buildable land in the capacity analysis results
in an overall density of 7.3 dwelling units per net acre (See page 28, Sherwood HNA 2019-2039).
This housing density meets the requirements of OAR 660-007-0035 to "provide for an overall density
of six or more dwelling units per net buildable acre." The future density (7.3) is lower than the
historical density (8.2) due to the deficit of available HDR and MDRH land. The deficit of HDR and
MDRH land as well as the range of densities within the city's medium and high-density zones will be
addressed in the upcoming comprehensive plan update.

The HNA concludes that both the maximum density (and minimum lot size) and the historical
development density estimates exceed the State requirement (OAR 660-007-0035(2)) to "provide
for an overall density of six or more dwelling units per net buildable acre." The estimate results in an
average density of between 7.3 to 8.6 dwelling units per net acre.

Range of capacity estimates, Sherwood vacant and partially vacant land, gross acres and
gross densities, 2015

Case File LU 2020-018 PA Housing Needs Analysis
October 27,2020

Total

13



Orciinance 2020-010, Exh í
December 1,2020, Page 14

Land wiliin C¡ty L¡miß
VLDR

VLDR_PUD

IDR
MDRL
MDRH

HDR

Subtotal

Diffêrencê ¡n Câpecity

between Mâximum Densities

and Historical Densititês

Ditfercnce ¡n Ditfêrenee ¡n

Dwellin¡iUnits Dens¡ty

24

1

14
2I
14

96

25
I

(31)
24
62

37
118

_t.o

o.9
(14)
)-7
3.O

2.6
aa

Brookman and Olher Un¡ncorporated Areæ
VLDR

MDRL
MDRH

MDRVH*
HDR

Subtotal
ïolål 175

Page 37, SheMood HNA 2019-2039

The conclusion of the housing needed analysis is that Sherwood's historical densities meet
Sherwood's future housing needs. However, the upcoming update the Shenvood's Comprehensive
Plan will address revisions to Shenvood's housing policies and implementation ordinances to
address the barriers identified in the HNA to developing the forecasted needed housing types,
specifically townhouses and multi-family housing, which is needed to meet the housing demand for
growth of people over 65, young families, and moderate-income households. Sheruvood has a deficit
of moderate and high-density land in its current planning area.

Goal 1l (Public Facilities and Services)
Objective: To plan and develop a timely, orderly, and efficient arrangement of public facilities
and services to serve as a framework for urban and rural development.

FINDING: The information from the HNA, such as the household forecast, residential land sufficiency
and buildable lands inventory will provide a factual basis of information for the Comprehensive Plan
update with includes updating and City's goals and policies related to Goal 11 Public Facilities and
Services as well as provide a data for on-going updates to public facility master plans and capital
improvement plans. The proposed text amendment does not make any substantive changes to the
Sherwood Comprehensive Plan or implementing ordinances that affect compliance with Goals 11.

Goal I 2 (Transportation)
Objective: To provide and encourage a safe, convenient and economic transportation
system.

FINDING: The information from the HNA, such as the household forecast, residential land sufficiency
and buildable lands inventory will provide a factual basis of information for the Comprehensive Plan
update with includes updating and City's goals and policies related to Goals 11 Transportation. The
HNA and accompanying text amendment do not propose any changes to the Comprehensive Plan
transportation goals and policies, Shenruood Plan and Zoning Map, or the Zoning and Development
Code. This application does not involve rezoning any lands, which would trigger the need for the
Transportation Planning Rule analysis. The proposed text amendment does not conflict or make
substantive changes to compliance with Goal 12.

Goal l3 (Energy Conservation)

Case File LU 2020-018 PA Housing Needs Analysis
Oclober 27 ,202Q

t
52

¿J

15

ls

2

275
36
7a
49

440

1.6

5.3
4.7
5.3

15.4
5.6

I
a4

4

lo
174

o.3
t6
o4

3.{)
a4

Capacity based on ZoninÉ:
Minimr¡m Dânc¡l¡es

Câpac¡ty based on Zon¡nC:

Maximum Densitiôs and

Minium Lot Sizes

Capec¡ty besed on

Historicãl Development
Densities

Dwellinl units

Derived

Dens¡tv

Derived

Dens¡tv

Dwelling
un¡ts

Density Dwellin6
Assumption unils

7I

lrl
2?4
500

3.2
cl
5.3

_t6,o

52

l9 o.8 94
4

IL2

303
849

3.9
3.8
5.1
7.8

_IO.7

2r.7
8.A

2.9
2.S

6.5
61
7.7

r9 I

69

144
8B

t6r
?66
73t

4
401

62
109

70
661

77
a1
7.5

22.r
a.4

317
5B

l-o9
60

547

2.9
bt
77
7.5

_t9 1

940 54 15lf) a6 73 1 274

14



Ordinance 2020-010, Exh 1

December 1,2020, Page 15

Objective: To conserve energy.

FINDING: The proposed plan amendment proposes no changes to comprehensive plan goals and
policies or the City's Zoning and Development Code that would trigger the implementation of Goal
13. The proposed text amendment does not conflict or make substantive changes to compliance
with Goal 13.

Goal l4 (Urbanization)
Objective: To provide the orderly and efficient transition from ruralto urban land uses.

FINDING: The information from the HNA, such as the household forecast, residential land sufficiency
and buildable lands inventory will provide a factual basis of information for the Comprehensive Plan
update which includes updating and City's goals and policies related to Goals 14. The HNA 2019-
2039 concluded Sherwood has a deficit of approximately 608 homes in its 20-year supply. The
conclusion is based off the Metro forecast of 1.1o/o growth which is significantly lower than
Sheruvood's historic growth rate over the past two decades of 8%. ln order for the City to have
sufficient lands to support the 2O-year housing need, an expansion to Shenryood's UGB would be
needed unless the City significantly increased densities in existing zones throughout the city. The
HNA provides the factual information and background data for future decisions regarding the
expansion of Sherwood's urban growth boundary and the efficient transition from rural to urban land
uses.

The HNA does not propose any changes to the Comprehensive Plan transportation goals and
policies, Sherwood Plan and Zoning Map, or the Zoning and Development Code. This application
does not involve rezoning any lands. The proposed amendment does not conflict or make
substantive changes to compliance with Goal 14 but provides a factual basis for future regional and
local urbanization decisions.

Goal l5 (Willamette River Greenway)
Goal l6 (Estuarine Resources)
Goal l7 (Coastal Shorelands)
Goal l8 (Beaches and Dunes)
Goal 19 (Ocean Resources)

FINDING: Goals 15-19 not applicable to Sherwood

METRO FUNCTIONAL PLAN REQUI REMENTS

Title l: Housing Capacity
3.07.110 Purpose and lntent The Regional Framework Plan calls for a compact urban form
and a "fair-share" approach to meeting regional housing needs. lt is the purpose of Title I to
accomplish these policies by requiring each city and county to maintain or increase its
housing capacity except as provided in section 3.07.120

FINDING: The HNA demonstrates that Sherwood is meeting regional goals while implementing
locally adopted plans. Metro's 2016 Compliance Report concludes that Sherwood is in compliance
for the City's Title 1 responsibilities.

Case File LU 2020-018 PA Housing Needs Analysis
October 27 ,2Q20
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Title 7: Housing Choice
3.07.710lntent The Regional Framework Plan calls for establishment of voluntary affordable
housing production goals to be adopted by local governments and assistance from local
governments on reports on progress towards increasing the supply of affordable housing. lt
is the intent of Title 7 to implement these policies of the Regional Framework Plan.

Finding: Title 7 of Metro's Urban Growth Management Functional Plan is designed to ensure the
production of affordable housing in the Metro UGB. Each city and county within the Metro region is
encouraged to adopt an affordable housing production goal voluntarily.

Each jurisdiction within the Metro region is required to ensure that their comprehensive plans and
implementing ordinances include strategies to:

. Ensure the production of a diverse range of housing types,

. Maintain the existing supply of affordable housing, increase opportunities for new
affordable housing dispersed throughout their boundaries, and

. lncrease opportunities for households of all income levels to live in affordable housing
(3.07,730)

Metro's 2016 Compliance Report concludes that Sherwood is in compliance for the City's Title 7
responsibilities.

Title 11: Planning for New Urban Areas

Title 1l of Metro's Urban Growth Management Functional Plan provides guidance on the
conversion of land from rural to urban uses. Land brought into the Metro UGB is subject to the
provisions of section 3.07.1130 of the Metro Code, which requires lands to be maintained at rural
densities until the completion of a concept plan and annexation into the municipal boundary.

The concept plan requirements directly related to residential development are to prepare a plan
that includes:

(1) A mix and intensity of uses that make efficient use of public systems and facilities,

(2) A range of housing for different types, tenure, and prices that addresses the housing needs of
the governing city, and

(3) ldentify goals and strategies to meet the housing needs for the governing city in the expansion
area.

Metro's 2016 Compliance Report concludes that Shenivood is in compliance for the City's Title 11

responsibilities.

Case File LU 2020-018 PA Housing Needs Analysis
October 27 ,2020
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V. RECOMMENDATION

The Shenruood Housing Needs Analysis 2019-2039 complies with applicable Statewide Planning
Goals, Metro regulat¡ons, the Metropolitan Housing Rule (OAR, Division 7), and the City's
Development Code's applicable provisions. This HNA will be used to update the housing element
in the City's Comprehensive Plan, Sherwood 2040.

Based on a review of the applicable code provisions, agency comments, and staff review, staff finds
that the Plan Amendment is consistent with the applicable criteria. Therefore, staff recommends
that the Planning Commission fonrard a recommendation of APPROVAL of the Housing Needs
Analysis 2019-2039 to the Shen¡rood City Council.

VI. EXHIBITS

A. Sheruvood Housing Needs Analysis 2019-2039

Case File LU 2020-018 PA Housing Needs Analysis
Qctober 27,2020
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Contact lnformation

Beth Goodman and Robert Parker, AICP, prepared this report as a subcontractor
to Cogan Owens Greene and 3-J Consulting for the CiV of Sherwood.
ECONorthwest is solely responsible for its content, any errors or omissions.

ECoNorthwest specializes in economics, planning, and finance. Establíshed in
L974, ECONorthwest has over three decades of experience helping clients make
sound decisions based on rigorous economic, planning, and financialanalysis.

For more information about this report, please contact:

Erika Palmer, Planning Manager
22560 SW Pine Street
Sherwood, Oregon 97140
503-625-4208
PalmerE@SherwoodOregon. gov
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Executive Summary

This is an executive sumrnary of the findings of the Sherwood Housing Needs
Analysis for the 2019 to 2039 period. The housing needs analysis provides
Sherwood with a factual basis to support future planning efforts related to
housing, including Concept Planning for Sherwood Wesf and prepares to
update and revise the City's Comprehensive Plan policies.

The housing needs analysis is intended to comply with requirements of
statewide planning policies that govern planning for housing and residential
development, Goal L0, it's implementing Metropolitan Housing Rule (OAR 660-

007), and Metro's 2040 Functional Growth Management Plan. Taken together, the

City's primary obligations from Goal10 are to (1) designate land in a way that
provides the opportunity for 50"/" of new housing to be either multifamily or
single-family attached housing (e.9., townhouses); (2) achieve an average density
of six dwelling units per net acre; and (3) provide enough land to accommodate

forecasted housing needs for the next 20 years. Sherwood is already in
compliance with these requirements and can accorrunodate most of the new
housing forecast as described in this sununary.

How HAs SHERWooD's Popunr¡oN CHANcED rN REcErrrr Yenns?

The basis for the housing needs analysis is an understanding of the demographic
characteristics of Sherwood's residents.l

Sherwood's population grew relatively fast in recent ye¿rs. Sherwood's
population increased from 3,000 people in 1990 to nearly 18,600 people in
20L3, averagSngS% annual growth. Sherwood's fastest period of growth
was during the 1990s, consistent with statewide trends. Between 2000-

201.3, Sherwood grew by 6,600 people, at an average rate of nearly 3.5%

per year. For comparisorç Washington County grew at 2.5% annually
between 1,990-2013 and the Portland Region grew at 1,.6"/" per year.

a

Sherwood's population is aging. People aged 45 years and older were
the fastest growing age group in Sherwood between 2000 and 2010,

consistent with state and national trends. By 2035, people 60 years and
older will account for 24o/o of the population in Washington County (up

1 The majority of data quoted in this analysis is from the U.S. Census American Community
survey, with population data from the Population Research Center at Portland State University
and development data from the City's Building Permit database.

a

ECONorthwest Sherwood Housing Needs Analysis
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Wl'lAT FACTORS IYIAY AFFECT FUTURE I¡ROWTH lN SI{ERWOOD-I

If these trends continue, population will result in changes in the types of housing
demanded or "needed" in Sherwood in the fufure.

The aging of the population is likely to result in increased demand for
smaller single-family housing, multifamily housing, and housing for
seniors. People over 65 years old will make a variety of housing choices,

including: remaining in their homes as long as they are able, downsizing
to smaller single-family homes (detached and attached) or multifamily
units, ot moving into group housing (such as assisted living facilities or
nursing homes) as they continue to age.

a

a

a

a

from 18% in 2015) and25% in the Portland Region (up from 19% n 2015).

It is reasonable to assume that the share of people 60 years and older will
grow relatively quickly in Sherwood as well.

Sherwood is attracting younger people and more households with
children. In 2010, the median age in Sherwood was 34.3 years old,
compared to Washington County's median age of 35.3 years and the State

median of 38.4. Sherwood has a larger share of households with children
(47% of households), compared with Washington County (33%) or the
Portland Region (29"/"). The Millennial generation-people born roughly
between 1980 to 2000-are the largest age group in Oregon and will
account for the majority of household growth in Sherwood over the next
20 years.

Sherwood's population is becoming more ethnically diverse. About 6%

of Shcrwood's population is Latino, an incrcasc from 4.7"/" in 2000. In
comparison to W. ashinston- Coun-w arrei- the Portianci Resion-. Sh-erwooeÌ is.--.-_f "'--- -_-_-_--o"_ J --'-- -'-o--__, -

less ethnically diverse. In the 2009-2tJ13 period, 167" ol Washington
County residents.. andl2/" Portland Region residents.. were Latino.

The growth of younger and diversified households is likely to result in
increased demand for a wider variety of affordable housing
appropriate for families with childten, such as small single-family
housing townhouses, duplexes, and multifamily housing. If Sherwood
continues to attract young residents, then it will continue to have demand
for housing for families, especially housing #fordable to younger families
with moderate incomes. Growth in this population will result in growth

ECONorthwest Sherwood Housing Needs Analysis
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in demand for both ownership and rental opportunities, with an

emphasis on housing that is comparatively affordable.2

Changes in commuting patterns could affect future growth in
Sherwood. Sherwood is part of a complex, interconnected regional
economy. Demand for housing by workers at businesses in Sherwood
may change with significant fluctuations in fuel and commuting costs, as

well as substantial decreases in the capacity of highways to accommodate
commuting.

Sherwood households have relativety high income, which affects the
type of housing that is affordable.Income is a key determinant of
housing choice. Shervvood's median household income ($7&400) is more
than2}o/" higher than Washington County's median household income
(fi64,200).In addition, Sherwood has a smaller share of population below
the federal poverty line (7.6%) than the averages of Washington County
(11.4%) and the Portland Region (13.9%).

Wrnr Ane rHe CnRRRcrERtslcs oF SHERwooD's Housrrrc
Mnnxer?
The existing housing stock in Sherwood, homeownership pattems, and existing
housing costs will shape changes in Sherwood's housing market in the future.

a Sherwood's housing stock is predominantly single-family detached.
About 75o/o of Sherwood's housing stock is single-family detached, S"/" is
single-family attached (such as townhomes) arrd 18% is multifamily
(such as duplexes or apartments). Sixty-nine percent of new housing
permitted in Sherwood between 2000 and 2014was single-family
detached housing.

a Almost three quarters of Sherwood's residents own their homes.
Flomeownership rates in Sherwood are above Washington County (54o/o),

the Portland Region (60%), and Oregon (62"/.) averages.

2 The housing needs analysis assumes that housing is affordable if housing costs are less than 30%

of a household's gross income. The 30% metric is a general guideline from the U.S. Department
of Housing and Urban Development (HUD). For a household eaming $6,500 (the median
household income in Sherwood), monthly housing costs of less than $1,960 are considered

affordable.

a

a

ECONorthwest Sherwood Housing Needs Analysis lil
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a

a

a

Homeownership costs increased in Sherwood, consistent with national
trends. Median sales prices for homes in Sherwood increased by about
30% between2004 and20'1,4, from about $245,000 to $316,500. The median
home value in Sherwood is 3.8 times the median household income, up
fuom2.9 times the median household income in 2000.

Housing sales prices are higher in Sherwood than the regional
averages. As of January 2015, median sales price in Sherwood was
$316,500, which is higher than the Washington County ($281,700), the
Portland MSA ($269,900), and Oregon (9237,300) median sales prices.
Median sales prices were higher in Sherwood than in other Portland
westside communities such as Tigard, Tualatiry and Beavertory but lower
than Wilsonville or West Linn.

Rental costs are higher overall in Sherwood than the regional averages,
with a slightly lower-rental cost on a cost per square foot basis. The
meeiian rent in Sherwooci was $i,û64, compareci to Washington County's
average of $852. Average rent in the Tigard/Tualatin/Sherwood area
submarket was $1.13 per square foot in Fall2014,lower than the regional
average oÍfi1,.22 per square foot. Between Spring 2010 and Spring 2013,

average rent in Tigard/Tualatin/Sherwood area increased by 38"/",

consistent with the regional increase oÍ 36%.

More than one-third of Sherwood's households are cost-burdened.
Thirty-eight percent of Sherwood's households were cost-burdened (i.e.,
paid more than 30% of their income on rent or homeownership costs).
Renters were more likely to be cost-burdened (40"/" of renters were cost-
burdened), compared to homeowners (35% were cost-burdened) in
Sherwood. These levels of cost burden are consistent with regional
averages. In Washington County in the 2009-2013 period, 38"/" of
hotrseholcls were cost burdened, compared to 4'1"/" in the Portland
Region.

Future housing #fordability will depend on the relationship between
income and housing price. The key question is whether housing prices
will continue to outpacc incomc growth. Answering this question is
difficult because of the complexity of the factors that affect both income
growth and housing prices. Sherwood will need to provide the
opportunity for development of a wider variety of housing, including
housing affordable to low- and moderate-income households.

ECONorthwest Sherwood Hous¡ng Needs Analysis iv
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How Mucg Housurrc GnowrH rs FoREcAsr, AND GRru ruRr
Gnowrn BE AccOMMODATED wITHIN SHenwoOo?

The housing needs analysis in this report is based on Metro's coordinated
forecast of household growth in Sherwood. The forecast includes growth in both
areas within the city limits, as well as areas currently outside the city limits that
the City expects to annex for residential uses (most notably the Brookman area).

Sherwood is forecast to add 1,728 new households between 2019 and
2039. Of these, 700 new households are inside the existing city limits;
1.,029 new households are outside the current city limits in the Brookman
Area.

Sherwood's land base can accommodate most of the forecast for
growth. Vacant and partially vacant land in the Sherwood Planning Area
has capacity to accommodateL,l,2l new dwelling units. Sherwood can

.-.- - -l-' - -1-. ,-r aÊñ/ -î 11. - Í-,-----r 1^ 1- --,-a,- -.-:d-:--accorltllto(Iafe aD()tl[ oc-lo of IIte lorecast tul Itew lrouljur8 ull areas wlllrlrr.

the city limits and Brookman Area.

Sherwood has a deficit of land for housing. Sherwood has a deficit of
land for 608 dwelling units. The largest deficits are in Medium Density
Resicientiai-Low (i54 ciweiiing units), Meciium Density Resicientiai-High
(252 dwelling units), and High Density Residential (145 dwelling units).

To provide adequate land supply, Sherwood will need to continue to
annex the Brookman area. Without the Brookm¿ìn area developing the

City has a projected deficit of about 1,155 dwelling units. Sherwood will
need to continue to annex the Brookman area in order to accommodate
the City's forecast of residential growth. The City recently annexed about
98 acres in the Brookman Area. The annexed land is in the center of the
Brookman Area and has relatively few owners (about 8 property owners)
Annexing and developing other areas, with a larger number of owners,

may be more challenging, to the extent that the property owners have to
come to agreement about development.

a

a

WInr IF SHERwooD GRows FASTER?

. The forecast for growth in Sherwood is considerably below historical
growth rates. Metro's forecast for new housing in Sherwood shows that
households will grow at an average annual growth rate of 1..1"/" per year
In comparison, Sherwood's population grew at3.4% per year between
2000 and 2013 and 8"/" per year between 1990 and 2013.If Sherwood
grows faster than Metro's forecast during the 2019 to 2039 period, then
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a

a

a

Sherwood will have a larger deficit of land needed to accommodate
growth.

At faster growth rates, Sherwood's land base has enough capacity for
several years of growth. At growth rates between?o/" to 4"/" of growth
annually,land inside the Sherwood city limits c¿ul accofiunodate two to
five years of growth. With capacity in the Brookman Area, Sherwood can

accommodate four to ten years of growth at these growth rates.

Additional housing growth in Sherwood depends the availabitity of
development-ready land. The amount of growth likely to happen in
Sherwood over the next few years is largely dependent on when the
Brookman Area is annexed, when the Sherwood West area is brought
into the urban growth boundary and annexed, and when urban services
(such as roads, water, and sanitary sewer) are developed in each area.

The City recently annexed about 98 acres in the Brookman Area.

Wnnr ARE THE IIvIpTIcRnoNs FoR SneRwooD'S HoUSING

Poucres?

a

Sherwood will need Sherwood West to accommodate fufure growth
beyond the existing city limits and Brookman area. The growth rate of
Metro's forecast for household growth (1,.1"/" avenge annual growth) is
considerably lower than the City's historical population growth rate over
the last two decades (8% average annual growth). Metro's forecast
includes growth that can be generally accorunodated within the
Sherwood city limits and Brookman. Given the limited supply of
buildable land within Sherwood, it is likely that the City's residential
growth will slow until Sherwood West is made development-ready.

Sherwood has a relatively limited supply of land for moderate- and
higher-density multifamily housing. The limited supply of land in these

zones is a barrier to development of townhouses and multifamily
housing which are needed to meet housing demand resulting from
growth of people over 65, young families, and moderate-income
households.

The results of the Housing Needs Analysis highlight questions for the
update of the City's Comprehensive Plan and the Concept Planning of
Sherwood West.

o Providing housing opportunities for first time home buyers and
community elders (who prefer to age in place or downsize their
housing) will require a wider range of housing types. Examples of

a
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o

these housing types include: single family homes on smaller lots,
clustered housing, cottages or townhomes, duplexes, tri-plexes,
four-plexes, garden apartments, or mid-rise apartments. Where
should Sherwood consider providing a wider range of housing
types? What types of housing should Sherwood plan for?

