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NOTICE OF ADOPTED AMENDMENT P
2/12/2010
TO: Subscribers to Notice of Adopted Plan

or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist

SUBJECT: City of Reedsport Plan Amendment
DLCD File Number 001-09

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the
adopted plan amendment is available for review at the DLCD office in Salem and the local government
office.

Appeal Procedures*®
DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Thursday, February 25, 2010

This amendment was submitted to DLCD for review prior to adoption with less than the required 45-day
notice. Pursuant to ORS 197.830(2)(b) only persons who participated in the local government proceedings
leading to adoption of the amendment are eligible to appeal this decision to the Land Use Board of
Appeals (LUBA).

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If
you have questions, check with the local government to determine the appeal deadline. Copies of the
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government. The notice of intent to appeal must be served and filed in
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call LUBA at
503-373-1265, if you have questions about appeal procedures.

*NOTE: The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local
government. A decision may have been mailed to you on a different date than it was mailed to
DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA

Notification to the jurisdiction of an appeal by the deadline. this Plan Amendment is acknowledged.
Cc: Melisssa Anderson, City of Reedsport
Gloria Gardiner, DLCD Urban Planning Specialist
Dave Perry, DLCD Regional Representative

Thomas Hogue, DLCD Regional Representative
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This Form 2 must be mailed to DLCD within 5-Working Days after the Final i‘i LLAND C ON;S.; ﬂ{‘l N '
Ordinance is signed by the public Official Designated by the jurisdiction :
and all other requirements of ORS 197.615 and OAR 660-018-000 P AND DEVRLARMENny
Jurisdiction: City of Reedsport Local file number: Ord 2010-1097
Date of Adoption: 2-1-10 Date Mailed: 2-4-10
Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? [X] Yes [ ] No Date: 7-22-09
[ ] Comprehensive Plan Text Amendment X Comprehensive Plan Map Amendment
[] Land Use Regulation Amendment [] Zoning Map Amendment

[] New Land Use Regulation [] Other:

Summarize the adopted amendment. Do not use technical terms. Do not write “See Attached”.

The City of Reedsport updated the Comprehensive Plan, including the Land Use and Urbanization
Element, Housing Element and Economic Element. As the basis for these updated Plan elements,
the following studies were also adopted into the Appendix: Buildable Lands Inventory, Economic
Opportunities Analysis and Housing Needs Analysis.

Does the Adoption differ from proposal? Yes, Please explain below:

After sending the proper notice to DLCD, comments from the agency dated August 20" and September 2™,
2009, were received by the City and subsequently addressed by the City’s consultant's these changes and
clarifications are incorporated into the Buildable Lands Inventory, Economic Opportunities Analysis and
Housing Needs Analysis where appropriate. Additionally, typographical errors were addressed and the
following policy was changed as follows: Economic Element Page V-8, Policy 14: “The City supports the
ongoing and future efforts of the Lower Umpqua Economic Development Forum.”

Plan Map Changed from: to:

Zone Map Changed from: to:

Location: Acres Involved:
Specify Density: Previous: New:

Applicable statewide planning goals:
&0 2 3 4 5 a6 7 8 9 0 11 1B 17 18 19

@@DDDDDD@&DDD@DDDDD

Was an Exception Adopted? [ ] YES [X] NO
Did DLCD receive a Notice of Proposed Amendment...Yes

45-days prior to first evidentiary hearing? X Yes []No
If no, do the statewide planning goals apply? [lYes [ ]No
If no, did Emergency Circumstances require immediate adoption? [lYes [INo

DLCD File No. 001-09 (17705) [15973]




DLCD file No.
Please list all affected State or Federal Agencies, Local Governments or Special Districts:

Douglas County, DLCD, Reedsport/Winchester Bay Chamber of Commerce, Port of Umpqua and the Lower
Umpqua Economic Development Forum.

Local Contact: Melissa Anderson Phone: (541) 271-3603 Extension:
Address: 451 Winchester Ave. Fax Number: 541-271-2809
City: Reedsport Zip: 97467 E-mail Address: manderson@reedsport.or.us

ADOPTION SUBMITTAL REQUIREMENTS

This Form 2 must be received by DLCD no later than 5 days after the ordinance has been signed by the public
official designated by the jurisdiction to sign the approved ordinance(s)
per ORS 197.615 and OAR Chapter 660. Division 18

1. This Form 2 must be submitted by local jurisdictions only (not by applicant).
2. When submitting, please print this Form 2 on light green paper if available.

3. Send this Form 2 and One (1) Complete Paper Copy and One (1) Electronic Digital CD (documents and
maps) of the Adopted Amendment to the address in number 6:

4. Electronic Submittals: Form 2 — Notice of Adoption will not be accepted via email or any
electronic or digital format at this time.

5. The Adopted Materials must include the final decision signed by the official designated by the jurisdiction.
The Final Decision must include approved signed ordinance(s), finding(s), exhibit(s), and any map(s).

6. DLCD Notice of Adoption must be submitted in One (1) Complete Paper Copy and One (1)
Electronic Digital CD via United States Postal Service, Common Carrier or Hand Carried to
the DLCD Salem Office and stamped with the incoming date stamp. (for submittal instructions,
also see # 5)] MAIL the PAPER COPY and CD of the Adopted Amendment to:

ATTENTION: PLAN AMENDMENT SPECIALIST
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT
635 CAPITOL STREET NE, SUITE 150
SALEM, OREGON 97301-2540

7. Submittal of this Notice of Adoption must include the signed ordinance(s), finding(s), exhibit(s) and any other
supplementary information (see ORS 197.615 ).

8. Deadline to appeals to LUBA is calculated twenty-one (21) days from the receipt (postmark date) of adoption
(see ORS 197.830 to 197.845 ).

9. In addition to sending the Form 2 - Notice of Adoption to DLCD, please notify persons who participated in
the local hearing and requested notice of the final decision at the same time the adoption packet is mailed to
DLCD (see ORS 197.615).

10. Need More Copies? You can now access these forms online at http://www.lcd.state.or.us/. You may also
call the DLCD Office at (503) 373-0050; or Fax your request to: (503) 378-5518.

Updated December 22, 2009
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AN ORDINANCE AMENDING THE REEDSPORT COMPREHENSIVE PLAN BY
UPDATING THE ECONOMIC ELEMENT, HOUSING ELEMENT AND LAND USE AND
URBANIZATION ELEMENT, INCLUDING ADOPTION OF SUPPORTING DOCUMENTS
INTO APPENDIX A, WHICH INCLUDE AN ECONOMIC OPPORTUNITIES ANALYSIS,
HOUSING NEEDS ANALYSIS AND BUILDABLE LANDS INVENTORY.

ORDINANCE 2010-1097

WHEREAS the City identified the need to update the Comprehensive Plan with more
accurate and current data that reflect recent trends and needs of the community;

WHEREAS the City contracted with Benkendorf Associates Corporation and Johnson Reid,
LLC, to prepare an Economic Opportunities Analysis, Housing Needs Analysis and
Buildable Lands Inventory consistent with Statewide Planning Goal requirements;

WHEREAS these technical studies provide the basis for updating associated chapters and
policies of the Comprehensive Plan, including the Economic Element, Housing Element
and Land Use and Urbanization Element;

WHEREAS the Reedsport Planning Commission began working on updating the
Comprehensive Plan in May, 2009, and met monthly to review these studies and update
policies in the associated Elements of the Plan;

WHEREAS notice of the proposed Comprehensive Plan Amendments was sent to the
Department of Land Conservation and Development (DLCD) on July 22, 2009 not less than
45 days prior to the first evidentiary hearing of December 17, 2009, as required by State
law;

WHEREAS after sending the proper notice to DLCD, comments from the agency were
received by the City and these comments were subsequently addressed by the City’s
consultant’s with changes and clarifications incorporated into the technical studies;

WHEREAS on November 19, 2009 a notice was sent to Douglas County, DLCD,
Reedsport/Winchester Bay Chamber of Commerce, Port of Umpqua and the Lower
Umpqua Economic Development Forum, notifying these organizations of the proposed
amendments and the public hearings with the Planning Commission and City Council;

WHEREAS public notice was posted on the City web site on November 20, 2009 and
published in the Umpqua Post on November 25, 2009 as required by state law and City
Code;

WHEREAS the Planning Commission held a public hearing on December 17, 2009, prior to
making a recommendation to the City Council on the Comprehensive Plan Amendments;

CITY OF REEDSPORT ORDINANCE 2010-1097
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WHEREAS the City Council held a public hearing on January 4, 2010, and deliberated on
February 1% prior to making a final decision to amend the Comprehensive Plan; and

WHEREAS the City Council finds the Comprehensive Plan amendments consistent with
applicable criteria in the Reedsport Comprehensive Plan, Oregon Revised Statutes,
Administrative Rules and Statewide Planning Goals.

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

Section 1 Exhibit A is adopted as Findings in support of the Comprehensive Plan
Amendments.

Section 2 The following Sections of the Reedsport Comprehensive Plan are adopted as
amendments to the Plan:
Exhibit B Chapter V. Economic Element (Revised)
Exhibit C Chapter VI. Housing and Population Element (Revised)
Exhibit D Chapter VII. Land Use and Urbanization Element (Revised)
Exhibit E Appendix A: Table of Contents (Revised)

Section 3 The following documents are adopted and incorporated into the Reedsport
Comprehensive Plan, in Appendix A:

Exhibit F Economic Opportunities Analysis, October 2009
Exhibit G Housing Needs Analysis, October 2009
Exhibit H Buildable Lands Inventory, October 2009

EFFECTIVE DATE OF ORDINANCE: This Ordinance shall become effective on March 4",
2010.

PASSED BY THE CITY COUNCIL this 1* day of February, 2010.

AYES 7 NAYS 0

APPROVED BY THE MAYOR this 1* day of February, 2010.

A A G AN
Mayor Keith Tyfathuk

ATTEST:

Deanna, City Recorder

CITY OF REEDSPORT ORDINANCE 2010-1097
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CITY OF REEDSPORT
CITY COUNCIL FINDINGS

EXHIBIT A
PUBLIC :
HEARING DATE: JANUARY 4, 2010
APPLICANT: INITIATED BY THE CITY OF REEDSPORT
LOCATION: NOT SITE SPECIFIC -- NOT APPLICABLE
SUBJECT: COMPREHENSIVE PLAN AMENDMENT TO THE ECONOMIC,

HOUSING AND LAND USE AND URBANIZATION ELEMENTS
AND THE APPENDIX WITH ADOPTION OF THE TECHNICAL
REPORTS

PROPOSAL:

The proposal amends the City of Reedsport Comprehensive Plan with an update to:

Chapter V. Economic Element;
Chapter VI. Housing and Population Element; and
Chapter VIi. Land Use and Urbanization Element.

The proposal also includes an amendment to the Comprehensive Plan Appendix with
adoption of the following supporting technical reports, prepared by The Benkendorf
Associates Corp. and Johnson Reid, LLC:

Economic Opportunities Analysis;
Housing Needs Analysis; and
Buildable Lands Inventory.

NOTICE AND REFERRALS:

1.

Notice:

Prior to the Planning Commission and City Council public hearings, notice was
posted on the City web site on November 20, 2009 and published in the Umpqua
Post on November 25, 2009 as required by state law and the City Code.

Referrals:

Notice of the proposed Comprehensive Plan Amendments was sent to the
Department of Land Conservation and Development (DLCD) on July 22, 2009
not less than 45 days prior to the first evidentiary hearing of December 17, 2009,
as required by State law. After sending the proper notice to DLCD, comments
from the agency dated August 20" and September 2", 2009, were received by
the City and subsequently addressed by the City’'s consultant’s (Benkendorf
Assoc. and Johnson Reid) in a response letter dated October 19, 2009. These
changes and clarifications are incorporated into the Buildable Lands Inventory,
Economic Opportunities Analysis and Housing Needs Analysis where
appropriate.

Adopted Findings Page 1 Ordinance 2010-1097
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On November 19, 2009, referrals were sent to Douglas County, DLCD,
Reedsport/Winchester Bay Chamber of Commerce, Port of Umpqua and the
Lower Umpqua Economic Development Forum, notifying these organizations of
the proposed amendments and the public hearings with the Planning
Commission and City Council. As of December 18, 2009, no comments were
received.

DECISION CRITERIA AND FINDINGS:

The following is a list of the decision criteria applicable to the proposal to amend the
Comprehensive Plan. The findings for each of these criteria are discussed and
presented below.

1. City of Reedsport Comprehensive Plan
e Citizen Involvement Element, Amendment Procedures

2. Oregon Statewide Planning Goals
e Goal 1: Citizen Involvement
e Goal 2: Land Use Planning
e (Goal 9: Economic Development
e Goal 10: Housing
e Goal 14: Urbanization

3. Oregon Revised Statutes
e Oregon Revised Statutes (ORS):. ORS 197.610

CITY OF REEDSPORT COMPREHENSIVE PLAN
CHAPTER II: CITIZEN INVOLVEMENT ELEMENT
AMENDMENT PROCEDURES

1. The Plan may be amended at any time by the City Council except the
situations which require joint City/County decisions as stipulated in the
Urban Growth Management Agreement, but it shall first be referred to the
Planning Commission for recommendation.

Finding: The proposal is consistent with this criterion because the proposed
amendments were first referred to the Planning Commission for a
recommendation to the City Council before the Council made a final decision.
Additionally, the proposal is consistent with the Urban Growth Management
Agreement between Douglas County and the City of Reedsport because the
County was notified of the proposed amendments on November 19, 2009, at
least 10 days before the City Planning Commission’s first evidentiary hearing on
December 17, 2009 and at least 45 days before the City Council’s first hearing
on January 4, 2010. Further, after the City Planning Commission made its
recommendation, the recommendation was forwarded to the County for their
comments and any comments received by the County are forwarded to the
Council for their final decision. In making its decision, the Council considers the

Adopted Findings Page 2 Ordinance 2010-1097
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comments of the County and the County is notified in writing of the City’s final
decision.

2. Changes to the Plan shall be made by ordinance amendment after a public
hearing.

Finding: The proposal is consistent with this criterion because the amendments
will be adopted by ordinance after a public hearing before the Reedsport City
Council. After a public hearing before the Planning Commission on December
17, 2009 the Commission's recommendation was forwarded to the City Council.
The City Council makes a final decision on the proposed amendments to the
Plan after a public hearing on January 4, 2010. The final decision is adopted by
ordinance.

3. Changes in the Plan and data base should be incorporated directly into the
document at the appropriate place. The amendment should also indicate
the date of passage of the ordinance and the ordinance number. A list of all
amendments should be inserted into each respective document.

Finding: The proposal is consistent with this criterion because the changes are
incorporated directly into the Comprehensive Plan in the appropriate place. The
Economic, Housing and Land Use and Urbanization Elements of the Plan are
revised and updated, with the ordinance number and adoption date indicated in
each chapter. These revisions are based on an Economic Opportunities
Analysis, Housing Needs Analysis and Buildable Lands Inventory that are
adopted into Appendix A of the Comprehensive Plan.

4. A proposed amendment to the Comprehensive Plan text and policies shall
be considered when one or more of the following conditions exist:

a. Updated data demonstrates significantly different trends than
previous data;

b. New data reflects new or previous undisclosed public need(s);

c. New community attitude represents a significant departure from

previous attitude as reflected by the Citizens Advisory Group,
Planning Commission and/or City Council;

d. Statutory changes significantly affect the applicability or
appropriateness of the existing plan goal or policy;
e. A demonstrable error or major inconsistency in the existing plan

goal or policy.

Finding: The proposal is consistent with these criteria because the data related
to the economy, housing and land use are 10 years old and errors in the
buildable land inventory had been identified and these need to be updated.
Therefore, the proposed amendments to the Plan are based on a recent
Economic Opportunities Analysis, Housing Needs Analysis and Buildable Lands
Inventory completed in 2009, which reflect current trends and needs of the
community.
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5. Application for a Legislative Plan Amendment can be made by any citizen,
their authorized agent or by the City or County governing body.

Finding: The proposal is consistent with this criterion because the proposed
amendments to the Plan are initiated by the City of Reedsport.

6. Application for a Site Specific Plan Amendment can only be made by
affected property owners, their authorized agents or by the City or County
governing body.

Finding: The proposed amendments to the Plan are legislative in nature and not
site specific. Therefore, this criterion does not apply.

7. In order to obtain a Comprehensive Plan amendment, the applicant has the
burden of proving that all of the following conditions exist:

a. There is a need for the proposed change;
b. The identified need can best be served by granting the change
requested;

Finding: The proposal is consistent with the above two criteria because the data
related to the economy, housing and land use are 10 years old and errors in the
buildable land inventory had been identified and these need to be updated.
Therefore, the Plan needs to be updated to reflect the more recent trends and
needs of the community, which are based on accurate and current data.

c. The proposed change is not in violation of state land use goals,
statutes and rules;

Finding: The proposal is consistent with this criterion because the proposed
amendments are consistent with state land use goals, statutes and rules, as
discussed below. The following statewide planning goals, statutes and rules are
applicable to this application:

STATEWIDE PLANNING GOALS
Goal 1: Citizen Involvement [OAR 660-015-0000(1)]

3. Citizen Influence -- To provide the opportunity for citizens to be
involved in all phases of the planning process.

Citizens shall have the opportunity to be involved in the phases of
the planning process as set forth and defined in the goals and
guidelines for Land Use Planning, including Preparation of Plans
and Implementation Measures, Plan Content, Plan Adoption, Minor
Changes and Major Revisions in the Plan, and Implementation
Measures.

Finding: The proposal is consistent with this criterion because a citizen
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committee, the Reedsport Planning Commission, began working on the
proposed amendments to Comprehensive Plan based on the technical
reports generated from the consultant team in May, 2009. These reports
include an Economic Opportunities Analysis, Housing Needs Analysis
and Buildable Land Inventory. The Planning Commission met monthly to
review these reports and update policies in associated elements of the
Comprehensive Plan, which includes the Economic Element, Housing
Element and the Land Use and Urbanization Element.

To provide additional citizen involvement, a presentation to the Lower
Umpqgua Development Forum (Forum) was conducted on September 30,
2009. After reviewing the notes from the discussion at the Forum
regarding amendments to the Comprehensive Plan, the Planning
Commission initiated amendments to the Comprehensive Plan policies
and scheduled a public hearing.

Prior to the public hearing, citizen involvement was solicited by a notice
on the web site, publication in the newspaper and direct notification to
local organizations and Douglas County. Prior to making a final
recommendation, the Planning Commission held a public hearing on
December 17, 2009 and prior to making a final decision to adopt the
Comprehensive Plan amendments, the City Council held a public hearing
on January 4, 2010. Therefore, citizens have had an opportunity to be in
involved in all phases of this planning process.

Goal 2: Land Use Planning [OAR 660-015-0000(2)]

All land-use plans and implementation ordinances shall be adopted by the
governing body after public hearing and shall be reviewed and, as needed,
revised on a periodic cycle to take into account changing public policies
and circumstances, in accord with a schedule set forth in the plan.
Opportunities shall be provided for review and comment by citizens and
affected governmental units during preparation, review and revision of
plans and implementation ordinances.

Finding: The proposal is consistent with this criterion because the
Comprehensive Plan needs to be updated in order to provide more accurate data
that reflects the current trends and needs of the community. Opportunities have
been provided for review and comment by citizens and affected governmental
units, such as Douglas County and DLCD. The proposed amendments are
adopted by ordinance after a public hearing before the Reedsport Planning
Commission and City Council.

Goal 9: Economic Development [OAR 660-015-0000(9)]

To provide adequate opportunities throughout the state for a variety of
economic activities vital to the health, welfare, and prosperity of Oregon's
citizens.

Comprehensive plans and policies shall contribute to a stable and healthy
economy in all regions of the state. Such plans shall be based on
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inventories of areas suitable for increased economic growth and activity
after taking into consideration the health of the current economic base;
materials and energy availability and cost; labor market factors;
educational and technical training programs; availability of key public
facilities; necessary support facilities; current market forces; location
relative to markets; availability of renewable and non-renewable resources;
availability of land; and pollution control requirements.

Finding: The proposal is consistent with this criterion because an Economic

Opportunities Analysis was prepared as the basis for updating the Economic

Element and the Land Use and Urbanization Element of the Comprehensive

Plan. This report is prepared in accordance with Goal 9 requirements, addressing

economic trends, a 20-year employment forecast and land needs analysis, and

an analysis of the land supply and demand. To actively respond to the
commercial and industrial land need in Reedsport, the Economic Opportunities

Analysis recommends increasing the amount of commercially-zoned land within

the urban growth boundary by:

e Converting the existing vacant residential land (especially multi-family
residential zoned land) to commercial, depending on location and
surrounding land uses,

e Using the redevelopment district to acquire existing underutilized commercial
properties and/or vacant buildings and making them available for new
commercial uses; and/or

e Re-zoning the Water-Dependent Industrial zoned land to commercial.

Goal 10: Housing [OAR 660-015-0000(10)]
To provide the housing needs of citizens of the state.

Buildable lands for residential use shall be inventoried and plans shall
encourage the availability of adequate numbers of needed housing units at
price ranges and rent levels which are commensurate with the financial
capabilities of Oregon households and allow for flexibility of housing
location, type and density.

Finding: The proposal is consistent with this criterion because a Housing Needs
Analysis was prepared as the basis for updating the Housing Element and the
Land Use and Urbanization Element of the Comprehensive Plan. This report is
prepared in accordance with Goal 10 requirements, addressing current and
future housing needs, and providing an analysis of the housing need compared
with the housing inventory. The Housing Needs Analysis states that there is
adequate land within the urban growth boundary. However, to address the
surplus of Multi-Family Residential (R-2) zoned land and the need for additional
Single-Family Residential (R-1) zoned land, the study recommends converting
some of its multi-family zoned land to single family zones.

Goal 14: Urbanization [OAR 660-015-0000(14)]
To provide for an orderly and efficient transition from rural to urban land

use, to accommodate urban population and urban employment inside
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urban growth boundaries, to ensure efficient use of land, and to provide for
livable communities.

Land Need: Establishment and change of urban growth boundaries shall be

based on the following:

(1) Demonstrated need to accommodate long range urban population,
consistent with a 20-year population forecast coordinated with affected
local governments; and

(2) Demonstrated need for housing, employment opportunities, livability or
uses such as public facilities, streets and roads, schools, parks or open
space, or any combination of the need categories in this subsection (2).

Finding: The proposal is consistent with these criteria because the Buildable
Land Inventory (2009) is based on an inventory and analysis that accommodates
a 20-year population forecast coordinated with Douglas County along with the
need for housing, employment opportunities and public facilities. The report
concludes that there is adequate land within the existing urban growth
boundaries to accommodate population and employment; and rezoning some
land to balance supply with future demand will ensure efficient use of that land
within the existing boundaries.

OREGON REVISED STATUTES (ORS)

ORS 197.610: Local Government Notice of Proposed Amendment or New
Regulation; Exceptions; Report to Commission.

197.610(1) A proposal to amend a local government acknowledged
comprehensive plan or land use regulation or to adopt a new land use
regulation shall be forwarded to the Director of the Department of Land
Conservation and Development at least 45 days before the first evidentiary
hearing on adoption. The proposal forwarded shall contain the text and any
supplemental information that the local government believes is necessary
to inform the director as to the effect of the proposal. The notice shall
include the date set for the first evidentiary hearing.

Finding: The proposal is consistent with this criterion because notice to DLCD
was sent on July 22, 2009 at least 45 days prior to the December 17, 2009 (first)
joint public hearing and the notice contained the information required in this
statute. After sending the proper notice to DLCD, comments from the agency
dated August 20" and September 2™ 2009, were received by the City and
subsequently addressed by the City’s consuitant’'s (Benkendorf Assoc. and
Johnson Reid) in a response letter dated October 19, 2009. These changes and
clarifications were incorporated into the Buildable Lands Inventory, Economic
Opportunities Analysis and Housing Needs Analysis where appropriate.

d. The proposed change is compatible with all other elements of the
City Comprehensive Plan.

Finding: The proposal is consistent with this criterion because the proposed
Comprehensive Plan amendments do not conflict with other elements of the Plan
and are consistent with the Citizen Involvement Element of the Plan. Consistency
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with the Citizen Involvement Element of the Plan is presented in the criteria and
findings listed above.

CONCLUSION:

The proposal is consistent with applicable criteria in the Reedsport Comprehensive Plan,
Oregon Revised Statutes, Administrative Rules and Statewide Planning Goals.
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CITY OF REEDSPORT COMPREHENSIVE PLAN
V. ECONOMIC ELEMENT

Revision deletes existing economic section, replaces it with a proposed
new economic section and amends the goals and policies. Deletions are
illustrated in strikeout and insertions are illustrated with underline.
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CITY OF REEDSPORT COMPREHENSIVE PLAN

An Economic Opportunities Analysis (EOA) was prepared for the City of Reedsport in
October 2009, and is adopted as part of the City of Reedsport Comprehensive Plan as

Appendix A. The purpose of the EOA' is to identify economic trends and forecast
employment to determine land needs for commercial and industrial development within
City limits and the Urban Growth Boundary of Reedsport. The following information
summarizes many of the findings of that report, followed by goals and policies for
economic development in the City of Reedsport.

Employment
Employment change between 2002 and 2007 and the distribution by employment sector

is illustrated in Figure 1, below. Between 2002 and 2007, employment grew slightly, at
an average annual rate of 0.4%.” The largest sector. Education & Health Services. saw
the most growth.

Figure 1
Employment Composition and Growth by Industry

Reedsport, 2002-2007

EMPLOYMENT CHANGE (2002-2007) EMPLOYMENT COMPOSITION {2007)

Education & Health Education & Health
Leisure & Hospitalily - i l.eisure & Haspitality
Retail Trade - Retail Trade
Manufacturing Manufacturing

Natwal Resources - ; Natural Resources
Professional & Business F | Professional & Business
Other Services . Other Services
Financial Activities i Financial Activities

Public Administration - | Public Administration

TWAL 1/ -20 TWU. 1/

Construction i Construction

Wholesale Trade - I 1 Wholesale Trade 03%
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| |
T T

SOURCL Oregon Fmployment Department (bS 202)

The sectors that support the tourism industry, Leisure & Hospitality and Retail Trade are
the second and third largest sectors in the City’s economy and together employ
approximately the same number of workers as the Education & Health Services sector.
The Retail Trade industry within the City of Reedsport saw a decline in employment.
The sector saw a net positive change, however, within the coastal region including the
unincorporated communities in Winchester Bay and Gardiner. The Leisure & Hospitality

sector experienced a slight decline within the entire coastal region. However, lodging

MMS&HM&MD&Q&Q%BM@M&DN@M
- Local employment data compiled by Johnson Reid with ES-202 data provided by the Oregon Employment
Department.
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CITY OF REEDSPORT COMPREHENSIVE PLAN

tax receipts in the areas in and around Reedsport show positive growth over the same
period.

The Manufacturing sector is the fourth largest sector within the City of Reedsport,
making up 7% of all jobs in the City. The sector shows net positive growth, an average
annual rate of 3.1%. This excludes any manufacturing employment outside the City
limits, along Highway 101, on and north of Bolon Island.

Natural Amenities
The study emphasizes that the City of Reedsport has countless amenities, which
enhance the livability of the community and create potential for economic opportunities,

including but not limited to:
¢ River and Coastal Activities

e Multiple Camping and Hiking Areas
o Multiple Excellent Fishing Areas

o Beautiful River Valley and Coastal Scenery

e QOregon Dunes National Recreation Area

Industry Clusters and Competitive Advantage
The report also identifies three industry clusters with an existing competitive presence
in Reedsport. Industry clusters are similar and related businesses and industries that

are mutually supportive, regionally competitive, aftract capital investment, and

encourage entrepreneurship. Reedsport’s industry clusters are tourism, manufacturing
and wood products. These are described in more detail below.

Tourism: The area’s physical beauty and location on the Umpgua River and near the
coast make Reedsport an attractive tourist destination. Tourism activity has been and
will continue to be an essential cluster for the area. The Reedsport area has long been
a destination for tourists and it will continue to attract tourists. Tourism activity in the
area is growing, and many small businesses serve tourism. The Retail Trade and
Leisure and Hospitality sectors currently employ approximately one-third of Reedsport’s
workers.

Demand for Retail will grow with additional tourist activity. A retail gap analysis

found that Reedsport has $16 million “retail surplus” in sales in Food and Beverage
stores and Foodservice and Drinking Places. A retail surplus means that sales in an
area are greater than demand for goods by local residents in that area. The retail gap
analysis shows tremendous retail activity in Reedsport around food sales. However, the
demand for general merchandise—<clothes, furniture, cars, building materials—qgreatly
exceeds local retail sales. The Reedsport area is capturing tourist dollars, but losing
dollars to larger markets for purchases of clothes and more expensive household items.
In other words, Reedsport residents often travel elsewhere to meet their non-food retail
needs.
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Manufacturing: The Reedsport area, both inside and outside the City’s UGB, is home
to a substantial number of manufacturing firms. The most notable recent arrival to the
area is the American Bridge manufacturing firm located on Bolon Island. It is expected
that in the long term the manufacturing industry will continue to produce jobs vital to the
area.

The majority of the manufacturing jobs in the region are located outside the Reedsport
UGB. The area has large tracts of land suitable for manufacturing, former lumber mills
with rail and/or harbor access. It is unlikely that firms seeking industrial space will locate
inside the City’s UGB given the availability of industrial land in the region.

In light of the areas existing manufacturing expertise and experienced workforce,
Reedsport has the potential to nurture a diverse general manufacturing industry cluster
by drawing on the area’s existing manufacturing base and know-how. In other words,
the most obvious area of potential is to meet the supply needs of existing manufacturers
in the region.

Wood Products: The wood products cluster is a long-standing economic driver in
Reedsport and regionally in Douglas County. The cluster includes primary and
secondary wood products, logging, and forest management. The majority of the
employment is in lumber mills located outside the UGB. Many small logging and

reforestation firms are located inside Reedsport, but the actual work is conducted in the
forests out of town.

