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HOUSING ELEMENT
9.10 PURPOSE
The purpose of the Housing Element is to meet the requirements of Goal 10, OAR 660-008, and
ORS 197.296. Within this policy context, the Housing Element must identify local housing
needs. The primary goals of this chapter are to (1) describe characteristics of the existing mix
and density of housing in Grants Pass, (2) describe recent residential development trends in the
City, (3) evaluate housing affordability, and (4) project future need for housing in Grants Pass.
The analysis presented in this chapter is used to evaluate the existing residential land supply
within the Grants Pass Urban Growth Boundary to determine if it is adequate to meet that need
based on the projected demand for housing. The methods used for this study generally follow the
Planning for Residential Growth guidebook, published by the Oregon Transportation and
Growth Management Program (1996).
9.20 FRAMEWORK FOR THE HOUSING NEEDS ANALYSIS
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 applicable requirements of Goal 10 and the
statutes and administrative rules that implement it (ORS 197.295 to 197.314, ORS 197.475 to
197.490, and OAR 600-008).1 Goal 10 requires incorporated cities to complete an inventory of
buildable residential lands. Goal 10 also requires cities to encourage the 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 on land zoned for residential use or mixed
residential and commercial use that is determined to meet the need shown for housing within an
UGB at price ranges and rent levels that are affordable to households within the county with a
variety of incomes, including but not limited to households with low incomes, very low incomes
and extremely low incomes.” ORS 197.303 defines needed housing types as:
a) Housing that includes, but is not limited to, attached, and detached single-unit housing
and multi-unit housing for both owner and renter occupancy.
b) Government assisted housing.2
c) Mobile home or manufactured dwelling parks as provided in ORS 197.475 to 197.490.
d) Manufactured homes on individual lots planned and zoned for single-unit residential use
that are in addition to lots within designated manufactured dwelling subdivisions.

1

ORS 197.296 only applies to cities with populations over 25,000.

2

Government assisted housing can be any housing type listed in ORS 197.303 (a), (c), or (d).
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e) Housing for farmworkers ORS 197.296 defines factors to establish sufficiency of
buildable lands within urban growth boundaries to meet projected growth for a 20-year
period and requires analysis and determination of residential housing patterns. It applies
to cities with populations of 25,000 or more and requires cities to:
•

Demonstrate that its comprehensive plan provides sufficient buildable lands
within the urban growth boundary established pursuant to statewide planning
goals to accommodate estimated housing needs for 20 years (ORS 197.296(2));

•

Inventory the supply of buildable lands within the urban growth boundary and
determine the housing capacity of the buildable lands (ORS 197.296(3)(a)); and

•

Conduct an analysis of housing need by type and density range to determine the
number of units and amount of land needed for each needed housing type for the
next 20 years (197.296(3)(b)).

Grants Pass meets the population threshold for these statutory requirements. This chapter
includes an analysis of housing mix by needed types, residential development trends and
patterns, and a projection of needed housing units and land for the next 20 years.
9.21

Methods

The housing needs analysis presented in this chapter follows the methodology described in the
Planning for Residential Growth: A Workbook for Oregon’s Urban Areas, the Department of
Land Conservation and Development’s guidebook on local housing needs studies. As described
in the workbook, the specific steps in the housing needs analysis are:
1) Project the number of new housing units needed in the next 20 years.
2) Identify relevant national, state, and local demographic and economic trends and
factors that may affect the 20-year projection of structure type mix.
3) Describe the demographic characteristics of the population and, if possible, the
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) Determine the needed housing mix and density ranges for each plan designation and
the average needed net density for all structure types.
6) Estimate the number of additional needed units by structure type.
9.22

Needed housing types

As described above, state policy establishes a framework of needed housing types. As provided
in ORS 197.303 and ORS 197.475 to 197.490, needed housing types include (but are not limited
to):
•

Attached and detached single unit housing and multiple-unit housing for both owner and
renter occupancy

•

Manufactured homes on individual lots planned and zoned for single-unit residential use and
in manufactured home parks
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•

Government-assisted housing

Thus, the statutory definition can be interpreted as requiring cities to plan for all types of
housing. The definition is general in the sense that it includes variations on single-unit and multiunit housing that are common in Grants Pass. The Census reports housing types as “units in
structure.” According to the Census, a structure is defined as “a separate building that either has
open spaces on all sides or is separated from other structures by dividing walls that extend from
ground to roof.3 The Census classifies structures into the following types:
•

1-unit, detached. This is a 1-unit structure detached from any other house; that is, with
open space on all four sides. Such structures are considered detached even if they have an
adjoining shed or garage. A 1-unit house that contains a business is considered detached
as long as the building has open space on all four sides. Mobile homes to which one or
more permanent rooms have been added or built also are included.

•

1-unit, attached. This is a 1-unit structure that has one or more walls extending from
ground to roof separating it from adjoining structures. In row houses (sometimes called
townhouses), double houses, or houses attached to nonresidential structures, each house
is a separate, attached structure if the dividing or common wall goes from ground to
roof.4

•

2 or more units. These are units in structures containing 2 or more housing units, further
categorized as units in structures with 2, 3 or 4, 5 to 9, 10 to 19, 20 to 49, and 50 or more
units.

•

Mobile home. Both occupied and vacant mobile homes to which no permanent rooms
have been added are counted in this category. Mobile homes used only for business
purposes or for extra sleeping space and mobile homes for sale on a dealer’s lot, at the
factory, or in storage are not counted in the housing inventory.

The Census classifications have specific meanings, but other commonly used terms to describe
these housing types include:
▪

“Single-unit dwelling”, without specifying “attached” or “detached” is commonly used to
refer to a detached single-unit dwelling, which the Census Bureau defines as “one-unit
detached.” However, “single-unit dwelling” more accurately describes both one-unit
detached and one-unit attached units. When used in the tables in this report where the

3

2000 Census of Population and Housing, Summary File 3 Technical Documentation, page B-64

4

The Census does not provide definitions for condominiums or townhouses. Common definitions are:

Townhouse: A townhouse is one of a row of homes sharing common walls. Differing from condominiums, townhouse ownership
does include individual ownership of the land. There can also be common elements, such as a central courtyard, that would have
shared ownership.
A condominium is one of a group of housing units where each homeowner owns their individual unit space, and all the dwelling
share ownership of areas of common use. The individual units normally share walls, but that isn't a requirement. The main
difference in condos and regular single homes is that there is no individual ownership of a plot of land. All the land in the
condominium project is owned in common by all the homeowners. Usually, the exterior maintenance is paid for out of
homeowner dues collected and managed under strict rules. The exterior walls and roof are insured by the condominium
association, while all interior walls and items are insured by the homeowner. (http://realestate.about.com)
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source is the Census Bureau, single-unit dwelling includes both detached and attached. A
“one-unit detached” dwelling is usually located on an individual lot, but there may be
properties that contain multiple one-unit detached structures.
▪

“Townhouse” refers to a “one-unit attached” structure on an individual lot – or an
“attached single-unit dwelling.”

▪

“Multi-unit dwelling”, or “apartment” is commonly used to refer to “two or more units”
as defined by the Census bureau. Duplex, Triplex, and Fourplex are often used to denote
multi-unit buildings with two, three, and four units respectively.

▪

“Condominium” or “condo” only describes the ownership pattern, and not the building
type. Most people think of condominiums as apartments within a multi-unit structure;
however, condominiums can be any type of structure, whether one-unit detached, oneunit attached, two or more units. Mobile home condominiums also exist, but the Census
Bureau doesn’t include these in its count of condominiums.

▪

“Accessory Dwelling” refers to a secondary dwelling on a property that is typically
rented out or occupied by extended family. An accessory dwelling may be attached to or
detached from the main dwelling.

▪

Housing types do not specify whether a unit is owner-occupied or renter occupied.

▪

The Grants Pass Development Code uses some terms in a slightly different manner than
common usage, relating to the site as well as the structure. For example, the definition of
“Building Type, Multi-Dwelling” refers to a “structure or complex of structures
containing at least three dwelling units in any vertical or horizontal arrangement, located
on a lot or development site”. Therefore, three units, whether attached or detached, on
one lot, would be considered multi-dwelling for purposes of the Development Code.

▪

There are many names for different types of housing that accommodate a variety of
household compositions and living arrangements, which are accommodated within one of
the structure-type or group quarters categories defined by the Census Bureau (1-unit
attached, 1-unit detached, 2 or more units, mobile home, or group quarters). Examples of
these living arrangements include Assisted Living Facilities, Board and Care, Group
Homes, Adult Foster Care, Congregate Housing, Independent Living, Supportive Seniors
Housing, Cooperatives, Co-Housing, Naturally Occurring Retirement Communities,
Commercial Retirement Communities, and Home Health Care.

ORS 197.286 defines government assisted housing as:
“…housing that is financed in whole or part by either a federal or state housing
agency or a housing authority as defined in ORS 456.005, or housing that is
occupied by a tenant or tenants who benefit from rent supplements or housing
vouchers provided by either a federal or state housing agency or a local housing
authority.”
Government assisted housing can be any housing type.
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9.30 HOUSING NEEDS PROJECTION
This section provides a housing needs forecast for long-range planning purposes. The housing
needs forecast represents a 20-year projection from 2020 through year 2040. These technical
findings are intended to be consistent with State of Oregon requirements for determining housing
needs per Oregon land use planning Goals 10 and 14, OAR Chapter 660, Division 8, and
applicable provision of ORS 197.296 to 197.314 and 197.475 to 197.490.
9.31 Methodology
The methodology for projecting housing needs within the Grants Pass UGB includes
consideration of demographic and socio-economic trends, housing market characteristics and
long-range population growth projections.
Regional (Josephine County) and local (City or UGB) population, households, income and
market characteristics are described in this memorandum using data provided by the U.S. Census
Bureau (Census and American Community Survey), the U.S. Department of Housing and Urban
Development (HUD), Oregon Department of Housing and Community Services (OHCS),
Portland State University (PSU) and the City of Grants Pass. Where trends or long-range
projections are provided by an identified data source, this analysis includes extrapolations or
interpolations of the data to arrive at a base year (2020 estimate) and forecast year (2040
projection). The result of this forecast translates population growth into households and
households into housing need by dwelling type, tenancy (owner vs. renter) and affordability
level.
9.32

Demographics and Socio-Economics

Population
The City of Grants Pass recorded a record-high population of 37,485 in 2019 (July 1 estimate by
PSU). Taking into account residents living outside the city but inside the UGB, the Grants Pass
UGB population is currently estimated at 41,691 year-round residents. Since 2000, the
population growth rate in the city has outpaced Josephine County (Figure 1).
Long-range population forecasts prepared by PSU anticipate that 9,401 new residents will be
added to the Grants Pass UGB over the next 20 years. This equates to a projected annual
average growth rate (AGR) of 1.02% for the UGB and less than half of the historic growth rate
(see Figure 2).
Figure 1: Population Trends (2000-2019)

Josephine County
Grants Pass

2000
75,726
23,003

2010
82,713
34,533

2019
86,750
37,485

2000-2019
AGR
0.72%
2.60%

Sources : Population Research Center, Portland State University, April 15, 2020
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Figure 2: Population Projections (2020-2040)
2020
2040 2020-2040 AGR
Josephine County
88,274
97,807
0.51%
Grants Pass UGB
41,691
51,092
1.02%
Sources: U.S. Census Bureau, 2000 and 2010 estimates. Future forecasts
by Population Research Center, Portland State University, June 30, 2018.

