Details – Household Assumptions - How affordable is the community?
Housing cost and affordability is a complex issue. Housing costs are driven partially by land costs and
partially by infrastructure costs and generally by the costs of construction (labor, building materials).
With a few exceptions, most of the opportunities for the City to influence housing costs are indirect.
The City’s influence largely lies with whether there is enough land to meet the housing needs, whether
the land is zoned correctly and serviced, and how time and cost efficient the development process is,
including if there are barriers to housing development in the land use code. The City can also offer
incentives, like tax incentives or reduced building permit fees, to make either development less
expensive or lower operational costs. The City can also contribute money (or other resources) directly
to the development process but this is generally done to support development of regulated affordable
housing rather than market rate housing. Incentives vary in size and are most helpful when a
development is near the edge of financial feasibility. Additionally, a household’s ability to afford
housing is not only due to the cost of housing but is an economic issue related to incomes and job
availability. For UGB planning, this information provides helpful context regarding the types of housing
needed to meet community needs.
Other jurisdictions are included for comparison; however, given the complexity and uniqueness of
housing markets, significantly more analysis and context would be needed to understand the reason
for the differences in one market compared to another. At a high level, Eugene’s housing has typically
been more expensive than nearby cities.
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For historical context, some earlier data will be included such as Decennial Census data from 2000 and
2010.

Population in Poverty
Overview: Population in Poverty is the percentage of people living below the federal poverty level. The
threshold for poverty varies based on the number of people and children in a household. The 2019 ACS
identified a federal poverty level threshold of $25,926 for a family of two adults and two children.
Data Source: The ACS provides the most recent data based on a sample of Eugene households. This
data is not available from the 2010 or future Decennial Census.
Relationship to land supply and demand model: This is not a direct input into a land supply and
demand model.
It does provide information about the housing needs of current residents of Eugene. These needs have
a connection to the type and density of future housing but also are indicators of the need for policies
to support development of housing that is affordable to low-income and moderate-income
households. It also provides indirect information into what mix of housing types and densities to plan
for, specifically regarding what types and densities of housing the community can afford and
addressing consistency with the Statewide Planning Goal 10 requirement of providing housing that is
affordable to all households in a community.
Takeaway: The proportion of the population that is living in poverty decreased over the monitoring
period as the national and local economy improved, from 27.6% in 2012 to 17.3% in 2019. Over the
longer term, the percentage in poverty in 2019 is about the same as it was in 2000 at 17.1%. A similar
trend is experienced in both Lane County and Oregon, and this more recent decrease in poverty levels
corresponds to the increase in median income as discussed below. However, the 2019 ACS population
in poverty has over a 10% margin of error (+/-14.3%) so the exact decrease of people living in poverty
may not be as significant. The Office of Economic Analysis (OEA) also analyzed 2019 ACS poverty levels
and race and ethnicity at the state level. OEA found “that income gains and poverty declines are seen
among Oregonians of all races and ethnicities. The racial poverty gap remains. There is more work to
be done to address inequities. But the good news is the racial poverty gap is now the smallest on
record in Oregon, and poverty rates for Black, Indigenous, and People of Color have never been
lower*, based on available data. But this also means that BIPOC Oregonians now face poverty rates on
par with what white Oregonians experienced during the worst of the Great Recession.” 17
Another measurement tool for community poverty levels is ALICE (Asset Limited, Income Constrained,
Employed), which is a new way of defining and understanding the struggles of households that earn
above the Federal Poverty Level, but not enough to cover basic household expenses in the counties

17

https://oregoneconomicanalysis.com/2020/09/17/oregon-poverty-and-progress-2019-edition/ September 2020
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where they live.18 For Lane County, the most recent ALICE data is 2018 which indicates that 28% of
households earned above the federal poverty rate but below the ALICE threshold (for a total of 42% of
Lane County households earning below the minimum ALICE threshold). For comparison, in 2018 the
federal poverty level for a four-person family was $25,100, while the Household Survival Budget for a
family with two adults, an infant, and a four-year-old was $75,768.13.19 Additionally, as another
indicator of economic challenges in Lane County and Oregon, in 2017 54% of students in Lane County
and 52% of students in Oregon were eligible for free and reduced priced lunches. 20
More recently, the COVID-19 pandemic brought economic, healthcare, and education-related
shortcomings into the limelight nationwide and had a higher impact on households that were already
vulnerable and struggling to afford household necessities. Federal stimulus payments may have
benefited some households to fill the gap but did not provide any long-term financial stability. So,
while the 2019 ACS data looks positive, the effects of the pandemic on poverty levels are not present in
the most current data but will start to be seen in the 2020 Decennial Census data and over the coming
years.

