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INTRODUCTION 
 
OHCS supports the development of affordable housing that is safe, livable and well designed; 
contributes positively to the quality of life in Oregon, adds to the aesthetics and living environment 
of the community, and enhances the self-esteem and empowerment of the residents it houses and 
serves.  OHCS’ projects should also employ sustainable and green building practices.  Note that 
Green Building Requirements are described specifically following the Unit Design Requirements in 
this section. 
 
Architectural Review 
The department publishes specific Architectural Standards that include site design, building design, 
unit design and other quality of life issues, including construction materials and practices affecting 
the life-cycle cost of buildings.   The department’s architects review the sponsors’ design teams’ 
proposals to help projects meet the standards, thereby assuring the quality of state funded housing 
projects. 
 
Recent Concerns in Meeting Specific Architectural Standards 
Please read the entire Architectural Requirements section carefully, realizing that meeting the 
minimum standards is one of the criteria for approval of project funding. Making sure the project 
architect has access to the architectural Requirements before the design phase begins is the 
owner’s responsibility. It will save time and other resources during the review process.  
 
These published minimum architectural standards are typically met as a matter of course in well 
designed projects.   In excellent projects, they are exceeded. At the same time, the department’s 
recent experience has shown that more than a few projects do not meet some particular 
requirement with the initial submissions for funding/financing.  Spending significant resources to 
redesign projects after the initial proposal is submitted can increase both soft and hard project 
costs.  It can result in budget shortfalls that require substantial value engineering and/or jeopardize 
project livability for tenants. 
 
Architectural 30 year Standard 
The new goal of the Department is for affordable housing projects to be built in such a manner that 
they sustain themselves for 30 years without need of significant rehabilitation work.  This will 
require careful design, materials selection and oversight by project architects, contractors and 
owners to ensure that their affordable housing projects, including building envelopes and all 
structural components, have the necessary sustainability to last for 30 years with industry standard 
maintenance schedules.  
 
Here are a few concerns that, if not addressed in the application materials, have typically resulted 
in budget challenges later on in the process. 
 
1. Site Design 
 Geotechnical Problems:  These are typically the result of inadequate subsurface 
 investigations  and result in higher than expected foundation costs. 
 Storm Drainage:  If the project includes HOME funding or is located in certain political 
 jurisdictions, storm water may have to be treated on-site. Retrofitting on-site treatment 
 design can be expensive, especially if it affects the number of type of units the site can 
 support. 

Privacy:  Walkways and traffic adjacent to apartment windows compromise privacy. 
Required design adjustments could affect unit design and/or site development density. 
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2. Building Design 
Moisture Infiltration:  Proper window and door installation is essential to long-term project 
viability, as is careful design of exterior finishes.  This has been particularly challenging for 
rehabilitation projects. Moist building materials, such as “green” framing lumber, have 
caused considerable damage to otherwise viable projects.  Lumber should be dry and free 
of visible mold/mildew. Maximum moisture content of 19% is an industry standard, and is 
the Department’s expectation. 

 
3. Unit Design 

Furnishability, Circulation and Unit Floor Area:  Floor Plans that show furniture 
arrangements highlight the usefulness of a particular design. Such drawings are required to 
be submitted with the initial submission drawings. Good designs should be able to stay 
within the range of published floor area requirements. Apartments that are too small 
typically have inadequate or unfurnishable dining space and/or closet space and 
apartments that are overly large often result in high project costs that use too large a share 
of limited public funding. 

 
Note that the above list in no way diminishes the importance of meeting the complete Architectural 
Requirements outlined and explained below. The list is provided as a tool to expedite the number 
of projects that receive Final Plan Architectural Approval based on review of sound original 
submissions.  It is meant to help make good use of everyone’s resources and to more quickly 
make high quality housing available to tenants. 
 
 

ARCHITECTURAL STANDARDS 
Overview 
All new construction and rehabilitation projects must receive Final Plan Architectural Approval from 
the Department as a condition of funding. The following outlines the architectural material to be 
submitted with the application, and the Architectural Design Requirements that must be met for 
developments to receive Architectural Plan Approval. 
  
Architectural approval is based on evaluation of each project by the Department Architects in 
relationship to the Architectural Design Requirements listed below. 
 
Sufficient information must be submitted to enable OHCS to evaluate the project’s basic 
architectural design. When the project is a Residential Care Facility (RCF) or Assisted Living 
Facility (ALF), the documents must also be approved by the Oregon Licensing Plans Review 
Program, 3420 Cherry Avenue NE, Suite 110, Keizer, OR 97303.  (PH: 503.373.7201, Fax: 
503.373.1825)  Note that the use of some federal funding requires additional investigation of 
environmental conditions, with particular attention paid to the environmental effects of stormwater 
management. Please see the CFC Overview or for more detailed requirements applicable to 
federal Grant funds, such as the HOME program  
 
Architectural Plan Review – For All Projects 
A preliminary review of the architectural plans will be conducted by the OHCS architect.  Results of 
the review will be provided in writing.  A project sometimes meets the Department’s published 
minimum architectural requirements when initially submitted, and the sponsor receives an 
Architectural Approval letter to that effect. On the other hand, the initial Architectural Review may 
indicate that the project has not yet met the architectural requirements. The review letter will then 
indicate conditions for plan approval. All concerns that do not meet the OHCS minimum 
architectural requirements must be addressed before the project can proceed. When developing 
the project schedule, allow adequate time for detailed architectural review and adequate time for 
possible plan revisions. If the initial review letter requires conditions for approval, the subsequent 
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plan review should take approximately 2 to 4 weeks after the Department receives the additional 
and/or corrected information, depending upon other pending reviews. 
 
Architectural Review Submission Requirements – For All New Construction Projects and  
Rehabilitation Projects that Include Any New Construction 
The following documents are required for design review and must be submitted with the 
application. These must not be Construction Documents, but should be only Schematic or early 
Design Development documents. The Architectural Submission must only include the information 
listed below. Note that additional information will not be reviewed, although a project will not be 
penalized by the submission of a cover sheet that may include a three-dimensional view of the 
development in addition to other project data, such as lot coverage, parking analysis or a 
description of the project team. 

 
Vicinity map indicating the location of the site and amenities important to the residents such as 
groceries, schools, parks, activities on adjacent properties (e.g. single family dwellings, 
commercial retail etc.), and public transportation.  If appropriate, the same vicinity map 
required in the environmental review checklist may be used.  
 
Context photos showing the property and adjacent properties. Indicate on the vicinity map 
where the photographs were taken. If the site varies in slope, submit photographs showing the 
extent and nature of the sloped areas.   If you photocopy photos, please include original 
photos in the original application and copied photos in the application copies. 
 
Preliminary site design and development plan with topographic data and a schematic 
landscape concept (1”=40’ minimum scale).  The site plan should include: 

    Site contours or, at a minimum, elevations on the corners of the property and each 
    building; and preliminary grading including drainage away from buildings;  
    Site features such as existing structures to be removed, trees or hedges to be  
    retained and general areas of new plant materials, with other site features. 
    All buildings with unit front entries indicated. 
    All paved surfaces and site lighting;  
    Any fencing at perimeter of site and between units and buildings;  
    Mechanical and electrical equipment such as transformers; 
    Trash holding areas; 
    Required Site Accessibility and Visitability features. 

  
 Preliminary building exterior elevations at 1/8”= 1’0” minimum scale that includes size of 
 building and rooflines.  Include a visual indication of grade at the foundation wall of the site 
 with each elevation when the site is sloped. 

 
Preliminary building floor plans at 1/8”= 1’0” minimum scale and unit plan(s) at ¼””= 1’0” 
minimum scale.  
 
Preliminary building sections at 1/8” = 1’-0”, when appropriate. These are required for sites 
where the grade slope exceeds 10%. 
 