Socio-economic Characteristics
As indicated in Figure 3, about half of the City’s residents had household incomes greater than
80% of median family income ($42,880) for the county, while 18% of households were earning
less than $16,080, 30% of county median family income.
Figure 3: Households by Income Level, 2014-2018

In comparison with the state and county averages, Grants Pass has a higher share of younger
residents. The median age in Grants Pass (38.3) is below the Josephine County and statewide
average (Figure 4).
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Figure 4: Median Age, Oregon, Josephine County, Grants Pass, 2014-2018

9.33 Existing Housing Inventory and Tenancy
Local housing inventory and tenancy patterns shed light on housing conditions and demand
preferences. In 2018, there were 16,051 housing units in the City of Grants Pass of which
15,158 units were classified as occupied in 893 units were classified as vacant.
Like most communities, single-unit detached housing is the most prevalent housing type
representing 67% of the housing stock. The remaining housing inventory in Grants Pass includes
multi-unit (11%), townhomes and duplexes (17%), and mobile homes (6%), as shown in Figure
5.
Figure 5: Existing Housing Mix and Tenancy, 2014-2018, City of Grants Pass
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Tenancy within the city is split fairly evenly between owners and renters. Owner-occupied
housing accounts for 48% of the housing inventory while renter-occupied units account for 46%
of the inventory. Vacant units accounted for about 6% of the inventory in 2018.
As would be expected, most homeowners reside in single unit detached units (89% of owners) or
manufactured homes. Most renters also reside in single unit detached units, followed by single
unit attached and multi-unit dwellings, as indicated in Figures 6 & 7.
Figure 6: Units by Tenure by Structure Type, 2014-2018, City of Grants Pass
Single Family Detached
Townhomes/Plexes
Multi-Family (5+ Units)
Mfg. Home/Other
Total
Distribution

Owner-Occupied
Dwelling Units
6,940
163
37
624
7,764

Renter-Occupied
Dwelling Units
3,151
2,356
1,631
256
7,394

Other Seasonal &
Vacant
631
178
82
3
893

All Dwelling Units
10,722
2,697
1,750
883
16,051

48%

46%

6%

100%

Source: U.S. Census Bureau, American Community Survey 5-Year Estimates (Tables B25032 and CP04)

Figure 7: Existing Housing Tenancy, 2014-2018, City of Grants Pass

Figure 8 displays the most current available data depicting the housing mix by unit type and
tenancy for the City of Grants Pass.
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Figure 8: Existing Housing Mix, City of Grants Pass
Owner-Occupied
Dwelling Units

Renter-Occupied
Dwelling Units

Vacant Units

Total Dwelling Units

48.4%

46.1%

5.6%

100.0%

Single Family Detached

89.4%

42.6%

70.7%

66.8%

Townhomes / Plexes

2.1%

31.9%

19.9%

16.8%

Multi family (5+ units)

0.5%

22.1%

9.1%

10.9%

Mfg. home/other

8.0%

3.5%

0.3%

5.5%

Total

100%

100%

100%

100%

Housing Tenure Distribution:
Housing Type Distribution

U.S. Census Bureau, American Community Survey 2013-2018 5-Year Estimates (Tables B25032 and CP04).

9.34 Housing Market Characteristics
To help gauge housing attainability in Grants Pass, the consultant team examined current median
family income (MFI) levels using U.S. Housing and Urban Development (HUD) guidelines. As
indicated in Figure 9, the 2018 median income for Josephine County was $53,600. Using HUD
guidelines for upper-middle households earning 80% of the MI, a 4-person household should be
able to afford monthly rents at $1,072 and homes priced at $284,000 (or less). These price land
rent levels are generally considered “attainable” to households earning 80% of the local MI and
spending 30% of their annual income on housing.
Figure 9: Grants Pass Affordable Housing Analysis
Josephine County Median Family Income Level (2018)*

$53,600

Available Monthly Rent or Payment (@30% of income level)
Upper (120% or more of MFI)

Lower-end

Upper-End

$1,608 or more
$1,072
$1,608
$670
$1,072
$402
$670
$402 or less

Middle (80% to 120% of MFI)
Low (50% to 80% of MFI)
Very Low (30% to 50% of MFI)
Extremely Low (less than 30% of MFI)
Approximate Attainable Home Price**
Upper (120% or more of MFI)

Lower-end

Upper-End

$426,000 or more
$284,000
$426,000
$177,000
$284,000
$106,000
$177,000
$106,000 or less

Middle (80% to 120% of MFI)
Low (50% to 80% of MFI)
Very Low (30% to 50% of MFI)
Extremely Low (less than 30% of MFI)

Notes:
* based on Housing and Urban Development thresholds for Josephine County in 2018
Note, this analysis is generally consistent with 4-person household size characteristics.
** assumes 20% down payment on 30-year fixed mortgage at 3.5% interest.
Source: analysis by FCS Group using Housing and Urban Development data.

Grants Pass home values have increased significantly in recent years. As indicated in Figure 10,
median home sales prices in Grants Pass increased to $324,000 in October 2020, up 8.9%
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annually since 2018. In comparison with other cities in Southern Oregon, Grants Pass has
relatively higher home prices and recorded the sharpest price increase.
Figure
Median
Home
SalesinPrice
Median 10:
Home
Price Sales
Trends
SelectTrends
Marketsin Selected Markets
Grants Pass
Medford
Ashland
Roseburg
Klamath Falls

Oct-18

Oct-19

Oct-20

$273,000

$294,000

$324,000

$283,000

$285,000

$312,000

$457,000

$451,000

$469,000

$210,000

$223,000

$239,000

$175,000

$187,000

$205,000

Annual
Change %

8.9%
5.0%
1.3%
6.7%
8.2%

Source: Zillow.com; analysis by FCS 10/28/20

New housing construction permits issued in the City indicate consistent development activity
over the past several years. The City issued new residential construction permits at an average
rate of 140 per year between 2015 and 2019; with about 79% for single unit construction (both
single unit detached and attached), 14% in duplexes, triplexes and quadplexes, and 7% for multiunit apartments (Figure 11).
Figure 11: Privately-Owned Residential Units Permitted, Grants Pass (2015-2019)
New Housing Construction Permits, City of Grants Pass, 2010-2019
2015
2016
2017
2018
Single-Family Detached
109
125
134
103
2-unit structures
14
4
22
20
3- and 4-unit structures
3
5+ unit Multi-Family
50
Total
173
129
156
126
Source: SOCDS Building Permits Database, accessed 10/22/2020

2019
80
34
114

Change
2015-20
551
94
3
50
698

Unincorporated Josephine County, 2015-2019
2015
2016
2017
Single-Family Detached
64
84
94
2-unit structures
3- and 4-unit structures
5+ unit Multi-Family
Total
64
84
94
Source: SOCDS Building Permits Database, accessed 10/22/2020

2019
117
117

Change
2015-20
460
460

2018
101
101

9.35 Housing Needs Scenarios
Based on the population projections described earlier and most current household size estimates
of 2.39 people per household (estimate held constant into the future), the total net new housing
need within the Grants Pass UGB is forecasted to be 4,055 housing units plus 227 people living
in group quarters over the next 20 years (see Figure 12). This baseline housing need forecast
assumes that the current share of group quarters population (includes people residing in
congregate care facilities and housing shelters) and housing vacancy rates remain constant. The
Grants Pass & Urbanizing Area Comprehensive Plan
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City of Grants Pass recorded a record-high population of 37,485 in 2019 (July 1 estimate by
PSU). Taking into account residents living outside the City but inside the UGB, the Grants Pass
UGB population is currently estimated at 41,691 year-round residents. Since 2000, the
population growth rate in the City has outpaced Josephine County (Figure 1).
Long-range population forecasts prepared by PSU anticipate that 9,401 new residents will be
added to the Grants Pass UGB over the next 20 years. This equates to a projected annual
average growth rate (AGR) of 1.02% for the UGB and less than half of the historic growth rate
(see Figure 2).
Figure 12: Baseline Housing Growth Projection
Grants Pass UGB Population
Less Group Quarters (2.7%)
Pop in Households
Avg. Household Size
Households (year round)
Vacancy and Seasonal Housing Assumption
Growth-related Housing Demand (dwelling units)

2020 est.
41,691
1,118
40,572
2.39
16,976
5.6%
17,983

2040
51,092
1,371
49,722
2.39
20,804
5.6%
22,038

Change
9,401
252
9,149
3,828
227

4,055

Housing Demand by Dwelling Type and Tenancy
This baseline housing need forecast is generally consistent with the observed current mix of
housing types throughout Grants Pass and emerging market trends that emphasize demand for
townhomes and apartments. Additional housing forecast scenarios may be considered during the
planning process to take into account potential new policy objectives, such as:
⚫

Local policies aimed at incentivizing higher density mixed-use development in the
downtown area.

⚫

Preferences to accommodate additional middle-income housing and more retirees, which
could increase demand beyond the baseline forecast.

⚫

Preferences to provide a wider range of attainable single-unit housing, including
additional development of townhomes, plexes and manufactured home parks.

⚫

Ability to provide adequate infrastructure (water, sewer and road capacity) to create new
planned unit developments or single-unit housing subdivisions within the UGB.