However, industry-wide challenges persist and employment in the wood products
cluster is declining annually. Global competition from South America and China have
diminished the industry’s competitive advantage and undermined Oregon’s products on

a cost basis. The industry has diversified to include secondary wood products
manufacturing and reforestation.

The wood products industry is likely to continue existing in the Reedsport area, but
employment is not expected to grow. Reedsport’s proximity to forested land ensures the

cluster will continue in some capacity, but it is likely that the wood products
manufacturing industries will continue to decline over the long term.

Land Needs to Meet Future Opportunities
Reedsport is well positioned to grow its tourism-oriented commercial activity. The area’s

physical beauty and location on the Umpgua River and near the coast make it an
attractive tourist destination, while future industrial growth is expected to occur in the
Gardiner area, northwest of the City's UGB. Future industrial employers are likely to
take advantage of the large industrial parcels available in Gardiner. As a result of these
trends, the EOA identifies a need for 24.6 net acres of commercial land and a surplus of
industrial land of 10.6 net acres. Table 2 below shows the comparison of net buildable
acreage needed to net buildable acreage available in Reedsport for commercial and
industrial land for the next twenty years.
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Table 2
Projected Commercial and Industrial Acreage

Supply Compared to Nee

Net
Buildable
Available | Buildable
’ W' | Acreage
3.1 Ky 24.6

Total Industrial ' 1 . (10.6)

TOTAL ¥ G | 140
|

~ LOffice Commercial. Retail Commercial, and Overnight | odging categories have been aggregated
under the Commercial category.

Recommendations

To respond to the commercial and industrial land need in Reedsport, the City should
consider increasing the amount of commercially-zoned land within the UGB to make up
for the deficit by:

> Converting the existing vacant residential land (especially multi-family residential
zoned land) to commercial, depending on location and surrounding land uses;

»__Using the redevelopment district to acquire existing underutilized commercial

properties and/or vacant buildings and making them available for new commercial
uses; and/or

> Re-zoning the Water-Dependent Industrial zoned land to commercial.
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ECONOMIC GOALS AND POLICIES

Goal
To diversify and improve the economy of the local area.

Policies _ N
1. The City shall ensure that its zoning and land use planning allow for sufficient

vacant commercial and industrial property for economic g.rpwth and stability to
meet the needs of the future, taking into consideration identified current trends.

The City shall maintain essential City key services to a level that can
accommodate both economic and residential growth simultaneously.

The City shall encourage efforts by School District #105 and Southwestern
Oregon Community College to continue to provide training for skilled and semi-
skilled employees.

The City shall play an active role in marketing, promoting and attracting visitors to

the area, in cooperation with the Port of Umpqua, the—owerUmpgua—the
Reedsport/Winchester Bay Chamber of Commerce, the —and Coos Curry

Douglas Business Development Corporation, and-Umpgua-Regional-Council-of
Geveraments-and the Lower Umpgqua Economic Development Forum.

The City shall encourage the location of energy-efficient and low-polluting
industries within its jurisdictionthe-urbanizable-area.

.____The City shall support and pursue the continued development of the Reedsport
waterfront_and Old Town area, recognizing that continued development of the
Umpqua Discovery Center is an attraction for tourism.

The City shall encourage and promote the development of the Umpgua
Riverfront with muitiple uses, including but not limited to tourist attractions,
restaurants, boardwalks and water-related activities

The Reedsport Urban Renewal District Plan (2007) is adopted as_a support
document to the Comprehensive Plan and is recognized by reference.

The City shall promote and encourage the creation of family wage jobs.

The City shall erdeaver—to—promote, market, and develop visitor attrastors
attractions and tourist related businesses to the Lower Umpqua Area and the
City’s Riverfront.

The City shall promote and encourage the location of small businesses in the
community.

The City shall promote activities and development that enhance its natural
resources.
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The City shall promote the preservation of natural resources, that are-found-to

The City supports the ongoing and future efforts of the Lower Umpqua Economic
Development Forum. i : :

Ihe City shall support appropriate use, development standards and maintenance

of land to improve the appearance. economic viability and livability of the
community.
The City shall support the use and maintenance of landscaping for beautification.

buffering, screening, stormwater management and improved appearance of

businesses.

The City has a vested interest in working with neighboring communities because
it is tied to the regional economy.

The City shall consider the impacts of an active Coos Bay Rail Link through Old
Town to mitigate negative impacts as well as take advantage of the economic
opportunities for improved transportation and commerce.

The City shall evaluate its zoning and development standards and make changes

as appropriate to support economic development.

The Economic Opportunity Analysis for the City of Reedsport (October, 2009) is
adopted as a support document to the Comprehensive Plan and is recognized by

reference.

The City shall consider increasing the amount of commercially-zoned land within
the Urban Growth Boundary, as indicated in the Economic Opportunities Analysis

(2009).
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VI. HOUSING AND POPULATION ELEMENT

Revision retains existing population section until Douglas County adopts an update
to the County population, deletes existing housing section, replaces it with a
proposed new housing section and amends the goals and policies. Deletions are
illustrated in strikeout and insertions are illustrated with underline.

POPULATION

The U.S. Census set the Reedsport population in 1980 at 4984. A review of the
historical trends of the City growth for the past thirty years based on U.S. Census show
the following growth rate for each decade:

1950 1960 1970 1980 1990

2288 2998 4039 4984 5030

(31%) (34.7%) T (23.4%) = +30% (Portland State

estimates)
1950-80

Going back as far as 1920, census data reveals a 34% average growth rate per decade.
The City feels, however, that the past thirty years is more indicative of future trends.

The population projections for the Comprehensive Plan originally were based on a 30
percent growth rate (based on past 30 year history form 1950 - 1980 which would have
put year 2000 population at 8,424. The past decade has seen little growth in the
community because of the down swing in the timber and fishing industries as discussed
in the Economic Element of this Plan. This economic slump resulted in the out migration
of many young families from our community. There has however been a strong
indication of a marked increase in number of retirement age people moving into the
area. This trend is expected to accelerate within the next decade. Until the 1990
census statistics become available it is difficult to re-evaluate or compare population
trends and housing needs to year 2000 against our existing projections.
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HOUSING

A Housing Needs Analysis was prepared for the City of Reedsport in October 2009, and
is adopted as part of the City of Reedsport Comprehensive Plan as Appendix A. The

purpose of the Housing Needs Analysis' is to identify the number of vacant acres of

buildable land in each plan designation that allows residential uses in the City of
Reedsport and the existing Urban Growth Boundary (UGB) to accommodate future

growth. The following information summarizes many of the findings of that report,
followed by goals and policies for housing in the City of Reedsport.

Supply of Buildable Land for Housing

As shown in the Table 1. there are 88.51 acres of net buildable residential acres within
the City limits of Reedsport and another 140.48 net buildable residential acres within the
UGB. A large percentage of the vacant buildable residential acres are outside the City
Ilmlt_s but in the UGB. The total net buildable acres inside the City limits account for
38.7% of the total net buildable residential land as compared to 61.3% in the UGB.

Table 1
Inventory of Net Buildable Land by Zoning District
Pt | Zone | Buildable | Buildable | Buildable
City Limit e N -
Single Family Residential R-1 52 36.57 27.43 |
Rural Suburban Residential R-A 22 25.69 1927 |
Multi-Family Residential R-2 42 55.74 41.81
: SUBTOTAL City ] 116 118.00 88.51
"UGB Limits : ] : : |
Single Family Residental R-1 10 90.81 68.11
_ Rural Suburban Residential R-A 5 96.49 72.37 ;
_ SUBTOTAL UGB | 15 187.30 140.48
_ TOTAL | . 131 305.30 228.99

 The Housing Needs Analysis_also salisfies the requirements of Goal 10. Oregon Administrative Rules. Chapler 660
Rivision 10 Housing
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Housing Needs
In general, Reedsport has seen a demographic trend towards older and smaller

households that is projected to continue into the future. Overall, the share of
householders aged 60 and greater has grown, along with those aged 25 to 35.
However, the share of householders in middle-age has fallen somewhat since 2000.
These trends are projected to continue into the future.

Reedsport features a very low median income in comparison to both Douglas County
and the state. This implies the importance of affordable housing alternatives in

Reedsport. As one might expect from the low income levels in Reedsport, the most
need is found for lower-cost housing.

A bulk of need for ownership housing is for units priced less than $230,000°. The need
for rental housing is massed at the bottom of the price spectrum, with the single largest

need at the very bottom of the range. Roughly 50% of the estimated rental need is in a
range that would typically require subsidized affordable housing.

Housing Inventory

Current housing inventory differs from this profile, meaning that some households find
themselves in housing units which are not optimal, either not meeting the household’s
own/rent preference, or being under- or over-affordable.

There is an estimated 66.5% of housing units that are ownership units, while an
estimated 33.5% of housing units are rental units. Rental units are split between roughly
one-third single family homes and two thirds attached units. Existing rental units fall at
the low end of the price spectrum, with 85% of units renting for less than $500% per
month. Despite significant need in Reedsport for low-cost rental units, this analysis
indicates that there is currently a surplus of low-end units and a lack of mid-priced units.

The majority of ownership housing units in Reedsport are older low to moderately-
valued single family and manufactured home units. Compared to the current housing
need identified above, there seems to be significant ownership housing available within
the low price range demanded. In general, there is a current surplus of low-value
ownership and rental housing, and support for more medium and high priced options.

Future Housing Needs and Current Housing Inventory

The profile of total future housing need was reconciled with the current housing
inventory to determine the total future need for new housing units by type and price
range. The results indicate a need for 780 new housing units by 2028.

? Dollar values based on year 2009,
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The percentage of owners is expected to increase somewhat, which is largely based on
the propensity of older households to own their home relative to younger households:
as_aging trends in Reedsport progress, the overall share of owner households relative
to renter households is projected to increase.

Consequently, a larger share of households is projected to be owners in 2028 than in
2008: the new needed units will have a high ratio of ownership units to rentals (94% to
6%) to match the preferences of the anticipated future population. This does not imply

that the rental stock will be largely the same in 20 years as it is now, but rather that new
rental units are likely to replace existing units which are retired from the market.

Therefore, the net new units needed are projected to be mostly for owners rather than
renters, and the vast majority of the need will be for single-family homes. Further, fewer

units will be needed at the lower end of the cost spectrum and more at higher levels.
This reflects the general increase of incomes over time due to inflation. In general, the
relative income levels and age demographics in Reedsport are expected to continue
into the future.

Net Buildable Acreage Needed and Net Buildable Acreage Available

1o supply the projected housing needs, the City of Reedsport has three residential

zoning districts that allow residential uses ranging from very low density to multi-family
structures. As seen on Table 2 below, there is significant disparity between the

minimum densities allowed in the single family and multi-family zones.

Table 2
Projected Residential Units on Net Buildable Land

-2

ot [ b T
P R e S IRt S
Z.. . Byt

Rural Residential
Single Family Residential

Multi-Family Residential

Totals/Averages

As shown in Table 2 above, the 229 net acres of buildable lands could accommodate an
estimated total of 2,037 units, for an overall density of 8.8 units per net acre. Most of the
buildable land supply is zoned R1 (95.5 acres), followed by RA (891.6 acres). and R2
(41.8 acres). However, due to the density of the R2 zone, the available acreage can
accommodate many more units than the other two lower-density zones combined.
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QOverall, the existing buildable land has the potential to accommodate many of the
needed units over the 20-year planning period.

These projections indicated that there is adequate residential capacity in total, however,
there a mismatch between the existing zoning and the type of housing needed. In other
words, there is_a surplus of multi-family residential zoned land. Currently available
buildable land could accommodate over 1,300 more multi-family units than are
projected to be needed over the 20-year period. At the same time there is a need for
additional Single-Family Residential (R-1) zoned land.

Table 3
Projected Needed Residential Acreage (2028)'

e T ~ Total
Vacant | Future Unit

Land Need less
Units/Net | Demanded | Capacity Vacant
Zone _ (In Units)

R-A Rural Suburban Residential

"R-1Single-Family Residential

R-2 Multi-Family Residential

Assuming a scenario with an annual growth rate of 1.7%, the City has sufficient
buildable land capacity for 670 single family units (in the RA and R1 zones), or 83% of
the 806 total single family units projected to be needed by 2028. Simultaneously, the
City has a surplus multi-family unit capacity of 1,346 units, or 55 gross acres, compared
to its projected multi-family unit need. Therefore, based on the needed residential
acreage in the above scenario, the City should consider converting some of its multi-
family zoned land to single family zones within the next 5 to 10 years.

Recommendation

» To address the surplus of Multi-Family Residential (R-2) zoned land and the need for
additional Single-Family Residential (R-1) zoned land, the City should consider

converting some of its multi-family zoned land to single family zones.
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HOUSING GOALS AND POLICIES

Goal 1
To allow for previde-a range of housing types and densities;—and_to meet existing and
projected housing needs for all economic segments of the community,

Policies
1. The City shall consider the social and economic needs of the community when
working with developers on market driven housing development projects.

The City shall treat modular housing (prefabricated structures) meeting all
building codes and placed on permanent foundations as single-family units,
subject to the same location and density requirements as other single-family
dwellings.

The City shall require new housing developments to pay an equitable share of
the cost of required capital improvements for public services.

The City shall work to improve the balance of jobs and housing within the
Reedsport region.

The City shall monitor the inventory of low-income and government assisted
housing and allow no more than its reasonable fair share within the community.

The Housing Needs Analysis for the City of Reedsport (May, 2009) is adopted as
a support document to the Comprehensive Plan and is recognized by reference

Goal 2
To provide for the appropriate location of residential development throughout the city

Policies
1. When possible and reasonable, Fthe City shall provide adequate vacant and

appropriately zoned land appropriatelyzenred-through annexation or other means
for and-avatablefor varying density levels and housing types.

2. Beecause—theland-availlable forheusingislimited,—tThe City shall encourage a

diversity of housing types—through—realistic—zoning—and lanrd-—use—policies
consistent with land use projections and the needs of the community.

= The City shall use the following residential zones: Rural Suburban Residential;
Single-Family Residential; and Multiple Family Residential, and others if deemed
necessary. These zones shall be applied so as to maintain enough vacant,
buildable land to satisfy the city's projected needs for manufactured housing,
multiple-family dwellings, duplexes, and single-family dwellings.
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The City shall encourage-allow an adequate supply of rental housing dispersed
throughout the city to meet the needs of renters.

5. The City shall strive to ensure that low and moderate income housing is not
concentrated within particular areas of the city.

6. The City shall encourage residential occupancy of upper floors within multi-story
commercial buildings_in areas appropriate for such use, such as the downtown.

Goal 3
To ensure high quality design for residential development.

Policies

1. The City shall incorporate provisions into its zoning and subdivision regulations
that will allow for cluster and similar types of development that could potentially
reduce development costs and provide more usable open space.

The City shall encourage a mix of low, medium and high density housing within
the urbanizable-urbanized area that is consistent with the physical character of
the area.

The City shall encourage innovation in housing types and design as a means of
offering a greater variety of housing and to reduce housing costs.

_The City shall require standards for manufactured housing on individual lots to
assure design consistency and compatibility.

Goal 4

To encourage—the—ensure adequate maintenance and improvement of the existing
housing stock and residential neighborhoods.

Policies
1. The City shall cooperate with individuals and agencies to assist in the
rehabilitation of existing homes that may be substandard.

2 The City shall encourage the rehabilitation or upgrading of existing housing units.

3 The City shall promote-require the eontinued upkeep of existing mobile home

parks_and residential neighborhoods.
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VIl. LAND USE AND URBANIZATION ELEMENT

EXISTING LAND USE

Reedsport's present pattern of land use has been influenced in large part by the
location of transportation routes, by the topography, and by the pattern of land
ownership in and around the City. Thus, the location of the downtown business district,
now no longer the center of town, may be explained by the early importance of the
Umpqua River, the railroad, of State Highway 38, and by the location of the ferry
landing. The steep hills, the river, and Scholfield River have limited development to the
north, south and east. The low marshy ground north and east of Scholfield River
accounts for the several large areas of vacant land centrally located near the City. The
absence of "fringe" development on the west is mainly the result of the present pattern
of land ownership. Industry in every case is oriented to transportation routes -- the two
highways, the railroad and the river. Dwellings, on the other hand, occupy higher
ground or other buildable

In 2009, a Buildable Land Analysis was prepared for the City of Reedsport and is

adopted as part of the City of Reedsport Comprehensive Plan as Appendix A. The
objective of the buildable land analysis is to calculate the number of acres of buildable

land_in each plan designation in the existing Urban Growth Boundary (UGB) and the
City of Reedsport. Table 1 illustrates the total land area within the UGB and the City
limits of Reedsport.
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[ABLE 1

LAND WITHIN THE CITY LIMITS AND UGB BY ZONING DISTRICT
[ : Total Acres
Zone CitylUGB |
C-2 - Commercial 101.06
C-1 - Commercial Transitional 8.32
C-3 - Waler-Related Commercial 1.30
ED - Estuarine Development 0.87

E

N
~
o

i

o[

M-1 - Light Industrial 6.2
M-2 - Heavy Industrial 6.0

M-3 - Water-Dependent Industrial 6.79

o &

|_;
YO)‘

R-1 - Single Family Residential 378.42
R-A - Rural Suburban Residential
R-2 - Multi-Family Residential

PL - Public/Semi Public L and
CS - Urban Conservation
EC - Estuarine Conservation

lco [ioo |i—

SUBTOTAL City Limits

R-1 - Single Family Residential
R-A - Rural Suburban Residential
R-2 - Multi-Family Residential

P - Public/Semi Publi¢c Land
CS - Urban Conservation 278.89
EN - Estuarine Natural 50.03
EC - Estuaring Conservation 1.01
AR - Agricultural Resource 123.31

2,072

14

z
1]

1

17

3

2

3

48

1,176.43

2,213.51
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Single-family residential development in Reedsport began in the older, eastern portion
of the City which was platted in 1917. As this area grew, development extended
westward across Scholfield River to the Reedsport Addition Subdivision (between
Scholfield River and 22nd Street) and more recently north along Providence Creek.
This pattern has, almost without exception, consumed level or gently sloping land and
avoided areas of steep slopes and areas which are flood-prone.

The lot sizes in the older platted area east of Scholfield River and in the Reedsport
Addition Subdivision are typically 5000 square feet. More recent development west of
22nd street and along Ranch Road has occurred on ##6,000 square foot lots,
consistent with this newer minimum lot size standard.

Multi-family and mobile home development is located throughout the City with no

particular pattern to its location. Al-Most of the mobile/manufactured homes are located
within the City's six mobile/manufactured home parks and one mobile/manufactured
home subdivision and |n the City's Urban Growth area outside of the Clty limits.

COMMERCIAL

Reedsport serves as the commercial hub for the coastal portion of Douglas County. It
provides goods and services for the daily needs of thosee-approximately7500-people
who live in this area. Reedsport also provides tourist facilities for area_visitors. At-the
same—tme—Reedsport competes with the largerst cities of Coos Bay, Florence,
Roseburg and Eugene for expenditures on more expensive goods which are purchased
less frequently, such as furniture and appliances. The Economic Opportunities Analysis
(2009) has identified that the Reedsport area is capturing tourist dollars, but losing
dollars to larger markets for purchases of clothes and more expensive household items.
In other words, Reedsport residents must travel elsewhere to meet their non-food retail
needs.

Amendments Adopted 2-1-10 VII-3
Ordinance 2010-1097




CITY OF REEDSPORT COMPREHENSIVE PLAN

Commercial development in Reedsport has developed in a linear manner along the two
major transportation routes through the City. One concentration of retail businesses
occurs in the older downtown area along Highway 38, and the other concentration of
retail businesses stretch along Highway 101. The businesses located along Highway
38here tend to serve the residents of Reedsport with more traditional goods and
services, including professional offices. The—other—concentration—ofretail-businesses
streteh—along—Highway—104+—This—eCommercial development_along Highway 101 has
grown following residential development as it progressed west and is also a result of
tourist traffic and the desire to meet their requirements.

With the recent development of a second shopping center on Highway 101 between
13th Street and Winchester Avenue, the retail center of the City seemste-behas been
shifting from the older downtown area to this area along Highway 101. This shift is seen
te-be-inevitable.—as_partly due to the fact that little vacant land is available in the
downtown area to accommodate new businesses.

Most of the tourist-related commercial uses in the City have located along Highway 101
between 18th and 22nd Streets. This highway is well suited for such uses as it is
heav1|y used by visitors to the Oregon coast

heavy commercial uses, such as cabinet shops, auto repair, etc., are Iocated in
Reedsport. Many of Fthose which do exist are located in the older downtown area in the
vicinity of Greenwood Avenue and on or adjacent to the SeuthernPasifie-railroad right-
of-way. No commercial uses are located in the unincorporated portion of the City's
Urban Growth Boundary.

INDUSTRIAL

The major industrial land_uses and employers in the Reedsport vicinity occur outside
the City in Gardiner—(Beohemia—and—International—Paper) and Bolon Island
(BohemiaAmerican Bridge). Industrial uses within the city are limited to the land
adjacent to the Umpqua River in Old Town and the Southern Pacific Railroad right-of-
way. Those uses found on the sites in the City include a-leg-sering—yard-an industrial
site situated between Schofield Creek and Highway 101; the Port of Umpqua Industrial
Park situated between Highway 101 and the Southern Pacific Railroad; miscellaneous
uses between the Southern Pacific Railroad and Rainbow Avenue; and an aggregate
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and concrete Bohemia—plant (Knife River) occupies the remaining waterfront from
Rainbow Avenue Eastward.

Smaller secondary industrial uses, which provide support to the area's primary
industries, are generally located east of the Southern Pacific rail line and between 2nd
Street and Greenwood Avenue. This area presently contains commercial and industrial
uses on small platted lots. The residential structures in the area are older and many are
in need of repair. The more recently established commercial and industrial uses have
made the area ill-suited for further residential use.

No industrial uses are located in the unincorporated portion of the City's Urban Growth
Boundary. Although Leeds Island has an .industrial plan map designation, it is not
developed at this time. Leeds Island is discussed further in the future land use section.

PUBLIC AND SEMIPUBLIC

There presently exist eighteen public uses which occupy 80 acres of land within the city
limits. This represents 88% of the developed land within the City.-Ne-publie-uses—are

located-outside-of the—eity-imits: The approximate acreage and summarybreakdewn of
these public uses is as follows:

City (developed or partially developed parks) 32346 acres
City (Umpgua Discover Center, city hall, police and fire stations,

shop, library and sewage treatment plant) 109-6 acres
School District (two schools and administrative

offices) 334 acres
County (including courthouse annex and shop) 1.4 acres
State (highway division shop) 2-0 acres
Federal (Dunes NRA office) 2:6 acres

There are approximately 25 semipublic uses within the City and Urban Growth
Boundary including churches, union halls, lodges, utility offices, a cemetery, a golf
course and hospital, and occupy approximately 119 acres. The most significant of these
uses, in terms of the acreage they occupy, are the golf course, 779 acres,; the
cemetery, 8.7 acres; and the hospital which occupies 8.4 acres. With the exception of
the golf course, all of these uses are located within the city limits.
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FUTURE LAND USE AND URBANIZATION

The 2009 Buildable Land Analysis (see appendix A) identifies that there are 88.5 acres

of net buildable residential acres and 36.77 acres of net buildable non-residential acres

for a total of 125.27 acres of net buildable acres on 137 parcels within the City limits of

Reedsport, as illustrated in Table 2, below

Table 2
Inventory of Net Buildable Land by Zoning District
.| Commercial - - e
.| | Commercial Cc-2 8 4.17 313
_ | . | Commercial Transitional C1 0.00
_ | . | Water-Related Commercial c-3 0.00 |
_ | _ | Estuarine Development ED Q‘Q_Qﬁ
- TJotal Commercial | _ 8 417 3.13
_ | . | Light Industrial M-1 3 2.60 1.95
_ _ | Heavy Industrial M-2 1 10.45 7.84
_ | _ | Water-Dependent Industrial M-3 4 5.76 4.32
. Total Industrial | _ 8 18.81 14.11
| Residential ; B
L _ | _ | Single Family Residential R-1 52 36.57 27.43
| |_ | Rural Suburban Residential R-A 22 2569 19.27
_ | . | Multi-Family Residential - 42 55.74 41.81
. Total Residential | _ 116 118.00 88.50
.| Public/Semi Public Land PL 2 217 1.63
. | . | Urban Conservation CS 3 23.88 17.91
_ | . | Estuarine Conservation C
|- Total Other 5 26.05 19.54
| UGB Limits . .
| _ Single Family Residential R-1 10 90.81 68.11
= _ _ 11
|- Rural Suburban Residential R-A 5 96.49 7237
_ | _ | Urban Conservation CS 14 126.43 94.82
_ | _ | Estuarine Natural EN 0.00
_ | _ | Estuarine Conservation EC 0.00
_ | _ | Agricultural Resource AR 3 38.61 28.96
. SUBTOTAL UGB | _ 32 352.34 264.26
_ . JOTAL | 169 519.37 389.53
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The following are some conclusions based on Reedsport’s net buildable acres:

» Reedsport has a very small amount of vacant buildable commercial land. There are
3.13 net buildable acres of commercial land in the City limits.

There is also limited acreage available for industrial development. The area of net
buildable land inside the city for all industrial zones is 14.11 acres and 4.32 of those
acres are zoned Water-Dependent Industrial for a net of 9.79 acres.

» A large percentage of the vacant buildable acres are outside the City limits, but in
the UGB. The total net buildable acres inside the City limits account for 32.1%

(125.27 acres) of the total net buildable land as compared to 67.8% (264.26 acres)
in the UGB out of the total 389.53 net buildable acres in the City and UGB.

The future growth which is projected to occur outside the city limits will be directed
towards the Providence Creek-Scholfield River area, Decker Point area (including the
forty acre area southwest of it) and the area southeast of Crestview Drive. These three
areas;—which—contain-814,-180-and-110-acres—respectively; are considered to be the
most appropriate for future development for a number of reasons. The first two of these
areas are the only two areas adjacent to the Reedsport city limits which contain areas
with slopes less than 20% which are also outside of the 100 year flood plain. Also,
provision of services (sewer, water, roads, etc.) to all of these areas can be
accomplished in a more efficient manner than in other areas. This is particularly true of
the Providence Creek-Scholfield River area where the potential exists to loop these
facilities from the Ranch Road area across Scholfield River to the older portion of town.

The portions of these areas with slopes less than 20% contain approximately 300 337
acres which have agricultural soils classifications varying from Il to IV. These lands are
not intensively farmed but are grazed periodically. Approximately 75#% of this
agricultural land is located within the 100 year flood plains of Providence Creek and
Scholfield River. As—lt is intended that development_if any, be very limitedret-be
allowed within these flood-prone areas, however it is possible that these areas may be
used for agricultural purposes-in-the-future. These lands have been included within the
Urban Growth Boundary in that they protrude into areas designated for future urban
use. Also, access to these urbanizable areas will require street extension through these
flood-prone lands. While the value of preserving these agricultural lands outside of the
flood plain is recognized, the City's residential and-industrial-land needs are considered
to be of overriding importance. To preserve these lands would necessitate additional
development to occur in areas of steep slopes which would result in increased housing
costs.

Development of any of these unincorporated urbanizable areas involves both problems
and opportunities. The flood plains in the first two of these areas are irregularly shaped.
Fingers of flood-prone lands protrude into higher lands, resulting in oddly-shaped, less
efficiently utilized developable areas. In most areas these flood-prone lands lie four to
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eight feet below the 100 year flood height, thereby economically limiting the possibility
of filling. Also, considerable portions of all three of these areas consist of slopes of 20%
or more. These areas are also difficult to develop efficiently due to the limited number
and scattered location of potential building sites and limited potential for roadway
locations.

On the other hand, these areas possess opportunities for development of desirable
living environments. These areas possess considerable natural amenity. The flood plain
portions of these areas, which consist of high marsh are of high scenic quality. Much of
the higher elevations in these areas offer views of the Umpqua River, Scholfield River
or Providence Creek, or the urbanized portions of the City.

The developmental constraints and opportunities which these areas possess make
them well suited for planned unit developments. By this means, dwellings may be
clustered in areas with few, if any, developmental constraints, and at the same time
take advantage of the natural amenity the areas afford. Also, both areas are under few
ownerships. With large individual property ownerships, greater flexibility exists to design
development which addresses these factors.

RESIDENTIAL

A Housing Needs Analysis was prepared for the City of Reedsport in October 2009, and
is adopted as part of the City of Reedsport Comprehensive Plan as Appendix A. The
purpose of the Housing Needs Analysis is to identify the number of vacant acres of
buildable land in each plan designation that allows residential uses in the City of
Reedsport and the existing Urban Growth Boundary (UGB) to accommodate future
growth. A summary of the housing needs for the City of Reedsport is included in the
Housing Element of this Comprehensive Plan.
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Residential Development Inside City Limits: Within the city limits there-are-268
acres—of-vacant-lapd—which-have been-designatedforfuture residental;-public—and
semipublic-development-Approximately100-asres-or-34% of this-vacant land is located
at the northwest limits of the city west of Ranch Road and in the area north of vy
Avenue. Forty-four acres of city-owned property in the area of Crestview Drive
constitutes another major area planned for future residential development. Other
smaller vacant residential areas are located south of Bowman Road and southeast of
Alder Avenue.

With respect to its existing residential neighborhoods, it is the City's intent to preserve
the quality of these areas. To this end these areas have been planned in a manner
consistent with their existing land use pattern. There is, however, one minor exception
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to this intent. This diversion involves the property to the south side of Winchester
Avenue, including parts of EIm Avenue between the Southern Pacific Railroad Line and
Highway 38. This area has for some time been in a state of transition from residential to
commercial use. This area has been designated Commercial Transitional with the intent
of accommodating either limited commercial retail or service uses or medium or high
density residential use, subject to the regulations of those zoning districts.

Residential Development Outside City Limits: As-indicated-previouslhy—aAlthough

some vacant land in the southern and eastern portions of the City is available for
development, the majority of the City's future residential development is anticipated to
occur outside the city limits in the Providence Creek-Scholfield River and Decker Point
and Crestview Drive areas.