Typical unit plans with furniture arrangements.  Unit interiors shall be designed for maximum 
livability and utilization of space by residents. 
 
List of Applicable Codes and Regulations  

 Identify all federal, state and local codes and regulations which govern the project. Also if the 
 work falls under code jurisdiction, provide a Letter of intent, signed by the architect, to meet all 
 applicable federal, state and local codes and regulations. These may include, but may not be 
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 limited to: 
    HUD, NOAA and/or other federal regulations 
    Current edition of the Oregon Structural Specialty Code 
    Applicable local planning and building codes 
    Accessibility and Visitability Requirements; 
      Note that these may include, but may not be limited to: 

• HUD Fair Housing Accessibility Guidelines 
• ADA Accessibility Guidelines 
• Uniform Federal Accessibility Standards (UFAS) applicable to 

HOME and other federally funded programs.  
• Oregon Visitability Requirements (included in this document) 

   
Estimate of probable construction cost should be placed in Part 11 of this application.  
 
Construction Documents – For OHCS Bond-financed Projects Only 
After receiving Final Plan Approval based on review of the Architectural Submission listed above, 
OHCS bond financed projects require review and approval of the final Construction Documents 
including complete Specifications and the Construction Contract when they become available. 
Please see the applicable OHCS Loan Documents for construction inspections and other 
architectural requirements specific to the Loan Programs. 
 
Architectural Review Submission Requirements for rehabilitation projects are included in 
the Rehabilitation Assessment Standards which follow the Visitability materials in this 
section. 
 

 
ARCHITECTURAL DESIGN REQUIREMENTS 

 
Introduction 
The OHCS Architectural Design Requirements are meant to support projects that are safe, livable 
and well designed for long-term viability. The Requirements must be met for projects to qualify for 
Architectural Design Approval. Request exceptions in writing. Include a thorough and compelling 
explanation for each instance a particular requirement can not be met. 
 
Some of the language below is italicized. These items are alternate suggestions for meeting some 
of the Architectural Requirements, or specific modifications to the Requirements based on 
particular conditions. In all cases, every effort must be made to accomplish the intent of these 
standards appropriately for the site context, building type and population served. 
 
Project Context 
OVERALL CONSIDERATIONS 
The project must demonstrate site specific planning considerations which will protect livability, long 
term viability and the investment of public resources.  
 
Site Design Requirements 
A.  SITE SAFETY 
1.  Locate units so pathways from parking areas to units are direct and safe at night. Avoid 
 pathways  that pass through other residents’ outdoor space or within ten feet of ground floor 
 dwelling unit windows. 
2.  When possible, locate the buildings on the site so that unit front entries are visible from the 
 street or the parking area used by visitors and emergency vehicles. 
3.  Design vehicular traffic and parking to minimize paved surface area and to minimize noise and 
 safety issues for residents, especially children. Design roadways to discourage excessive 

2010 Consolidated Funding Cycle Application  Architectural Standards/New Const. & Rehab  - Page 5 of 31 
 



 vehicular speed. 
4.  Provide visual and sound buffers between residential uses and incongruent uses on adjacent 
 sites, e.g. industrial buildings and highways.  
5.  Provide lighting on site to ensure safety of cars and residents at night. Locate fixtures to avoid 
  shining into apartment windows. 
 
B. PLAY AREAS 
In family housing provide one or more on-site play areas for children under six years old that are 
visible from as many dwelling units as possible. Avoid locations that require children to cross 
parking lots and/or driveways to reach play areas. Provide places for adults to sit near these play 
areas. 
 
C. LANDSCAPING 
Locate plant materials to enhance the livability of the development. Use plants to reinforce the 
separation of individual private outdoor spaces from community areas, to buffer cars from 
community outdoor space, to buffer noise, and to prevent soil erosion. 
 
D. BUILDING ORIENTATION  
1.  Orient units so that every unit receives maximum daylight given the overall site development 
 and specific architectural scheme. 
2.  Where building design and site circumstances permit, organize buildings and units so that unit 
 fronts face unit fronts and unit backs face unit backs, to increase the opportunity for useful 
 common space  and for privacy of bedrooms.  
3.  On sloped sites, minimize the use of stairs on the pathway between parking and unit entries. 
 Use the topography wherever possible to gain level entry at different floors. 
 
E. TRASH 
Provide trash holding areas that are both serviceable by truck and accessible to residents. Screen 
dumpsters  from public view. Balance convenience to residents with adequate separation from 
living areas to avoid odor problems.  
 
F. PROJECT SIGN 
Provide a project sign during construction which identifies the project and includes the Oregon 
Housing and  Community Services name and logo as a source of funding. If HOME funds are use 
to finance the project, the sign must also identify the US Department of HUD on the sign in type 
size no smaller than the other funders listed. 
 
Building Design Requirements  
A. OVERALL CONSIDERATIONS 
Design the building(s) with appropriate articulation of massing and roof line to be visually appealing 
and compatible with the neighborhood context. 
 
B.  BUILDING/UNIT EXTERIORS 
1. Use exterior materials that are compatible with the project’s context and have an excellent track 
 record for performance under a variety of weather and use conditions. Acceptable siding 
 materials  include wood,  cement fiber or vinyl lap siding, wood or cement fiber panel siding 
 with battens applied horizontally and/or vertically, brick or textured concrete masonry units. 
 Because of the  preponderance of failures in buildings sided with stucco and synthetic stucco 
 (EIFS) products, these siding products will not be approved for use in projects funded by the 
 Department. Provide wood casement trim around doors and windows of buildings that have 
 wood or fiber cement exteriors.   
2.   When possible, limit roof penetrations to surfaces away from public view. 
3.   Screen mechanical equipment from public view. 
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4.  Clearly delineate the main building entrance as an inviting focal point using forms and materials 
 consistent   with the building design. 
5. Provide every unit with its’ own exterior front door (except in apartment buildings with interior 
 corridors) Include a front porch or covered landing sized to permit personal display and 
 temporary  placement of items being carried in and out of the unit.  
6.  Provide a private outdoor space of at least 6 feet by 10 feet for each unit (backyard, porch or 
 balcony) with direct physical and visual access from family living space. Buildings in zero-lot-
 line urban contexts may explore substituting smaller balconies, belevederes or bay windows 
 when full-sized balconies are not practicable on the upper floors. Increased habitable common 
 outdoor space may be substituted when all of the units can not have private outdoor space. 
 
C. PRIVACY 
1.  Provide privacy between individual yards or patios with screens of fencing and landscape, or 
 just tall, thick landscaping at least six feet high. Minimize views from upper windows and 
 balconies of one unit into the outdoor space or windows of another unit. 
2.  Provide each unit with its’ own entry path. Avoid shared entry pathways where the residents of 
 one unit must walk across the welcome mat of their neighbors. 
 
Unit Design Requirements 
A. COMMON SPACES/FURNISHABILITY 
Design common living spaces (kitchen, dining area and living room) to accommodate the maximum 
number of  people who might reside in the unit.  For example, a dining area in a three bedroom unit 
needs to be larger than the dining area in a two bedroom unit. Kitchens in three bedroom units 
need to accommodate more than one person in the space at the same time. Configure bedroom 
windows, doors, and heat sources so that residents can furnish every bedroom with two twin beds. 
Minor exceptions for bedroom sizes may be allowed on an individual basis, depending on the 
population served. 
 
B. CIRCULATION 
1.  Design circulation through the unit to be as efficient as possible, incorporating it into living 
 spaces, wherever possible, without diminishing furnishability and use of rooms. (A furnishable 
 room is one with uninterrupted walls and at least two corners, ideally three corners). 
2.  Create a clear transition at the entry between semi-public and more private space. This can be 
 accomplished with a porch, a foyer or a vestibule at front door so that the dwelling unit entry  is 
 separate and distinct from the dwelling unit common spaces. 
3.  Provide a circulation path between bedrooms and bathrooms that does not pass through the 
 common living  area or other bedrooms. Bathrooms shall not be accessed directly from 
 common living areas, except in studio and SRO units. Circulation to the bathroom in one-
 bedroom units may skirt the common space, if good furnishability is not compromised. 
 