Grants Pass & Urbanizing Area Comprehensive Plan

Last Revision: 05/04/2022

9-12

Figure 13: Housing Need by Tenure & Housing Type
Owner-Occupied
Dwelling Units

Renter-Occupied
Dwelling Units

Vacant Units

Total Dwelling Units

Projected 20-Year
Need (Units)

44.0%

50.4%

5.6%

100.0%

4,055

Single Family Detached

86.0%

40.0%

61.4%

61.4%

2,502

Townhomes / Plexes

3.0%

32.0%

18.5%

18.5%

749

M ulti family (5+ units)

0.5%

25.0%

13.6%

13.6%

551

M fg. home/other

10.0%

3.0%

6.3%

6.3%

254

Total

100%

100%

100%

100%

4,055

Housing Tenure Distribution:
Housing Type Distribution

Group quarters (pop)

227

U.S. Census Bureau, American Community Survey 5-Year Estimates (Tables B25032 and CP04) & previous tables

The baseline housing need forecast (shown in Figure 13) assumes that Grants Pass UGB will
need to accommodate 4,055 net new dwelling units over the next 20 years (plus people living in
group quarters). This baseline scenario anticipates that the housing demand will include
approximately: 2,502 single-unit detached homes (including small lot and standard lot
subdivisions); 749 townhomes/duplexes (2 to 4 units per structure); 442 multi-unit dwellings
(apartments with 5 or more units per structure); and 254 manufactured housing units.
In addition, it is anticipated that there will also be demand for about 227 people requiring some
form of group quarters housing (such as single room occupancy units, congregate care, in-patient
care, etc.). For analysis purposes, we have assumed there to be 2 people per group quarters living
unit, which would result in the long-term demand for 114 group quarters dwelling units. During
the HNA planning process local stakeholders indicated that there appears to be an existing
housing “shortage” in Grants Pass that has driven rents and home prices to record highs and
forced residents to seek housing in outlying areas. Since Oregon statues require HNAs to base
future housing needs on projected net new population growth (using forecasts prepared by
Portland State University (PSU) Population Research Center), any current market supply gaps
cannot be used in HNAs to increase housing forecasts beyond what would be required to address
the “official” PSU population growth forecast. Quantifying existing “affordability” gaps in
existing housing inventory for a point in time is difficult. However, findings from this report and
resulting policy changes are intended to help foster a higher rate of housing production in Grants
Pass which eventually would be accounted for in future PSU population growth forecasts. While
this approach may not immediately address current housing gaps, we would expect to see
housing shortages diminish over time once housing production increases and buildable land
inventories and HNAs are updated.
9.40 BUILDABLE LAND INVENTORY
In accordance with OAR 660-008-0005 (2), an estimate of buildable land inventory (BLI) within
the Grants Pass Urban Growth Boundary (UGB) has been created to determine that amount of
land available to meet housing needs. The BLI analysis uses the most current Geographic
Information Systems (GIS) data provided available for the Grants Pass UGB.
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9.41 Buildable Land Inventory Methodology
The objective of the residential BLI is to determine the amount of developable land available for
future residential housing development within the UGB. The steps taken to perform this analysis
are as follows:
1.

Calculate gross acres by plan designation, including classifications for fully vacant and
partially vacant parcels. This step entails “clipping” all of the tax lots that are bisected by
the current UGB to eliminate land outside current UGB from consideration for
development at this time. City staff input was provided to provide a level of quality
assurance to review output is consistent with OAR 660-008-0005(2).

2.

Calculate gross buildable acres by plan designation by subtracting land that is
constrained from future development, such as such as existing public right-of-way, parks
and open space, steep slopes, and floodplains.

3.

Calculate net buildable acres by plan designation, by subtracting future public facilities
such as roads, schools and parks from gross buildable acres.

4.

Determine total net buildable acres by plan designation by taking into account
potential redevelopment locations and mixed-use development opportunity areas.

The detailed steps used to create the land inventory are described below.
Residential Land Base
The residential land base reflects current Grants Pass Comprehensive Plan land use designations.
Properties that are within the residential land base include the following base zone
classifications:
Residential Land Use Classifications
▪
▪
▪
▪

Low Density (LR)
Moderate Density (MR)
Moderate High Density (HR)
High Density (HRR)

These classifications have been kept consistent throughout the analysis.
Land Classifications
The next step in the BLI analysis includes classifying each tax lot (parcel) into one of the
following categories.
Vacant land: Properties with no structures or have buildings with very little value. For purpose
of the BLI, residential lands with improvement value less than $10,000 are considered vacant.
These lands were also subjected to review using satellite imagery via Google Earth; and if the
land is in a committed use such as a parking lot, an assessment has been made to determine if it
is to be classified as vacant, part vacant or developed.
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Partially vacant land: Properties that are occupied by a use (e.g., a home or building structure
with value over $10,000) but have enough land to be subdivided without the need for rezoning.
This determination is made using tax assessor records and satellite imagery. For lots with
existing buildings, it is assumed that ¼ acre (10,890 sq. ft.) is retained by each existing home,
and the remainder is included in the part vacant land inventory.
Vacant Undersized: Properties that are vacant or part-vacant with less than 3,000 sq. ft. of land
area. This category is excluded from the vacant land inventory since these lots are not likely
large enough to accommodate new housing units. However, it is possible that some may be
suitable for accessory dwelling units (ADUs).
Developed & Non-Residential Land Base: Properties unlikely to yield additional residential
development for one of two reasons: they possess existing structures at densities that are unlikely
to redevelop over the planning period; or they include parcels with Comprehensive Land Use
Plan designations that do not permit housing development.
Public and Constrained (unbuildable) land: Properties which are regarded as unlikely to be
developed because they are restricted by existing uses such as: public parks, schools, ballfields,
roads and public right-of-way (ROW); common areas held by Homeowners Associations,
cemeteries; and power substations. In cases where public-owned land does not fall into one of
the above-mentioned categories and is planned or zoned to allow housing, those tax lots are
included in the vacant or part-vacant residential land inventory.
These tax lot classifications were validated using satellite imagery, building permit data, and
assessor records. Preliminary results were refined based on City staff and public input received
during the Housing Needs Analysis (HNA) planning process.
Development Constraints
The BLI methodology for identifying and removing development constraints is consistent with
state guidance on buildable land inventories per OAR 660-008-0005(2). By definition, the BLI
is intended to include land that is “suitable, available, and necessary for residential uses.”
“Buildable Land” includes residential designated land within the UGB, including vacant, part
vacant and land that is likely to be redeveloped; and suitable, available and necessary for
residential uses. Public-owned land is generally not considered to be available for residential use
unless the underlying zoning permits housing. It should be noted that “available” in this context
does not mean that the land is presently on the market. It is assumed in this analysis that such
land is expected to come on the market within the 20-year timeframe of this study.
Land is considered to be “suitable for housing development” unless it is:
•
•
•
•
•

Is severely constrained by natural hazards as determined by the Statewide Planning
Goal 7;
Is subject to natural resource protection measures determined under Statewide
Planning Goals 5, 6, 15, 16, 17 or 18;
Has slopes over 25 percent;
Is within the 100-year flood plain; or
Cannot be provided or served with public facilities
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Based on state guidelines and data provided by the City of Grants Pass, the following constraints
have been deducted from the residential lands inventory.
•
•
•
•

Land within floodplains. This includes lands in flood-hazard areas (the 100-year
floodplain).
Locally-designated significant wetlands. This includes lands within 50 feet of a
wetland.
Land within Parks and Natural areas that are protected from future development.
Land with slopes greater than 25%.

9.42 Residential Buildable Land Inventory Results
Land Base
A summary of the land base by plan designation is provided in Figure 14. The findings indicate
that there are 4,640 gross developed acres of residential land and 1,031 acres of gross vacant
residential land totaling 5,670 acres zoned for residential uses in Grants Pass.
Figure 14: Residential Land Base, Grants Pass UGB
Plan Designation
HR
HRR
LR
MR
Grand Total

Developed
774
279
2,347
1,239
4,640

Vacant
113
74
724
120
1,031

Total
887
353
3,071
1,359
5,670

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Constrained Land
Before the deduction for future public facilities, the vacant residential land base is adjusted to
reflect tax lots which exempt residential development, publicly owned tax lots, and public rightof-way5, as described previously. Environmental constraints (slopes, floodplains, wetlands, etc.)
are removed in this step as well. The results summarized in Figure 15 indicate that after
accounting for development constraints, the Grants Pass UGB has 480 acres of vacant buildable
residential land.

5

Includes right-of-way that is defined as a tax lot in the GIS database, which exempts residential development. This includes
most major existing right-of-way which is excluded from the buildable land base.
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Figure 15: Unconstrained and Non-Exempt Vacant Land by Plan Designation, Grants Pass
UGB

Plan Designation
HR
HRR
LR
MR
Grand Total

Gross Vacant Land
113
74
724
120
1,031

Exempt Vacant Land
11
21
196
32
260

Environmentally
Constrained Vacant
Non-Exempt Land
20
2
254
16
291

Unconstrained NonExempt Vacant Land
83
51
274
72
480

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Buildable Land After Future Public Facilities
The BLI methodology calculates the residential land base after accounting for the constraints
described previously. The findings indicate that out of a total of 5,570 gross acres, 4,640 acres
are committed (derived from Figure 14), 260 acres are exempt, and 291 acres are
environmentally constrained (derived from Figure 15).
The final deduction to the BLI, includes a 25% allowance for future public facilities and future
right-of-way. As indicated below in Figure 16, Grants Pass UGB has a total of 360 vacant
unconstrained residential land available over the next 20 years.
Figure 16: Vacant Buildable Land and Future Public Facilities Allowance, Grants Pass
UGB
Plan Designation
HR
HRR
LR
MR
Grand Total

Unconstrained NonExempt Vacant Land
83
51
274
72
480

Future Public
Facilities Allowance
21
13
68
18
120

Total Net Buildable
Vacant Land
62
39
205
54
360

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Partially Vacant Residential Land
In addition to vacant land, the BLI also includes a part-vacant land category. As noted above,
partially vacant land includes properties that are occupied by a use (e.g., a home or building
structure with value over $10,000) with enough land to be subdivided without the need for
rezoning. As shown in Figure 17, after removing environmental constraints and exempt parcels,
there are 1,037-part vacant acres that could be subdivided for development. After applying the
25% allowance for future public facilities, 778 acres of part vacant residential land are available
for development in Grants Pass.
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Figure 17: Part Vacant Buildable Land and Future Public Facilities Allowance, Grants
Pass UGB

Plan Designation
HR
HRR
LR
MR
Grand Total

Unconstrained NonExempt Part Vacant
Land
247
59
506
226
1,037

Future Public
Facilities Allowance
62
15
126
56
259

Total Net Buildable
Part Vacant Land
185
44
379
169
778

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Total Developable Residential Land
Figure 18 shows the combination of net developable vacant and part vacant residential lands in
the Grants Pass UGB. The Grants Pass UGB has a buildable land inventory of 247 acres of
Moderate High Density land (62 vacant and 185 part vacant); 83 acres of High Density land (39
vacant and 44 part vacant); 223 acres of Moderate Density land (54 vacant and 169 part vacant);
and 585 acres of Low Density land (205 vacant and 379 part vacant). Conclusions regarding the
sufficency of this buildable land inventory will be drawn in the next chapter.
Figure 18: Net Buildable Vacant and Part Vacant Residential Land, Grants Pass UGB
Plan Designation
HR
HRR
LR
MR
Grand Total

Vacant
62
39
205
54
360

Partially Vacant
185
44
379
169
778

Total
247
83
585
223
1,138

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Buildable Land by Lot Size
Figures 19 and 20 show vacant and part vacant land broken down by lot size. This is an
importnt consideration given that, for example, a planned unit development yeilding dozens of
housing units can only occur on a relatively large, contiguious piece of land. The figures below
show acerage figures prior to the 25% allowance for public facilities.
Figure 19 indicates that over three quarters of buildable vacant land are on relatively small lots
(34% on lots of less than one acre and 44% on lots between 1 and 5 acres). Only two lots have
more than 10 acres of vacant developable land.
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Figure 19: Vacant Buildable Land by Lot Size

