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SECTION 9.910 PLANNING

The Lowell Comprehensive Plan 2005 contains the Public Policy for the City of Lowell
regarding conservation, development and growth management within the community.

The City received a Planning Assistance Grant from the Department Land Conservation and
Development in August 2004 and immediately began preparation of The Lowell Comprehensive
Plan 2005.

The Lowell Comprehensive Plan 2005 is the first up-date of the Plan since acknowledgment by
the State of Oregon Land Conservation and Development Commission in 1982 and subsequent
Amendments in 1989.

The greatest value of the Comprehensive Plan is through its use as a policy guide for decision
making. However, it can only have limited value unless it is supported by the community and
the city administration. Possibly the most important factor in such a relationship is simply
patient leadership supported by citizens who feel that community improvement is a worthwhile
aim.

SECTION 9.911 CITY OF LOWELL

(a) Location

The City of Lowell is located on the east side of the Southern Willamette Valley in Lane County
( Township 19 South, Range 1 West, Sections 10, 11, 14 and 15 ). Lowell is situated on to the
north side of the Middle Fork of the Willamette River adjacent to Dexter Lake on the hilly
transitional terrain between the Willamette Valley and the Western Cascade Mountains. Dexter
Lake is formed by Dexter Dam, one of two dams constructed on the Middle Fork of the
Willamette River in the 1950’s.

Elevations around the community range from 650 feet mean sea level at the base of Dexter Dam
to 2,141 feet at the summit of Disappointment Butte, immediately east of Lowell. The full pond
elevation of Dexter Lake is 695 feet while the developed area of Lowell occupies portions of a
small plateau 45 feet above the lake.

Lowell is located approximately 22 miles southeast of Eugene and approximately 17 miles
southeast of Springfield. It is accessed from two of the area’s major transportation corridors.
State Highway 58 is one of the State’s primary east-west corridors from Eugene to areas east of
the Cascades located on the south side of the Middle Fork of the Willamette River. It provides
access to Lowell from a bridge and causeway across Dexter Lake. Jasper-Lowell Road and
Pengra Road, both County roads, provide access to Springfield on the east side of Middle Fork of
the Willamette River.

(b) Description
Lowell is a small community located in an area rich in natural and recreational resources
providing the City with a high level of livability.

Originally settled in 1852, Lowell was initially named Cannon, after an early settler of that name.
The town site of Lowell was once known by the landmark of Butte Disappointment, which locals
now call Lowell Butte. The town was originally located on 2,450 acres of land owned by Amos
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D. Hyland, who held many thousands of acres of timberland in the area. In 1882, Hyland named
the town Lowell after his hometown in Maine. The name change to Lowell was in response to
many letters being sent to Canyon City, Oregon instead of Cannon. The City of Lowell was not
incorporated until 1954.

Over the years, the city has sought to maintain its viability as an attractive residential community
with a local employment base.

Lowell was a timber town until the late 1980s. The early industries in the area were hop raising,
stock raising, and logging, and the present town site of Lowell was once a huge hop yard.

The first sizable increase in population occurred in conjunction with the building of the Lookout
Point Reservoir by the U.S. Army Corps of Engineers (Corps) in 1948. The Dam ushered in a
new era for the people who had settled on the Middle Fork of the Willamette River near Lowell.
Much of the town of Lowell was relocated when the dam was built. Many of the houses had to
be moved out of the river bottom east of town and new houses were built north of town for the
new employees hired to build the dam.

In recent years, Lowell’s employment has revolved primarily around the U.S. Forest Service and
the Corps, as well as the Lowell School District. Recent consolidation of the Forest Service’s
District offices substantially reduced the workforce in the Lowell office.

Employment from timber related industries have significantly declined. Because of the city’s
close proximity to the Eugene-Springfield urban area, it is less than a 30 minute commute to jobs
in Eugene and Springfield. Consequently, to a large extent, Lowell is becoming a residential
community.

SECTION 9.912 COMPREHENSIVE PLANNING

The purpose of the Comprehensive Plan is to provide guidelines for conservation and
development of community resources and to promote the public health, safety and general
welfare of community residents. It is intended to ensure that the City's livability will be enhanced
rather than weakened in the face of growth and change.

ORS Chapter 197, administered by the Department of Land Conservation and Development
(DLCD), requires that cities and counties adopt comprehensive plans and ordinances that comply
with Statewide Planning Goals and Guidelines. ORS 197.010 provides the basic policy by
stating that comprehensive plans:

a. Must be adopted by the appropriate governing body at local and state levels.

b. Are expressions of public policy in the form of policy statements, generalized maps
and standards and guidelines.

c. Shall be the basis for more specific rules, regulations and ordinances which
implement the policies expressed through the comprehensive plans.

d. Shall be prepared to assure that all public actions are consistent and coordinated
with the policies expressed through the comprehensive plans.
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e. Shall be regularly reviewed and, if necessary, revised to keep them consistent with
the changing needs and desires of the public they are designed to serve.

ORS 197.175 more specifically outlines local government responsibility when it states, "...each
City and county in this state shall:

(a) Prepare and adopt comprehensive plans consistent with state-wide planning goals
and guidelines approved by the commission (LCDC) and

(b) Enact zoning, subdivision and other ordinances or regulations to implement their
Comprehensive Plans."

ORS 197.015 (4) provides the official definition of Comprehensive Plan as follows:

"Comprehensive Plan" means a generalized, coordinated land use map and policy statement of
the governing body of a state agency, city, county or special district that interrelates all
functional and natural systems and activities relating to the use of lands, including but not limited
to sewer and water systems, transportation systems, educational systems, recreational facilities,
and natural resources and air and water quality management programs. "Comprehensive" means
all-inclusive, both in terms of the geographic area covered and the functional and natural
activities and systems occurring in the area covered by the Plan. "General nature" means a
summary to policies and proposals in broad categories and does not necessarily indicate specific
locations of any area, activity, or use. A plan is "coordinated" when the needs of all levels of
governments, semi-public and private agencies and the citizens of Oregon have been considered
and accommodated as much as possible. "Land" includes water, both surface and subsurface, and
the air.

The Lowell Comprehensive Plan 2005 is directed towards meeting the applicable Statewide
Planning Goals and Guidelines of the Oregon Land Conservation and Development Commission
(LCDC).

Section 9.100 of the Plan specifically addresses the first two goals. Goal 1, Citizen Involvement,
reads: "To develop a citizen involvement program that insures the opportunity for citizens to be
involved in all phases of the planning process".

The Lowell Comprehensive Plan 2005 (Plan) was developed and adopted with extensive citizen
participation. Provisions are also included in this element for continued citizen involvement in
the planning process.

Goal 2, Land Use Planning, reads in part: "To establish a land-use planning process and policy
framework as a basis for all decisions and actions related to the use of land and to assure an
adequate factual base for such decisions and actions".

The inventories and previous studies identified in the references provided in each Plan Section,
provide the factual basis for the plan. Utilizing this factual data, the Planning Commission and
City Council with the assistance of citizen involvement, evaluated alternative courses of action
and made final policy choices, taking into consideration social, economic, energy, and
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environmental needs of the community. The information, policies and recommendations of the
entire Plan comply with Goal 2.

The Comprehensive Plan for Lowell is the City's official policy guide for conservation and
development of community resources. It is intended to ensure that the City's livability will be
enhanced rather than weakened in the face of growth and change and is designed to promote the
public health, safety, and general welfare of community residents.

The Comprehensive Plan is the document through which the citizens of Lowell will implement
their choices on how growth and change will occur and how it will be managed. It should not be
considered a detailed development proposal, but a framework within which public officials and
private citizens can coordinate their individual developmental decisions.

SECTION 9.913 STATEWIDE PLANNING GOALS AND GUIDELINES

The City of Lowell recognizes its responsibility to include consideration of the Statewide
Planning Goals and Guidelines as adopted by the Land Conservation and Development
Commission (LCDC).

To fulfill this responsibility, the City has included consideration of the following goals:

Goal 1 Citizen Involvement: To develop a citizen involvement program that insures the
opportunity for citizens to be involved in all phases off the planning process.

Goal 2 Land Use Planning: To establish a land use planning process and policy
framework as a basis for all decision and actions related to use of land and to
assure an adequate factual base for such decisions and actions.

Goal 3 Agricultural Lands: To preserve and maintain agricultural lands.
Goal 4 Forest Lands: To conserve forest lands for forest uses.
Goal 5 Open spaces Scenic and Historic Areas, and Natural Resources: To conserve

open space and protect natural and scenic resources

Goal 6 Air, Water and Land Resources Quality: To maintain and improve the quality of
air, water and land resources of the state.

Goal 7 Areas Subject to Natural Disasters and Hazards: To protect life and property
from natural disasters and hazards.

Goal 8 Recreational Needs: To satisfy the recreational needs of the citizens and visitors
of the state.

Goal 9 Economy of the State: To diversify and improve the economy of the state.

Goal 10 Housing: To provide for the housing needs of the citizens of the state.
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Goal 11 Public Facilities and Services: To plan and develop a timely, orderly and efficient
arrangement of public facilities and services to serve as a framework for urban
and rural development.

Goal 12 Transportation: To provide and encourage a safe, convenient, and economic
transportation system.

Goal 13 Energy Conservation: To conserve energy.

Goal 14 Urbanization: To provide for an orderly and efficient transition from rural to
urban land use to accommodate urban population and urban employment inside
urban growth boundaries, to ensure efficient use of land, and to provide for
livable communities.

SECTION 9.914 THE LOWELL COMPREHENSIVE PLAN
(a) Structure & Use of the Plan

The Lowell Comprehensive 2005 Plan is structured into nine Elements contained in the
following Sections:

Section 9.910 Planning

Section 9.920 Environment

Section 9.930 Population & Economy
Section 9.940 Housing

Section 9.950 Land Use

Section 9.960 Public Facilities & Services
Section 9.970 Transportation

Section 9.980 Growth Management
Section 9.990 Comprehensive Plan Maps

Each Plan Element then contains individual topic Sections. Sections are organized into three
primary groups:

Background Data Findings
Referenced Associated Documents
Goals Policies & Recommendations

(b) Background Data Findings present a summary of information and findings relevant to the
Plan Element based on previous studies. The findings identify the relevant data, issues,
conditions and needs which must be responded to in order to fulfill state and local goals.
Findings also include an identification of the opportunities and constraints that could influence
plan implementation.

[lustrative maps and diagrams have been prepared to assist in understanding various aspects of
the Plan. Many are included with the Plan although some are not, due to reproduction
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constraints. Those not included are referenced in the Referenced Associated Documents Section
and are on file at the Lowell City Hall.

(c) Referenced Associated Documents summarize all of the plans, reports, studies, standards
and ordinances that apply to each Plan Element Topic.

(d) Goals & Policies conclude each Plan Element. Introductory paragraphs identify the
particular Statewide Planning Goals that are addressed in each Plan Element. This is followed
by the City’s adopted goals, policies and recommendations. Adopted City Policies are the
foundation of the Comprehensive Plan. They are the primary means of achieving the goals and
objectives of the Plan and the Statewide Planning Goals and Guidelines of the Oregon Land
Conservation and Development Commission.

Goals

The goals represent the ideals, results or achievement toward which the Plan is directed. They
are statements of purpose and specify, on a general level, what the planning effort is intended to
accomplish.

Policies
Policies are identified as "shall" statements (i.e. "The City shall"). The policies are the means by
which the City will implement the Plan.

Policies are official statements of strategy or principle that specify the intent of the City
concerning the future growth and development of the community. Adopted by the City Council,
they represent the official position of the City of Lowell while also providing:

1. A long range guide for the evaluation of various proposals for physical change and
improvement.
2. A framework for making sound decisions on zoning, subdivisions, capital improvement

programs, and other codes and ordinances.

3. A guide for public programs and expenditures.
4. An indicator of more detailed and specific studies that are needed.
5. A source of information and a statement of planning policy that is useful to the local

business community, the general public, and other governmental units in making
decisions regarding their individual development plans.

Conservation policies identify those elements or conditions of the community environment the
citizens wish to preserve or enhance.

Development Policies identify those elements or conditions that require change or improvement
and needed elements or conditions now lacking within the community.
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(d) Plan Amendments and Local Plan Changes

Plan Amendments should be made as needed to maintain the Plan as an up-to-date guideline for
urban development in Lowell. Section 9.253 of the Land Development Code provides the
procedures for Code or Plan Amendments.

A complete Plan review should also be performed at least once every five years to determine if
major revisions to the Plan or Code are necessary. A public notice should be issued if it is
determined that amendments are needed.

Plan Amendments include text or land use map changes that have widespread and significant
impact within the community.

The Comprehensive Plan or Land Development Code should be revised as community needs
change or when development occurs at a different rate than contemplated by the Plan. Major
revisions should not be made more frequently than every five years unless changing conditions
warrant this significant action.

Local Plan Changes do not have significant effect beyond an immediate area, such as a request
for a Land Use District or Zone Change affecting a single ownership. Local Plan Changes do not
represent a policy change relative to the community as a whole. The need and justification for
the proposed change should be clearly established. Local changes should be made as needed to
maintain the Plan as an up-to-date guideline for community growth and development.