Changes in demographics and income for Sherwood and regional
residents will require accommodating a wider range of housing
types.How many of Sherwood's needed units should the city
plan to accommodate within the city limits? How much of
Sherwood's needed units should be accommodated in the
Brookman Area and in Sherwood West?

What design features and greenspaces would be important to
consider for new housing?

What other design standards would be needed to "keep
Sherwood Sherwood"?

What is the appropriate mix of residential land and employment
lantl in the city tu bal¿rnce the city's tax base?

Whai is the mix oÍ resicientiai zones that reiiect Sherwooci"s

character?

COViD-i9 has changeci how peopie iive anci work. What are some

of the long-term impacts of the pandemic on residential housing
trencls and needs?

The next update to the Housing Needs Analysis will need to
consider recent state legislation of House Bill2001, to review and
analyze density expectations assumed to result from the provision
of middle housing that meet regulatory requirements.

o

o

U

o

o
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L lntroduction

This report presents the Sherwood Housing Needs Analysis 201,9 to 2039. The
housing needs analysis provides Sherwood with a factual basis to support future
planning efforts related to housing including Concept Planning for Sherwood
West, and prepares to update and revise the City's Comprehensive Plan policies.
This report was based on the draft Sherwood Housing Needs Analysis 2015 to
2035 reporf from June 2015.

It is intended to comply with statewide planning policies that govern planning
for housing and residential development, Goal lO OAR 660-007, and Metro's
Functional Growth Management Plan. The methods used for this study generally
follow the Planning for Residential Growth guidebooþ published by the Oregon
Transportation and Growth Management Program (1,996).

This report provides Sherwood with a factual basis to support future planning
efforts related to housing and options for addressing unmet housing needs. It
provides specific analysis that is required for a jurisdiction in Oregon to comply
with state policies.

Blcxenouruo
Sherwood is located at the southwestern edge of the Portland metropolitan
urban growth boundary (UGB). Over the 2000 to 2014 period, Sherwood had a
substantial amount of residential growth. Residential development included all
of the different housing types with single family detached housing concentrated
in the 2000 to 2005 period. In part due to this growth and limited land supply for
new homes, Sherwood is embarking on a Concept Plan for the Sherwood West
urban reserve. Concurrently, the City is updating its facfual basis for an eventual
update of its Comprehensive Plan.

This housing needs analysis provides a factual basis to inform both an update of
the residential Comprehensive Plan polices and the Concept Plan for Sherwood
West. This analysis provides:

. Information about the characteristics of Sherwood's housing market, in
the context of Washington County, the Portland metropolitan regiory

and Oregory

. Information about the types and density of housing developed since

2000, changes in homeownership pattems,

. Changes in housing cost and affordability, and other housing market
characteristics; and

¡ A forecast of residential growth in Sherwood for the 2019 to 2039 period.

ECONorthwest Sherwood Hous¡ng Needs Analysrs I
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As required by OAR 660-024, this forecast is based on Metro's household forecast
and demographics and economic trends that will affect housing demand over the
next 20 years.

ORcRlrrzRnoN oF THE REpoRT

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

. Chapter 2. Historical and Recent Development Trends presents a high-
level summary of residential development in Sherwood.

. ChaPter 3. Housing Demand and Need presents a housing needs analysis
consistent with requirements in the Planning for Residential Growth
Workbook. Detailed tables and charts supporting the demographic and
-.¡l- _ _. -1- -. t, l. ¡ . 

^1urner rnforfnauon qlscusseq ln Lnapter + rs presenteo m Appenorx t'.

. Chapter 4. Residential Land Sufficiency estimates the residential land
---11:-:^,- ---:-^ Cl^ I ----l- I r 1 t ¡ t .l 'isurrrcrelruy ut Ðnef wooq rteeqe(-l ro accommoq.ate expecteo glowtn over tne
planning period.

. Appendix A. Residential Buildable Land Inventory Report

. Appendix B. Trends Affecting Housing Need in Sherwood

ECONorthwest Sherwood Housing Needs Analysis 2
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FRR¡vrewoRK FoR A HousrNc NEEDs AruRlysrs

People view homes and communities in a wide range of ways. Economists view
housing as a bundle of services for which people are willing to pay. Shelter is one

service, but housing typically also includes:

. Proximity to other attractions (job, shopping recreation),

¡ Amenities (type and quality of fixtures and appliances, landscaping,
views), prestige, and

o Access to public services (quality of schools).

Because it is impossible to maximize all these services and simultaneously
minimize costs, households musf and do, make tradeoffs. What individuals can

purchase for their money is influenced by individuals' life circumstances as well
as economic forces and govemment policy. Among households and income
levels, preferences vary. Attributes homebuyers and renters seek are a function
of many factors that may include income, age of household head, number of
people and children in the household, number of workers and job locations,
educational opportunities, number of automobiles, neighborhood amenities and
so on.

Thu+ the housing choices of individual households are influenced in complex
ways by dozens of factors; and the housing market in the Portland Region,

Washington County, and Sherwood is the result of the individual decisions of
thousands of households. These points help to underscore the complexity of
projecting what types of housing will be built in Sherwood between 2019 and
2039.

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

are inherently uncertain. Their usefulness for public policy often derives more
from the explanation of their underlying assumptions about the dynamics of
markets and policies than from the specific estimates of future demand and need

Thus, we begin our housing analysis with a framework for thinking about
housing and residential markets, and how public policy affects those markets.
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Sherwood's pr¡mar¡ly
obligations under Goal
10 are to:

. Designate land in a
way that 50% of new
housing could be
either mult¡family or
s¡ngle-family attached
hous¡ng (e.9.,

townhouses)
¡ Provide opportun¡ties

lo achieve an average
density of s¡x dwelling
units per net acre

. Provide opportunitìes
for dcvclopmcnt of
needed hÕr Jsint tvnês'
s¡ ngle-family detached,
s¡ngle-fam¡ly attached,
and multifamily
hous¡ng.

Onecoru HousrNc PoLrcY

Statewide planning Goal 1O

The passage of the Oregon Land Use Planning Act of 1974 (ORS Chapter 197),

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

At a minimum, local housing policies must meet the requirements of Goal 10 and
the statutes and administrative rules that implement it (ORS 197.295 to 197.314,

OI<S 197.475 to 197.490, and OAR 600-008).3 Jurisdictions located in the Metro
UGB are also required to comply with Metropr:rlitan Housing in OAR 66A-A07

^-¡ Ti+l^ n ^C1\fr^*-^t- TT-L^- t--^-^,+l .IrÍ^-^^^-^-+t,.-^r:^-^¡ f)¡^.^:- rL^ì¿r^r-^arlu rlLrE / ur avrcrru Þ ulvar uluvv Llr rvrarraóçrttçttl I urtLllultal I lilt llt utc lvlgllu

Code (3.07 Title 7).

Goal 10 requires incorporated cities to complete an inventory of buildable
residential lands and to encourage the availability of adequate numbers of
housing units in price and rent ranges conunensllrate with the financiai
capabilities of its households.

Goal 10 defines needed housing Lypes as "housing types deterrnined to meet the
need shown for housing within an urban growth boundary at particular price
ranges and rent levels." ORS 197.303 defines needed housing types:

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

(b) Government assisted housing;a

(c) Mobile home or manufactured dwelling parks as provided in ORS 197.475

to197.490; and

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

3 OF.S 197.296 only applies to cities with populations over 25,000.

a Govemment assisted housing can be any housing type listed in ORS 1,97.303 (a), (c), or (d)
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In summary, Sherwciod 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.

The Metropolitan Housing Rule

OAR 660-007 (the Metropolitan Housing rule) is designed to "assure opportunity
for the provision of adequate numbers of needed housing units and the efficient
use of land within the Metropolitan Portland (Metro) urban growth boundary."
OAR 660-0070-005(12) provides a Metro-specific definition of needed housing:

"Needed Housing" defined. Until the beginning of the first
periodic review of a local government's acknowledged
comprehensive plary "needed housing" means housing types
determined to meet the need shown for housing within an urban
growth boundary at particular price ranges and rent levels.

The Metropolitan Housing Rule also requires cities to develop residential plan
designations:

(1) Plan designations that allow or require residential uses shall be
assigned to all buildable land. Such designations may allow
nonresidential uses as well as residential uses. Such designations
may be considered to be "residential plan designations" for the
purposes of this division. The plan designations assigned to
buildable land shall be specific so as to accommodate the varying
housing types and densities identified in OAR 660-007-0030

through 660-007-0037.

OAR 660-007 also specifies the mix and density of new residential construction
for cities within the Metro Urban Growth Boundary (UGB):

"Provide the opportunig for at least 50 percent of new residential
units to be attached single family housing or multiple family
housing or justify an alternative percentage based on changing
circumstances" (OAR 660-007-0030 (1).

OAR 660-007-0035 sets specific density targets for cities in the Metro UGB.

Sherwood average density target is six dwelling units per net buildable acre.s

s OAR 660-024-0010(6) defines Net Buildable Acres as follows: "Net Buildable Acre" consists of
43,560 square feet of residentially designated buildable land after excluding future rights-of-way
for streets and roads.

ECONorthwest Sherwood Hous¡ng Needs Analysis 5
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Metro's 2016
Compl¡ance Report
concl udes that Sherwood
is in compliance for the
City's T¡tle 1
responsrbilities.

Metro's 2016
Compliance Report
concludes that Sherwood
is in compliance for the
City's T¡tle 7
respo nsib¡l¡ties.

Metro Urban Growth Management Functional Plan

The Metro Urban Growth Management Functional Plan describes the policies
that guide development for cities within the Metro UGB to implement the goals
in the Metro 2040 Plan.

Title 7: Housing Capacity

Title 1 of Metro's Urban Growth Management Functional Plan is intended to
promote efficient land use within the Metro UGB by increasing the capacity to
accommodate housing capacity. Each city is required to determine its housing
capacity based on the minimum number of dwelling units allowed in each

zoning district that allows residential development, and maintain this capacity

Title 1 requires that a city adopt minimum residential development density
standards by March 2011.fi the jurisdiction did not adopt a minimum density by
March 2011, the jurisdiction must adopt a minimum density that is at least B0%

of the maximum ciensiiy.

Title 1 provides measures to decrease development capacity in selected areas by
transferring the capacity to other areas of the community. This may be approved
as long as the community's overall capacity is not reduced.

Metro's 2016 Complinnce Report concludes that Sherwood is in compliance for the
City's Title 1 responsibilities.

Title 7: HousingChoice

TitleT of Metro's Urban Growth Management Functional Plan is designed to
ensure the production of affordable housing in the Metro UGB. Each city and
county within the Metro region is encouraged to voluntarily adopt an affordable
housing production goal.

Each jurisdiction within the Metro region is required to ensure that their
comprehensive plans and implementing ordinances include strategies to:

o Ensure the production of a diverse range of housing types,

. Maintain the existing supply of affordable housing, increase
opportunities for new affordable housing dispersed throughout their
boundaries, and

o Increase opportunities for households of all income levels to live in
affordable housing (3.07 .730)

Metro's 201-6 Compliance Report concludes that Sherwood is in compliance for the
City's Title 7 responsibilities.
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Title 77: Planningfor New Urban Areas

Title 11 of Metro's Urban Growth Management Functional Plan provides
guidance on the conversion of land from rural to urban uses. Land brought into
the Metro UGB is subject to the provisions of section 3.07.1130 of the Metro Code,

which requires lands to be maintained at rural densities until the completion of a
concept plan and annexation into the municipal boundary.

The concept plan requirements directly related to residential development are to
prepare a plan that includes:

(1) A mix and intensity of uses that make efficient use of public systems and
facilities,

(2) A range of housing for different types, tenure, and prices that addresses the
housing needs of the governing city, and

(3) Identify goals and strategies to meet the housing needs for the governing city
in the expansion area.

Metro's 2016 Compliønce Report concludes that Sherwood is in compliance for the
City's Title 11 responsibilities.

In addition, the City needs to comply with the Fair Housing Act, administered by
the U.S. Department of Housing and Urban Service (FI[JD). Complying with this
Act requires meeting the Affirmatively Furthering Fair Housing (AFFH) goal of
the Fair Housing Act. The City must comply with these regulations to qualify for
federal grant funds for housing.
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2 Historical and Recent Develo ment Trends

Analysis of historical development trends in Sherwood provides insights into
how the local housing market functions. The intent of the analysis is to
understand how local market dynamics may affect future housing-particularly
the mix and density of housing by Wp". The housing mix and density by type are
also key variables in forecasting future land need. The specific steps are
described in Task 2 of the DLCD Plønningfor Residential Lønds Workbook:

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

2. Identify types of housing to address (at a minimum, all needed housing
typcs idcntificd in ORS 197.303).

3. Evaluate permit/subdivision data to calculate the actual mirç average
actual gross density, and average acfual net density of all housing types.

The period used in the analysis of housing density and mix is 2000 t.o2A1.4, which
includes both times of high housing production and times of low housing
--^1.,^*^- 'l'L^ -^^^^-^ l^- ^L^^^:-- 4L:^ -^-:^l -..^-^.
HrvuuLlrurr. r rrE rEaòullò lur LltuvÞ[rËr [rrrù pËrIULr wtrIg.

(1) The 2000 to 2014 period includes more than one economic cycle, with extreme
highs and extreme lows in the housing market and

(2)Data prior to 2005 was less easily available and obtaining and compiling data
for 2000 to 2004 was difficult to acquire.

The housing needs analysis presents information about residential development
by housing types. For the purposes of this study, we grouped housing types
based on: (1) whether the structure is stand-alone or attached to another
structure and (2) the number of dwelling units in each structure. The housing
types used in this analysis are:

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

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

Multifamily: all attached structures other than single-family detached
units, manufactured units, or single-family attached units. Multifamily
units include duplexes, tri-plexes, quad-plexes, and structures with more
than five units (such as apartments).

a

a

a
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Three-quarters of
Sherwood's housing ìs
single-family detached
housing.

The reason for choosing these categories of housing type for the analysis is that
they meet the requirements definition of needed housing types in ORS 197.303.6

In general, this report uses data from the 2009-201,3 American Community
Survey (ACS) for Sherwood, as described in Appendix B. Where information is
available, we report information from the 2010 Decennial Census. This section
summarizes historical and recent development trends, described in detail in
Appendix B.

The primary geographies used throughout this report are:

. Sherwood. This generally refers to the Sherwood city limits. Census

data for Sherwood uses this geography.

. Sherwood Planning Area. This is the Sherwood city limits and land
that is within the Metro urban growth boundary but outside of the

Sherwood city limits, primarily the Brookman Area.

. Sherwood West. The urban reserve to the west of Sherwood that may
be brought into the Metro urban growth boundary when needed
regionally and determined beneficial locally.

While this report presents the forecast for housing growth in Sherwood for the
2019-2039 period, it is based on analysis completed for the 2015 HNA.

Residential development trendsT

Single-family detached housing makes up the largest share of Sherwood's
housing stock (Figure B- 1). Currently:

. Single-family detached housing accounts for about 75% of Sherwood's
housing stock.

. Single-family attached housing accounts for about 7"/" of Sherwood's
housing stock.

. Multifamily housing accounts for about 18% of Sherwood's housing
stock.

6 The analysis of development in Sherwood attempts to separate single-family detached and

single-family attached housing. However, the City's building permit system does not distinguish
between these two types of housing. City staff manually identified single-family attached

housing where there was a concentration of it developed (i.e., a development of townhouses).

City staff were unable to identify small-scale single-family attached development that was

scattered throughout the city.
7 Except where otherwise noted, data in this section is from the U.S. Decennial Census (for 2010

data) or the U.S. Census's American Community Survey for 20092013.
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Over the 2OOO-2O!4
period, 69% of new
housing permitted by
Sherwood was single-
family detached housing.

The majority of housing developed in Sherwood between 2000 and 2014 was
single-family detached housing (Table B- 1 and Figure B- Z¡.e

o Over the 2000 to 2014 period, Sherwood issued permits for nearly 2,225

dwellings, with about 148 units permitted each year.

o Sixty-nine percent of new housing permitted in Sherwood between
2000 and 20'1,4 w as single-f amily. Roughly 1,721 single-f amily dwelling
units were permitted over the lS-year period.

. Nine percent of the building permits issued in Sherwood over 2000 to
201,4were single-family attached (i.e., townhouses) and23% were for
multifamily housing.

. The majority of new housing in Sherwood was built between 2000 and
2006, before development decreased with the national housing crisis.

. The majority of new multifamily housing in Sherwood was permitted
in 2006, 2009, and 2014. 'l'he majority of new single-family attached
housing was permitted in 2004 and 2005.

¡ Between 2015 and 2018, Sherwood permitted about 160 new single-
family detached units.

Almost three quaÉers of Sherwood's residents own their homes (Figure B- 3,

Figure B- 4, and Figure B- 5). Homeownership rates in Sherwood are above
Washington County and Oregon's averages.

o Homeownership ratcs dcclincd slightly ovcr the last decade. Roughly
79% of housing in Sherwood was owner-occupied in 2000 compared to
about 75%lr.201.0.

o Most owner-occupied housing is single-family detached, about99"/".

o Renter-occupied housing is a mixture of multifamily (57"/"), single-
family detached (35%), and single-family attached (9%).

Sherwood's vacancy rate is lower than Multnomah, Washington, and
Clackamas counties, and lower than the State average (Table B- 2 and Figure B-
61.

o In 201O Sherwood's vacancy rate (3.9%) was below that of Multnomah
(6.2%), Washington (5.4%), and Clackarnas (7.1%) counties, and lower
than Oregon's (9.3%).

. The vacancy rates for apartments in the Tigard/Tualatin/Sherwood area
varied from a high of 5.8% in Spring 2010 to a low of 2.6"/" in Fall 2013

8 Building permit data is from the City of Sherwood Building Permit Database
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and were within 1% of the vacancy rate for the Portland/Vancouver
metro area.e

Sherwood's residential development between 2000 and,20l4 averaged 8.2

dwelling units per net acre, above the State's requirement in OAR 660-007 lot
six dwelling units per net acre (Table B- 3 Table B-4¡.to

o Average density in Sherwood was 8.2 dwelling units per net acre over
the 2000 to201.4 period.

. Density was lowest in the Very Low Density Residential Zone (2.9

dwelling units per net acre) and Medium Density Residential Low Zone
(6.1. dwelling units per net acre).

. Density was highest in Office Commercial (24.4 dwelling units per net
acre) and High Density Residential (19.1 dwelling units per net acre).

e Multifamily NW Apartment Reports, Spring 2010 -Fall20-1.4.
10 City of Sherwood Building Permit Database.
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3 Housing Need in Sherwood

This chapter presents the analysis of housing needs in Sherwood over the 2019 to
2039 period. Estimates of needed units by struchrre type and by density range
follows.

Chapter 1 described the framework for conducting a housing "needs" analysis.
The specific steps in conducting a housing needs analysis are:

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

2. Identify relevant national, state, and local demographic and economic
trcnds and factors that may affcct thc ZO-ycar projcction of structurc typc
mix.

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

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

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

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

This chapter presents information for these steps for Sherwood's housing needs

analysis.
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The housing needs
analysis in this report is

based on the lvletroscope
forecast of household
growth in Sherwood over
the next 25 years.

ïhe hous¡ng needs
analysis focuses on
housing growth in
Sherwood over the 2019
to 2039 period.

The forecast shows that
Sherwood will add 1,729
new households over the
2o-year period.

The forecast shows
growth of 4,337 new
dwell¡ng un¡ts ¡n

Sherwood West. While
lvletro's forecast
assumes that growth will
take place over the next
2o-years, it may occur
over a 5o-year period.

Year

2039

Change 2019 to 2039

Households

Percent

AAGR

Sherwood City
Limits

6,91_6

7,6L6

700

IOo/o

Sherwood

Planning Area

7,220

8,949

7,729

24o/o

L.to/o

PRo¡ecnoN oF New Housrlr¡c Ururrs Neeoro rN THE Nexr 20
YERns

As required by OAR 660-024, the housing needs analysis in this report is based

on a coordinated forecast from Metro (the Metro 2040TAZ Forecast by
Households, ]anuary 201,6), which is a necessary prerequisite to estimate housing
needs. The projection of household growth includes areas currently within the
city limits, as well as areas currentþ outside the city limits that the City expects

will be annexed for residential uses (most notably the Brookman area). In2017, a
portion of the Brookman area annexed into the city limits. We call these areas

combined the "Sherwood planning area."

While the housing needs analysis presents information for Sherwood West, this
area is currently outside of the regional UGB. Housing need in Sherwood West is
not considered part of Sherwood's overall housing need for the purposes of this
study. The information in this report however, can inform the ongoing Concept
Planning for Sherwood West.

Table 8-6 in Appendix B presents Metro's forecast for housing in Sherwood for
the 2010 to2040 period. Table 1 presents ECONorthwesfs extrapolation of
Metro's forecast for Sherwood to the 201,9 to 2039 period. Table 1 shows that the
Sherwood planning area is expected to add 1,729 new households between
2019 and,2039. Regional models and informed proiections suggest 700 new
households will be accommodated inside the existing city limits. Approximately
1,,029 new households are expected to be accommodated outside the current city
limits in the Brookman Area.

Table 1. Extrapolated Metro forecast for household growth,
Shenvood planning area,2OL9 to 2039

Horceholds

Sherwood

West

{So-Year
Forecast)

2019

Brookman
Area

304

1,333

7,O29

338%

7 .7o/o

293

4,630

4,337

L48Oo/o

74.8o/o0.5%
Source: Metro 2O4OIAZ Forecast by Households, January 2016
Extrapolat¡on from the 2015 forecast (the base year in the Metro forecast) to 2019 (not shown in

Metro's forecast) by ECoNorthwest
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The factors that have the
largest ¡mpact on a
I rousel rol cl's lrt-rusr rr g
choice are: age of the
householder, household
size and composition,
and income.

DemocnnpH rc AN D SocloecoNoM rc Fncrons Arrecrr ruc

Housrrrc CHorce

Demographic trends are important to a thorough understanding of the dynamics
of the Sherwood housing market. Sherwood exists in a regional economy; trends
in the region impact the local housing market. This section documents national,
statg and regional demographic, socioeconomic, and other trends relevant to
Sherwood.

The Factors that Affect Housing Choice

Analysts typically describe housing demand as the preferences for different
types of housing (i.e., single-family detached or apartment), and the ability to
pay for that housing (the ability to exercise those preferences in a housing market
by purchasing or renting housing-in other words, income or wealth).

Metro, the agency responsible for regional planning within the Portland
metropoiitan UGB, uses a decision support tool cailed Metroscope to modei
changes in measures of economic, demographic, land use, and transportation
aciivity. Ìvíeiroscope inciucies a resicieniiai iocation mociei, which projecis the
locations of future households based on factors such as land availability and
aanqniþr¡ ¡ncÊ nf .{otrol^^-onf ¡hancac in rlomnorrnhi¡c ¡h¡^-oo i-

r¡r¡rv/

employment, and changes in transportation and transit infrastructure. The
housing needs analysis in this report is based on the Metroscope forecast of
household growth in Sherwood over the next 25 years.