The Providence Creek-Scholfield River area contains approximately 275 acres of land
designated for residential use. Of this total, about 1504 acres are comprised of areas of

slopes in excess of 4920% %—anttetpated—that—epen—iat#develepment—ths—en%m—a;ea

use)—Access to th|s area shouId be from twoh%ee separate Iocatlons - Ranch Road;
and 22%120"‘ Street. —and—aa—extensm—ef—H@hway—%B—ae#es&Sehe#&eld—R@ve;— The
Ranch Road and 20" Street are intended to connect and Highway 38 extensions are
intended—to—connect-onteedssland-formirg a loop which swill improve residential
access to this area. Also, such road extensions will facilitate Ioopmg of water lines
through the area and more direct sewer servnce to it, thereby improving those services

stpeets—net—de&gtwd—te—ea#y—thrs—type—ef—ﬁaﬁre—The exten3|on of 20th zad—Street is

intended to provide access to areas of less than 20% slope adjacent to the Providence
Creek flood plain and to connect to the extension of Ranch Road north of that creek.
The extension of ZQZHd—Street is also intended to serve the steeply slopeds areas via
a road which generally follows the ridge between Providence Creek and Scholfield
River. This road is also generally intended to serve as the dividing line between areas
intended for residential development on the west and areas to the conserved in their
present state to the east.

The Decker Point area (including the 40 acre area south of Alder Avenue), contains 117
acres of land designated for future residential development. Approximately 75 acres of
this area is comprised of slopes of 20% or greater. Upen-completionof development;
this—area—will -containapprexmately 224 dwelling-{assuming-none of this land-is putdo
public-or-semipublic—use)}—Given the anticipated amount of development in this area,

two accesses should be provided. A widening of Birch Avenue, the existing access to
the area, would adequately serve the less steeplyer sloped portions of the area. An
extension of 22nd Street could provide access to the steeper upland portions of this
area and connect with Birch Avenue to provide an alternate means of access to the
lower elevations should extreme tides and flooding block the lower Birch access.

VIl-12 Amendments Adopted 2-1-10
Ordinance 2010-1097




CITY OF REEDSPORT COMPREHENSIVE PLAN

The city-owned property eastsouth of Crestview Drive consists of more than 300a-total
of-81 acres designated as low density residential -Although-the-low-density-designation
was-figured-at-one-unit-per-acre—in-the plan-data-base; it is expected that realistically
this particular area will develop at a much-very lower density because of steep slopes
ranging from 20%-60%. The most logical access will be in the lower portion of this area
off of Laskey Lane, in the vicinity of the Urban Growth Boundary line.

COMMERCIAL

This Plan recognizes the two major transportation corridors along Highway 101 and
Highway 38 of existing commercial development by designating them for commercial
use. Fhe—fFuture commercial development projected-by—this—Plan-is intended to be
accommodated primarily in these two areas. This will occur for the most part through
infilling of vacant and under-utilized parcels. All property designated for commercial
development is located within the city limits.

The Economic Opportunities Analysis (2009) indicates Reedsport is well positioned to
grow its tourism-oriented commercial activity. The area’s physical beauty and location
on the Umpqgua River and near the coast make it an attractive tourist destination. The
study also identifies that the Reedsport area is capturing tourist dollars, but losing

dollars to larger cities for purchases of clothes and more expensive household items.

As a result of these and other factors, there will be a need for approximately 25

additional net acres to allow for more commercial growth.

One of the key areas that could serve tourism-oriented commercial activity is the
Umpgua Riverfront and Old Town area. This idea was identified years ago, when In
additionto-these-corriders—the City of Reedsport and the Port of Umpqua engaged
Fred Glick and Associates, Inc. (FGA) to undertake an Umpqua Riverfront
Revitalization Project study (1986). FGA's preliminary analysis ef-thelocal-economy;

real-estate-market-opporunities—and-the-studyarea-clearly suggested that the area's
future development potentlal is based upon tourlsm -‘Fh+s—stedy—eemp+eted—m—198&

This conclusion iwas further supported by a University of Oregon Marketing Study done
for the City in June, 1990. The primary advantage of the area as a development site is
the river frontage and its historic location as the old town of Reedsport. Market
projections show potential increases in demand for restaurants, specialty retail stores

and motel rooms in the Reedsport area-everthe-nexttenyears.
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The development plan foref the Riverfront Revitalization project hads been designed to
be implemented in five phases. Phases 1, 3, 4 are concentrated in the area bounded by
the river, the Southern Pacific Railroad and the public boat ramp at Water Street.
Phase 2 occupies the 15 acre Beohemia—Knife River property on the Reedsport
Waterfront_—Pand phase 5 is situated on Port of Umpqua property on either side of
Highway 101.

that encompasses the waterfront and Old Town areas as well as portions of properties
along Highway 101. The Reedsport Urban Renewal Report (2007) describes the area
between the river and Highway 38 in Old Town as a mix of incompatible land uses, with
a_large amount of vacant and underutilized properties. Consequently, the area is in
need of redevelopment that could serve the demand for tourist-oriented commercial
activities.

The second commercial area is generally bordered by Winchester and Elm Avenues
and Second Street. This area was first developed with single-family residences. Some
multi-family residential development followed and, most recently, a number of semi-
public and commercial uses have located in this area. This Plan proposes to allow this
conversion of use to continue on a limited basis. Small scale commercial uses which
are of a type which will not adversely affect the existing residential development will
continue to be allowed to locate in this area.

All commercially designated areas are intended to be available for the full range of such
uses with the exceptions of the area discussed above and the shoreline of Scholfield
River in the area of 16th Street. This latter area is intended to be reserved for uses

which are oriented towards that waterway.1rrecognition-of- the-similarity-between-many
heawyecommerstalandtight-industralvyses{e-g.- lumberyards, -plumbing and sheet
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INDUSTRIAL

The economy of Reedsport is, in actuality, a segment of the economy of coastal
Douglas County. This is evidenced by the fact that athe major employer of Reedsport's
residents_ —International—RPaper—GCompany—and—Behemia,—arehas been located in
Gardiner, not Reedsport. Future industrial development within the Reedsport Urban
Growth Boundary is thus determined to a considerable extent by the future of the
overaliregional coastal economy.

The Umpgqua River is viewed as a resource and opportunity to accommodate water-
dependent industry such as shipping and fishing. Industrial lands along the Urnpgua
River and Scholfield River have been designated exclusively for industrial uses which
are dependent on the adjacent navigable waterways. A total of 34 acres of vacant land
have been so designated. This acreage is greater than that for which past trends would
indicate a need.

The Economic Opportunities Analysis (2009) states that future industrial growth is
expected to occur outside of the City’s Urban Growth Boundary, because future
industrial employers are likely to take advantage of the large industrial parcels available
in Gardiner. As a result of this and other trends, the study identifies a surplus of
industrial land of 10.6 net acres. The existing indusfrial land areas in Reedsport are
described below.
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Waterfront area east of Highway 101: This area contains all of the City's existing

industrial development-and-erly-ten-vacant-acresforfuturegrowth. Most of this vacant

land consists of small parcels in the areas of Railroad and Hawthorne Avenues. It is
anticipated that either smaller secondary or support industries for commercial uses
compatible to the Riverfront Revitalization Project and the Port of Umpqua
Development Plan will locate in this area.

Southern—Pacific—-Coos Bay Railroad Right-Of-Way: The former Southern Pacific
Railroad was purchased in 2009 by the Oregon International Port of Coos Bay. This

railroad right-of-way is a 16 acre corridor within the City that is abeut70%vacant—Strips
offand-approximately 80 feet wided-deep adjacent to both Railroad and West Railroad
Avenues. The railway has not been in operation for many years and is anticipated to
become active by 2012, providing freight service from the port of Coos Bay to the

Willamette Valley -along-thiscorridorare-availablefordevelopment:

Area between Highway 101 and Scholfield River: This area consists of 2814 acres;

owned-by—nternational-Paper-Gompany—and is currently used as-a-log-sorting-and
loading-areafor various industrial uses.

Leeds Island: This 98 acre vacant site is located in the northwest corner of the Urban
Growth Boundary. It is the only site with an industrial plan designation sitethat is located
ineluded within the unincorporated portion of the city Urban Growth Boundary. This
property is also zoned for resource use, which limits development and is inconsistent

with the plan_designation. Therefore, the site should be reevaluated for its long-term

viability for industrial or resource use and adjust the plan designation and zoning district
accordingly, Fhe—site—afiere gacd oo torr—peterntialtfor arge—seale—indusingl
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PUBLIC AND SEMIPUBLIC

As discussed in other sections of this Plan, the need for additional land to
accommodate future public land uses in Reedsport is limited. The need for additional
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school facilities can be accommodated on the grounds of the existing school facilities.
Park needs focus primarily on the development of existing park land rather than
acquisition of new park sites. The need for additional land for other City services is
limited to sites for a new water reservoir_located in Master Heights and fira downtown
pump station_for storm drainage. It is estimated that these two uses and any other

COMPREHENSIVE PLAN MAP

A total of ten designations have been utilized on the Comprehensive Plan map to guide
land and water uses within the Reedsport city limits and Urban Growth Boundary.
Seven of these designations relate to land use including three which are designed to
apply specifically to shoreland areas. The other three apply to areas which are part of
the estuary. Following is a description of each of these designations.

Residential: This designation has been applied to all areas planned for future
residential use regardless of type or density. Policies of this Plan and provisions of the
Zoning Ordinance are intended to give direction for zoning of these areas for proper
use.

Commercial: This designation is intended to accommodate the full range of
commercial uses on all properties to which it has been applied with the exception of the
area bounded by Winchester Avenue, EIm Avenue and Second Street. This area
should receive only limited commercial use as described by this Plan.

Industrial: All areas planned for industrial use which are not water-oriented have been
assigned this plan designation. Both heavy and light industrial uses are considered
appropriate in these areas.

Public/Semi-Public: The most land extensive public and semipublic uses have
received this plan designation. Such uses which occupy less than two acres have
generally been assigned designations consistent with surrounding land uses. No vacant
lands have been assigned this designation in anticipation of future uses of these types.
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Urban Conservation: This designation has been applied to all land within the 100 year
flood plains of the Umpqua River, Scholfield River and Providence Creek, with the
exception of those properties which have been previously developed or are planned for
water-dependent industrial use. In addition, it has been applied to the steeply sloped
lands west of and adjacent to the Scholfield River. It is intended that this designation
significantly limit the type and amount of development allowed within these hazardous
areas.

Water-Dependent Industrial: Those properties considered to be well suited for water-
oriented uses have received this designation. It is intended that only uses which are
dependent on the adjacency of a navigable waterway be permitted in these areas.

Water-Related Commercial: This designation is intended to reserve properties well
suited for water-oriented commercial use for such purposes. Commercial uses which
are not water-oriented are restricted in these areas. This designation has been applied
only to the waterfront area of Scholfield River which is between Winchester Avenue and
Highway 101.

Estuarine Natural: This classification is intended to preserve and protect areas
containing significant natural resources in the estuary. Its objective is to protect
significant habitats, biological productivity and scientific research and educational

values.

Estuarine Conservation: This classification is intended to establish and protect areas
of the estuary for the long-term use of renewable resources. It is primarily intended to
apply to areas to be managed for uses of low to moderate intensity that do not require a
major alteration of the estuary. Areas included in this classification have less biological
significance than areas classified as Estuarine Natural.

Estuarine Development: The estuarine development classification is intended to
establish and preserve adequate land for navigation and other public, commercial and
industrial water-dependent uses. This classification is to be managed for uses of high
intensity which may significantly alter the estuarine resource.
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LAND USE GOALS AND POLICIES

To provide for the orderly extension of urban services in a cost and
energy efficient manner.

__To provide enough land for the full range of urban uses within the local
community through orderly annexation or other means.

2:3. __To improve the quality of life and economic viability of the community
through appropriate use, development and maintenance of land.

Residential Policies:

1. The City shall endeaverto-maintain, and where appropriate, upgrade 'the
quality of its existing residential neighborhoods.

The City shall encourage the use of planned unit developments to better
utilize lands with topographic constraints and/ or environmentally sensitive
areas (i.e. wetlands) by clustering development to potentially reduce
development costs and provide more usable open space.-asa-means—of
In areas planned for residential development with slopes of 20% or
greater, the maximum density shall be two dwelling units per acre except
in approved planned unit developments.

Multi-family and-mobile-home-park—development should be located near

community services, existing roads and facilities to make efficient use of
existing infrastructure and minimize transportation impacts of higher
density development. minimize-construction-costs-

D. The City shall periedically—monitor recent-residential development to

ensure that an adequate supply of land zoned for high, medium and low
density residential use is available.

5:6. The City shall monitor the inventory of low-income and government-
assisted housing and allow no more than its reasonable fair share within
the community.

Commercial Policies:

1. Areas designated for commercial shall generally be available for a full
range of commercial uses.

Commercial use in the area bounded by Winchester and Elm Avenues
and Second Street shall be restricted in recognition of its transitional
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nature.

The City shall be-periodically-monitor the use and developmentabserption

rate of commercially-designated lands to ensure an adequate supply of
vaeant-land is zoned for such use.

Industrial Policies:

1. Industrially-designated lands shall be reserved for such uses with the
exception of the area east of the Southern Pacific Railroad line and south
of the levee where heavy commercial uses may also be permitted.

Areas properly designated for water-dependent industrial use shall be
reserved for such uses; heavy commercial uses may also be permitted.

The City shall evaluate and update the zoning and Comprehensive Plan
Map designation of Leeds |sland. Fhe-Leeds-lsland-industral-area-shallbe

beidsresorrco—wse— b soehtme—an-tne—recessaptoctites—ard-the
bri . old Ri e i+

The City shall encourage development of industrially-zoned properties
within the city limits prior to development of unincorporated industrial
properties.

Public/Semi-Public Policies:
1. Public and semi-public uses may be allowed to locate in most areas
subject to conditions which ensure their compatibility with surrounding
uses.

General Policies:

1. Municipal services such as water and sewer shall not be extended beyond
the city limits of Reedsport unless the property is annexed or there is a
contract for annexation as an encumbrance upon the property in the form
of a recorded deed restriction recorded in the Douglas County Records.

2 EE. Rl E.I IE“';:!S "';t.”“. He-existing-city-limite-shisi-Ge-eRcauraged
2. All development, subdivisions and planned unit developments shall
conform to the standards consistent with those established by the City of
Reedsport. The City will establish and administer standards for the urban
development area which coordinates City and County concerns and
implements the policies of the Reedsport Comprehensive Plan.

4.3. Zone changes and subdivisions may be approved within the Urban

Growth Boundary in—the—urbanizable—area—if the following minimum
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conditions are met:

a. Key facilities, such as sewer and water are assured to serve the
area under consideration.

Annexation or contract for annexation has been executed between
the developer and the City of Reedsport.

Development may take place in accordance with wurban
development standards adopted by the City of Reedsport in
coordination with Douglas County.

__Key facilities extended into the Urban Growth Boundaryurbanizable-area
shall be designed to serve the proposed urban use.

_Age, gender or physical disability shall not be an adverse consideration in
making land use decisions.

6. _All new land use activity within identifiable wetlands will require notice to

the Oregon Division of State Lands-and-Corp-of-Engineers.

_The Buildable Lands Inventory for the City of Reedsport (October, 2009)
is adopted as a support document to the Comprehensive Plan and is

ecognlzed by referencelhe—@#y—he#eby—adep%s—%he—ie#ewmg—m%

The City shall take an active role to enforce the City Code to ensure land
is maintained for the health, safety and welfare of the community.
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APPENDIX A

DATA SOURCE

Element 2: Natural Features

Aerial Maps on file at Douglas County Planning Department
U.S. Geodetic Maps on file at Douglas County Planning
Department

Historical Data provided by Lower Umpqua Historical Society

Element 3: Community Service

Domestic Water Analysis by J.G.E. 1981

Water Analysis Map by H.G.E. June 1980

Comprehensive Sewer Facility Plan by H.G.E. May 1980

Sewer and Storm Drain System Master Maps by H.G.E. May 1980
Selection System Rehabilitation Maps 1978 by H.G.E.

Recreation Park and Open Space Standards and Guidelines
(published by National Recreation and Park Association 1983)

Element 4: Economic Element

1.

3.

4.
5.
6

Douglas County Development Fact Book, November 1982
CCD - Comprehensive Economic Strategy 1980-81

1983 "Oregon Community Profile" Fact Sheet for Reedsport
(published by Oregon Economic Development Department)
Douglas County Comprehensive Plan (1983)

Douglas County Industrial & Site Survey, January 1980
Economic Opportunities Analysis (October 2009)

Element 5: Housing and Population

1.

2.
3

1980 Block Census of Population and Housing for Oregon
Selected Areas

1980 Reedsport Utility Hookup Records

Douglas County Comprehensive Plan, (Housing and Population
Element)

1950-1980 Population and Housing Trends (Bureau of
Governmental Research and Service, University of Oregon)
DLCD Housing Planning in Oregon, August 1979

Housing Needs Analsysis (October 2009)
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Element 6: Land Use

1.

2.
3

4.

Acreage Inventory Data and Maps compiled by City and County
Staff 1982-83 (On file in City Planner's Office)

Aerial Maps on file at Douglas County Planning Department
U.S. Geodetic Maps on File at Douglas County Planning
Department

Buildable Land Inventory (2009)

Element 7: Coastal Resources

Aerial Maps on file at Douglas County Planning Department
Douglas County Comprehensive Plan, 1983 (Coastal Resources
Element)

Land and Water Use Plan for the Umpqua Estuary (June 1975)
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Prepared for.

City of Reedsport
Submitted by:
The Benkendorf Associates Corp. Johnson Reid, LL.C
2701 N.W. Vaughn Street, Suite 461 319 SW Washington Street, Suite 1020

Portland, Oregon 97210 Portland, Oregon 97204



Table of Contents

I. INTRODUCTION AND REPORT ORGANIZATION ..cnenieuienieeinrrensnnressnsrasranenaenastertsssmmrmnssnsrnssessnnss 3
], ECONOMIC TRENDS 1niuueunietnieueesrnteseesaesstem e et eemetasstassesseanssmsssnnseamssrnsenssemnsenssmssrenssensssmenns 4
AL NATIONAL TREND S .o e e e 4
ShOrt=-Term OQUHOOK .........co e e e e e 4
Housing Market QUHOOK ...................ccoiiiieiii e 6
Financial Market QUEIOOK......... ... e 6
Personal Consumption QUHIOOK. ...........cccooviiiiiiiiiii e 7
LoNG-TErm QUHOOK. ............ccieiiieeieiee e 8

B. STATE AND LOCAL TRENDS ...ttt 8
DemographiCs ....... ... e 10
EmPIOyment..... ... 12

W AGES. .. oo 14

C. OTHER FACTORS FOR ECONOMIC DEVELOPMENT POTENTIAL ... 15

D. COMPETITIVE POSITION AND TARGET INDUSTRY OPPORTUNITIES .......coovviiiiiieeienn. 16
TOUTISITY o e 16
ManufaCturing ..... ... 17

WOOA PrOQUCES ... e e 17

H1. TWENTY-YEAR EMPLOYMENT FORECAST . uuiutiiitieameiem e eeeeeemeeeeetaeaeeeeeeneeneasasssasaesannnnss 19
A. CREATING A BASE YEAR ESTIMATE ... oo e 19

B. ANTICIPATED REGIONAL GROWTH. ...ooiii e 20

C. PRELIMINARY EMPLOYMENT FORECAST ..ot e, 21

IV. TWENTY-YEAR EMPLOYMENT LAND NEEDS ANALYSIS AND REQUIRED SITE TYPES.......... 22
A. SUMMARY OF COMMERCIAL AND INDUSTRIAL LAND NEED FINDINGS ........................... 22

B. INDUSTRIAL AND OFFICE LAND NEED METHODOLOGY .....ovooiiiiiee e 24
Demand for Office Building SPace ............ccccoeee e 24
Demand for Office Commercial Land................c...oooi e 24
Demand for Industrial Building Space ..................c.cccoiiiiiiiiieeeee 25
Demand for Industrial Land .................oo e 25

C. RETAIL COMMERCIAL LAND METHODOLOGY ..ot e 26
Household Growth ProfeCtionsS..............ccccoooeiiiiiieeee e 26
Estimate Reedsport City Per-Household Retail Spending .................................. 26
Estimate Future City of Reedsport Resident-Driven Refail Sales..................... 27
Demand for Retail Commercial Space ..............c...cccooiioiieiiee 27
Demand for Retail Commercial Land ..................coo e, 27
Region/Visitor Spending Profections .................ccccccoiciiii e 28

D. REQUIRED SITE TYPE DESCRIPTIONS ...t e 28

V. ANALYSIS OF LAND SUPPLY AND DEMAND ....cuuiiiuiiieiieeicisesemios e e e e cee e eeeeabeeevmsnesenses 36
A. COMMERCIAL AND INDUSTRIAL LAND SUPPLY ..ot 36
Gross buildable vacant acres by zoning distriCt........................cccccveevieiviiieeeeen, 37

Net Buildable Vacant Acres by Zoning District............................c..cccccco... 39

Site SUIADIlitY ... ... 39

B. COMPARISON OF LAND SUPPLY AND DEMAND ...t 39

F Y o N ] 0 =X R 41
APPENDIX A, EXHIBITS 1.01 — .06 e 42
Economic Opportunities Analysis 1 The Benkendorf Associates Corp.

City of Reedsport October 2009



Index of Figures and Tables

Figure II.1. Forecasted U.S. Real GDP Growth (2009-2019)...........coiiiiiiiiiii e 8
Figure [1.2. U.S. and Oregon Historical Employment Trend: 2001-2009...............ccciiiiiiiiiiiiiie e 9
Figure Il. 3. Local Population Growth Trends, City of Reedsport (2000-2008) ...............ooooiiiiiiiiiiiiieeeee, 10
Figure 11.3. Douglas County Population Growth Trends, City of Reedsport Share of County Population
(200052008 e s o s S A T Tk £ T SRR T RN rone SR e oomnn 5 36 10
Figure I.4. Douglas County Age Distribution (2007) and Growth Trends by Age Group (2002-2007) .......... 11

Figure I1.5. Level of Education Attainment, 2007 ... e
Figure I1.6. Year-Over-Year Employment Growth in Douglas County: 2002-2008..................c.cooceeeeeivinn..
Figure 11.7. Share of industrial Composition, Douglas County and Oregon, 2007 .............cococoiiiiiiiiiiiennn
Figure 11.8. Employment Growth by Industry, Douglas County, 2002-2007 ................cc..........

Figure 11.9. Employment Composition and Growih by Industry, Reedsport, 2002-2007
Figure 11.10. Average Annual Wage Growth (2002-2007)...........ccciiiniiiiiiiiiiiiiiieeieieeeie
Figure IIl.1. Conversion of Covered Employment to Total Employment (2007)
Figure I11.2. Updating 2007 Total Employment to the Current Period (2008) ..........................

Figure 111.3. Anlicipated Regional Growth, Douglas Countly ........cccccocoiiiiiiiii e
Figure Ill.4. 20-Year Employment Forecast Scenarios, 2008-2028 ..........cc..coooiiiiiiiiiiiii e
Figure IV.1. Projected Aggregate Need for Commercial and Industrial Land in the Reedsport Urban Area

(Net Buildable Acres) (2008-2028) .......coooiiiiiii et e 22
Figure IV.2. Projected Aggregate Need for Commercial and Industrial Land in the Reedsport Urban Area
(Gross Buildable Acres) (2008-2028) ...........uvir it 23

Figure IV.3. Preferred Aggregate Need for Commercial and Industrial Land in the Reedsport Urban Area
(Gross Buildable Acres) (2008-2028) .........ccooiiiiiiiiei e e
Figure IV.4. Cumulative Office Land Demand by Growlh Scenario............cccoociiiiiii
Figure IV.5. Cumulative Industrial Land Demand by Growth Scenario.....................c..ooe.
Figure IV.6. Average Household Expenditures on Retail Goods, Reedsport
Figure IV.7. Cumulative Retail Land Demand by Growih Scenario..................
Table 1V.1. Cumulative Retail Land Demand by Growth Scenario ................
Table IV.2. Office Development Pattern Types...........oooiiiieiii
Table 1V.3. Commercial Retail Development Pattern Types ...
Table IV.4. Industrial Development Pattern TYPES ... et
Table 1V.5. Campus/Institutional Development Pattern Types
Table V.1 Land Within the City Limits by Zoning District ...........c..coooooriiiiii e
Table V.2 Summary of Vacant Parcels within the City Limits by Zoning District...................
Table V.3 Inventory of Net Buildable Land by Zoning District...............cc.ocin
Table V.4 Projected Commercial and Industrial Acreage Supply Compared to Need

Economic Opportunities Analysis 2 The Benkendorf Associates Corp.

City of Reedsport

October 2009



|. INTRODUCTION AND REPORT ORGANIZATION

The City of Reedsport’'s 2008/09 Planning Program had two objectives. Complete a Goal 9
Economic Opportunities Analysis (EOA) and a Goal 10 Housing Needs Analysis. The purpose of
the Goal 9 "Economic Opportunities Analysis” of the Reedsport Comprehensive Plan is to
determine the City’s economic goals, policies and land needs concerning commercial and industrial
development within City limits and the Urban Growth Boundary.

This report is intended to satisfy the requirements of the Oregon Administrative Rules, Chapter
660, Division 9. The State Planning Goal 9 EOA methodology guidelines call for a six-step
approach to economic development planning and resulting quantification of employment (industrial,
retail, office, institutional, etc.) land need for urban growth boundary planning purposes. These six
steps largely guide this resulting analysis of City of Reedsport's need for urbanized land. The
required Goal 9 analytical steps that roughly comprise the outline of this document are:

o Economic Trends Analysis: |dentification of national, state, regional and local economic
trends that have shaped recent economic performance as well as likely 20-year economic
activity that will determine employment land need over the duration of the study period.

e Industry & Job Growth Forecasts: Detailed forecasts of job growth by industry within
Reedsport over the planning period that will in tum drive demand, if any, for different
employment land categories.

e [and Need Forecasts: Job growth forecasts translated into land demand forecasts based
on industry and space lype usage and floor area ratio (FAR) patterns anticipated into the
future.

» Land/Parcel Need Quality: A detailed treatment of employment land need in terms of
specific parcel types, sizes, quantities and other qualities appropriate to economic growth
anticipated by the jurisdiction.

This report is organized into the following sections:

I. Introduction and Report Organization

Il. Economic Trends

[Il. Twenty-Year Employment Forecast

IV. Twenty-Year Employment Forecast Employment Land Needs Analysis and Required Site
Types

V. Analysis of Land Supply and Demand

The industrial and commercial land inventory information in this section is a summary of the
complete Buildable Land Inventory (2009).

Economic Opportunities Analysis 3 The Benkendorf Associates Corp.
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[I. ECONOMIC TRENDS

A. NATIONAL TRENDS

This section provides the foundation of economic information that will shape realizable economic
opportunity potential for Reedsport, resulting potential job growth scenarios, and ultimately
employment land need over the determined planning horizon.

In conducting the trend analysis, it is underscored that given the current economic climate, during
the course of analysis, economic circumstances at the global, national, state and local levels
significantly change in response to economic and political events and objectives. Through March of
2009 some of the key factors affecting the economic environment include:

* New Presidential administration and significant changes in federal economic policies
including in response to economic distress of recent months;

» Numerous federal bail-out proposals and agreements for numerous financial institutions
and U.S. automakers;

e Continued credit crisis in the financial markets due to the uncertain future of “toxic”
financial assets that include billions of dollars in “sub-prime” mortgages;

*  Areturn of the Dow Jones Industrial Average to pre-1998 levels; and

* A fourth quarter 2008 drop in U.S. GDP of 6.2%, the worst since the severe 1980-82 U.S.
recession.

Alternatively, the Federal government passed an unprecedented $850 billion stimulus bill meant to
help create jobs with targeted infrastructure investments, state and local government budget stop-
gaps, and various tax credits and investment incentives for housing, alternative energy, and
numerous other targeted industries and economic activities nationwide.

Current economic times make it virtually impossible to produce a timely national trend analysis.
JOHNSON REID, therefore, has continued to utilize the economic forecast “of record” by the federal
government, the non-partisan Congressional Budget Office biannual economic forecast. As that
official forecast makes clear, economic times are uncertain, but Trend Analysis consistency with its
findings—even those that have changed in only a few months—is preferable to constantly shifting

speculation.

SHORT-TERM OUTLOOK

In December of 2008, the National Bureau of Economic Research (NBER), an organization
charged with officially daling economic cycles, announced that the country has been in a
contractionary period (recession) since December of 2007, ending a 73-month expansionary period
dating to November of 2001. Since December of 2007, the national economy has shed over 4.4
million jobs with unemployment rising to 8.1%, its highest level since the recession of 1981-1982.

4 The Benkendorf Associates Corp.
October 2009
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The current recession was brought about by a mix of economic conditions that drastically curtailed
economic growth. Principally, a drop in housing prices severely undermined the solvency of the
nation's financial institutions, disrupting financial markets and exacerbating a tense period of
uncertainty. In addition, a historic rise in the price oil and other commodity inputs markedly limited
economic aclivity. For a time, contractionary pressure was partially offset by strong export growth
driven by emerging markets and a favorable currency position. Aggressive monetary and fiscal
policy also played a role, with the Federal Reserve slashing interest rates and the Bush
Administration's $100 billion tax rebate package in the first half of 2008. However, output growth
began to weaken by mid-2008, with GPD posting negative growth (-0.5%) in the third quarter of
2008. The economic condition deteriorated further in the fourth guarter as the financial crisis
intensified, uncertainty permeated through the economy and economic activity stagnated. GDP
growth in the fourth quarter contracted by 6.2%, the largest such decline since 1982. '

Historically,

sharp economic

contractions are abruptly followed by
a rapid return to growth. However, the
near-term outlook is likely to be more
abridged, as economic conditions in
place may not facilitate a “typical"
recovery, specifically:

The pace of recovery will be
resfrained by the on-going
uncertainty and functionality
of financial markets and
institution’s ability to
recovery from default losses.
This will continue to limit the
availability of credit  and
increase the cost of capital
investment for several years;

GDP Growth
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Housing vacancy currently sits at 2.9%, its highest level on record, while housing starts
are also at record lows. Excess supply of housing units is expected to postpone the typical

rebound in construction;

High unemployment and declining household wealth are expected to curtail personal
consumption spending in the near-term; and
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e For a time, it was theorized that economies in emerging markels would be less impacted
by recessionary pressure, and would help moderate contraction domestically through
strong exports. However, foreign economies are now weakening as well.