Major Amendments and Local Changes to the Plan or Code must be adopted by the City Council
following a recommendation by the Planning Commission based upon citizen involvement, and
coordination with other governmental units and agencies. Citizens in the area and affected
governmental units will be given an opportunity to review and comment prior to any proposed
Plan or Code change.

Amendments to the Plan or Code may be initiated by the City Council, the Planning
Commission, a property owner, or any citizen.

Adopted changes shall be maintained in the Record File of the proceedings at City Hall and
copies of the amendment shall be placed in the applicable sections of the Plan or Code. Review
copies shall be available to the public and personal copies may be purchased at the Lowell City
Hall.

(e) Measure 37 Implications for Plan Amendments.

Ballot Measure 37, approved by voters at the November, 2004 General Election, requires the
City, under certain circumstances, to reimburse property owners for the loss of property value as
a result of a land use decision by the City. It is the policy of the City, for any proposed
amendment to the Plan or Code, that if any property owner raises a reasonable issue of possible
loss of property value as a result of the proposed amendment, the City will not make a decision
on the amendment until the loss of such value, if any, can be estimated by qualified persons.
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(f) City/County Coordination

The Lowell Urban Growth Boundary (UGB) and the City Limits are contiguous. That is, they
are the same boundary. An “Area of Interest” (AOI) or area of mutual concern was established
in 2000 in a “Joint Agreement for Planning Coordination Between Lane County and the City
Lowell”. The City has outright planning responsibility for the area within the City/UGB
boundary. The County has planning responsibility for the AOI although it will submit proposed
changes and development proposals to the City for review and comment prior to issuing a
decision on specified Land Use Action

(g) Plan Implementation

Implementation measures are intended to assist in putting the Plan into effect. Generally, Plan
implementation includes the enactment of regulatory measures pertaining to land development
such as zoning and subdivision regulations that are contained in the Lowell Land Development
Code, but also include other studies, reports, standards, plans and ordinances. Capital
Improvement Programs or other management measures also assist in implementing Planning
Goals and Policies.

The Plan and implementing ordinances will be adopted by the Lowell City Council after review
and recommendation by the Planning Commission and public participation and public hearings.
Implementation ordinances will be reviewed and revised as needed.

The Plan, supporting documents, and implementing ordinances will be maintained on file in the
Lowell City Hall and are easily accessible to the public.

(h) Plans

There are several specific plans and planning studies that are referenced in the Lowell
Comprehensive Plan, but are not a part of the adopted plan. They are identified and referenced
in the applicable topic section of the Plan.

(1) Zoning

Zoning is probably the most familiar legal instrument used in plan implementation. While the
Comprehensive Plan specifies the principals and policies for conservation and development of
community resources, the zoning provisions of the Code actually provide the definite and precise
standards and procedures to implement the Plan.

(j) Zoning and the Comprehensive Plan

The Comprehensive Plan, while a guide for zoning actions, is not a zoning regulation. Zoning
regulations are detailed pieces of legislation that are intended to implement the proposals of the
Comprehensive Plan by providing specific standards for use of land in various districts within
the community.

It is important that zone change proposals be considered in relation to the policies and aims of
the Comprehensive Plan. Amendments to the Zoning provisions of this Code that are consistent
with the Comprehensive Plan can proceed as provided in the Code. However, zoning
amendments that are contrary to the intent of the Comprehensive Plan should be reviewed first as
a potential Plan change. If the zoning amendment is deemed in the public interest, then the
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Comprehensive Plan should be so amended before action on the zoning amendment proceeds.
This procedure should guarantee essential coordination between the two planning instruments.

The City of Lowell has prepared a Land Use Development Code in conformance with the City's
Comprehensive Plan and has incorporated the Plan therein to facilitate coordinated decision-
making.

To further facilitate coordinated planning efforts, the Zoning Map and the Comprehensive Map
have been combined into a single Land Use District Map.

(k) Land Division Regulations

Land Division regulations provide the City with guidelines for approval of subdivision or
partition plats. It specifies procedures for plat approval; contains design standards for streets,
lots, and blocks; and lists improvements such as streets and utilities that are to be provided by the
Land Divider.

Lowell has adopted Land Division regulations into the Code in conformance with the
Comprehensive Plan.

(1) Building Permits

The City issues Building Permits, administers the State Building Code and provides inspection
services through a contract with a qualified service provider. Building permits are maintained on
file at the City providing a continuous building and development record.

Outright permitted uses are issued a building permit without prior approval by the City.
Developments requiring review and approval by the City are issued a building permit only after
final approval is obtained.
Capital Improvement Program
It is essential that long range financial planning, based on available and anticipated resources, be
maintained by the city.
Capital Improvements Programming is one of the tools available to the community for long
range financial planning. The long range Financial Plan encompasses estimates of the City's
expenditures for establishing, operating and maintaining public services and for constructing
capital improvements.
A long range financial plan must be based on the following:

1. An Operating and Maintenance Budget for public services.

2. A Capital Improvements Program based on a Comprehensive Plan.

3. A Comprehensive Revenue Program.

Upon completion of the financial plan, it is carried out with the following programs:

1. A priority list of proposed capital improvements.
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2. A five-year capital improvement budget.
3. The annual city budget.

It is essential that additional operating expenses brought about by capital expenditures be
included in the annual budget to insure correlation of operating and capital budgets.

In estimating revenue sources, those public agencies not directly controlled by the City, but
responsible for the provisions of certain capital expenditures relative to City requirements, must
be related to priority scheduling in time and coordinated as to their availability of funds.

Based on detailed programs expressing levels of service, and a definition of facilities to provide
this service, cost estimates for capital expenditures may be prepared and individual program
priorities assigned. Priority projects for the various program areas can then be selected to
prepare an annual capital expenditure budget, based on the anticipated revenues of that year.

SECTION 9.915 LOWELL CITIZEN INVOLVEMENT PROGRAM

The City of Lowell recognizes its responsibilities under the Statewide Planning Goals and
Guidelines as adopted by the Land Conservation and Development Commission to prepare,
adopt, and implement a "Citizen Involvement Program" (CIP). This program is intended to
assure that all citizens have an opportunity to be involved in all phases of the planning process.

(a) The Lowell City Planning Commission is designated as the Committee for Citizen
Involvement (CCI). The CCI will establish and maintain an effective communications
link between decision-makers and those citizens desiring to be involved in the planning
process.

(b) The Lowell Citizen Advisory Committee (CAC) shall consist of members of the Planning
Commission and additional citizens who meet with and serve as ex-officio members of
the Planning Commission when the body is acting as the CAC. Members of the Planning
Commission will be chosen by procedures established by the City Council. Additional
ex-officio members shall be appointed by the City Council as needed to create a CAC
broadly representative of geographic areas and of interests relating to land uses and land
use decisions.

(c) The City will provide for an ongoing citizen involvement program that will allow all
citizens the opportunity to be involved in the planning process. This will include, but not
be limited to, the following:

(1) Formulation of a Citizen Advisory Committee (CAC) to assist in citizen
participation.

(2) Citizen participation in the formulation and development of plans, maps, surveys,
inventories, special studies, or other key components of the planning process.

(3) Citizen participation in the formulation goals and policies to guide decision-making.

(4) Citizen participation in the review, evaluation, and recommendation regarding
proposed changes to the comprehensive plan and implementing ordinances.
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(d) The City shall encourage organizations, special districts and other government agencies
to participate in the planning process and to coordinate their planning efforts with those
of the City of Lowell.

(e) The City will communicate planning information to citizens and government agencies
through the use of public meetings, the news media, the mailing of notices and/or a
community newsletter.

§)) Open public meetings will be conducted by the City at key points during the course of the
planning program. Through these meetings, citizens will be given the opportunity to
participate in planning activities such as data collection, plan preparation and plan
implementation.

(2) The time and place of public meetings addressing local planning issues shall be widely
publicized. Notification may include posting at the City Hall, Fire Station and the Post
Office and by notification in a community newsletter. Affected agencies and affected
property owners will be notified by first class mail on issues that could change the
classification of property or that limits or prohibits land uses previously allowed.

(h) The public shall be given the opportunity to review and comment on planning proposals
both verbally at public meetings and in writing.

(1) Minutes of all Planning Commission and City Council meetings and all technical
information, plans, studies, and ordinances shall be maintained and available for public
use at the City Hall.

SECTION 9.916 LOWELL AGENCY INVOLVEMENT PROGRAM

The City of Lowell recognizes its responsibility under the Statewide Planning Goals and
Guidelines as adopted by the Land Conservation and Development Commission, to prepare,
adopt and implement a program for "Agency Involvement and Coordination". This program is
intended to assure an effective working relationship with those local, state, and federal agencies
that may have an interest in the City and its surrounding area.

In order to fulfill this responsibility, the City has adopted the following agency involvement
program:

(a) The City will notify the following agencies where development proposals may have an
impact on their facilities or programs and where notification is otherwise required by law
or agreement:

Regional and Local Agencies (RLA)

1. Lane County Planning Department

2. Lane Council of Governments (LCOG)
3. Lowell School District

4.  Lane Community College
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(b)

(©)

(d)

5 Lowell Rural Fire District

6. Lane County Health Department

7. Lane County Housing Authority

8. Lane County Sheriff

State-Agencies (SA)

1. State Housing & Community Development Department
2 Department of Environmental Quality

3. Department of Geology and Mineral Industries

4.  State Health Division

5 Division of State Lands

6 Economic and Community Development Department
7. Department of Transportation

8.  Parks and Recreation Department

10. Department of Water Resources

11. Department of Fish and Wildlife

12. Department of Land Conservation and Development.

Federal Agencies (FA)

1.  Federal Emergency Management Agency (FEMA)
2. US Army Corps of Engineers

3. US Forest Service — Middle Fork Ranger Station
4.  US Department of Agriculture Rural Development
5. US Department of Housing and Urban Development
6.  US Environmental Protection Agency

7. US Natural Resource Conservation Service
Others (O)

1. Lane Electric Cooperative

2. Qwest Telephone Company

3. Charter Communications Television Cable

4.  Star Garbage

The City will inform affected agencies of the status of current planning efforts, future
planning work schedules, and regular meeting dates of the City Planning Commission
and the City Council.

The City will provide to agencies, on request, copies of studies, plans and ordinances
which are related to the City's planning program.

The City will request each agency to designate a contact person who will be responsible
for coordination with the City.

The City will inform the various agencies of public hearings and other meetings, where
they may have an interest.
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(f)  The City will encourage each agency to provide the information which is needed by the
City to carry out its planning program. This may involve such activities as:

(1) Provision of plans or studies prepared by the agency that are needed by the City.
(2) Participation by the agency in public hearings or other meetings.

(3) Direct assistance by the agency in the development of a plan or study or in the
consideration of a specific planning-related problem

SECTION 9.917 RESERVED FOR EXPANSION.
SECTION 9.918 REFERENCED ASSOCIATED DOCUMENTS

1. Lowell Comprehensive Plan, Land Council of Governments; 1978, 1980, 1981, 1982
LCDC Acknowledged and 1989 Amended.

2. Lowell Urban Growth Boundary Land Analysis Draft, Lane Council of Governments,
2001.

3. Lowell Economic Development Strategic Plan, Lane Council of Governments, 2003.
4. Region 2050, Lane Council of Governments, 2001-2005.

SECTION 9.919 PLANNING GOALS & POLICIES

(a) The following Lowell goals and policies address the first two Statewide Planning Goals.

Goal 1 Citizen Involvement reads: "To develop a citizen involvement program that insures the
opportunity for citizens to be involved in all phases of the planning process".

Goal 2 Land Use Planning reads in part: "To establish a land-use planning process and policy
framework as a basis for all decisions and actions related to the use of land and to assure an
adequate factual base for such decisions and actions".

(b) Lowell Planning Goals

GOAL 1. To encourage development in a planned and considered manner consistent with
the community's vision, general health, safety and welfare.

GOAL 2. To achieve an environment that assures each individual the widest possible
choices and opportunities for a productive and meaningful life-style within the

community.

GOAL 3. To preserve those features that are special and unique to the community while
also being responsive to changing needs and conditions.
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GOAL 4. To achieve public interest, understanding, and support of the planning process and

the goals toward which the process is directed.

GOALS. To provide effective communication between city residents and city officials and

to provide an ongoing opportunity for all persons to participate in all phases of the
planning process.

(c) Lowell Planning Policies

1.

10.

11.

12.

The Comprehensive Plan is the controlling planning instrument for the City of Lowell. All
other land use, development and management plans shall be in conformance with the Plan.

The Lowell Comprehensive Plan shall be maintained as an on-going decision making
guideline for planning actions within the Lowell Urban Growth Boundary.

All proposed revisions or amendments to the adopted policies shall be reviewed at public
hearings before final adoption.

All local codes and ordinances shall be in conformance with the adopted policies of the
Comprehensive Plan. Code or ordinance amendments, deemed in the public interest, that
are contrary to the intent of the adopted policies shall be reviewed and amended as policy
changes to the Comprehensive Plan.