HR
HRR
LR
MR
Total

<1 acre
Acres
37.5
11.7
78.1
36.6
163.9

Lots
164
42
260
134
600

>= 1 acre, <5 acres
>= 5 acres, <10 acres
Acres
Lots
Acres
Lots
24.3
10
21.1
3
34.0
18
5.6
1
132.6
58
41.8
6
20.0
12
15.5
3
211.0
98
84.1
13

>=10 acres
Acres
Lots

21.5

2

21.5

2

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Figure 20 shows that a similar phenominon is occuring among part vacant developable land with
over 80% of buildable part vacant land on parcels less than 5 acres.
Figure 20: Part Vacant Buildable Land by Lot Size

HR
HRR
LR
MR
Total

<1 acre
Acres
40.8
16.6
226.8
88.6
372.8

Lots
78
28
485
178
769

>= 1 acre, <5 acres
>= 5 acres, <10 acres
Acres
Lots
Acres
Lots
127.5
54
68.6
10
35.2
17
7.2
1
204.5
103
34.1
6
106.3
56
30.7
4
473.5
230
140.7
21

>=10 acres
Acres
Lots
10.2
1
40.3

2

50.5

3

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Figure 19 reflects a map of the net vacant and part vacant residential land in the Grants Pass
UGB by plan designation. Part vacant parcels are denoted by a crosshatch overlay. The map also
shows the location of environmental constraints. Figures 21-25 show the same data in select
quadrants of the city to allow for better legibility.
Commercial and Mixed-Use Land Assumptions
It should be noted that commercial-zoned parcels in Grants Pass are sometimes developed as
higher density residential uses. Citywide, about 5.5% of buildable commercial land has
developed with a high-density residential component, which includes 57 acres out of a total
1,031 commercial acres. Presently, there are 168.28 vacant, unconstrained, non-exempt
commercial acres in the Grants Pass UGB. While it is difficult to project the amount of
residential development that is likely to occur on this commercial land, it is reasonable to expect
that some of the future apartment demand will be accommodated on land zoned for commercial
uses.
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Figure 21: Grants Pass Buildable Land Inventory Map
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Figure 22: Southwest Grants Pass Buildable Land Inventory Map
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Figure 23: North Grants Pass Buildable Land Inventory Map
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Figure 24: Central Grants Pass Buildable Land Inventory Map
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Figure 25: Central Grants Pass Buildable Land Inventory Map
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9.50 LAND SUFFICIENCY ANALYSIS
This section provides an estimate of residential development capacity (measured in new dwelling
units) and an estimate of the ability of the Grants Pass UGB to accommodate needed new
housing units for the 2020 to 2040 period, based on the analysis in the housing needs.
A comparison of 20-year residential land needs (demand) is made relative to the residential
buildable land inventory. This provides a means of reconciling housing land demand with
buildable land supply within the Grants Pass UGB. The evaluation of UGB land requirements to
accommodate the planned housing need included three steps.
Step 1 takes into account the forecasted number of dwelling units by housing type, including
single unit detached, townhomes and plexes, multi-unit, and manufactured homes as well as
group quarters population (see Section 9.4).
Step 2 considers the amount of land required to accommodate the future housing demand based
on the expected average development density for each general housing type (see Figure 26).
Step 3 includes a comparison (reconciliation) between the land need determined in Step 2 and
the residential buildable land inventory presented in Section 9.5.
9.51 Housing Need Forecast
As discussed in Section 9.4, the forecasted housing mix for Grants Pass includes 4,055 housing
units along with 114 group quarters units. This results in net new housing development as
follows:
»

Single Unit Detached: 2,502 dwellings (including standard and small lot single unit
detached housing)

»

Townhomes and Plexes: 749 dwelling units

»

Manufactured Homes: 254 dwellings

»

Multi-unit: 551 dwelling units (includes apartments and condominiums with 5+ units per
structure)

»

Group Quarters: 114 dwelling units

9.52 Residential Land Need summary
The second step in the reconciliation of land needs estimates the amount of net buildable land
area required to address the housing growth forecast. This step applies average density
assumptions based on Grants Pass local experience (dwellings per acre) to each of the general
residential development categories listed in Step 1 to arrive at a total residential land need
forecast.
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Figure 26: Grants Pass Residential Classifications and Density Assumptions

Dwelling Unit Type

20-Year Dwelling
Unit Demand

Single Family
Detached

Avg.
Development
Density (net DU
per Ac)

Net Buildable
Land
Requirement
(net acres)

Applicable Plan
Designation

Applicable Local
Zones

Allowable Density
(gross DU per Ac)

LR

R-1-12, R1-10, R-1-8

3.96 to 6.22

5.5

455

2,502

Townhomes / Plexes
Manufactured home

749
254

MR
LR, MR

R-1-6, R-2
all of the above

8.71 to 12.44
6.22 to 12.44

5.8
8.7

129
29

Multifamily (5+ units)

551

HR, HRR

R-1-6, R-2, R-4-2, R5

20 to 50

11.4

48

Group quarters (@2
people per unit)

114

varies

varies

varies

9.4

12

Total
4,169
Source: prior tables; and interpretation of current zoning code and housing development/market conditions.
* Excludes steep slopes and floodzones; includes 25% allowance for public facilities/easements

674

9.53 UGB Sufficiency Analysis
As shown in Figure 27, the forecasted housing need (4,169 total dwelling units) is expected to
require 674 acres of buildable land area. Since the current UGB includes 1,151 acres, we can
conclude that there is an overall residential land surplus of 478 acres at this time.
The BLI findings indicate that the existing amount of vacant and part vacant land within
the Grants Pass UGB is generally sufficient to accommodate planned 20-year housing
needs.
Figure 27: Reconciliation of Residential Land Need
Net Buildable Land
Requirement (net
Net Buildable Land Net Buildable Land
acres)
Inventory (net acres) Surplus (net acres)

Applicable Plan
Dwelling Unit Type
Designation
Single Family
LR
455
588
Detached
Townhomes / Plexes
MR
129
226
Manufactured home
LR, MR
29
Multifamily (5+ units)
HR, HRR
48
337
Group quarters (@2
varies
12
people per unit)
Total
674
1,151
* analysis assumes these housing types are primarily developed in HR, HRR plan designations.

133
97
*
248
*
478

9.60 FINDINGS
•

The population of Grants Pass is forecast to grow at 1.02% per year over the next two
decades, adding 9,401 new residents.
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•

Population growth will require the addition of 4,055 new traditional dwelling units
over the next 20 years as well as 114 group quarters dwellings.

•

About 60% of the future housing need will consist of single unit detached housing,
18% will be a mix of townhomes and plexes, 13% will be apartments, 6% will be
comprised of manufactured housing and about 3% will be in group quarters such as
dorms and congregate care facilities.

•

The results of the housing needs analysis indicates that the current UGB is sufficient
to accommodate future housing needs.

9.61 Housing Policy Goals
As part of the HNA process, the consultant team met with City staff and the HNA Advisory
Committee to discuss potential housing policies that cities throughout Oregon have implemented
to address various housing issues, which are summarized in OAR 660-038-0190(5) measures to
accommodate needed housing in the UGB.
Grants Pass HNA Policies and Objectives
Goal: Ensure the availability of adequate numbers of needed housing units at price ranges and
rent levels commensurate with the financial capabilities of Grants Pass households, and allow for
flexibility of housing location, type, and density.
Land Availability
1) In compliance with ORS 197.296, plan for a 20-year supply of suitable land for
Grants Pass to meet housing needs within the existing Urban Growth Boundary.
Coordinate with Josephine County as required by the State Housing Goal to ensure a
fair allocation of housing types and densities.
2) Update the Housing Needs Analysis at least every 10 years and whenever actual
population growth exceeds growth forecasts for three out of five years.
3) Revise Comprehensive Plan land use designations and Development Code as needed
to meet the housing needs identified in the Housing Needs Analysis.
4) Direct development opportunities to vacant or partially vacant land as identified in the
Buildable Lands Inventory and Housing Needs Analysis.
5) Maintain the Land Use Map, Zoning Map, Overlay Maps and Development Code to
provide opportunities for a variety of housing types, densities, and locations within
the urban growth boundary.
6) Complete an annual evaluation of progress on the Hosing Needs Analysis goals and
growth targets.
Housing Needs
1) Evaluate and address local barriers to residential development.
2) Streamline land use and development processes to incentivize the timely and efficient
development of housing.
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3) Permit a variety of housing types across all residential zones, including single-unit,
middle housing, manufactured housing, and multi-unit types. Focus on expanding
opportunities for housing types which are shown to be related to lower housing costs.
4) Create pre-approved middle housing floorplans to encourage middle housing
development.
5) Reduce minimum lot sizes in low-density zones to increase the efficiency of singleunit and middle housing.
6) Establish minimum densities in medium and high-density zones.
7) Increase maximum building height in higher density zones.
8) Simplify the permit process to convert single-unit dwellings in commercial zones to
mid-to-high density multi-dwelling housing.
9) Support efforts by nonprofit organizations and for-profit entities to provide housing
for special needs populations. (Group quarters, independent living for seniors,
assisted living, memory care, mental health facilities, drug and alcohol rehab, etc.).
10) Promote and incentivize mixed-use areas to connect households to a variety of
transportation options, medical and social services, commercial centers, and
recreation amenities.
11) Direct funds and program support to rehabilitate existing housing within Grants Pass.
12) Plan infrastructure and utilities to support housing development within the urban
growth boundary, especially areas identified as likely for infill development.
Housing Affordability and Homelessness
1) Support public, private, and nonprofit agencies and organizations to facilitate
affordable housing development and maintenance.
2) Dedicate City resources to support public and private housing and associated
programs/services to community members experiencing homelessness.
3) Identify surplus publicly owned properties that could be used for affordable housing
and leverage these assets through public-private partnerships and other avenues.
Funding and Incentives
1) Implement a variety of incentives to support subsidized, low income and workforce
housing. These incentives may include:
a) Waiving or deferring fees and system development charges
b) Adopting or amending criteria for property tax exemptions or freezes
c) Providing density bonuses with the development of affordable housing
d) Requiring the lowest off-street parking standards necessary to still meet
community needs in order to reduce land used for parking and reduce housing
costs
e) Utilize Multi-Unit limited tax exemption (MULTE) program
2) Identify funding sources to increase housing affordability and support subsidized
housing programs and infrastructure development. Funding sources may include:
a) Assessing a construction excise tax
b) Dedicating a portion of Urban Renewal funding
c) Implementing Local Improvement Districts
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d) Proceeds from the sale of surplus property
e) Dedicating a portion of System Development Charges
f) Short-term rental lodging tax
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Section I.