Over the near-term, real gross domestic product is expected to fall by 2.2% in 2009, followed by a
soft recovery in 2010 (+1.5% growth). While GDP is expected to recover by mid-2009, the
employment situation characteristically lags recovery in output. Unemployment is likely to increase
to 8.3%-8.5% in 2009 before peaking near 9.2%-9.5% in early 2010.

HOUSING STARTS
HOUSING MARKET OUTLOOK ——
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The next twelve months are expected to bring further declines in national housing prices. Home
values are expected to decline an additional 14% nationally through 2009. Falling home values
may continue to intensify losses to institutions holding mortgage-backed securities.

The effectiveness of the Federal Government's efforis to slabilize the housing market remains 1o be
seen. Taken together, President Obama's Homeowner Affordability and Stability Plan, coupled with
the 2009 American Recovery and Reinvestmen!l Act will extend the Home-Buyer Tax Credit to
$8,000, removing the repayment criteria, and provide upwards of $75 billion for the modification
and refinancing of trouble mortgages owned by Fannie Mae and Freddie Mac. While these efforts
are likely to put downward pressure on escalating foreclosure rates, foreclosures are expected to
remain well above trend in the near term.

FINANCIAL MARKET QOUTLOOK

Signs of the impending
financial crisis emerged in
summer 2007, coincident with
the peak and subsequent turn
in the national housing market. 14,000
The crisis intensified over the

following twelve months, as
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significantly, compounding liquidity problems among wavering banks. The spread between the
Federal Funds Rate and the 3-month LIBOR skyrocketed to over 3.6%, reflecting the outstanding
risk and uncertainty of the period. In response to the financial crisis, the federal reserve has
pumped liquidity into the market, both through aggressive interest rate cuts and through
guantitative easing, effectively extending its loan facilities by accepting as collateral assets that
have been shunned by the open lending market. The Department of Treasury has also begun its
effort to stabilize the U.S. financial system through its highly publicized Troubled Asset Relief
Program (TARP). In fall of 2008 Congress authorized $700 billion across various facilities with the
aim of re-establishing the flow of credit. The reception to Federal Government's aggressive
intervention has been mixed. Faith in some credit markets has improved, as exemplified by lhe
LIBOR-Federal Funds spread falling to near 1%, still well above historical norms, but cerlainly an
improvement over recent periods.

Alternatively however, the stock market has yet to exhibit similar trend, and has in fact extended
losses in the current year. The Dow Jones Industrial Average has fallen roughly 47% off peak with
the S&P 500 off 49%. The impact of stock market devaluation as it relates to economic recovery is
the impact on household wealth. The decline of equity wealth—over $6 trillion thus far—is a key
factor affecting household spending on the horizon.

PERSONAL CONSUMPTION OQUTLOOK

As typical with most contractionary periods, personal consumption spending lagged in the second
half of 2008 and into 2009. More specifically, three principal factors have contributed to spending
corrosion; declining employment, significant deterioration of wealth, and tight consumer credit
conditions. These effects are

; . PERSONAL CONSUMPTION SPENDING
expected to continue to constrain

; 8%
spending over the short-term.

These conditions however, have
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employed level is projected to fall by 2% during 2009, with hours worked falling by 3%.
While falling energy prices will partially off-set the impact, disposable income is expect to
grow at a lackluster 0.5% annual pace in the near-term.

e  Wealth Deterioration: The combination of falling housing and asset prices have reduced
the net worth of U.S. households by over 25%, which in-turn places downward pressure
on personal consumption. The Congressional Budget Office estimates the wealth effect
will constrict personal consumption spending growth by roughly 1% in the near-term.

+ Credit Availability: According to the Federal Reserve's survey of senior loan officers,
Banks’ willingness to make consumer loans has dropped to its lowest level since 1980.
The combination of limited borrowing opportunities and diminished collateral will continue
to limit consumer credit availability, shaving roughly 1.5% off consumption growth in the
near term.

7 The Benkendorf Associates Corp.
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LONG-TERM OUTLOOK

Beyond the near-term, the United States economy is expected to return to a typical growth cycle,
averaging 2.7% annual GDP growth from 2011 lo 2019—slightly fasler than potential GDP,
narrowing the GDP gap by 2015. In other words, the widened gap between real GDP and its
potential level created as a result of slow growth in 2008 and 2009 will be narrowed by accelerated
growth from 2011 to 2014. Beyond 2014 real output is expected to grow at the same pace, on
average, as potential GDP through 2019—keeping the output gap close to zero.

FIGURE Il.1. FORECASTED U.S. REAL GDP GROWTH (2009-2019)

GDP Growth

5%

4%

3%

2%

1%

0%

-1%

-2%

-3%

4.4%

4.2%

4.1%

2.8%

2.5%

23% 229% 2.2%

-2.2%
) Q N v > B ) © A Q) &)
Q N S N N W™ d = S & d
i’ % AP P D AP P D D A D

Economic Opportunities Analysis
City of Reedsport

SOURCE: Congressional Budget Office (CBO)

Nationally, employment is expected to grow at an average annual rate of 0.7% from 2011 to 2019,
indicating further increase in worker productivity on the horizon. Over the long-term, the inflation
rate will largely be determined by monetary policy decisions, assuming that the Federal Reserve
can, on average, maintain core inflation (as measured by the PCE price index) around 2.2%
through 2019. Consumer inflation, as measured by the CPI-U is expected to average 2.2%
annually over the same interval.

B. STATE AND LOCAL TRENDS

Oregon experienced exceptional employment growth between mid-2003 until 2007. Growth began
slowing towards lhe end of 2006 and continued through 2007. The Oregon Employment
Department's employment decline estimates for January 2009 indicate that Oregon has followed
the U.S. economy into a slowdown. Figure I1.2 demonstrates how closely tied the Oregon economy
is to economic trends at the national level. Since 1939, Oregon has tracked the peaks and valleys
of the U.S. economy. Also illustrated is improved diversily in Oregon’s economy as evidenced by
alleviation of the volatility that plagued Oregon during the 1980’s recession.

8 The Benkendorf Associates Corp.
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FIGURE I1.2. U.S. AND OREGON HISTORICAL EMPLOYMENT TREND: 2001-2009
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The sectors contributing to job decline in Oregon are roughly parallel to sectors dragging down the
U.S. economy, namely Construction, Manufacturing, Retail Trade, Information, Financial Activities
and Leisure & Hospitality. Considering the turmoil and uncertainty in the financial markets at the
national level, it is not surprising that employment is forecasted to decline through the end of 2009.
The Oregon Office of Economic Analysis (OEA) expects employment to decline 4.3% through

2009, with very weak job gains of 0.04% in 2010. The OEA forecasts the Oregon economy to
begin to recover in the second half of 2010."

The wood products sector lost 9.8% of its workforce in 2008. The industry is projected to lose jobs
at a rate of 17.3% in 2009 with further decline of 5.3% in 2010 as the prolonged housing market
correction continues to unfold. The wood products sector is expected to regain some of these lost
jobs as the housing market improves through late 2010 and into 2011.

Construction employment fell 9.2% in 2008 and the OEA projects it will decline by 16.0% in 2009
and 7.5% in 2010. As the housing market begins to recover, employment should turn positive in

2011, with strong growth in 2012. The federal stimulus package and state capital projects should
provide some relief to this sector.

Trade, transportation, and utilities sector lost jobs in 2008 at a rate 1.4% and is projected to lose a
further 4.1% in 2009. Moderate growth is expected for the industry starting in 2010. Retail

employment declined in 2008 at 2.0% and the OEA expects it to decrease sharply in 2009 at a
4.4% rate. It is expected to rebound in 2010.

Oregon’s economic growth since 2005 was due in large part to explosive growth in exports. For
example, between first quarler 2007 and first quarter 2008, Oregon exports increased by 23.7%,
more than six points higher than the U.S. growth during the same period. Oregon’s export growth is
primarily due to exporl growth in agricultural products which grew by 82.2% and computer and
electronics products which grew by 24.8%. Computer and electronics account for nearly 40% of
total Oregon exports. Several other industries experienced high growth in exporls during the same
period: Waste and Scrap (+71.6%), Nonmetallic Mineral Products (+54.0%), Chemicals (+47.6%),

1 Oregon Office of Economic Analysis, Economic and Revenue Forecast, Vol. 29, No. 1, March 2009.
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Primary Metal Manufacturing (+31.0%), Miscellaneous Manufactured Commodities (+26.0%) and
Wood Products (+23.8%).

DEMOGRAPHICS

The City of Reedsport is the fourth largest City in Douglas County, but is quite small with about
4,300 residents. Reedsport's population has not grown since the 2000 Census, declining 0.2%
annually, on average. The City’s population has 65 fewer people than it did in 2000.

FIGURE Il. 3. LOCAL POPULATION GROWTH TRENDS, CITY OF REEDSPORT (2000-2008)
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Douglas County, in contrast, has seen modest population growth. Since 2000, the County grew by
4,740 residents, an average annual rate of 0.6%. Reedsport makes up a declining portion of the
Douglas County population.

FIGURE 11.3. DOUGLAS COUNTY POPULATION GROWTH TRENDS, CITY OF REEDSPORT
SHARE OF COUNTY POPULATION (2000-2008)
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Douglas County’s population growth has been primarily caused by the in-migration of retirement-
age residents. In 2007, Douglas County’s share of population age 65 and older was significantly
above state levels: 18.4% versus 12.5%. The Counly has a smaller population age for all age
Economic Opportunities Analysis 10 The Benkendorf Associates Corp.
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groups younger than 44 years. Over the last five years, Douglas County has seen a decline in the

number of children and an increase in the number of retirement-age residents.

FIGURE I1.4. DOUGLAS COUNTY AGE DISTRIBUTION (2007) AND GROWTH TRENDS BY

AGE GROUP (2002-2007)
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An area’s level of educational attainment is often used as a proxy for the skill level of the population
base. From an economic development perspective, Douglas County is at a slight competitive
disadvantage regionally, with a lower distribution of higher educated persons—14.7% of local
residents have a Bachelor's Degree or higher as compared to 27.6% at the statewide level. By
comparison, the City of Reedsport has a 14.1% share of higher educated local residents according

to the 2000 census. This is only a little lower than the County average.

FIGURE II.5. LEVEL OF EDUCATION ATTAINMENT, 2007
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EMPLOYMENT

The unemployment rate in Douglas County has consistently exceeded the broader statewide
unemployment rate. In the recent downtown, Douglas County's unemployment rate has diverged
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further from the statewide average.

Between 1990 and 2007, employment in Douglas County grew at about 0.5% annually, on
average. Employment declined 4.6% in 2008, with deeper losses projected for 2009.

FIGURE 1.6. YEAR-OVER-YEAR EMPLOYMENT GROWTH IN DOUGLAS COUNTY: 2002-
2008
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The industrial composition of Douglas County varies from the State. Wood Products Manufacturing
makes up 8.7% of nonfarm employment in Douglas County, a much higher portion than 1.7% in
Oregon. Government makes up a higher portion of the Douglas County economy, making up
20.8% of jobs, higher than 15.7% in Oregon. The County has a much lower share of
Manufacturing (other than Wood Products) at 5.4% compared to the state’s 10.0%. Professional &
Business Activities make up a small share, at 7.3%, compared to Oregon's 11.4%. The share of
total employment in Douglas County is roughly equal to the statewide share for Education & Health
Services and Retail Trade.
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FIGURE Il.7. SHARE OF INDUSTRIAL COMPOSITION, DOUGLAS COUNTY AND OREGON,
2007
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Douglas County saw growth in numerous industrial sectors during the five-year period between
2002 and 2007, including Manufacturing, other than Wood Products (+468), Government (+435),
Education & Health Services (+388), and Leisure & Hospitality (+386). The Construction sector
also experienced growth, but many of those jobs were supported by the housing boom, and most of
the net increase disappeared in 2008. The Wood Products Manufacturing sector shrank (-988),
continuing a trend the region has experienced for many years.

FIGURE Il.8. EMPLOYMENT GROWTH BY INDUSTRY, DOUGLAS COUNTY, 20022007
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The City of Reedsport economy differs from Douglas County in composition and irends. Figure
.10 below shows employment change between 2002 and 2007 and the distribution by
employment sector. Between 2002 and 2007, employment grew slighlly, at an average annual rate
0f 0.4%.% The largest sector, Education & Health Services, saw the most growth.

? Local employment data compiled by Johnson Reid with ES-202 data provided by the Oregon Employment Department.
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FIGURE I1.9. EMPLOYMENT COMPOSITION AND GROWTH BY INDUSTRY, REEDSPORT,
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SOURCE: Oregon Employment Department (ES-202)
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The sectors that support the tourism industry, Leisure & Hospitality and Retail Trade are the
second and third largest sectors in the City’'s economy and together employ approximately the
same number of workers as the Education & Health Services sector. The Retail Trade industry
within the City of Reedsport saw a decline in employment. The sector saw a net positive change,
however, within the coastal region including the unincorporated communities in Winchester Bay
and Gardiner. The Leisure & Hospitality sector experienced a slight decline within the entire
coastal region. However, lodging tax receipts in the areas in and around Reedsport show positive
growth over the same period.

The Manufacturing sector is the fourth largest sector within the City of Reedsport, making up 7% of
all jobs in the City. The sector shows net positive growth, an average annual rate of 3.1%. This
excludes any manufacturing employment outside the City limits, along Highway 101, on and north
of Bolon Island.

WAGES
Douglas County's average wage levels by sector are significantly below wage levels statewide.
Across all industries, Douglas County average wage was $32,259, 18.5% below the Oregon
average of $39,564. Reedsport’s average wage levels are further lower than Douglas County's at
$27,668.

Since 2002, wage levels in Douglas County have averaged 2.5% annual growth, below the 3.3%
annual growth at the State level. At 3.7%, Reedsport's wage growth rate has exceeded the
County’'s and the statewide growth rate.
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FIGURE 11.10. AVERAGE ANNUAL WAGE GROWTH (2002-2007)
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Wages by industrial sector in Douglas County are lower than the statewide average, except for
Natural Resources, where the Reedsport and Douglas County wage exceeds the statewide

average.

The highest paid industries in Reedsport are Transportation, Warehousing, & Utilities

($50,095), Professional & Business Services ($37,661), and Public Administration ($36,182). The
lowest paid industries are Leisure & Hospitality ($12,354) and Retail Trade ($20,033).

C. OTHER FACTORS FOR ECONOMIC DEVELOPMENT POTENTIAL

In addition to the demographic and economic trends analyzed above, other factors provide insight
into the City’s economic development potential. These factors, together with their challenges and
opportunities, are discussed briefly below:

Amenity Values - In land use planning parlance, amenity values are encompassed in the concept
of livability. The term livability is rarely, if ever, used in economic terms. But amenity values are
often characterized in the field of Economics and Economic Geography because amenity values
have real economic consequences. For example, Jackson Wyoming is located in a remote area
and has few of the typical economic assets required for a vibrant economy. It does, however, have
high amenity values that translated into a vibrant economy (Teton County has a median household
income of $63,968 compared to $38,722 in Douglas Countyz). While amenity values are qualitative
and subjective in nature which can make them challenging to effectively characterize in quantitative
economic terms, their real economic consequences make them worth identifying. The City of
Reedsport has countless amenities that create potential for economic opportunities, including but
not limited to:

River and Coastal Aclivities

Muitiple Camping and Hiking Areas
Multiple Excellent Fishing Areas

Beautiful River Valley and Coastal Scenery
Oregon Dunes National Recreation Area

Production Inputs (Non-Labor) — In the past, logging and wood products manufacturing were key
industries that depended on a predictable and adequate supply of timber. Federal land
management practices have changed and have reduced the available supple of raw materials to
the timber industry. There is now a small number of firms (including logging and wood products
manufacturing) in Reedsport that rely on timber products.

? US Census Bureau, 2005-2007 American Community Survey

Economic Opportunities Analysis
City of Reedsport
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Economic Development Support Organizations — Douglas County and the City of Reedsport
have the benefit of being served by a multitude of economic development support agencies and
organizations at the Federal, State, regional and local level. At the federal level, the area is served
by agencies such as the US Forest Service which provides support for the wood products and
tourism industries and the USDA Rural Development which supports public infrastructure and
services as well as provides funding for area businesses. In addition, State agencies such as the
Oregon Department of Land Conservation & Development (DLCD), the Economic & Community
Development Department (OECDD) and the Governor's Economic Development Revitalization
Team (ERT) provide direct economic development support through means such as grants,
strategic regional land and transportation planning and personnel dedicated to leveraging regional
assets. The Umpqua Economic Development Partnership has helped to recruit and retain
businesses in Douglas County. The Partnership helped coordinate the location of American Bridge
Company on Bolon Island just outside Reedsport.

D. COMPETITIVE POSITION AND TARGET INDUSTRY OPPORTUNITIES

Sound economies are best organized around a healthy set of industry clusters—similar and related
businesses and industries that are mutually supportive, regionally competitive, attract capital
investment, and encourage entrepreneurship. In his pioneering book “The Competitive Advantage
of Nations”, Harvard Professor Michael Porter defines clusters as “geographic concentrations of
inter-connected companies and institutions working in a common industry”. As an economic
development strategy, specific clusters are targeted, and emerge, when a particular geography
holds an innate competitive advantage in that industry—whether it is natural resources, human
capital, political policies, or geography. For example, Oregon’'s oldest industries—namely forestry
and agriculture, emerged from physical and environmental attributes such as its climate, trees,
soils, and access to shipping and distribution networks. In turn, these industries spawned
interrelated clusters that include Wood Product Manufacturing, Machinery Manufacturing, Food
Processing & Manufacturing, Wholesaling & Distribution, and host of other industries.

With shared ideas, concepls, and compelition, knowledge spillover within clusters encourages
seccndary effects—innovation, the creation start-ups and spin-off industries, and opportunities for
suppliers, manufacturers, and customers. In tum, effects from job creation and wages support
tertiary effects such as retail, services, construction, housing and institutional industries.

In light of the baseline economic analysis above, Johnson Gardner reviewed Oregon Employment
Department ES-202 employment data for Reedsport to determine industries and industry clusters
in which the local economy is both regionally competitive and/or has growth potential. We have
identified three industry clusters with an existing competitive presence in Reedsport. Identified
targeted industries are evaluated in greater detail below, with broad industry sector profiles
available in the technical appendix.

TOURISM

Tourism activity has been and will continue to be an essential cluster for the Reedsport area. The
Reedsport area has long been a destination for tourists and it will continue to attract tourists.
Tourism aclivity in the area is growing, and many small businesses serve tourism. Since 1997,
travel-based expenditures in western Douglas County have experienced average annual growth of
3.2% and hotel receipts grew 6.5% annually.‘1 The Retail Trade and Leisure and Hospitality sectors
currently employ approximately one-third of Reedsport's workers.

Demand for Retail will grow with additional tourist activity. A retail gap analysis produced by
Johnson Reid using data from Claritas Inc., a national leader in third party data, found that

“ Travel expenditure data from Dean Runyon Associates.
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Reedsport has $16 million “retail surplus” in sales in Food and Beverage stores and Foodservice
and Drinking Places. A retail surplus means that sales in an area are greater than demand for
goods by local residents in that area. The retail gap analysis shows tremendous retail activity in
Reedsport around food sales. However, the demand for general merchandise—clothes, furniture,
cars, building materials—greatly exceeds local retail sales. The Reedsport area is capturing tourist
dollars, but losing dollars to larger markets for purchases of clothes and more expensive household
items. In other words, Reedsport residents must travel elsewhere to meet their non-food retail
needs.

Cluster Strengths:
» Established in the region
e Diverse base of small and large firms

e Easy entry for sole proprietors and small businesses

Challenges to Cluster Development:
o Wages are lower than the regional average

MANUFACTURING

The Reedsport area, both inside and outside the City's UGB, is home to a substantial number of
manufacturing firms. The most notable recent arrival to the area is the American Bridge
manufacturing firm located on Bolon island. Although manufacturers are struggling to survive the
current recession, it is expected that in the long term they will continue to produce jobs vital to the
area.

The majority of the manufacturing jobs in the region are located outside the Reedsport UGB. The
area has large tracts of land suitable for manufacturing, former lumber mills with rail and/or harbor
access. It is unlikely that firms seeking industrial space will locate inside the City’'s UGB given the
availability of land in the region.

In light of the areas existing manufacturing expertise and experienced workforce, Reedsport has
the potential to nurture a diverse general manufacturnng industry cluster by drawing on the area's
existing manufacturing base and know-how. In other words, the most obvious area of potential is to
meet the supply needs of existing manufacturers in the region.

Cluster Strengths:
e Established in the region

» Diverse base of manufacturing firms
+ State initiatives to encourage manufacturing

e Pays wages above the regional average

Challenges to Cluster Development:
Global competition

« Difficult access to I-5 corridor

WOOD PRODUCTS

The wood products cluster is a long-standing economic driver in Reedsport and regionally in
Douglas County. The cluster includes primary and secondary wood products, logging, and forest
management. The majorily of the employment is in lumber mills located outside the UGB. Many
small logging and reforestation firms are located inside Reedsport, but the actual work is conducted
in the forests oul of town.
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However, industry-wide challenges persist and employment in the wood products cluster is
declining annually. Global competition from South America and China have diminished the
industry’'s competitive advantage and undermined Oregon’s products on a cost basis. The industry
has diversified to include secondary wood products manufacturing and reforestation.

The wood products industry is likely to continue existing in the Reedsport area, but employment is
not expected to grow. Reedsport’s proximity to forested land ensures the cluster will continue in
some capacity, but it is likely that the wood products manufacturing industries will continue to
decline over the long term.

Cluster Strengths:
e Highly established in the region

e Includes a major employer and many smaller employers

» Pays wages above the regional average

Challenges to Cluster Development:
e  Cost competitiveness from foreign markets

e Federal policy limitations affecting access to federal timberlands
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1. TWENTY-YEAR EMPLOYMENT FORECAST

This analysis outlines a forecast of employment within the City of Reedsport’s Urban Growth
Boundary. The employment forecasts were generated through 2028. The primary source of data
on current employment patterns was derived from the State of Oregon Employment Department's
ES-202 repons.s

A CREATING A BASE YEAR ESTIMATE

For the year 2007, ES-202 data show employment in Reedsport to total 1,480 employees.
However, ES-202 data report "covered employment” only—employer firms that are tracked through
Unemployment Insurance. Because this data omits a significant portion of the workforce that are
not covered (i.e. sole-proprietors, self-employed, commission workers) we must revise our
estimates to reflect true employment. Estimates from the Bureau of Economic Analysis (BEA)
indicate that covered employment accounts for approximately 66% of total employment in Douglas
County, with individual estimates reported by broad industrial sector, shown in Figure IIl.1 below.
Assuming that Reedsport industrial sectors roughly track regional trends, we estimate the (otal
employed level in 2007 to be in the area 2,238 employees.

FIGURE lll.1. CONVERSION OF COVERED EMPLOYMENT TO TOTAL EMPLOYMENT (2007)

2007 Covered Share of Estimated Total
NAICS Observed 2/ Total Employment /3 Employment (2007)
Natural Resources 90 63.2% 142
Construction 39 56.3% 69
Manufacturing 110 91.6% 120
Wholesale Trade 4 73.2% S
Retail Trade 183 73.4% 250
TWU. 1/ 42 74.9% 56
Information ND 76.8% ND
Financial Activities 59 35.5% 167
Professional & Business 89 61.2% 146
Education & Health 472 67.0% 704
Leisure & Hospitality 269 81.6% 330
Other Services 79 38.3% 205
Public Administration 45 100.0% 45
TOTAL 1,480 66.1% 2,238

Source: Oregon Employment Department, US Bureau of Economic Analysis, and Johnson Reid

ND: Not disclosed to protect private data of individual firms.

1/ Transportation, Warehousing, & Utilitics

2/From Oregon Employment Department ES-202 Data

3/ Bureau of Economic Analysis share for Douglas County in 2006, the most recent year complete data are available.
Assumptions display the percent of total covered employment to total nonfarm employment in Douglas County.

The second step to creating our base year estimate is updating our 2007 total employment
estimate to the current period. This process involves the evaluation of countywide economic trends
between 2007 and 2008 in addition to currenl knowledge about the local economic aclivity in
Reedsport. Outlined in Figure Il1.2 below, we assume that between 2007 and 2008 the Reedsport
economy conlracted by a margin of -3.56% to 2,159 employees. This estimaie will be used as the
basis of our long-term employment forecast.

°ES-202 reports are based on data provided by individual firms on forms required by the Unemployment Insurance program.
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FIGURE Ill.2. UPDATING 2007 TOTAL EMPLOYMENT TO THE CURRENT PERIOD (2008)
2007 Total Short-Term Annual 2008 Total
NAICS Employment Growth Assumption 2/ Employment Estimate
Natural Resources 142 -11.5% 126
Coustruction 69 -10.8% 62
Manufacturing 120 -10.3% 107
Wholesale Trade 5 -4.5% 5
Retail Trade 250 -8.2% 230
Twu. 1/ 56 -4.4% 54
[nformation ND -10.3% ND
Financial Activities 167 -7.1% 155
Professional & Business 146 -4.5% 139
Education & Health 704 0.0% 704
Leisure & Hospitality 330 -0.6% 328
Other Services 205 0.0% 205
Public Administration 45 1.3% 45
TOTAL 2,238 -3.5% 2,159

Source: [ohnson Reid

1/ Transportation, Warehousing, & Utilities
2/Assumes that growth in Reedsport roughly tracks Douglas County between 2007 and 2008.

B. ANTICIPATED REGIONAL GROWTH

Figure 111.3 outiines the State of Oregon’s most recent employment growth forecast for Douglas
County (Region 6). The State’s growth rates were used as baseline estimates to forecast the rate
of employment growth by industry in this analysis.
Over the forecast period (2006-2016), the region’s employment growth is projected to
average 1.1% across all industries.

The Education & Health sector is expected to display accelerated growth at the regional
level (2.2%), with Leisure & Hospitality (1.6%) trailing behind. Modest growth rates are

expected in Manufacturing (0.4%) and Public Administration (0.8%).

Resources sector is expected to decline (0.2%).

The Natural

FIGURE Ill.3. ANTICIPATED REGIONAL GROWTH, DOUGLAS COUNTY

Employment Forecast Avg. Annual

NAICS 2006 2016 Growth Rate
Natural Resources 1,010 990 -0.2%
Construction 2,090 2,390 1.4%
Manufacturing 6,200 6,430 0.4%
Wholesale Trade 690 760 1.0%
Retail Trade 4,840 5,460 1.2%
TW.U. 1/ 1,840 2,010 0.9%
Information 400 450 1.2%
Financial Activities 1,700 1,880 1.0%
Professional & Business Services 3,070 3,530 1.4%
Education & Health Services 4560 5,680 2.2%
Leisure & Hospitality Services 3,590 4,220 1.6%
Other Services 1,150 1,290 1.2%
Public Administration 8,690 9,440 0.8%
TOTAL 39,830 44,530 1.1%

Economic Opportunities Analysis
City of Reedsport
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C. PRELIMINARY EMPLOYMENT FORECAST

Figure 111.4 present three forecasts of total employment in Reedsport between 2008 and 2028. The
Baseline Scenario uses the State of Oregon’s Region 6 projected growth rates by sector and
applies these rates of growth to the estimated current employment distribution with the Reedsport
economy. The State’s forecasts are reasonable projections for Reedsport, as the City has seen
very little growth in tourism-related sectors in recent years, it has an objective to pursue an
increased share of regional travel-related expenditures.

Two additional forecasts are also generated, referred to as the high and low growth scenarios. The
high growth forecast assumes a growth rate of 115% over the baseline growth rate for each sector
and the low growth forecast assumes a growth rate 85% under the baseline growth rate for each
sector. While a final reconciliation of need will be based on the baseline projection, it should be
noted that employment forecasts are speculative over a 20-year horizon.

As shown Figure 111.4 below, the baseline employment forecast anticipates an increase of 750 jobs,
reflected an average annual growth rate of 1.5%. The high growth scenario projects and increase
of 887 new jobs (1.7% AAGR) and the low growth scenario projects 619 new jobs (1.3% AAGR).
Education & Health Services are expected to account for approximately 50% of net new growth
over the forecast period. Leisure & Hospitality and Retail Trade account for another 25% of net
new growth.

FIGURE lll.4. 20-YEAR EMPLOYMENT FORECAST SCENARIOS, 2008-2028

Baseline/Medium Forecast Base Year Employment Forecast 2008-2028 Growth
NAICS 2008 2013 2018 2023 2028 Jobs AAGR
Natural Resources 126 124 123 122 121 -5 -0.2%
Construction 62 66 70 75 81 19 1.4%
Manufacturing 107 109 111 113 115 8 0.4%
Wholesale Trade 5 ) 6 6 6 1 1.0%
Retail Trade 230 244 259 275 292 63 1.2%
TW.U. 54 56 59 61 64 10 0.9%
Information ND ND ND ND ND ND NA
Financial Activities 155 163 171 180 190 35 1.0%
Professional & Business 139 149 160 172 184 45 1.4%
Education & Health 704 785 876 978 1,092 388 2.2%
Leisure & Hospitality 328 356 386 418 453 125 1.6%
Other Services 205 217 230 244 258 53 1.2%
Public Administration 45 47 49 51 54 8 0.8%
TOTAL 2,159 2,322 2,501 2,696 2,909 750 1.5%
High Growth Forecast 1/ Base Year Employment Forecast 2008-2028 Growth
NAICS 2008 2013 2018 2023 2028 Jobs AAGR
TOTAL 2,159 2,348 2,557 2,789 3,046 887 1.7%
Low Growth Forecast2/ Base Year Employment Forecast 2008-2028 Growth
NAICS 2008 2013 2018 2023 2028 Jobs AAGR
TOTAL 2,159 2,297 2,445 2,605 2,778 619 1.3%

1/ High Growth Forecast assumes Reedsport's rate of growth is 115% of the baseline projection.
2/ Low Growth Forecast assumes Reedsport’s rate of growth is 85% of the baseline projection.
ND: Not disclosed to protect private data of individual firms.