The ALICE Household Survival Budget is the bare minimum cost of household basics necessary to live and work in the
modern economy. These basic budget items include housing, childcare, food, transportation, technology, and health care,
plus taxes and a contingency fund (miscellaneous) equal to 10% of the household budget. The ALICE Threshold represents
the minimum income level necessary for survival for a household. Derived from the Household Survival Budget.
https://www.unitedforalice.org/home
19
file:///C:/Users/CEPLHMO/Downloads/2020ALICEReport_OR_FINAL.pdf
20
https://static1.squarespace.com/static/587bc89edb29d69a1a2839f2/t/5d0949cedd550400010eb9c0/1560889807295/La
neFactSheet.pdf, Oregon Hunger Taskforce
18
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Median Household Income and Median Family Income
Overview: Income refers to income received on a regular basis, such as income from wages,
investments, rental property, alimony, social security payments, and others rather than overall wealth,
such as savings or home equity. Median Household Income is the mid-point where half of households
have incomes above the median and half have incomes below the median. Median household income
is used instead of median family income because median household income includes all households
not just households where the members are related. Median household income is typically lower than
median family income because it includes single-person households.
Data Source: The ACS provides the most recent data based on a sample of Eugene households. This is
not available from the Decennial Census. The ACS sample size is not an issue for this data set because
median is 100% of all households in the sample (not a % of the households in the sample).
Relationship to land supply and demand model: This is not a direct input into a land supply and
demand model.
It does provide information about the housing needs of current residents of Eugene. These needs have
a connection to the type and density of future housing but also are indicators of need for policies to
support development of housing that is affordable to low-income and moderate-income households.
Takeaway: There was a 31% increase in median household income between 2012 and 2019 (not
adjusted for inflation). This increase over the monitoring period coincides with a decrease in poverty
rates and is similar to trends experienced in Lane County (39% increase) and Oregon (36% increase).
Surrounding Lane County cities have experienced a mix of changes in median income. Over the
monitoring period, Eugene, Springfield, Creswell, Junction City, and Cottage Grove saw an increase in
median income, while Coburg, Veneta, and Oakridge saw a decrease. Eugene has the most jobs and
the most residents compared to other nearby cities and household income is higher than the most of
the near-by cities.
Another way to look at the income per household is to look at median family income. Median
household income includes all people living in a household together versus median family income,
which includes the earnings of all people in one’s family. Median family income is typically higher than
median household income because of the composition of households, for example, multiple students
may live together and make very little or no money. Eugene being a college town, student-only
households are likely driving down the overall median household income. Median household income
also includes single-person households, unlike median family income. The ACS data for Eugene’s
median family income ($84,543 in 2019)21, has been much higher than household income throughout
the monitoring period.
2019: ACS 1-Year Estimates Detailed Tables,
https://data.census.gov/cedsci/table?q=B19113%3A%20MEDIAN%20FAMILY%20INCOME%20IN%20THE%20PAST%2012%2

21
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*Note that this chart uses 5-year ACS data to compare Eugene to nearby cities because annual data is
not available for smaller communities. The first two charts use 1-year ACS data to compare Eugene,
Lane County, and Oregon data annually.

Median Housing Sales Prices – By Housing Type, By Nearby Lane County City, and By
Eugene Sales Area
Overview: Median single-family house sales prices is the mid-point where half of single-family houses
were sold above the median and half were sold below the median.
Data Source: Data provided by the County Tax Assessor’s Office in the Regional Land Information
Database (RLID) maintained by Lane Council of Governments, filtered for sales of assessment
classification “single family dwelling” with a sales price of greater than $100,000. Data is filtered to
Eugene’s UGB.
During the UGB analysis, the City used the US Census median housing value of occupied units as the
data source for single-family house price data. However, the housing values from the Census are
estimated by the person responding to the Census, reflecting the homeowner’s perception of the value
of the house, not the actual sales price of the house. The RLID data is the actual sales price as recorded
at Lane County. And while the RLID sales price is more accurate than the homeowner’s estimated
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house value, it is acknowledged that the date the sale was recorded at the County may differ
significantly from the date the sale occurred. 22 These prices have not been adjusted for inflation.
Relationship to land supply and demand model: This is not a direct input into a land supply and
demand model.
It does provide information about the housing needs of current residents of Eugene. These needs have
a connection to the type and density of future housing but also are indicators of need for policies to
support development of housing that is affordable to low-income and moderate-income households.
Takeaway: Eugene’s housing median housing sales prices have increased over time when looking at the
four Eugene-specific charts for sales price of single-family housing types, all housing types, and all
housing types by areas in Eugene. Eugene median single-family house sales price has increased x% (an
average annual growth rate of x%) over the monitoring period from 2012 at $xxx to 20xxx at $xxx.
Median sales prices of other housing types in Eugene has also increased.... Over the longer term, it has
increased by x%, more than xxx (an average annual growth x%) from 2000 ($xxx) to 20xxx.
[Insert monitoring period charts: Median Sales Price of Single-family Housing-Eugene, Median Sales
Price of Single-family Housing by Housing Type, and Median Sales Price by Housing Type]
As shown in the fourth chart, most nearby Lane County cities experienced a similar steady trend
upward in price...
[Insert monitoring period chart Median Housing Sales Price of Single-family Housing by City]
The Census data supports a similar trend, housing values doubled between 1990 and 2000 in Eugene
from nearly $73,000 in 1990 in Eugene to $145,000 in 2000, increasing by more than $72,000 or 99%.
A deeper look into Eugene, shows all areas in Eugene increased in median sales price over the
monitoring period. Median sales prices in Eugene were highest in x area, but xxx area saw the largest
net change over the monitoring period.
[Insert monitoring period chart: Median Sales Price of Single-family Housing by Sales Area]
Additional housing sales information from other sources:
•