Many demographic and socioeconomic variables affect housing choice.

F{owever, the literature about housing markets finds that age of the householder,
size of the household, and income are most strongly correlated with housing
choice.11

11 The research in this chapter is based on nurnerous articles and sources of information about
housing, including:

The Cøse for Multi-family Housing. Urban Land Institute. 2003

E. Zietz. Multi-family Housíng: A Reaieut of Theory and Eoidence. Joumal of Real Estate
Research, Volume 25, Number 2. 2003.

C. Rombouts. Changing Demographics of Homebuyers ønd Renters. Multi-family Trends.
Winter 2004.

J. Mcllwain. Housing in America: The Nero Decade. Urban Land Institute. 2010.

D. Myers and S. Ryu. Aging Baby Boomers and the Generational Housing Bubble. Joumal of the
American Planning Association. Winter 2008.

M. Riche. The Implications of Changing U.S. Demographics for Housing Choice ønd Locøtion in
Cities.T1:.e Brookings Institution Center on Urban and Metropolitan Poliry. March 2001.
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. Age of householder is the age of the person identified (in the Census) as

the head of household. Households make different housing choices at
different stages of life.

. Size of household is the number of people living in the household.
Younger and older people are more likely to live in single-person
households. People in their middle years are more likely to live in
multiple person households (often with children).

o Income is the household income. Income is probably the most important
determinant of housing choice. Income is strongly related to the type of
housing a household chooses (e.g., single-family detached, duplex, or a
building with more than five units) and to household tenure (e.g., rent or
own).

This section focuses on these factorg presenting data that suggests how changes

to these factors may affect housing need in Sherwood over the next 20 years.

National housing trends

Appendix B presents a full review of national housing trends. This brief
suÍunary builds on previous work by ECONorthwest, Urban Land Institute
(ULI) reports, and conclusions ftomThe Stnte of the Nøtion's Housing, 20L4 rcport
from the |oint Center for Housing Studies of Harvard University. The Harvard
report summarizes the national housing outlook as follows:

"With promising increases in home construction, sales, and prices,
the housing market gained steam in early 2013. But when interest
rates notched up at mid-year, momentum slowed. This
moderation is likely to persist until job growth manages to lift
household incomes. Even amid a broader recovery/ though, many
hard-hit communities still struggle and millions of households
continue to pay excessive shares of income for housing."

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

Nation's Housing report projects that it will take several years for market
conditions to retum to normal and, until thery the housing recovery will likely
unfold at a moderate pace.

L. Lachman and D. Brett. Generation Y: America's New Housing Waz¡e. Urbart Land lnstitute.
20]0.
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ln 2072, more than one-
third of households
across the tls had
housing affordab¡lity
problems, with the lowest
rncome households
having the most difficulty
ilruil rB dilurudure
housing.

Sìnce l-990, the average
size of new dwelling un¡ts
increased both for single-
family and multifamily
housing. At the same
time, the average lot size
for new housing
decreased.

National housing market trends include: 12

o Post-recession recovery slows down. Despite strong growth in the
housing market in2012 and the first half of 20'1,3, by the first quarter
oÍ201,4, housing starts and existing home sales were both down by 3%
from the same time a year beforg while existing home sales were
down 7"/" from the year before. Increases in mortgage interest rates

and meager job growth contributed to the stall in the housing market.

. Continued declines in homeownership. After 13 successive years of
increases, the national homeownership rate declined each year from
2005 to 2013, and is currently at about 65%.The Urban Land Institute
projects that homeownership will continue to decline to somewhere
in the low 60% range.

. Housing affordability. In 2012, more than one-third of American
households spent more than 30% of income on housing. Low-income
h^"ooh^lão lono on acno¡iollrr ¡i.- h".r{l^ +^ ^l(^.Å L^".i^- 

^ -^^-
aL^^^ ^^--:-^I^^^ !L^- d'lË 

^^^ -^..^ 
rL^- o^o/ .-^:) ^--^-a^o/ ^1 LL^:-LrlusE cdrrllrlHr lgùù Llldrr r0rJ/uuu/ lll(Jlc trr(ur ov /o Pdt(l uvct JU/o \rr Ltlcrr

income and almost 70% oÍ households paid more than half of their
income. For households earning $15,000 to $29,000, more than 60%

were cost burdened, with about 30o/o payingmore than half of their
income on housing.

Changes in housing characteristics. National trends show that the
size of single-family and multifamily units, and the number of
household amenities (e.g., fireplace or two or more bathrooms) has

increased since the early 1990s. Between 1990 and 2013 the median
size of new single-family dwellings increased 25"/"nattonally from
1,905 square feet to 2,384 square feet and 1.8/" in the western region
from 1,985 square feet to 2,359 square feet. Moreover, the percentage
of units smaller than 1,400 square feet nationally decreased from 15%

in1999 to 8% in 2013. The percentage of units greater than 3,000

square feet increased from 17% in1999 to 29% of new one-family
homes completed in 2013. In addition to larger homes, a move
towards smaller lot sizes is seen nationally. Between 2009 and20'1,3,

the percentage of lots less than 2000 square feet increasedÍrom26o/"
of lots to 30"/" of lots. Similarly, in the western region, the share of lots
less than 7,000 square feet increased from 43"/oto 48% of lots.

12 These trends are based on information from: (1) The Joint Center for Housing Studies of
Harvard University's publication "The State of the Nation's Housing 201.3,' (2) Urban Land
Institute, "2011 Emerging Trends in Real Estate," and (3) the U.S. Census.
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Future housing
preferences will be
affected by demographic
changes, such as the
aging of the Baby
Boomers, growing
housing demand from
Millennials, and growth
of fore¡gn-born
immigrants.

a

a

Long-term gtowth and housing demand. The Joint Center for
Housing Studies forecasts that demand for new homes could total as

many as'1"3.2 million units nationally between 2015 and2025. Much of
the demand will come from Baby Boomers, Millennials,l3 and
immigrants.

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

In the near-term, Millennials and new immigrants may increase

demand for rental units. The long-term housing preference of
Millennials and new immigrants is uncertain. They may have
different housing preferences as a result of the current housing
market turmoil and may prefer smaller, owner-occupied units or
rental units. On the other hand, their housing preferences may be

similar to the Baby Boomers, with a preference for larger units with
more amenities. Recent surveys about housing preference suggest
that Millennials want affordable single-family homes in areas that
that offer transportation alternatives to cars, such as suburbs or small
cities with walkable neighborhoods. 1a

13 Millerurials are, broadly speaking, the children of Baby Boomers, bom from the early 1980's

through the early 2000's.

la The American Planning Association, "Investing in Place; Two generations'view on the future of
communities." 20'1,4. "Suwey Says: Home Trends and Buyer Preferences," National Association

of Home Builders International Builders Show, accessedlanuary,2015,
http://www.buildersshow.com/Search/isesProgram.aspx?id=17889&fromGSA=1. "Access to
Public Transportation a Top Criterion for Millennials When Deciding Where to Live, New
Survey Shows," Transportation for America, accessed January 2015,http:lll4america.org/wp-
content/uploadsl2}l.4l}4lPress-Release_Millennials-Survey-Results-FlNAl-with-embargo.pdf.
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State Trends

Oregon's 2011-2015 Consolidøted PIøn includes a detailed housing needs analysis
as well as strategies for addressing housing needs statewide.ls The plan
concludes that "Oregon's changing population demographics are having a

significant impact on its housing market." It identified the following population
and demographic trends that influence housing need statewide. Oregon is:

. Facing housing cost increases due to higher unemployment and lower
wages, as compared to the nation.

o Since 2005, is experiencing higher foreclosure rates compared with the
previous two decades.

o Losing federal subsidies on about 8"/" of federally-subsidized Section 8
housing units.

. Losing housing value throughout the State.

o Losing manufactured housing parks, with a 25"/" dectease in the number
of manufactured home parks between 2003 and 20L0.

o Increasingly older, more diverse, and has less affluent households.16

Regional and Local Demograph¡c Trends

Sherwood has a growing population (Table B- 5). Sherwood's growing
population will drive future demand for Sherwood over the planning period.

. Sherwood grew by more than 15,000 people, a501%o increase in
population, at an average annual rate of 8.1% over the 1990 to2013
period. 17

. Sherwood grew at a faster rate than the nation as a whole (1.0% per
year), Oregon (1..4% per year), and the Portland Region (1.6%) over this
period.

o Metro forecasts that the number of households in the Sherwood
Planning Area will grow by about 1.,729households over the2019-2039
period, at an average annual growth rate of 1.1'/".

¡ Metro forecasts that Sherwood West, an area that is adjacent to
Sherwood but currently outside of the Metro Urban Growth Boundary,
will grow by 4,337 households. Growth in Sherwood West will not begin
until the area is included in the Metro UGB and annexed into Sherwood.
While Metro's forecast assumes that Sherwood West may be fully

1s http://www.ohcs.oregon.gov/OHCS/HRS_Consolidated_Plan_Syearplan.shtml
16 State of Ore gon Consolidated Plan 201,1" to 2015.

http://www.oregon.gov/ohcs/hd/hrs/consplanl201.1. 2}1i_consolidated_plan.pdf
17 2013 Population Estimates in Oregon come from Portland State University's Population
Research Center.
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The growth ofyounger
and diversified
households will result in
increased demand for a
wider variety of
affordable housing
appropr¡ate for famrlìes
with children, such as
small single-family
housing, townhouses,
duplexes, and multifamily
housing.

The aging of the
population will result in
increased demand for
smaller single-family
housing, multifamily
hous¡ng, and hous¡ng for
sen¡ors.

developed by 2040, it may take longer, perhaps until2065, for Sherwood
West to fully develop.

o Metro's forecast of household growth considers residential capacity
within Sherwood's city limits to accommodate growth. Much of
Sherwood's future growth depends on bringing new land into the city
limits, including the Brookman Area and Sherwood West.

Sherwood's population is younger than the state, on average (Table B-7,Table
B- 8, and Figure B- 8). Sherwood has a larger share of people younger than 30

years of age, and a relatively small share of people over 50 years. If Sherwood
continues to attract young residents, then it will continue to have demand for
housing for families, especially housing affordable to younger families with
moderate incomes. Recent sfudies suggest that growth in younger residents (e.g.,

Millennials) will result in increased demand for both affordable single-family
detached housing, as well as increased demand for affordable townhouses and
multifamily housing. Growth in this population will result in growth in demand
for both ownership and rental opportunities, with an emphasis on housing that
is comparatively affordable.

. In 201O the median age in Sherwood was 34.3 years old, compared to
the State median of 38.4.

. A higher percentage of Sherwood's population is younger than 30 years
(44%) compared to the state as a whole (39%). Furthermore, a smaller
share of Sherwood's population is younger than 50 years (21"/"),

compared to the state as a whole (34%).

Sherwood's population is growing older (Figure B- 9). Although Sherwood has

a smaller share of people over 50 years old than the State average, Sherwood's
population is growing older, consistent with State and national trends. Demand
for housing for retirees will grow over the planning period, as the Baby Boomers
continue to age and retire. Flowever, Sherwood's demand for housing for seniors
may grow at a slower rate than across the State.

Growth of seniors will have the biggest impacts on demand for new housing
through demand for housing types specific to seniors, such as assisted living
facilities or age-restricted developments. These households will make a variety of
housing choices, including: remaining in their homes as long as they are able,

downsizing to smaller single-family homes (detached and attached) or
multifamily units, or moving into group housing (such as assisted living facilities
or nursing homes), as their health fails.

. The fastest-growing age group over the 2000 to 2010 period in Sherwood
was people aged 45 years and older, with the most growth in the
number of people aged 45 to 64.

. In Sherwood, people aged 45 to 64 grew by 102"/", from'1,,936 to 3,917

people between 2000 and 2010.
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. By 2035, people 60 years and older will account Íor 24"/" of the
population in Washington County (up from L8% in 2015). The percent of
total population in each age group younger than 60 years old will
decrease. The age distribution in the Portland Region will change in a
similar pattern.ls

. Given the growth of people 45 years and older in Sherwood and the
forecast for growth of people 60 years and older between 2019-2039 in
Washington County and the Portland Region, it is reasonable to expect
that Sherwood will have growth in the senior population.

Sherwood is becoming more ethnically diverse (Figure B- 10). Growth in
Hispanic and Latino population will affect Sherwood's housing needs in a
variety of ways. Growth in first and, to a lesser extent second and third-
generation Hispanic and Latino immigrants tend to increase demand for larger
dwelling units to accommodate the on average larger household sizes for these

householcls, Householcls for Hispanic ancl Latino immigrants are more likely to
:.^^1..1^ *..1a:'^l^ ^^-^-^¡-:^-^ -^^,,:-:-- !L^.^ ^*^ll^- L^,,^^L^fl ^:-^^llrLruut rrru¡Lryrg Ët¡rç¡oLrurrJ/ rtYurrlr¡6 lrrurt ÐyaLt Lrrdr JltldrEr rruuÐçlruru Ðr¿çÐ,

As Hispanic and Latino households integrate over generations, household size

typically decreases and housing needs become similar to housing needs for all
households.

Growth in Hispanic and Latino households will result in increased demand for
housing of all types, both for ownership and rentals, with an emphasis on
housing that is comparatively affordable.

. Sherwood's Hispanic and Latino population grew by 99% from 2000 to
the 2009-2013 period, from 557 to'1,,'J,07 people, increasing its share of the
population fuom 4.7"/" to 6.0"/".

. Nonetheless, Sherwood's percentage of Hispanic or Latino population
remains below that of the state as a whole. In the 2009-201,3 period,
Hispanic and Latino population accounted for 12"/" of the state's
population, compared to Sherwood's average of 6.0%.

Sherwood's household size is larger than State averages (Table B- 9). The larger
household size is indicative of a larger share of households with children or
multigenerational households.

. Sherwood's average household size was 2.89 persons per household,
compared with the regional average oÍ2.54 persons per household, and
the state average oÍ 2.49 persons per household.

. The size of households in Sherwood grew from 2000 to the 2009-2013

period (2.77 to 2.89). Over the same period, the average household size

18 Demographic forecast for Washington County by the Oregon Office of Economic Analysis.
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in the Portland Region rose slightly from 2.53 to2.54, while the State's

average fell from 251to2.49.

Sherwood has a relatively high share of households with children (Figure B-

11). Households with children are more likely to prefer single-family detached
housing if it is relatively affordable.

. Sherwood has a larger share of households with children (47"/.) than the
State average (27"/"), the Portland Region (29%), or Washington County
(33./").

. In the 2009-2013 period, Sherwood had a smaller share of single-person
households (19%) than the regional average (29%).

o In the 2009-2013 period, Sherwood had a smaller share of non-family
households (23%) than the regional average (38%).

Sherwood is part of a complerç interconnected regional economy (Figure B- 12,
Table B- 11, and Table B- 12). Most people working at businesses in Sherwood do
not live in Sherwood. Demand for housing by workers at businesses in
Sherwood may change with fluctuations in fuel and commuting costs, as well as

the capacity of highways to accommodate commuti.g. tt

. Commuting is typical throughout the region: 9-1,% oÍ Sherwood's
working residents commuted outside the city, and about 85% of those
who work in the city live outside the city itself.

Summary of the lmplications of Demographic and Socioeconom¡c
Trends on Hous¡ng Choice

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

There is no question that age affects housing type and tenure. Mobility is

substantially higher for people aged20 to 34. People in that age group will also

have, on average, less income than people who are older. They are less likely to
have children. All of these factors mean that younger households are much more
likely to be renters, and renters are more likely to be in multifamily housing.

The data illustrate what more detailed research has shown and what most people
understand intuitively: life cycle and housing choice interact in ways that are

predictable in the aggregate; age of the household head is correlated with
household size and income; household size and age of household head affect
housing preferences; income affects the ability of a household to #ford a

le US Census Bureau, LED on the Map, http://lehdmap3.did.census.gov/themap3/.
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preferred housing type. The connection between socioeconomic and
demographic factors and housing choice is often described informally by giving
names to households with certain combinations of characteristics: the "traditional
family," the "never marrieds," the "dinks" (dual-income, no kids), the "empty
nesters."2o Thus, simply looking at the long wave of demographic trends can

provide good information for estimating future housing demand.

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

. Growth in housing will be driven by growth in population. Between
2000 and the2009-2013 period, the number of housing units in
Sherwood increased by 47"/. from about 4,500 to 6,600 (FigureB- 4),

while its population grew by roughly 55% from 11,963 to 1&575 from
2000 to 2013 (Table B- s¡.zt

. On average, future housing will look a lot like pasi housing. That is
the assumption that r¡nderlies any trencl forecast an<l one that allows
some quantification of the composition of demand for new housing. As
a first approximatiory the next three to five years of residential growth
will look a lot like the last three to five years.

o If the future differs from the past, it is likely to move in the direction
(on average) of smaller units and more diverse housing types. Most of
the evidence suggests that the bulk of the change will be in the direction
of smaller average house and lot sizes for single-family housing.

Key demographic trends that will affect Sherwood's future housing
needs are: (1) the aging of the Baby Boomers, (2) aging of the
Millennials, (3) growth of family households, and (4) continued growth
in Hispanic and Latino population.

o The Bøby Boomu's populøtion is continuing to age. By 2035, people 60

years and older will account for 24% of the population in
Washington County (up from 18% in 2015). The changes that
affect Sherwood's housing demand as the population ages are that
household sizes decrease and homeownership rates decrease.

" Millenninls will continue to nge.By 2035, Millennials will be roughly
between about 35 years old to 55 years old. As they age, generally
speaking their household sizes will increase and homeownership
rates will peak by about age 55. Between 2019 and2039,

20 See Plønning for Residential Growth: A Workbook for Oregon's Urban Areas (lune 1.997).

21 2013 Population Estimates come from come ftom the Portland State University Population
Research Center's A¡rrual Population Estimates.
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Millennials will be a key driver in demand for housing for families
with children.

" Growth of households with children. Sherwood has an unusually high
percentage of households with children, compared to the regional
averages. If Sherwood continues to attract families with childreru
demand for housing for families, such as affordable single-family
detached or townhouses, will increase.

" Hispønic and Lntino population will continue to grora. The U.S. Census

projects that by about 2040, Hispanic and Latino population will
account for more than one-quarter of the nation's population. The

share of Hispanic and Latino population in the western U.S. is

likely to be higher. Growth in Hispanic and Latino population will
drive demand for housing for families with children. Given the
lower income for Hispanic and Latino households,22 growth in
this group will also drive demand for affordable housing, both for
ownership and renters.

In summary, an aging populatiory increasing housing costs, housing
affordability concerns for Millennials and the Hispanic and Latino
populations, and other variables are factors that support the conclusion
of smaller and less expensive units and a broader anay of housing
choices.

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

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

an approximate idea about the future so policy choices can be made

today. Economic forecasters regard any economic forecast more than
three (or at most five) years out as highly speculative. At one year, one is
protected from being disastrously wrong by the shear inertia of the
economic machine. But a variety of factors or events could cause growth
forecasts to be substantially different.

2 The following article describes household income trends for Hispanic and Latino families,
including differences in income levels for first, second, and third generation households. In
short, Hispanic and Latino households have lower median income than the national averages.

First and second generation Hispanic and Latino households have median incomes below the

average for all Hispanic and Latino households.

Pew Research Center. Second-Generation Americans: A Portrait of the Adult Children of Itnmigrants,

February 7,2012

a
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Housing costs in
Sherwood irrcreasecl by
30% since 20OO.

Sales prices in Sherwood
are h¡gher than the
reg¡onal averages.

R¡cIoIrIRT AND LocAL TRENDS IN HoUSING CoSTs AND

ApToRoRBILITY

Sherwood's income is higher than state averages (Figure B- 19).Income is a key
determinant of housing affordability. Since 200O Sherwood's income has

decreased (in inflation-adjusted dollars), consistent with state trends.

. Sherwood's median household income ($78,400)was about 55% higher
than the state median (ç50,229) in the 2009-2013 period.

¡ Inflation-adjusted income for households in Sherwood decreased by
about 10% from about $82500 in 2000 to $7&400 (in 2013 dollars) from
2000 to the 2009-2013 period. This is consistent with state and regional
trends.

. Poverty rates increased in Sherwood from2.7"/" of the population below
poverty in 2000 to 7 .6% in 2010. The increase is consistent with state and
regional trends.

. Sherwood had a smaller share of population below the federal poverty
line in the 2009-2013 period (7.6%) than the state average (76.2%).

Homeownership costs have increaseci in Sherwooci (Figure B- 13, Figure B- 14,
Figure B- 15 and Figure B- 16). Sales prices for single-family housing increased
^..^- +L^ ^^-:^J l-^^ a^^/l L^ a^1 ll ^^-^:^t^-r -..:rL -^d^-^l !-^-l^ r^7L:l^ L^..^:--UVcI tllc P(jrru\r lr\-rltl ¿V\Jt LW LVt'tt t-\Jr1ùlùLCIlL t/vILl.t lrdLrUll.ll LlCll(lÐ. VVtltle ltuLr¡,fffË

prices peaked tr.2007, before falling during the recession, sales prices grew by
about 30% from 2004 to 2014. Sales prices have continue to increase through 2017

and may be above the 2007 peak.

The increases in housing costs have made Sherwood less affordable than most
other communities on the southwest side of Portland.

. Median sales prices for homes in Sherwood increased by about 30%

between 2004 and201,4, ftorr. about $245,000 to $318,000.23

¡ As of January 2015, median sales prices in Sherwood were about
$316,500, higher than in Washington County (fi281,700), the Portland
MSA ($269,900), and Oregon ($232300). Median sales prices were higher
in Sherwood than in other Portland westside communities such as

Tigard, Tualatin, and Beaverton but lower than Wilsonville or West
Linn.

r Prices per square foot rose in Sherwood from $130 per square foot in
October 2004 about $170 dollars in October20L4, comparable to the price
in Washington County and the Portland Region þoth about $170). The
cost of housing per square foot was comparable in Sherwood to other

23 Recent median home sale price, including price per square foot, comes from Zillow Real Estate

Research.
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Rental costs are about
25o/o higher than lhe
reg¡onal average.

lvlore than one-third of
Sherwood's households
have hous¡ng
affordabi lity problems,
similar to regional
averages.

cities on the southwest side of Portland, such as Tigard, Tualatin,
Beaverton, and Wilsonville.

. The sales price data suggest that, overalL owner-occupied housing being
produced in Sherwood was more expensive because it is larger than
housing built in other cities in the southwestem Portland area.