Economic Opportunities Analysis
City of Reedsport
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V. TWENTY-YEAR EMPLOYMENT LAND NEEDS ANALYSIS AND
REQUIRED SITE TYPES

This section summarizes the projected need for commercial and industrial land associated with the
employment projections through 2028. Results are followed by a description of the methodology
employed by JOHNSON REID to project the need for commercial and industrial space, and
subsequently, commercial and industrial land.

Determining the City’s required site types involves qualitative and quantitative analysis. The
qualitative analysis describes the site characteristics expected to be demanded by firms during the
planning period. There are three components to the quantitative analysis. The first describes the
types of firms likely to locate in the City of Reedsport during the planning period. This component
was completed through the Target Industry Opportunities Analysis above. The second component
involves projections of employment. These employment projections were summarized in the
previous section. The third component combines these employment projections with the qualitative
component of the Site Requirements analysis to project the commercial and industrial land need
and the demanded numbers of sites.

A. SUMMARY OF COMMERCIAL AND INDUSTRIAL LAND NEED FINDINGS

The results summanzed in Figure IV.1 highlight projections of new demand within the Reedsport
Urban Growth Boundary for commercial and industrial land between 2008 and 2028. Detailed
findings by use type and growth scenario are included in the technical appendix. Over the next
twenty years, net new demand for commercial and industrial land is expected to range from 29 to
46 net buildable acres by growth scenario.

FIGURE IV.1. PROJECTED AGGREGATE NEED FOR COMMERCIAL AND INDUSTRIAL LAND

IN THE REEDSPORT URBAN AREA (NET BUILDABLE ACRES) (2008-2028)
Need For Land (Acres) By Scenario:

Baseline/Medium High Low
Use Type Growth Growth Growth

EOFFICE COMMERCIAL

1/ Assumes regional/tourist demand normalizes at 20% of retail support, given targeted opportunities
outlined in the EOA.

2/ Hospitals, Clinics, etc. for employment not otherwise categorized. Assumes 20 employees per acre
SOURCE: Johnson Reid

These projections reflect net developable land, required only for building and impervious surface
space requirements. Roads, right-of-ways, parks and public facilities, among other things
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necessary to serve projected land development, are not included. While the methodology is not
based on a set density per acre assumption, the output reflects the following average jobs per net
acre by broad employment land development categories.

AVERAGE JOBS/NET ACRE

OFFICE COMMERCIAL 37.9
INDUSTRIAL 143
RETAIL COMMERCIAL 12.5
OVERNIGHT LODGING 16
SPECIALIZED USES 243

In addition to the demand for actual sites, the need for public rights of way and infrastructure must
be estimated in order to project the total amount of lands that would be required in the event the
Urban Growth Boundary were expanded to provide land for needed employment sites. The DLCD
Goal 9 guidebook recommends 25% for City’s that would largely be extending infrastructure into
new areas to serve new development. This would be the predominant pattern for the City of
Reedsport for lands outside the UGB and so the below Figure IV.2 converts the acreages from
Figure V.1 to total gross land demand by category. Figure 1V.2 projects the total land demand for
the City of Reedsport.

FIGURE IV.2. PROJECTED AGGREGATE NEED FOR COMMERCIAL AND INDUSTRIAL LAND
IN THE REEDSPORT URBAN AREA (GROSS BUILDABLE ACRES) (2008-2028)

Need For Land (Acres) By Scenario:

Baseline/Medium High Low

Use Type Growth Growth Growth
“GFFICE COMMERGIAL e e e
ANDUSTRIAL :
{RETAIL COMMERCIAL
{'CITY RESIDENTS i 69
{"REGION/TOURISTS 1/ EiC i
fOVERNIGHT LODGING . 30
‘SPECIALIZED USES 2/ i ; A
;'TOTAL o e e S ' ‘ .48‘ 7 it 58_0 ........ t 35'9.

Rerail Trade.
2/ Hospitals, Clinics, etc. for employment not otherwise categorized.

The City of Reedsport expects future industrial growth to occur in the Gardiner area, northwest of
the City’s UGB. Future industrial employers are likely to take advantage of the large industrial
parcels available in Gardiner. For example, American Bridge is a relative newcomer to the area,
and it has located just outside the City on Bolon Island. Given the expectation that most future
industrial land demand will be met by industrial acreage outside the Reedsport UGB, the City will
use the “Low Growth” scenario for industrial land, 4.3 gross buildable acres through 2028.

The City of Reedsport is well positioned to grow its tourism-oriented commercial activity. As
discussed earlier in this report, the area’s physical beauty and location on the Umpqua River and
near the coast make it an attractive tourist destination. In order to expand its tourism activity, the
City will use the "High Growth" scenario for Retail Commercial and Overnight Lodging uses.
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For Office Commercial and Specialized Uses, the City uses the “Baseline/Medium Growth
Scenario.” Figure IV.3 shows the City's expected future land needs based on these assumptions
about industrial and commercial uses.

FIGURE IV.3. PREFERRED AGGREGATE NEED FOR COMMERCIAL AND INDUSTRIAL LAND

IN THE REEDSPORT URBAN AREA (GROSS BUILDABLE ACRES) (2008-2028)

Expected Land

Need
LAND USE TYPE (Gross Acres)
Office Commercial 9.7
Industrial 4.3
Retail Commercial 19.0
Overnight Lodging 42
Specialized Uses 1/ 14.6
Total 51.8

1/ Hospitals, Clinics, etc. for employment not otherwise categorized.

B. INDUSTRIAL AND OFFICE LAND NEED METHODOLOGY

Demand for industrial and office commercial land is a direct function of employment growth in
industrial sectors that occupy this type of space. As a result, our projections of industrial and office
demand are based on forecasted employment growth by industrial sector within the City of
Reedsport. Methodology for forecasting need for industrial and office commercial land follow a
standard, multi-step process, summarized below. A number of exhibits are referenced, which are
found in the technical appendix to this document.

DEMAND FOR OFFICE BUILDING SPACE

Sector employment growth for each of the three economic scenarios is converted into growth in
office employment based on typical percentages of jobs, or capture factors, by sector that will be
located in office development rather than industrial development. Employment density ratios, the
average space in square feet necessary per office job, were utilized to calculate total office space
demand given projected employment growth. Ratios and densities utilized are from the Urban Land
Institute (Exhibits 1.01 and 1.02).

DEMAND FOR OFFICE COMMERCIAL LAND

Demand for office land is a conversion of demand for space by an office floor area ratio (FAR).
FAR is defined as the gross leasable building area divided by the buildable land area used. For
example, a 5,000 square foot office building on a 10,000 square foot site would be an example of a
0.50 FAR. For projections under each of the three Reedsport economic scenarios, JOHNSON REID
assumed a relatively conservative 0.30 FAR. While surface parked office space can be produced
at an FAR up to 0.50, the historic pattern in Reedsport has included more single-storey structures
at a substantially lower ratio (Exhibit 1.03).
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FIGURE IV.4. CUMULATIVE OFFICE LAND DEMAND BY GROWTH SCENARIO
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DEMAND FOR INDUSTRIAL BUILDING SPACE

Reedsport's employment growth for each of the three economic scenarios is converted into growth
in industrial employment based on typical percentages of employment by sector that will be located
in industrial space. Employment is then further stratified by type of space, including
warehouse/distribution, general industrial and high-tech/flex space. Finally, employment density
ratios, calculated as average square feet of space necessary per industrial job, were utilized to
calculate total space demand by industrial space type given projected employment growth. These
ratios and densities are based on industry standards (Exhibits 1.05 through 1.07).

DEMAND FOR INDUSTRIAL LAND
Demand for industrial land is a conversion of demand for space by floor area ratios (FARs) by
industrial development type and the addition of non-industrial use demand for industrial land typical
of business park space. Projections utilize the following FARSs:

. Warehouse/Distribution—0.31;

e  General Industria—0.30; and
e  High-Tech/Flex—0.26.

Second, a 20% non-induslirial use demand for land was assumed for industnal land projections
(Exhibits 1.08 and 1.08). Johnson Reid’'s calculations for industrial land demand assume that 20%
of industrial land will be used for non-industrial purposes (i.e. office space as well as support retail).
This assumption reflects the observed reality of industrial development patterns in the region. The
ratio used is intended to primarily reflect office development within industrial zoned land, which is
often an outright use. The assumption accounts for the office uses in industrial spaces, such as the
office space a manufacturing or distribution firm requires for essential administrative activities, e.g.,
running payroll. In addition, some non-industrial firms find industrial flex-space to be the most
appropriate space for their business.

The assumption does inflate the demand for industrial land, but we believe appropriately so. A
community such as Reedsport must ensure it has flexibility with its employment lands, so that if an
opportunity arises the City can make sure a firm can find adequate space to accommodate new
economic development. It is good economic development policy to ensure that the City has
adequate industrial fand supply to meet typical demand for industrial space.
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FIGURE IV.5. CUMULATIVE INDUSTRIAL LAND DEMAND BY GROWTH SCENARIO
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C. ReTAIL COMMERCIAL LAND METHODOLOGY

Unlike industrial and office commercial land need, retail land need is a direct function of households
moving into Reedsport, typical spending patterns by those households and visitor/tourist spending.
Methodology for forecasting retail commercial land need is summarized below.

HOUSEHOLD GROWTH PROJECTIONS

For modeling growth in retail commercial land need driven by residential growth, JOHNSON REID
utilized City's growth rate projections in Douglas County’s coordinated population forecast (1.7%).
Medium, high and low growth scenarios, and resulting household growth projections through 2028,

were estimated as follows:
e Baseline (Medium) Growth Scenario: Assumes population growth rate of 1.7% annually .

e Low Growth Scenario: Assumes population growth rate of 1.0% annually.
e High Growth Scenario: Assumes population growth rate of 2.0% annually.

ESTIMATE REEDSPORT CITY PER-HOUSEHOLD RETAIL SPENDING

JoHNSON REID estimated per-household annual spending by retail category utilizing data derived
from the US Bureau of Labor Statistics Consumer Expenditure Survey (Exhibit 1.12).
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FIGURE IV.6. AVERAGE HOUSEHOLD EXPENDITURES ON RETAIL GOODS, REEDSPORT

Per Household

NAICS Category Expenditures 1/
441 Motor Vehicles and Parts Dealers $6,197
442 Furniture and Home Furnishings Stores $731
443 Electronics and Appliance Stores $687
444 Building Materials and Garden Equipment $3,442
445 Food and Beverage Stores $4,534
446 Health and Personal Care Stores $1,982
448 Clothing and Clothing Accessories Stores $1,006
451 Sporting Goods, Hobby, Book and Music Stores $512
452 General Merchandise Stores $3,734
453 Miscellaneous Store Retailers $813
722 Foodservices and Drinking Places $2,926

Totals/Weighted Averages 326,564

ESTIMATE FUTURE CITY OF REEDSPORT RESIDENT-DRIVEN RETAIL SALES

Future retail sales originating within the City of Reedsport were simply calculated as the product of
future City of Reedsport household counts under the medium, high, and low growth scenarios
through 2028 and annual average retail sales by category (Exhibit 1.12).

DEMAND FOR RETAIL COMMERCIAL SPACE

Future retail sales are converted into need for developed retail space by calculating the product of
future City of Reedsport retail sales by category to a category-specific Sales Support Factor. The
Sales Support Factor is the national average retail sales per square foot of space for each category
of retail. Sales support factors are from the Urban Land Institute publication Dollars & Cents
(Exhibit 1.13).

DEMAND FOR RETAIL COMMERCIAL LAND

Demand estimates for developed retail space at different time points was then converted into
demand for retail commercial land by applying the industry-standard retail Floor Area Ratio (FAR)
of 0.25. The FAR assumes standard suburban retail space requiring four parking space per 1,000
square feet of retail floor area; a typical suburban retail profile assumes a single-story building with
four parking spaces per 1,000 square feet of developed space. Note higher FARs is more
appropriate for an urban form seen in cities much larger than Reedsport. The urban form model
with higher FAR or density has only been shown to work for small specialty retail, which can utilize
on-street parking to address its parking needs.
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FIGURE IV.7. CUMULATIVE RETAIL LAND DEMAND BY GROWTH SCENARIO
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REGION/VISITOR SPENDING PROJECTIONS

The City of Reedsport's estimated retail sales exceed locally originating sales by a slight margin.
However, sales in the retail sectors that support tourism—Food and Beverage Stores and
Foodservice and Drinking Places—greatly exceed locally originating sales. Reedsport's retail
surplus in those categories reflects the community’s tourism cluster. The remaining categories
reflect sectors in which the City has the opportunity to capture resident expenditures.  Johnson
Reid assumed in our analysis that this ratio would remain constant, and that regional/visitor
spending would grow at an equivalent rate to locally originating retail sales.

D. REQUIRED SITE TYPE DESCRIPTIONS

The qualitative component of the site requirements analysis identifies factors such as site sizes
(acreage), loading, parking, storage, public facilities, utilities, ownership patterns, surrounding
development patterns, proximity to labor, proximity to customers, access to transportation
infrastructure, and other site amenities unique to the specific industry. The subsequent tables
identify archetypal site requirements according to four major land use categories: Office,
Commercial Retail, Industnal and Campus/Institutional.

A detailed matrix of site requirements was produced and organized under the four major
employment development patterns: Office, Commercial Retail, Industrial and Campus/institutional.
The detailed matrix is included later in this section. The following table provides a general summary
of the site types comprising demand.
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TABLE IV.1. CUMULATIVE RETAIL LAND DEMAND BY GROWTH SCENARIO

S Building Size/SF Typical Acreage Ranges
COMMERCIAL
OFFICE
Large 60,000-500,000+ 3.5-20
Medium 12,000-70,000 0.5-3.0
Small 400-13,000 0.12-3.0
INDUSTRIAL
Large 90,000-750,000+ 20-200+
Medium 25,000-100,000 4.0-25
Small 500-30,000 0.5-5.0
COMMERCIAL
RETAIL
Large 45,000-500,000+ 7.0-100
Medium 12,000-50,000 3.5-15
Small 0.5 0.5-5

The level of specificity provided in the required site types will inform land demand and supply
analyses and land use designation category development.e These general development pattern
categories are not intended to be exhaustive, but rather are intended to capture the typical patterns
observed in the market today and expected for the future.” However, by identifying and planning for
typical pafterns, the widest range of development patterns have been considered in an effort to
analyze demand from these many perspectives. Other than the Downtown pattern, which is unique
in many ways, none of the other patterns are intended to have a necessary geography or area
associated with them—although some areas of the City will contain more of some archetypes and
less of others—reflecting locational characteristics, historical development pattems, existing land
use regulations, and market forces.

The description of site requirements does not include extensive discussions of environmental
constraints. This is because employment land development palterns are generally less sensitive to
environmental constraints than residential development patterns. Generally, the descrbed
acreages assume sites that are largely free from environmental constraints such as slopes,
wetlands, and floodplaips.

® The typical development pattern presented in this section does not equate to land districts; nor are they intended to function as Uses with Special
Siting Characteristics (as that term is used in OAR 660-009-0025(8)), except where Economic Element policy language states othenwise.

7 Site sizes are actually continuous phenomena. The segmentation into size ranges is not statistically defined, but is nonetheless useful for analysis
and planning purposes. Hybrid and overlapping development patterns already exist and are common; others hybrids and overlaps may emerge during

the planning period.
Economic Opporlunities Analysis
City of Reedsporl
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TABLE IV.2. OFFICE DEVELOPMENT PATTERN TYPES

insurance agents.

Transportation; Access to Public Facilities/ Required Building
Target Industries Labor and Customers Utilities Site Sizes and Development Patiern Discussion Site Size Coverage FAR
P Main Branch/Head-quarters Transportation system that provides Water, sewer, and storm Busiuness/Office Park- Usually two to three story buildings. Users are 351015 25% 5010 .75
é g' = Offices for Banking, Security | access to labor is essential and may drainage snust be clustercd within a larger park of 50 to 400 hundred acres. Large users acres
o §Ea and Commodity, Real Estate, | require convenient connections to adequate. Site mnust be may also prcfer a campus sites and may land bank for potential future
é é ¢ = and lnsurance Carriers, major arterial roadways and State ) able to be served by expansion.
o= %’- a __ | Healthcare, Communications, | Highways. Convenient airport access is | modem Under-performing Commercial Sites — Usually adaptive reuse of an 21020 acres | 30% 6010
§n 4 ag Y Transportation Servi_ces, alinost always important. telecommunications. under-performing commercial site arrayed within a larger conmercial 1.50
33 ‘E = § Back Office Processing Multiple encrgy SUPPI‘”S node of 20 10 500 acres
may be a consideration.

Cominunity Branches for Transportation system that provides Waltcr, sewer, and storm Downtown- Mediuin users tend to utilize one or two floors of an n/a 100% 7510
ﬁ . Banking, Security and access to labor is important and will drainage must be exisl_ing building. Downtown can be cost-prolubitive for uses that 2.00
5o Comodity, Real Estate, and require convenient connections 10 at adequale. Site must be require ground floor customer visibility.
g x Insurance Carriers, and least a minor collector and may require | able 1o be served by Business/Office Park- Occupy buildings individually or witha group | 0.510 3 acres | 25% 501075
D - Community Healthcare. convenien! conneclions to major modem o of tenants. Users often seek sites near campus development patterns
gy Professional Business arlerial roadways and State Highways. lelecommunications. with which they interact. Sites are typically within a larger park of 30
S %‘. Scrvices, Legal Services, High v_isibilily access o cuslomers is 10 100 acres.
g Communications, esscntial for the consumer oriented Commercial Centers-These are the preferred development patterns 05103 acres | 30% 6010 ]
2 B - Transportation Services users. Airpon access Is important. for consuiner oriented medium sized office uscrs such as branch 1.50
;3 E g banks an_d real cstate pfﬁces. Sites are typically within a larger

community commercial node of 10 to 200 acres.

Solc proprietor or sinall Access 1o customer base very Water, sewer, and stomm Downtown- These small user companies absorb the smaller spaces n/a na n/a

partnership of professional important to consumer oriented users drainage must be downtown that are too sinall or have limitations for larger users. Site
2 service offices for Banking, such as insurance agents/brokers and adequate. Site should sizes downtown are predetermined by existing development pattermns
= Security & Commodity, Real real estate agents/brokers. have, but may not always, and to a lesser extent by redevelopment.
i Estate, Insurance Agents and Transportation system that provides require modern Business/Office Park- Thesc small user companies absorb the smaller | 0.5 to 3 acres 25% 5010 75
5 Brokers, Business Services access 1o labor is important, but these telecomnmunications. spaces in larger projects that are too small or have limitations for
B and Legal Services users may have to comproinise larger users or occupy expansion areas for medium and large users.
£T convenient access 1o labor as a cost Sites are typically within a larger park of 30 to 100 acres.
@ & saving measure. These office users can -
g ¢ be served by all functional street Comunercial Centers - These small user coinpanies absorb the smaller | 0.510 3 acres | 30% .60 t0
= g classifications Airport access is spaccs in larger projects that are too small or have limitations for 1.50
=7 important. larger users or occupy expansion areas for medium and large users.
Ua, é These sites are most important to consumer oriented users such as

Economic Opportunities Analysis
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TABLE IV.3. COMMERCIAL RETAIL DEVELOPMENT PATTERN TYPES

Transportation; Access to Required Building
Target Industries Labor and Customers Public Facilities/ Utilities Development Pattern Discussion Site Size Coverage FAR
5 Retail Trade (Regional Transportation system that provides Water, sewer and storm Large Format Retail - These are large auto oriented stores that 610 14 acres | 25% 3010 .75
5 8 Retail) convenient connections and very high drainage must be adequate. house a collection of goods within a single store. A recent trend
§ x =+ 3 visibility from ajor arterial roadways Sitc must be able to be served has seen smaller vendors co-locate within the larger store (Such
MR T3 and state highways is essential. by modern as a McDonalds within a Wal-Mart). Large format retailers tend
&Y g S o Pedestrian connections between telecommunications. Multiple 10 seek sites that are clustered with other large format retailers in
_?_31 25388 buildings can be important as well. encrgy suppliers may be a regional commercial centers that are 55 to 350+ acres.
consideration.

2 ey Retail Trade (Community Transportation system that provides Water, sewer, and storm Community Shopping Centers- Typically use leasable area of 3o t0acres | 30% 301075

% : 5 2 Retail) convenient connec}ions an_d very high drainage must be adequate. 30,000 to 100,000. Centers are typically anchored by grocers.
E” 3 E 5z visibility from major arterial roadways | Site must be able to be served Thesc centers serve localized populations, and typically locate
3 ; OB and state highways is essential. by modem telecom. near population concentrations.
SE8S23 3 Pedestrian connections between

buildings can be important as well.

5 Relai_l Trade (Downtown and Tranqunation system that provides Water, sewer, and storm Downtown-Sinall retailers tend to seek ground floor downtown n/a 100% 5t
: Specialty) convenient connections and visibility drainage must be adequate. sites. Users tend 1o be specialty retail, rcstaurants, bars and 2.00
& from higher order roadways and state Site must be able to be served similar uses. Site sizes are dictated by existing development
E highways is important and essential for | by modern telccom. patterns or as a result of a large user or speculative development
A some users. Convenient public project.
é R transportation may be a consideration, Free-Standing Shopping Center Pads- Thesc uses are typically 0.5t02acres | 30% 401075
SN cspecially for a downtown site. service commercial uscs such as restaurants, bars and
o 5 Pedestrian traffic on public sidewalks convenicnee retail such as convenience marts and fuel stations.
8= is very important to Downtown Sites. Sites are very highest visibility within larger projects. Users are
E § co-located within larger projects such as large format retailers
= and community shopping centers.
5 g Attached Boutique/Specialty— These retail sites are co-localpd 0.510 1 acrc 30% 4010.75
g 3 within larger buildings that house anchor users in farger projects
E .: such as medium to large format retailers and community
[S38-1 shopping centers.
g S Neighborhood Commnercial - These are small stand alonc users 0.510 1 acre 30% 4010.75
83 that usually locate along higher order transportation facilities
8% and sometimes cluster with a few other similar sized users.
&3 These users tend to be neighborhood scrvice and convenience
3 § retail uses such as coffee shops and neighborhood markets. Sites
£3 are usually within a smaller cluster that is up to three acres.

Economic Opportunities Analysis

City of Reedsport

31

The Benkendorf Associates Corp.

October 2009



TABLE IV.4. INDUSTRIAL DEVELOPMENT PATTERN TYPES

Economic Opportunities Analysis
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Transportation; Access to Labor Public Facilities/ Required Building
Target Industries and Customers Utilities Development Pattern Discussion Site Size Coverage FAR
Lumber & Wood, Stone, Transportation system that provides Water, sewer, and storm Indoor/Outdoor Industrial Processes - Including Manufacturing, Repair, 40 to 200 or 40% 3010.50
Glass & Concrete, Trucking convenient conncclions 1o state drainage must be Remanufacturing, Salvage Yards, Micro-Energy, Agri-busincss, elc. more acres
& Warelousing, Electric, highways is very important. Proximity to | adequate; some of these These development patterns typically process raw materials inlo
8 Gas & Sanitation, Food nalural resources can be imnportant for uses can consume very intermediate industrial input materials and include lumber mills, plywood
'g Products, Transportation uses that utilize natural resource inputs. large quantities of water plants, aggregate processing plants and co-gen power plants. These users
3 Equiptnent, Wholesale Trade, | Rail access is important to iany uses and produce large typically have moderate to high levels of airborne emissions, noise
s Air Transportation and can be essential for some uses. quantities of sewagc production, and waste products. Access 1o rail can be essential. Users may
E‘ Convenicnt access to air freight is requiring special cluster with similar uses in areas that are 1000+ acres
g important to many uses and may be facilities’ plans. Site must Logistics/Warebousing/Transporiation Hubs- These development paiterns 5010 400 or 50% 3010 .75
z cssential for some. Convenient access 10 | be able to be served by are extremely transportation infrastructure sensitive and require sites with more acres
5 wel) trained and qualified workforce is modern telecomm. cfficient and direet access to the transportation facilities they utilize. Soine
w§ essential and industry clustering for Multiple energy suppliers | of these users may not require proximity to large labor forces. These users
3 access to skilled labor force is common. | are important to most typically produce moderate to high Jevels of airborne emissions and noise
S Convenient access 10 ocean ports is users and the ability associated with high volumes of truck traffic, rail yard activities, etc.
H important to many users and essential purchase wholesale Users may cluster with similar uses in freight centers that are 2,000+
E for sotne. encrgy can be essential for | acres.
< some. Transinission-Regional utility transmission facilities such regional 20 or inore 50% 3010 75
‘: substations and 500kv lines. Noise, cmissions and waste levels vary acres
3 considerably from facility 1o facility.
] Enclosed Manufacturing — These development patterns coniain a wide 2010 200 or 40% 30 to .50
%y variety of uses fromn food production to microchip processors and typically | more acres
§_ process intermediate materials into finished goods and/or parts. Users are
2 predominantly indoors within enclosed buildings. Convenient access 1o
'E skilled labor force is essential. These uses typically have low to moderate
= levels of airborne einissions, noise production, and waste products, Users
- often require sufficient area 1o accommodate long-terin expansion. Users
= may seek integration with office developments,
&
2
l\‘ s —— —_
> Waste Handling - These development patterns include sanitary landfills, 20to 150 or 40% 3010 .50
% regional transfer stations, recycling plants, and sewage treatinent plants more acres
b and large salvage yards. Users typically have large amounts of outdoor
= storage/processing. These users typically have wnoderate 1o high levels of
E airborne emissions and noise production. ] i
2 Spec/Flex Space — Flex space development patterns are enclosed 410 25 acres 40% 2510 .50
E industrial uses where the buildings are developer/investor owned and
@ space is rented 10 industrial tenants. Often inultiple tenants occupy a single
58 building. Low 10 very low levels of airborne emisstons, noise production
— and wasle products,
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Target Industries

|

Transportation; Access ta Labor
and Customers

Public Facilities/
Utilities

Required
Site Size

Building
Coverage

FAR

Instruments, Electronic
Equipmeat, Printing &
Publishing, Transit
Transportation Services,
Business Services
Cominunications,
Construction, Lunber &
Wood, Stone, Glass &
Concrete, Trucking &
Warchousing, Electric, Gas
& Sanitation, Food Products
Transportation Equipment,
Wholesale Trade, Air
Transportation

3

areas

| Medium Industrial Users (25k-100k sq. ft. built space/; and/or 4 1o 25 acres of outdoor inveatory/production

Transportation systein that provides
convenient connections to state
highways is very important- and
especially Interstate 5. Proximity to
natural resources can be important for
uses that utilizc natural resource inputs.
Rail access is important 10 many uses
and can be essential for some uses.
Convenient access to air freight is
jnportant to many uses and may be
essential for some. Convenient access to
well trained and qualified workforce is
essential and industry clustering for
access 10 skilled labor force is common.
Convenient access Lo ocean ports is
important to many users and essential
for some.

Water, sewer, and storm
drainage must be
adequate; some of these
uses can consume large
quantities of water and
produce large quantities
of sewage requiring
special facilities' plans.
Site must be able to be
served by modern
telecommunications.
Multiple energy suppliers
are important 1o most
users.

Development Pattern Discussion

Indoor/Outdoor Indusirial Processes - Including Manufacturing, Repair,
Remanufacturing, Salvage Yards, Micro-Energy, Agri-business, etc. Uses
typically contain indoor activities, but typically more than 25 percent of
the sitc is devoted to outdoor inventory and processes on individual lots.
Convenient access to skilled labor force is essential. These users often
have very unique site requirements specific to each industrial processes.
These users typically have inoderate levels of airborne emissions, noise
production, and waste products. Users often require sufficient arca to
accoininodate inedium-term expansion planning. Users often scek sites

| clustered in industrial areas of 100+ acres.

610 25 acres

40%

3010 .50

Trucking/Warehousing/Distribution/Waste Transfer Substations/Staging-
These development patterns are transportation infrastructure sensitive and
require sites with efficient and direct access to the transportation facilitics
they utilize. Some of these users may not require proximily to large labor
forces. These users typically produce moderate levels of airborne
emissions and noise associated with high volumes of truck traffic and rail
yard activities. Users may cluster with similar uses in freight centers that
are 2,000+ acres.

4 to 20 acres

50%

3010 .75

Transmission-These are local and small regional substations, natural gas
pressure reduction stations for local distribution, and icro power
generation uses. These users typically have low levels of airborne
emissions, noise production, and waste products.

410 10 acres

50%

301075

Enclosed Industrial Processes - Including Manufacturing, Repair,
Remanufacturing, ctc. Uses are predominantly indoors within ciclosed
buildings on individual lots with typically Jess than 30 percent of the site
devoted to outdoor storage. Convenient access to skilled labor force is
essential. These users ofien have very unique site requirements specific to
each industrial processes. These uses typically have low to moderate
levels of airborne einissions, noise production, and wastc products. Site
Uscers ofien require sufficient area 1o accomnodate medium-terin
expansion planning. Users often seek sites clustered in industrial/business
parks of 100+ acres and some may seek integrated projects with
commercial and office patterns.

410 20 acres

40%

3010 .50

Spec/Flex Space - Flex space development pattcrns are enclosed
industrial uses where the buildings are developer/investor owned and
space is rentcd to industrial tcnants within 2 complex and usually there arc
multiple tenants occupying a single building. Low 1o very low levels of
airborne emissions, noise production and waste products.