INTRODUCTION

The Grants Pass Housing Needs Analysis (HNA) is intended to serve as a basis for the City of Grants
Pass to document new information regarding the city’s buildable land inventory (BLI), population
and employment trends, and development policies aimed at providing adequate land within the urban
growth boundary (UGB) to handle the next 20 years of population growth.

OREGON REGULATORY REQUIREMENTS
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 applicable requirements of Goal 10 and the
statutes and administrative rules that implement it (ORS 197.295 to 197.314, ORS 197.475 to
197.490, and OAR 600-008).1 Goal 10 requires incorporated cities to complete an inventory of
buildable residential lands. Goal 10 also requires cities to encourage the numbers of housin g units in
price and rent ranges commensurate with the financial capabilities of its households.
Goal 10 defines needed housing types as “all housing on land zoned for residential use or mixed
residential and commercial use that is determined to meet the need shown for housing within an UGB
at price ranges and rent levels that are affordable to households within the county with a variety of
incomes, including but not limited to households with low incomes, very low incomes and extremely
low incomes.” 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.2
(c) Mobile home or manufactured dwelling parks as provided in ORS 197.475 to 197.490.
(d) Manufactured homes on individual lots planned and zoned for single-family residential use
that are in addition to lots within designated manufactured dwelling subdivisions.
(e) Housing for farmworkers.

1
2

ORS 197.296 only applies to cities with populations over 25,000.
Government assisted housing can be any housing type listed in ORS 197.303 (a), (c), or (d).
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METHODOLOGY
A recommended approach to conducting a housing needs analysis is described in Planning for
Residential Growth: A Workbook for Oregon’s Urban Areas, the Department of Land Conservation
and Development’s guidebook on local housing needs studies. As described in the workbook, the
specific steps in the housing needs analysis are:
1. Project the number of new housing units needed in the next 20 years.
2. Identify relevant national, state, and local demographic and economic trends and factors that
may affect the 20-year projection of structure type mix.
3. Describe the demographic characteristics of the population and, if possible, the 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. Determine the needed housing mix and density ranges for each plan designation and the
average needed net density for all structure types.
6. Estimate the number of additional needed units by structure type.

REPORT ORGANIZATION
This report provides the technical basis of findings that support proposed housing policy
recommendations and subsequent actions that the city will take to update its Comprehensive Plan and
Development Code. Each section of this report provides current data, assumptions and results that
comprise all findings and conclusions:
I. Introduction.
II. Housing Need Projection: provides a demographic overview and summary of market trends
influencing housing growth in Grants Pass.
III. Buildable Land Inventory: identifies vacant, partially vacant and redevelopable residential land
within the Grants Pass UGB, and accounts for constraints to get to a final determination of capacity
to meet 20-year needs.
IV. Land Sufficiency Analysis: this section compares expected land demand to vacant land supply
to meet housing mix and densities described in the HNA.
V. Findings and Recommendations highlights key findings and draft housing policy
recommendations.
VI. Glossary: list of key terms used in the housing needs analysis.
Please refer to the Glossary for a list of terms used in the Housing Needs Analysis.
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Section II.

HOUSING NEED PROJECTION

This section provides a housing needs forecast for long-range planning purposes. The housing needs
forecast represents a 20-year projection from 2020 through year 2040. These technical findings are
intended to be consistent with State of Oregon requirements for determining housing needs per
Oregon land use planning Goals 10 and 14, OAR Chapter 660, Division 8, and applicable provision
of ORS 197.296 to 197.314 and 197.475 to 197.490.

METHODOLOGY
The methodology for projecting housing needs within the Grants Pass UGB includes consideration of
demographic and socio-economic trends, housing market characteristics and long-range population
growth projections.
Regional (Josephine County) and local (City or UGB) population, households, income and market
characteristics are described in this memorandum using data provided by the U.S. Census Bureau
(Census and American Community Survey), the U.S. Department of Housing and Urban
Development (HUD), Oregon Department of Housing and Community Services (OHCS), Portland
State University (PSU) and the City of Grants Pass. Where trends or long-range projections are
provided by an identified data source, FCS GROUP has included extrapolations or interpolations of
the data to arrive at a base year (2020 estimate) and forecast year (2040 projection). The result of
this forecast translates population growth into households and households into housing need by
dwelling type, tenancy (owner vs. renter) and affordability level.

DEMOGRAHICS AND SOCIO-ECONOMICS
Population
The City of Grants Pass recorded a record-high population of 37,485 in 2019 (July 1 estimate by
PSU). Taking into account residents living outside the City but inside the UGB, the Grants Pass
UGB population is currently estimated at 41,691 year-round residents. Since 2000, the population
growth rate in the City has outpaced Josephine County (Figure 1).
Long-range population forecasts prepared by PSU anticipate that 9,401 new residents will be added
to the Grants Pass UGB over the next 20 years. This equates to a projected annual average growth
rate (AGR) of 1.02% for the UGB and less than half of the historic growth rate (see Figure 2).
Figure 1: Population Trends (2000-2019)

Josephine County
Grants Pass

2000
75,726
23,003

2010
82,713
34,533

2019
86,750
37,485

2000-2019
AGR
0.72%
2.60%

Sources : Population Research Center, Portland State University, April 15, 2020
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Figure 2: Population Projections (2020-2040)

2020
2040 2020-2040 AGR
Josephine County
88,274
97,807
0.51%
Grants Pass UGB
41,691
51,092
1.02%
Sources: U.S. Census Bureau, 2000 and 2010 estimates. Future forecasts
by Population Research Center, Portland State University, June 30, 2018.

Socio-economic Characteristics
As indicated in Figure 3, About half of the City’s residents had household incomes greater than 80%
of median family income ($42,880) for the county, while 18% of households were earning less than
$16,080, 30% of county median family income.
Figure 3: Households by Income Level, 2014-2018

In comparison with the state and county averages, Grants Pass has a higher share of younger
residents. The median age in Grants Pass (38.3) is below the Josephine county and statewide aver age
(Figure 4).
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Figure 4: Median Age, Oregon, Josephine County, Grants Pass, 2014-2018

EXISTING HOUSING INVENTORY AND TENANCY
Local housing inventory and tenancy patterns shed light on housing conditions and demand
preferences. In 2018, there were 16,051 housing units in the City of Grants Pass of which 15,158
units were classified as occupied in 893 units were classified as vacant.
Like most communities, single-family detached housing is the most prevalent housing type
representing 67% of the housing stock. The remaining housing inventory in Grants Pass includes
multi-family (11%), townhomes and duplexes (17%), and mobile homes (6%), as shown in Figure 5.
Figure 5: Existing Housing Mix and Tenancy, 2014-2018, City of Grants Pass
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Tenancy within the city is split fairly evenly between owners and renters. Owner-occupied housing
accounts for 48% of the housing inventory while renter-occupied units account for 46% of the
inventory. Vacant units accounted for about 6% of the inventory in 2018.
As would be expected, most homeowners reside in single-family detached units (89% of owners) or
manufactured homes. Most renters also reside in single-family detached units, followed by single
family attached and multifamily units, as indicated in Figures 6 & 7.
Figure 6: Units by Tenure by Structure Type, 2014-2018, City of Grants Pass

Single Family Detached
Townhomes/Plexes
Multi-Family (5+ Units)
Mfg. Home/Other
Total
Distribution

Owner-Occupied
Dwelling Units
6,940
163
37
624
7,764

Renter-Occupied
Dwelling Units
3,151
2,356
1,631
256
7,394

Other Seasonal &
Vacant
631
178
82
3
893

All Dwelling Units
10,722
2,697
1,750
883
16,051

48%

46%

6%

100%

Source: U.S. Census Bureau, American Community Survey 5-Year Estimates (Tables B25032 and CP04)

Figure 7: Existing Housing Tenancy, 2014-2018, City of Grants Pass

Figure 8 displays the most current available data depicting the housing mix by unit type and tenancy
for the City of Grants Pass.
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Figure 8: Existing Housing Mix, City of Grants Pass
Owner-Occupied
Dwelling Units

Renter-Occupied
Dwelling Units

Vacant Units

Total Dwelling Units

48.4%

46.1%

5.6%

100.0%

Single Family Detached

89.4%

42.6%

70.7%

66.8%

Townhomes / Plexes

2.1%

31.9%

19.9%

16.8%

Multi family (5+ units)

0.5%

22.1%

9.1%

10.9%

Mfg. home/other

8.0%

3.5%

0.3%

5.5%

Total

100%

100%

100%

100%

Housing Tenure Distribution:
Housing Type Distribution

U.S. Census Bureau, American Community Survey 2013-2018 5-Year Estimates (Tables B25032 and CP04).

HOUSING MARKET CHARACTERISTICS
To help gauge housing attainability in Grants Pass, FCS GROUP examined current median family
income (MFI) levels using U.S. Housing and Urban Development (HUD) guidelines. As indicated in
Figure 9, the 2018 median income for Josephine County was $53,600. Using HUD guidelines for
upper-middle households earning 80% of the MI, a 4-person family should be able to afford monthly
rents at $1,072 and homes priced at $284,000 (or less). These price land rent levels are generally
considered “attainable” to households earning 80% of the local MI and spending 30% of their annual
income on housing.
Figure 9: Grants Pass Affordable Housing Analysis

Josephine County Median Family Income Level (2018)*
Available Monthly Rent or Payment (@30% of income level)
Upper (120% or more of MFI)

$53,600
Lower-end

$1,608 or more
$1,072
$1,608
$670
$1,072
$402
$670
$402 or less

Middle (80% to 120% of MFI)
Low (50% to 80% of MFI)
Very Low (30% to 50% of MFI)
Extremely Low (less than 30% of MFI)
Approximate Attainable Home Price**
Upper (120% or more of MFI)
Middle (80% to 120% of MFI)
Low (50% to 80% of MFI)
Very Low (30% to 50% of MFI)
Extremely Low (less than 30% of MFI)

Upper-End

Lower-end

Upper-End

$426,000 or more
$284,000
$426,000
$177,000
$284,000
$106,000
$177,000
$106,000 or less

Notes:
* based on Housing and Urban Development thresholds for Josephine County in 2018
Note, this analysis is generally consistent with 4-person household size characteristics.
** assumes 20% down payment on 30-year fixed mortgage at 3.5% interest.
Source: analysis by FCS Group using Housing and Urban Development data.
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Grants Pass home values have increased significantly in recent years. As indicated in Figure 10,
median home sales prices in Grants Pass increased to $324,000 in October 2020, up 8.9% annually
since 2018. In comparison with other cities in Southern Oregon, Grants Pass has relatively higher
home prices and recorded the sharpest price increase.
Figure
10:Home
Median
Home
Sales
Price Trends
in Selected
Median
Price
Sales
Trends
in Select
MarketsMarkets