. The ratio of home value to income increased by 32% from 2000 to 2009-

2013.In 2000, the median home value was 2.9 times the median
household income. By 2009-2013, the median home value was 3.8 times
the median household income. In comparison, in 2009-20L3, the typical
value of ¿m owner-occupied house in Washington County was 4.4 times
the median income and the state average was 4.74times the median
income.

Rental costs are higher in Sherwood than the average in Washington County,
with a slightly lower rental cost on a cost per square foot basis (Table B--1,4,

and Figure B- 17 and, Figure B- 18).

. The median contract rent in Sherwood in the 2009-201,3 period was

91,064, compared to Washington County's average of $852.

o Average rent in the Tigard/Tualatin/Sherwood area submarket was $1.13
per square foot in Fall2}I4,lower than the regional average of $1.22 per
square foot. Between Spring 2010 and Spring 201,3, average rent in
Tigard/Tualatin/Sherwood area increased by 38%, consistent with the
regional increase of 36%.

More than one-third of Sherwood's households have housing affordability
problems, based on the common 30% metric from HUD (Figure B- 20 and
Figure B-21).

. Thirty-eight percent of Sherwood's households were cost burdened (i.e.,

paid more than 30% of their income on rent or homeownership costs) in
the 2009-2013 period.2a This is consistent with the state averages.

. Roughly 40% of Sherwood's renter households were cost burdened in
the 2009-2013 period. About one-fifth of renters were severely cost
burdened (i.e., pay more than 50% of their income on rent).

o About 35% of Sherwood's homeowners were cost burdened in the 2009-

2013 period. O^ly about 1% of homeowners were severely cost

2aA household is considered cost burdened if they pay more than 30% of their gross income on
housing costs. For renters, housing costs include the following: monthly rent, utilities (electricity,
gas, and water and sewer), and fuels (wood, oil, etc.). The 30% metric is a general guideline from
the U.S. Department of Housing and Urban Development (HUD). For homeowners, housing
costs include the following: mortgage payments, real estate taxes, insurance, mobile home costs,

condominium fees, utilities, and fuels.
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burdened (i.e., paid more than 50/" oÍ their income on homeownership
costs).

. When considering housing and transportation costs combined, the
average household in Sherwood spends 547" of its income on housing
costs and transportation costs. Metro considered a household that
spends 45o/o or more of its income on transportation and housing as

paying more they can afford. For contex! the average households in
Tualatiry Wilsonville, and Tigard pay 50% to 527" of their income for
housing and transportation costs.

Future housing affordability will depend on the relationship between income
and housing price. Households in Sherwood generally have higher than average
incomes and housing prices are higher than average. In addition, Sherwood is at
the edge of the Metro UGB, making transportation costs higher for households in
Sherwood, compared to households who live in more central parts of the region.
Determining whether housing in Sherwoocl will be more or less affordable is
Å;çC:-,1+ r^ ^ñôr.,^, ..,L^^ L^^^l ^- L:-r^-:^^l -J^t^ 'r'L^ l,^-. ^..^^r:^ -.,1^^rL^-srrr¡Lq¡L Lv GrùvvLr vvrrLrr vqÐçu vrl rrrÐLvlrLfl uaLa. lllç Ãgy quEDtr\Jltù cllg wtrg[tlgl
housing prices will continue to ouLpace incurne growth ancl whether
transportation costs will continue to grow in the future.
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Fonecnsr op HousrNG ev Tvpe Rruo Derusrw oF Housrrrrc

Table 2 shows the forecast of needed housing units in Sherwood based on the
total estimate of housing need shown in Table 1. The forecast in Table 2 assumes

that the forecast for new housing will be: 50% single-family detached,25"/"

single-family attached, and25% multifamily. This forecast is consistent with the
requirements of OAR 660-007-0035.

The forecast shows increased demand for lower-cost housing types such as

single-family attached and multifamily units, which meets the needs resulting in
the changing demographics in Sherwood and the Portland region. The changes

in demographics are the aging of the Baby Boomers, growth in Millennial
households, and increases in ethnic diversity. The previous section described
these trends and the implications for housing need in Sherwood.

The forecast assumes an equal share of single-family attached and multifamily
housingbased on the existing types of housing in Sherwood, which are

predominantly single-family detached. Both single-family attached and
multifamily housing provide opportunities for housing costing less than single-
family detached housing both for owners and renters.

Table 2. Forecast of needed housing units by mix,
Sherwood planning area, 2O19-2039

Hous¡rg Type

New
Dvrelling
Units (DU) Percent

Single-fa mily detached
Single-fa mily attached
Multifamily

865
432
432

50o/o

25o/o

25o/o

Total 729
Source: ECoNorthwest

The assumed housing mix meets the requirement of OAR 660-007-0030 to
"designate sufficient buildable land to provide the opportunity for at least 50

percent of new residential units to be attached single family housing or multiple
family housing."

The needed density in Sherwood is consistent with the densities achieved in
residential zones Sherwood over the 2000-2014 period (Table B-4). These

densities are:

. Ver/ Low Density Residential (VLDR): 2.9 dwelling units per net acre

1
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. Low Density Residential (LDR): 6.5 dwelling units per net acre2s

. Medium Density Residential - Low (MDRL): 6.1 dwelling units per net
acfe

. Medium Density Residential - High (MDRH): 7.7 dwellingunits per net
acre

. High Density Residential (HDR): 19.1 dwelling units per net acre

These densities, when applied to Sherwood's supply of buildable land in the
capacity analysis (Table 6) results in an overall density of 7.3 dwelling units per
net acre. This housing density meets the requirements of OAR 660-007-0035 to
"provide for an overall density of six or more dwelling units per net buildable
act'e."

Table 3 allocates the needed housing units to Sherwood's zones. The allocation is
based on allowed uses in Sherwood's zoning codc, historical development
trends, and Sherwood's inventory of vacant buildable residential land.

Table 3. Allocation of needed housinÉ units to zones, Sherwood planning area, 2019-2039
Zore

Very Lor
DensU

Rcsiôntbl
Low fÞnsty
Resi(hntbl

Med¡um

Denslty

Resiærthl-
Low

Med¡¡n
IÞnsÈy

Resiþntþl-
rfiÉh

Hgh DersÈy
Resitêräal Total

Düvelling Units

Si ngle-family detached
S¡nglefamily attached
Multifamily

95 L82 450

86

L2L
259
138

t7
t73
20a

865
432
432

Total 95 18.2 536 518 398 r.729
Percent of Units

Single-family detac hed

Single-family attached
Mult¡family

7%

8/o

7-Lo/a

o%

Oo/o

5o/a

OYo

Oo/o

260/o

o%

5o/o

tSYo

to/ô

100Ã

t2o/o

5Oo/o

25o/o

25o/o

Total
Source: ECoNorthwest

5Vo tLo/o 3Lo/" 3Oo/o 23o/o too%

Needed housing by income level

Step four of the housing needs analysis is to develop an estimate of need for
housing by income and housing type. This requires an estimate of the income
distribution of current and future households in the community. The estimates

2s The historical density achieved in LDR, 6.5 dwelling units per acre, is higher than the maximum
allowable density in LD& 5 dwelling units per net acre. This fact can be explained in large part
by the fact that 60"/" of new development in LDR was part of a Planned Unit Development
(PUD), which averaged 7.6 dwelling units per acre.
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presented in this section are based on (1) secondary data from the Census, and
(2) analysis by ECONorthwest.

The analysis in Table 4 based on American Community Survey data about
income levels in Sherwood, using income information shown in Table B- 17.

Income is categorized into market segments consistent with HUD income level
categories, using the Portland Region's 2014 Median Family Income (MFI) of

ç69,400. Table 4 is based on current household income distributioru assuming
approximately that the same percentage of households will be in each market
segment in the future.

Based on Sherwood's current household income distributioru Table 4 shows that
about 31% of households in Sherwood have incomes below 80"/" of the MFI.
These households will need a range of housing such as lower-cost single-family
detached housing, townhouses, manufactured homes, or multifamily housing.
These households will predominantly be renters. Sixty-nine percent of
households have incomes above 80% of MFI. These households will be a mix of
owners and renters. Their housing needs will include single-family detached,

townhouses, and multifamily housing.

Growth in lower-income demographic groups, such as the Millennials, or in
Baby Boomers who want to downsize their homes, mây increase demand for
smaller single-family detached houses, townhouses, and multifamily housing.

Table 4. Estimate of needed new dwelling units by income level, Sherwood, 2019-2O39
Commorüy Flmncidly Attahable

l¡ousing Producb

Maket Segmer¡t by

lncome Portland MSA

MFI: $69,400
lncome
Range

t{umber of Percent of
Ne$, Households in

tlo¡seholds¡n Shenrood
Sheilood (cuilently) Ovnercccupied

Renter-

occupied

High (L2Oo/o or more of
MFr)

$83.280 or

more

725 42o/o All housing

types; higher
All horJs¡ng

types: higher

Upper Middle (807o

L2Oo/o ol MFll
$55,520 to

$83,280
467 27o/o All housing

types; lower

All hoLrs¡ng

types: lower
Primarily New

Housing

Lower Middle FAYeSOo/o

of MFI)

$34,700 to
$55.520

232 L3o/o Singlefamily
attached;

Singlefamify Pr¡marily Used

attac hed;

Lower (3O7r5O%o of less

of MFI)

$20,820 to
$34,700

tL7 7To Manufactured

in parks
Apartments:

manufactured

Very Low (Less than
30% of MFI)

Source: EC0Northwest
MFI is Median Family lncome

Less than

$20,820
188 7Io/o Nore Apañments;

new ard æed
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Need for government ass¡sted and manufactured housing

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

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

. Manufactured housing on lots. Sherwood allows manufactured housing
in all residential zones as a permitted use. As manufactured homes are
allowed as a permitted use in all zones, it is not necessary to develop
separate forecasts for manufactured housing on lots.

. Manufactured housing in parks (Table B- 13). OAR 197.480(4) requires
cities to inventory the mobile home or manufactured dwelling parks sited
in areas planned and zc-rned or generaily useci for commercial, industrial or
high-density residential development. According to the Oregon Housing
and Community Services' Manufactured Dwelling Park Directory,26
Sherwood has three manufactured dwelling parks:

" Carriage Park Estates with 58 spaces, all occupied

" Orland Villa with 24 spaces, all occupied

o Smith Farm Estates with 90 spaces, all occupied

ORS 197.480(2) requires Sherwood to project need for mobile home or
manufactured dwelling parks based on: (1) population projections, (2)

household income levels, (3) housing market trends, and ( ) an inventory of
manufactured dwelling parks sited in areas planned and zoned or
generally used for commercial, industrial, or high-density residential.

Table 1 shows that the Sherwood planning area will growby 1,729

dwelling units over the 2019 to 2039 period.

Analysis of housing affordability (in Table 4) shows that about 18% oÍ
Sherwood's new households will be low income, eaming 50% or less

26 Oregon Housing and Community Services, Oregon Manufactured Dwelling Park Directory,
http://o.hcs.state.or.usMDPCRParksÆarkDirQuery.jsp

o

o
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o

of the County's median family income. One type of housing
affordable to these households is manufactured housing.

Manufactured housing in parks accounts for about 2.4o/o (258 dwelling
units) of Sherwood's current housing stock, according to 2009-201.3

Census data.

National, state, and regional trends during the 2000 to 2010 period
showed that manufactured housing parks were closing, rather than
being created. For example, between 2003 and 201Q Oregon had a

statewide decrease of 25% in the number of manufactured home
parks. The trend of closing of manufactured housing parks slowed
during the housing recession but is likely to increase as housing
prices and land prices increase.

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

Table 4 shows that the households most likely to live in manufactured
homes in parks are those with incomes between $20,820 and $34,700
(30 to 50% of median family income). Assuming that about 1,.5% to
25% of Sherwood's new households (1.,729 new dwellings) choose to
live in manufactured housing parks, the City may need 26 to 43 new
manufacfured home spaces. At an average of I dwelling units per net
acre, this results in demand for 3.3 to 5.4 acres of land.

The City allows development of manufactured housing parks in
MDRL zones, where the City has 66 vacant suitable buildable acres of
land. Development of a new manufacfured home park in Sherwood
over the planning period seems unlikely. The land needed for
development of a manufactured housing park is part of the forecast in
Table2.

o

o
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4 Residential Land Sufficiency

This chapter presents an evaluation of the sufficiency of vacant residential land
in Sherwood to accommodate expected residential growth over the 2019 to2039
period. This chapter includes an estimate of residential development capacity
(measured in new dwelling units) and an estimate of_Sherwood's ability to
accommodate needed new housing units for the 2019 to 2039 period. The chapter
also includes conclusions and recommendations based on the results of the
housing needs analysis.

RTSIOeTTIAL BUILDABLE Lnruo

Table 5 presents the City's inventory of buildable land. The buildable lands
inventory is based on City of Sherwood and Metro GIS data. Appendix A
presents a complete description of the methorJology used to elevelop the
buildable lands inventory. The key assumptions in the inventory are:

o Vacant ianci was cieiine<i as ianci that is fuiiy vacant (as cietermineci by
Metro's Regional Land Information System (RLIS) GIS data and local data),
nt frv ln*c thrf a¡a ¡f laacf Qlo/^ r,anonl nr l.av ln+c +ha+ h..'- l-.. +hâñ t nnn/u vuLurl/ rvtù rrlql ¡luvL rvùù r¡rlJr A/vvv

square feet developed, with development covering less than 10% of the
entire lot.

. Unbuildable land was removed from the inventory, including land with:
public tax exemptions (i.e., land owned by the city or state), schools,

churches, and other tax-exempt social organizations, private streets, rail
properties, parks, and tax lots that do not meet the City's requirements for
infill development.

. Environmental resources and constraints were deducted from the
inventory of vacant land, including floodways and slopes over25V".

¡ Future rights-of-way were accounted for based on lot sizes, with tax lots
larger than one acre assumed to have 18.5% of land set aside for future
rights-of-way.

Table 5 shows that Sherwood has 175 net acres of suitable buildable residential
land. Fifty-five percent of Sherwood's vacant land (96 acres) is within the city
limits and 45"/" (79 acres) is within the Brookman Area or other unincorporated
areas within the current Urban Growth Boundary.
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Table 5. lnventory of suitable buildable residential land, net acres, Sherwood
city limits and areas within the UGB, 2O14

Zone
Grcss
Acres

Percent of
Total

tândrûlh-! C¡tytinits
Very Low Density Resilential (V|-DR)

Very Low tÞnsþ Resilential Hanned Unit Development (VLDR-PUD)

Lov tÞnsig Res¡dent¡al (LDR)

Medium Dens¡ry ReB¡dentiãl{ow (MDRL)
Med¡um Densþ Residential+l¡Éh (MDRH)
High tÞnsity Res¡dent¡al {HDR)

Sôtotd

24
1

22
L4
21,
t4
96

L4%
L%

13%
496

a2%
a%

55fr
B]oolman ild O{ñerun¡ftgptated Ar€æ

Very Low Dens¡ty Resitent¡al (VIDR)
Med¡um tÞnsiÇ Residential{on' (MDRL)
Med¡um lþnsiv Residential*li¡þ (MDRH)

Med¡um tÞnsity Residential- LonrlH¡gh* (MDRVH)
High Densiry Resident¡al (HDR)

g¡Ëtotd

1,

52
I

15
3

79

LYo

30t6
4%
a%
2%

4*
Totd L75 lrxß

Source: City of Sherwood
*Note: There is one lot split between MDRL and N/DRH.

Map 1 shows the inventory of vacant and partially vacant land in Sherwood.
Notable areas where development has occurred since 2014 are circled in red on
Map 1.. ln total 160 new single-family detached units were permitted between

January 1,2015 and December 3'1,201,8.
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Map 1. lnventory of suitable buildable res¡dent¡al land, net acres, Sherrryood city limits and areas within the UGB, 2014

Sherwood Residential Bt¡ildable Lands lnventory

Source: C¡ty of SheMood
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ResI ogrurnl DEvELOPM ENT CnpnCIw

This section presents a summary of the analysis used to estimate Sherwood's residential
development capacity.

The capacity analysis estimates the number of new dwelling units that can be

accommodated on Sherwood's residential land supply.27 The capacity analysis evaluates

ways that vacant suitable residential land may build outby applying different
assumptions.

In short, land capacity is a function of buildable land, housing mix (as determined by plan
designation or zoning), and density. The basic form of any method to estimate capacity
requires (1) an estimate of buildøble land, and (2) assumptions about density. The

arithmetic is straightforward:

Buildable Land (ac) * Density (du/ac) = Capacity (in dwelling units)

For example

100 acres " I du/ac = 800 dwelling units of capacity

The example is a simplification of the method, which skips some of the nuances that can

be incorporated into a detailed capacity analysis such as variations in densities and

housing mix among different Comprehensive Plan Designations.

Capacity analys¡s results

The capacity analysis estimates the development potential of vacant residential land to
accommodate new housing based a r¿rnge of density assumptions by zoning designation.

Table 6 shows the capacity of Sherwood's residential land based on the buildable vacant

and partially vacant land in Sherwood and a range of potential density assumptions.

The analysis of capacity in Table 6 is meant to illustrate the potential capacity of
Sherwood's land based on current development policies and on historical development
densities. Table 6 shows development capacity using: (1) the minimum allowable densities

and (2) the maximum allowable densities (ensuring that lots meet the minimum lot size

requirements. Table 6 also shows capacity based on historical densities.

. Buildable Acres. The Buildable Lands Inventory identified 175 net acres of vacant

and partially vacant land, with 96 acres within Sherwood's city limits artd79 acres in
the Brookman and other unincorporated areas within the Metro UGB.

27 tr this report, the term "capacity analysis" is used as shorthand for estimating how many new dwelling
units the vacant residential land in the UGB is likely to accommodate.
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a Capacity based on Zoning: Minimum Densities. The analysis considered the
capacity of Sherwood's land based on minimum densities in Sherwood's zoning
code. This analysis shows that Sherwood has capacity oÍ940 new dwelling units at
5.4 dwelling units per net acre based on minimum zoning in all districts.

Capacity based on Zoning: Maximum Densities and Minimum Lot Sizes. The
analysis considered the capacity of Sherwood's land based on maximum densities in
Sherwood's zoning code and the minimum lot size. This analysis was developed
based on parcel-specific data. The amount of buildable land was identified in each
parcel and the potential capacity was evaluated based on development standards in
Sherwood's zoning code.

The maximum capacity estimate estimates the capacity of Sherwood's land based on
the maximum density allowed by zone by parcef assuming that each parcel of
buildable land meets the minimum lot size of the zone it is in.

Table 6 shows that Sherwood's buildabÌe land has capacity to accommoclate 1,510

-^,^, 1,.,^lli-^,,-:s^ ,.^l^- +L^^^ ^^^,,*-!:^^- 'r'L:- ^^+:-^r^ -^^,.1r^ :.^ ^- ^-.^-^llllLvv uvvLrruró q¡rr!ù qrruLf rrlLùL 4ùùurlrHuvrrD. IlltÐ çÐLllllqlE lEÐutLÐ ¡lt dl uvEtdlt

average of 8.6 dweiiing units per nei. acre. About 44"/" oi Sherwood's developmeni
capacity is in the Brookman area and other unincorporated areas within the Metro
UGB.

Historical Development Densities. The analysis considered the capacity of
Sherwood's land based on historical development density by zone.In this analysis,
we applied the historical density to the total vacant land in each zone to estimate the
number of dwelling units that could be accommodated.

Table 6 shows that Sherwood's buildable land has capacity to accommodate 1,286
new dwelling units based on historical development densities. This estimate results
in an overall average of 7.3 dwelling units per net acre. About 44"/" of Sherwood's
development capacity is in the Brookman area and other unincorporated areas

within the Metro UGB.

a

Table 6. Range of capacity estimates, Sherwood vacant and partially vacant land, gross acres and
gross densities, 2015
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Zone Buildable Acres

Land within City Limits

VLDR

VLDR-PUD

LDR

MDRL

MDRH

HDR

Subtotal
Brookman and Other lncorporated Areas

VLDR

MDRL

MDRH

MDRL/H*
HDR

Subtotal

Source: Sherwood buildable lands inventory; Sherwood zon¡ng code; Analysis of h¡storical development densities; and Analysis by ECoNorthwest
*Note: There is one lot in the Brookman Area that is split zoned IVIDRL,/MDRH. Of this 15 acre lot, 13 acres is assumed MDRH and tlvo acres ¡s

assumed N4DRL. The density assumptions for that lot are consistent w¡th the dens¡ty assumptions shown in Table 6.

Table 6 compares the difference in the capacity estimates for the "maximum density (and

minimum lot size) capacity" estimate and the "historical development density" estimate.
Table 6 shows that the capacity estimate based on historical development densities results

in232 fewer dwelling units than the capacity based on maximum densities. The average

density using the historical development densities is 1.3 dwelling units per acre lower
than the maximum density analysis.

This difference shows that development in Sherwood is generally occurring at lower than

the maximum allowed densities, showing underbuild in Sherwood. Further analysis
shows that residential development between 2000 and201,4 occurred at between 70o/o to
80% of the maximum allowable densities. The exception is Low Density Residential,

where development occurred at higher than allowable densities approximately 60% of
LDR development between 2000 and 201.4was in Planned Unit Developments -
neighborhoods that were approved to provide a more compact development option.

Underbuild is expected as a result of development constraints that lower development
capacity, such as slopes. In additiorç parcel configuration contributes to underbuild, with
parcels that are oddly shaped or have more land than the minimum requirement but not
enough for additional housing.

Table 6 demonstrates that development in Sherwood occurred at considerably higher
densities than the minimum allowable densities in each zone.

Based on the analysis in Table 6, we conclude that both the maximum density (and

minimum lot size) and the historical development density estimates exceed the State

requirement (OAR 660-007-0035(2)) to "provide for an overall density of six or more
dwelling units per net buildable acre." The estimate results in an average density of
between 7.3 to 8.6 dwelling units per net acre.

2

275

36

78

49

40
Total

Capaclty besed on Zon¡ng:

Minlmum Dens¡ties

Capec¡ty based on

Zoning: Max¡mum

Dens¡ties and

Capac¡ty besed on
H¡storical Development

Densit¡es

D¡fference ¡n Cepac¡ty between
Max¡mum Densities and

Histor¡cal Dens¡tles

Dwelling
Units

in ¡n

units

19

71

75

111

224

5q)

0.8

3.2

5.2

5.3

16

5.2

94

4
113

LLZ

223

303

849

3.9

3.8

5.1

7.8

L0.7

2t.7
8.8

69

3

L44

88

t6I
266
73t

2.9

2.9

6.5

6.7

7.7

19.1

25

1

31)

24

62

37

118

t
0.9

(1.4)

t.7
3

2.6

8.8

(

3

3L7

58

109

60

547

2.9

6.1

7.1

7.5

19.1

0.3

1,6

0.4

3

8.4

1

84

4

10

tt4

4

40L

62

109

70

661

3.2

7.7

8.1

7.5

22.7

8.4

!t40 5.4 1.510 8.6 r.278 7.3 252 1,3
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The conclusion of the housing needed analysis is that Sherwood's historical densities
by housing type (shown in Table B- 3) meet Sherwood's future housing needs. Table B-
3 shows Sherwood's historical densities as 6.5 dwelling units per acre for single-family
detached, 17.9 dwelling units per acre for single-family attached, and 20.5 dwelling units
Per acre for multifamily. If future residential development continues to occur at
approximately these densities and with the mix of housing shown in Table 2, then
Sherwood will be meeting its Goal 10 requirements.