Median home prices have increased by about 130% between 2000 and 2019 in both Eugene
and Springfield, reaching $320,000 in Eugene and $270,100 in Springfield (Zillow October
2019). 23

RMLS also provides a median house sales price based on the date the contract is signed, however this data would only
include sales that are conducted through RMLS services.

22
23

Eugene-Springfield 2020 Consolidated Plan
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•

•

•

Over the last five years (September 2016-2021) median single-family home sales prices have
increased 64% from $263,500 to $432,000 (Redfin
https://www.redfin.com/city/6142/OR/Eugene/housing-market). 24
Over the last five years (September 2016-2021) median condo/co-op sales prices have
increased 60% from $160,000 to $255,000 (Redfin
https://www.redfin.com/city/6142/OR/Eugene/housing-market).
A recent study by ECONorthwest for the Middle Housing project estimated sales prices for
ownership middle housing range from $230,000 to $485,000 per unit and from $1,500 to
$2,900 per month for rental housing. By comparison, in the past year new single family
detached housing has sold for between $250,000 and over $1,000,000 in Eugene, while newer
single-family rental housing typically rents for $1,700 to $3,000. Sales prices and rents tend to
be lower for attached housing than for comparable detached housing

Median Gross Rent
Overview: Median gross rent is the mid-point where half of households that rent pay rents that are
above the median and half pay rents below the median.
Data Source: The ACS provides the most recent data based on a sample of Eugene households. This
data is not available from the 2010 or future Decennial Census. Rent has not been adjusted for
inflation. The UGB analysis also considered “contract rent” amounts but it is excluded from monitoring
because it does not include the cost of utilities as gross rent does.
Relationship to land supply and demand model: This is not a direct input into a land supply and
demand model.
It does provide information about the housing needs of current residents of Eugene. These needs have
a connection to the type and density of future housing but also are indicators of need for policies to
support development of housing that is affordable to low-income and moderate-income households.
Takeaway: Eugene’s median gross rent (not adjusted for inflation) has increased 32% over the
monitoring period from 2012 at $831 to 2019 at $1,099, with an annual average increase of 4.2%.
Over the longer term, median gross rent has increased 77% from 2000 ($621) to 2019, an average
annual increase of 3.0%.
Median gross rent has been on an upward trend in Eugene, Lane County, and the nearby Lane County
cities. Oregon has experienced an even higher increase in median gross rent.