410 25 acres

40%

Economic Opportunities Analysis
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Target Industries

Transportation; Access to
Labor and Customers

Public Facilities/ Utilities

Development Pattern Discussion

Required
Site Size

Building
Coverage

FAR

| Small (Less than 30k square fi built space and/or Jess than §

acres outdoor inventory/production areas)

Printing & Publishing

Business Services
Communications, Construction,
Lumber & Wood, Stone, Glass &

Electric, Gas & Sanitation, Food
Products, Transportation
Equipmment, Wholesale Trade, Air
Transportation

Instruments, Electronic Equipment,

Transit and Transportation Scrvices,

Conerete, Trucking & Warchousing,

Transportation system that provides
reasonably convenient connections 10
state highways is important. Rail
aceess is important to some uses and is
occasionally essential. Convenient
access 10 aur freight is important to
many uses and may be essential for
some. Convenient access to well
trained and qualified worklorce is
essential and industry clustering for
access to skilled labor force is
common. Convenient access to ocean
ports is important to some and can be
essential.

Water, sewer, and storm
drainage must be adequate;
Site must be able to be served
by modem
telecoinmunications. Multiple
encrgy supplicrs are important
10 some users.

Indoor/Outdoor Industrial Uses - Including Manufacturing,
Repair, Remanufacturing, Salvage Yards, Micro-Energy, clc.
Users typically contain indoor activities, but typically more than
25 percent of the site is devoted to outdoor inventory and
processes on individual lots. These users typically have
moderate levels of airborne emissions, noise production, and
wasle products.

Enclosed Industrial Processes — Including Manufacturing,
Repair, Remanufacturing, etc. Users are predominantly indoors
within enclosed buildings on individual lots with typically less
than 30 percent of the site devoted 10 outdoor storage.
Convenient access to skilled Jabor force is essential. These users
typically have low to inoderate levels of airborne emissions,
noise production, and waste products. Users often require
sufficient area to accommodate linited expansion. Users often
seek sites clustered in industrial/business parks of 100+ acres
and some may seek integrated projects with commercial and

_ office patterns.

1to§ acres

05105 acrcs_

40%

40%

3010.50

3010 .50

Flex Space - Flex space development patterns are enclosed
industrial uses where the buildings are developer/investor owned
and space s rented to industrial tenants. Often multiple tenants
occupy a single building. Low to very low levels of airborne
emissions, noise production and wasle products.

0.5 10 5 acres

40%

30 t0 .50

Economic Opportunities Analysis
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Campus/Institutional development patierns are just that. Campuses are large and medium sized developments usually with a single or very limited set of
ownerships. While the many uses within a campus can vary considerably, ail the uses within a campus/institutional development are usually aimed at a common
purpose or goal. The nature of this common purpose or goal is what shapes the design, site requirements and other characteristics of each individual
campus/institutional development. For this reason, the below table describes the site characteristics according to the principal goal of each campus/institution;

some uses are merely identified because their requirements will vary too greatly for each particular use.

TABLE |V.5. CAMPUS/INSTITUT|QNAL DEVELOPMENT PATTERN TYPES

Transportation; Access to Required
Type Target Industries Labor and Customers Public Facilities/ Utilitics Development Pattern Discussion Site Size
Intellectual and Academic The transportation needs for each Water, sewer, and storm drainage must | Major University/National Laboratory- These campuses serve statewide, national and 50 to 1,000 or
Campuses support the campus depends on the type of be adequate; some of these uses can intemational populations. University campuses usually have on-site dormitories. A wide more acres
development of intellectual campus and purpose of the campus. | consume large quantities of water and variety of accessory commercial uses is often necessary 10 serve the campus population. These
labor capital. Over time, the In general, intellectual campuses produce large quanuties of sewage uses need excellent connections to regional ransportation systems and need convenient air
9 organic process that is should have reasonably convenient requiring special facilities” plans. Site service for passengers and freight. J
E mlellectgal dev;loprngm h?ghway conngclions and have must be able to be served by modemn Post-Grad Technology ~ These can be private and/or public and usually involve research and 20 to 200 or i
§ tends to intertwine with and dnrec} connections 10 two or more xele_c_omm and demands on telecomm development. These campuses serve statewide, national and international populations. These more acres
< support the target industry arterials. These uses arc often facilities can be immense. Multiple users need excellent connections to regional transportation systems and need convenient air
= opportunilies in the served by public transit and can energy supplicrs can be important as service for passengers and freight. i
§ communitics where they have high allernative transportation | can the ability purchase wholesale Small College/Community College — These campuses serve regional populations primarily. 20 10 40 acres
3 exist ucse l:; failnes At wellplanited. energy can be essential for some. These may or may not have on-site dormitories. These campuses are sometimes arrayed like a
5 ood air fransportation is essential large office user when they arc located in a downtown area.
for some. L
Healthcare Transportation system that provides | Water, sewer, and storm drainage must | Regional Hospital - These campuses scrve regional populations. Regional hospitals can cause 10 t0 30 or
reasonably convenient connections be adequate; Site must be able to be large-scale clustering effects with high degrees of interaction with office users (doctor’s more acres
to state highways is important. served by modern telecomm and offices, surgery centers, clinics, etc) on surrounding lands. Regional hospital sites typically
3 Heliport access is important for demands on telecomm facilities can be | result in clustered office areas around or near its perimeter.
= many and essential for some. immense. Multiple energy suppliers
§ Counvenient access to well trained can be important.
- and qualified workforce is essential
N/A Use Dependent Use Dependent These campus uses are not local places of worship. These are regional and national 15 or more
£1_D % beadquarters, seminaries, and similar uses. The nature and configuration of these uses vary by acres
& .5 its purpose, but land use demands can be significant. Under RLUIPA, City’s may occasionally
need to plan for these uses.
N/A Use Dependent Use Dependent These are federally owned and operated, so they are exempt from Oregon Land Use Laws. Varies
E However, they can have far reaching implications for land use planning and a City may need to
3 revise its land use plan significantly if a new military institution or installation use is
o> established.
7 These uses need reasonably Water, sewer, and storm drainage must | These uses serve local, statewide and national populations. CCRC’s are large Fetirem;nl Varies
B ozE convenient access 10 the regional be adequate; Site must be able to be destinations. These uses have extensive residential components, but also require on-site
3 g5 transportation system and air served by modem telecomm. healtheare, recreation facilities, and many accessory eommercial uses.
= g E services. Aceess 1o labor is
8 S & 8 nnportant. |
3 N/A These uscs are often not well served | Water, sewer, and storm drainage must | These users serve regional, statewide or national populations. These may be super-sited, so Varies |
] by lrapsponation systems by be adequate; Site must be able to be they are cxempt from Oregon Land Use Laws. Large correctional instil}llions can have far
82 intention. scrved by modem telecomm reaching implications for land use planning and a City may need to revise its land use plan
significantly if a new correctional institution or installation use is established.
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V. ANALYSIS OF LAND SUPPLY AND DEMAND

This section summarizes the number of vacant acres of buildable land in each plan designation that
allows commercial and industrial uses in the City of Reedsport and existing Urban Growth
Boundary (UGB). Buildable land is defined as land that is suitable and available and necessary for
the designated uses. This section also provides a summary of the capacity of the UGB to
accommodate future growth.

A. COMMERCIAL AND INDUSTRIAL LAND SUPPLY

The Benkendorf Associates Corp. (TBAC) performed a visual inventory of all land uses and vacant
lands in Reedsport in September 2008. TBAC refined this inventory through further field-checking
and aerial pholography in November 2008. The information in this section is a summary of the
complete Buildable Land Inventory (2009). Please refer to that section for a complete land
inventory for all of the land use categories in the city and UGB.

There are seven commercial and industrial land use zones designated in the Reedsport Zoning
Ordinance:

s  Commercial (C)

» Commercial Transitional (CT)

¢«  Water-Related Commercial (WCT)
e Estuanne Development (ED)

e Light Industrial (L1)

e  Heavy Industrial (HI)

¢  Water-Dependent Industrial (WDI)

Table V.1 below shows the total land in the commercial and industrial zones within the City limits of
Reedsport. The UGB extends north and south beyond the City limits, but contains no commercially-
or industrially-zoned land. Exhibit 1 (Land Use Map) in the Buildable Land Inventory (2009) shows
the total land by land use zone for all zones within the UGB and the City limits of Reedsport.

TABLEV.A1
LAND WITHIN THE CITY LIMITS BY ZONING DISTRICT
Total Acres within e \ .
Zone City/UGB ! Total Parcels
C - Commercial 101.06 270
CT - Commercial Transitional 8.32 59
WCT - Water-Related Commercial 1.30 2
| ED - Estuarine Development 0.87 3
L] - Light Industrial 26.29 95
HI - Heavy Indusfrial 16.04 6
| WDI - Water-Dependent Industrial 36.79 16
TOTAL 190.67 451

Source: The Benkendorf Associates Corp.; 2008
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GROSS BUILDABLE VACANT ACRES BY ZONING DISTRICT

Those parcels considered as vacant in the following analysis include fully vacant parcels and
parcels that are partially vacant and/or redevelopable. Table V.2 shows a summary of the gross
vacant buildable acreage figures by commercial and industrial zones within the City limits (as
previously described there is no commercially- or industrially-zoned land outside of the city limits
but within the UGB). This table summarizes the inventory by individual parcels contained in the
Buildable Land Inventory (2009).

The parcels in Table V.2 are given three classifications:

e  “Vacant” — 100% of the parcel was identified as vacant and potentially buildable;

e “Partially vacant” — parcels with some development on the site and with development
potential on the vacant portion of the site

e  “Vacant but unbuildable” — parcels that are vacant or partially vacant but that have
constraints that leave no buildable areas on the site, such as slopes exceeding 20% and
wetlands.

For the “vacant” and “partially vacant” categories, the table shows the total gross acres and the
gross buildable acres that subtracts unbuildable land that is subject to physical constraints, such as
slopes exceeding 25% and wetlands. For the purposes of the inventory, unbuildable vacant land
also includes the developed portion of partially vacant parcels.

As shown in Table V.2, a total of 12.53 acres of land in the City of Reedsport is classified as vacant
and buildable for commercial and industrial uses. There are also 10.45 gross acres of buildable
commercial and industrial land that are classified as partially vacant.

Exhibit 2 (Vacant Parcels Map) in the buildable land inventory contained in the Buildable Land
Inventory (2009) shows the vacant parcels within the UGB and the City limits of Reedsport.

37 The Benkendorf Associates Corp.
October 2009



TABLE V.2
SUMMARY OF VACANT PARCELS WITHIN THE CITY LIMITS BY ZONING DISTRICT

Total - Vacant Partially Vacant |_ Vacant but Unbuildable |
Total Total Gross B Gross |
Gross Gross Buildable Total Gross Buildable Total Gross
. Primary zone Parcels acres || Parcels acres acres Parcels acres acres Parcels acres
| Commercial 270 101.06 8 6.22 4.17 19 1.92
L Commercial Transitional 59 8.32 4 0.31
Water-Related
Commercial 2 1.30 |
Estuarine Development 3 0.87 |
Light Industrial 95 26.29 3 3.74 2.60 21 431
Heavy Industrial 6 16.04 L 1| 12.95 10.45 l 0.74 |
Water-Dependent
| Industrial 1 16| 36799 4 9.05 5.76 1 2 0.52
451 190.67 15 19.01 12.53 1 12.95 10.45 47 7.80
Note:

' Unbuildable contains commercially-zoned parcels with final gross buildable acres less than 0.25 acre and industrially-zoned parcels with gross buildable acres less
than 0.5 acre
2The difference between total acres and buildable acres on vacant parcels is because some parcels lie partially outside city limits
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NET BUILDABLE VACANT ACRES BY ZONING DISTRICT

Net buildable vacant acres are calculated by subtracting land needed for future public facilities from
gross buildable vacant acres. For the purpose of this analysis, land needed for future facilities is
defined as 25% of all gross buildable vacant land acreage.

Table V.3 below shows the gross buildable vacant acreage data from Table V.2. It also shows the
conversion to net acreage by subtracting 25% from gross buildable acres.

As shown in the table, there are 3.13 acres of net buildable commercial acres within the City limits
of Reedsport and another 14.11 net buildable industrial acres within the city limits, for a total of
16.65 net buildable acres..

TABLE V.3
INVENTORY OF NET BUILDABLE LAND BY ZONING DISTRICT
M 117 7 " | Zone | Buildable | Buildable | NetBuildable
Zone N Codc |  parcels acres acres
l
Commercial
Commercial C 8 4.17 3.13
Commercial Transitional CT - - -
Water-Related Commercial WCT - - -
Estuarine Development ED - - -
SUBTOTAL Commercial 8 4,17 3.13
Industrial
Light Industrial LI 3 2.60 1.95
Heavy Industrial HI 1 10.45 7.84
Water-Dependent Industrial WDI 4 5.76 4.32
! SUBTOTAL Industrial 8 18.81 14.11
[
TOTAL 16 | 22.98 16.65

SITE SUITABILITY

The sites proposed for commercial and industrial use are very suited for this purpose. There are no
access issues or other constraints that would keep them from being developed for their intended
purposes.

B. COMPARISON OF LAND SUPPLY AND DEMAND

Table V.4 below shows the comparison of net buildable acreage needed to net buildable acreage
available in Reedsport for commercial and industrial land for the next twenty years. The available
net buildable acreage figures are derived from Table V.3 and the needed net buildable acreage
figures are from Table IV.1. The Office Commercial, Retail Commercial, and Overnight Lodging
categories have been aggregated under the Commercial category in Table V.4 below. The High
Growth forecast from Table 1V.1 was used for these categories, while the Low Growth forecast was
used for the Industrial category.
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TABLE V.4
PROJECTED COMMERCIAL AND INDUSTRIAL ACREAGE SUPPLY COMPARED TO NEED

zoned land.

Zone Net Buildable] Net Buildable] =~ Deficit
Acreage Acreage|  (Surplus) of

Available Needed| Net Buildable

: Acreage

Total Commercial’ 3.1 T 24.6|
Total Industrial” I R R %1 X (10.6)|
TOTAL 17.2 31.2j 14.0|

Note: The Specialized Uses category from Table V.1 is assumed to nbﬁévelop on commercial or industrial

'Net buildable acreage needed includes the following categories from Table IV.1: Office Commercial, Retail

Commercial, and Overnight Lodging.

®Net buildable acreage needed includes the following category from Table IV.1: Industrial.

As shown in Table V.4 there is a need for 24.6 net acres of commercial land and a surplus of
industrial land of 10.6 net acres. The City should consider increasing the amount of commercially-
zoned land within the UGB 1o make up for the deficit. Options for this include: 1) converting the
existing vacant residential land (especially multi-family residential zoned land) to commercial; 2)
using the redevelopment district to acquire exiting underutilized commercial properties and/or
vacant buildings and making them available for new commercial uses; or 3) re-zoning the Water-

Dependent Industrial (WDI) zoned land to commercial.
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EXHIBIT 1.01

PROJECTIONS OF OFFICE $PACE-UTILIZING EMPLOYMENT BY INDUSTRY SECTOR
REEDSPORT, OREGON

2008-2028
! Total Emplovment 1/ Office Office Space-Utilizing Employmeat
Employmenr Sectoc 2008 2013 2018 2023 2028 Share 2/ 2008 2013 2018 2023 2028 F'o_a.gs.
Consmuction [&] 23 70 75 81 2% 1 1 1 2 23 0
Manchcruring 107 e 111 113 ns 3% 5 3 6 [4 [ : 0
Whelsale Trede 3 3 3 é £ 336 0 o 0 0 0 0
Retail Traide 239 244 259 273 2 3% 11 12 i3 14 13 3
Trensporcazien, Wanchoesing & Utilities b 6 39 &4 56 50% 14 17 18 12:1 19 3
Information . 1] [} 0 2] g 9036 1] 1] 1] 0 0 0
Financial Acsivicies 133 163 7t 180 190 0% 132 147 154 162 7t E1S
Profaziond &2 Businezs Sevice 139 149 160 172 2] 20%% 125 134 144 154 166 40
Educarion & Health Sevicss 74 765 876 978 1,092 4% 281 314 351 kW 457 1 155
Leisure & Hospivaliy 38 356 53¢ 418 453 25% 82 89 9% 105 113 £
Otleer Sarvie xe 217 220 244 258 £09 82 87 92 7 103 21
Government 4z 47 45 31 4 835 39 40 42 44 45 Z
Toral 3,083 2,198 2378 2,574 2,788 39% 783 847 917 993 1,076 293
; Total Employmeat 1/ Office Olfice Space-Util zing Employment
Employment Sector 2008 2013 2018 2023 2028 Share 2/ 2008 2013 2018 2023 2028 '08-28
Censrrucrion 62 €7 72 73 84 2% ! 1 1 2 2 FouTap
Mancficruring 107 110 112 114 0n7z 5% 5 5 é é 6
Whelaale Trade 5 5 6 3 & 5% g 0 9 9 0
Rexail Trads 240 246 o4 283 303 5% i1 12 i3 14 15
Transpor tezien, Warchocsiog £ Utilities 4 56 59 [ 66 20% 13 17 18 19 0
Infermistion 9 0 0 ¢ o 59% 0 o o 0 0 :
Finenaad Acsivities 155 164 174 134 193 90% 133 143 157 165 176
Professianal & Buninzas Servioes L35 1351 16> \77 192 oM 125 136 147 15> 173
Educution & Hzalth Scrvices 764 758 0% 1.0%7 1,168 0% 251 519 62 4t 436
Lasawse & Hacpinliey 3’ ) 395 433 47¢ 2586 312 2 A 108 119
Other Sarvices 05 219 234 250 267 403 22 ki 94 100 107
Govesnment a5 48 50 52 55 81% 3y 40 42 44 47
{ Total 2,33 2,224 2434 2,667 2,925 £5% 783 857 939 1,029 1,129 :
Total Employment I/ Offsce Office Space-Uilzing Employment
Empl oy ment Seaor 2008 2013 2018 2023 2028 Share 2/ 2008 2013 2018 2023 2028 '08-28
Construction 52 €5 3] 73 77 20a \ 1 ) i 2 TRy
Manchcmring 1c7 153 111 112 14 RE 5 5 6 ¢ s o
Whelaale Trade 5 5 [ € £ 5% 4 o] 1] 0 0 0
Rannil Trnde 230 242 254 268 202 5% 1 i2 13 13 14 3
Trun:pormcion, Waschousing & Utilitie 54 56 53 [ 62 309 15 17 17 18 19 3
Infermsrion '] [y ] ] ¢ 0% 0 ] [ 0 0 ]
Fimancial Activicies 155 162 169 7% 184 0% 139 144 152 159 1866 26
Profastonal & Businest Services 138 148 157 156 177 0% 125 122 141 150 155 34|
Bducaticn & Health Servives K 775 848 31 1,023 £0% 231 309 339 75 409 : 128
Leisure & Hospiculity 32¢ 33 37¢ 4G5 433 2535 52 33 94 101 108 26
Orher Seevices 2605 215 116 257 249 4%z &2 86 50 95 100 18
Governiment 43 47 44 30 52 &5% 32 40 41 43 44 [
Total 2,033 2172 2322 2,484 2,658 59% 783 837 6895 958 1,06 243
1/ johnson Rad
2 Shace of indusay erployment thar uglieas office space. From the, Utban Lend Inzficure converisd to NAICS by Jobnson Rad, LLC.
* Binmare
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FEXHIBIT 1.02
DEMAND PROJECTIONS FOR COMMERCIAL OFFICE SPACE BY INDUSTRY SECTOR

REEDSPORT, OREGON
2008-2028
T.ocd Area Jobs In Office Space 1/ Arg. Spare Trojecied O Mice Spece Need 31
_ Employment Sector 2008 2015 2018 32023 2028 0828 la Job 2/ 2008 7013 2018 2023 2028 08-28

Coomnaion ) ) 1 2 P [} i85 @ 331 547 7 4y 183
b arufarusiag 5 5 8 6 6 0: 215 2200 2240 228 231 163
Wiwdende Tnde o L] ° 0 o [} S5 103 ] i3 s 123 22
kaal Trade n 12 13 14 i i 462 4,507 212 59% 5,250 1289
Yrmponsisn, Tridring X Uikve 16 17 12 1% 1 2Ar9 4772 7,073 1,397 DTS 1,253
Iufxmaditn 0 0 [ ) : 2 2 0 0 0 »
Piranc) Aavaie 220 P AR F S T~ 415 55,055 §2.101 €5.307 €2,678 12,512
Proktenl % Pa 13 14 144 154 A0 74077 47,987 €2179 €675 18248
Eduestion & Hal 28 EIL S ] 9 13,33 128454 [LIRES] 157503 175,796 62493
Lehare & Hogqpinaliy A 2] 5108 2,017 35797 s 2,79 5602 12805
Crhe: Zeeviens @ 07 91 b 2013 964 37.092 25221 iL5%0 8527
CGamamers 9 4n a2 44 15,518 16272 16855 17,547 X310 2794
Torad T8 T 917 93 1076 315,23 1,856 36129 Bpase7 4333 118,635

Local Ares Jobs in Office Space 1/ Projected O flice Spuce Need 3/
Employmens Secror 2008 2013 2018 2023 2028 2008 2613 2018 2023 2028 o |
Comnalon 1 1 H 1 493 556 Yy s (741 179
Ml 4 5 3 ) 2143 220 2252 2109 1LHY 189
Thaleide Trde ] o o ] 19 ap ns 1 Qe 26
Raad Yide " 12 1y 14 420 493 5308 %687 6,095 1474
TisnsporiKion, Fiideaning & Urizie 1% W 3 1] 647 (&3] 7072 7543 7.m8 1459
Jifmstan [ ¢ v 2 o Q 1] o
Frandal Adivtie FE-CHN T £ S (74 Sn49 33.042 7077
Pufeiood & Busine: Savien 125 %14 15 st 53,204 5504
Educatien & Heath Serviaxs » 9 3D 4l 122528 45799 12,04
Lenue s Hompaedny 23 so sa I8 56230 35.735 47,863
Cihes Seviem 2 2 M1 55265 7.6 {200
Goneamsi i 40 4 44 b 18273 17.085 rg7es
Tewl TR W7 I L0 36 315,293 345,053 37858 $53.697

Local Ares Jobe in Office Space 1/ Arg. Space Projected O flice Space Need 3/
Employment Secior 2008 2013 2018 2013 2028 0828 PoJoh 2008 2013 2018 2023 2028
Coeramaion 1 H 1 1 2 i [H 388 asa 328 536 813
Maubcusisg 5 5 [ é [ K 395 214 i 2228 239
“Fhalede Tiade ° 0 [ 5 o [H 345 13 107 1 2
Red Trade 1 ¥ 1y s 1 3i 365 4420 438 319 5.472
Thazsporstion Wirchaning & Uik 1§ 17 V7 18 11 3} 368 &> &7 4585 7.530
Tefumaticn a 1] o L] ] LN 5 bl -3 2 [
Fizapcal Ao 1S T S € L £ S [ 35 4158 56612 §1.37¢ 4604
Fiofstiond % Busines Senice. 173 15 141 12 365 0430 52517 54792 A9
Eduatica & Heath Scvioe: m LTI L S ) 265 112,503 1244¢ 134600 164,407
Lewue s Hupt n ] o am 268 7 35348 577 4347¢
Oches Seavior =3 36 90 35 365 »2665 6402 4y
SeveznmmerR 3 40 4 45 3¢5 2 149072 ieiE R 1286
Teal 7R3 137 w5 9% 266 315,293 337,059 360584 385,770 413,090

m Sahcbi 1.01
32 Apssser 2 coaket-Seacar 103 office max vasaney rae
“Etimat e
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EXHIBIT 1.03
DEMAND PROJECTIONS FOR COMMERCIAL OFFICE LAND BY INDUSTRY SECTOR

REEDSPORT, OREGON
200820238
= Broj ccled Office Space Nerd 1/ Flow to Predicted Land Need (Acres)
Employmmt Seaor 2008 2013 2013 2023 2028 0828 ArvaRatio 2008 2013 2018 2023 2028 0828
Copniaion s 55 & & Y 153 (-4 0.0 ao ao 00 ao
Momlaruring 2160 3200 2240 2,241 2,54 163 215 01 ol o1 o) a1
Whdeade Tirds 163 13 13 124 n o35 00 -5 @0 oo ao
Rend Trde 4800 5212 3558 3,880 1,159 853 [5-3 05 aly 04 04
Tis nqpertation, Washowsiag 8¢ Uil 8,59 7078 729 7,782 1,253 @35 0.4 04 Qs (233 o5
Informartan ¢ 0 L ] n 35 a (1] 00 00 0o
53,156 @12 6578 12,522 015 32 59 31 43 15
Professionnt & Burinws Service 5045 7,97 6ETS 16,245 012 53 35 L% 4! 44
Ednastion 82 Heabh Siraca HES 145,152 1257 62,4593 74 L3 83 3 ns
Lebure & Hovpuilny .07 8,811 45,621 12,405 iz %9 25 28 50
Ovhar Serviens 33013 [eh 41,540 83527} 22 23 24 28 27
Tovanmaa 15.516 LY 5 12319 Ll 10 Lt 1t 12 12
Tool 315,293 31836 369120 309,507 33328 i 115,035} 207 N4 M1 22 84
Tcof ected Officr Spuce Nezd 1/ Predictod Lind Neod {Aces)
Empleymant Sactor 2013 2018 2023 2028 T082& 2008 2013 2018 2023 2028
Connnaion 5% 578 (=3 a3 7% 00 [t 6.0 ¥ a0
Musofuusing 2208 2252 2200 1343 189 01 ol ol 02 a2
‘Whd asde Tiede 109 21 2w 0.0 uo 0.0 0.0 a6
Reid Tride 1951 5,687 £095 1473 vz [ a3 04 ag i
Teanmpeatecion, Wasehouting & Undiris 5817 7545 193¢ 1459 04 04 X 0% 03
Irf armation ] 0 Q 0 00 [¥4] G4a 20 a0
Binunanl Ashies 35.4% 63754 70,771 H,614 37 as a1 a4 4z
Frofaniood A Dusinws Serviess 54641 6448 D304 59,074 1 38 39 42 46
Bduachon & Habh Sandcw 122528 145%e 145 250 187.414 AN 74 Ed $8 168 23
Lewae & Horphalny 36230 3935 43,23 17,868 14,851 22 24 26 29 31
Cthies Serviem 53,265 2,81 40241 42,%7 9974 025 23 28 25 26 28
Gorssnanus 18272 ] 173% 18,768 3,252, 035 Iy 11 1. 12 12
Towl 3i5,053 377959 414371 54,007 133,403 038 7 2.4 e w.2 28
Proj ecied Office Spece Necd 17 Floar 1o Predicted Land Need (Acrey)
Employment Sector 2013 2018 208 2028 0828 Arva Rario 2608 2013 2018 2023 2023 GR28
Cenaumon 323 4%6 8% a3 i 127 ax 0o o (1] o0 ao 0.0
3186 2228 2263 2298 } 138 o5 01 ol ol o1 a2 0.8
1o 112 116 121 13 143 a5 09 ¢a o6 20 0.0
4843 5418 $3%8 562 | 1,082 03 a3 3 ] a4 0.1
Tisngorction, Warstreatieg £ Ul te £72F 6.5%5 7.252 7550 1091 04 ad o5 o5 0 o. i
[aforramion 0 ° [ '] [ 0.0 0.0 0.0 00 20 0.0
Fimancinl Acrediim PLE Y] 61,176 6325 AR ¢ 16487 &5 58 40 41 i4 0.7 g
Profasiond & Businey Service $3.417 $6.152 60.3¢e 96 105% 33 i3 37 40 42 pe |
Eduericn & Heshh Sema 124407 158600 147527 A6 | A1388 7. &2 S0 % 108 Al
Lawuns & Homuny 35,348 57,487 40526 Q0 1045 22 33 23 b 28§ 7|
Other Savétos 24665 36402 16225 419 At 22 53 24 13 26 ¢ 05 ‘
Goveramaent 16om2 16 648 $7344 17,342 ! pi 10 L& (A} [N} B 0.2]j
Tool 315,293 337,059 340,504 385,770 §13009 1 97,716 n7 224 236 33 b AN i}

I/ Fram Bxhiba .02
"Estunat ¢

City of Reedsport

wp.
October 2009



EXHIBIT 1.04

COMPARISON OF CUMULATIVE DEMAND FOR OFFICE LAND
MEDIUM, HIGH AND LOW EMPLOYMENT GROWTH SCENARIOS

2008-2028
2 T High Growth Scenario A =) i od
- ' Low Growth Scenario ‘ ' 1
Baseline Growth Scenario ‘ vd_"f.,a‘

F
0 7 T T T T : T l T T T T T ‘I T T
o o ;| ~( (] [ag] <+ W el ™~ o (o)) o o, o~ [32] bl [%2] O ~ o0
o o — — i — — — — ~— ~— - ™~ ™~ o™~ ™~ [N ™~ [aM] o~ ™
o o o o o o o o o o o o o o o o o o o L2 |
™~ [aM] o o~ o~ [aM] o~ o o~ [aM] o~ [aM] [aM] [aM] [aM] o ™~ ™~ o~ [o¥] o~
N YAl I P T
SOURCE: Jehnson Reid
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EXHIBIT 1.05
PROJECTIONS OF INDUSTRIAL SPACE-UTILIZING EMPLOYMENT BY INDUSTRY SECTOR

REEDSPORT, OREGON
2008-2028
: Total Empleyment 1/ Industrial Industcial Spaco-Utilizing Employment
Employment Soctor 2008 2013 2018 2023 2028 Share2/ ~ 2008 2013 2018 2023 2028 0828
Cornerrection 62 [ kil 75 81 50% 15 b7 21 25 % 6
Mamfacwring 107 169 H 13 113 2% 102 104 106 108 110 8
Whelarale Tide 3 3 G § é 95% 3 b2 3 5 ] 1
Peré] Trade 30 244 258 275 292 o% G [ Q 9 Q 0
Transportazion, Warchousiog & Unlitie: <4 56 P 61 64 o 38 Es 41 43 45 7
informeion 9 3 ¢ 0 0 1%y G 4 Y o [ o
Fransal Artivisies 15% 163 i71 160 1% % 0 ) G 0 0 0
Prefestond 8 Butines Seavices 139 149 i 172 184 0% 14 15 1é 17 18 4
Bdwraion & Health Sarviczs 704 785 876 78 1,092 0% [ ¢ ¢ 0 0 1}
Leisute & Haospizdiry ¥z 356 334 i3 432 T ] [ ¢ 0 Q Q
Orhes Sesvizes 205 a7 2% 244 282 60% 123 i 138 146 155 32
Govermmenc 43 47 45 hl! % 15% 7 7 7 8 By L
Total 2,033 2,198 2378 2,574 2,788 4% 207 320 335 350 366 { 59
Total Employment 1/ Tndusirial Industrial Space-Utilning Employment
Eaployment Seator 2008 2013 2018 2023 2028 Share2/ 2008 2013 2018 2023 2028 0828
Corsrrucuor 62 &7 72 73 8 301 18 Pl 22 23 5 7
Mancfacouring W7 110 112 114 17 5% 102 104 16 109 i s
Whelzsle Tiwde H 5 6 1 é 959 5 b s 4 6 i
t 239 145 264 233 07 % 0 o d 0 4] 0
Trenepruacon, Warchouding & Utilina 54 36 39 $2 23 7% 3 40 42 43 4 8
Tnfotmstion ? o [} b} 0 10% 0 4 0 o 0 b
Finxndal Actwines 155 164 174 184 1ys 7% 0 c o o} Q 0
Profasiznal A Buanes: Sevica 132 15 1€3 177 192 10#% 14 13 13 18 54 5
Educarion & Healrh Servicer 704 798 903 1,027 1,185 0% [1) 4] [ [+ 0 0
Leizure & Hospizalicy 328 360 395 433 476 0% c ¢ Y Q 0 0
Orher Savicn 205 219 224 250 2%7 60% 15 [} 140 150 166 37
Govanment 45 43 ¢ 2 25 15% 7 7 7 8 8 1
Totol 2,033 2,224 2434 2467 2,925 149 307 812 339 357 376 69
Total Emplayment 1/ Indsuserinl Industrial Space-Utilizing Employment
Employment Sector 2008 2013 2018 2023 2028 Share 2{ 2008 2013 2018 2023 2028 08-28
Constrection 62 63 &y 73 77 509 18 2 21 22 1 5
Mamsfacraring 107 109 3} 112 114 8556 102 10¢ {3 107 108 | 7
Wholezale Trade 5 s [3 6 ¢ D59 5 ) 5 3 B | 1
Rezail Trade 230 142 2 268 252 ovs 0 G 0 0 0 : 0
Transperration, Wuchousing & Unilite s 56 s& (3] €2 To% 38 EX 40 42 44 é
Information 9 [ 0 0 ¢ 10% ¢ 0 ¢ 0 4] 0
Finungial Acrivities 155 162 169 178 184 %) 4 ¢ ] o ] 0
Profesionyd 3 Busineas Smwices 139 148 157 168 177 10%% 14 15 16 17 18 4
EBducuion & Health Services 704 773 §48 931 1,022 7% a 0 4 0 ol 0
Leisure & Hoepinaliry 38 251 376 403 432 0% 0 o 0 ° 0! 0
Other Service: 05 25 Fo.) 157 245 6% 123 12 136 142 150 ! 27
Governtnent 45 47 49 5 33 598 7 7 7 8 8 1
Total 2,033 2,172 2,322 2,484 2,658 4% 307 318 330 343 356 50

17 Fram Ezhitic 1.0t
2/ Share of indwny empleyment that utlizes irdusmisl space. Regional ledwerinl Land Study Fhase 1T {EceNerrhwe: ¢ ard Ok, [nc, %01) converted to
NAJCS by Johnson Rad, LLC.