Grants Pass
Medford
Ashland
Roseburg
Klamath Falls

Oct-18

Oct-19

Oct-20

$273,000

$294,000

$324,000

$283,000

$285,000

$312,000

$457,000

$451,000

$469,000

$210,000

$223,000

$239,000

$175,000

$187,000

$205,000

Annual
Change %

8.9%
5.0%
1.3%
6.7%
8.2%

Source: Zillow.com; analysis by FCS 10/28/20

New housing construction permits issued in the City indicate consistent development activity over
the past several years. The City issued new residential construction permits at an average rate of 140
per year between 2015 and 2019; with about 79% for single family construction (both single family
detached and attached), 14% in duplexes, triplexes and quadplexes, and 7% for multifamily
apartments (Figure 11).
Figure 11: Privately-Owned Residential Units Permitted, Grants Pass (2015-2019)
New Housing Construction Permits, City of Grants Pass, 2010-2019
2015
2016
2017
2018
Single-Family Detached
109
125
134
103
2-unit structures
14
4
22
20
3- and 4-unit structures
3
5+ unit Multi-Family
50
Total
173
129
156
126
Source: SOCDS Building Permits Database, accessed 10/22/2020
Unincorporated Josephine County, 2015-2019
2015
2016
2017
Single-Family Detached
64
84
94
2-unit structures
3- and 4-unit structures
5+ unit Multi-Family
Total
64
84
94
Source: SOCDS Building Permits Database, accessed 10/22/2020

2018
101
101

2019
80
34
114

Change
2015-20
551
94
3
50
698

2019
117
117

Change
2015-20
460
460
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HOUSING NEEDS SCENARIOS
Summary of Housing Needs
Based on the population projections described earlier and most current household size estimates of
2.39 people per household (estimate held constant into the future), the total net new housing need
within the Grants Pass UGB is forecasted to be 4,055 housing units plus 227 people living in group
quarters over the next 20 years (see Figure 12). This baseline housing need forecast assumes that the
current share of group quarters population (includes people residing in congregate care facilities and
housing shelters) and housing vacancy rates remain constant.
Figure 12: Baseline Housing Growth Projection
Grants Pass UGB Population
Less Group Quarters (2.7%)
Pop in Households
Avg. Household Size
Households (year round)
Vacancy and Seasonal Housing Assumption
Growth-related Housing Demand (dwelling units)

2020 est.
41,691
1,118
40,572
2.39
16,976
5.6%
17,983

2040
51,092
1,371
49,722
2.39
20,804
5.6%
22,038

Change
9,401
252
9,149
3,828
227

4,055

Housing Demand by Dwelling Type and Tenancy
This baseline housing need forecast is generally consistent with the observed current mix of housing
types throughout Grants Pass and emerging market trends that emphasize demand for townhomes and
apartments. Additional housing forecast scenarios may be considered during the planning process to
take into account potential new policy objectives, such as:
⚫

Local policies aimed at incentivizing higher density mixed-use development in the downtown
area;

⚫

Preferences to accommodate additional middle-income housing and more retirees, which could
increase demand beyond the baseline forecast.

⚫

Preferences to provide a wider range of attainable single-family housing, including additional
development of townhomes, plexes and manufactured home parks.

⚫

Ability to provide adequate infrastructure (water, sewer and road capacity) to create new planned
unit developments or single-family subdivisions within the UGB.
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Figure 13: Housing Need by Tenure & Housing Type
Owner-Occupied
Dwelling Units

Renter-Occupied
Dwelling Units

Vacant Units

Total Dwelling Units

Projected 20-Year
Need (Units)

44.0%

50.4%

5.6%

100.0%

4,055

Single Family Detached

86.0%

40.0%

61.4%

61.4%

2,502

Townhomes / Plexes

3.0%

32.0%

18.5%

18.5%

749

M ulti family (5+ units)

0.5%

25.0%

13.6%

13.6%

551

M fg. home/other

10.0%

3.0%

6.3%

6.3%

254

Total

100%

100%

100%

100%

4,055

Housing Tenure Distribution:
Housing Type Distribution

Group quarters (pop)

227

U.S. Census Bureau, American Community Survey 5-Year Estimates (Tables B25032 and CP04) & previous tables

The baseline housing need forecast (shown in Figure 13) assumes that Grants Pass UGB will need to
accommodate 4,055 net new dwelling units over the next 20 years (plus people living in group
quarters). This baseline scenario anticipates that the housing demand will include approximately:
2,502 single-family detached homes (including small lot and standard lot subdivisions); 749
townhomes/duplexes (2 to 4 units per structure); 442 multifamily units (apartments with 5 or more
units per structure); and 254 manufactured housing units.
In addition, it is anticipated that there will also be demand for about 227 people requiring some form
of group quarters housing (such as single room occupancy units, congregate care, in-patient care,
etc.). For analysis purposes, we have assumed there to be 2 people per group quarters living unit,
which would result in the long-term demand for 114 group quarters dwelling units.
During the HNA planning process local stakeholders indicated that there appears to be an existing
housing “shortage” in Grants Pass that has driven rents and home prices to record highs and forced
residents to seek housing in outlying areas. Since Oregon statues require HNAs to base future
housing needs on projected net new population growth (using forecasts prepared by Portland State
University (PSU) Population Research Center), any current market supply gaps cannot be used in
HNAs to increase housing forecasts beyond what would be required to address the “official” PSU
population growth forecast. Quantifying existing “affordability” gaps in existing housing inventory
for a point in time is difficult. However, findings from this report and resulting policy changes are
intended to help foster a higher rate of housing production in Grants Pass which eventually would be
accounted for in future PSU population growth forecasts. While this approach may not immediately
address current housing gaps, we would expect to see housing shortages diminish over time once
housing production increases and buildable land inventories and HNAs are updated.
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Section III. BUILDABLE LAND INVENTORY
In accordance with OAR 660-008-0005 (2), an estimate of buildable land inventory (BLI) within the
Grants Pass Urban Growth Boundary (UGB) has been created to determine that amount of land
available to meet housing needs. The BLI analysis uses the most current Geographic Informat ion
Systems (GIS) data provided available for the Grants Pass UGB.

BUILDABLE LAND INVENTORY METHODOLOGY
The objective of the residential BLI is to determine the amount of developable land available for
future residential housing development within the UGB. The steps taken to perform this analysis are
as follows:
1. Calculate gross acres by plan designation, including classifications for fully vacant and
partially-vacant parcels. This step entails “clipping” all of the tax lots that are bisected by
the current UGB to eliminate land outside current UGB from consideration for development
at this time. City staff input was provided to provide a level of quality assurance to review
output is consistent with OAR 660-008-0005(2).
2. Calculate gross buildable acres by plan designation by subtracting land that is constrained
from future development, such as such as existing public right-of-way, parks and open
space, steep slopes, and floodplains.
3. Calculate net buildable acres by plan designation, by subtracting future public facilities
such as roads, schools and parks from gross buildable acres.
4. Determine total net buildable acres by plan designation by taking into account potential
redevelopment locations and mixed-use development opportunity areas.
The detailed steps used to create the land inventory are described below.

Residential Land Base
The residential land base reflects current Grants Pass Comprehensive Plan land use designations.
Properties that are within the residential land base include the following base zone classifications:

Residential Land Use Classifications
▪
▪
▪
▪

Low Density (LR)
Moderate Density (MR)
Moderate High Density (HR)
High Density (HRR)

These classifications have been kept consistent throughout the analysis.
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Land Classifications
The next step in the BLI analysis includes classifying each tax lot (parcel) into one of the following
categories.
Vacant land: Properties with no structures or have buildings with very little value. For purpose of
the BLI, residential lands with improvement value less than $10,000 are considered vacant. These
lands were also subjected to review using satellite imagery via Google Earth; and if the land is in
a committed use such as a parking lot, an assessment has been made to determine if it is to be
classified as vacant, part vacant or developed.
Partially vacant land: Properties that are occupied by a use (e.g., a home or building structure with
value over $10,000) but have enough land to be subdivided without the need for rezoning. This
determination is made using tax assessor records and satellite imagery. For lots with existing
buildings, it is assumed that ¼ acre (10,890 sq. ft.) is retained by each existing home, and the
remainder is included in the part vacant land inventory.
Vacant Undersized: Properties that are vacant or part-vacant with less than 3,000 sq. ft. of land area.
This category is excluded from the vacant land inventory since these lots are not likely large
enough to accommodate new housing units. However, it is possible that some may be suitable for
accessory dwelling units (ADUs).
Developed & Non-Residential Land Base: Properties unlikely to yield additional residential
development for one of two reasons: they possess existing structures at densities that are unlikely
to redevelop over the planning period; or they include parcels with Comprehensive Land Use
Plan designations that do not permit housing development.
Public and Constrained (unbuildable) land: Properties which are regarded as unlikely to be
developed because they are restricted by existing uses such as: public parks, schools, ballfields,
roads and public right-of-way (ROW); common areas held by Homeowners Associations,
cemeteries; and power substations. In cases where public-owned land does not fall into one of the
above-mentioned categories and is planned or zoned to allow housing, those tax lots are included
in the vacant or part-vacant residential land inventory.
These tax lot classifications were validated using satellite imagery, building permit data, and assessor
records. Preliminary results were refined based on City staff and public input received during the
Housing Needs Analysis (HNA) planning process.

Development Constraints
The BLI methodology for identifying and removing development constraints is consistent with state
guidance on buildable land inventories per OAR 660-008-0005(2). By definition, the BLI is intended
to include land that is “suitable, available, and necessary for residential uses.”
“Buildable Land” includes residential designated land within the UGB, including vacant, part vacant
and land that is likely to be redeveloped; and suitable, available and necessary for residential uses.
Public-owned land is generally not considered to be available for residential use unless the
underlying zoning permits housing. It should be noted that “available” in this context does not mean
that the land is presently on the market. It is assumed in this analysis that such land is expected to
come on the market within the 20-year timeframe of this study.
Land is considered to be “suitable for housing development” unless it is:
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Is severely constrained by natural hazards as determined by the Statewide Planning Goal 7;
Is subject to natural resource protection measures determined under Statewide Planning
Goals 5, 6, 15, 16, 17 or 18;
Has slopes over 25 percent;
Is within the 100-year flood plain; or
Cannot be provided or served with public facilities

Based on state guidelines and data provided by the City of Grants Pass, the following constraints
have been deducted from the residential lands inventory.
•
•
•
•

Land within floodplains. This includes lands in flood-hazard areas (the 100-year floodplain).
Locally-designated significant wetlands. This includes lands within 50 feet of a wetland.
Land within Parks and Natural areas that are protected from future development.
Land with slopes greater than 25%.