The City shall be an active participant in regional planning efforts.

Coordination shall be maintained between the school district, serving utilities, Lane
County, and other governmental agencies having facilities or programs in the area.

The City shall monitor significant area developments outside of the City that could affect
the City.

An active and on-going citizen involvement program shall be maintained by the City to
insure that all citizens have an opportunity to be informed and involved in the planning
process.

The City of Lowell shall reinforce the applicable Statewide Planning Goals as they apply to
the community through specific goals, objectives and policies in response to community

needs.

The City shall develop an accurate buildable lands inventory which shall be maintained on
a continual basis.

All future plan-related studies and reports shall be recorded as source references in the plan

The studies and plans of other agencies, applicable to the City of Lowell, shall also be
referenced and noted in the applicable element of the Comprehensive Plan.
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13. A Capital Improvement Program shall be developed and maintained as an on-going
implementation component of the Comprehensive Plan.

SECTION 9.920 ENVIRONMENT

Section 9.921 Environmental Data Summary

The Environment Section of the Lowell Comprehensive Plan presents a summary of existing
environmental conditions in the Lowell area so these environmental resources can be protected
and enhanced while accommodating needed growth and development.

Maintaining Lowell's environmental quality is essential to the livability of the community. At
the same time, there are environmental conditions that can impact development unless they are
properly addressed.

(a) Regional Context

Lowell is situated in a narrow finger of the Southern Willamette Valley formed by the Middle
Fork of the Willamette River. Lowell is located on Dexter Reservoir near the Willamette
National Forest and is near to Lookout Point and Fall Creek Reservoirs. The Willamette Valley
is formed by the Willamette River and its tributaries between the Coast and Cascade mountain
ranges. The Willamette River flows northward to join the Columbia River before entering the
Pacific Ocean.

The Willamette Valley was a destination of the earliest settlers that located on the farmable
flatlands of the valley along the waterways where most of the cities formed. The Eugene-
Springfield metropolitan area became the economic and cultural center of the Southern
Willamette Valley where other community inhabitants share a common watershed, air shed,
commute shed, and growth shed.

(b) Climate

The climate is dominated by moist, mild air from the Pacific Ocean. Winters are cloudy and wet,
with mild temperatures. Winter temperatures are usually in the forties. Most precipitation, in the
form of both rain and snow, occurs from November to March. Rainfall is approximately five to
eight inches per month in this wet season. Snowfall is insufficient to support any snow related
recreational activities.

The average yearly high and low temperatures are 63 and 42 degrees fahrenheit. The average
annual percipation is between 35 and 45 inches. Lowell has nearly 7 more inches than nearby
Eugene. The summer months are dry with moderate temperatures, and the days are generally
sunny. Highest temperatures at the lake occur in August. The average temperature for July and
August is 68. The month of July averages the lowest percent of cloudiness at 37 percent; August
is the next lowest.
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(¢) Topography & Vegetation

Lowell is situated at the southeast end of the Willamette Valley formed by the middle fork of the
Willamette River. The community is surrounded by hilly terrain characteristic of the transitional
area between the Willamette Valley and the high Western Cascade Mountains.

Lowell is 741 feet above sea level. Elevations around the community range from 695 feet at the
full pool elevation of Dexter Lake to 2,141 feet at the summit of Disappointment Butte,
immediately northeast of Lowell. The developed area of Lowell occupies portions of a small
plateau 45 feet above the lake.

Logging, dam and road construction, farming and grazing have altered the vegetation found in
the area. Most obvious is the lack of forest in the predominately forest zone adjacent to the City.
There is some indigenous plant communities on the few relatively undisturbed sites surrounding
Lowell, including Oak and Douglas Fir, Incense Cedar and Western Red Cedar. Riparian and
aquatic vegetation are found on the banks surrounding Dexter Lake. No other locality near
Eugene-Springfield is known to offer comparable diversity of vegetation. While the surrounding
area is rich in its diversity of vegetation, the city limits site possesses only scattered groves of
evergreen and deciduous trees while the remaining undeveloped land is covered with native
grasses.

(d) Hydrology

Several factors other than climate affect the occurrence, distribution, and availability of the total
quantity of water available in the basin. Water storage is achieved naturally through glaciers,
snowpacks, lakes and the underlying soils. Man has added to this list in the form of ponds and
Ieservoirs.

Dexter Dam is an earth filled dam with a concrete spillway whose gates are controlled from
Lookout Point. The resultant lake divides the area into two sections. The lake covers 960 acres
at minimum lower pool and 1,025 acres at full pool. The lake is 3.3 miles in length and its
circumference measures 7.3 miles. Dexter is a regulating dam that works in conjunction with
Lookout Point Reservoir. Because of this, the surface level is quite stable and varies only by five
feet year round. The only withdrawals from full pool are those required to regulate the varying
power releases from Lookout Point powerhouse to fairly uniform flows downstream of Dexter
Dam.

The shoreline areas of Dexter Lake have gradual slopes with few bays and coves. The
topography of the surrounding area is mountainous, and runoff naturally flows down to the
reservoir from the steep slopes on each side.

Soil properties and soil cover both influence runoff from rainfall. Soil properties also play an
important part in the recharge of groundwater. Soil cover is important to the rainfall/runoff
relationship because it determines the relative quantities of water that will run off or will be
available for plant use and for groundwater recharge. Soil cover also determines the rate at
which runoff will occur.

(e) Soils

In 1970, the U.S. Soil Conservation Service (SCS - Now Rural Development ) prepared a report
at the request of the City of Lowell entitled "Soil Survey Report for Land Use Planning and
Community Development, Lowell Area, Oregon." The report presents information on soils found
in Lowell and the surrounding area and evaluates these soils in terms of their suitability for
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various types of urbanizing land uses. Noted limitations to development are the presence of
excessive slopes, shallow depth to bedrock, clay subsoils with slow permeability, high
shrink-swell potential, and seasonally high water table. The purpose of the report is to identify
the existing soil conditions, the hazardous areas, and those areas where various land uses are best
accommodated.

Soils covering the slopes surrounding Lowell are composed of shallow clays over moderately
shallow, weathered rock. Soils within the developed area of Lowell consist generally of dense
clays with natural stability hazards, such as small, active slumps, evident along the incised
drainage channels, and silty clay soils which present drainage problems.

The soil characteristics generally known in the Lowell area are not conducive to, nor have the
capacity for volume agricultural farm use. The farming of seed or produce crops has not been
historically viable. Grazing of sheep or cattle has been the primary agricultural land use.
Agricultural soils, identified by the SCS Soil Capability Classification Systems, appear on the
Agricultural Suitability Map. The Vacant Agricultural Land Map shows only soil classifications
I-IV that are vacant. This map indicated that the vacant agricultural soils in the core area of
Lowell, because of adjacent uses and land use patterns committing them to urban development,
cannot be used for any viable agricultural enterprise other than for perhaps urban gardening.
Further, when the Vacant Agricultural Land Map is overlayed with the Over 15 Percent Slope
Map and the Elevation Above 880 Map, the amount of land actually usable for agriculture within
the City of Lowell is negligible. However, the majority of the land is zoned R-1 which does
allow agricultural pursuits if desired by the land owner.

(f) Geology

Dexter Lake is located within the transitional area between the Willamette Valley and Western
Cascade Geologic and Physiographic Provinces. These two geologic subdivisions are strikingly
different in several aspects of their geologic history. In the Western Cascade Range the hill
slopes are underlain by intrusive rocks, laval flows, and tuffs which were formed ten to 35
million years ago. Since then erosion has been the dominant geological process as stream-
cutting and landsliding have sculptured the major valleys and surrounding rugged hills and
buttes. Consequently, the valley floor is filled with river sediments.

Many of the high buttes surrounding the Dexter Lake area are resistant remnants of massive
stocks that intruded the Little Butte Formation during the latter part of the Tertiary Period. One
such feature is Eagle Rock, composed of a course-grained diorite which was quarried during
construction of Lookout Point Dam. Mount Zion appears to be of similar makeup. Williams
Butte and the high hill immediately to the east are also cored by intrusive rock, but in these two
cases it is dense fine-grained basalt.

The geologic history of the Willamette River in the Dexter Lake area is recorded in the valley
bottom alluvial fill and in old, high terrace benches on the valley walls at elevations up to more
than 150 feet above the present river level. The highest river terraces and gravels, clearly
exposed at an elevation of about 800 feet, are of unknown age, but probably date back into the
Pleistocene. This is evidenced by the deep weathering of the old gravels. Many of the clasts,
once river rocks, can now be easily cut with a knife.

The main portion of the river valley is floored by river gravels and overbank silt and sand
deposits that have accumulated since the last major glaciation of the high mountains to the east.
During the period of glacial retreat, from about 13,000 to 8,000 years ago, river draining of the
recently deglaciated mountainous areas carried greater sediment loads than they do today. Some
of this material now forms terraces ten to 30 feet above the river level. For the past few thousand
years, the river has been undergoing extensive meandering and downcutting, as evidenced by
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numerous meander scars and recently abandoned channels on the surface of the floodplain.
These natural drainage ways are flood and storm channels, and the City should take appropriate
action to insure their continued operation and maintenance.

At present, there are no known commercial mineral resources for exploitation noted in the
Dexter Lake Master Plan prepared by the U.S. Army Corps of Engineers.

(g) Landslides

Portions of the area surrounding Lowell have, in recent years, shown a high potential for
landslides. The slide on the east face of Eagle Rock that displaced Highway 58, the Southern
Pacific Railroad line, and a number of buildings occurred after waste material from the quarry
was deposited on the slide area. Other slides have been experienced near the north abutment of
Lookout Point Dam in unstable deposits of natural slope debris and excavated waste material.
Numerous small failures have been noted in connection with construction activity in deeply
weathered tuffs of the Little Butte formation.

The history of landslide activity associated with construction projects demonstrates the fragile
nature of the geology and soils throughout the area and the need for careful analysis of the
conditions affecting land use planning and development.

(h) Drainage

The City of Lowell borders the north shore of Dexter Lake and is surrounded by hills on all other
sides. The resulting topographical configuration creates a short drainage basin which funnels the
runoff through the community to the reservoir. Since most of the development within the City
occurs on a relatively flat bench overlooking the lake, there are problems associated with
channeling excess surface water through this area.

There are a number of incised natural water courses in the hills and across the flatter portions of
the area which, supplemented by a series of roadside ditches, carry the runoff to the lake. The
major drainage problem in the community involves getting the excess surface water in the flat
areas into the drainage channels.

SCS conducted a field survey of the drainage situation in Lowell in 1969 and prepared a report,
"A Reconnaissance Report for the City of Lowell Drainage Problem," which makes several
recommendations:

* The water collection problems associated with the low lying areas of the community can
best be solved by land shaping.

* Proper maintenance of the existing roadside ditches would also facilitate and improve
drainage in the area. The City should consider a complete drainage study of the area to be
made by a private engineering consultant. This study should include the developed area
of the City and any or all areas where future development can be expected.

» All existing natural drainage ways should be considered flood and storm channels, and
the City should take appropriate action to insure their continued operation and
maintenance.
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(1) Slope

Shallow slopes of less than eight percent do not normally represent major constraints to
development. Although soil type and other physical factors must be considered, problems of
erosion, slump, creep or slide, and excess drainage are minimal. Development costs are lesser on
shallow slopes than on steeper slopes.

Development on moderate slopes of 8 to 15 percent require more careful design consideration.
Steep slopes of 15 percent and greater generally pose severe development constraints due to the
high cost of providing roads, utilities, and environmental protection.

As indicated in the preceding discussion of topography and drainage, Lowell is partially framed
by hills. Analysis of the topography indicates that there is approximately 250 acres of accessible
land with slopes less than 15 percent within the City of Lowell.

(j) Reservoir Shoreland

Land within the city limits, along the shore of Dexter Lake, is within the government reserve
under the management of the U.S. Army Corps of Engineers. The objectives of the
management program are aesthetic enhancement, recreation, wildlife, and watershed protection.
These objectives are to be achieved through the conservation of soil, timber, grassland, water,
and wildlife resources throughout the reserve. A lake shore management plan addresses private
floating facilities along the shoreline.

(k) Habitats

Wildlife habitat depends upon climate, soils, topography, water, vegetation and the presence of
people. Collectively, these factors create environments that provide food, water and cover for
wildlife species. All vegetative types in developed areas provide habitat for some type of
wildlife species. Wildlife distribution correlates with different types and succession of plants.
It is this association that forms the basis for the following analysis of wildlife within the City of
Lowell.