= Liémate
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EXHIBIT 1.06

INDUSTRIAL EMPLOYMENT DENSITY WORKSHEET BY INDUSTRY SECTOR

REEDSPORT, OREGON
2008-2028
Distribution by Building Type 1/ Square Feet per Job 2/ Average Space per Job

Warehonse/  General Tech/ Warehounse!  General Tech/ General Tech/ Weighted
Enm ployment Sector Distdb. [ndustrial Flex Distrib. Industrial Flex Industrial Flex Average
Construction 0% 75% 25% 1,350 533 467 400 117 517
Manulacturing 0% 75% 25% 1,350 933 467 400 17z 317
Wholesale Trade 90% 0% 10% 1,748 533 467 s} 47 2,518
Retail Trade 0% 096 0% 1,350 533 467 0 0 0
Transporttion, Wachousing & Litilities 100% 0% 0% 1,707 5213 467 0 0 1,707
Information 0% 0%% 100% 1,350 533 467 ] 467 467
Finandal Activities 0% 0% 0% 1,350 533 467 [} 0 0 0
Profcsional & Businos Sarvices 0% 0% 100% 1,330 a3 467 0 0 {67 467
Educaion & Health Services 0% 0% 0% 1,350 533 467 0 0 0 0
Leisuse & Haspitality 0% 0% 0% 1,350 533 A 0 v 0 0
Other Serviees 0% % 5% 1,350 933 467 0 400 117 517
Government 50% 09 50% 1,350 533 A&7 75 0 234 909

1/ Regional Industrial Lsnd Study Phase [1 {Otak. Inc. et al, 1999) converted to NAICS by Johnson Reid, LLC.
Y Repionad Indusuiad Land Study Phase 1l (EcoNocthwest and Onal, Ing, 2001) converted 1o NAICS by Johnson Reid, LLC.
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EXHIBIT 1.07
DEMAND PROJECTIONS FOR COMMERCIAL INDUSTRIAL SPACE BY INDUSTRY SECTOR

REEDSPORT, OREGON
2008-2028
- Tooal Ama Julss in Indscctrial Space 17 Ay ace _ Projectol Iadwinal SpaccNad &
Emphb ymeat Sawor 2008 2013 2018 2023 2028 0828 Arkb/ 2001 2013 2018 2023 2028 0328
Covatracson 3 1] 21 B % [T 517 10,504 1233 1202 12845 15736 T 20
Munafecaring 102104 s 108 Lo ¢ 517 57,917 58,961 60,065 61,169 62393 | 77
Wholruke Trude 3 3 5 6 6 1 2518 13,436 14,101 14799 15,532 16.301 2864
Tadporason, Wacehowing & Udlitie: 38 » 1 [ 43 7 LI07 70,509 73,694 77023 0,503 8,139
Infiocn aion 0 [] ] 0 [} 0 457 ] a [} ] a
Pofadacd & Baines Survics 14 15 16 7 18 [ 167 7,158 7867 8,221 2815 2,453
Otber Servior 25 L 138 M6 155 x 517 £5,881 74.013 78389 8.023 7,952
Goveraraent 7 7 7 2 H 1 209 6797 7,004 7,383 7,693 %020 |
Toaml W07 N0 335 30 366 | sy 700 26103 U6TR2 257892 6958 18157
g Loocal Asca Jobs ia Indastrial Space 1 Arg. Spitce Projoctcd Tadustrial Space Neod ¥
ymcat Sactor 2008 20132013 2023 2028 28 Arpb 2003 2013 2018 2023 2028 0828 |
Cenexzucrion 2] n pr3 2 %5 7 3z 10,504 LS 12,254 15236 14,296 .'\77_._;
Mancfcmring 102 104 106 109 1 9 5z 57,917 59,142 GO3% 61,672 62,976 4060
Wholesak Trde H 5 3 § 6 I 2518 13436 14,203 15014 15,871 16,777 1341
Tracaporacon, Wacehoaing & Uslices 3% '] Q “ I3 8 LJo7 70,309 74,182 73,046 2,111 6,588 13,880
lafoanucon 1] 0 0 0 L] 0} 457 [ 0 [ L] [ 2
Prokeiand & Bornew Services 14 15 16 ® 19 5% @7 7,150 7747 8394 2,09 9,854 2704
Oder Saevice: 123 31 Ko 150 168 5 52 €9.881 74,549 79742 25,183 90,994 20113
overmam et 7 7 7 8 B |ty 209 6797 7428 7475 7.839 8221 2425
Toml W7 32 3y 3y wmé |7 G i 236193 28396 261318 275,006 2950 7 "35314
e Local A Jobe in Indasirial 1 Arg. Space Projecied Industnal Spase Nood 3
Emplbyment Sackur 2008 2003 2018 2023 'Ef' 25 0828  Nrps2 2008 2015 2018 073 2028
Comemaston S TR T 317 10306 L 07 D w569
Manubumuring 0204 105 107 e 3704 57,917 SR.) 59738 Q671 £L,618 xrel
Wholesle Trck H b s H 6 2518 13436 14,000 14,587 15,199 15,837 2401
Traocporavon, Wi housing & Unlitses b ¥ 40 2 I 1707 70,508 73,209 7600 72,924 1,946 11,438
Infoonaon L] a 0 0 0 %7 0 [ 0 0 Q 0
Pokcionad & Busacz Servioe 14 15 15 v 18 “«©’ 1.150 7587 8,052 8,544 3,067 1918
Ober Seavices 123 129 B 142 s 317 69,881 73,381 77,036 0,913 8,967 13,086
Govesnm exx 7 7 7 4 H 992 8.797 7.040 7,292 754 7,834 1028
Toal 07 3ME 330 M3 356 700 26093 ARSI ASIZ  ISAITR ZIASE [ BR26)

V From EXHINIT 1.05

¥ From EXHIEIT 1.06

¥ Acrarncs 2 o ackae-chearing 1004 induzrial space vacandy 1.
Eeimur

- p.
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EXHIBIT 1.08

INDUSTRIAL [LOOR-TO-ARTA RATIO (PAR) WORKSHELT BY INDUSTRY SECTOR
REEDSPORT, ORFGON

2008-2028
Distsibodun by Building Tvpe 17 FAR by indosury seceor 2/ Avecage Space per Job

Warchouse/ Genenal Tedy/ Warchouse/  Genenl Tocl/ Wacchome/  Generl Tech? Weighted
Emiploymient Sector Distril Industrial Flex Vistrib, Industrial Flex Distrib. Induxtrial Flex Average
Conarucaion %5 2305 231 0.30 0.25 0.00 0.0 207 0.29
Manuluctuting 03y 2%% (83} LISV} 0.2 0.0 [ wy? 0.2%
Wholewle Trade 0% 0% 10% 3l 0.30 .26 0.28 0.0 a.m 031
Perail Trade 0%, 0% 0% a3l 30 0.26 0.0 0.0 a.n0 a.n0
‘Taansporadon. Wardhousiug, & Uiliuz 110% % 0% a1 6.30 0.20 0.31 0. Q.00 Q.31
Tafornadon 0%h 0% 100% 031 v.x ¢.26 0.00 0.0 0.26 0.26
Financial Activides 0% 0% 0% 0.31 0.30 0.26 0.00 0.5 0.00 .00
Profesional 8 Businos Serviece 0% 0% 100% 0.31 6.30 0.26 0.4 0.00 0,26 .26
Eduative & Heddi Savius 03] o 0% 031 w50 0.6 0.0 Q.0 0.00 auy
Ledswe & Haspiwliy 0% Uy 0% .31 v 0.26 0.9 o) ¢.00 Q.
Other Seavives 0% ki) 5% 0.3t 0. 0.26 0.00 0.23 nhT 0.29
Govermmeat 0% % [ DA 0.0 G.26 0.00 0.0 0.09 0.00

1/ Regonal ludusteial Land Scudy Phiese {1 {Quak, Inc. et al, 1999) conseried o NAITS by Julwwn Renl LLC,
% Regiona) Indunstind Land Sundy Phae T {Ferdarehevesr s <3k, Ine., 3013 cenverted i NAICS by Johnan Reid, 1LC.
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EXHIBIT 1.09
DEMAND PROJECTIONS FOR COMMERCIAL INDUSTRIAL LAND BY INDUSTRY SECTOR

REEDSPORT, OREGON
2008-2028
Projected Industrdul Space Need 17 Floor 10 Area Predicted Land Need (Acree) 3/
Employment Sector 2008 2013 2018 2023 2028 08-28 Rutio 2/ 2008 2013 2018 2023 2028  06-28
Coniteuction 10,504 11,233 12,0012 12,845 13,735 ¢ 3332 228 16 L1 11 12 13 03
Mznufaceenng 57017 58,991 £0,053 61,169 61,293 43773 229 5.8 5.8 57 58 59 0.4
Wheleaale Trade 15,436 14,100 14,759 15,532 16,201 2,864} 03i 12 1.3 1.3 14 1.4 03
Trapsporsation, Warshousiog & Uslites 70,505 73,694 77,023 20,503 34,139 13,631 G521 63 6.8 6.2 72 7.5 12
Informeden 0 0 0 0 0i 0 028 00 0.0 0.0 0.0 00 0.0
Prefestional & Business Serrices 7.150 7657 8,121 8,615 9,453 2,303 02 03 0.8 5.9 09 10 0.2
Ciher Servees 67,23 74,013 78,389 23,023 275 18,050 029 66 7.0 7.4 79 8.4 17
L 236,193 %46,772 257892 269582 281,874 43,681 04 23 233 U4 BS[ 4.2
Projected Industrial Space Need 1/ Tloor 10 Area Predicted Lund Need (Acres) 3/
Employment Secror 2008 2013 2018 2023 2028 08-28 Razio 2/ 2008 2013 2018 2023 2028 28
SEuEEA lo,504 11,345 12,254 13,236 5 {1 0.39 10 11 12 1 4 04
Manafacserng 57017 59,142 50,394 £1672 229 5.5 5.6 57 59 60 0.5
Whelesale Trade 13,436 14,205 15,014 15,571 231 2 1.3 14 14 [ 0.3
Taawporsanon, Warchousig & iiiner 70,509 74,192 78,046 82,111 5] 63 6.6 o9 7.3 177 1.4
[nformanen 1] b 0 0 026 0.0 0.0 6.0 0.0 Q0 0.0
Prefessonal 8 Business Services 7,150 7,747 8,524 9,094 0z 08 08 0.9 10 1.0 0.3
Osher Sermess 69381 74,649 79,742 85,183 229 86 74 7.6 8. 86 2.0
Toual 236,193 248,396 261,318 275,006 204 25 237 249 262 18
i : Projected Indunstrial Space Need I/ Floor s0 Aren Predicted Land Necd (Acres) 3/
Employment Sector 2008 2013 2018 2023 2028 Rario 2/ 2008 2013 2018 2023 2028  08-28
Copsuucticn 10,504 1,12} 11,774 12,463 13,197 ¢ 02 10 1.1 1.1 12 I3 0.3}
ihanubezstiog §7.917 58,821 49,738 60,671 61,618 | 229 5.3 18 5.7 5.8 58 04!
Wholesale Trude 13,434 14,000 14,587 15,159 15,337 051 12 1.3 1.3 14 14 0.2
Trongpeszarion, Wcchousing & Uslities 70,503 73,209 76,013 78,924 81,246 51 6.3 6.9 5.8 7.0 7.3 1.0
Informazien Q 0 0 0 0} 0.2 0.0 0.0 0.0 00 00 0.0
Prsiessioral & Business Services 7,150 7.587 8,052 8,544 9,067 | 02 [¢X:) 0.3 0.9 GY 10 0.2
Ocher Servicas 62,831 73,381 77956 M91s 84967 | 186 229 66 79 73 77 el 14
Total 236,193 245159 254,512 264,272 274456 | 38,203 214 22 230 139 U9 X
U From Exhibic 1.07
2/ From Exhibic 1.08
M Assumes 2, non-enditional induswial land use facior of 10% from Regicoal Idwacdal Land Study Phase {1 (Qak, Inc., exal, 1999).
YEsnmate
Economic Opportunities Analysis 51 The Benkendorf Associates Corp.
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EXHIBIT 1.10

COMPARISON OF CUMULATIVE DEMAND FOR INDUSTRIAL LAND
MEDIUM, HIGH AND LOW EMPLOYMENT GROWTH SCENARIOS

2008-2028

——— High Growth Scenario

-~~~ Low Growth Scenario

Baseline Growth Scenario

i |
| | ] |
@ (= < - o~ g - wi B+ ~ o o =2 = o~ M - v O ~ [ -]
=] = — ~ — — — — — — — — ~ ~ ~ ~N o~ o~ ~ ~ ~Y
f= < < o < pe=l o o f= (=] < f=1 e o o [=] < < fe) fo= =2
(] ~N o~ o~ ~N o~ ~N ~N ~ ~N (2] ~ o~ o~ ©™ o~ o~ o~ ~N N o~
SOURCE: Johnson Reid, LLC ES ) -
52 The Benkendorf Associates Corp.
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EXHIBIT 1.11

PROJECTED DISTRIBUTION OF DEMAND BY SIZE OF SPACE
REEDSPORT, OREGON

2008-2028
Net New Distcbution of Need by Firm Size/Space Required (SF)
Dennnd for Under 800- 1,800- 3,800- 9,800- 19,800- 49,800- Over
Space (SF) 800 1,800 3,800 9,800 19,800 49,800 100,000 100,000
Office Denvand 1/
2008-2013 25742 3,374 16,443 786 2,906 449 1,026 0 758
20132018 28,093 5.681 17,945 858 3,172 490 1,120 g 817
2018-2023 30,678 4,021 19,596 937 3,463 35 1,223 0 9203
2023.2028 33,521 4,594 21412 1,024 3,784 584 1,536 a 997
2008-2028 118,035 15,471 75396 3,605 13,325 2,058 4,705 0 3,475
Share: 13.1% 65.9% 3.1% 1 3% 17% 4.0% 0.0% 2.9%
Industcal Demand 2/
2008-2013 10,579 2,848 4,999 2,423 5,870 355 1,109 0 938
2013-2018 11,120 10,747 5,455 2,644 6406 606 1,211 0 1,024
2018.2023 11,650 11,736 5,957 2,887 6,995 662 1,322 0 1,118
2023.2028 12.292 12,824 6,510 3,155 7,643 723 1,445 0 1,221
20082028 45,681 45,155 22,921 11,109 26,914 2,546 5,087 4,301
Shore: 383% 19.4% 9.4% 22 8% 2.2% 4.3% 0.0% 3.6%
Net New Distribution of Need by Firm Stze/Space Required (SF)
Demand for Under 800- 1,800- 3,800~ 9,800~ 19.800- 49,800- Over
Space (SP 300 1,800 3,800 9,800 19,800 49,800 100,000 100,000
Office Deanand 1/
2008-2013 29750 3,901 19.009 909 3,380 519 1,186 0 876
2013.2018 32,905 4,313 21,018 1,005 3,715 574 1,311 0 %69
2018-20253 36,412 4,773 23,259 1.112 4,111 635 1,451 0 1,072
2023.2028 40,325 ,286 235,758 1,232 4,552 703 1,607 Q 1,188
2008-2028 139,403 18,273 89,044 4,258 15,738 2431 5.555 0 4,105
Share: 15./% 63.9% 3.1% 11 3% 1.7% 4.0% 0.0% 2.9%
Todustrial Demand 2/
2008-2013 12,203 11,385 5,779 2,801 6,786 642 1,283 0 1,084
20132018 12,922 12,588 6,390 3,097 7,503 710 1418 0 1,199
2018.2023 13,687 13,930 7,071 3,427 8,303 785 1,569 o 1,327
2023-2028 14,501 15427 7.831 3,796 9,196 8§70 1,738 0 1,469
20082028 53,314 53,330 7,071 13,121 31,787 3,007 6,008 0 5,079
Sare: 38.3% 194% 9.49% 22.5% 2.2% 4.3% 0.0% 3.6%
Neot New Distriburion of Need by Firm Size/Space Required (SF)
Denmand for Under 800- 1,800~ 3,800- 9,800- 19,800- 49,800~ Over
Space (SH 800 1800 SF 3,800 9,800 19,800 49,800 100,000 100,000
Oflice Denrand 17
2008-2015 21,766 2,853 15,903 665 2457 9 867 0 41
2013.2018 23,445 5073 14,976 716 2,647 409 934 0 630
2018-2023 25,265 3,312 16,138 772 2,852 440 1,007 0 744
2023.2028 27,239 3.570 17,399 832 2,075 475 1,086 0 802
2008-2028 97,716 12,808 62,416 2,985 11,031 1,703 3,894 0 2,877
Share: 15.1% 83.9% 3.1% 113% 1.7% 4.0% 0.0% 2.9%
ladnstrial Demand 2/
1008.2013 8,965 8,527 4,227 2,049 4,965 470 938 Q 783
2013-2018 9353 8,969 4,553 2,207 5,346 506 1,010 0 854
2018-2023 9.760 9,666 4,906 2,378 5,761 545 1,089 0 921
2023.2028 10,185 10,421 5,290 2,564 6,211 588 1,174 [ 993
2008-2028 38,263 37,383 18,976 9.198 22,281 2,109 4,211 0 3,561
Srare: 58.3% 194% 94% 22.8% 2.265 £3% 0.0% 5.6%

L
1/ From EXHIBIT 1.02
2{ From EXHIBIT 1.07

City of Reedsport
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EXHIBIT 1.12

PROJECTIONS OF HOUSEHOLD RETAIL SALES

REEDSPORT, OREGON
2008-2028
= Per Household Household Retail Spending in Millions {(House holds)
’:‘A ICS Category Expenditures 1/ 2008 2013 2018 2023 2028 ‘08-2R
441 Motor Vehides and Parts Dealers $6,197 $12.2 $i3.3 $144 $15.7 $17.1. 14.9
442 Furniture and Howe Furnishings Swwres §731 $i.4 $16 $17 318 s20] $0.6
443 Electronics and Appliance Swres $687 314 $1.5 $1.6 $17 sL9 0.5
455 Building Mawriats and Garden Equipnient £3,2421 368 $7.4 $6.0 $9.7 895 2.7
445  Food and Beverage Stores §4.514 8.9 $9.7 510.6 $1L5 $i251 11.6
446 Health and Personal Care Stores $1,952 $3.9 $4.2 $3.6 $5.0 §55- £1.6
444 Qothing and Clothing Accessorias Stores $1.006 2.0 $22 $23 125 28 0.8
451 Eparting Goods, Hobby, Beck and Music Stoyes $512 sio SL.1 £1.2 313 S14: S04
452 Genera! Merchaudise Stores $3,734 $73 $8.0 $6.7 £9.5 $i03 52.9
453 Miscellaneoas Store Retailers $813 $16 $1.7 $19 $2i8 50.6
22 Foodservices and Drinking Places $2,926 35.8 $6.3 $6.8 $7.4 £2.3
C Totals/Weighted Averages e S sza,s.s'_-: ksz.z_ ____}.:59.1 "~ S618 3472 520.9 ‘1,
e R T R A " per Household “Household il—zt;il—Spmng Jn Millions (Hoﬁ;élmld_s] =2
[.\TA:G Category Expenditores 1/ 2008 2013 2018 2023 2029 08-28 E
441 Motor Vehides and Parts Dealers $6,167 £122 3135 $14.9 5164 $1ey ] ss.9| |
442 Furnizare and Home Furnishings Stores $731 $14 SLo £1.8 19 521 $0.7] |
443 Elecoronkes and Appiiance Stores $637 $1.4 $LS $1.6 31.8 20 s0.7
444 Baiding Matcrials and Carden Equipment $5,442 6.8 $7.5 £8.2 9.1 $.0.1: 33
445  Fond and Beverage Stres $4,534 $8.9 $9.9 s10.9 512.0 $13.2: $4.3
446 Health and Perconal Care Stores 51982 $3.9 $4.3 $4.7 $5.2 55 £1.9
Latil Qothing aod Clothing Accrssornies Stores 51,006 2.0 $2.2 $2.4 127 $29. 21.0
451 Sporting Goods, Hobly, Beok and Music Stores £512 $1.0 $11 51.2 $1% 815 50.5
452 General Merchandise Stores £3,734 7.3 SELL £6.9 $9.9 $i09 £32.6
453 Miscellanegus Store Retailers £813 $1.6 sL8 $1.9 $22 S2.4: 30.8
722 Foodservices and Drinking Places $2,926 35.8 $4.4 $7.0 $7.7 s95! 28| |
\_ Totals/Weighied Averages - 526,564 $sz2 $57.7 $63.7 5703 377.6 5254 |
[T S P 1 T Per Houschold Houschold Nctail Spending in Millions (Houscholds) A
|.\'AICS Catcgory Expenditures 1/ 2008 2013 2018 2023 2028 ‘08-28
[-HI Motor Vehides and Parts Dealecs $6,197 $122 $124 $135 $14.1 £i4.9 $2.7
442 Furnizure and Horoe Furnishings Siores 731 $i.4 LS $1.6 $1.7 $1.8 503
*43 Elecironics and Appliande Swves $6487 $14 $1.4 $15 1.6 $L6 0.3
444 Bulidiug Mawrials and Garden Equipment £2,442 $6.8 $7.1 375 $7.9 83! $1.5
445 Foud and Beverage Stores $4534 we $9.4 2 $103 $:04- 2.0
4456 Health and Persona) Care Stores $1,982 39 $1 $&3 $45 S48 2.9
44 Qlothing ond Clothing Accessorics Stores $1,006 320 $21 $2.2 $23 $24 504
451 Sporting Goods, Hobby, Book and Music Stores $512 $L0 siL $1.1 $1.2 812 50.2
452 General Mevchondise Swores $5,734 $7.3 7.7 $8.1 p 183 5.4 316
453 Miscellanenus Store Rewilers 4813 $1.6 17 $18 31.9 s19 30.4
‘7?2 Foodservices and Drinking Places 2926 $58 S840 $6.4 $67 5790 513
Totals/Weighted Averages 526,564 $52.2 $54.9 $57.7 580.6 583.7 S!L.S

L/ Clarizas, Inc average netal saes figures for Rewds port, Oregon in 2007 dollary,

City of Reedsport
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PROJECTIONS OF COMMERCIAL RETAIL SPACE NEED
REEDSPORT, OREGON

EXHIBIT 1.13

2008-2028
H Hourchold Retail Spending (millivas) 1/ Sules Sappore Spendiog-Suppocted Retad] Demand {SF) 37
INAICS Categnry 2008 2013 2018 2023 2028 “08-'2R Fuctar 2 2008 2013 2018 202) 2028 '08- 28
[l Automotive Furts, Ascsmonies and Thra Stota 5122 133 $14.4 $15.7 S171 ¢ 349 £13% 96,415 104,834 114,138 124,153 135,071 38556
- Fuoraiwre and Home Furnishings Siorer f14 f14 7 18 520 | 06 5202 7.551 8215 3.933 9.724 10579 1028
ladd Elaceronict and AppliancaSrores £l fLs f1.6 17 .9 tos0s 3302 4914 5,06 5,816 6,328 6,334 1,970
i Building Mawriak and Gard e Equipmnt 68 §74 §3.0 £8.7 §0.5 i 27 #3382 1152 20338 22,668 24,662 2,83 7679
1445 Food and Bowmmge Stores 8o £9.7 136 £y s | 86 H 2280 34,605 25,585 19,355 31,941 8141
6 Beahh and Pervonal Care Sizres £39 $42 J46 $50 §55 L 8Lg fratd 15,378 16,721 13.202 12.503 21,544 6166
Clothing ard Clorhing Acceroriar Storer 20 22 1.3 25 §$18 ! 08 3156 13,984 15,214 15,552 18,007 12591
451 Sporting Geads, Hobly, Bock and Mude Scores .0 L 1.2 §1.3 14 1 S04 5192 0% €.042 8573 7151 1780
1452 General Wachandize Stores £735 $3.0 87 855 sl0.3  ; s2y 364 42.150 3472 S8174 63,200 48,856 ?
45 Wircelanesus Score Retalers 516 $1.7 f1.9 [ 23] $22 I 806 f127 15.85¢ 15,047 18370 17,809 19,376 5,545
1732 Food:ervices and Drinidng Placs $52 3.3 568 $74 $21 | s23 567 23,7M 25,30 23,092 3,363 33.250 2516
i Torald Wrighted Averagrs 3523 $56.8  $60.8 3672 $7M2 $20.9 272,465 296,42 322490 450,850 38,7108 241
[ Houschold Retail Speading (milllons) 17 Sales Support Spendlng-Suppocted Retil Demand (OF) 37
INAICS Categoy 2008 2013 2018 2023 2028 '08-'28 Fuctor 2} 2008 2013 2018 2023 2028
j441 Acroractive Panis Acessaries ind s Storzx 5122 §138 §14.4 $16.4 Sl 889 g H6.A1S 106,450 117.52 129762 143,
{442 Furniturr and Home Furnishings Storm 54 518 313 f1e §2. T %07 F103 7251 B337 9,205 10,163
{445 Elzczronisr and Applisnce Storm $14 $15 $1.6 $18 §$20 . &0 $202 4914 3,426 5,990 6,614
444 Building Mararicls ind Garde Equipmaat 3 $75 332 58] $10.1 ¢ B33 < 19,152 21143 23245 2,77
] Food ind Devemge Sceres ££9 $2.8 5icg $12.0 I L 80 M3 22,800 5,173 27,793 20,635
Vit Hrahh and Fersonal Cars Swrs §3¢2 143 7 £5.2 $5.8 tsL9 2k 13,378 16279 15,246 20,697
438 Clothing and Clothing Accessorias Storer f20 $22 £24 $2.7 £2.9 P10 356 13.934 15440 17,047 18,8l
451 Ipaorting Goods, Hobby, Book and Mudt Swtar FlO 511 Fl2 514 §13 $0.5 3192 $.554 6 6779 7474 8, H
52 General Marchandise Stores §75 $8.1 F£9 3 £10.9 8.6 F16d 49,150 38233 66,149 73034 §
423 Mircellansous S1ore Ratudim $16 513 1) $12 $24 0.3 5127 15,83 16359 12,614 20,551 |
72 Foodserv o and Drinking N §:8 £54 $7.0 $7.7 £8.% 32.3 5267 23.73¢ 28532 31,043 3268
; Fotald Weighted Avertges 22§77 Sa8.7 _ S73 3776 335.¢ 373,463 B30 366,699 704,955
i Household Retall Spending (millions) 1/ Sales Support Speadiog-Suppoted Rerd] Dervnd GI) 37
INAICS Catcgory 2008 2013 2018 2023 2026 '08-'28 Tactor 2 2008 2013 2018 2023 28
|41 Acvansiive Pany, Acezmorion and Tire Storas F12.2 $128 $13.5 3141 f149 | 27 F39 9,415 101333 106,502 11,929 117.645 |
1452 Puornitars and Home Fuenizhings Stores $l4 $15 18 $1.7 $1.8 R X ] 5209 7551 7936 8,241 8,767 9214
la43 Electronier and Applisnca Storay £1.4 f14 115 £16 3.5 X 302 4914 5.15% 5.428 5.70% 5,956 |
{444' Building Muscrials and Gard 20 Equipment ) 7.1 $7.5 74 £33 iSLS 3 19,152 20,129 21,184 22,23 2
i Food and Baverage o 82 194 i98 5103 £109 1 $20 kix 22,800 3,963 15,185 26470 !
1446 Health and Tervenal Care Stores $39 5.1 943 845 $43 | $0.9 n7 15,37¢ 16.163 16587 17,854 {
|442 Clothing ard Clething Accmsorics Stores §20 £2.1 22 £23 $24 i S04 Biss 14.657 15447 16235 1
1483 Sperting Godv Hobby, Book and Mmic Swrm $1a st 11 $12 £1.2 802 1193 5,837 6,135 4444
452 General Merchandise Sioom §73 $27 £6.1 f€s 00 1 SLs $164 49,150 31657 54,292 57,061
l453 Mirecllanesus Swre Retallens ¢ LY 3 £l 519 . S04 f127 L8R 14536 15.272 16,057
732 Poodrervices and Drinking Flacm £3.8 $6.0 $6.4 £47 20 1 813 567 23.734 24,945 15218 27.435 .90
¥ Tolllr.’“-'n"érnlll nenapes $522 $349 $57.7 $60.6 $63.7 3115 272 483 286 361 300,968 316321 5352456
V/ Erem Exhibiz 1,32
2 Buad ca naticnsi sverages derved From “Dolian & Cena of Shopping Cawan” Urban Land [oumea 2000,
¥ Asnrnss a marknislmaring reil ipace waangy me el 16%
® Zinmake
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EXHIBIT 1.14
PROJECTIONS OFF COMMERCIAL RETAIL SPACE NEED
REEDSPORT, OREGON