RESIDENTIAL BUILDABLE LAND INVENTORY RESULTS
Land Base
A summary of the land base by plan designation is provided in Figure 14. The findings indicate that
there are 4,640 gross developed acres of residential land and 1,031 acres of gross vacant residential
land totaling 5,670 acres zoned for residential uses in Grants Pass.
Figure 14: Residential Land Base, Grants Pass UGB

Plan Designation
HR
HRR
LR
MR
Grand Total

Developed
774
279
2,347
1,239
4,640

Vacant
113
74
724
120
1,031

Total
887
353
3,071
1,359
5,670

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Constrained Land
Before the deduction for future public facilities, the vacant residential land base is adjusted to reflect
tax lots which exempt residential development, publicly-owned taxlots, and public right-of-way3, as
described previously. Environmental constraints (slopes, floodplains, wetlands, etc.) are removed in

3

Includes right-of-way that is defined as a tax lot in the GIS database, which exempts residential development.
This includes most major existing right-of-way which is excluded from the buildable land base.
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this step as well. The results summarized in Figure 15 indicate that after accounting for development
constraints, the Grants Pass UGB has 480 acres of vacant buildable residential land.
Figure 15: Unconstrained and Non-Exempt Vacant Land by Plan Designation, Grants Pass UGB

Plan Designation
HR
HRR
LR
MR
Grand Total

Gross Vacant Land
113
74
724
120
1,031

Exempt Vacant Land
11
21
196
32
260

Environmentally
Constrained Vacant
Non-Exempt Land
20
2
254
16
291

Unconstrained NonExempt Vacant Land
83
51
274
72
480

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Buildable Land After Future Public Facilities
The BLI methodology calculates the residential land base after accounting for the constraints
described previously. The findings indicate that out of a total of 5,570 gross acres, 4,640 acres are
committed (derived from Figure 14), 260 acres are exempt, and 291 acres are environmentally
constrained (derived from Figure 15).
The final deduction to the BLI, includes a 25% allowance for future public facilities and future rightof-way. As indicated below in Figure 16, Grants Pass UGB has a total of 360 vacant unconstrained
residential land available over the next 20 years.
Figure 16: Vacant Buildable Land and Future Public Facilities Allowance, Grants Pass UGB

Plan Designation
HR
HRR
LR
MR
Grand Total

Unconstrained NonExempt Vacant Land
83
51
274
72
480

Future Public
Facilities Allowance
21
13
68
18
120

Total Net Buildable
Vacant Land
62
39
205
54
360

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Partially-Vacant Residential Land
In addition to vacant land, the BLI also includes a part-vacant land category. As noted above,
partially-vacant land includes properties that are occupied by a use (e.g., a home or building structure
with value over $10,000) with enough land to be subdivided without the need for rezoning. As shown
in Figure 17, after removing environmental constraints and exempt parcels, there are 1,037 part
vacant acres that could be subdivided for development. After applying the 25% allowance for future
public facilities, 778 acres of part vacant residential land are available for development in Grants
Pass.
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Figure 17: Part Vacant Buildable Land and Future Public Facilities Allowance , Grants Pass UGB

Plan Designation
HR
HRR
LR
MR
Grand Total

Unconstrained NonExempt Part Vacant
Land
247
59
506
226
1,037

Future Public
Facilities Allowance
62
15
126
56
259

Total Net Buildable
Part Vacant Land
185
44
379
169
778

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Total Developable Residential Land
Figure 18 shows the combination of net developable vacant and part vacant residential lands in the
Grants Pass UGB. The Grants Pass UGB has a buildable land inventory of 247 acres of Moderate
High Density land (62 vacant and 185 part vacant); 83 acres of High Density land (39 vacant and 44
part vacant); 223 acres of Moderate Density land (54 vacant and 169 part vacant); and 585 acres of
Low Density land (205 vacant and 379 part vacant). Conclusions regarding the sufficency of this
buildable land inventory will be drawn in the next chapter.
Figure 18: Net Buildable Vacant and Part Vacant Residential Land, Grants Pass UGB

Plan Designation
HR
HRR
LR
MR
Grand Total

Vacant
62
39
205
54
360

Partially Vacant
185
44
379
169
778

Total
247
83
585
223
1,138

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Buildable Land by Lot Size
Figures 19 and 20 show vacant and part vacant land broken down by lot size. This is an importnt
consideration given that, for example, a planned unit development yeilding dozens of housing units
can only occur on a relatively large, contiguious piece of land. The figures below show acerage
figures prior to the 25% allowance for public facilities.
Figure 19 indicates that over three quarters of buildable vacant land are on relatively small lots (34%
on lots of less than one acre and 44% on lots between 1 and 5 acres). Only two lots have more than
10 acres of vacant developable land.
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Figure 19: Vacant Buildable Land by Lot Size

HR
HRR
LR
MR
Total

<1 acre
Acres
37.5
11.7
78.1
36.6
163.9

Lots
164
42
260
134
600

>= 1 acre, <5 acres
>= 5 acres, <10 acres
Acres
Lots
Acres
Lots
24.3
10
21.1
3
34.0
18
5.6
1
132.6
58
41.8
6
20.0
12
15.5
3
211.0
98
84.1
13

>=10 acres
Acres
Lots

21.5

2

21.5

2

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Figure 20 shows that a similar phenominon is occuring among part vacant developable land with
over 80% of buildable part vacant land on parcels less than 5 acres.
Figure 20: Part Vacant Buildable Land by Lot Size

HR
HRR
LR
MR
Total

<1 acre
Acres
40.8
16.6
226.8
88.6
372.8

Lots
78
28
485
178
769

>= 1 acre, <5 acres
>= 5 acres, <10 acres
Acres
Lots
Acres
Lots
127.5
54
68.6
10
35.2
17
7.2
1
204.5
103
34.1
6
106.3
56
30.7
4
473.5
230
140.7
21

>=10 acres
Acres
Lots
10.2
1
40.3

2

50.5

3

Source: Grants Pass Buildable Land Inventory; 3J Consulting

Figure 19 reflects a map of the net vacant and part vacant residential land in the Grants Pass UGB by
plan designation. Part vacant parcels are denoted by a crosshatch overlay. The map also shows the
location of environmental constraints. Figures 21-25 show the same data in select quadrants of the
city to allow for better legibility.

Commercial and Mixed-Use Land Assumptions
It should be noted that commercial-zoned parcels in Grants Pass are sometimes developed as higher
density residential uses. Citywide, about 5.5% of buildable commercial land has developed with a
high-density residential component, which includes 57 acres out of a total 1,031 commercial acres.
Presently, there are 168.28 vacant, unconstrained, non-exempt commercial acres in the Grants Pass
UGB. While it is difficult to project the amount of residential development that is likely to occur on
this commercial land, it is reasonable to expect that some of the future apartment demand will be
accommodated on land zoned for commercial uses.
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Figure 21: Grants Pass Buildable Land Inventory Map
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Figure 22: Southwest Grants Pass Buildable Land Inventory Map
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Figure 23: North Grants Pass Buildable Land Inventory Map
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Figure 24: Central Grants Pass Buildable Land Inventory Map
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Figure 25: Central Grants Pass Buildable Land Inventory Map
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Section IV. LAND SUFFICIENCY
ANALYSIS
This section provides an estimate of residential development capacity (measured in new dwelling
units) and an estimate of the ability of the Grants Pass UGB to accommodate needed new housing
units for the 2020 to 2040 period, based on the analysis in the housing needs.
A comparison of 20-year residential land needs (demand) is made relative to the residential buildable
land inventory. This provides a means of reconciling housing land demand with buildable land
supply within the Grants Pass UGB. The evaluation of UGB land requirements to accommodate the
planned housing need included three steps.
Step 1 takes into account the forecasted number of dwelling units by housing type, including single
family detached, townhomes and plexes, multifamily, and manufactured homes as well as group
quarters population (see Section 2).
Step 2 considers the amount of land required to accommodate the future housing demand based on
the expected average development density for each general housing type (see Figure 26).
Step 3 includes a comparison (reconciliation) between the land need determined in Step 2 and the
residential buildable land inventory presented in Section 3 of the HNA.

HOUSING NEED FORECAST
As discussed in Section II, the forecasted housing mix for Grants Pass includes 4,055 housing units
along with 114 group quarters units. This results in net new housing development as follows:
»

Single Family Detached: 2,502 dwellings (including standard and small lot single family
detached housing)

»

Townhomes and Plexes: 749 dwelling units

»

Manufactured Homes: 254 dwellings

»

Multifamily: 551 dwelling units (includes apartments and condominiums with 5+ units per
structure)

»

Group Quarters: 114 dwelling units
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RESIDENTIAL LAND NEED SUMMARY
The second step in the reconciliation of land needs estimates the amount of net buildable land area
required to address the housing growth forecast. This step applies average density assumptions based
on Grants Pass local experience (dwellings per acre) to each of the general residential development
categories listed in Step 1 to arrive at a total residential land need forecast.
Figure 26: Grants Pass Residential Classifications and Density Assumptions

Dwelling Unit Type
Single Family
Detached

20-Year Dwelling
Unit Demand

Avg.
Development
Density (net DU
per Ac)

Net Buildable
Land
Requirement
(net acres)

Applicable Plan
Designation

Applicable Local
Zones

Allowable Density
(gross DU per Ac)

LR

R-1-12, R1-10, R-1-8

3.96 to 6.22

5.5

455

2,502

Townhomes / Plexes
Manufactured home

749
254

MR
LR, MR

R-1-6, R-2
all of the above

8.71 to 12.44
6.22 to 12.44

5.8
8.7

129
29

Multifamily (5+ units)

551

HR, HRR

R-1-6, R-2, R-4-2, R5

20 to 50

11.4

48

Group quarters (@2
people per unit)

114

varies

varies

varies

9.4

12

Total
4,169
Source: prior tables; and interpretation of current zoning code and housing development/market conditions.
* Excludes steep slopes and floodzones; includes 25% allowance for public facilities/easements

674

UGB SUFFICIENCY ANALYSIS
As shown in Figure 27, the forecasted housing need (4,169 total dwelling units) is expected to
require 674 acres of buildable land area. Since the current UGB includes 1,151 acres, we can
conclude that there is an overall residential land surplus of 478 acres at this time.
The BLI findings indicate that the existing amount of vacant and part vacant land within the
Grants Pass UGB is generally sufficient to accommodate planned 20-year housing needs.
Figure 27: Reconciliation of Residential Land Need

Applicable Plan
Designation

Net Buildable Land
Requirement (net
Net Buildable Land Net Buildable Land
acres)
Inventory (net acres) Surplus (net acres)

Dwelling Unit Type
Single Family
LR
455
588
Detached
Townhomes / Plexes
MR
129
226
Manufactured home
LR, MR
29
Multifamily (5+ units)
HR, HRR
48
337
Group quarters (@2
varies
12
people per unit)
Total
674
1,151
* analysis assumes these housing types are primarily developed in HR, HRR plan designations.

133
97
*
248
*
478
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Section V. FINDINGS AND
RECOMMENDATIONS
Future population growth in Grants Pass over the next 20 years will result in new households that
will require additional housing and residential land.

KEY FINDINGS
Key findings of the housing needs analysis are:
⚫

The population of Grants Pass is forecast to grow at 1.02% per year over the next two decades,
adding 9,401 new residents.