C. BATHROOMS 
In three bedroom units provide a minimum of 1.5 bathrooms. Provide two full baths in four 
bedroom units. In either case at least one bathroom shall have a tub. In townhouse units with two 
or more bedrooms, provide ½ bath on the lower floor to serve the living/dining area (See the 
requirements for Visitability). Provide no more than one full bathroom in two-bedroom flats unless 
an exemption has been obtained from the Department. Exemptions will be granted when the 
Department determines the additional bath is required for the target population(s). The Department 
will consider specific exemptions on a unit-by-unit basis when a “Request for Exemption from 
Requirements” is included in the application. This request form is located in the Architectural Forms 
section. 
 
D. ELEVATORS 
Provide elevators in buildings of three or more stories, and in buildings of two stories that serve the 
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elderly and/or disabled where units are evenly distributed between floors. “Townhouse over flat” 
designs totaling three stories need not provide elevators; neither do three story garden style 
buildings with twelve or fewer units per building that do not require Accessibility for folks with 
mobility impairments to the upper floors.  
 
E. STORAGE 
Provide interior and exterior storage. Note that lack of adequate interior and exterior storage may 
also affect the long term marketability of the units. Include the following minimums: 
1. Coat closet near front door. 
2. Linen storage near bedrooms and bathrooms. This can be accomplished with closet space or 
 with built-in cabinets/shelves in the bathroom or laundry room. 
3. Interior bulk storage. Where feasible, provide 50 sq ft for two and three bedroom units and 60 
 sq ft for four bedroom units. Closet space in excess of the minimum may be counted toward 
 this requirement. The bulk storage requirement may also be partially satisfied by providing safe 
 and convenient  individual lockable interior storage elsewhere in the building. 
4. Bedroom closets must be a minimum of 2’ x 5’.  
5. Exterior Bulk Storage To the extent feasible and where appropriate to the population, provide 
 exterior bulk storage of a least 20 sq ft for outdoor equipment. Locate the outdoor storage 
 space  conveniently, near the door, porch, balcony or patio. Note that exterior storage is not 
 included in unit floor area calculations. 
 
F. NATURAL LIGHT 
Maximize the availability of natural light available to each unit. Provide natural light in every room 
or activity space possible, including dining areas and sleeping alcoves. Kitchens and baths are 
exceptions. 
 
G. LAUNDRY 
In family housing provide a washer and dryer, or at least washer and dryer hookups, in each unit. 
Provide accessible laundry rooms conveniently located for all residents in other projects.  
 
H. ACOUSTIC SEPARATION 
Provide an acoustically controlled environment relative to exterior noise as well as noise from 
adjacent units and public spaces. Construct walls between apartments with staggered studs and 
sound attenuating insulation or resilient channels with sound attenuating insulation to minimize 
structure borne and airborne transmission of sound. Provide resilient channels with sound 
attenuating insulation ceilings between apartments. 
 
I. BATHROOM AND KITCHEN EXHAUST 
Provide bathrooms with ceiling exhaust fans and kitchens with range hood exhaust fans. Connect 
all mechanical exhaust systems directly to the outside. Professionally engineered alternate 
systems that provide good bathroom and kitchen ventilation are also acceptable, particularly for 
mid-rise buildings in urban contexts.  
 
J. MINIMUM AND MAXIMUM UNIT FLOOR AREAS 
Dwelling units must be large enough to accommodate the intended population. Unit designs must 
also provide for efficient use of public resources. Draw and submit typical furniture arrangements 
on plans to ensure and demonstrate adequate function of all spaces. The following table shows the 
minimum floor areas required and maximum floor areas allowed by OHCS for projects funded 
through the CFC process:  
Please see the APPENDIX for approved methods to be used in calculating unit floor area. Note 
that exterior storage is not included in unit floor area calculations. 
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Unit Type Minimum Required 
Unit Floor Area 
(Square Feet) 

Maximum Allowable 
Unit Floor Area 
(Square Feet) 

Maximum Allowable 
Floor Areas for 

Townhouses and 
Accessible Units 

SRO 175   
Studio 350   
1 Bed / 1 Bath 600 690 740 
2 Bed / 1 Bath 800 900 950 
3 Bed / 2 Bath 1,000 1,200 1,250 
4 Bed / 2 Bath 1,250 1,400 1,450 
ALF/RCF Studio 300   
ALF/RCF 1 Bed 450   

Only projects that meet both the minimum and maximum unit floor area requirements will be 
considered for funding.  The Department will consider exemptions on a unit-by-unit basis if a 
“Request for Exemption from Minimum or Maximum Unit Floor Area Requirements” is included in 
this application.  This request form is located in the Architectural Forms section. 
 
Note that while the Department strongly supports the efficient use of financial and material 
resources for all projects, maximum allowable unit floor area requirements apply only to projects 
seeking funding through the CFC application process.  Projects submitted for department bond 
funding are not affected by the maximum floor area allowances.  The Minimum Unit Floor Area 
requirements apply to all projects submitted for funding, regardless of requested funding source. 

. 
Green Building Requirements 
The department believes green building must be a consideration when planning developments that 
include affordable housing. Developers who incorporate green building and energy conservation 
measures in their project can receive scoring points in that portion of the department’s review.  
Incorporation of green building activities, and participation in that portion of the Self-Scored 
Section, is not a requirement for funding.   Sponsors may submit applications that don’t include the 
listed green building criteria, but must understand that projects which do participate will receive 
more points in that section of the department’s scoring process.  If you choose to participate, you 
will be expected to follow through with the green building path chosen.  If you are unable to 
complete that path, you must ask to choose a different path.  If the project is completed without the 
satisfaction of the green building criteria, negative points will be accrued against any future 
application. 
 
The department has established a process which connects the participating sponsor to three 
existing green building programs available throughout the state.  In addition, OHCS has 
established a fourth program of green building criteria for those projects which cannot be served by 
any of the three existing programs.  The three existing green building programs selected are 
Enterprise Green Communities, Earth Advantage Homes, and LEED for New Construction or 
Homes.  Sponsors who wish to participate in a green building program (and receive points in the 
CFC scoring process) must choose to work within one of the four processes.  Listed below is 
contact and process information for each program.  This is followed by a brief description of the 
department’s green building criteria.  The list of specific OHCS criteria is on the Green Building 
Checklist found in the Self Scored part of the application. 
 
The following information regarding the Enterprise Green Communities, Earth Advantage and 
LEED programs is listed as a courtesy for the applicant.   The department takes no responsibility 
for the accuracy of the program material.  Requirements or criteria may have been updated by any 
of the program providers.  The sponsor should confirm the provider’s expectations before 
committing to a specific program.   
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Enterprise Green Communities (“Enterprise GC”) 

• Addresses new construction and major rehabilitation (replacement of one or more major 
systems). 

• To qualify, project must have at least 25 rental apartments occupied by households at or 
below 60% AMI. 

• Rehabilitation projects must undergo an energy audit that identifies baseline energy 
performance of existing measures and anticipated energy improvement from proposed new 
measures. 

• Program strongly encourages project sponsors to engage a contractor to review design 
materials, walk the project site, discuss green building intentions and obtain a rough cost 
estimate of total and green building-related project costs.  Sponsors may also benefit from 
an early project brainstorm session or “Eco-Charrette” with a team of experts and 
stakeholders to help identify preliminary approaches to achieve Green Communities 
certification. 

• Enterprise GC has grants available for application to assist with costs from Eco-Charrettes 
and pursuit of certification. 

• Projects not selected for CFC funding may still pursue Enterprise GC certification and 
incentives. 