A 1976 aerial photo, in conjunction with a field investigation identified five vegetative cover
types. These cover types are riparian, urban, field, lake, and mixed conifer/deciduous woodland.
The Vegetation Map shows the relationship of these cover types to the City of Lowell and
Appendix E, 1982 Lowell Comprehensive Plan 1982 lists those wildlife types commonly
associated with these vegetative covers. The following is a description of the five vegetative
cover types and commonly associated wildlife:

a. Riparian: This type of vegetation most frequently occurs along streams and rivers and
usually forms a dense narrow bend near the shoreline. This vegetative habitat is very
valuable in that it provides food, cover, and resting opportunities for a great variety of
animal species.

b. Urban: Little vegetation exists in this environment except in the form of lawns,
ornamental trees, flowers, and gardens. Some natural vegetation may remain, although
pavement, concrete, and buildings dominate.

c. Lakes: For purposes of this analysis, this vegetative habitat consists of ponds, rivers,
lakes, and sloughs. Most of these habitats offer resting and feeding opportunities for
waterfowl.
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d. Mixed Conifer/Deciduous Woodlands: This forest consists primarily of Douglas Fir,
although significant quantities of Oregon Big Leaf Maple and Oregon White Oak are
present.

e. Fields: This habitat type contains the annual and perennial grasslands of the State.
Species of grass differ with geophysical area.

Presently, there are no known rare or endangered species of wildlife residing within Lowell.
Because of the large amount of natural land in public ownership adjacent to Lowell, no areas of
vegetative cover have been identified as being essential to the survival of any wildlife species
commonly found in the Lowell area.

While wildlife habitats in the community are marginal, water-fowl, shore birds, and upland
game may be found along the northeastern shore of Dexter Lake; quail may be found on the
extreme southeastern shore.

The lake is used heavily for winter resting and feeding by as many as 2,000 migratory birds.
Some waterfowl nesting occurs mainly on the eastern portion of the lake. Many species of non-
game birds use the habitats along the lake shore. Fur-bearing mammals using the lake margins
include muskrat, beaver, mink, and occasionally otter. Warm water game fish are also present in
Dexter Lake.

The lake fringe is U.S. Army Corps of Engineer's property. It should be retained in its natural
state to provide food and cover for wildlife.

SECTIONS 9.922-9.927 RESERVED FOR EXPANSION.
SECTION 9.928 REFERENCED ASSOCIATED DOCUMENTS

1. Lowell Comprehensive Plan, Land Council of Governments; 1978, 1980, 1981, 1982
LCDC Acknowledged and 1989 Amended.

2. The Willamette River Basin Planning Atlas, Pacific Northwest Ecosystem Research
Consortium, Oregon State University Press, 2002.

SECTION 9.929 ENVIRONMENT GOALS & POLICIES

(a) Statewide Planning Goals. The primary Statewide Planning Goals related to this element
of the Plan are Goals 5, 6, and 7 although other Goals also have natural environmental
implications.

Goal 5 reads: "To protect natural resources and conserve scenic and historic areas and open
space." In response to this goal the following Lowell Policies are included to help insure the wise
management of natural resources for future generations and to avoid land use conflicts damaging
to the natural environment.

Goal 6 reads: "To maintain and improve the quality of air, water and land resources of the state."
In response to this goal the following Lowell Policies are included to insure that waste and
process discharges do not threaten to violate state or federal environmental quality statutes, rules
and standards, nor exceed the natural environmental carrying capacity of the area.
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Goal 7 reads: "To protect life and property from natural disasters and hazards." In response to
this goal this element includes policies that are appropriate safeguards to insure against loss of
life and property from natural disasters and hazards. The primary hazards in the Lowell area are
related to potential flooding, localized ponding, and steep slope erosion earth slide potentials.

This element also includes policies relevant to Goals 3, "To preserve and maintain agricultural
land". and Goal 4, “To conserve forest lands by maintaining the forest land base”.

(b) Lowell Environmental Goals
GOAL #1 To protect and improve the environmental quality of the Lowell area.

(¢) Lowell Environment Policies

1. The City shall strive for continual and substantial progress toward improving the quality of
the local environment by supporting and enforcing applicable environmental quality
standards and regulations.

2. The City shall encourage developments that reinforce the aesthetic appeal of the
community's natural setting.

3. Development proposals in areas considered to pose geologic hazards such as flooding, poor
drainage, ponding, high water table and slippage shall submit engineering investigations for
review and approval of the City to ensure that environmental problems can be mitigated.

4. Area watercourses, drainageways and significant wetlands protect water resources, fish and
wildlife habitats, preserve recreational and scenic resources, and serve as natural greenway
buffers within the community. Developments requiring channelization, removal of
significant native vegetation, alteration of drainageway banks and filling of drainage
channels shall be discouraged. Alterations considered necessary shall be submitted to the
City for review and approval.

5. Groundwater resources shall be protected from potential pollution from septic tank wastes,
urban run-offs, solid and liquid waste disposal, and agricultural contaminants.

6. Developments adjacent to Dexter Lake, drainageways, ponds and sloughs that may contain
wetlands or riparian areas shall provide protective measures to insure water quality and
wildlife habitat is preserved, restored or mitigated.

7. The City of Lowell shall support and cooperate with the U.S. Army Corps of Engineers to
maintain the Dexter Lake shoreline as a natural open space feature for the community and
to provide wildlife habitat.

8. Development proposals for residential, commercial or industrial developments shall

recognize the value of existing on-site native vegetation and shall identify these features as
part of the City’s review and approval procedures.
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9. The creation of vegetative screening and/or buffers between non-residential areas and
residential uses shall be required.

10. In evaluating discretionary land use applications, the City shall consider the effects of the
proposed use upon identified fish and wildlife habitats.

11. The creation of trails and parks associated with vegetative drainageways shall be a
consideration in all park master planning efforts.

12. Hillside developments requiring significant removal of native vegetation, alteration of
drainageways and excessive cut & fill shall be discouraged and specific standards for
hillside development shall be adopted.

13. Unshielded lighting producing glare shall be discouraged particularly in hillside areas and
specific standards to reduce the effects of lighting glare shall be adopted.

14. The City shall require compliance with local, state and federal air quality regulations and
air quality compliance shall be an identified requirement for applications submitted to the
City.

15. Proposed developments shall comply with the, DEQ Noise Control regulations, the Oregon
Noise Control Act and all other applicable federal, state and local noise control regulations
and noise compliance shall be an identified item requirement for applications submitted to
the City.

SECTION 9.930 POPULATION & ECONOMY

SECTION 9.931 POPULATION & ECONOMY DATA SUMMARY

This Section contains background data on existing population and employment levels and
projections of future population and employment trends. Population and economic data for
Lowell cannot be viewed in isolation. Lowell is an integral part of the larger Lane County
region. Population data and projections provide a basis for determining land use, housing,
transportation and public facility needs. Projections of population and economic activities also
indicate potential impacts on the environment resulting from population and economic growth.

In 2000, Lowell’s population was 857 according to the US Census. The city successfully
challenged this estimate and it was corrected by the Census Bureau to 880. The geographical
information database at Lane Council of Governments indicates that there are approximately 957
people in Lowell (assuming the same vacancy rate and persons per household as the US Census
Bureau) Of the cities in the region, only Westfir has a smaller population.
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(a) Population

(1) Population Projection Assumptions
The following assumptions are the basis for the population projections for Lowell:

* There will be limited growth outside the City Limits/UGB.
» The city will continue to be supportive of growth.
* A small town preference will continue to contribute to growth.

(2) 2000-2020 Population Projections

Lowell has been growing at a relatively slow rate, compared to the county as a whole. The 2000
US Census specified the total population for Lowell at 857. Based on a housing and resident
count conducted by the city, the 2000 population was estimated based on the number of housing
units in the LCOG parcel file, and the persons per household and vacancy rate from the 2000 US
Census. This resulted in a 2000 population of 957.

TABLE 9.930 A
Lowell Historical Population
Year Population
1960 503
1970 567
1980 661
1990 785
2000 880

Sources: US Census (2000)
(3) Population Growth Rates
Based on the population estimates for 1960, 1970, 1980, 1990, and 2000 population, the city’s
average annual growth rate has been relatively low over the last 40 years, ranging from about
1.2% during the 1960s up to 2.0% during the 1990s.

TABLE 9.930 B
Lowell Average Annual Growth Rate Population
Based on Alternative Population
Time Years |Growth Rate 2020
Period Population
Estimates

10-Year |1960-1970 1.20%

1970-1980 1.55%
1980-1990 1.73%

1990-2000 2.00% 1,422
20-Year |1980-2000 1.87% 1,386
30-Year |1970-2000 1.76% 1,357
40-Year |1960-2000 1.62% 1,320

Attachment A, Ordinance 244 TC-26 11/15/05



CITY OF LOWELL COMPREHENSIVE PLAN 2005

The preferred population projections take into account the City’s relatively slow but steady
growth rate over the last forty years. The preferred population projection for the city is based on
“% of Lane County.” The UGB is co-terminus with the city limits.

TABLE 9.930 C
Population Allocation for Urban Growth Boundary Areas in Lane County
with Annual Average Growth Rates
Lane County

Year Low Forecast High Outside UGB | Lowell
1990 282,912 62,043 785
2000 322,977 63,664 880
2004 333,350 61,710 900
2025 390,251 431,330 56,500 1,500
410,790
2030 410,362 453,558 56,000 1,700
431,960
Average Annual Growth Rates
1990
2000 1.33% 0.26% 1.15%
2004 0.79% -0.78% 0.56%
Projected Growth Rates
2000-2025 0.97% -0.48% -0.48% 2.16%
2000-2030 0.97% -0.43% -0.43% 2.22%

1990 and 2000 population figures are based on Census data and the 2004 figures are population
estimates produced by the Population Research Center at PSU.

(4) Demographics
The City of Lowell had a Census population of 880 residents in 2000. Lowell was among the

slowest growing cities in Lane County from 1990 to 2000, with a 9% increase in population that
exceeded only the growth rates of Oakridge and Westfir over that time period.
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TABLE 9.930 D

Percentage Change in Population 1990-2000

us 13.2%

I

Oregon 20.4%

Lane County 14.2%

Lowell Region . 1.4%

Lowell 9.2%

|

0.0% 5.0% 10.0% 15.0% 20.0% 25.0%
Percent

Note: During the entire period, Lowell had development moratoriums in place due to limited
water and sewer capacity.

TABLE 9.930 E

Age Brackets
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TABLE 9.930 F
Median Age
Area Median Age
Lane County 36.6
Lowell 34.5

Source: 2000 U.S. Census

The Lowell region work force population is comprised of higher percentages of residents 55 and
over, and lower percentages of residents 20-54, than both Lane County and Oregon.

SECTION 9.932 ECONOMY

Lowell was a timber town until the late 1980s. The early industries in the area were hop raising,
stock raising, and logging, and the present town site of Lowell was once a huge hop yard. The
first sizable increase in population occurred in conjunction with the building of the Lookout
Point Reservoir by the U.S. Army Corps of Engineers (Corps) in 1948. The Dam ushered in a
new era for the people who had settled on the Middle Fork of the Willamette River near Lowell.
Much of the town of Lowell was relocated when the dam was built. Many of the houses had to
be moved out of the river bottom east of town and new houses were built north of town for the
new employees hired to build the dam.

Today the vast majority of workers who live in Lowell commute to Eugene-Springfield to work.
Lowell is 15 miles from Eugene-Springfield, compared to 23 for the average Lane County City;
Lowell is 125 miles from Portland, compared to 129 miles for the average Lane County city.

The Lowell Economic Region includes Census Tracts 15, 16 and 17. Census Tract 15 includes
the Westfir and Oakridge area. Census Tract 16 contains Lowell, Dexter, Unity and Fall Creek
area and Census Tract 17 includes the Pleasant Hill and Jasper area.

The Lowell region work force population increased by only 1.4% from 1990-2000, with two
census tracts losing population and one gaining population. By comparison, Oregon’s
population grew by 20.4%, Lane County’s by 14.2%.

TABLE 9.930 G
Lowell Workforce Region Population 1990 and 2000
Census 1990 2000 1990 — 2000 1990 — 2000
Tract Population Population Numerical Percent Change
P P Change g

15 4,578 4,400 -178 -3.9%
16 Lowell 4,570 4,992 422 9.2%
17 5,350 5,315 -35 -0.7%
TOTAL o

REGION 14,498 14,707 209 1.4%

Income levels in the City of Lowell are relatively low. Median Household Income in

Lowell is over $5,000 less than that of Oregon; Per Capita Income is nearly $7,000 less.
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TABLE 9.930 H

Income in 1999

Area Median Per Capita
Household Income
Income
UsS $ 41,994 $ 21,587
Oregon 40,916 20,940
Lane County 36,942 19,681
Lowell 35,536 14,078

While incomes in Lowell tend to be lower, a lower percentage of City of Lowell and Lowell
region residents live below poverty level than residents of Oregon as a whole.

TABLE 9.930 I
Percent of Persons Below Poverty Level
Area Percent of Persons
Below Poverty
US 12.4%
Oregon 11.6%
Lane County 14.4%
Lowell Region 10.1%
Lowell 11.5%

Source: 2000 U.S. Census

(a) Lowell Region

On a percentage basis, there are more Lowell region workers involved in the following
Occupation Groups than in Oregon as a whole:

“Service,”

“Farming, fishing, and forestry,”

“Construction, extraction, and maintenance,” and

“Production, transportation, and material moving”.
The opposite is true for the occupations of:

“Management, professional, and related occupations," and

“Sales and office”.