For sales data, Redfin includes RMLS, homes in foreclosure, and homes for sale by owner (from Fizber.com and
FSBO.com). The data excludes non-arms-length transactions.
24
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*Note that this chart uses 5-year ACS data to compare Eugene to nearby cities because annual data is
not available for smaller communities. The first chart above 1-year ACS data to compare Eugene data
annually.
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Comparison of House Value to Income
Overview: This chart compares single-family housing costs and incomes described above to give an
overall sense of whether incomes are keeping pace with the cost of purchasing a single-family house.
Data Source: For both data sources, the ACS provides the most recent data based on a sample of
Eugene households. RLID data is not used in this case for single-family house value so that the data
sources compared here are the same. However, it is noted that ACS house value is the value of the
house as estimated by the owner. This data is not available from the 2010 or future Decennial Census.
Income and house value have not been adjusted for inflation in order to have an equal comparison.
Relationship to land supply and demand model: This is not a direct input into a land supply and
demand model.
It does provide information about the housing needs of current residents of Eugene. These needs have
a connection to the type and density of future housing but also are indicators of need for policies to
support development of housing that is affordable to low-income and moderate-income households.
Takeaway: According to the ACS, Eugene’s single-family house value has increased 43% compared to
incomes increasing only 31% over the monitoring period of 2012-2019 (neither data set is adjusted
for inflation in this chart). Over the same period, Oregon saw an even bigger gap, with single-family
house value increasing 58% statewide compared to a 36% increase in income. Lane County’s house
value and income increased relatively equally, with a 42% increase in single-family house value
compared to incomes increasing 39%.
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*Note that these charts include income numbers that are not adjusted for inflation, as seen in the
median income charts.
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Ratio of House Value to Income
Overview: This is another way to compare single-family housing costs and income described above to
give an overall sense of whether incomes are keeping pace with the cost of purchasing a single-family
house, showing how many more times the median value of a single-family home is to the median
household income in the same year or how many of a full year’s worth of median income it would
require to buy this home (according to the owner’s estimate of value, excluding interest).
Data Source: Same as Comparison of House Value to Income.
Relationship to land supply and demand model: This is not a direct input into a land supply and
demand model.
Same as Comparison of House Value to Income.
Takeaway: According to the ACS, Eugene’s median single-family house value ranged between 5.1 to
6.4 times the median income over the monitoring period, near the rate of 6.3 at the time of the UGB
analysis. More importantly, over the longer term, Eugene’s median single-family house value has
increased from costing 4.2 times income in 2000 to 6.4 times in 2019. Lane County overall has
experienced little change over the monitoring period with single-family housing costing about 5.1
times that of income in 2012 and 2019, but over the long-term is up from 3.8 times that of income in
2000. Oregon as a whole saw the biggest increase (15%) between 2012 and 2019, from housing value
costing 4.6 times that of income in 2012 to 5.3 times in 2019.
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Percentage of Renter Monthly Income Spent on Rent
Overview: This is a way to compare rent costs and income to give an overall sense of whether incomes
are keeping pace with rents.
Data Source: For both data sources the ACS provides the most recent data based on a sample of
Eugene households. This data is not available from the 2010 or future Decennial Census. This
information has not been adjusted for inflation. While rent was considered in several ways during the
UGB analysis, this metric was not one of them.
Relationship to land supply and demand model: This is not a direct input into a land supply and
demand model.
It does provide information about the housing needs of current residents of Eugene. These needs have
a connection to the type and density of future housing but also are indicators of need for policies to
support development of housing that is affordable to low-income and moderate-income households.
Takeaway: The percentage of income Eugeneans spent on rent decreased over the monitoring period
from spending about 47% of income on rent in 2012 to spending 39% (still more than a third) in 2019
according to the 1-year ACS data, suggesting that new rental housing is keeping up with new demand,
however with a higher margin of error in the ACS data this may not be the trend it appears to be. The
less volatile 5-year ACS confirmed a decrease in percentage of renter monthly income spent on rent
from spending about 41% of income on rent in 2012 to spending 39% in 2019, though there was less of
a drastic change in the 5-year data.
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While the percentage decreased, the overall percentage of income spent on rent is still high. Eugene
renters on average spent a higher percentage of their income on rent in 2012 and 2019 than renters in
Oregon, and Lane County, though on average renters in all three jurisdictions spent more than 30%.
Eugene renters also spent more of their income on rent than nearby Lane County cities. Eugene’s high
percentage of student population likely impacts these averages because student households typically
have lower incomes and therefore are spending more of their income on rent than other households.
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*The Percentage of Renter Monthly Income Spent on Rent uses 5-year ACS data to compare Eugene to nearby
cities because annual data is not available for smaller communities. Veneta is not included in this chart because
2019 ACS data was not available for this jurisdiction. The first chart uses 1-year ACS data to compare Eugene
data annually.

Cost Burdened Households & Cost Burdened Households by Tenure
Overview: Identifying how many households experience “cost burden” is a typical standard used to
determine how affordable housing is in a community. It assumes that a household should pay no more
than a certain percentage of its income for housing, including payments and interest or rent, utilities,
and insurance. The Department of Housing and Urban Development (HUD) guidelines indicate that
households paying more than 30% of their income on housing experience “cost burden” and
households paying more than 50% of their income on housing experience “severe cost burden.” Cost
burden is another way to measure the ratios of income and housing costs.
Data Source: The ACS provides the most recent data based on a sample of Eugene households. This
data is not available from the 2010 or future Decennial Census. This information has not been adjusted
for inflation.
Relationship to land supply and demand model: This is not a direct input into a land supply and
demand model.