• Successful applicants will be required to register the project with Enterprise within 60 days 
of notification of a successful CFC application.  Signed verification of registration must be 
provided to OHCS within 75 days of that notification.  Enterprise’ reporting and verification 
of green building certification requirements for OHCS will be provided to all successful 
applicants but will not exceed those already required by the Enterprise GC program. 

• Enterprise GC certification requires that the project architect and/or engineer sign a 
template to verify that each selected Criteria has been implemented into the project.  No 
additional supplemental documentation is required.  Enterprise reviews and confirms the 
submitted materials and the project is then certified.  The sponsor is responsible to forward 
the proof of certification to OHCS. 

• Program requirements are available at www.greencommunitiesonline.org/tools/criteria/ 
     or:   Enterprise Community Partners 
   520 S. W. Sixth Avenue, #700 
   Portland, Oregon  97204 
   Phone:  503 223-4848 

 
Earth Advantage Homes (“EA”) 

• Addresses single and multi-family new construction 
• Projects that pursue the EA compliance path must have an initial consultation with an EA 

representative prior to submittal of the CFC application.  At the consultation, the EA 
representative will review project materials, discuss the program, identify relevant green 
building incentives and work with the development team to help identify the most effective 
strategy to pursue EA certification for the project.  The consultation will yield a preliminary, 
completed EA Points Worksheet for the project which will be submitted to OHCS as part of 
the CFC application Self-Scored Section.  As design progresses, EA may also conduct a 
project energy model as part of the verification and certification process.  If awarded, the 
consultation and energy model are eligible for CFC funding support. 

• Program strongly encourages project sponsors to engage a contractor to review design 
materials, walk the project site, discuss green building intentions and obtain a rough cost 
estimate of total and green building-related project costs.  Sponsors may also benefit from 
an early project brainstorm session or “Eco-Charrette” with a team of experts and 
stakeholders to help identify preliminary approaches to achieve Green Communities 
certification. 
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• Successful applicants will be required to register the project with EA within 60 days of 
notification of the successful CFC application.  Signed verification of registration must be 
provided to OHCS within 75 days of notification.  EA’s reporting and verification of green 
building certification requirements for OHCS will be provided to all successful applicants but 
will not exceed those already required by the EA program. 

• EA certification requires approximately 2-3 total field inspections during and after 
construction and review of the final green building worksheet by an EA representative.  No 
additional supplemental documentation is required.  EA reviews and confirms the submitted 
materials and the project is then certified.  The sponsor is responsible to submit the 
certification to OHCS. 

• Program requirements are available at www.earthadvantage.org/ or: 
  Earth Advantage National Center  Earth Advantage (So. Oregon) 
  16280 S. W. Upper Boones Ferry Rd  715 Sunrise Street 
  Portland, Oregon 97224   Ashland, Oregon 97520-3349 
  Attn:  Duane Woik    Attn:  Fred Gant 
  Phone:  503 968-7160, x-14   Phone:  541 840-8302 
 
  Earth Advantage (Central Oregon)  Earth Advantage (Valley) 
  345 Century Drive, #20   2695 Madison Street 
  Bend, Oregon 97702    Eugene, Oregon 97405 
  Attn:  Bruce Sullivan    Attn:  Eli Volem 
  Phone:  541 480-7303   Phone:  541 510-9310 

   
LEED Certification (“LEED”) 

• Projects that pursue LEED for New Construction certification automatically comply with the 
CFC Green Building Standard.   LEED projects are anticipated to meet or exceed the 
performance sought by the Earth Advantage and Enterprise Green Communities baseline 
compliance paths.    These projects must submit a completed LEED scorecard, CFC Green 
Building Worksheet, proof of project registration with the U.S. Green Building Council 
(USGBC) or a signed statement of intent to register the project with the USGBC for LEED 
for New Construction or Homes program within 60 days of notification of a successful CFC 
application.   

• Program requirements are available at www.usgbc.org/. 
 
OHCS Path for Acquisition/Rehabilitation or Acquisition only projects 

• Addresses types of projects not eligible for participation in the other three programs.  If a 
project is eligible for Enterprise Green Communities, Earth Advantage or LEED 
Certification, it must work with that program to receive points in the CFC Self-Scored 
Section. 

• Participating projects must submit the Green Building Worksheet in the CFC application.  If 
successful in receiving funding, sponsor may be required to provide a completed third party 
energy audit to OHCS within 75 days of notification of funding and submit at project closing 
specified evidence which verifies that work was completed as stated. 
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ARCHITECTURAL REHABILITATION STANDARDS 
 

OHCS standards for rehabilitation of projects are goal-oriented.  The goal of project rehabilitation is 
to improve the property in such a way as to maximize its expected useful life for residents.  In 
addition to immediate rehabilitation, an assessment of repairs, maintenance and product 
replacement over time should be planned and included. 
 
The new goal of the Department is for affordable housing projects to be built in such a manner that 
they sustain themselves for 30 years without need of significant rehabilitation work.  This will 
require careful design, materials selection and oversight by project architects, contractors and 
owners to ensure that their affordable housing projects, including building envelopes and all 
structural components, have the necessary sustainability to last for 30 years with industry standard 
maintenance schedules.  
 
Note that OHCS has found in recent years that construction costs, especially for rehabilitation 
projects, have often exceeded original estimates.  The process of providing and approving 
additional awards after the start of construction affects the Department’s ability to fund other 
projects.  OHCS may not be able to award additional funds to projects which are over-budget on 
construction costs. 
 
Architectural Rehabilitation Submission Requirements 
• Rehabilitation/Capital Needs Assessment 
• Rehabilitation Scope of Work 
• Pest and Dry Rot Inspection Report 
• Roof Inspection Report 
• Estimate of probable rehabilitation cost.   (Should be placed in Part 11 of this application) 
 
OHCS requires a thorough Rehabilitation Assessment for all rehabilitation project grant, loan or tax 
credit applications.  A thorough Rehabilitation/Capital Needs Assessment will help determine the 
appropriate rehabilitation scope of work and the estimate of probable rehabilitation cost.   The 
Assessment must examine the following major building components and describe the work 
necessary to bring each building component to the level of maximum expected life span.  The 
following rehabilitation components should be addressed in the Assessment: 
 
• Roof and roof substructure 
• Accessibility features 
• Exterior walls (building envelope) 
• Pest and dry rot inspection 
• Insulation 
• Interior spaces:  appliances and structural elements 
• Foundation 
• Structure:  basement, substructure, super structure, crawlspaces 
• Electrical systems 
• Plumbing systems 
• Heating systems 
• Site:  parking, landscaping, common areas, lighting, security 
• Meet the requirements of HUD 24 CFR 5.703 (uniform physical condition standards for public 

housing).  
 
Deferred maintenance may be done as a part of a more substantial rehabilitation effort, but OHCS 
strongly discourages the use of tax credits solely for the purposes of addressing deferred 
maintenance.  

2010 Consolidated Funding Cycle Application  Architectural Standards/New Const. & Rehab  - Page 12 of 31 
 



After reservation of funding is made, OHCS may, at its discretion, complete a unit by unit 
inspection of developments with proposed rehabilitation to assure there is an adequate 
scope of work.  OHCS encourages sponsors of acquisition and rehabilitation projects to 
complete a replacement schedule prior to application.  Depending on the extent of 
rehabilitation and the condition of the project, OHCS may require an analysis of cash flow 
and expenditures for the depreciable portions of the project.  If requested, OHCS will 
provide technical assistance in the completion of this analysis. 
 