It is not clear what percentage of these jobs are located in the Lowell region. Many are likely to
be located in the Eugene-Springfield metro area.

For the most part, the percentages of Lowell region workers involved in the given industries are
comparable to the percentages of Oregon workers. The greatest discrepancy is in the
“Agriculture, forestry, fishing and hunting, and mining” industry, where the percentage of
Lowell’s workers is 3.5% higher than Oregon workers overall. The percentage of Oregon
workers involved in the “Finance, insurance, real estate and rental and leasing” industry is 2.4%
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higher than the percentage of Lowell workers. It is not clear what percentage of these jobs are
located in the Lowell region. Many are likely located in the Eugene-Springfield metro area.

TABLE 9.930 J
Occupations of Lowell Region and Oregon Resident Workers

Lowell Region Oregon
. Number of | Percent of Resident Perc.e nt of
Occupations Resident
Persons Workers
Workers

Management, p.rofess10nal, and 2,056 29 79 33.1%
related occupations
Service 1,158 16.8% 15.3%
Sales and office 1,493 21.6% 26.1%
Farming, fishing, and forestry 275 4.0% 1.7%
Copstmctlon, extraction, and 718 10.4% 9.1%
maintenance
Produf:tlon, tr‘ansportatlon, and 1212 17.5% 14.7%
material moving
TOTAL 6,912 100% 100%

(b) Industrial/Commercial Land

The City of Lowell has a designated area for light industrial activities in an Industrial Park. A
portion of the land is occupied by manufacturing uses. The Lowell Industrial Park has full City
services and there are two vacant tax lots totaling 3.45 acres available for businesses to locate
there. The Industrial and Commercial Lands Assessment in Rural Lane County (June 2000)
includes inventory information for these two lots.

Commercially zoned land is also available in Lowell, primarily to accommodate small, sole
proprietor businesses common in the area. There are several vacant commercial sites available
for new occupants or redevelopment.

Industries that meet the following criteria should be given the highest priority in regards to
outreach and recruitment because they are considered to be the most likely candidates for a good
fit with the Lowell area:

1. Small, clean, quiet companies. These offer a better fit and employment growth potential
for Lowell, e.g. ten companies with 5 employees each rather than one company with 50
employees.

Employers that require skilled labor and provide family wage jobs.

Entrepreneurial in nature.

Cottage industries that meet the applicable code requirements.

Manufacture a product or provide a service that is exportable outside the
Lowell/Dexter/Fall Creek area. These bring in money from outside the community to
add to the local economy.

6. A business that will pull customers from outside the city.

i
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7. Target commercial, industrial, and residential employers and developers—it takes all
components to create the healthy economy that the area is seeking to build.

(¢) Targeted Industries

The Lowell Economic Development Strategic Plan Committee reviewed an extensive list of
Industrial Sectors. The Committee applied its criteria to the general sector lists with the intent of
identifying the sectors most applicable for the Lowell area. Within each sector, however, there
are often smaller employers that closely fit with the Lowell area’s expectations.

(d) Retirement and Tourism

The retirement and tourism industries help support commercial businesses and provides lower
wage jobs suitable for youth and others just entering the job market. Although tourism is
important to the Lowell community, focusing exclusively on its development to generate jobs
and income would not be appropriate, and would be inconsistent with the need for diversity.
Due to the nature of their impacts, the Lowell area targets tourism and retirement not as core
elements of a local economy, but to play supplementary roles to help diversify economic activity.
The following information may speak directly to tourism or retirement, but much of it applies to
the other sector as well.

(1) Tourism
Overall, there are many benefits to local communities from tourism, as well as potential costs.
Tourism is widely recognized for creating and sustaining jobs, and bringing new money to an
area. Visitor spending supports local business, specialty shops, restaurants and recreational
facilities which might not otherwise survive. Tourism can also lead to the regeneration of
redundant buildings, help with local conservation and environmental improvement, and be a key
source of civic pride.

However, while tourists do spend money which directly supports local jobs, a number of these
jobs tend to be: seasonal; part-time; have limited career prospects, except in certain sectors, such
as accommodation; and have unsociable hours (especially in accommodation), with staff
turnover relatively high compared to other economic activities. Destination tourism planning is
about finding a balance between costs and benefits in the best interest of tourism and the
community.

Most jobs associated with tourism are direct service jobs in tourist-related facilities and
attractions. These are primarily in hotels, attractions, restaurants, shops selling discretionary
goods and travel firms. Most direct tourism jobs, particularly in comparison to other industries,
tend to be: entry-level, requiring little or moderate skills and training; relatively simple and
cheaper to create; more labor- rather than capital- intensive (except when new facilities are
required). Tourism also attracts sole proprietorships, and this is a plus for the community,
because it contributes to job growth and community investment.
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(2) Retirement

For the Lowell area, retirement as an employment sector can be as much the result of lifestyle
choices as it will be the result of decisions by specific employers to locate in Lowell. As an
employment sector, the retirement sector would constitute the high density retirement
communities that are becoming increasingly important in the economy. Lowell and the
surrounding area can seek to attract these employers, but Lowell can also offer its low cost of
living, its rural amenities and its proximity to the Eugene Springfield metropolitan area to
encourage retirees to think of Lowell no matter what their housing choice. Retirement, in its
aspect of increased concentration of a stable economic base is as important for the associated
service related sectors of the economy as it is for the retirement communities themselves. An
increase in the number of retired persons who choose the Lowell area for their place of residence
will increase the use of local restaurants, stores and other service sectors of the economy.

Like tourism, Lowell cannot choose retirement as the major focus of its economic development
plan, because by itself, retirement as an economic sector is not likely to provide a significant step
in helping Lowell reach its economic development goals. Retirement is, however, one aspect of
a diverse, stable economic base that the Lowell area can benefit from making a part of its overall
plan.

(e) Concentrated Industries

Concentrated industries are companies that have a relatively high dollar value per square foot;
they get a lot done in a small footprint. Tumac, Inc., located in the Lowell Industrial Park, is an
example of a concentrated industry. Tumac is a contract machine shop that manufactures custom
component parts for clients. There are many other examples of concentrated industries,
including component manufacturing (biotech, medical, electronic, motorhome parts), a cabinet
shop, fine woodworking, and parts for off-road vehicles. These Concentrated Industries may be
represented in several of the Industrial sectors commonly used to analyze employment sectors.

(f) Nurseries

Nurseries are a targeted industry for the rural area outside the communities. The area has an
abundance of land suitable for nurseries—appropriately zoned, with agricultural soils, suitable
climate, proximity to markets, and transportation access. There are existing nurseries, both in the
Lowell area and within the county. Nurseries are an industry that exports products outside the
area and provides job opportunities for youth.

(g) Cottage Industries

Cottage industries, called home occupations in zoning codes, can be located either inside or
outside the city within the Lowell area. The City of Lowell code includes requirements for
cottage industries inside the city limits and the Lane County code includes requirements for
cottage industries outside Lowell’s city limits. A wide variety of cottage industries already are
located in the Lowell area, indicating the suitability of the area for such businesses. Like other
categories discussed in this list, Cottage Industries may be developed within several of the larger
industrial sector categories. While these sectors may have different characteristics and demands,
at the Cottage Industry level they share many similarities, derived from their characteristics as
small enterprises.
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(h) Locational Advantages

The Lowell/Dexter/Fall Creek area offers a rural, small town atmosphere and proximity to a
larger metropolitan area with good access to health care, specialized goods and services, and
other amenities.

The natural beauty of the area is stunning, with three large lakes, a major river, and many
smaller streams. The area is in the Cascade Mountains and is less than a two hour drive
from the postcard scenic Oregon Coast.

The Lowell/Dexter/Fall Creek area is close to many outdoor recreation opportunities.
Lowell is a small city which has less bureaucracy than larger cities.

Industries in Lowell enjoy the benefits of being a “big fish in a small pond”.

Employees can enjoy nearby outdoor recreation opportunities on their lunch hours.

The Lowell area is within twenty minutes of Eugene/Springfield, a short commute distance
for work, and approximately two hours from the Portland metropolitan area.

Area is a gateway to the Willamette National Forest, which stretches for 110 miles along the
western slopes of the Cascade Range.

(i) Local/Regional Resources

The City of Lowell projects a user-friendly “How can we help you?” attitude to prospective
citizens, commercial, industrial, and residential employers and developers. The staff provides
high quality customer service.

Lowell has an academically strong local K through 12 school system with civic-minded
students that are an asset to the community. The schools meet all the testing requirements set
by federal programs.

Located strategically close to several excellent public institutions of higher learning—
University of Oregon and Oregon State University; and Lane Community College and Linn-
Benton Community College.

Good transportation system access: located just off Highway 58; a short distance from I-5
and the Eugene Airport; within two and a half hours of the Portland International Airport;
access to Amtrak rail service in Eugene; good county roads; and a good local street system
High quality residential view lots are available, and less costly than in the Eugene/Springfield
area

Residents within the Lowell/Dexter/Fall Creek/Oakridge are seeking employment
opportunities close to home and provide a ready and willing workforce.

Up-to-date water and wastewater systems and internet (DSL and fiber) connections put
Lowell ahead of many other small communities in the area.

Property in the Lowell/Dexter/Fall Creek area is less expensive than in the
Eugene/Springfield area.

An abundance of vacant commercially zoned land is available and ready for development.
The industrial park has a well-established company as an anchor and two development-ready
lots of vacant industrial zoned land.

SECTIONS 9.933-9.937 RESERVED FOR EXPANSION
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SECTION 9.938 REFERENCED ASSOCIATED DOCUMENTS
1. Census 2000, U.S. Census Bureau, 2000.

2. Lowell Urban Growth Boundary Land Analysis Draft, Lane Council of Governments,
2001.

3. Lowell Economic Development Strategic Plan, Lane Council of Governments, 2003.
SECTION 9.939 POPULATION & ECONOMY GOALS & POLICIES
(a) Statewide Planning Goals: The primary Statewide Planning Goals related to this Section of
the Plan are Goals 2 and 9, although other Goals are also impacted by the Population and
Economy Element of the Plan.
Goal 2 reads, "To establish a land use planning process and policy framework as a basis for all
decisions and actions related to use of land and to assure an adequate factual base for such
decisions and actions." Population trending and projections are a means of identifying potential
land use needs for future growth and development.
Goal 9 reads, "To provide adequate opportunities throughout the state for a variety of economic
activities vital to the health, welfare, and prosperity of Oregon's citizens." Comprehensive Plans
should contribute to a stable and healthful economy and should provide areas suitable for
increased growth and development of the areas economic base."
(b) Lowell Population & Economy Goals
GOAL 1. To encourage population growth within the service capability of the City.

GOAL 2. To encourage a diversified economic base for the City of Lowell that broadens
and improves long-term employment opportunities.

GOAL 3. To provide support for existing business and governmental activities while
encouraging new businesses that support community needs.

(c) Policies

1. The City of Lowell shall strive for continual and substantial progress toward improving the
quality of life for area residents including livability and economic prosperity.

2. The City shall actively encourage young families with children to locate in Lowell to
support and maintain the Lowell School District.

3. The City shall track population growth on an annual basis to determine if growth

projections remain valid. If growth exceeds projections, a reexamination of urban growth
needs shall be initiated.
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4. The City shall maintain a cooperative approach with local employers.
5. The City shall continue to actively encourage industrial and business developments that can
help improve the economy of the Lowell area which are compatible with maintaining the

area's environmental assets and the livability of the community.

6. The City shall encourage service type businesses that support the needs of Lowell
residents, the people working in Lowell and the needs of the Lowell area.

7 The City recognizes the need to create a centralized downtown business district in Lowell
and shall encourage new retail, office and service commercial developments to locate there.

8 The City shall provide and maintain an adequate supply of land for commercial and
industrial uses to support the Lowell economy.

SECTION 9.940 HOUSING
Section 9.941 Housing Data Summary

The Housing Section of the Lowell Comprehensive Plan presents an inventory of existing
housing, housing trends, housing demand, housing need and buildable land needs.

The housing counts vary depending upon where the data was obtained and will be noted as to the
source. The 2000 Census data provides the latest census statistical housing data.

(a) Existing Housing
The 2000 Census indicates a total of 346 housing units within the Lowell City Limits/UGB. A

2001 LCOG Urban Growth Land Analysis (UGLA) produced a count of 383 and the LCOG
Economic Development Strategic Plan (EDSP) provided a 2003 count of 399 housing units.

TABLE 9.940 A
2000 Census Population & Housing Status
Population Persons Persons Total Occupied Vacant | Owner Rental %Owner %Rental
In Group Per Dwelling Dwelling Units Occupied | Units Occupied Occupied
Quarters Household Units Units Units
880 0 2.72 346 315 27 233 82 74 26

Source: 2000 U.S. Census
(b) Housing Units by Type

The following Tables summarize the number of housing for each type and their percentage of the
total housing in the community.
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TABLE 9.940 B
Lowell Housing by Type - 1980

Existing Units Projected Units Projected Units
Structure Type 1980 2000 1980-2000
# % # % # %
SF-Detached| 198 74% 257 69% 59 56%
Manufactured Homes 45 17% 74 20% 29 28%
Multiple-Family 24 9% 41 11% 17 16%
TOTAL| 267 100% 372 100% 105 100%

It is interesting to note that the 1980 housing projection for the year 2000 is within 26 units of

the 2000 Census count.