In addition to the capacity shown in Table 6, Sherwood could have additional residential
development capacity resulting in development of housing in commercial zones and from
redevelopment of residential properties with existing development (where redevelopment
results in a net increase in the number of dwelling units on the property).

About 9"/" of Sherwood's residential development over the 2000 to 20L4 period occurred in
commercial zones. It is reasonable to assume that some residential development over the
next 20 years would occur in commercial zones, as long as housing is considered a
secondary use to the commercial use, as required by Sherwood's development code.

Sherwood has limited opportunities for redevelopment because much of Sherwood's
housing stock was developed over the last two decades. In additiorç residential land in
Sherwood is parcelized and meeting existing density requirements in areas with existing
development would be difficult.

Table 7 presents a revision of the capacity shown in Table 6 for capacity based on
historical densities. Between January 1, 2015 and Decemb er 31., 20L8, Sherwood issued 160
permits for housing all in the MDRL, MDRH, and HDR zones. TableT reduces the
capacity estimate by 1,60 units, resulting in a capacity of 571units on land within the city
limits.

Table 7. Revised capacity based on historical development
densities accounting for building permits issued in 2015 to 2018, dwelling units, 2018

Zone

Capacfry baeed on
Hbtorical

Dwelopment
Dansiti€g

Land within City Limits
VLDR

VLDR_PUD

LDR

MDRL

MDRH

HDR

Subtotal 73L 160 57t
Source: Sherwood buildable lands inventory; Sherwood zoning code; Analys¡s of historical development densities; and Analysis by
EC0Northwest

BuiHing Permits
lseued 2015 to

20ta
Revised

Capacity

69
3

1,44

88
1,6L

l6õ

34

52
74

69
3

144
54

109
L92
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Table 8 suÍunarizes Sherwood's development capacity based on the analysis in Table 6
(using the Historical Densities analysis) and reduction in capacity for development
between 2015 and 2018 in TableT.

Table 8. Summary of development capacity based on changes from 2015 to 2018, dwelling
units, Sherwood city limits and Brookman and other Unincorporated areas, 2O17

Dcnsity
Aesum

Very Low Density Residential

Low Density Residential

Medium DersiÇ Residential- Lc¡r

Medium Dersity Residential High

High Dersitv Residential

Buildable

Acres

26
22
68
4L
L7

Dwelling
units

2.9
6.5
6,1
7.7

L9.L

76
L44
382
266
253

Total L75 t2L
Source: Sherwood buildable lands inventory; Sherwood zoning code; Analysis of historical development densit¡es; and Analys¡s by
ECONorthwest

6.4 r
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R¡sloerunAL LAND Surnclerucy

The last step in the analysis of the sufficiency of residential land within Sherwood is to
compare the demand for land by zone (Table 3) with the capacity of land by zone based on
historical development densities (Table 6 and Table 7). Table 9 shows that Sherwood has a
deficit of capacity in each zone, for a total deficit of about 608 dwelling units. The largest
deficits are in Medium Density Residential-Low (154 dwelling units), Medium Density
Residential-High (252 dwelling units), and High Density Residential (L45 dwelling units).

The conclusion from Table 9 is that the current inventory of buildable residential land is
not sufficient to accommodate Sherwood's expected growth. To comply with Goal 1O the
City will need to either change its policies to allow for more development on the inventory
of vacant land, request a UGB expansion from Metrg or both. The types of land with the
largest deficit are Medium Density Residential-Low, Medium Density Residential-high,
and High Density Residential.

Table 9= eomparison of capacity of existing residential land with demand for new dwelling
units. dwellinÉ units. Sherwood olanni nE area, 2OL9-2O39

Comparbon
r,ãpacny

mlinus

Dcmand
(evdfing

m¡È)

Very Low Density Resider¡tial

Low Density Residential

Medium Density Res idential-Low
Medium Density Res idential-High

High Density Residential

Zo¡re

Capacrty

(Neeæd
IÞrEit¡es)

lþusàçi
tÞma¡d

76
L44
382
266
253

95
LA2

536
518
398

-19
-38

-r54
-252
-145

Total t_.LzL L.729 -60a
Source: ECONorthwest
Note: DU is dwelling unit.
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Development capacity in
Sherwood West will vary
from 3,300 to 6,500
dwelling units. The
Concept Plan w¡ll begin
to identify housing types
and development
scenarios that fit w¡th the
community's v¡s¡on for
Sherwood West and that
are possible, given likely
development and
infrastructure costs

Por¡runRL GRowrH rN SHERWooD WEST

The Concept Planning work for Sherwood West is ongoing. The results of the

Concept Planning work and later concept and master planning phases will
determine more precisely the type and amount of housing in Sherwood West.

Table 10 presents estimates of capacity in Sherwood West based on a range of
density assumptions, from an average of 6.0 to 12.0 dwelling units per acre. The
purpose of the information in Table 10 is to provide some idea of potential
development capacity in Sherwood West.

The timing of development in Sherwood West is being discussed through the
Concept Planning process. A number of factors will affect the timing of
development in Sherwood West, such as when the area is brought into the Metro
UGB, provisions of services, and fufure concept planning for the area. Sherwood

West may not be fully built out until 2065. The areas expected to develop first in
Sherwood West are Areas A, B, and a portion of C in the Concept Plan, which are located

in the southeast part of Sherwood West, adjacent to the Brookman Area. The Sherwood

School District has plans to develop a high school in Area A in the next few years.

Table 10. Potential residential development Sherwood West

Du,ell¡ng
Units f$tes

Estimate of Bu¡ldable lånd
Cræs¡cres

NetAcres

670

5¿16
We assumbd en averiage nettcgtoss factor of l8-5% for rights.of-
u/ay. regardessof paroel size-

Pdentiel Capac¡ty based on
Dersirynssumpt¡tß

Required aì,erege froÍi OAR

66(){07 - 6 DUlnetacre

Historiæl tÞvelopment
IÞnsrty* - 7-8 Dulnetecre

10 Dulnetacre

L2ÐU/rcïacre

3.276

4-259

5.460

6.552

Urider ttis assrmpt¡on, Sherìflood Wêst would be pdmadly builtor¡t
witi singlefamily detached hous¡rìg- G¡ven Shen¡¡ood's historical
devebpment densities and the Citys requ¡rement to proì,¡de

opportunitytfnt half of new denrelopment is sin$efamily attached
an<l multifamily. this <lensity seems too lor for Sheruood West
lssues related to cro$ of services and developmeflt d€ndty will be
d¡scr¡ssed ¡n the pre+oncept planning plocess (and egein ¡n the
concept planning process) rnay indicate that üisdersþ æsumption
istoo lo¡v to support development ooets for Shefivood W€st-
lssues related to costs of services and developrient dersity will be

rliscr¡ssed in the pre-concept plannirg proce€s (and âgãin ¡n tlle
concept plann¡ng process) may indicate that tlis density æsnmption
is too low to support development cosfis for Shenrood Wesfi-

Metro's forecast for capacity in Shen¡yood West (4.844) would be
accommodated at an average of 1O dulelling units peracre. witñ
some additional capacity for dher development-

Source: Buildable Lands Estimate from OTAK and analysis by EcoNorthwest
.Note: H¡stor¡cal Development Density includes only development in residential zones over the 2000-2014 period
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Sherwood is able to
accommodate 65% of
the forecast for growth
w¡thin the Sherwood
Planning Area.

CoruclusroNs AND RecovrmeNDED Opnorus

The key findings and recommendations from the housing needs analysis are as follows:

. Sherwood is able to meet state requirements for housing mix and density. The
City's primary obligations are to (1) designate land in away that 50% of new
housing could be either multifamily or single-family attached housing (e.g.,

townhouses) and (2) achieve an average density of six dwelling units per net
acre. Put another way, the City is required to plan that 50% of their new housing
will have the opportunity to be multifamily or single-family attached housing
(e.g., townhouses), with all housing at an average density of 6 dwelling units per
net acre. Sherwood is able to meet these requirements.

¡ Sherwood is meeting its obligation to plan for needed housing types for
households at all income levels. Sherwood's residential development policies
include those that allow for development of a range of housing types (e.g.,

duplexes, manufactured housing, and apartrnents) and that allow government-
subsidized housing. This conclusion is supported by the fact that Metro's 2016

Compliance Report concluded that Sherwood was in compliance with Metro
Funciionai Fian anci Titie 7 (Housing Choice). Sherwooci wiii have an ongoing neeci

for providing affordable housing to households with all income levels.

. Sherwood has a deficit of land for housing. Sherwood can acconunodate about
65"/" oÍ the forecast for new housing on areas within the city limits and Brookman
Area. However, Sherwood has a deficit of land for 608 dwelling units. The largest
deficits are in Medium Density Residential-Low (154 dwelling units), Medium
Density Residential-High (252 dwelling units), and High Density Residential (145

dwelling units).

. To provide adequate supply, Sherwood will need to continue to annex the
Brookman area. Sherwood will need to continue to annex the Brookman area in
order to accommodate the City's forecast of residential growth. The City recently
annexed about 98 acres in the Brookman Area. The annexed land is in the center of
the Brookman Area and has relatively few owners (about 8 property owners).
Annexing and developing other parts of the Brookman area, with a larger number
of owners, may be more challenging, to the extent that the property owners have to
come to agreement about development.

. Sherwood will need Sherwood West to accommodate future growth beyond the
existing city lirnits and Brookman Area. The growth rate of Metro's forecast for
household growth (1.1"/" average annual growth) is considerably lower than the
City's historical population growth rate over the last two decades (8% average
annual growth). Metro's forecast only includes growth that can be accommodated
with the Sherwood Planning area, which does not include Sherwood West.
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Sherwood's fast growth

during the last two
decades was driven by
historically fast in-
migration ¡n to the
Portland region, a trend
that Metro's forecast
shows slowing, and the
availability of vacant
bu¡ldable residential land
in Sherwood.

Sherwood will need
Sherwood West to
accommodate future
growth beyond the
exjsting city limits and
Brookman Area.

Sherwood's development
code does not provide
oppor-lunit¡es for
development of housìng
at moderate multifamily
densities between 11 to
16 dwelling units per
âcre.

Providing opportun¡t¡es
for housing in these
densities may address
and provide
opportun¡ties for
development of a wrder
range of affordable
hous¡ng types.

o

Given the limited supply of buildable land within Sherwood, it is likely that the

City's residential growth will slow, especially if portions of Sherwood West are

not brought into the Metro UGB in the earlier part of the 2O-year planning
period. It is likely that Sherwood's future growth over the 2019-2039 period
would be considerably slower than its historical growth rate, if for no other fact

than it is mathematically more difficult to maintain a high growth rate with a

larger population. In additioru Sherwood's fast growth during the last two
decades was driven by historically fast in-migration in to the Portland region, a

trend that Metro's forecast shows slowing, and the availability of vacant
buildable residential land in Sherwood.

. Sherwood has a relatively limited supply of land for moderate- and higher-
density multifamily housing. Sherwood has 68 vacant acres of MDRL land.
Sherwood has 41 vacant acres of MDRH land and 17 acres of HDR land. If the

City wants more multifamily housing growth in core areas of Sherwood, the

City could evaluate whether to make policy changes that either increase the

capacity of MDRH and HDR land or designate more land for these uses. Some

specific considerations:

MDRH allows up to L1 dwelling units per acre. However the lot
development requirements2s for multifamily make it difficult to achieve the
maximum development densify. The City may choose to evaluate the
implications of changing MDRH development standards to allow densities of
at least 11 dwelling units per acre or a moderate increase in the maximum
allowable densities in MDRH.

o The City's supply of HDR land is very limited, with 17 vacant acres of HDR.
As part of the Comprehensive Plan update, the City may choose to evaluate

opportunities to upzone land to HD& to allow more multifamily land in
areas such as centers or along transportation corridors.

o Sherwood's development code does not provide opporfunities for a wider
range of housing types and development of housing at moderate multifamily
densities of 11.1 to 16.7 dwelling units per acre, the gap in densities between

MDRH and HDR. As part of the Comprehensive Plan update, the City may
choose to evaluate the need for a zone that allows development in this
density, which might include townhouses and moderate-sized apartment or
condominium buildings.

o About 9% of Sherwood's residential development over the 2000 to 2014

period occurred in commercial zones., Sherwood may be able to
accommodate additional multifamily residential development in these zones.

28 Sherwood has an 8,000 square foot minimum lot size for the first two multifamily units, with a requirement
Íor 3,200 additional square feet for each multifamily unit beyond the first two units.
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The City may choose to evaluate and identify opportunities for additional
multifamily development in commercial zones, as part of the Comprehensive
Plan update.

. Sherwood should monitor residential development. The cify may wish to develop
a monitoring program that will allow Sherwood to understand how fast land is
developing. The monitoring program will inform Metro's UGB planning process by
providing more detailed information about housing growth and development
capacity in Sherwood. This information can help City staff and decision-makers
make the case to Metro staff and decision-makers about the need for residential
expansion areas. We recommend using the following metrics to monitor residential
growth:

o Population. The City already routinely monitors population growth by using the
annual population estimates prepared by the Center for Population Research at
Portland State University.

o Building permits. The Housing Needs Analysis included a review of building
permits by dwclling typc, plan designatiory zone, and net density. Because the
City collects most of the data used in the analysis of historical development
density, we recorunend that city staff update this analysis on an annual basis.

o Subdivision and partition activity. This metric is intended to measure the rate
and density of land divisions in Sherwood. Specific data to include with
subdivision and partition activity are the area of the parent lot, the area in child
lots, the number of child lots, the average size or density of lots, and the area in
dedicated right-of-way.

o Land consumption. This metric relates closely to the building permit data. The
building permit data should include tax lot identifiers for each permit. The City
should match each permit to data in the buildable lands inventory and report
how much land is being used by plan designatiorç zone, and land classification
(e.g., vacant redevelopable, infill, etc.). Additionally, we reconunend the City
map the location of development on an annual basis.
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Appendix A. Appendix A. Residential
Buildable Lands lnventory

This appendix presents the methodology used to develop the buildable lands
inventory and the results of the buildable lands inventory. The information in
this appendix was developed by City of Sherwoodstaff.2e

MerrlooolocY

Definitions used in the inventory

Vacant land

r Any tax lot that is ftilly vacant as determined by RLIS GIS Data3o, aerial
photography-, field checks and local records.

r Tax lots that are at least 95% vacant are considered vacant land.

- "r^., l^¿^ +L^+ ^-^ l^^^ aL^.^ I n^n ^^ f^^r l^--^l^.^^l 
^ 

Ì\Tn l^--^l^.^^l .^^-a
' r4^ luLD Llr4L Arç rcJù Llrcur ¿/uvv ùq. rttrL LTgvEIUPELT ¡ar\u \rEvgruyEu Pd.rt

is under 1,0% oÍ entire lot

Developed land

o Part vacant/part developed tax lots are considered developed and will
be treated in the redevelopment filter

Steps in developing the buildable land inventory

Step L: Inventory and map fully vacant residential lands
a. Sort City tax lot data by zoning designation within the City boundary.
The residential zones including any planned unit development overlay utilized
within this study include:

. Very Low Density Residential (VLDR)

o Low Density Residential (LDR)

. Medium Density Residential Low (MDRL)

. Medium Density Residential High (MDRH)

. High Density Residential (HDR)

b. Identify parcels that are fully vacant.

2e Michelle Mller, AICP, Senior Planner at the City of Sherwood developed the buildable lands
inventory.

30 Metro's Data Resource Center collaborates with local parbrers to develop and deliver the
Regional Land Information System (RLIS) - more than 100 layers of spatial data that supports
strategic decision-making for governments, businesses and organizations across the region.
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1. Remove developed parcels using most recent Metro's RLIS GIS data.

2. Planning staff review based on current aerial photography, field checks,

and local records

Step 2: Subtract unbuildable acres
a. Remove tax lots that d/n have potential to provide residential growth.

1,. Tax exempt with property codes for City, State, Federal and Native
American designations

2. Schools

3. Churches and social organizations-based solely on tax exempt codes

4. Private streets

5. Rail properties
6. Tax lots under the minimum lot size of the zone or 4,250 sq. ft. for

residential land due to infill standards
7. Parks

b. Calculate deductions for environmental resources3l.

1. Remove Floodways-1}}% removed
2. Recognize environmental constraints such as slopes over 25 o/o and

constrained areas as defined by Cities and Counties under Metro
Functional Plan Title 13-Riparian Corridors (Class I and tr) and Upland
Wildlife Habitat (Class A and B) -100%

3. By assumptiory allow one dwelling unit per residentially zoned tax lot
if environmental encumbrances would limit development such that
by intemal calculations no dwelling units would otherwise be

permitted.

c. Calculate for future streets. 32

This methodology sets aside a portion of the vacant land supply (not
redevelopment supply) in order to accommodate future streets and sidewalks.
This assumption is calculated on a per tax lot basis.

1. Tax lots less than 3/8 acre assume 0% set aside future streets.33

2. Tax lots between 318 acre and 1 acre assume a10% set aside for future
streets

3. Tax lots greater than an acre assume an 18.5% set aside for future streets

31 Environmental resources are considered to include Title 3, Title 13 FEMA floodway and slopes

over 25 "/".

32 The BLI accounts for future streets on a tax lot by tax lot basis. The buildable area of each tax lot
is reduced based on individual tax lot size.

33 The basis for these net street deduction ratios derive from previous research completed
by the Data Resource Center and local jurisdictions for the 2002 UGR.
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4. Industrial zoning assumes aL0"/" set aside regardless of size

Step 3: Inventory and map re-developable lands
a. Definition:

Re-developable: applies to lots that are classified as developed that are
now likely to redevelop or during the 2O-year planning period.

b. Query performed that identifies previously developed lots that have
potential to redevelop over time due to the relationship between the size
of the lot and the value of improvements.

1. Sites between .26-.54 acres with improvements less than $ 50 K
2. Sites over .55 acres with improvement between $50,001-1,00 K
3. Sites over 1 acre with improvement values between $ 100,001-150 K
4. Results of this query include land that is wholly re-developable,

meaning existing improvements would be replaced, and land that is
partially vacant meaning the lot could be divided to allow for
r¡lrl ifinn r I rlor¡ol nnmanl

Step 4: Planning staff review of draft map-(Investigative step)
a. Remove under construction or pending construction as of October L,2074
b. Added back and redefined areas of special concern (Areas like Brookman

for example)3a

c. Review and add City owned properties that are developable and not held
for public purpose

d. For parcels zoned MDRH and HDR determine densities based on
location and likelihood that parcel will develop with multifamily or
single-family dwelling units and base densities on minimum lot size for
single-family and maximum density for multifamily.

e. Re-developable or partially vacant sites that include:
. Properties currently for sale
o Lots that are more than twice the minimum lot size required to

support the number of existing dwelling units including tax lots
that have land division potential

o Sites that should have been identified as partially vacant but not
caught earlier

. Lands with single-family development zoned for multifamily
development

f. Remove from Map and defined the following as Not Likely to Redevelop
. Sites occupied by active religious institutions
. Sites with known deed restrictions
o Sites currently under development

3a Assume Brookman Concept Plan Zoning
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Sites occupied by utility infrastructure
Commercially zoned land greater than VzmiIe from either residential
or town center lots-most likely won't be mixed use with residential

g. Redevelop Strike Price Analysis
. Perform on all tax lots planned for residential and commercial

development to identify Multifamily and Commercial sites with a
market redevelopment strike price of less than $10 per square foot.3s

Strike Price = (Improvement value + land value)
Total Sq. Ft of lot

h. Identify possible rezone properties that would either be added or
subtracted from the inventory over time.

3s This formula is part of the draft proposed Metro methodology for identifying sites zoned for
Multifamily and Mixed Use Development that are likely to redevelop. $10/sq.ft. is the estimated
threshold for the market supporting redevelopment of suburban sites that are zoned for
multif amily development.

a

a
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Resulrs oF THE BulLoReLE LANDs lruveruronv

Table A- 1 presents the City's inventory of buildable land. The buildable lands
inventory is based on City of sherwood and Metro GIS data. Table A- 1 shows
that Sherwood has 175 net acres of suitable buildable residential land. Fifty-five
percent of Sherwood's vacant land (96 acres) is within the city limits md 45% (79
acres) is within the Brookman Area or other unincorporated areas within the
current Urban Growth Boundary.

Table A- 1. lnventory of suitable buildable residential land, net acres, Sherwood
limits and areas within the UGB 20L4

Zone Acres Total
tildÜithñqWLirùt¡

Very Low Density Resilential (VLDR)
Very Low tlensity Resilential Hanned Unit Developmer¡t (VLDR-PUD)
Low tÞnsity Re¡dent¡al (LDR)
Medium tlcnsity Residential{oìv (MDRL}
Med¡um Densiry Residential+l¡gh (MDRH)
High tþnsiv Reskþnt¡al {HDR)

SuÈbtd

L4%
L%

13%
a96

L2%
a%
sfl

24
I

22
L4
2t
L4
96

Brcñnan and tllher UnircolporaE! Arcae
Very Low Þens¡ty Resitent¡al (VtÐR)
Medium tÞnsity Resident¡al{ow (MDnL)
Medium flensi$ Residential{{¡gh (MDRH)
Medium fÞnsiÇ Residential- LonlHi¡þ* (MDRVH)
High tÞnsþ Residential (HDR)

$¡Ëtotãl

1,

52
I

15
3

79

L%
3096
4%
896

2%
Æ*

Totd
'-75

rfxtx
Source: City of Sherwood
*Note: There is one lot split between MDRL and MDRH

Table A- 2 presents a revision of the capacity shown in Table A- L for capacity
based on historical densities. Between January 1, 2015 and Decemb er 3'1., 20]"8,

Sherwood issued 160 permits for housing all in the MDRL, MDRH, and HDR
zones. Table A- 2 reduces the capacity estimate by 1,60 units, resulting in a
capacity of 571units on land within the city limits.
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Table A- 2.. Revised capacity based on h¡stor¡cal development
densities accounting for building permits issued in 2O15 to 2018, dwelling units,
20L8

Capacity bascd on
Hbtodcal

Developmcnt
DemiticeZone

BuiHing PcmitE
lesued 2015 to

2018
Revisêd

Gapacity

Land within City Limits

VLDR

VLDR-PUD

LDR

MDRL

MDRH

HDR

69
3

L44
88

161
266

34
52
74

ô9
3

L44
54

109
792

Suüotal 73t 160 57t
S cal development densities; and
Analysis by EcoNorthwest

Map A-1 shows vacant and partially vacant land in Sherwood. Notable areas

where development has occurred since 2015 are circled in red on Map 1. In total,
160 new single-family detached units were permitted between January 1,2015
and December 31,, 20],8.
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Source: City of Sherwood

Map A-1. lnventory of suitable buildable residential land, net acres, Sherwood c¡1ty lim¡ts and areas within the UGB, 2014
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Appendix B. Trends Affecting Housing Need in
Sherwood

HIsronIcAL AND Recg¡¡r D¡veIopMENT TReruoS

Analysis of historical development trends in Sherwood provides insights into
how the local housing market functions. The intent of the analysis is to

understand how local market dynamics may affect future housing-particularly
the mix and density of housing by Wpe The housing mix and density by type are

also key variables in forecasting future land need. The specific steps are

described in Task 2 of the DLCD Plønning for Residential LøndsWorkbook:

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

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

¡ Evaluate permit/subdivision data to calculate the actual mirç average
actual gross density, aod average actual net density of all housing
types.