⚫

Population growth will require the addition of 4,055 new traditional dwelling units over the next
20 years as well as 114 group quarters dwellings.

⚫

About 60% of the future housing need will consist of single family detached housing, 18% will
be a mix of townhomes and plexes, 13% will be apartments, 6% will be comprised of
manufactured housing and about 3% will be in group quarters such as dorms and congregate care
facilities.

⚫

The results of the housing needs analysis indicates that the current UGB is sufficient to
accommodate future housing needs.

HOUSING POLICY RECOMMENDATIONS
As part of the HNA process, FCS GROUP met with City staff and the HNA Advisory Com mittee to
discuss potential housing policies that cities throughout Oregon have implemented to address various
housing issues, which are summarized in OAR 660-038-0190(5) measures to accommodate needed
housing in the UGB.

Grants Pass HNA Policies Draft
Goal: Ensure the availability of adequate numbers of needed housing units at price ranges and rent
levels commensurate with the financial capabilities of Grants Pass households, and allow for
flexibility of housing location, type and density.
Policies and Objectives
Land Availability
9.1. In compliance with ORS 197.296, plan for a 20-year supply of suitable land for Grants Pass to
meet housing needs within the existing Urban Growth Boundary. Coordinate with Josephine
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County as required by the State Housing Goal to ensure a fair allocation of housing types and
densities.
Update the Housing Needs Analysis at least every 10 years and whenever actual population
growth exceeds growth forecasts for three out of five years.
Revise Comprehensive Plan land use designations and Development Code as nee ded to meet
the housing needs identified in the Housing Needs Analysis.
Direct development opportunities to vacant or partially vacant land as identified in the
Buildable Lands Inventory and Housing Needs Analysis.
Maintain the Land Use Map, Zoning Map, Overlay Maps and Development Code to provide
opportunities for a variety of housing types, densities and locations within the urban growth
boundary. (Retains current policy 9.4)

Housing Needs
9.6. Lower or remove local barriers to residential development.
9.7. Streamline land use and development processes to incentivize the timely and efficient
development of housing.
9.8. Permit a variety of housing types across all residential zones, including single -family, middle
housing, manufactured housing, and multifamily types. Focus on expanding opportunities for
housing types which are shown to be related to lower housing costs. (Modifies current policies
9.5 and 9.6)
9.9. Create pre-approved middle housing floorplans to encourage middle housing development.
9.10. Reduce minimum lot sizes in low-density zones to increase the efficiency of single-family and
middle housing.
9.11. Establish minimum densities in medium and high-density zones. (Modifies current policy 9.8)
9.12. Increase maximum building height in higher density zones.
9.13. Simplify the permit process to convert single-family units in commercial zones to mid-to-high
density multi-dwelling housing. (Modifies current policy 9.8)
9.14. Support efforts by nonprofit organizations and for-profit entities to provide housing for special
needs populations. (group quarters, independent living for seniors, assisted living, memory
care, mental health facilities, drug and alcohol rehab, etc.).
9.15. Promote and incentivize mixed-use areas to connect households to a variety of transportation
options, medical and social services, commercial centers, and recreation amenities.
9.16. Direct funds and program support to rehabilitate existing housing within Grants Pass. (Modifies
current policy 9.3)
9.17. Plan infrastructure and utilities to support housing development within the urban growth
boundary, especially areas identified as likely for infill development.
Housing Affordability and Homelessness
9.18. Partner with public, private, and nonprofit agencies and organizations to facilitate affordable
housing development and maintenance. For example, purchase affordable housing projects with
income restricted sunset dates to retain affordability into the future.
9.19. Dedicate City resources to support public and private housing and associated programs/services
to community members experiencing houselessness.
9.20. Permit non-traditional transitional housing in the City through adoption of transitional housing
accommodation codes.
9.21. Identify surplus publicly owned properties that could be used for affordable housing and
leverage these assets through public-private partnerships and other avenues.
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Funding and Incentives
9.22. Implement a variety of incentives to support subsidized, low income and workforce housing.
(Modifies current policy 9.13) These incentives may include:
a.
Waiving or deferring fees and system development charges
b.
Adopting or amending criteria for property tax exemptions or freezes
c.
Providing density bonuses with the development of affordable housing
d.
Requiring the lowest off-street parking standards necessary to still meet community
needs in order to reduce land used for parking and reduce housing costs
e.
Utilize Multi-Unit limited tax exemption (MULTE) program
9.23. Identify funding sources to increase housing affordability and support subsidized housing
programs and infrastructure development. Funding sources may include:
a.
Assessing a construction excise tax
b.
Dedicating a portion of Urban Renewal funding
c.
Implementing Local Improvement Districts
d.
Proceeds from the sale of surplus property
e.
Dedicating a portion of System Development Charges
f.
Short-term rental lodging tax
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GLOSSARY
Note: References to the term “family” in this glossary are exclusively meant to define data points
referenced throughout the report. It does not apply to local policy making apart from the data
analyzed and included in this report.
Accessory Dwelling Unit (ADU): A small living space located on the same lot as a single-family
house.
Buildable Lands Inventory (BLI): An assessment of the capacity of land within the city’s Urban
Growth Boundary to accommodate forecasted housing and employment needs.
Buildable Residential Land: Includes land that is designated for residential development that is
vacant and part-vacant and not constrained by existing buildings or environmental issues.
Constrained land: Land that is unavailable for future net new residential development based on one
or more factors, such as environmental protections, public lands, floodplains, or steep slope s.
Cost Burdened: Defined by US Department of Housing and Urban Development (HUD) as households
who spend over 30% of their income on housing.
Cottages: Small, single-level, detached units, often on their own lots and sometimes clustered
around pockets of shared open space. A cottage is typically under 1,000 square feet in footprint.
Density: Defined by the number of housing units on one acre of land.
Development density: Expected number of dwelling units (per acre) based on current zoning
designations.
Exempt Land: Land which is unavailable for development based on ownership (e.g. the city owns
the land and it is either a park or intended to be a park) or which is otherwise owned by a public
entity and is not intended for housing (e.g. land owned by a port, school district, etc.).
Family: A group two or more people (one of whom is the householder) related by birth, marriage, or
adoption and residing together.
High Density: Lots with the average density of 12+ dwelling units per acre. Best suited for
multifamily housing such as apartments and condos.
Housing Needs Analysis (HNA): The Housing Needs Analysis consists of four distinct reports that
analyze the state of housing supply, housing affordability issues and the City's ability to meet
projected housing demand going into 2040.
Housing Unit (or Dwelling Unit): A house, an apartment or other group of rooms, or a single room
is regarded as a housing unit when it is occupied or intended for occupancy as separate living
quarters; that is, when the occupants do not live and eat with any other person in the structure and
there is direct access from the outside or common hall.
Household: Consists of all people that occupy a housing unit.
HUD: Acronym for US Department of Housing and Urban Development, the federal agency dedicated to
strengthening and supporting the housing market.
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Low Density: Lots with the average density of 3-4 dwelling units per acre. Best suited for family
housing such as single-family detached homes.
Manufactured Housing: is a type of prefabricated home that is largely assembled of site and then
transported to sites of use. The definition of the term in the United States is regulated by federal law
(Code of Federal Regulations, 24 CFR 3280): "Manufactured homes are built as dwelling units of at
least 320 square feet in size, usually with a permanent chassis to assure the initial and continued
transportability of the home. The requirement to have a wheeled chassis permanently attached
differentiates "manufactured housing" from other types of prefabricated homes, such as modular
homes.
Manufactured Home Park (or manufactured home park): a local zoning designation that is
specifically intended to address demand for this housing type. OAR chapter 813, division 007 is
adopted to implement section 9, chapter 816, Oregon Laws 2009, and sections 2, 3 and 4, chapter
619, Oregon Laws 2005, as amended by sections 10 to 12, chapter 816, Oregon Laws 2009, and
sections 19, and 21, chapter 503, Oregon Laws 2011 for the purpose of regulating manufactured
dwelling parks.
Median Family Income (MFI): The median sum of the income of all family members 15 years and
older living in the household. Families are groups of two or more people (one of whom is the
householder) related by birth, marriage, or adoption and residing together; all such people (including
related subfamily members) are considered as members of one family.
Medium Density: Lots with the average density of 6-12 dwelling units per acre. Best suited for
small lot housing such as single family attached, townhomes, plexes and cottages.
Mixed Use: Characterized as two or more residential, commercial, cultural, institutional, and/or
industrial uses into one combined building or building(s) on the same parcel of land.
Multi-Family Housing: Stacked flats in a single buildings or groups of buildings on a single lot.
Parking is shared, and entrance to units is typically accessed through a shared lobby.
Oregon Administrative Rules (OAR): Administrative Rules are created by most agencies and some
boards and commissions to implement and interpret their statutory authority (ORS 183.310(9)). Agencies
may adopt, amend, repeal or renumber rules, permanently or temporarily. Every OAR uses the same
numbering sequence of a three-digit chapter number followed by a three-digit division number and a fourdigit rule number. For example, Oregon Administrative Rules, chapter 166, division 500, rule 0020 is
cited as OAR 166-500-0020. (oregon.gov)
Part-vacant land: Unconstrained land that has some existing development but can be subdivided to
allow for additional residential development.
Plexes and Apartments: Multiple units inside one structure on a single lot. Usually each unit has its
own entry.
Seasonal dwellings: These units are intended by the owner to be occupied during only certain
seasons of the year. They are not anyone’s usual residence. A seasonal unit may be used in more than
one season; for example, for both summer and winter sports. Published counts of seasonal units also
include housing units held for occupancy by migratory farm workers. While not currently intended
for year-round use, most seasonal units could be used year-round.
Severely Cost Burdened: Defined US Department of Housing and Urban Development (HUD) as
households who spend over 50% of their income on housing.
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Single Family Attached: Dwelling units that are duplexes without a subdividing property line
between the two to four housing units. “Attached” duplexes require a single building permit for both
dwelling units. The “attached” units would be addressed with one numerical street address for the
overall structure with separate alpha-numeric unit numbers for each dwelling.
Single Family Detached: Free standing residential building, unattached, containing separate bathing,
kitchen, sanitary, and sleeping facilities designed to be occupied by not more than one family, not
including manufactured and mobile homes.
Townhome (also known as duplexes, rowhouse, etc.): Attached housing units, each on a separate
lot, and each with its own entry from a public or shared street or common area.
Urban Growth Boundary (UGB): Under Oregon law, each of the state’s cities and metropolitan areas
has created an urban growth boundary around its perimeter – a land use planning line to control urban
expansion onto farm and forest lands.
Vacant housing unit: A housing unit is vacant if no one is living in it at the time of enumeration
unless its occupants are only temporarily absent. Units temporarily occupied at the time of
enumeration entirely by people who have a usual residence elsewhere are also classified as vacan t.
Vacant land: Vacant and part-vacant land identified within the local buildable land inventory that is
not developed and unconstrained for future planned residential development.
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