Source: Lowell 1982 Comp Plan

TABLE 9.940 C
Lowell Housing by Type - 2000
Existing Units Actual Units Added Units
Structure Type 2000 1980 1980-2000
# % # % # %
SF-Detached| 214 62% 198 74% 16 20%
Manufactured. Homes 102 29% 45 4% 57 72%
Multiple-Family 30 9% 24 9% 6 8%
TOTAL| 346 100% 267 100% 79 100%
Source: 2000 U.S. Census
TABLE 9.940 D
Lowell Housing by Type - 2001
Existing Units Future Units Added Units
Structure Type 2001 2020 2001-2020
# % # % # %
SF-Detached| 337 88% 403 82% 66 61%
Duplex 0 0% 20 4% 20 18%
Multiple-Family 32 8% 49 10% 17 16%
Manuf. Homes in Park 14 4% 20 4% 6 5%
TOTAL| 383 100% 492 100% 109 100%
Source: LCOG UGLA
TABLE 9.940 E
Lowell Housing by Type - 2003
Lowell Lane County
Housing Type Number of Units Percentage Percentage
Single Family 215 53.9% 59.4%
Multiple-Family & Duplex 44 11.0% 26.9%
Manufactured Dwelling on Lot 134 33.6% 8.5%
Manufactured Dwelling in Park 6 1.5% 5.3%
TOTAL 399 100% 100%

Source: LCOG EDSP
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Compared to Lane County, Lowell has lower percentages of single family and Multiple-family
and duplex dwellings, and signficantly higher percentages of dwellings. Over one-third of the
housing units inside the City are manufactured dwellings, more than three times the County rate.

(¢) Housing Occupancy
The housing vacancy rate in the Lowell is higher than the Lane County average, but lower than
the State average.

TABLE 9.940 F
2000 Housing Vacancy Rate
Area Vacancy Rate
Oregon 8.2%
Lane County 6.1%
Lowell 7.9%
Source: 2000 U.S. Census
TABLE 9.940 G
2000 Occupancy Status
Area Total Housing Occupied Housing Vacant Housing Vacancy Rate
Lane County 138,946 130,453 8,493 6.1%
Lowell 346 315 27 7.9%

Source: 2000 U.S. Census

Lowell has a higher percentage of home owners and lower percentage of renters than the U.S.,
State of Oregon or Lane County.

TABLE 9.940 H
Percent Owner & Renter
Area Owner Renter
US 66.2% 33.8%
Oregon 64.3% 35.7%
Lane County 62.3% 37.7%
Lowell 74.0% 26.0%
Lowell Number 233 82

Source: 2000 U.S. Census

The median value of owner-occupied homes within Lowell is $40,000 lower than that of Lane
County, and over $50,000 lower than that of Oregon. This is likely due in part to the high
percentage of manufactured dwellings (35%) in Lowell, which tend to have lower value than
“site-built” single family dwellings.

TABLE 9.940 1
2000 Median Owner-Occupied Value

Area Median House Value
US $ 119,600
Oregon $ 152,100
Lane $ 141,000
Lowell $ 101,300
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Median contract rent in Lowell is slightly higher than in Lane County and Oregon.

TABLE 9.940 J
2000 Median Contract Rent

Area Median Contract Rent
US $ 519
Oregon $ 549
Lane $ 542
Lowell $ 558

Source: 2000 U.S. Census

(d) Housing Costs

Housing became less affordable in the 1990's. Housing costs continue to grow at rates nearly
double incomes. The increasing cost of housing is beyond the means of many households
without some form of assistance. A recognized standard of maximum shelter costs is 30 percent
of household income. In Oregon, 37.2% of renters and 22.5% of owners pay more than 30% of
their household income for housing.

Without financial assistance, many elderly and low income families are forced to accept
inadequate housing. For these households, the cost of either maintaining a home or finding
rental shelter at a cost of less than 30 percent of their net income becomes very difficult. The
cost of purchasing a new home on a moderate income is unattainable for many families.

Even though interest rates are the lowest in many years, more and more people are still priced
out of the housing market due to increased inflationary costs. Land costs and municipal services
have risen sharply in recent years and building costs have increased at the rate of one percent a
month.

A single family home is increasingly beyond the means of many households. Nationally, the
result has been a rise in the number of apartments, duplexes, and manufactured homes.

Housing costs and rent levels in Lowell are modest compared to many areas of the state, but a
substantial increase can be expected. The City will continue to seek means of reducing housing
costs within the City. However, it must be recognized that municipal public facilities and
services will contribute to higher housing costs through System Development Charges (SDC).
Reduced lot sizes, efficient planning and inexpensive construction alternatives can be utilized to
maintain housing within affordable limits.

(e) Affordable Housing

The State of Oregon has declared a Statewide Goal that all communities have the responsibility
of providing an adequate number of household units at price ranges and rent levels
commensurate with the financial capabilities of Oregon households.
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Affordable housing is defined by a cost burden of no more than 30% of household income.
Affordable housing means it would take at least $ 20,000 yearly income to purchase a home with
a Mortgage of $ 70,000 or pay $ 500 a month in rent. Or it would take $ 32,000 yearly income
to purchase a home with a Mortgage of $ 120,000 or pay $800 a month in rent.

Small communities like Lowell are limited in their ability affect the housing market. It is clear
that the most a community can do is not to place undo burdens on the availability of land and the
cost of municipal services. Maintaining administrative costs for land use decisions within
reasonable limits and provision of timely decisions can also encourage developers to choose a
Lowell location.

Housing authorities are more likely to address housing needs for special classes of individuals
like low-income, those with disabilities or other special needs. Small cities have a more difficult
time specifically addressing these special housing needs; especially when one considers that
determining the socioeconomic needs and distribution for an expanding population is a highly
speculative task at best.

Among the means at a City's disposal are Code provisions for smaller lots, the provision of
multi-family zones in the community. It is also important that a community preserve and
maintain its existing housing stock for the purposes of conserving natural resources used in home
construction and for providing lower priced housing to residents of the community.

The City recognizes their existing housing stock as an extremely valuable resource. Therefore,
the City has adopted policies pertaining to the rehabilitation of existing housing and the
maintenance of a wide range of housing prices in Lowell.

(f) Assisted Housing

The 2000 Census identified 20 families and 98 individuals that were below the poverty level.
There were also 45 homeowners and 36 renters that paid more than 30% of their income for
housing.

There is a number of public and private housing assistance organizations that can help provide
affordable housing in Lowell. This assistance includes new home purchase, rent supplements,
low interest loans and grants for rehabilitation as well as other programs.

The City recognizes its responsibility to accommodate assisted housing in Lowell. There is a
strong preference for programs that assist households in obtaining housing already available in
the community as opposed to targeted housing developments that concentrate assisted housing in
one area or in single developments.

The Federal Fair Housing Act of 1988 protects the right to freely choose a place to live without
discrimination.

Qualified citizens of Lowell should be aware of available assistance programs, and should
participate in them if they choose. The City can be a source of information concerning housing
availability in general should assist those seeking information on housing assistance.
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SECTION 9.942 HOUSING TRENDS

Average annual growth rate growth in Lowell has been relatively low over the last 40 years,
ranging from about 1.2% during the 1960s up to 2.0% during the 1990s. The 1980 to 2000 Trend
is summarized in the following table.

TABLE 9.400 K
Housing Trend 1980-2000
Added Housing Units
Population | Housing | Single-family Multi-family Manufactured
Period Increase Increase No. % No. % No. %
1980-2000 219 79 16 20.0% 6 9.0% 57 72.0%

Source: 2000 U.S. Census

The last 20 year housing trend provides little information that is helpful in projecting future

needs.

The improved municipal water and sewer system has substantially increased housing

opportunities providing an immediate incentive for housing production in Lowell.

There are several regional trends that will affect the type of housing needed in the next 20 years
in addition to local conditions:

Over 70% of population increase will come from net migration.
Household size is expected to continue declining.

The region will add more residents that are 65 and older and group quarters will increase
by about 2%.

Younger people in the 20 to 34 age range are more mobile and generally have less
income than people who are older and they are less likely to have children. All of these
factors mean that young households are more likely to be renters and renters are more
likely to be in multi-family housing.

Baby boomers in their 50s are about to reach the "empty nest" stage and these households
have different needs than families.

The rate of formation of single-parent households is slowing as is the rate of formation of
married couple families with children.

Income statistics indicate a substantial preference for single-family housing and
ownership when incomes allow that choice regardless of age.

The rate of increasing housing costs is approaching double that of the rate of income
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Residential locational choice trends also include:
* Access to work.

* Access to shopping, recreation and friends.

+ Public services.

* Community and neighborhood characteristics.
* Land and improvement characteristics.

In all, Lowell's potential for growth and development will depend on these national and regional
trends as well as local factors, but most of all it will be the City's attitude, responsiveness and
preparedness that will guide Lowell's housing development.

(a) Single-family Homes

Although becoming increasingly expensive, single-family homes are the primary choice of
homeowners. With the low interest rates of the past decade plus the decline in available money
for Manufactured Home Parks, single-family homes can be expected to continue as the housing
of choice although their percentage of the total housing market may decline as interest rates
increase and other choices such as manufactured homes and multiple-family homes become
more affordable alternatives.

(b) Manufactured Homes

The cost of single-family homes is beyond the means of an increasing number of families.
Manufactured homes are therefore rapidly becoming the house of choice for low to moderate
income families. They provide excellent value, and with housing costs growing at rates nearly
double incomes, they will likely be the affordable housing choice throughout the planning period
although Manufacture Home Parks are declining in use and preference.

(¢) Multiple-Family Housing

There are 32 multi-family housing units in Lowell. The demand for more affordable housing
such as duplexes, apartments and attached townhouses will continue to increase. Apartments
will be mostly the smaller four-plex to six-plex type. The percentage of multi-family units,
including duplexes is expected to increase overall.

(d) Planned Developments

Planned Development proposals may increase as a means of addressing the affordable housing
issues in the community. Planned Developments can increase overall residential density while
providing enhanced living environments that can help to reduce housing costs.

SECTION 9.943 PROJECTED HOUSING DEMAND & NEED
The language of Goal 10 and ORS 197.296 refer to housing need and requires communities to

provide needed housing types for households at all income levels. Goal 10's broad definition of
need covers all households.
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House Bill HB2709 codified in the Statewide Land Use Planning Laws ORS 197.296 also
requires an analysis of demand for new housing. Specifically it:

1. Refined the definition of buildable lands to include "redevelopable land".

2. Requires coordination of population projections with the County and State.

3. Sets criteria for prioritizing land for UGB expansions.

4. Sets specific requirements regarding buildable lands for needed housing.

Demand is what households are willing to purchase in the market place. Growth in population
leads to a growth in households and implies an increase in demand for housing units that is
usually met primarily by the construction industry based on the developer's best judgment about
the types of housing that will be absorbed by the market.

Most plans make forecasts of new housing demand based upon population projections. Housing
authorities are more likely to address housing needs for special classes of individuals like low-
income, those with disabilities or other special needs.

Trying to determine the future socioeconomic and special housing needs for an expanding
population is highly speculative at best.

The complexity of determining housing needs comes from consideration of past trends,
projecting these trends into the future, and then trying to predict housing needs for Lowell’s
future population. The following five steps outline the process:

* Project the estimated population growth for a determined time period.

* Project the number of new housing units needed.

* Project the housing mix needed.

» Estimate the number of additional housing units needed by type

» Estimate the expected net density

(a) Population

Lowell’s population is projected to increase at a rate of 2.22 percent from 2000 to 2030 for a
total population of 1500 by the year 2025 and a population of 1700 by the year 2030. The
Census population of 880 in lieu of the LCOG estimate of 957 was utilized as the base because
of the projected average annual growth rate (aagr) produced numbers closer to the projected
populations of 1,500 and 1,700 identified by the County and State.

(b) Average Household Size

Average household size has been declining both nationally and locally over the past 30 years and
is expected to continue to decline. It is assumed that Lowell’s average household size will also
decline slightly to approximately 2.5 by 2030 due to smaller family size and an increase in older
residents.

TABLE 9.940 L
Lowell Persons Per Household (PPH)
Year PPH % Change
1980 2.75
1990 2.90 5.5%
2000 2.72 -6.2%
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(¢) Projected Number of Households

The projected number of households is based on the existing household size of 2.72. This is
considered a high figure for future projections since statewide trends indicate something closer to
2.5 due to declining family size and an aging population. The number of households is less than
the number of housing units due to the number of vacant housing units.

TABLE 9.940 M

Lowell Household Projections
Year Household Household Number of

Population Size Households
2000 880 2.72 315
2025 1500 2.50 605
2030 1700 2.50 684
2050 2653 2.50 1,061

The year 2025 is the 20 year population forecast required for a change in the UGB

(d) Vacancy Rate
A 5.8 percent vacancy rate is suggested although the 2000 Census has indicated an existing rate
of 7.9 percent.