Rehabilitation Assessment Criteria 
The Rehabilitation Assessment must be in a narrative form that addresses the following major 
components: 
 
• Critical repair items:  All health and safety deficiencies, or violations of Housing Quality 

Standards (or Uniform Physical Inspection Standards), requiring immediate remediation.  
• Two-year physical needs: Repairs, replacement and significant deferred and other 

maintenance items that need to be addressed within 24 months of the date of the RA.  Any 
necessary redesign of the project and market amenities needed to restore the property to a 
reasonable standard of livability should be included.  These repairs are to be included in the 
development budget and funded by construction-period sources of funds. 

• Long term physical needs:  Repairs and replacements beyond the first two years that are 
required to maintain the project’s physical integrity over the next 30 years, such as major 
structural systems that will need replacement during that period.  These repairs are to be 
funded from the Replacement Reserves Account. 

• Analysis of reserves for replacement:  An estimate of the initial and monthly deposit of the 
Replacement Reserves Account needed to fund long-term physical needs, accounting for 
inflation, the existing Replacement Reserves Account balance, and the expected useful life of 
major building systems.  This analysis should not include the cost of critical repair items, two-
year physical needs or any work items that would be treated as normal maintenance or repair 
expense. 

 
The following items need to be adequately completed and the sponsor should enlist the assistance 
of professionals as needed in preparing the RA.  Sponsors should consider using an architect, 
general contractor, mechanical/structural engineer, or property inspectors, all of whom should be 
licensed in the State of Oregon.  
 
• Conduct site inspections of 100% of all units (a lesser percentage may be allowed at OHCS' 

discretion).   
• Identify any physical deficiencies as a result of a) visual survey, b) review of pertinent 

documentation, and c) interviews with the property owner, management staff, tenants, 
community groups and government officials. 

• Identify physical deficiencies, including critical repair items, two-year physical needs and long 
term physical needs.  These should include repair items that represent an immediate threat to 
health and safety and all other significant defects, deficiencies, items of deferred maintenance, 
and material building code violations that would limit the expected useful life of major 
components or systems. 

• Explain how the project will meet the requirements for accessibility to persons with disabilities.  
Identify physical obstacles and describe methods to make the project more accessible, listing 
needed repair items in the rehabilitation plan. 

• Prepare a rehabilitation plan, addressing all two-year and long term physical needs separately. 
• Prepare a replacement reserve schedule, including an estimate of the initial and annual 

deposits, accounting for inflation and based on a 30-year term. 
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The premise for calculating the needs and capacity for the replacement reserve fund should be 
guided by the following: 
 
• OHCS expects that projects will be maintained at a level that is comparable with the condition 

at the time the project was placed in service (for new construction- at the completion of 
construction; for rehabilitation- at the completion of rehabilitation).  Repairs and replacements 
must be accomplished when items are damaged or show excessive wear due to use or age, 
and replacements must be “as good as new” or at least up to the original quality. OHCS 
realizes in occupied units it may be more difficult to accomplish extensive repairs and 
replacements (this will be evaluated on a case-by-case basis).  

• Projects must be comparable in appearance to non-subsidized multi-family housing in the area 
with similar rents. 

• Inspections are performed by OHCS as required by any program regulations and any loan 
regulatory documents.  These inspections are intended to provide a mechanism for OHCS to 
address deficient findings.  
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VISITABILITY 
 
Oregon policy, as enacted by ORS 456.510, is to "encourage the design and construction of 
dwellings that enable easy access by individuals with mobility impairments and that … allow 
continued use by aging occupants".  
 
New construction projects receiving funding from the Department are subject to requirements for 
Visitability.  Although the Department strongly encourages Visitability of all projects, the Visitability 
Rule does not apply to rehabilitation projects, or to projects that receive Department funding only 
from OHCS bond financing and/or non-competitive tax credits. Nor does it apply to Farmworker 
Housing on a farm. 
 
However, newly constructed units and newly constructed community spaces in rehabilitation 
projects are subject to requirements for Visitability. 
 
"Visitable" means able to be approached, entered and used by individuals with mobility 
impairments, including but not limited to individuals using wheelchairs, as determined by the 
Department. 
 
In effect, units in many projects are already "Visitable" since they must meet the requirements of 
the federal Fair Housing Act. Fair Housing addresses "Accessibility" standards, which exceed most 
requirements for Visitability.  Since 1991, The Fair Housing Accessibility Guidelines have provided 
"safe-haven" specifications for meeting requirements of the Fair Housing Act.  
 
Visitability requirements closely follow Fair Housing Accessibility Guidelines. The following is a 
summary of the differences between the Oregon Visitability Rule and the requirements of the Fair 
Housing Act. It is intended to clarify the impact of the Visitability Rule on projects that will be 
designed to already meet Fair Housing Act requirements. 
 
Differences in Application between the Visitability Rule and Fair Housing Guidelines 
The Visitability Rule applies to new construction of OHCS-subsidized rental projects of one or more 
units, including Group Homes. The Fair Housing Accessibility Guidelines apply to rental buildings 
of four or more units.  
 
Although the Department strongly encourages Visitability in all projects, it is not required in projects 
that receive Department subsidy only from OHCS bond financing and/or non-competitive tax 
credits. Nor does it apply to Farmworker Housing on a farm. The Fair Housing Accessibility 
Guidelines do apply to those projects. 
 
The Visitability Rule applies to all ground floor units, the ground floors of multi-story units, and to all 
units in elevator buildings. Multi-story units are exempt from the Fair Housing Accessibility 
Guidelines.  
 
The basis for exemption from the Visitability Rule includes conflicting Community Design 
Standards, undue cost constraint and other exemptions related to timing and funding. Fair Housing 
exemptions are based only on Site impracticality.  
 
Differences in Specific Requirements 
Site and Building Requirements  
The Visitability Rule requires a Visitable Route to all ground floor units, the ground floors of multi-
story units, and to all units in elevator buildings. Multi-story units are exempt from the Fair Housing 
Accessibility Guidelines. 
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The Rule requires edge protection for walks, patios and plazas that are 12" or higher than the 
adjacent grade. 
 
For ramps that are not covered by other, more stringent requirements, the Visitability Rule does not 
require handrail extension, requires handrails only on one side of ramps and permits a ramp cross 
slope not to exceed 3%. 
 
The Rule requires, under most circumstances, 24 hour access for residents and their guests to an 
on-site, fully accessible Powder Room in projects of 20 or more contiguous units. Fair Housing has 
no such provision. 
 
Unit Requirements 
The Visitability Rule requires Visitability in all ground floor units, the ground floors of multi-story 
units, and all units in elevator buildings. Fair Housing exempts multi-story units. 
 
The Rule requires a visitable route between a visitable unit entrance and at least one visitable 
common living space. Fair Housing requires accessibility to all spaces within a unit. 
 
The Rule requires at least one Bathroom or Powder Room in each unit to be Visitable.  
 
Relationship with other federal and state accessibility requirements 
Where existing federal and state requirements conflict with Visitability Requirements, the more 
stringent regulations apply.  

 
Visitability Requirements 
The Visitability Requirements are organized according to Site, Building and Unit to coincide with 
the organization of the other Architectural Requirements. These sections are followed by specific 
information regarding Exemptions to the Visitability Requirements. The requirements are based 
on the Oregon Administrative Rule governing Visitability (OAR 813-310). The text of the entire Rule 
can be found on the OHCS website at: www.ohcs.oregon.gov.  
 
Site and Common Space Visitability 
Visitable Exterior Route Requirements 
Each unit must be connected to common use areas (such as parking, lobbies, mailboxes, 
management offices, recreational facilities, laundries and garbage and recycling areas) by a 
visitable exterior route. 
 