The period used in the analysis of housing density and mix is 2000 to201,4, which
includes both times of high housing production and times of low housing
production. This reasons for choosing this period were: (1) the 2000 to201.4

period includes more than one economic cycle, with extreme highs and extreme
lows in the housing market and (2) data prior to 2005 was less easily available

and obtaining data for 2000 to 2004 required a considerable amount of work by
City staff to compile the data.

The housing needs analysis presents information about residential development
by housing types. For the purposes of this study, we grouped housing types

based on: (1) whether the structure is stand-alone or attached to another

structure and (2) the number of dwelling units in each structure. The housing
types used in this analysis are:

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

Single-family attached: all structures with a corrunon wall where each

dwelling unit occupies a separate lot, such as row houses or townhouses.

Multifamily: all attached structures other than single-family detached

units, manufactured units, or single-family attached units.

a

a
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a

a

These categories of housing type were chosen for the analysis because they meet
the requirements of needed housing types in ORS 197.303.36

Data used in this analys¡s

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

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

The American Community Survey (ACS), which is completed every year
and is a sample of households in the U.S. The 20A9-20'i.3 ACS sampled
about 16.2 million households, or about 2.8% of the households in the
nation. The ACS collects detailed information about households, such as

demographics (e.g., number of people, age distribution, ethnic or racial
composition, country of origin, language spoken at home, and
educational attainment); household characteristics (e.g., household size
and composition); housing characteristics (e.g., type of housing unif year
unit built, or number of bedrooms); housing costs (e.g., renf mortgage,
utility, and insurance); housing value; income; and other characteristics.

In generaf this report uses data from the 2009-201,3 ACS for Sherwood. Where
information is available, we report information from the 2010 Decennial Census.

Trends in housing mix in Sherwood

According to the American Community Survey, Sherwood had more than 6,500

housing units in the 2009-2013 period. Figure B- 1 shows that Sherwood's
housing stock is predominantly single-family detached housing. In 200O 79% of

36 The analysis of development in Sherwood attempts to separate single-family detached and
single-family attached housing. However, the City's building permit system does not distinguish
between these two types of housing. City staff manually identified single-family attached
housing that was developed with a concentration of single-family attached housing. City staff
were unable to identify small-scale, single-family attached development scattered throughout
the city.
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Sherwood's housing stock was single-family detached and77% was single-
family detached in2009-201,3. The share of multifamily units increased from 17%

of Sherwood's housing stock in 2000 to 18% in 2009-2013.

Figure B- 1. Mix of Hous¡ng Types, Sherwood, 2OOO to 2009-2013

:l-00%

90%

80%

7Oo/¡

60%

50%

40%

30%

20y"

l-OY"

o% -.-- -
2000

r Single-fa nrily detached
200s201_3

, Singl efa m ily atta dl ed r M u lttfa m ily

Source: U.S. Census 2000 SF3 Table H030, American Community Survey 2009-2013, Table 8.25024.

Table B- 1 and Figure B- 2 show that the mix of housing developed over the 2000

to201.4 period was predominantly single-family housing (including single-family
detached, single-family attached, and manufactured housing), accompanied by
intermittent growth in multifamily.

Over the entire 2000 to 2014 period, Sherwood issued permits for neafly 2,225

dwelling units, with about 148 permits issued per year. About 69% oÍ dwellings
permitted were single-family detached, 9"/owere single-family attached, and23%
were multifamily.

In additioru 160 units were permitted during the january 1,,2015 to December 31,

2018 period. All units permitted were single-family detached. These permits are

not shown in Table B- 1 and Figure B- 2.

75%79%

-18'L7",,,
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Table B- 1. BuildinE perm¡ts bv tvpe of u n it, Sherwoo d, 2OOO-2OL4

HousingType
Avcragc of Ncw
Units Pcrmittcd

Annually

Ncw Unite
Pcrmittad

Mix of Naw
Unit¡

SingþFanúly Detached
SingþFanúþAttachcd
Muttifamily

t-525
196
504

1U2
13
u

69%

239É

9Yo

Total 148
Source: City of SheMood Build¡ng Permit Database.
Notes: S¡ngleFam¡ly Detached includes manufactured housing.

Figure B- 2. Building perm¡ts by type of unit, Sherwood, 2000 to 2O14

450

400

350

300

250

200

150

100

50

o

Source: City of Sherwood Building Permit Database.
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Trends in Tenure

Figure B- 3 shows housing tenure in Oregory Washington County, and Sherwood
for the 2009-201.3 period. Sherwood has a higher rate of ownership (74%) than
the county þa%) arrd the state (62%).

Figure B- 3. Housing Tenure, Oregon, Washington County, Sherwood, 2009-2013

100%

oregon *8:l'fiT"' 
Sherwood

. Owner Occupied ¡ Renter Occupied

Source: American Community Survey 2OO9-2OL3, Table 825003.

Figure B- 4 shows change in tenure (owner versus renter-occupied housing units)
for the City of Sherwood over the 2000 to 2009-2013 period. The overall
homeownership rate declined, from79o/o to74o/" between 2000 to 2009-201,3,

while renting increased by 5"/". This change is consistent with national and

statewide trends in homeownership.
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Figure B- 4. Tenure, occup¡ed units, Sherwood, 2000 to 2OO9-2O13
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Source: U.S. Census 2000 SF3 Table H032, American Community Survey 2009-2013 Table 825003.

Figure B- 5 shows the types of dwelling in Sherwoodin200g-2013 by tenure
(owner/renter-occupied). The results indicate that in Sherwood, single-family
housing types are most frequently owner-occupied (70% oÍ all housing is single-
family, owner-occupied housing) and multifamily housing is most frequently
renter-occupied (15% of all housing is multifamily renter-occupied housing).
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Figure B- 5. Housing un¡ts by type and tenure, Sherwood, 2OO9-2OL3
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Source: Amer¡can Community Survey 2009-2013 Table 825032.

Housing Vacancy Rates

AllDwellings

r Singllefamily detached

Table B- 2 shows vacancy rates in Oregory Multnomah, Washington, and

Clackamas counties, and Sherwood between 2000 and 2009-2013. Vacancy rates

increased in in Oregon, and Clackamas countieÐ but fell in Multnomah and

Washington counties, and in Sherwood. As the 2009-2013 period, Sherwood had
a relatively low vacancy rate (2.7%) compared to the regional counties, whose

rates ranged from 5.5% to 7.0"/", and to Oregon (9.6"/").

Table B- 2. Housing vacancy rate, Oregon, Multnomah, Washing¡ton and Clackamas
Counties, and Sherwood,20OO to 2O09-2013

Oregion
Multnomah WashingSon

County County
Clackamas

6unty Sherwood

!80Á

57Yo

S 9or,

i4Ò,c

35o2.

2000
2009 -201.3

a-2%
9_6%

6_4%

5-9%
5_7%
5_5%

5-5%
7_O%

3-6%
2-7%

change2üx)
to 2(Xlf}2(}13 L7.L% -7_5% -3_6% 2A_# -24_7%

Source: U.S. Census 2000 SFl Table H003, American Commun¡ty Survey 2009-2013 Table 825002.

Multifamily NW tracks trends in the Portland area rental market and publishes a
semi-annual report. Figure B- 6 shows average market vacancy rates for
apartments for the Portland/V¿ìncouver region and selected submarkets in the
south-central Portland Region. The vacancy rates in the
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Tigard/Tualatin/Sherwood area varied from a high of 5.8% in Spring 2010 to a
low of 2.6% in Fall 2013. The vacancy rate in this area was within 1% (above or
below) the vacancy rate for the Portland /Vancouver metro area. According to
the Fall 2014 Apartment ReporÇ the vacancy rate for apartments in the
Tigard/Tualatin/Sherwood area was 3.87o, slightly higher than the regional
average o137%.

Multifamily vacancy rates vary, in part, as a result of building new multifamily
developments. When a new multifamily development comes on the markef it
may take months (or longer) for the new units to be absorbed into the housing
market through rental of new units. During this absorption period, the vacancy
rate will generally increase for multifamily housing.

Figure B- 6. Average market vacancy rates for apartments, Portland/Vancouver Metro area and selected
submarkets,2OLO-2OL4
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Density

Housing density is the density of housing by structure type, expressed in
dwelling units per net or gross acre.37 The U.S. Census does not track residential
development density.

This study analyzes housing density based on new residential development
within Sherwood between 2000 and 2014, similar to the analysis of achieved mix.
The analysis of housing density uses data from the City of Sherwood's building
permits database.

Table B- 3 shows that development that was permitted between 2000 and 201,4

achieved overall average densities of 8.2 dwelling units per net acre. The

majority of permitted housing was single-family detached housing, which
averaged 6.5 dwelling units per net acre. Multifamily housing achieved an

average of 20.5 and single-family attached achieved and average of 17 .9 dwelling
units per net acre.

Table B- 3. Estimated densitv tvoe of unit. net acres. 2000-20L4

HousingTypc Acres
Density

(dwelling unit
pcr acrc)

Newand
Existing Unite

Si ngle-Fam i ly Detacfied
SingleFamilyAttached
Multifamily

1..64L 251,
LT
25

196
5()4

6_5

L7-9
20-5

Tota! 234t 246 a-2
Source: City of Sherwood Building Permit Database.
Note: Single-Family Detached includes manufactured hous¡ng
Note: The number of new single-family detached housing ¡s higher in Table B- 3 than in Table B- 1 because Table B- 3
includes 116 ex¡sting manufactured dwellings in manufactured housing parks. These dwellings were included as part
of the density calculation to correctly calculate the dens¡ties of manufactured housing in the manufactured housing
parks with one or more newly permitted dwellings over the 2000 to 2014 period.

Table B-4 shows an analysis of residential development density (dwelling units
per net acre) over the L5-year period for Sherwood by zoning designation. Table

B-4 shows:

. Ninety-two percent of residential development was in residential zones,

which had an overall density of 7.8 dwelling units per net acre.

. Density in residential zones varied from29 dwelling units per net acte

in the Very Low Density Residential zone to 19.1 dwelling units per net
acre in the High Density Residential zone.

37 OAR 660-024-0010(6) uses the following definition of net buildable acre. "Net Buildable Acre"
". . . consists of 43,560 square feet of residentially designated buildable land after excluding future
rights-of-way for streets and roads." While the administrative rule does not include a definition
of a gross buildable acre, using the definition above, a gross buildable acre will include areas

used for rights-of-way for streets and roads. Areas used for rights-of-way are considered

unbuildable.
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. Density in the Low Density Residential zoîe avetaged 6.5 dwelling units
per net acre. Development in Plannecl Unit Developments (PUD) in this
zone achieved an average of 7.6 dwelling units per net acre, which
explains the relatively high density in this zone.

o Densitl in Commercial and Mixed-Use zones averaged 15.6 dwelling
units per net acre.

Table B-4. HousinÉ densitv bv net acres. Sherwood.2OOO to 2O14

Zone
Naw and
Existin6

Units

Dcnsity
Acree (dwcllingunit

pcr acrc)
Residential Zones

Very Low Densþ Residential
Low tlensity Reside,ntial

PUD
Non-PUD

Medium Densiff Residential-H igh
Medium Den$ty Residential-Low

53 18
807 124
æ7 64
320 59
301 39
368 6()

2_9
6-5
7-6
5_4

7-7
6-1

High DensiV Residential 605 32 19-1
Residentialsubtotal 2.L34 273 7-A

Cornmercial and Mixed t.beZones
Office Cornmercial
Mixed-use Cornnprcial and Condo 55

6
7

RetailCommercial

150 24_4
7_9

L7_420
Gornmercial subtotal zgt 13 15_6

Totd 2.U1 ßA a-2
Source: City of Sherwood Building Permit Database
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NRnoruRt Housr rrlc TReru os

The overview of national, state, and local housing trends builds from previous
work by ECONorthwest, Urban Land Institute (ULI) reports, and conclusions
frornThe State of the Nation's Housing, 2014 report from the Joint Center for
Housing Studies at Harvard University.3s The Harvard report summarizes the
national housing outlook as follows:

"With promising increases in home construction, sales, and prices,
the housing market gained steam in early 2013. But when interest
rates notched up at mid-year, momentum slowed. This
moderation is likely to persist until job growth manages to lift
household incomes. Even amid a broader recovery, thougtu many
hard-hit communities still struggle and millions of households
continue to pay excessive shares of income for housing."

Several challenges to a strong domestic housing market remain. Demand for
housing follows trends in jobs and incomes, which are taking longer to recover

than in previous cycles. While trending downward, the numbers of underwater
homeowners, delinquent loans, and vacancies remain high. The Støte of the

Nation's Housing report projects that it will take several years for market
conditions to retum to normal and, until theru the housing recovery will likely
unfold at a moderate pace.

Trends in housing development

The single-family housing market began strong in20'1,3, but by the arrival of
2014, housing starts were down 3% and new home sales had fallen 7o/" lromlhe
year before . The Støte of the Nøtion's Housing Report attributes most of the decline

to increases in mortgage interest rates and meager improvements in employment
and wages.

Thirty-year mortgage interest rose in 2014, bucking a downward trend. After
falling to a low of around 3.4% n 2013, rates rose to around 5"/" tn 2014. The rise

of mortgage interest rates increased the cost of investment in a home and
contributed to the fall in the rate of housing starts. In addition to the rise of
mortgage interest rates, "steady but unspectacular job growth" presented a

fundamental obstacle to the housing market's progress, according to the report.

Employment grew, but slowly, and incomes continued to fall. As long as job and

wage growth remain slow, potential homebuyers will not create sufficient
demand for robust growth in the housing market.

38 The State of the Nation's Housing, Harvard University, 2014, accessed lanuary 2014.

http://www.jchs.harvard.edu/research/state-nations_housing
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Other recent trends in the housing market included: home inventories remained
low (homes now spend less than six months on the market), investors purchasecl
fewer distressed properties, the renter market grew, and a larger share of young
people chose to live with their parents.

Supplies of existing homes for sale remained low in 2013, which may reflect the
unwillingness or inability of owners to sell at current prices (Figure A- 1). As
home prices return to levels that are more acceptable to sellers, more homes will
go on the market.

Figure A- 1. Inventories of Homes for Sale Against Months Supply, 2OO2-2O13
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Source: The State of The Nation's Hous¡ng, 2014, The Joint Center for Hous¡ng Studies of Harvard Univers¡ty, p. 10.
http://www jchs.harvard.ed u/sites/jchs.harvard.ed u/f¡les/sonhr14-color-full.pdf.

Multifamily home construction continued robust growth for a third consecutive
year. Multifamily starts increased2S"/" to over 300,000 in2013, approaching pre-
recession levels of around 350,000. In contrast to strong multifamily housing
growtþ single-family home starts grew slowly, at only about 15"/", well below
pre-recession levels of producl.ion: less than 620,000 starts in2013, compared tcr

over 1.5 million in 2006. These growth trends are shown in Figure A- 2.
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Figure A- 2. Housing Starts, 2OO3-2OL4
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Long run trends in home ownersh¡p and demand

The housing market downtum and foreclosure crisis had an immediate and
potentially lasting impact on homeownership. After L3 successive years of
increases, the national homeownership rate declined each year from 2005 to 2013,

and is currently at approximately 650/o. However, while the rate declined again in
20'l.3,1twas the smallest drop since 2008. As seen in Figure A- 3, the US

homeownership rate fell only 0.3 percentage points.
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Figure A- 3. Homeownership Rates and the Number of Homeowner Households,
2000-2013
|¡¡ri::rr

'lr

l; il

iì:

¡rì

:l il

i'l il I i i;r l;

It
i 

'.)

¡n

t',

'i:1

iii

iì rl

1l¡l

l.i.ji, ::1i- :.Jtll- 1...),i.;;lrilr: li,;lj j-rl,lì ¿.ii],' rLl.lìJ ¡'i-ii, i!l . I rl - :

Souice; Tiìe Siaie oí Tiie äaiioiì's Hous;rjg, 2014, iire iúiÍr'r Cerlter íoí Housirlg Siud¡es r¡í äarvard Uriiversii.y, p. i0.
http://wwwjchs.harvard.ed u/sites/jchs. ha rvard.ed uÆileslsonhr14-color-full. pdf.

1l-..-.. t-.. --.. ,---,-l--r -- ¡l--t -t-- - rI- r l l : .!!ll tl f lrilet(rIt6-[eliltilla¡Ker(ruLr(x,l(sil(rwsrfral. Il(tflte(twflersflt[,tssfillrfte[)reterre(t
tenure. While further homeownership gains are likely during the next decade,

they are not assured. Additional increases depend, in part on the effect of
foreclosures on potential owner's ability to purchase homes in the future, as well
as whether the conditions that have led to homeownership growth can be
sustained.

The Joint Center for Housing Studies indicates that demand for new homes
could total as many as 13 million units nationally between 2015 and 2025. The
location of these homes may differ from recent trends, which favored lower-
density development on the urban fringe and suburban areas. The Urban Land
Institute identifies the markets that have the most growth potential as "global
gateway,24-how markets," which are primary coastal cities with international
airport hubs (e.g., Washington D.C., New York City, San Francisco, or Seattle).
Development in these areas may be nearer city centers, with denser infill types of
development.3e

The Joint Center for Housing Studies also indicates that demand for higher
density housing types exists among certain demographics. They conclude that
because of persistent income disparities, as well as the movement of the

3e Urban Land lnstitute , "201,1, Emerging Trends in Real Estate" and "201,2 Emerging Trends in
Real Estate"
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Millennials into young adulthood, housing demand may shift away from single-
family detached homes toward more affordable multifamily apartments, town
homes, and manufacfured homes.

Home rental trends

Nationally, the rental market continues to grow. In 2013, the number of
households living in rental units increased by half a million, marking the ninth
consecutive year of expansion. In addition to growth in rentals in 2013, the
million-plus annual increases observed in 2011 and201,2 puts current growth
rates on pace to easily surpass the record 5.1 million gain in the 2000s.

Rental markets across the country have been tightening, pushing up rents across

the majority of markets. Rental vacancy rates also continued to drop in2013,
both nationwide and in most metros. The US rental vacancy rate stood at 8.3% in
2013 and, while this is the lowest level observed since 2001, this was still high
relative to the 7.60/o avetaged in the 1990s.

Over the longer term, the Joint Center for Housing expects demand for rental
housing to continue to grow. Minorities will be the largest driver of rental
demand because they are on average younger and less likely to own homes than
whites. Demographics will also play a role. Growth in young adult households
will increase demand for moderately priced rentals, in part because the oldest
Millennials reached their late-2Os around 2010. Meanwhile, growth among those
between the ages of 45 and 64 will lift demand for higher-end rentals.

As the homeownership market recovers, the growth in renter households will
likely slow. Since much of the increased demand for rental housing has been met
through the conversion of single-family homes to rentals, future market
adjustments may come from a retum of these units to owner-occupancy.
Additionally, the echo-boom generation should provide strong demand for
rental units in the coming years.
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Trends in housing affordability

Many homeowners pay a disproportionate share of their income on housing,
with 35% of households in the U.S. who are costburdened.ao While the share of
households that are cost burdened fell by about 4"/" in 2012, the share of
households that were cost burdened increase between 2001 and 2011 (Figure A-
4). More than 15% of U.S. households are severely cost burdened.

Figure A- 4. Share of Cost-burdened Households, 2OOL-2OL2
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Source: The State of The Nation's Hous¡ng, 2014, The Joint Center for Housing Studies of Harvard University, p. 10
http://wwwjchs.ha rvard.ed u/sites/jchs.harvard.eduliles/sonhr14-color-full.pdf.

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

According to the Joint Center for Housing Studies, these statistics understate the
true magnitude of the affordability problem because they do not capture the
tradeoffs people make to hold down their housing costs. For example, these

figures exclude people who live in crowded or structurally inadequate housing
units. They also exclude the growing number of households that move to

{ Households are considered cost burdened if they spent 307" or more of their gross income on
housing costs. Households who spent 50% or more of their gross income on housing costs are

considered severely cost burdened.
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locations distant from work where they can afford to pay for housing, but must
spend more for transportation to work. Among households in the lowest
expenditure quartile, those living in affordable housing, spent an average of $100

more on transportation per month in 2010 than those who are severely housing
cost-burdened. With total average monthly outlays of only $1,000, these extra
travel costs could amount to roughly 10 percent of the entire household budget.

Demographic trends in housing preference

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

. The aging of the Baby Boomers, the oldest of whom were in their late-60's
in2012.

o Housing choices of younger Baby Boomers, who were in their early to mid-
50's in 2010.

. The children of Baby Boomers, called the Millennials, who ranged from
their late teens to late twenties in 2012.

o Immigrants and their descendants, who are a faster growing group than
other households in the U.S.41

The aging of the Baby Boomers will affect housing demand over the next
decades. People prefer to remain in their community as they age.a2 The
challenges that aging seniors face in continuing to live in their community
include: changes in healthcare needs, loss of mobility, the difficulty of home
maintenance, financial concerns, and increases in property taxes.a3 Not all of
these issues can be addressed through housing or land use policies.

Communities can address some of these issues through adopting policies that:

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

. Allow commercial uses in residential zones, such as neighborhood
markets.

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

a1 Urban Land Institute, "201.1. Emerging Trends in Real Estate"

a2 A survey conducted by the AARP indicates that 90% of people 50 years and older want to stay

in their current home and community as they age. See http://www.aarp.org/research.
ts " Aglr.g in Place: A toolkit for Local Govemments" by M. Scott Ball.
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o Promote the development of group housing for seniors that are unable or
do not choose to continue living in a private house. These facilities coulcl
include retirement communities for active seniorg assisted living facilities,
or nursing homes.

. Design public facilities so that they can be used by seniors with limited
mobility. For example, design and maintain sidewalks so that they can be

used by people in wheelchairs or using walkers.