(e) Needed Housing Units

LCOG has projected a 5.8 percent vacancy rate for all units although rates generally differ
between owner and rental units. Adding the projected vacant units to the projected households
provides the total number of housing units needed.

TABLE 9.940 N
Needed Housing Units
Year Projected Vacancy Needed 2000 Added
Households Rate Housing Housing Housing

2000 315 7.9 346

2025 605 5.8 640 346 294
2030 684 5.8 724 346 378
2050 1,061 5.8 1,123 346 771

The year 2025 is the 20 year population forecast required for a change in the UGB

(f) Housing Distribution by Type

The distribution of housing types has varied over the years and will continue to be driven by
market factors. The projected housing distribution for single-family, manufactured dwellings
and multiple-family is summarized in Table 9.940 O based on the following assumptions.

(g) Single-family Homes

Site-built single-family housing remains the preferred choice. Although due to the rising cost of
housing, manufactured homes have continually increased their share of the housing market.
Manufactured homes on individual lots are also statistically included with site-built single-family
housing in many housing tabulations.

(h) Manufactured Homes
Manufactured Home Parks have declined in preference and use. Financing has also become
extremely limited for MH Parks. However Manufactured Homes will continue to be placed on
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individual lots as an alternative to site-built housing. Their lower cost will continue to maintain
their market share

(i) Multiple-family Housing
Multiple-family housing in Lowell has been less than that found in other areas. Although due to
the increased cost of housing, it is expected to increase over the planning period.

(j) Planned Developments

The City expects and encourages more proposals for Planned Developments during the planning
period. Planned Developments can provide mixed uses and higher densities that can lower
housing cost.

TABLE 9.400 O
Projected Housing Distribution by Type

Time Projected Added Accumulative Accumulative
Period Housing Mix Dwelling Units Total Units Housing Mix
1980
Single-Family 74.1% 198
Manuf Homes 16.9% 45
Multiple-Family 09.0% 24
Totals 100.0% 267
2000
Single-Family 20.3% 16 214 61.8%
Manuf Homes 72.2% 57 102 29.5%
Multiple-Family 07.5% 6 30 08.7%
Totals 100.0% 79 346 100.0%
2000-2025
Single-Family 50.0% 147 361 56.4%
Manuf Homes 40.0% 118 220 344
Multiple-Family 10.0% 29 59 9.2
Totals 100.0% 294 640 100.0%
2025-2030
Single-Family 50.0% 42 403 55.7%
Manuf Homes 35.0% 29 249 34.4%
Multiple-Family 15.0% 13 72 9.9%
Totals 100.0% 84 724 100.0%
2030-2050
Single-Family 50.0% 199 602 53.6%
Manuf Homes 30.0% 120 369 32.9%
Multiple-Family 20.0% 80 152 13.5%
Totals 100.0% 399 1123 100%

Numbers vary slightly due to rounding
Manufactured Homes include those on individual lots and those in manufactured home parks.

(k) Residential Densities and Lot Size
The Lowell Single-family Residential District (R-1) has a minimum lot size of 7,000 sq. ft. or
approximately 6 dwelling units per net acre.
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The Lowell Multiple-family District (R-3) also has a minimum lot size of 7,000 sq. ft. that
permits up to 15 units per net acre or higher under the Conditional Use procedures.

It is assumed that lot sizes will increase and housing density will decrease on the steeper slopes.

The Planned Development provisions of the Lowell Land Use Code also permits increased
densities that provide enhanced living environments that can help to reduce housing cost.

Based on all of these factors, an assumed average density for the City is projected to be 6
units per acre.

() Projected Population, Needed Housing & Land Need
The following Table 9.940 P provides a summary by year of the potential growth rate, needed
housing and land need for residential growth. The following assumptions are applied:

» The 2000 Census Population projection of 880 is utilized as the base.

» The Portland State Census estimates for 2001 through 2004 were also applied to
formulate the Table 9.400 P.

* The 2000 Census Housing count of 346 is utilized as the base.

* Population Growth Rate — 2.22% per year to the year 2050 is assumed.

* People per household — 2.5 is assumed.

* Housing Vacancy rate — 5.8% 1s assumed based on the LCOG estimate.

* Average Density 6.0 Units per acre is based on the assumed housing mix.

* Added Land for Streets & Public Purposes —25%

* Added Land needed to provide locational choices — 25%

Numbers may vary slightly due to multiple sources and varying estimates, although they are very
close and relatively consistent.

SECTION 9.944 BUILDABLE LANDS FOR RESIDENTIAL USE

Buildable land needs are addressed in detail in the Section 9.800, Growth Management. The
City is required to provide sufficient buildable lands to meet the projected land use needs of the
City for the planning period, including buildable land for needed housing.

A change in the Lowell Urban Growth Boundary (UGB) requires a need to accommodate long
range urban population, consistent with a 20 year population forecast coordinated with affected
local governments.

Lowell will require approximately 73 gross acres of buildable residential land to
accommodate the additional housing needs of the community based upon the coordinated
population projections to the year 2025 for an UGB change.

Lowell will require approximately 194 gross acres of buildable residential land to

accommodate the additional housing needs of the community based upon the coordinated
population projections to the year 2050.
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TABLE 9.400 P
Projected Population, Housing & Land Need

Population Housing Housing Land Area

Year aagr 2.22% 2.5 ph+5.8%V Increase 6 u/acre+50%
2000 880 346 0
2001 880 346 0 0
2002 880 346 0 0
2003 890 349 3 1
2004 900 353 7 2
2005 923 390 44 11
2006 946 400 54 14
2007 969 410 64 16
2008 993 420 74 19
2009 1018 431 85 21
2010 1044 442 96 24
2011 1070 453 107 27
2012 1097 464 118 30
2013 1124 476 130 32
2014 1152 488 142 35
2015 1181 500 154 38
2016 1210 512 166 42
2017 1241 525 179 45
2018 1272 538 192 48
2019 1303 552 206 51
2020 1336 565 219 55
2021 1369 580 234 58
2022 1404 594 248 62
2023 1439 609 263 66
2024 1475 624 278 70
2025 1512 640 294 73
2026 1549 656 310 77
2027 1588 672 326 82
2028 1628 689 343 86
2029 1669 706 360 90
2030 1710 724 378 94
2031 1748 740 394 98
2032 1787 756 410 103
2033 1827 773 427 107
2034 1867 790 444 111
2035 1909 808 462 115
2036 1951 826 480 120
2037 1994 844 498 125
2038 2039 863 517 129
2039 2084 882 536 134
2040 2130 902 556 139
2041 2177 922 576 144
2042 2226 942 596 149
2043 2275 963 617 154
2044 2326 984 638 160
2045 2377 1006 660 165
2046 2430 1028 682 171
2047 2484 1051 705 176
2048 2539 1075 729 182
2049 2596 1098 752 188
2050 2653 1123 771 194
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Lowell presently has less than 59 Buildable Residential Acres available or a deficit of 135
acres. Most of the City’s existing Buildable Land is comprised of small partially vacant
parcels that will develop slowly if at all

The City has very few parcels capable of supporting a subdivision.
SECTION 9.945-9.947 RESERVED FOR EXPANSION.
SECTION 9.948 REFERENCED ASSOCIATED DOCUMENTS
1. Lowell Comprehensive Plan, Land Council of Governments; 1978, 1980, 1981, 1982
LCDC Acknowledged and 1989 Amended.
2. Lowell Urban Growth Boundary Land Analysis Draft, Lane Council of Governments,
2001.
3. Draft Housing Element For Lowell, Oregon, Lane Council of Governments, 1976.
4. Census 2000, U.S. Census Bureau, 2000.
SECTION 9.949 HOUSING GOALS & POLICIES
(a) Statewide Planning Goals: Local housing policies must comply with the requirements of
Statewide Planning Goal 10 which reads: "To provide for the housing needs of the citizens of
the state".
Goal 10 requires incorporated cities to complete an inventory of buildable residential lands and
to encourage the availability of adequate numbers of needed housing types in price and rent
ranges commensurate with the financial capabilities of its households.

(b) Lowell Housing Goals

GOAL #1 To increase opportunities for all citizens of Lowell to enjoy safe, decent,
sanitary housing at affordable prices.

(c) Policies
Housing Need

1. The City shall strive to provide all citizens of the community with the opportunity to live in
sound housing, adequate to their needs, at reasonable cost relative to their income.

2. The City shall support the right for all citizens of the community to obtain adequate
housing regardless of their age, race, religion, sex, ethnic background or disability.

3. The City shall not discriminate against needed housing types and programs that address the
needs of its citizens.

4. The City shall insure that residential development is supported by the timely and efficient
extension of public facilities and services.
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5. The City shall continue to support increased residential development while also
encouraging business and commercial activities that support residential community needs.

6. The City shall develop standards for mixed housing and commercial use in its downtown
commercial core as a part of a Downtown Development Plan.

Existing Housing

7. The City shall ensure adequate standards of fitness for human habitation through
enforcement of its codes and ordinances.

8. The City shall support the rehabilitation of existing housing to help maintain the
community housing stock and improve the appearance, structural condition and energy
efficiency of existing housing.

Housing Types

9. The City shall support a wide range of housing types and innovative residential design and
planning concepts.

10.Manufactured homes shall continue to be permitted on individual lots subject to siting
standards that maintain their compatibility with on-site residential construction.

Housing Costs

11. The City shall support efforts to reduce housing costs by providing enough residentially
zoned land to support a mix of housing types and density that address the needs of its
citizens.

12. The City shall not adopt regulations that have the unwarranted affect of increasing the cost
of housing.

Buildable Lands

13. The City shall maintain sufficient residential buildable lands within the community to
provide locational choices for each housing type that will assist in keeping land costs for
housing at reasonable levels.

14. The City shall support orderly in-fill development of underdeveloped land in existing
residential areas.

Housing Assistance
15. The City shall support housing and family assistance programs that benefit the local
community and shall cooperate with County, State and Federal agencies in meeting the

City's affordable housing needs.

16. The City shall cooperate with developers or non-profit organizations to consider the use of
excess publicly owned land for construction of affordable housing.

Attachment A, Ordinance 244 TC-49 11/15/05



CITY OF LOWELL COMPREHENSIVE PLAN 2005

SECTION 9.950 LAND USE

The purpose of the land use element of the Plan is to delineate a land use pattern for the Lowell
urban area that will guide the future use of land. The land use plan is based upon the other
elements of the Comprehensive Plan, community desires as expressed by citizen reviews, policy
statements, projected land use needs to the year 2020, and existing land use patterns.

SECTION 9.951 LOWELL LAND USE
The five primary existing land uses in Lowell include:

* Residential.
Residential land uses include all single-family, multi-family and manufactured homes.

*  Commercial.
Commercial land uses include all general businesses and service facilities including retail
and wholesale stores and shops.

* Industrial.
Industrial land uses include all general manufacturing, storage and industrial service
facilities.

* Public and Semi-public.
Public and semi-public land is a broad category including schools, churches, cemeteries,
parks, utilities, and all municipal, institutional and governmental facilities. A separate
land use district is not provided for Semi-Public uses. They are permitted in any zone as
either a permitted or conditional use.

* Open Space
Open Space includes agricultural areas, woodlands, wetlands and riparian corridors
together with parks and natural features within the community. A separate land use
district is not provided for Open Space uses. Open space is a permitted use in any zone.
SECTION 9.952 EXISTING LAND USE
(a) Primary Land Use Districts

The following are the primary Comprehensive Plan and Zoning Districts in Lowell:

Single-family Residential District R-1 - 7,000 sq. ft. min lot size
Multiple-family Residential District R-3 - 15 units per acre
General Commercial District C-1

Downtown Commercial C-2

Light Industrial District I-1

Public Lands PL
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(b) 1980 Land Use

The 1978-1989 Lowell Comprehensive Plan contains information that has been compiled into
the 1980 Land Use Summary contained in Table 9.950 A. This information is presented for
comparison purposes with the 2005 Land Use Summary contained in Table 9.950 B.