Walk, Ramp and Curb Ramp Requirements 
   
Walks- Walks along a visitable exterior route must meet the following criteria.  
Width- the minimum clear width of a walk must not be less than 36 inches.  
Slope and Rise - The slope of a walk must not exceed one unit vertical in 20 units horizontal (5% 
slope).  
Cross Slope - The cross slope of a walk must not exceed one unit vertical in 33 units horizontal 
(3% slope).  
Edge Protection - Along a visitable exterior route, a continuous 2 inch high curb is required on the 
edge of walks that are 12 inches or higher above the adjacent grade. This applies to both flat and 
sloped portions of walks, regardless of size, as well as flat areas such as plazas and courts. Along 
a sloped walk a portion of which requires a curb, the height of the curb must gradually taper until 
the walk is no higher than 2 inches above adjacent grade. See Figure #1. 
 
Ramps- Ramps along a visitable exterior route must meet the following criteria. 
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Width- the minimum clear width of a ramp must not be less than 36 inches.  
Slope-The maximum slope of a ramp must not exceed one unit vertical in 12 units horizontal  
(8.33% slope). The maximum rise for any single run can be no greater than 30 inches. 
Cross Slope - The cross slope of a ramp can be no greater than one unit vertical in 33 units 
horizontal (3% slope). 
Surface- Ramps along a visitable exterior route must have a firm, stable, slip resistant surface. 
Landings- Ramps along a visitable route must have landings at the top and bottom, and at least 
one intermediate landing for each 30 inches of rise. Landings must have a minimum dimension, 
measured in the direction of travel of 60 inches. The width of any landing may not be less than the 
width of the ramp. Where the ramp changes direction, the minimum size of the ramp must be 60 
inches by 60 inches. 
Handrails- Each ramp required for Visitability must have a handrail on at least one side. Ramps 
with a total rise of 12 inches or less or a horizontal projection of 12 feet or less are not subject to 
the handrail requirement. Curb ramps are not subject to the handrail requirement. Required 
handrails must be built  and installed to meet the specifications set forth in Chapter 11, Division II-
ELEMENT REQUIREMENTS, of the OREGON STRUCTURAL SPECIALTY CODE, (Oregon UBC) 
except that a handrail for Visitability need not include extensions beyond the length of the ramp 
and landing. See Figures and #2 #3. 
Curb Ramps - Curb ramps are required where curbs lie along a visitable route.  
Width- Curb ramps must have a minimum width of 36 inches. 
Slope - Curb ramps can have a maximum slope of 1 unit vertical to 12 units horizontal. Transitions 
from curb ramps to walks; gutters and vehicular ways must be flush and free of abrupt changes in 
height.  
Side Slopes - Curb ramps located where pedestrians walk across the ramp must have sloped 
sides whose slope does not exceed 1:10. 
Surfaces - Curb ramps along visitable exterior routes must have a firm, stable, slip resistant 
surface. 
Location - Curb ramps must be built so as not to project into vehicular ways or be located within 
accessible parking spaces. 
 
Visitable Community Powder Room Requirements 
A Fully Accessible (by ADA Standards) Community Powder Room must be provided in a 
development that has 20 or more contiguous units. 
The Community Powder Room must be available for use 24-hours per day, 7 days per week. This 
availability may be provided by on-site or on-call staff, through the use of keys, keypads or 
electronic code locks, or by other means, as approved by the Department. 
 
Visitable Exterior Entrance Requirements 
Each dwelling unit must have at least one visitable entrance that meets the following criteria: 
Exterior Door Width - An exterior door must have a clear opening of at least 32 inches. 
Threshold- The maximum allowable threshold height is ¾ inch for exterior sliding doors and ½ 
inch for all other exterior doors. Bevel thresholds down to adjacent surfaces at a rate not greater 
than 1:2. 
Adjacent Surfaces - Each visitable entrance must have a flat surface immediately adjacent to and 
level with the entrance. On the exterior, the surface may be sloped for drainage at 1:50 maximum 
(a 2% slope). The surface must be at least 36 inches wide and at least 48 inches deep in the 
direction of travel on the push side of the door. On the pull side of the door, it must be at less than 
60 inches deep in the direction of travel. Where the door is not in the direction of travel, the 
minimum size of the flat surface must be 60 inches by 60 inches. See Figures #4 and #5. 
 
Visitable Unit Interior Requirements 
Each unit must have the following minimum characteristics for Visitability: 
One or more visitable routes between the visitable dwelling unit entrance and a visitable 
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common living space.  
 
Hallways along a visitable route must have a minimum clearance of 36 inches, and doorways 
along that route must have a minimum clearance of 32 inches. 
Light switches, electrical outlets and environmental controls in the dwelling units must be installed 
no lower than 15 inches, or any higher than 48 inches, above the adjacent floor level. 
One or more visitable routes between the dwelling unit entrance and a Powder Room. 
A Powder Room that has the following characteristics: See Figure #6. 
A door that does not block access along the visitable interior route, and does not block the 
reasonable use of the fixtures in the powder room, in the Department’s determination. 
Walls that are reinforced in a manner suitable for grab bar installation. 
 
Group Home Visitability Requirements 
For the purposes of Visitability, Group Homes are generally considered to be a single unit.  A 
Group Home requires only one visitable exterior route, one visitable entrance, one visitable interior 
route to a Common Space and one visitable Powder Room.  
 
Exemptions from the Visitability Requirements 
The Department may grant requests for exemptions from the Visitability Requirements, based on 
specific conditions and for specific reasons.  
 
Reasons for Exemptions 
Exemptions may be requested for the following conditions: adverse topography, significant 
financial aid from another government agency, undue cost, undue constraints, initial project 
rejection, conflicting community and design standards and/or to provide an alternative to 24 hour 
Common Powder Room availability. 
 
Adverse Topography- An exemption from Visitability Requirements may be considered if 
topography or other site considerations (flood plains, conservation areas) make compliance 
impracticable.  An exemption might also be warranted if specific site conditions require expensive 
deviations from accepted construction methods. 
Significant Financial Aid from Another Government Agency- An exemption from Visitability 
Requirements may be considered if another agency contributes a significant amount of financial 
aid to the housing. The financial aid becomes significant if it includes funding for at least 25% of 
the anticipated total development cost at the time of initial funding, or project based rental 
assistance for a minimum of 50% of the units for an anticipated period of multiple years. 
Undue Cost- An exemption from Visitability Requirements may be considered if additional 
construction costs, directly attributable to meeting the Visitability Rule, are unreasonably above 
and beyond the normal costs of meeting the Department's other Architectural Requirements. In 
order to be considered undue, the additional costs must exceed $1,000 per unit, or $2000 if 
associated with providing a Community Powder Room. 
Undue Constraints- An exemption from Visitability Requirements may be considered if financial or 
other factors exist that may inappropriately limit the development or its operation. Factors the 
Department may consider in making such a determination include, but are not limited to: 

• Whether applying these rules may result in a loss of units. 
• Whether applying these rules may result in a need to raise rents by a significant amount 
 (loss of affordability). 
• Whether applying these rules may result in a significant increase in maintenance or ongoing 
 expense. 

Community and Design Standards -An exemption or partial exemption may be considered if 
local government development codes or legally binding CCRs (covenants, conditions and 
restrictions) contradict the Visitability Requirements. Neighborhood or Management design 
preferences are not included.   
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Alternative to 24 hour Common Powder Room Availability- An exemption from the requirement 
to make the Community Powder Room available for use 24-hours per day may be considered if 
each of the visitable units in the development includes an Adaptable Powder Room, as defined in 
Chapter 11 of the Oregon Structural Specialty Code (The Oregon UBC), and also has at least one 
properly installed grab bar on the wall beside the toilet. 
 