Household formation fell to around 600,000 to 800,000 in the 2007-2013 period,
well below the average rate of growth in previous decades. Despite sluggish
growth recently, several demographic factors indicate increases in housing
growth to come. The Millennial generation (those born after 1985) is the age

group most likely to form the majority of new households. While low incomes
have kept current homeownership rates among young adults below their
potential, Millennials may represent pent-up demand that will release when the
economy fully recovers. As Millennials age, they may increase the number of
households in their 30s by 2.4 to 3.0 million over the through 2025.

lVhile ihe populaiion of young adults befween 20 ar,d 29 yea:rs grew i-,-,'.he 2003-

2013 decade by more than 4 million from the previous decade, the rate at which
members of this age group formed their own households fell. As a result
household growth has not kept pace with overall population growth. Even if
today's low household formation rates were to persist however, the aging of the
Millennials into their 30s will likely raise household headship rates due to
lifecycle effects. About 600/" of all35-44 year-olds head an independent
household, compared with less than 42"/" of all2514 year-olds. Thus, the
Millennial generation, more populous than the Baby Boomers, is expected to be

the primary driver of new household formation over the next twenty years.
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Figure A- 5. Homeownership Rates and Incomes for Young and Middle-Aged Adults, L99+2OL2
25-34 Year 0tds 35-/.4 Ye¡r 0tds
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Source: The State of The Nation's Housing, 2014, The Joint Center for Housing Studies of Harvard University, p. 10.
http://wwwjchs.harvard.edu/sites/jchs.harvard.edu/files/son hr14-color-full.pdf.

It is currently unclear what housing choices the Millennials will make. Some

studies suggest that their parents'negative experience in the housing market
with housing values dropping so precipitously and so m¿il:ry foreclosures, will
make Millennials less likely to become homeowners. In addition, high
unemployment and underemployment may decrease Millennials' earning power
and ability to save for a down payment. It is not clear, however, that Millennials'
housing preferences will be significantly different from their parents over the

long run.

Recent surveys suggest that as Millennials age and form families, they will
increasingly prefer to live in single-family homes in suburban locations. A recent

survey by the National Association of Homebuilders finds that roughly three-
quarters of Millennials want to live in a single-family home and would prefer to
live in a suburb, compared to just 10% that would prefer to live in a city center.

Other recent surveys suggest that Millennials prefer to live in walkable
communities, where there are alternatives to driving. According to surveys from
the American Planning Association and Transportation For America, at least

three quarters of Millennials want their city to offer opportunities to live and

work without relying on a car.I¡l/hile Millennials may choose housing that
satisfies these preferences, the cost of living will place parameters on their
housing choices. According to the APA survey,7l"/" percent of Millennials rated

affordable housing as a high priority for metro areas.

In coming years Millennials will pursue homes that provide a combination of
space, "walkability," and affordability. They will demonstrate these preferences

in the market soon: according to the APA survey, more than half of Millennials
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consider themselves at least somewhat likely to move within the next five
years.a

From 2004 to201,3, homeownership rates Íor25-34 year olds and35-44 year olds
fell by around 8% and 9% respectively, with ownership rates for people 25 to 54

years old at the lowest point since recordkeeping started in1976 (Figure A- 5).
Nonetheless, the 25 and 34 year-old age group still makes up the majority of first-
time homebuyers. Young adults in this cohort make up 54.3 percent of first-time
homebuyers. Their majority among first-time homebuyers means that their
ability to buy homes will play an important role in growth of the housing market
in the near future.

The fall in homeownership anÌor"rg young adults resuhs largely from Lhe decline
in income. Approximately 6 million more individuals between 20 and 29 years
earned less than $25,000 than in 2003, while the number of those eaming between

$25,000 antl $50,000 fell by over a million. Furthermore, the share of households
younger than 30 years with student loan debt increased by more than 7% since
2007, from33.9"/" to 4'1,.0Yo.

According to the ]oint Center for Housing Studies, immigration and increased
homeownership among minorities will also play a key role in accelerating
household growth over the next 10 years. Current Population Survey estimates
indicate that the number of foreign-born households rose by nearly 400,000

annually between 2001 and 2007, and accounted for nearly 30 percent of overall
household growth. Beginning in 2008, the influx of immigrants was staunched by
the effects of the Great Recession. After a period of declines, however, the foreign
born are again contributing to household growth. Census Bureau estimates of net
immigration in 2011-12 indicate an increase of 110,000 persons over the previous
year, to a total of nearly 900,000. Furthermore, as shown in Figure A- 6, the
Harvard report forecasts that minorities will make up about 76% oÍ the
household growth between 2015 and 2025. The greater diversity arnong young
adults partly explains the increased share of growth that will belong to
minorities. For example, about 45% ol Millennials are minorities, compared to
28o/" ofBaby Boomers.

e The American Planning Association, "L:rvesting in Place; Two generations'view on the future of
communities." 20'l.4."Survey Says: Home Trends and Buyer Preferences," National Association
of Home Builders International Builders Show, accessedJanuary,20L5,
http://www.buildersshow.com/Search/isesProgram.aspx?id=17889&fromGSA=1. "Access to
Public Transportation a Top Criterion for Millennials When Deciding Where to Live, New
Survey Shows," Transportation for America, accessed January 2015,trttp:./lt{america.orglwp-
content/uploadsl201.4l04lPress-Release_Millennials-Survey-Results-FlNAl-with-embargo.pdf.
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Figure A- 6. Share of Households by Racia/Ethnic Group, 2OL2 and 2OLs25
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Source: The State of The Nation's Housing, 2014, The Joint Center for Housing Studies of Harvard University, p. 10.
http://wwwjchs.harvard.edulsites/jchs.harvard.edu/files/sonhrl4-color-full.pdf.

The growing diversity of American households will have a large impact on the

domestic housing markets. Over the coming decade, minorities will make up a
larger share of young households, and constifute an important source of demand
for both rental housing and small homes. This makes the growing gap in
homeownership rates between whites and blacks and whites and Hispanics
troubling. Since 2001, the difference in homeownership rates between whites and
blacks rose from 259 to29.5 in2013. Similarly the gap between white and

Hispanic homeownership rates increased since 200& from below 26Y", to over
27%in201,3. This growing gap between racial and ethnic groups will hamper the
country's homeownership rate as minority households constitute a larger share

of the housing market.

Trends in Housing Gharacterist¡cs

The U.S Census Bureau's Characteristics of New Housing Report (2013) presents

data that show trends in the characteristics of new housing for the natiorç state,

and local areas. Several long-term trends in the characteristics of housing are

evident from the New Housing Reportas

as https://www. census. govlconstruction/charsihighlights.html
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. Larger single-family units on smaller lots. Between 1990 and 2013 the
median size of new single-family dwellings increased 25T" nationally from
1,905 sq. ft. to 2,384 sq. ft., and 19"/" in the western region from 1,985 sq. ft.
to 2,359 sq. ft. Moreover, the percentage of units fewer than 1,400 sq. ft.
nationally decreased by almost half, from 1,5% in 1999 to 8"/" in 2012. The
percentage of units greater than 3,000 sq. ft. increased from 17%in1999 to
29"/" oÍ new one-family homes completed in 2013. In addition to larger
homes, a move towards smaller lot sizes is seen nationally. Between 1990

and 2013, the percentage of lots less than 2000 sq. ft. increased from 27% of
lots to 36"/" oflots.

. Larger multifamily units. Between 1999 and 2013, the median size of new
multiple family dwelling units increased by 2"/"nattonally and 3% in the
western region. The percentage of new multifamily units with more than
1,200 sq. ft. increased from29"/" lr.1999 to 32% in 20L3 nationally, and
increased from25"/"to32% in the western region.

. More household amenities. Between L990 and 20i3, the percentage of
singie-famiiy units buiit with amenities such as central air conriitioning, 2

or more car garages, or 2 or more baths all increased. The same trend in
increased amenities is seen in multifamily units.

During the recessiory the trend towards larger units with more amenities
faltered. Between 2007 and2009, for example, the median size of new single-
family units decreased by 6% throughout the nation, including in the West. In
addition, the share of new units with amenities (e.g., central air conditioning
fireplaces, 2 or more car garages , or 2 or more bath) all decreased slightly during
this time. With the recovery, however, housing sizes have been increasing
annually; median housing sizes increased by l2"/obetween 2009 and 2013

nationwide, alrtd 10"/" in the westem region. The short term, post-recession trends
regarding amenities are mixed, but generally appear to be increasing (albeit more
slowly than housing sizes).

It appears that the decreases in unit size and amenities were a short-term trend,
resulting from the housing crisis. However, numerous articles and national
studies suggest that these changes may indicate a long-term change in the
housing markef resulting from a combination of increased demand for rental
units because of demographic changes (e.9., the aging of the baby boomers, new
immigrants, and the echo-boomers), as well as changes in personal finance and
availability of mortgages.a6

These studies may be correct and the housing market may be in the process of a
long-term change, with some fluctuations over time in unit size and amenities.

6 These studies include "Hope for Housing?" by Greg Filsram in the October 2010 issue of
Planning and "The Elusive Small-House Utopia" by Andrew Rice in the New York Times on
October 15,2010.
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On the other hand, long-term demand for housing may not be substantially
affected by the current housing market. The echo-boomers and new immigrants
may choose single-family detached housing and mortgages may become easier

to obtain.

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

in the 2000 Census helps to describe the relationship between selected

demographic characteristics and housing choice. Key relationships identified
through this data include:

¡ Homeownership rates increase as income increases;

¡ Homeownership rates increase as age increases;

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

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

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

Srnre Democ nnPH rc TRENDS

Oregon's 2011-201.5 Consolidøted Pløn tncltdes a detailed housing needs analysis
as well as strategies for addressing housing needs statewide.aT The plan
concludes that "Oregon's changing population demographics are having a

significant impact on its housing market." It identified the following population
and demographic trends that influence housing need statewide. Oregon is:

. Facing housing cost increases due to higher unemployment and lower
wages, when compared to the nation.

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

e Losing federal subsidies on about 8% of federally subsidized Section 8

housing units.

o Losing housing value throughout the State.

. Losing manufactured housing parks, with a 25Y" decrease in the number
of manufactured home parks between 2003 and 2010.

a7 http:llwww.ohcs.oregon.gov/OHCS/HRS_Consolidated_Plan-5yearplan.shtml
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a Increasingly older, more diverse, and has less affluent households.as

RecIoIrIRI. AND LocAL DEMoGRAPHIc Tneruos

Regional demographic trends largely follow the statewide trends discussed
above, but provide additional insight into how demographic trends might affect
housing in Sherwood. Demographic trends that might affect the key assumptions
used in the baseline analysis of housing need are: (1) the asng population, (2)

changes in household size and composition, and (3) increases in diversity. This
section describes those trends.

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

Growing populat¡on

Sherwood has a growing population, Table B- 5 shows population growth in the
U.S., Oregory the Portland Region, Washington County, and Sherwood, between
1990 and 2013.

Table B- 5. Population in U.S., Oregon, the Portland Region, Washington County, and
Sherwood 1990-2013

199oto 2013
Area t990 2(Xx) 2013 Number Èroent AAGR

u_s_

Oregon
hrtland Region
Itash¡ngton County
ShenYood

2.U232t
t.174.29L

311-554
3.O93

3.421.399
7_444-2L9

445..42
11.963

3.919.O20
1_693.600

550.990
18.575

6.2.8.26'721,
1.076.69!¡

519.309
239.436

t5.48.2

248,.709.473 2AL.42L90,6, 311.536.594 259É

38%
44%
77%

5()1%

l_o%
L4%
1_696

2-5%
8-1%

Source: US Census Bureau Decennial Census 1990 and 2000; Portland State University, Populat¡on Research Center
Note: plqcR is average annual growth rate.

The housing needs analysis in this report is based on a coordinated household
forecast from Metro (the january 201,6 2040 TAZ Forecast), which is a necessary

prerequisite to estimate housing needs. The projection of household growth
includes areas currently within the city limits, as well as areas currently outside
the city limits that the City expects to annex for residential uses (most notably the
Brookman area). We call these areas combined the "Sherwood planning atea."

Table B-6 presents Metro's forecast for household growth and new housing
development in the Sherwood planning area for the 2010 to2040 period. The
table shows Metro's forecast for the Sherwood city limits, areas currently outside

4 State of Oregon Consolidated PIan 2011 to 2015.

http://www.oregon.govlohcs/hd/hrs/consplan/201.1.]01.5_consolidated_plan.pdf
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the city limits that are expected to be annexedby 2040, which are together the
Sherwood planning area. Table 8-6 shows Metro's forecast for the number of
households in each of the following years:

¡ 2010. Metro's forecast uses an estimate of the number of households in
2010 as the starting point of the forecast.

o 2075. Estimate of number of households in 2015.

. 2040. Metro's forecast estimates household growth of 2,078 dwelling units
or 30"/",by 2040. Part of the forecasting process was providing
jurisdictions an opportunity to review and comment on the forecast for
growth through 2040.

Table 8-6 also shows Metro's forecast for the Sherwood West are4 which is

forecast to grow by 4,337 dwelling units by 2040. While Metro forecasts that this
development will occur over the 2015 to2040 period, the discussion of timing of
this development in the Concept Planning process suggests that Sherwood West
may take 50 years (2015 to 2065) to develop the 4,337 dwelling units in Metro's
forecast.

Table 8-6. Metro forecast for housing growth, Sherwood planning area, 201O to
2040

Households

Sherwood

City Limib
Brookman

Area

Sherwood

Planning
Area

West
(5O-Year

Forecast)Year

2010

20L5

2040

Change 2015 to 2040

Households

Percent

AAGR

6,476

6,784

7,653

869

13o/o

O.5o/o

242

226

1,435

L,209

535%

7 .7o/o

6,718

7.01_0

9,088

2,O78

30o/o

1".Oo/o

270

293

4,gtt

4,518

1542o/o

L78o/o
Source: Metro 2O4O1þ¿ Forecast by Households, January20!6
Note: The Sherwood C¡ty Limits are the following l\4etro Transportation Analysis Zones
(TAzs): 989 to 997.
The Brookman area is predominantly in Transportation Analys¡s Zone 978, with a small area in 988.
Brookman is an area that the City expects to annex for residential growth over the planning period.
Sherwood West is parts of Transportation Analysis Zones !428, t429, and L432.

Sherwood's housing needs analysis must be based on a 20-year period, but
Metro's forecast describes growth over a 25-year period. Table B- 7 shows an

extrapolation of Metro's forecast for the 2019 to 2039 period. ECONorthwest
extrapolated Metro's forecast to 2018 based on the number of households in 2015

and the growth rate in the forecast between 2015 and 2040. We assumed that
little to no growth happened in Sherwood Westbetween 2015 and 2018, an
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assumption that is supported by the relative lack of building permit activity in
these areas.

Table B- 7 shows that the Sherwood planning area will add1.,729 new
households between 2019 and 2039, with 700 new households inside the existing
city limits and1,029 new households in outside the current city limits in the
Brookman Area.

Table B- 7. Extrapolated Metro forecast for housing growth,
Sherwood planning area, 2019 to 2039

Households

Sherwood City Brookman
Limits Area

Sherwood

Plannirg Area

7,220

8,949

4 7aQ

24o/o

t.Lo/a

Shenvood

West
(S0-Year

Forecast)

6,916

7,616

Change 2019 to 2039

Househclds 700

Percent LO%

AAGR 0.57O

Year

20t9
2039

304

1,333

4 rìco

338%

7 ,7o/o

293

4,630

n a1'l

L $Ao/o

L4.8o/o

Source: Metro 2O4OIAZ Forecast by Households, January 2016
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Ag¡ng population

In 201O the median age in Sherwood was 34.3 years old, compared to the median
of 35.3 in Washington Counþ and the State median of 38.4. Figure B- 7 shows
the populations of Oregon, the Portland Regiorç Washington County, and

Sherwood by age in 2010.

Figure B- 7. Population Distribution by Age for Oregon, Sherwood, Oregon, Portland
Region, Washington Cou nty

70 and older

60€9

50-59

4049

30-39

20-29

10-19

Under 10

O% SYo LO% L5o,6 20%

Percent of Population

I Sherwood ¡ Oregon Portland Region I Washington County

Source: U.S. Census 2010, Profile of General Population and Housing Characteristics

Table B- 8 shows population by age in Sherwood for 2000 and 2010. Over the

2000 to 20L0 period, the population of people aged 45 to 64years old grew the

fastest, increasing from'1,,936 to 3,917, or 102"/".

Table B- 8. Po ulation 2OOO and 2O1O
2000

Number Number Percent Share

s

Under 5
5-L7
L&24
2544
45-64
65 and or¡er

Total

1.351
2.383

M4
4.454
1.936

623

L67
2.246

295
1.137
1.981

6t7

t1t%
20%

5%
4r%
L6Vo

5%

L2%
93%
46%
23Yo

LO2%
99%

-3%

5Va

096

€96
5%
2Yo

6.403 54% Oo/o79L 100%
Source: U.S. Census 2000 Table

2010
Number Fercenl

1.518
4.589

939
5,991
3.9t7
1..240

8%
25%

5%
33%
22%

7%

18,194 100%
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Figure B- 8 shows the population distribution by generation and age in Oregon
in 2015. The largest groups are the Millennials (27"/" ofOregon's population) and
the Baby Boomers (25% ol Oregon's population). By 2035, the end of the
planning period for this analysis, Millennials will be between 35 and 54 years
old. Baby Boomers will be 71to 89 years old.

Figure B- 8. Population Distribution by Generation and Age, Oregon, 2O15

Oregon Population by Age, 2015
60.00t

50,000

10,000

010e0304050607A80
Single-Year Age
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Source: Oregon office of Economic Analysis, "Population, Demographics, and Generations" by Josh Jehner, February
5, 2015.
http://oregoneconom¡canalysis.com/20L5/02/O5lpopulation-demographics-and-generations/

Figure B- 9 shows the Office of Economic Analysis's (OEA) forecast of
population change by age group, from 2015 to2035, for the Portland Region. By
2035, people 60 years and older will accountfor 24o/o of the population in
Washington County (up from 1,8% lr:.2015). The percent of total population in
each age group younger than 60 years old will decrease. The age distribution in
the Portland Region will change in a similar pattern.

0.4 000

t0,000

¿0,000

U

,r{i:rlr

-r-1, ,lLld

ECONorthwest Sherwood Housing Needs Analysis &28



Ordinance 2020-0 10, Exh 2
December 1 , 2020, Page 93 of 1 1 4

Figure B- 9. Current and projected population by age, Portland Region and Washington County,
2015 and 2035

Portland Region WashinElton County

60 ånd older 60 and older

40-59 40-59

20-39 20-39

Under 20 Under 20

O% S% lO% lb% 20% 25% 30% O% 5% l0% l^5% 20% 25%

Percent of Population Percent of Popülat¡on

12015 ¡2035 r20l5 r2O35

Source: Oregon office of Economic Analysis.
http://www.orego n. govlDAS/0EA/docs/demogra ph iclpop-by-ageandsex.xls

30%

lncreased ethnic diversity

Figure B-10 shows the percentage of the total population that is of Hispanic or
Latino origin for Oregory the Portland Regiorç and Sherwood, in 2000 and 2009-

2013. Between 2000 and2009-20L3, Hispanic or Latino population increased from
5"/" of the populationto 6o/o of the populatiorç adding 550 additional Hispanic or
Latino residents. Sherwood has a smaller percentage of Hispanic or Latino
population than the county or regional average.

Figure B- 10 Hispanic or Latino population by percentage, Oregon, the Portland
Region, Washington County, Sherwood, in 2000 and 2009-2O13

r8%

_t6%
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r2:x)
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L2Yo

2000 20()9-20 13
I2000 i 20092013
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2000 2009-20I3 2000 2009-2013

Orggon Waslìingtor'ì County Sheruood

Source: U.S. Census 2000 SFl Table P008, American Community Survey 2OO9-2OI3 Table 803003.
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Household size and composit¡on

Household size

Table B- 9 shows average household sizes in Oregon, the Portland Region,
Washington County, and Sherwood in 2000 and the 2009-2013 period.

Table B- 9. Average household size, Oregon, Portland Region, Washington County,
and 2O0O to 2009-2013.

Oregon
ReEion

Sherwood

2000
A\rerage household s¡ze 2-51, 2-53 2-6,1, 2-77

Owner-occupied units 2-59 2-67 2_75 2-As
Renter-occu¡¡ied units 2-36 2-3O 239 2-47

200$2otÍt
A\rerage houselpld size 2-49 2-54 2-6,4 2-89

Ownerccu¡ried units 2-55 2-6,4 2-72 3-OO
Reriter-occup¡d units 2-41 2-37 2_53 2_57

change 2üx) ro 2ü)9ã)13
A\,Þragêhousdþld s¡ze O-O2 O-OO O_O3 O_Lz

Ownerccup¡ed units O-O4 o-O2 {)-O3 O-15
ÞÀÃ+a7Ã^rrÃ¡dl .rã¡h ñ^E 

^^7 ^4a ^4^.rvrrÈr wvsl4w srrtÞ v-vs v-v¡ v_Iï v_¡v

Source: U.S. Census 2000 SFtH072, American Community Survey 2009-2013 Table 825010.

Washington
County
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Household composition

Figure B- 11 shows household composition in Oregon, the Portland Region,

Washington County, and Sherwood in 2009-2013. A larger share of Sherwood's
housing composition is family household with children (47%) compared to that
of Washington County (33%), the Portland Region (29%), and Oregon (27%).

Figure B- 11. Household composition, Oregon, Portland Region, Washing[on County,
and Sherwood, 2009-2013.
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Group Quarters

Table B- 10 shows the population living in group quarters in Oregory the
Portland Regiorç Washington County, and Sherwood in 2000 and 2010. Only
seven out of '1,8,194 Sherwood residents lived in group quarters in 2010, less than
0.0%. In contrast 2.3% of Oregon's population and 1.8% of the Portland region's
population lives in group quarters.

Table B- 10. Persons in group guarters, Oregon, Portland Region, Washing¡ton
County, and Sherwood,2OOO to 2O10.