TABLE 9.950 A
1980 LAND USE SUMMARY

1980 CITY LAND USE DISRICTS
Land Area R-1 R-3 C-1 C-2 I-1 PL
TOTAL TAX LOTS 445.68 346.47 5.26 2.13 0.00 9.60 82.22
100.00% 77.74% 1.18% 0.48% 0.00% 2.15% 18.45%
DEVELOPED LAND 116.88 70.07 1.26 0.93 0.00 0.00 44.62
26.23% 59.95% 1.08% 0.80% 0.00% 0.00% 38.18%
% DISTRICT DEV 20.22%  23.95%  43.66% 0.00% 0.00% 54.27%
VACANT LAND 328.80 276.40 4.00 1.20 0.00 9.60 37.60
73.77% 84.06% 1.22% 0.36% 0.00% 2.92% 11.44%
% DISTRICT VAC 79.78%  76.05%  56.34% 0.00%  100.00% 45.73%
STREETS 73.00
9.90%
LAKE 219.00
29.69%
TOTAL AREA 737.68
100.00%
HOUSING Homes Percent
Single-Family 198 74.16%
Manufactured Homes 45 16.85%
Multiple-Family 24 8.99%
267 100.00%

Source 1978-1989 Lowell Comprehensive Plan

(c) 2005 Land Use

The existing pattern of development in Lowell is one of low density with large amounts of
vacant and partially vacant land scattered throughout the community on oversized lots. Physical
features such as steep slopes, drainageways, flood hazard, wetlands, riparian areas and geologic
and soil limitations are constraints to development that limit the use of the property and may
prohibit development. Approximately 75% of the vacant property in the City is subject to one or
more of these natural development limitations. Some of these areas are classified as
undevelopable although some could be developed if sound conservation and construction
practices are followed.
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An inventory of existing land uses was provided by LCOG in April 2005 from the Lowell GIS
Database. The inventory findings are tabulated into a Land Use Summary for each of the
Primary Land Use Districts together with a. The Land Use Summary is presented in Table 9.950
B

TABLE 9.950 B
2005 LAND USE SUMMARY
2005 CITY LAND USE DISRICTS
Land Area R-1 R-3 C-1 C-2 I-1 PL
TOTAL TAX LOTS 44477 376.55 14.56 6.12 3.72 7.42 36.40
100.00% 84.66% 3.27% 1.38% 0.84% 1.67% 8.18%
DEVELOPED LAND 174.30 125.86 2.43 5.74 2.51 2.07 35.69
39.19% 72.21% 1.39% 3.29% 1.44% 1.19% 20.48%
% DISTRICT DEV 33.42% 16.69%  93.79% 67.47% 27.90%  98.05%
VACANT LAND 270.47 250.69 12.13 0.38 1.21 5.35 0.71
60.81% 92.69%  4.48% 0.14% 0.45% 1.98% 0.26%
% DISTRICT VAC 66.58%  83.31% 6.21% 32.53%  72.10% 1.95%
STREETS 73.00
9.91%
LAKE 219.00
29.72%
TOTAL AREA 736.77
100.00%
HOUSING 2003 Homes Percent
Single-Family 215 53.88%
Manufactured Homes 134 33.58%
MH in Parks 6 1.50%
Multiple-Family 44 11.03%
399 100.00%

Source LCOG Lowell GIS

There are approximately 445 tax lot acres within the existing City Limits / Urban Growth
Boundary. Of this total 174 acres are considered developed and 270 acres are vacant.

The ratio of developed land to vacant land is approximately 40% Developed (174 acres) to 60%
Vacant (270 acres). Much of the vacant land has some form of natural constraints that limit
development.

The following information describes the existing conditions in each of the City’s land use
categories.
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(d) Existing Residential Land Use

Residential Districts comprise 88 percent of the City's Tax Lots. Historically, low density
single-family residential development has been the primary housing type.

There are 270 acres of vacant single-family residential land although only 66 acres are
unconstrained for residential development. Buildable lands are available on vacant lands without
building constraints. Section 9.980 Growth Management summarizes the various distributions
of Developed, Vacant, Constrained and Buildable lands for each Primary Land Use District.

Within the City, 377 acres are presently designated for single-family dwellings in the R-1 Single-
family Residential District and another 15 acres for multi-family dwellings in the R-3 Multiple-
family Residential District. Tables 9.950 A & B provide a comparative land use and housing
summary for 1980 and 2005/2003.

There are 126 acres of developed residential land within the city. In addition, there are
approximately 8 dwelling units on 2 acres located in the Commercial C-1 District and 4 dwelling
units on 1 acre located in the Commercial C-2 District.

Existing manufactured homes are located on individual lots and account for 20 percent of the
total housing in Lowell. Currently, there is only one 6 unit manufactured home park developed
and a second one approved but that is currently undeveloped and being considered for
conversion to individual lots.

Existing multi-family residential uses currently account for 2 acres of developed land in Lowell.
The only multi-family residential structure currently developed is one 16 unit apartment
complex. This can have an impact on affordable housing alternatives for younger families and
singles in the City.

(e) Existing Commercial Land Use

Lowell's commercial core is strongly impacted by the close proximity to retail and service
centers in Eugene and Springfield. It is expected that outside influences will limit commercial
development in Lowell until a larger population is achieved. Existing commercial uses comprise
approximately 3 acres of the 10 acres zoned for commercial use and are primarily convenience
and service businesses.

Lowell's commercial facilities are located on Main Street, Moss Street, and North Shore Drive,
the City's primary Major Collector and commercial corridor. The commercial area is comprised
of two identifiable areas:

District C-1 The General Commercial District is located on the Jasper-Lowell Road
Corridor (Portions of Pioneer Street, North Shore Drive and Moss Street). It contains 6 acres.
There are approximately 1.5 commercially developed acres and 0.38 vacant or partially
vacant acres. However, 1.5 acres of the developed commercial area is single-family
residential and 3 acres are devoted to other uses. Commercial activities in this area include a
grocery store, gas station, and the Post Office. Also included are storage buildings and other
limited commercial facilities in addition to the Lowell Grange.
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District C-2. The traditional downtown core is centered on Main Street, between Pioneer
and Moss Street. It contains almost 4 acres. There are 2.52 developed acres and 1.2 vacant or
partially vacant acres. However, 0.96 acres of the developed commercial area is single-
family residential and 1.56 acres is devoted to commercial uses. The downtown core is
centrally located to the entire community with good access and orientation to the Major
Collector Streets of Lowell. Commercial activities in this area include a grocery store, gas
station, restaurant and an auto body shop.

Collecting a limited number of commercial uses into a compact center can improve the vitality of
the area, attracting additional business as the community grows. Encouraging development in
the Downtown Core Area with incentives can renew the commercial center of the community

(f) Existing Industrial Land Use

Base industries provide the economic foundation for most communities by providing local jobs
and by bringing outside money into the community.

The City's industrial objective is to maintain an adequate supply of industrial sites at locations
that are compatible with other land uses and to provide assurances that industrial development is
consistent with maintaining environmental and livability assets of the community.

To address industrial objectives, the City has designated that the permitted uses be limited to
light manufacturing and warehousing activities within buildings in the I-1 Industrial District.
Exterior storage, heavy industrial manufacturing with emissions, and uses with potentially
hazardous materials may be allowed by Conditional Use only.

District I-1 contains an industrial park with an existing industry in the northwest corner of the
City with access from the Jasper-Lowell Corridor. The Industrial park has 6.89 acres, net public
rights-of-way, of designated industrial land within the I-1 District. Of this, two parcels totaling
3.78 acres are developed and two parcels totaling 3.11 acres are available for development

(g) Existing Public & Semi-Public Land Use

Public and Semi-public facilities are essential to the community. These facilities are either
owned by various governmental agencies or are operated by private institutions. Public uses
include parks, schools, fire districts, Forest Service, State Parks and other governmental
facilities. Semi-public uses include privately owned institutions that provide services to
residents including, churches, cemeteries, camp grounds, fraternal organizations, utilities, and
other agencies. Public uses are established as a separate land use district. Semi-public uses are
permitted in all of Lowell’s Land Use Districts as a Permitted Use or as a Conditional Use
depending upon the zone or use.

District PL, the Public Lands District or Zone contains approximately 36.4 acres of Zoned
Public Lands comprising 8.2% of the City’s land area.
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(h) Existing Open Space

The most significant scenic resources in the Lowell area are Dexter Reservoir, the hillside
woodlands, the drainageway riparian areas, and the open farmlands. The Natural Environmental
Element, Section 9.920 contains a detailed description of the natural environment within the
City.

There are no commercial forests within the City of Lowell. There are, however, extensive
hillside woodlands and riparian vegetation along the small drainageways within the City.

The agricultural lands are also a valuable scenic resource. Ensuring the orderly planned
conversion of agricultural lands within the City and prevention of haphazard development will
help preserve these values until urban conversion actually occurs.

Parks in Lowell are important in addressing the recreational needs of the community and in
providing an attractive environment for visitors. Parks not only enhance the community's appeal
but can also contribute to a community's economic potential by helping to attract visitors and
businesses. Parks are discussed in detail in Section 9.970, Public Facilities & Services.

SECTION 9.953 LAND USE TRENDS

As noted in Section 9.930, Population & Economy, population growth in Lowell has been
modest at 1.2% to 2% per year since 1960 and has resulted in a population increase of only 219
people and 79 housing units from 1980 to 2000. Therefore statistical trending for Lowell
provides little predictive value for the future.

Recent improvements made to the municipal water and sewer system now permits urban
developments that were previously constrained by capacity limitations. Regional trends show a
substantial increase in residential construction in small communities, particularly those within
easy commuting distance from Eugene and Springfield which have the public infrastructure to
support such growth.

Although statistical trending has limited value, there are developing trends that could have a
significant impact on community development.

(a) Residential Land Use Trends

With the improvements to the municipal water sanitary sewer systems higher densities can be
supported. The R-1 Residential District permits a minimum lot size of 7,000 sq. ft. and a
Planned Development Overlay-District may allow even higher densities on larger undeveloped
parcels with an approved development plan. Unfortunately, there are few of these larger
undeveloped parcels that can be developed more economically in this manner. It is expected that
a mixed residential density will continue with increasingly higher residential densities occurring
during the planning period, but that many of the existing one/half to five acre residential parcels
are unlikely to be further partitioned as a result of property owner choice, having been purchased
within the City for lack of similar sized rural parcel availability.

Multi-family development has been lagging but is expected to increase due to the increasing cost
of housing, particularly for young families and the elderly.
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Manufactured Homes are also expected to continue to be a popular means to provide lower cost
housing although, due to changes in interest rates and financing, site-built homes are expected to
be the predominant housing source throughout this planning period..

(b) Commercial Land Use Trends

The City has 10 acres of commercially zoned land at this time. Only lacre is utilized for
commercial use and the remainder of the 10 commercial acres is utilized for other uses. The
commercial facilities are located within the two adjoining commercial Districts.

District C-1. The corridor commercial area contains only 0.38 acres of vacant land. Much
of this area’s 6.12 acres is devoted to other uses. The corridor commercial area should
provide space for heavier commercial uses requiring on-site truck and auto access like
lumber yards, equipment sales and light fabrication shops.

District C-2. The City's downtown core area has continued to decline due primarily to the
realignment of through traffic off Main Street may years ago. The location and
redevelopment of the downtown core area will become increasingly important as a pedestrian
friendly center for those persons who do not drive automobiles by providing a walking
environment for students, the elderly and those living in adjacent multi-family facilities.
Convenient parking areas will be needed for residents and visitors that do not interfere with
an integrated shopping environment

The City's commercial development has been diluted due to a limited population, fewer jobs that
don’t require travel to the Eugene/Springfield urban area, and the proximity of that urban area.
The limited development that has occurred has been haphazard and allowed without any specific
commercial area planning. Emphasis and increased planning for the Downtown Core Area will
greatly improve the appearance and commercial vitality of the City over the long run.

(¢) Industrial Land Use Trends

The City's Industrial properties are well located and suited for industrial development. Their
location minimizes impacts on residential areas and they are adjacent to Jasper-Lowell Road
(Moss Street) with direct access to other major transportation routes, including Highway 58.

District I-1. The industrial Park contains 6.89 acres with only 3.78 acres presently
developed. The remaining 3.11 acres are available for development with fully serviced
utilities and improved streets.

The City has designated permitted industrial uses to be light manufacturing and warehousing
activities within enclosed buildings in the I-1 Industrial District. Exterior storage, heavy
industrial manufacturing and uses with permitted emissions may also be allowed by Conditional
Use.
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(d) Public & Semi-Public Land Use Trends

Because of the wide differences in public and semi-public uses it is virtually impossible to define
a land use district applicable to all. Therefore the Public Lands District applies to governmental
or institutionally owned lands. All other public and semi-public uses may be located in any
zoning district under specified conditions as a Permitted or Conditional Use.

One of the City’s largest public lands owners, the U.S. Forest Service, has indicated that they
will divest themselves of much, if not all of their land within the next 10 years. This land will
have to be considered for reutilization. The office complex on Pioneer Street is very close to the
downtown commercial district and could be easily converted to commercial use as a business
park. The undeveloped property adjoining Moss Street could be developed for multi-family use.
The developed property adjoining Moss and 6™ Streets should be considered for light industrial
reuse with no more impacts than the present use has on neighboring residential properties. If
such a use can not be found, redevelopment for residential uses or semi-public uses would be the
City’s preference.

(e) Open Space Trends

With a population of only 900 people and a land area of over 445 acres, the need for preservation
of open space has not yet become a critical issue in Lowell. However, increasing impacts to the
community's watercourses and vegetation suggest that protecting these resources should not be
delayed.

The policies and recommendations related to this section and those contained in Section 9.920,
Environment, are directed toward achieving this goal and thereby ensuring the preservation of
open space, the protection of scenic and natural resources, and the promotion of a healthy and
visually attractive environment in Lowell.

SECTION 9.954 PROJECTED LAND USE NEEDS

The City has a year 2000, population of 880 and a