Partial Exemptions 
The Department encourages Visitability to the greatest degree possible in each project. The final 
approval of an exemption or partial exemption request may be given for more or less than 
requested. Partial exemptions may be granted as follows: 
 
Partial Exemption from meeting all of the Visitability Requirements  
The Department may grant an exemption for one aspect of the Visitability requirements without 
granting exemption from other Visitability requirements.  For example, an exemption from exterior 
requirements may be granted for topographical reasons without exempting interior requirements.   
Partial Exemption from Full Compliance with Visitability Requirements   
The Department may grant a partial exemption from full compliance with any Visitability 
requirement. For example, a ramp that cannot meet the Visitability standard may be given a partial 
exemption that still requires the ramp to meet a certain standard which in the determination of the 
Department is the best that can be achieved under the circumstances.   
Partial Exemption for One or More Unit 
The Department may grant an exemption or partial exemption for one or more of the units in a 
development. For example it may be that one unit in a development requires an exemption while 
others do not merit such an exemption. 
 
Visitability Exemption Application Process 
Visitability Request Form  
To request an exemption from any aspect of the Visitability Requirements, complete the  
OHCS Visitability Request Form found in this packet.  The Visitability Request Form is also 
available on the OHCS website at: www.ohcs.oregon.gov/OHCS/HRS_CFC_Overview.shtml.  
Answer each question, providing a complete and thorough justification for the exemption request. 
Use additional sheets if necessary. 
 
Timing of Exemption Requests  
Exemption requests must be made at the time of application for funding. Requests made afterward 
may be considered if site or other conditions could not have been anticipated while meeting the 
other requirements of the application process. For example: 
• A late request might be justified if adverse sub-surface conditions are encountered during 

construction and could not have been anticipated by the Geotechnical Investigation prepared 
for the original application. 

• A request for exemption from the 24 hour availability requirement for a Community Powder 
Room may be made and considered at any time during the life of the project if operational or 
management issues associated with maintaining availability threaten to pose undue constraints 
on the project.  
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APPENDIX 
 
 

Calculating Unit Floor Area 
Floor areas for each unit will be calculated using the following methods, depending on the 
placement of each unit in a particular building: 
Outside face of exterior wall to outside face of exterior wall. 
Outside face of exterior wall to center of party wall. 
Outside face of exterior wall to hall face of corridor wall. 
Center of party wall to center of party wall. 
All interior spaces, walls, structural elements and voids will be included in the calculated floor area, 
except as specifically excluded below. 
Exclusions:   
In multi-story units, the floor area dedicated to stairs should only be counted once, for a total 
maximum exclusion of 50 (fifty) square feet. 
Vertical Mechanical and Electrical chases will be excluded from unit floor area calculations. 
Balconies, porches, patios and exterior storage spaces will be excluded from unit floor area 
calculations. 
 
Calculating Room Floor Area (Net Useable Area): 
 
Floor area for each room will be calculated by measuring to the inside face of each wall. 
 
Calculating Total Building Floor Area (Gross Area): 
 
Total building floor area will be the sum of the areas enclosed by the exterior face of the exterior 
walls on each floor.  
Balconies, porches and patios will be excluded from calculation of total building floor area. 
 
Disclaimer of Liability 
OHCS assumes no responsibility to make inspections during construction, and assumes no liability 
for construction quality or code compliance.  The responsibility for the project meeting minimum 
health and safety standards is the responsibility of state and local jurisdictions and the project 
sponsor. 
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REPLACEMENT RESERVES SCHEDULE 
 

Intent 
OHCS expects that projects will be maintained at a level that is comparable with the condition at 
the time the project was placed in service (for new construction: at the completion of construction; 
for rehabilitation: at the completion of rehabilitation).  Repairs and replacements must be 
accomplished when items are damaged or show excessive wear due to use or age, and 
replacements must be “as good as new” or at least up to the original quality. 
The standards imposed by OHCS for our projects are goal-oriented.  The goal is to improve the 
property in such a way as to maximize its expected life.  
 
The following life expectancy information is to assist in planning the project's Replacement 
Reserves. 

 
LIFE EXPECTANCIES OF HOUSING COMPONENTS 

 
Item Useful Life Remarks 

Footings and Foundations:   
Footings Life 
Foundation Life 
Concrete Block Life 

These likely to last up to 250 years. Struc- 
tural defects to do develop are a result of 
poor soil conditions 

   
Water proofing:   
Bituminous coating 5 yrs  
Pargeting with Ionite Life  
Termite proofing 5 yrs May be earlier in damp climates 
Gravel outside 30-40 yrs Depends on usage 
Cement block Life Less strong than concrete block 
 
Rough Structure:   
Floor system (basement) Life  
Framing exterior walls Life Usually plaster directly on masonry. Plaster 

is solid and will last forever. Provides 
tighter seal than drywall and better 
insulation 

Framing interior walls Life In older homes, usually plaster on wood 
lath. Lath strips lose resilience, causing 
waves in ceilings and walls 

 
Concrete Work:   
Slab Life (200 years) 
Pre-cast decks 10-15 yrs  
Pre-cast porches 10-15 yrs  
Site-built porches and steps 20 yrs  
 
Sheet Metal: Gutters, downspouts, flashing   
Aluminum 20-30 yrs Never requires painting, but dents and pits. 

May need to be replaced sooner for 
appearance. 

Copper Life Very durable and expensive. Requires 
regular cleaning and alignment. 

Galvanized iron 15-25 yrs Rusts easily and must be kept painted 
every 3-4 years. 

Electrical Wiring:   
Copper Life  
Aluminum Life  
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Item Useful Life Remarks 
Romex Life  
   
Circuit Breaker:   
Breaker panel 30-40 yrs  
Individual breaker 25-30 yrs  
 
Plumbing pressure pipes:   
Copper Life Strongest and most common. Needs no 

maintenance 
Galvanized iron 30-50 yrs Rusts easily and is major expense in older 

homes. Most common until 1940 
Plastic 30-40 yrs  
Plumbing, waste pipe:   
Concrete 20 yrs  
Vitreous china 25-30 yrs  
Plastic 50-70 yrs Usage depends upon soil conditions. Acid 

soils can eat through plastic. 
Cast iron Life  
Lead Life A leak cannot be patched. If bathroom is 

remodeled, lead must be replaced. 
 
Heating and venting: Duct work,   AC 
rough-in 

  

Galvanized 50-70 yrs  
Plastic 40-60 yrs Type used depends upon climate. 
Fiberglass 40-60 yrs  
 
Roof:   
Asphalt shingles 15-25 yrs Most common. Deterioration subject to 

climate. Granules come off shingles. Check 
downspouts. 

Wood shingles and shakes 30-40 yrs Expensive. Contracts and expands due to 
climate 

Tile 30-50 yrs Tendency to crack on sides. 
Slate Life High quality. Maintenance every 2-3 years 

as nails rust. 
Metal Life Shorter life if allowed to rust. 
Built-up asphalt 20-30 yrs Maintenance required – exp. after winter. 
Felt 30-40 yrs  
Tar and gravel 10-15 yrs  
Asbestos shingle 30-40 yrs Shingles get brittle when walked on. 

Maintenance every 1-3 years 
Composition shingles 12-16 yrs  
Tin Life Will rust easily if not kept painted regularly. 

Found a lot in inner-city row houses. 
4 0r 5 built-up ply 15-25 yrs Layers of tar paper on tar. 
 
Masonry:   
Chimney Life  
Fireplace 20-30 yrs  
Fire brick Life  
Ash dump Life  
Metal fireplace Life  
Flue tile Life  
Brick veneer Life Joints must be pointed every 5-6 years. 
Brick Life  
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Item Useful Life Remarks 
Stone Life Unless a porous grade stone like 

limestone. 
Block wall Life  
Masonry floors Life Must be kept waxed every 1-2 years. 
Stucco Life Requires painting every 8-10 years. More 

susceptible to cracking than brick. 
Replacement is expensive. Maintenance 
cycles for all types of masonry structures, 
including those found in urban areas, 
subjected to dirt, soot, and chemicals: 
Caulking – every 20 years 
Pointing – Every 35 years 
Sandblasting – Every 35 years 

 
Windows and doors:   
Window glazing 5-6 yrs  
Storm windows and gaskets Life Aluminum and wood 
Screen doors 5-8 yrs  
Storm doors 10-15 yrs  
Interior doors (lauan) 10 yrs  
Sliding doors 30-50 yrs  
Folding doors 30-40 yrs  
Sliding screens 30 yrs  
Garage doors 20-25 yrs Depends upon initial placement of springs, 

tracks and rollers. 
Steel casement windows 40-50 yrs Have leakage and condensation problems. 