November 17, 2021

Comprehensive Report 2021: Appendices - DRAFT

pg. 46

It does provide information about the housing needs of current residents of Eugene. These needs have
a connection to the type and density of future housing but also are indicators of need for policies to
support development of housing that is affordable to low-income and moderate-income households.
Takeaway: For all households, the percentage of all Eugene households that are cost burdened has
slightly decreased over the monitoring period from 45% in 2012 to 41% in 2019. In Oregon and
nationwide there has also been a slight decrease in cost burdened households during these years,
which could be because the monitoring years were after a severe housing recession and the Covid-19
pandemic did not begin until 2020, but housing affordability remains a huge issue impacting many
households nationwide. In 2019, the number of cost burdened households nationwide was 37.1 million
households, representing 30.2% of all households. Of these households, 17.6 million were severely cost
burdened, paying more than 50% of their income for housing. 25 Eugene continues to have an even
higher percentage of cost burdened households than the state and the country.
Households in most nearby Lane County cities saw a decrease in cost-burdened households between
2012 and 2019, although Eugene typically saw the highest percentage of cost burdened households.
Oregon is shown for comparison to Eugene instead of Lane County since Eugene households make up
much of Lane County, which is also why it is not surprising Lane County overall also saw a decrease in
total cost burdened households during the monitoring years.

The State of the Nation’s Housing 2020, Joint Center for Housing Studies of Harvard University, tabulations of US Census
Bureau, American Community Survey 1-Year
Estimates:https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housin
g_2020_Report_Revised_120720.pdf
25
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*Percentage of cost burdened households shown from black line up.
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For renter households, more than half of Eugene renter households were cost burdened ranging
from 56-65% over the monitoring period. This is similar to during the UGB analysis with 64% of renter
households cost burdened in 2011. This is consistently higher than renters over all of Oregon, some of
which is due to Eugene’s larger college student population. The percentage of cost burdened renter
households in both Eugene and Oregon decreased between 2012 and 2019, which corresponds with
an increase in income and lower poverty levels. Renters in nearby Lane County cities saw a mixture of
results between 2012 and 2019; just over 50% of Springfield renters were cost burdened over the
same period.
For owner households, compared to renters a significantly lower number of owner households were
cost burdened, less than a third of households, ranging from 25-31% over the monitoring period. This
number has decreased from 31% in 2012 down to 25% in 2019, the lowest percentage of the period.
This is also a decrease from the UGB analysis at 33% in 2011. The percentage of owner cost burdened
households in Eugene was similar to both Oregon (24%) and Lane County (25%) totals at the end of the
monitoring period, all have decreased during this period. Owners in nearby Lane County cities saw a
mixture of results between 2012 and 2019 (based on 5-year ACS data), though most had less or about
the same of cost-burdened owner households than at the beginning of the monitoring period;
Springfield cost burdened owners went down from 37% to 27% over the same period.
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Housing Units by Affordability Compared to Households by Income
Overview: Matches the number of households in Eugene grouped by income range to the number of
dwelling units in Eugene, categorized by which income range the dwelling would be affordable to if the
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household paid no more than 30% of their income on the dwelling as recommended by HUD
(households paying more than 30% on housing are considered housing cost-burdened). A mismatch is
identified where the number of dwellings is lower than the number of households in the same income
range.
Data Source: The ACS provides the most recent data based on a sample of Eugene households. This
data is not available from the 2010 or future Decennial Census. This information has not been adjusted
for inflation.
Relationship to land supply and demand model: This is not a direct input into a land supply and
demand model.
It does provide information about the housing needs of current residents of Eugene. These needs have
a connection to the type and density of future housing but also are indicators of need for policies to
support development of housing that is affordable to low-income and moderate-income households.
Takeaway: According to 2019 ACS data, Eugene’s households that make less than $25,000 a year have
a significant shortage of housing (about 10,345 units) in Eugene that could meet their needs without
spending more than the recommended 30% of their income on housing. Households that make less
than $50,000 per year could have a problem finding housing affordable for their income since the
number of households and dwellings in that range are almost even. There is also a mismatch for
households making over $100,000, particularly over $150,000 and when there is a mismatch at
either end of the income spectrum there are ripple effects elsewhere; many households making less
than $25,000 are obtaining or remaining in housing that costs more than they can afford paying more
than 30% of their income because the housing is affordable for the next higher income level, and some
households making $100,000 or more are buying or remaining in housing that costs less than they can
afford and is affordable to the next lower income brackets.
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