2000 2010
Oregþn

Total Population
Fersorc Ìn Group Quarers
Percent in Group Quarters

Perc'ent in correctional i nstl'tutions
Portlild Rcúon

TdalPopulation
Persons in Group Quarters
Percent in Group Quarters

Percent in correcù-ona i i rstliutions
Wdrin¡lbn Oomty

TotalPopulation
Fersons in Group Quarbrs
Fercent in Group Quarters

Percent in correctional i nstl-tutions
SlËrmod

TotalPopulation
Fersons in Group Quarters
Fercent in Group Quarters

Percent in correctional i nstitutions
Source: U.S. Census 2000 SF1 Tables P1 and P37, U.S. Census 2010 SF1 Tables P1 and P42

3,421.399
77.491,

2.3Yo
o.6%

3,8:¡1,074
46.642

2-3Yo

o.6%

t.444.2L9
23.667

1.6%
o.Õ%

1,641p36
29..L24

L.A%
Õ-o%

M5.342
4.101

o.9%
o.1%

529.7L4
6.788

1-.3%

4.4%

L1,.791,
19

O.2Yt
o.o%

18.194
7

o.o%
o.096
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Commuting trends

Commuting within the Portland region is common, with small cities like
Sherwood seeing the vast majority of workers commute out of the city for work
and the majority of people working in the city commuti.g i. from other parts of
the region. Figure B- 12 shows this pattern in Sherwood, with the majority of
people living in Sherwood commuting out for work and the majority of people

working in Sherwood commuting into the city for work. -

Figure B- L2. lnflow and Outflow of Employment and Residence in Sherwood 20LL

Þ\
Source: U.S. Census Bureau: LED on the Map, http://lehdmap3.did.census.govlthemap3/
The U.S, Census bases this data on Unemployment lnsurance earnings data and the Quarterly Census of Employment and Wages (QCEW)

data, comb¡ned w¡th admin¡strative data, add¡tional administrat¡ve data and data from censuses and surveys. From these data, the
program creates statistics on employment, earnings, and job flows at detailed levels of geography and industry and for different
demographic groups.
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Table B- 1.1 shows the places where Sherwood residents were employed in 2011

More than 90/" of Sherwood residents worked outside of the city.

Table B- 11. Places that residents of Sherwood were employed in,2OL1-.
Locatìon Number Percent

Oounties
Wæh¡ngton
Multnomâh
qackamas
Yamh¡[
Mairn
qark
hlk
@h¡mbia
All othercd¡nt¡es

3.616
1.803
1,.L47

33A
:xlo
7t
13
L2
54

41tY.

24%
16%
5%
4%
t%
o%
ooá

196

Gties
Portland
Tlgard
Sherwood
Bea\rerton
Tualatin
Âll otheroitiæ 3.230 4%

Source: U.S. Census Bureau: LED on the Map,
htto://lehdmap3.d id.census.gov,/themao3/.

Table B- 12 shows where employees of fimrs located Sherwoocl lived in 2011.

More than 80% oÍ people who worked in Sherwood commuted from outside the
city.

Table B- 12. Places where workers in Sherwood lived in 2011
Location NufTúer Peicent
Gounties
Wash¡ngton
(Iackamas
Multnomah
Yamh¡ll
Marion
(Iaft
Linn
Lane
Polk
All othercor¡nties
Gties
Sherwood
Fortland
Tigard
Beaverton
Newberg,
All otlpr cities

23%
96
9%
a%
a%

1.686
660
65a
575
575

2.OL3
6'0.2

46,7

460
224

76
52
46
44

2S6

47%
L4%
11%
tL*
596

2%
L%

L%

t%
7Vo

658
37r
23:t
224
207

2.5'47

15%
9%
5ïo
5%
596

6096
Total 4,2EO 1OO%

Source: U.S. Census Bureau: LED on the Map,
http://lehdma03.did.census.Éov./themap3/
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Name

MRTUTRcTURED HOmES

Manufactured homes are and will be an important source of affordable housing
in Sherwood. They provide a form of homeownership that can be made available
to low- and moderate-income households. Cities are required to plan for
manufactured homes-both on lots and in parks (01151,97.475-492).

Generally, manufactured homes in parks are owned by the occupants who pay
rent for the space. Monthly housing costs are typically lower for a homeowner in
a manufactured home park for several reasons, including the fact that property
taxes levied on the value of the land are paid by the property owner rather than
the manufactured homeowner. The value of the manufactured home generally

does not appreciate in the way a conventional home would, however.
Manufactured homeowners in parks are also subject to the mercy of the property
owner in terms of rent rates and increases. It is generally not within the means of
a manufacfured homeowner to relocate a manufactured home to escape rent
increases. Living in a park is desirable to some because it can provide a more

secure community with on-site managers and amenities, such as laundry and

recreation facilities.

Sherwood had 258 manufactured homes in 2000 and 155 manufactured homes in
the 2009-2013 period, a decrease of 103 dwellings. According to Census dat4
roughly 83% of the manufactured homes in Sherwood were owner-occupied in
the2009-2013 period.

OAR 197.480(4) requires cities to inventory the mobile home or manufactured
dwelling parks sited in areas planned and zoned or generally used for
commercial, industrial or high-density residential development. Table B- L3

presents the inventory of mobile and manufactured home parks within
Sherwood in201,4. The results show that Sherwood had 3 manufactured home

parks with172 spaces..

[ocation ParkType TotalSpaces VacantSpaces

Carriagae Park Estates 23077 SW Main St.

Orland Villa 22200 SW Orland Street
Smith Farm Estates 17197-t7t8ÛSW Smith Ave

Family

Family

Familv

58

24

90

0

0

0

Totâl \72

Source: 0regon Manufactured Dwelling Park D¡rectory, htto://o.hcs.state.or.us/MDPCRParks/ParkDir0uervjso.

0

ECONorthwest Sherwood Housing Needs Analys¡s &35



Ordinance 2020-01 0, Exh 2
December 1,2020, Page 100 of 114

Changes in housing cost

According to ZilIow, the median sales price of a home in Sherwood increased by
about 30% between2004 and201,4. Housing prices rose steeply pÅor to2007,
reaching a high of roughly $338,000, before the housing bubble and recession led
to a period of declining housing prices. Housing prices in Sherwood, while
following the same general patterr! remain higher than those observed in other
parts of the region and the State as a whole.

Housing,values

Figure B- 13 shows the median sales price in Oregon, the Portland MSA,
Washington County, and Sherwood between 2004-2014. As of January 2015,
median sales prices in Sherwood were $331,300, higher than in Washington
County (fi28-1,700), the Portland MSA (9269,900), and Oregon (fi241.,400).

Figure B- 13. Median Sales Price, Oregon, Portland MSA, Washington County and Sherwood, 20O4-
20L4
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Figure B- L4 shows median home sales prices for Sherwood and regional cities in

January 2015. In that month, median home sale prices in Sherwood were about

$31O500, above sales prices in other Portland westside communities such as

Tigard, Tualatin, and Beaverton. Median sales prices in Wilsonville and West

Linn were higher than those in Sherwood.

Figure B- L4. Median Home Sales Price, Sherwood, Tualatin, Tigard, Beaverton, Hillsboro, Forest
Grove, Portland, January 2OL5

$450,000

$400,oo0

$350.000

$300.oo0

$250,000

$200.000

$lso,ooo

$100.000

$50.ooo

Forest Hillsboro Beaverton Tualatin Tigard Portland Sherwood Wilsonville West Linn
Grove

Source: Zillow Real Estate Research.

Figure B- 15 shows median home sales price per square foot for Oregon, the
Portland MSA, Washington County and Sherwood from 2004-201,3. Prices per
square foot rose in Sherwood from $130 per square foot in October 2004 to fi192
in July 2007. Prices fell after 2007 artd rose again starting in 2011. In October 2014,

the median price per square foot in Sherwood was about $170 dollars,

comparable to the price in Washington County and the Portland Region (both
about $170) and above that of the state as a whole ($157 per square foot).

$-
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Figure B- 15. Median Sales Price per Square Foot, Oregon, Portland MSA, Washington County and
Sherwood, 2OO+2OL4
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Figure B- 16 shows median home sales price per square foot for Sherwood and
regional cities in ]anuary 2015. Of the cities sampled, Sherwood had the third-
highest price per square foot, at $176 per square foot. Prices per square foot in
West Linn and Portland were higher, at $180 mdfi237 respectively. While
Sherwood's prices were the third highest they compared very closely to other
cities such as Tigard (9174), Tualatin (fi12+¡, Beaverton (9173), and Wilsonville
($1zt¡.
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Figure B- 16. Median Sales Price Per Square Foot, Forest Grove, Hillsboro, Wilsonville, Beaverton,
Tualatin, Tigard, Sherwood, West Linn, and Portland, January 2OL5.
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Source: Zillow Real Estate Research.

Housin$ rental costs

Table B- 14 shows the median contract rent in Oregory Multnomah, Washington,

and Clackamas counties, and Sherwood, in 2000 and2009-2013. The median

contract in Sherwood in 2009-2013 was fi212 above the median in Washington
County.

Table B- 13. Medían contract rent, inflation-adjusted dollars, Oregon, Multnomah
Was and Clackamas Count and 2OOO to 2OO9-2OL3

Rent
nge to

Location 2013

2000
2009- Amount Percent

$50

Mulhornah County
Washington County
Clackanns County
Shenrood

877'l
$878
$853
$[t80

$799
$852
$858

P8
-$26

$5
$l84

1%
4%

-3%
lVó

21%
Source: U.S. Census 2000 SF3 Table H56, American Community Survey 2Ot2 Table 825058
Note: All data reported in 20i.3 dollars; 2000 figures were updated using Consumer Price lndex.
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Figure B- 17 shows average rent per square foot for apartments in the
Portland/Vancouver Metro region and selected submarkets, according to
Multifamily NW data between 2010 and 2014. Average rent in the
Tigard/Tualatin/Sherwood area submarket was $1.13 per square foot in Fall2014,
lower than the regional average of fi1.22 per square foot. Between Spring 2010
and Spring 2013, average rent in Tigard/Tualatin/Sherwood area increased by
38%, consistent with the regional increase oÍ 36%.

Figure B- L7. Average rent per square foot, Portlandr/Vancouver Metro and selected submarkets, 2O1O-
20L4
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Figure B- 18 shows a comparison of gross rent for renter-occupied housing units
in Oregory the Portland Region, Washington County, and Sherwood in 2009-

201.3.4e

Figure B- 18. Gross rent, renter occup¡ed housing un¡ts, Oregon, Portland Region,
Washington County, and Sherwood, 2009-2013.
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50% 600/0
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ae The U.S. Census defines gross rent as: "the amount of the contract rent plus the estimated

average monthly cost of utilities (electricity, gas, and water and sewer) and fuels (oif coaf
kerosene, wood, etc.) if these are paid for by the renter (or paid for the renter by someone else)."
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IruCOme AND AFFoRDABILITY oF HoUSING

This section summarizes regional and local income and housing cost trends.
Income is a key determinant in housing choice and a households' ability to afford
housing. A review of historical income and housing price trends provides insight
into the local and regional housing markets.

The median household income in Sherwood was higher than in nearby counties
and the state as a whole in the 2009-2013 period. Median household income in
Sherwood was about 978,400, compared tofi64,200 in Washington County,
964,400 in Clackamas County, and $52,500 in Multnomah County. Statewide, the
median income was about $50,300.

Figure B- 19 shows the distribution of household income in Oregon, the Portland
Region, and Sherwood in the 2009-201,3 period. Sherwood had the highest share
of households eaming over $100,000 and the lowest share of households earning
less than $25,000.

Figure B- 19. Household lncome, Oregon, Portland Region, Washington eounty, and
S h e rwooci, 2OOg -2OiL3.
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A typical standard used to determine housing affordability is that a household
should pay no more than a certain percentage of household income for housing,
including payments and interest or rent utilities, and insurance.so HUD
guidelines indicate that households paying more than 30% of their income on
housing experience "costburden," andhouseholds paying more than 50% of
their income on housing experience "severe cost burden." IJsing cost burden as

an indicator of housing affordability is consistent with the Goal L0 requirement
to provide housing that is affordable to all households in a community.

According to the U.S. Census, nearly 2,345 households in Sherwood-or 38%-
paid more than 30% of their income for housing expenses in the 2009-2013

period. About 44% of renter households in Sherwood were cost burdened,
compared with 35% of owner households. In comparison,40"/" of Oregon's
households were cost burdened in the 2009-2013 period, with54% of renter
households and32% of owner households cost burdened.

50 Cost burden for renters accounts for the following housing costs: monthly rent, utilities
(electricity, gas, and water and sewer), and fuels (wood, oil, etc.). Cost burden for homeowners

accounts for the following housing costs: mortgage paymentt real estate taxes, insurance, mobile
home costs, condominium fees, utilitiet and fuels.
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Figure B- 20 shows the percentage of the population experiencing housing cost
burdens in Oregory the Portland Regiorç Washington County, and Sherwood in
2009-2013.

Figure B- 20. Housing cost burden, Oregon, Portland Region, Washing¡ton County
and Sherwood, 2009-2013.
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Figure B- 21 shows housing cost burdery by tenure, for Sherwood households in
2009-2013. Forty-four percent of Sherwood's renter households are cost

burdened, compared to 49"/o of renter households in Washington County. Thirty-
five percent of owner households are cost burdened, compared to 31"/o of owner
households in Washington County.

Figure B- 21. Housing cost burden by tenure, Sherwood, 2009-2013.
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Source: American Community Survey 2009-2013 Tables 825070 and 825091.

Another way to measure cost burden is to consider the costs of housing
combined with the costs of transportation. In the Drøft 20L4 Urban Growth Report,

Metro considered this perspective on cost burden. Metro considered a household
that spends 45o/o or more of its income on transportation and housing as cost

burdened.

According to data from the Location Affordability Portal, from HUD and the U.S.

Department of Transportatiory the average household in Sherwood spends 54%

of its income on housing costs and transportation costs. Figure B- 22 and Figure
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B- 23 show the percentage of income spent on housing and transportation costs
in Sherwood and the southwestern part of the Portland region. In comparison to
cities such as Tualatiry Wilsonville, and Tigard, households in Sherwood pay a
slightly larger percentage of their income on housing and transportation costs.
On average, households in these cities pay 50% to 52o/o oftheir income on
housing and transportation costs.

Figure B- 22. Housing and transportation costs as a percentage of median family
income, Sherwood, 2014

LocEtlon Allonlablllty (Houalng and Transportallon, % of lncome|
Msdlan-lmom¡ F¡mlly Houphold

n olt-eßoa E3 grlt's?gå I ¡s96-{i96 I ¡¡sr.¡a* I 6¡rlt.61 oÂ I arø.zr lt ! rz*.ezr I eavo+

Portal
http://locationaffordabi I ity.infol
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Figure B- 23. Housing and transportation costs as a percentage of median family
income, southwestern Portland rcg,i,on, 2OL4
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While cost burden is a common measure of housing affordability, it does have

some limitations. Two important limitations are:

. A household is defined as cost burdened if the housing costs exceed 30%

of their income, regardless of actual income. The remainng7}% of
income is expected to be spent on non-discretionary expenses, such as

food or medical care, and on discretionary expenses. Households with
higher income may be able to pay more than 30% of their income on

housing without impacting the household's ability to pay for necessary

non-discretionary expenses.

¡ Cost burden compares income to housing costs and does not account for
accumulated wealth. As a resulf the estimate of how much a household
can afford to pay for housing does not include the impact of accumulated
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wealth on a household's ability to pay for housing. For example, a

household with retired people may have relatively low income but may
have accumulated assets (such as profits from selling another house) that
allow them to purchase a house that would be considered unaffordable to
them based on the cost burden indicator.

Cost burden is only one indicator of housing affordability. Another way of
exploring the issue of financial need is to review wage rates and housing
affordability. Table B- 15 shows an illustration of affordable housing wage and
rent gap for households in the Portland MSA at different percentages of median
family income (MFI). The data are for a typical family of four. The results
indicate that a household must eam 917.73 an hour to afford a two-bedroom unit
according to HUD's market rate rent estimate.

Table B- 14. Affordable Housing Wage Gap, Portland MSA, 2O14

value Mln¡mum
W;; 3{)%MFl so%ftln 80%MFl 1oo%MFl 12o%MFl

Annual llours
fÞriv€d HourlyVltage
Annualllìh¡¡e

-a¡nua! Âfi¡rd¡ble Rent
ftlonthlyAftdaue Rent
HUD Fair Madtet Rent (2 Bedroom)
þ lß'JD Fair Marl(Êt Rent Higher-Ihan The Monthbr¡úbrdable Rent?
Rent Fald MonthlyOVEH 30% d lncome
Rerit Faid AnnuallyOìlm 3096 of lnoome
Fercent4¡c d lncorne Paid OìrE g)lß of lnco¡ræ for Rent
Fercøt4e of lnoome Spcnt on Hous¡ng

Forthis area whatwould the "Afbrdable Hous¡ng nage' be?
ThcAflbrd$b Hol¡¡nglflrÉÞ Gap lSl:

$9.10 s10.O1 $15.68 $26-69 $33.37 $40.04
$13.e28 $20.e20 $s¿.zoo $ss.szo $os.400 $ga.zeo
$s.6?8 $62r.6 3!O.r.10 $16.S6 S20320 S2-¡.9s-'

$lzs
sv22

Yes

$449
$s.386

2S?Í
5896

$17.73
$eea

$s21
{sÐ.

Yes

$4û2
$4818

2#
5Íïr

$L7-73
t7.72

No

nã
na
na

üt96

No

na
na
na

16ì96

t\¡o

na
na
na

2ffi

$868
ls22

Yeg

na
na
na

329Æ.

$r-388 $1.73s $2.082
,e22 tg¡2 Ss22

iL7-73 $17.73
$ræ lr

$17.73$17-73
tt

Source: FMR comes from HUD's FY 2014Two-aeìrõom ÈMn toiÞoñlanolañðóúver-H¡lls¡oro MSA. Minimum wage from Oregon's Bureau of
Labor and lndustries. MFI from HUD'S FY 2014 MFI for Portland- Vancouver -Hillsboro MSA.

Table B- 16 shows a rough estimate of affordable housing cost and units by
income levels for Sherwood in 2014 based on Census data about household
income, the value of owner-occupied housing in Sherwood, and rental costs in
Sherwood. Several points should be kept in mind when interpreting this data:

. Affordable monthly housing costs and estimate of affordable purchase
prices are based on HUD income standards and assume that a

household will not spend more than 30"/o of household income on
housing costs. Some households pay more than 30% of household
income on housing costs, generally because they are unable to find more
affordable housing or because wealthier households are able to pay a
larger share of income for housing costs.

. HUD's affordability guidelines for Fair Market Rent are based on
median family income and provide a rough estimate of financial need.
These guidelines may mask other barriers to affordable housing such as

move-in costs, competition for housing from higher-income households,
and availability of suitable units. They also ignore other important
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factors such as accumulated assets, purchasing housing as an

investment, and the effect of down payments and interest rates on
housing affordability.

. Households compete for housing in the marketplace.In other words,
affordable housing units are not necessarily øaailøbl¿ to low-income
households. For example, if an area has a total of 50 dwelling units that
are affordable to households earning30% of median family income,50%
of those units may already be occupied by households that earn more
than 30% of median family income.

The data in Table B- 16 indicate that in201,4:

r About 20% of households in Sherwood could not afford a two-bedroom
apartment at HUD's fair market rent level o1$922.

. A household earning median family income ($61400) could afford a

home valued up to about $173,500.

. Sherwood has a deficit of about 660 dwellings to households earning
less than $35,000 (or 50% of the Portland metropolitan area's median
family income).

Table B- 15. Ro estimates of affordabili 2009-2013
Est. Numbcr Est. Number
ofOwngr ofRont8r
Units Units

lncomeLwêl Number
of HH

Affo.dttlle
Percont MonthlyHousing

C6t

Oudê Estimåtê of
Aîlordåblê Purchaso
Owncr-Occupied Unit

Surplus
(D6fcit)

HUD Faù Mårk6t
Ront{FMR) in

ãJL4

LGttEn$lo,(xxt
$10.ooob$14.999
$15,qxtto$24.999

3r s0bÐ2.Þo
4% $250b$375
6% $375b$ô2s

211i $l-2soto$1,E75
$1.7s

14% $l-E75to$2,,*tO
24% $2.¡L50to$3.75()
13196 ll/bn¡ than $3.750

$ob¡25,qx)
$2s.(looto$37.oo0
$r¿,500ro$62,500

$125,(xlOto$19¿,5(x,
$173.soo

ilgl,s{tob $2,|5,OOO
$245.(t(Xlto $.375.(XX1
Moruthan $S/5,0O0

1Aõ 60
69
36

1L7
510

678

t72
23
23

44
40
35

71
77

360

744
2.L72
1,151

(84)

lL7Lt,
(29:r)

(r_16)

(31)

(2s5)

(2t
652
334

2æ
364

$25.0(nb$34.9S9
$35,o(x¡b $,t9,9SO

$5{¡,(xþb$74,999 13ÍtÍ}
Porda¡d lt¡lSA2O14 MFL $69,¡lO0

$75,OOOb$99,999 92.
$1oo.(xxltD$1¡r9.999 l-543

ITTIIB

5% $ó25b$875 $62.5ooto$87.5o0
lOln $875to$125o i87.50ob$125.(xxt

298
614

Studio: $666
1 bdrm: $774
2brl¡¡m:$92,
3 bdm: $1-359
4bdm:i1,fiÍ13

8:F

Source: FMR comes from HUD'S FY 2014 Two-Bedroom FIVIR for Portland-Vancouver-Hillsboro N¿SA. Min¡mum wage from oregon's Bureau of
Labor and lndustries. MFI from HUD'S FY 2014 MFI for Portland-Vancouver-Hillsboro MSA; Data about the share of owner and renter households
and their income ¡n Sherwood comes from the American Community Survey,2009-2073Tables 825075, 825063, 819001.
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Table B- 17 shows that between 2000 and 2009-2013, both median household
income and housing values increased substantially, with increases in home value
outpacing growth in income. Median household income increased between 2000

and the 2009-201.3 period.

Housing in Sherwood has become less affordable since 200O consistent with
county and statewide trends. In 2009-2013, the median home value was 3.8 times
the median household income in Sherwood, up from 2.9 in 2000.

Housing in Sherwood is relatively affordable, compared to the county and state.
In2009-2013, the median home value was 4.4 times the median household
income in Washington County, with a statewide average of 4.7.

Table B- 16. Household income to home value, 2013 dollars, Oregon, Washington
Cou and Sherwood 2OOO and 2009-2013

2000 2009-2013
to

l¡ledbnHHlnmme
i¡ledhn ûrner lblue
Rãtþ of FbmeVah¡eb lnoorne

Wash¡rEbn County

l¡l€dhn Owner\rblue
Ratio of llome l/alueto lræome

Shenood

l¡ledbn OrvnerValæ
Rat¡o of Home ìrah¡€ þ lncorne

Source: Census 2000 FL

825003, 8.25064,825077

$ã7.2æ
]2o4..'r20

3"56

$72.97L
$252.560

3-4A

$87.525
$254.100

2.*

$50.229
$238.0OO

4-74

$64.rAO
$2A2.400

4_rc

$78.355
s300.300

3.8Ít

-$7.053
$33.880

LLT

-$8.791
$29.840

o-94

-$9.170
$¿16,2oo

o.f¡:!

-72%

3|:}96

-1l}ß
1A%
32Yo

L7%

-12%
72Yþ

27%

American unity Survey DPO3,
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