Installed mostly in the 40’s and 50’s 
Wood casement windows 40-50 yrs Older types very drafty. 
Jalousie 30-40 yrs Fair quality available in wood and 

aluminum. Used mostly for porches 
Wood double-hung windows 40-50 years  
   
Insulation:   
Foundation Life  
Roof, ceiling Life  
Roof – electric vent – automatic 10-15 yrs  
Walls Life  
Floor Life  
Weatherstripping, metal 8-9 yrs  
Weatherstripping, plastic gasket 5-8 yrs  
   
   
   
Exterior trim:   
Wood siding Life Must be kept painted regularly – every 5-7 

years. 
Metal siding Life May rust due to climate. 
Aluminum siding Life Maintenance free if baked-on finish. 
   
Shutters:   
Wood 20 yrs  
Metal 20-30 yrs  
Plastic Life  
Aluminum Life  
Posts and columns Life  
Trellis 20 yrs Will rot in back even if painted because of 

moisture. 
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Item Useful Life Remarks 
Cornice and rake trim Life  
Gable vents, screens:   
Wood 10-14 yrs  
Aluminum Life  
   
Exterior Paint:   
Wood 3-4 yrs Climate a strong factor. 
Brick 3-4 yrs  
Aluminum 10-12 yrs  
   
Stairs:   
Stringer 50 yrs  
Risers 50 yrs  
Treads 50 yrs  
Baluster 50 yrs  
Rails 30-40 yrs  
Starting levels 50 yrs  
Disappearing stairs 30-40 yrs  
   
Drywall and plaster:   
Drywall 40-50 yrs Lifetime if protected by exterior walls and 

roof.  Cracks must be regularly spackled. 
Plaster Life Thicker and more durable than drywall. 

Exterior must be properly maintained. 
Ceiling suspension Life  
Acoustical ceiling Life  
Luminous ceiling 10-20 yrs Discolors easily. 
   
Ceramic tile:   
Tub alcove and shower stall Life Proper installation and maintenance 

required for long life.  Cracks appear due to 
moisture and joints; must be grouted every 
3-4 years. 

Bath wainscote Life  
Ceramic floor Life  
Ceramic tile Life  
   
Finish carpentry:   
Baseboard and shoe 40-50 yrs  
Door and window trim 40-50 yrs  
Wood paneling 40-50 yrs  
Closet shelves 40-50 yrs  
Fireplace mantel 30-40 yrs  
   
Flooring:   
Oak floor Life In most older homes, 1st story is oak, 2nd 

and 3rd stories are hard pine. 
Pine floor Life  
Slate flagstone floor 40-50 yrs  
Resilient (vinyl) 10-15 yrs Because of scuffing, may have to be 

replaced earlier. 
Terrazo Life  
Carpeting 5-8 yrs Standard carpeting. 
Cabinets and vanities:   
Kitchen cabinets 18-30 yrs  
Bath vanities 18-30 yrs  
Countertop 18-30 yrs  
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Item Useful Life Remarks 
Medicine cabinets 15-20 yrs  
Mirrors 10-15 yrs  
Tub enclosures 18-25 yrs  
Shower doors 18-25 yrs  
Bookshelves Life Depends on wood used. 
   
Interior painting:   
Wall paint 3-5 yrs  
Trim and door 3-5 yrs  
Wallpaper 3-7 yrs  
   
Electrical finish:   
Electric range and oven 12-20 yrs  
Vent hood 15-20 yrs  
Disposal 5-12 yrs  
Exhaust fan 8-10 yrs  
Water heater 10-12 yrs  
Electric fixtures 20-30 yrs  
Doorbell and chimes 8-10 yrs  
Fluorescent bulbs 3-5 yrs  
   
Plumbing finish:   
Dishwasher 5-15 yrs  
Gas water heater 8-12 yrs  
Gas refrigerator 15-25 yrs  
Toilet seats 8-10 yrs  
Commode 15-25 yrs  
Steel sinks 15-20 yrs  
China sinks 15-20 yrs  
Faucets Life Washers must be replaced frequently. 
Flush valves 18-25 yrs  
Well and septic system 15-30 yrs Depends on soil and rock formations. 
Hot water boilers 30-50 yrs Becomes increasingly inefficient with age 

and may have to be replaced before it 
actually breaks down. 

   
Heating finish:   
Wall heaters 12-17 yrs  
Warm air furnaces 25-30 yrs Most common today. 
Radiant heating – ceiling 20-30 yrs  
Radiant heating – baseboard 20-40 yrs  
AC unit 8-18 yrs  
AC compressors 10-18 yrs Regular maintenance required. 
Humidifier 7-8 yrs  
Electric air cleaners 8-10 yrs  
   
Appliances:   
Refrigerator 15-25 yrs  
Washer 8-12 yrs  
Dryer 8-12 yrs  
Combo washer and dryer 7-10 yrs  
Garage door opener 8-10 yrs  
Disposal units 8-10 yrs  
Dishwasher 8-12 yrs  
   
Appointments:   
Closet rods Life  
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Item Useful Life Remarks 
Blinds 10-15 yrs  
Drapes 5-10 yrs  
Towel bars 10-15 yrs  
Soap grab 10-12 yrs  
   
Others:   
Fences and screens 20-30 yrs  
Splash blocks 6-7 yrs  
Patios (concrete) 15-50 yrs  
Gravel walks 3-5 yrs  
Concrete walks 10-25 yrs  
Sprinkler system 15-25 yrs  
Asphalt driveway 5-6 yrs With patchwork may last 15-20 years. 
Tennis court 20-40 yrs  
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FREQUENCY OF PRODUCT REPLACEMENT IN RENTAL PROJECTS 
 

  
 

Within 
2 years 

 
 

3-4 
years 

 
 

5-6 
years 

 
 

7-8 
years 

 
 

9-10 
years 

 
 

Over 
10 years 

Not re- 
Placed 
by land 

Lord 
        
Air conditioners .04% 1.5% 7.5% 11.7% 10.0% 41.5 27.4% 
Bathtubs/fixtures 0.7 2.2 3.3 3.8 7.5 70.6 11.9 
Carpeting 1.5 13.5 35.1 23.9 8.9 9.1 8.0 
Dishwashers 0.4 1.8 11.7 12.4 10.4 33.9 29.4 
Faucets 2.0 8.4 16.2 7.7 14.4 46.2 5.1 
Flooring, resilient 1.1 6.6 21.5 19.2 19.2 25.3 7.1 
Furniture/furnishings 2.0 4.4 5.5 5.3 5.3 6.9 70.6 
Hardware/locksets 7.3 7.7 13.3 7.1 10.4 45.2 9.0 
Heating Equipment 0.4 1.8 4.9 4.9 10.4 71.0 6.6 
Laundry Equipment 0.4 4.2 13.5 11.1 10.2 21.7 38.9 
Lighting/Electrical fixtures 0.9 3.3 6.2 8.8 12.4 58.7 9.7 
Ovens/Ranges 0.2 1.5 7.1 8.6 14.6 57.4 10.6 
Paint 37.6 41.3 13.7 2.0 0.9 1.8 2.7 
Refrigerators 0.2 1.5 7.1 8.6 14.6 57.4 10.6 
Shower Surrounds 1.3 1.8 7.1 6.9 7.1 55.4 10.4 
Wall Coverings 7.3 13.5 17.7 7.7 5.1 9.7 39.0 
Source: Multi-Housing News 
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