2008-2028
Speuding-Supported Retail Danand 1) 17 Retail Courmerdal Nctail Land Need (Acros)
NAICS Catcgory 2008 2013 2018 2023 2028 '08-'25 FARY 1008 2013 2018 2023 2028 '08-'28
441 Autenonve Bary, Accstionias and Tire Sezres 94,415 04,204 114,118 124,153 135,071 ¢ 38,656 0.2% a9 R 105 11.4 124 ' 351
42 Fumitusz aod Heme Furnishings Stores 7,531 8,215 8,928 0,724 10,579 ; 3,028 0.25 07 03 038 0.2 1.0} 03i
443 Blecwronics and Applinnce Scoces 4914 3,344 5816 6,328 8884 | 1,970 025 03 a3 05 .6 af! 02
444 Burlding Macenals 2ad Garden Equipment 19152 20,3% 22,668 24,642 26,831 | 7,679 02 1.8 1.2 11 2.3 L5 0.7
45 Focd ard Bevengs Srnrey 22,800 24,805 25986 29,355 3104y ¢ 941 023 Z1 23 25 7 29 , 0.8
146 Health ard Prrsonal Corc Stores 15,378 16,73) 18,202 19.802 L3 6,166 023 1.4 i3 1.7 1.3 0 0.6;
448 Cloching 21 Clothing Actessories Stores 12,084 15,214 14,552 18,067 19,39 5,607 0.25% 1.3 1.4 1.5 Tk 1.8 05}
451 Spanung Goods, Hobhy, Bock and Music $totes 5,554 5,042 6,573 2,151 7780 2,227 0.2¢ ns 0.4 Q6 [ 07} 0.25
457 Geaseal Moschandiee Stares 49,150 53472 36,174 64,290 68,556 1 ID70S 025 43 i3 53 58 53 L8]
53 Miscellaneous Stors Retailess 12,830 15,047 15,370 17,300 19,376 | 5,545 0.25 1.3 14 13 1.6 1.8 ‘ a.5;
722 Feodservires and Drinking Plazes 23,73 25,822 28000 30,563 33730 ¢ 9,516 024 2.2 24 2¢& 28 il 0Y9:
75htl.llj\-vn'ﬂuedll perages 2.7‘_?‘46"5 296,425 322,490 350,850 381,703 109,241 0.25 25.0 27.2 29.6 322 35.1 10.0
Spendiog-Supported Retail Demand (S1) 1/ Rerail Commerdal Reruil Land Neod (Acces)
NAICS (‘Atﬁwry 2008 2013 2018 2023 2028 ‘08-'28 EFAR2 2008 2013 2018 2023 2028 '08-'28
44 Automotive Parss, Accessorics aad Tire Stores 95,415 106,450 117,529 129,762 143,268 ! 46,653 0.2 8.9 a8 10.8 1.9 133 { 43}
142 Pumicuzz and Heme Fumishings Stoces 7,551 8,337 2,205 10,163 11,221 § 3,670 025 07 08 03 0.9 1.0} 03;3
443 Electronies aed Appliance Stotes 4,914 5,425 5,920 6,614 7,502 ! 2,388 azs Q3 Qs A6 0.4 07! 0.2}
444 Buiiding Mazzrals and Garden Equipment 19,152 21,145 23,346 29,776 28,459 ¢ 9,307 025 1.8 1.9 21 2.4 26 : 0.9:
443 Foed and Baverage Stores 22,800 25,175 27,793 30,685 33879 14,079 0.24 2.1 23 26 28 S 1.0}
446 Healch and Personal Caxc Scores 15,378 16,979 18,746 20,697 22,851 : S473 0.35 14 1.8 1.7 1.9 21 : 0];
448 Clothing arxf Clothing Accrssoiiex Stores 12,984 15,440 17,047 18,321 20,780 6796 0.5 1.3 1.4 1.6 1.7 1.8 : 0.6}
451 Sporung Goods, Hobby, Back and Music 3coses 5,554 6,132 6,770 7474 8252 | 2,699 025 5 06 0.6 6.7 04 a2
452 Genzral Macchandise Steees 49,150 54,265 59213 66,149 73,034 | 23,884 .23 15 5.3 53 6.1 &7 ( 22
458 Misecllaneours Szore Renailers 13,830 15,270 16.849 18,614 20,551 : 6721 0.25 1.3 1.4 15 1.2 (A5 0.6:
712 Fc‘c-dsﬂzua 12d Drinking Places 23,734 26,203 28022 31,943 35,268 | 11,534 025 & 24 &l 2.2 Tx) L
Toauds/ Woighteod Averngra 272,463 300,621 332,130 366,699 £04,8 6-5 132,402 0.25 25.0 27.6 305 33.7 3722 12.2
B : Spendiog-Supp orted Retedl Damand BF) 17 Retail Cotamordial Retall Land Reod (Acres)
NAICS Caregory 2008 2013 2018 2023 2028 '08-"28 FAR2/ 2008 2013 2018 2023 2028 '08-'18
441 Automotive Farws, Accesccries and Tire Scores 29,415 101,333 104,502 111,935 117,643 i 21,230 0.25 89 923 9.8 10.3 10.8 !} 1.9}
442 Fumiwrz aud Herne Furnishioge Swocss 7551 7,936 8,241 8,767 9,214 ¢ 1,663 025 0.7 07 0.2 0.8 08t 0.2
4¢3 Elecuonics and Appliance Stores 3.914 5,165 5.428 5,705 599 | 1,082 0.25 s 0.5 05 0.5 06! 0.0}
444 Building Muzriols and Gacden Equipment 19,152 20,129 21,156 12238 23,569 ! (217 azs 1.8 L& 1.9 2.0 s 2l 0.4}
415 Food ard Beverage Seores 22,800 23,563 25,185 26,470 27,820 ¢ 5,020 0.2% 2l 2.2 23 2.4 28| 0.5;
446 Health 2rd Petsoual Care Stores 5373 16,163 15,987 17,854 18,764 ! 3,366 (5] 14 LS 1.6 1.6 171 03:
448 Clothing and Clothing Acceascries Stares 13,984 14,697 15,447 16,235 17,063 } 3079 9.25 1.3 .3 14 1.5 16! 03
151 Sporsiag Goeds, Hobby, Bock and Music Stores 5,558 5,337 6,135 6,448 6,776 | 14,223 0.25 0.5 0.5 08 [+ 08 or:
452 Genzral Merchandise Rtcres 45,150 51,657 34,192 57,061 59,572 ! 10822 025 i35 i7 3.0 5.2 551 L0:
453 Miscellancous Seore Reutlets 13,850 14,53 15,277 16,057 16876 | 3,015 018 i3 1.2 14 3 1si 03
722 Fotx;‘ur\_n'ccs and Drinkiog Places 23,734 24,945 26,218 27,535 28‘9_0'1 ] 5,226 0.25 22 13 2.4 25 174 0.5:
Totnds/Weighsed Averages 272,463 286,361 J00.968 316321 332,456 59,994 0.25 25.0 263 27.6 29.0 30.5 55
1/ From Exhibit 1.13
2/ Axumcs typicsl suturban retil profile: single-atory with four pazking spaces pzr 1,000 squate fret of developed space.
YEsdmate
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EXHIBIT 1.15

COMPARISON OF CUMULATIVE DEMAND FOR COMMERCIAL RETAJL LAND
MEDIUM, HIGH AND LOW GROWTH SCENARIOS
2008-2028

14 —
— High Growth Scenario !
12 t Low Growth Scenario .
I
Baseline Growth Scenario
10 A = ~
8 - |
W |
S 6 ot
6 = H
U |
<T; |
4 - -t
|
2 . +
0 - 'r ; : : ; . : i . i : : ; : .
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|
SOURCE: Johnson Reid, LLC
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EXHIBIT 1.16

GROSS NEED FOR COMMERCIAL AND INDUSTRIAL LAND
REEDSPORT, OREGON
2008-2028
Need For Land (Acres) By Scenario:

Medium High Low
Use Type Growth Growth Growth

e R R s e
INDUSTRIAL 4.2 i 4.8 3.5
RETAIL COMMERCIAL I 123 152 6.9

[ CITY RESIDENTS 10.0 H 12.2 i 5.5

REGION/TOURISTS 1/ 25 3.0

[60'1?:'}'{&16}"1'% LODGING

‘SPECIAL]ZED Geresy |

11.7

|
|
|
1.4 \
|
|
|

‘TOTAL T

46.4 ﬂ 287

1/ Assumes regional/tourist demand normalizes at 20% of retail support, given targeted opportunities
outlined in the EOA.

2/ Hospitals, Clinics, ete. for employment not otherwise categorized. Assumes 20 employees per acre
SOURCE: Johnson Reid
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[. INTRODUCTION AND REPORT ORGANIZATION

The City of Reedsport's 2008/09 Planning Program had two objectives. Complete a Goal 9
Economic Opportunities Analysis (EOA) and a Goal 10 Housing Needs Analysis. The following
Goal 10 report is an analysis and inventory of the existing stock and a 2028 year housing unit
forecast.

Organization of This Report

This report is organized into the following sections:

1. Introduction and Report Organization
II. Buildable Residential Land Inventory
Ill. Housing Analysis and Need

The report uses methodologies suggested by Planning for Residential Growth. A Workbook for
Oregon’s Urban Areas produced by the Transportation and Growth Management Program (TGM)
of the Oregon Department of Transportation (ODOT) and the Oregon Department of Land
Conservation and Development (OLCD) in order to meet the requirements of the Statewide
Planning Goal 10 (OAR 660-015-0000(10)) and guidelines (Division 010 Housing).

The residential land inventory information in this section is a summary of the complete Buildable
Land Inventory (2009).

Housing Needs Analysis 2 The Benkendorf Associates Corp.
October 2009
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Il BUILDABLE RESIDENTIAL LAND INVENTORY

This section summarizes the number of vacant acres of buildable land in each plan designation that
allows residential uses in the City of Reedsport and existing Urban Growth Boundary (UGB).
Buildable land is defined as land that is suitable and available and necessary for the designated
uses. This section provides the basis for subsequent calculations on the capacity of the UGB to
accommodate future growth.

The Benkendorf Associates Corp. (TBAC) performed a visual inventory of all land uses and vacant
lands in Reedsport in September 2008. TBAC refined this inventory through further field-checking
and aerial photography in November 2008. The information in this section is a summary of the
complete Buildable Land Inventory. Please refer to that section for a complete land inventory for all
of the land use categories in the city and UGB.

There are three residential land use zones designated in the Reedsport Zoning Ordinance:
e Rural Suburban Residential (RA)
= Single Family Residential (R1)
=  Multifamily Residential (R2)

Table 1.1 below shows the total land in residential zones within the UGB and the City limits of
Reedsport. The UGB extends north and south beyond the City limits. Exhibit 1 (Land Use Map) in
the Buildable Land Inventory (2009) shows the total land by land use zone within the UGB and the
City limits of Reedsport.

TABLE 1.1
LAND WITHIN THE CiTY LIMITS AND UGB BY ZONING DISTRICT

7 - 1 Total Acres within
Zone =t . .. Citv/UGB Total Parcels
RA - Rural Suburban Residential 153.55 76
R1 - Single Family Residential 378.42 1,386
R2 - Multifamily Residential 156.71 122
| SUBTOTAL City Limits 688.68 1,584
|
| RA - Rural Suburban Residential 418.02 7|
R1 - Single Family Residential 223.81 14 ’
R2 - Multifamily Residential 2.51 1
. SUBTOTAL UGB 644.34 22 ]
TOTAL 1,333.02. 1,606 |

Source: The Benkendorf Associates Corp.; 2008

A. GROSS BUILDABLE VACANT ACRES BY ZONING DISTRICT

Those parcels considered as vacant in the following analysis include fully vacant parcels and
parcels that are partially vacant and/or redevelopable. Table 1.2 shows a summary of the gross
vacant buildable acreage figures by residential zone within the City limits and UGB. This table
summarizes the inventory by individual parcels contained in the Buildable Land Inventory (2009).

3 The Benkendorf Associates Corp.
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The parcels in Table 1.2 are given three classifications:

e “Vacant” - 100% of the parcel was identified as vacant and potentially buildable;

e "Partially vacant” — parcels with some development on the site and with development
potential on the vacant portion of the site

¢ "Vacant but unbuildable” — parcels that are vacant or partially vacant but that have
constraints that leave no buildable areas on the site, such as slopes exceeding 25% and
wetlands.

For the “vacant” and “partially vacant” categories, the table shows the total gross acres and the
gross buildable acres that subtracts unbuildable land that is subject to physical constraints, such as
slopes exceeding 25% and wetlands. For the purposes of the inventory, unbuildable vacant land
also includes the developed portion of partially vacant parcels.

As shown in Table 11.2, a total of 300.57 gross acres of land in the City of Reedsport and its UGB is
classified as vacant and buildable for residential uses. There are also 4.73 gross acres of buildable
residential land that are classified as partially vacant.

Exhibit 2 (Vacant Parcels Map) in the Buildable Land Inventory (2008) shows the vacant parcels
within the UGB and the City limits of Reedsport.

Housing Needs Analysis 4 The Benkendorf Associates Corp.
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SUMMARY OF VACANT PARCELS WITHIN UGB & CITY BY ZONING DISTRICT

TABLE 1.2

[ Total Yacant Partially Vacant Vacant but Unbuildable |
Total Total Gross Gross
Gross Gross Buildable Total Gross | Buildable Total Gross
Primary zone Parcels acres Parcels acres acres Parcels acres acres Parcels acres
| Single Family Residential 1,400 602.23 61 275.37 126.21 1 6.69 1.17 29 627
Rural Suburban
Residential 83 571.57 26 515.03 119.16 1] 4.48 3.02 8 1.73
Multi-Family Residential 123 159.22 41 0.33 55.20 1 Sl 0.54 14 3.26
1,606 1,333.02 128 790.73 300.57 3 16.54 4,73 51 11.26

Note:

*Unbuildable contains residential zoned parcels less than 0.1 acres

*The difference between total acres and buildable acres on vacant parcels is because some parcels lie partially outside city limits

Housing Needs Analysis
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B. NET BUILDABLE VACANT ACRES BY ZONING DISTRICT

Net buildable vacant acres are calculated by subtracting land needed for future public facilities from
gross buildable vacant acres. For the purpose of this analysis, land needed for future facilities is
defined as 25% of all gross buildable vacant land acreage.

Table 1.3 below shows the gross buildable vacant acreage data from Table 1.2 categorized within
city limits and within the UGB. It also shows the conversion to net acreage by subtracting 25% from

gross buildable acres.

As shown in the table, there are 88.51 acres of net buildable residential acres within the City limits
of Reedsport and another 140.48 net buildable residential acres within the UGB. A large
percentage of the vacant buildable residential acres are outside the City limits, but in the UGB. The
total net buildable acres inside the City limits account for 38.7% of the total net buildable residential
land as compared to 61.3% in the UGB.

TABLE 1.3
INVENTORY OF NET BUILDABLE LAND BY ZONING DISTRICT
LI Znnc 'f']‘ﬂu'l‘dable Eﬁld_njﬂc Net Buildable
Zone Code |  parcels _acres. acres
| City Limits |
Single Family Residential SF 52 36.57 27.43
Rural Suburban Residential RSR 22 25.69 19.27
Multi-Family Residential MFR 42 55.74 4].81]
SUBTOTAL City 116 118.00 88.51
UGB Limits
Single Family Residential SF 10 90.81 68.11
Rural Suburban Residential RSR 5 96.49 72.37
SUBTOTAL UGB 15 187.30 140.48
TOTAL 131 | 305.30 228.99
6 The Benkendorf Associates Corp.
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Il HOUSING ANALYSIS AND NEED

A. INTRODUCTION

This analysis outlines a forecast of housing need within the City of Reedsport's Urban Growth
Boundary (UGB). The housing need forecast was generated through 2028. The primary data
sources used in generating this forecast were the U.S. Census, Claritas Inc. (third-party market
data source), and the 20-year Employment Forecast included in this report. Other sources are
identified as appropriate.

B. CURRENT HOUSING NEEDS

1. CURRENT HOUSING PROFILE

In general, Reedsport has seen a demographic trend towards older and smaller households that is
projected to continue into the future. Overall, the share of householders aged 60 and greater has
grown, along with those aged 25 to 35. However, the share of householders in middle-age has
fallen somewhat since 2000. (As is discussed below, these trends are projected to continue into
the future.)

Reedsport features a very low median income in comparison to both Douglas County and the state.
In 2008, the estimated median income in Reedsport is $29,060 in comparison to $38,722 in the
county, and $56,300 statewide (Claritas Inc. and U.S. Census). This implies the importance of
affordable housing alternatives in Reedsport.

The profile of current housing conditions in the study area is based on data from Claritas Inc.,
which derives its data from the Nielson market research, and U.S. Census data on the block level.
Estimates of current population and households were cross referenced with the Douglas County
coordinated population forecast and estimates from the Population Research Center at Portland
State University, and the U.S. Census.

We estimate a current population of 4,350, living in 1,966 households. Average household size is
2.19 persons, smaller than the statewide average of 2.5 statewide, as would be expected from
older households with fewer children present.

The estimated current vacancy rate of housing units is high at 11.1%. Typically a vacancy leve! of
roughly 5% is considered a healthy level reflecting basic turnover of among households. Part of
the explanation of Reedsport elevated vacancy rate is that it includes second homes in the city.

7 The Benkendosf Associates Corp.
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TABLE lll1
PROFILE OF HOUSING CONDITIONS (2008)

CURRENT HOUSING CONDITIONS (2008) SOURCE
Total 2008 Population: 4,350 Claritas’
- Estimated group housing population: -45  (1.1%of Total)  Claritas
Estimated 2008 Population: 4,305 (Total - Group)
Estimated 2008 Households: 1,966 Claritas
Avg. HH Size: 2.19 (Pop/HH) Claritas
Total Housing Units: 2,211 Claritas
Occupied Housing Units: 1,966
Vacant Housing Units: 245
Current Vacancy Rate: 11.1%

1 Claritas figures were cross-referenced with figures from the U.S. Census and PSU Population Research Center.

2. ESTIMATE OF CURRENT HOUSING NEED

Following the establishment of the current housing profile, the current housing need was
determined based upon the age and income characteristics of current households. The analysis
considered the propensity of households in specific age and income levels to either rent or own
their home in order to denve the current need for ownership and rental housing units and the
affordable cost level of each. This presents a snapshot of current housing need equal to the
number of households in the study area.

TABLE 1112
ESTIMATE OF CURRENT HOUSING NEED (2008)
Ownership Rental
Price Range # Units % of Units | Cumulative Rent Level # Units % of Units | Cumulative
30-50k 100 7.6% 7.6% 30 -250 199 30.7% 30.7%
3§50k - 70k 136 10.3% 17.9% $250-375 85 13.2% 43.9%
$70k - 90k 105 8.0% 259% $375-500 61 9.4% 53.2%
$90k - 120k 120 9.1% 35.0% $500 - 625 47 7.3% 60.6%
$120k - 160k 203 15.4% 50.4% $625-875 88 13.7% 742%
$160k - 230k 199 15.1% 65.6% $875-1,250 71 11.0% 85.2%
$230k - 350k 250 19.0% 84.5% $1,250- 1,875 73 11.2% 96.5%
$350k - 460k 118 8.9% 93.4% $1,875- 2,500 15 2.3% 98.7%
$460k - 690k 67 51% 98.5% 52,500 -3,750 1 0.2% 98.9%
$690k + 20 1.5% 100.0% $3,750 + 7 1.1% 100.0% All Units
Totals: 1,319 % of All: 67.1% Totals: 647 % of All: 32.9% 1,966

Sources: Claritas Inc., Census, Johnson Reid LLC

The price levels presented above assumes that an "affordable” housing payment equals 30% of a
household’s gross income. The affordable price level for ownership housing assumes 30-year
amortization, at an interest rate of 6.5%, with 15% down payment.

The estimated needs presented in Table I1l.2 are based on income levels. As one might expect
from the low income levels in Reedsport, the most need is found for lower-cost housing. A bulk of
need for ownership housing is for units priced less than $230,000. The need for rental housing is

8 The Benkendorf Associates Corp.
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massed at the bottom of the price spectrum, with the single largest need at the very bottom of the
range. Roughly 50% of the estimated rental need is in a range that would typically require
subsidized affordable housing.

3. CURRENT HOUSING INVENTORY

The profile of current housing needs represents the preference and affordability levels of
households. In reality, the current housing inventory differs from this profile, meaning that some
households find themselves in housing units which are not optimal, either not meeting the
household’'s own/rent preference, or being under- or over-affordable.

A profile of current housing inventory in the City of Reedsport was determined using Census data
from the 2000 Census, which provides profile of housing values, rent levels and housing types
(single family, attached, manufactured home, elc.).

The following figure presents a profile of housing inventory of ownership and rental housing in the
study area.

e« An estimated 66.5% of housing units are ownership units, while an estimated 33.5% of
housing units are rental units.

« The majority of ownership housing units in Reedsport are seasoned low to moderately-
valued single family and manufactured home units. Compared to the current housing need
identified above, there seems to be significant ownership housing available within the low
price range demanded.

* Rental units are split between roughly one-third single family homes and two thirds
attached units. Existing rental units fall at the low end of the price spectrum, with 85% of
units renting for less than $500. Despite significant need in Reedsport for low-cost rental
units, this analysis indicates that there is currently a surplus of low-end units and a lack of
mid-priced units (see following section.)
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TABLE .3

PROFILE OF CURRENT HOUSING INVENTORY (2008)
OWNERSHIP HOUSING
PriceRange | RS Duplex P IOF R home omertamp| Unns | %°TUnes ST
$0 - 50k 245 0 0 1 70 3 319 21.7% 21.7%
$50k - 70k 212 0 0 1 61 2 276 18.8% 40.5%
$70k - 90k 212 0 0 1 61 2 276 188% 59.3%
$90k - 120k 211 0 0 1 61 2 276 18.8% 78.1%
$120k - 160k 167 0 0 1 48 2 217 14.8% 92.9%
$160k - 230k 43 0 0 0 12 0 56 3.8% 96.7%
$230k - 350k 24 0 0 0 7 0 32 2.2% 98.8%
$350k - 460k 6 ] 0 0 2 0 7 0.5% 99.4%
$460k - 690k 4 ] 0 0 1 0 5 0.4% 99.7%
$690k + 3 0 0 0 1 0 4 0.3% 100.0%
Totals: 1127 0 0 7 324 12 1,470| % of All Units: 66.5%
Percentage: 76.7% 0.0% 0.0% 0.5% 22.0% 0.8%| 100.0%
RENTAL HOUSING
rrcenange | S8 pupes Tort S n et Rt ] e [ coorums Sy
$0 - 250 98 14 60 108 12 0 293 39.6% 39.6%
$250 - 375 52 7 32 59 7 0 158 21.3% 60.9%
$375-500 62 8 36 63 7 0 177 23.9% 84.7%
$500 - 625 11 2 11 26 2 0 52 7.1% 91.8%
$625-875 10 3 12 30 2 0 57 7.6% 99.5%
$875-1,250 15 0 1 -12 0 0 4 0.5% 100.0%
$1,250- 1,875 13 0 0 -13 0 0 0 0.0% 100.0%
$1,875 - 2,500 8 0 0 -8 0 0 0 0.0% 100.0%
$2,500- 3,750 0 0 ] 0 0 0 0 0.0% 100.0%
$3,750 + 0 0 0 0 0 0 0 0.0% 100.0%
Totals: 269 35 152 254 31 0 741] % of All Units: 33.5%
Percentage: 36.3% 4.7% 20.5% 34.2% 4.2% 0.0%| 100.0%
TOTAL HOUSING UNITS
i - or 4- 5+ Units Manuf, Boat, RV, Total ¥
g;rxlngill; Ripiex 3p(]):x l\dl;-‘Rl hzme ou:er temp| Units varlioin

Totals: 1,397 35 152 260 355 12 2,211 100%
Percentage: 63.2% 1.6% 6.9% 11.8% 16.1% ©0.6%| 100.0%

Sources: Claritas Inc., Census, Johnson Reid LLC

4. RECONCILIATION OF CURRENT HOUSING NEEDS WiTH CURRENT INVENTORY

A comparison of estimated current housing needs with current supply identifies the existing
discrepancies between needs and what is actually available.

The Benkendorf Associates Corp.
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TABLE llf.4
COMPARISON OF CURRENT NEED TO CURRENT INVENTORY

Ownership Rental
Price Range Estimated | Estimated | Unment Need G Estimated | Estimated | Unment Need
Current Need| Current | or (Surplus Current Need| Current | or (Surplus)

$0 - 50k 100 319 (219) $0-250 199 293 99)
$50k - 70k 136 276 (140) $250-375 85 158 (72)
$70k - 90k 105 276 (171) $375-500 61 177 (116)
$90k - 120k 120 276 (155) $500-625 47 52 (5)
$120k - 160k 203 217 (14) $625 - 875 88 57 32
$160k - 230k 199 56 143 $875 - 1,250 71 4 67
$230k - 350k 250 32 218 $1,250- 1,875 73 0 73
$350k - 460k 118 7 110 $1,875 - 2,500 15 0 15
$460k - 690k 67 5 61 $2,500-3,750 1 0 1
$690k + 20 4 16 $3,750 + 7 0 7
Totals: 1,319 1,470 (152) Totals: 647 741 (94)
Occupied Units: 1,966
All Housing Units: 2,211
Total Unit Surplus: (245)

Sources: Claritas, Census, Johnson Reid LLC

In general, Table il 4 identifies a current surplus of low-value ownership and rental housing, and
support (based on income) for more medium and high priced options. These estimates are based
on the current income and age profiles discussed above.

C. FUTURE HOUSING NEEDS

1. FUTURE HOUSING PROFILE (2028)

The profile of future (20-year) housing conditions in the study area is based on the current housing
profile, multiplied by an assumed projected future population growih rate. The projected population
growlh rate incorporates the 20-year Employment Forecast presented in the Economic
Opportunities Analysis (2009) of this report. This assumes that economic and employment growih
will be a pimary determinant of the number of households seeking to locate in the study area.

Future population growth rate was calculated under three scenarios (baseline, low growlih, and high
growth). These scenarios assume a population growth rate of 1.7%, 1.0% and 2.0% respectively.

The following table presents growth forecasts under these three scenarios.

The projection of future needs assumes a more sustainable vacancy rate of 8% over the long run.

11 The Benkendorf Associates Corp.
Qctober 2009



Housing Needs Analysis
City of Reedsport

TABLE L5
PROFILE OF FUTURE HOUSING CONDITIONS (2028)

Baseline Growth| Low Growth High Growth
Scenario Scenario Scenario
2008 Population: 4,305 4,305 4,305
Annual Growth Rate: ' 1.7% 1.0% 2.0%
Estimated 2028 Population: 6,027 5,255 6,398
Estimated 2028 Households: 2,752 2,399 2,921
Total Housing Units: 2,991 2,608 3,175
Occupied Housing Units: 2,752 2,399 2,921
Vacant Housing Units: 239 209 254
New Population ('08-'28): 1,722 950 2,093
New Households ('08-'28): 786 434 956

Assumes average future household size of 2.19, and unit vacancy of 8%.
Sources: Claritas, Census, Johnson Reid, LLC.

2. PROJECTION OF FUTURE HOUSING NEED (2028 — BASELINE SCENARIO)

The profile of future housing needs was derived using the same methodology used to produce the
estimate of current housing need. It includes current and future households. A discussion of
demographic, economic, and other trends that will affect future housing needs is included in the
Economic Opportunities Analysis.

TABLE 111.6
PROJECTED TOTAL FUTURE HOUSING NEEDS (2028 — BASELINE SCENARIO)
Ownership Rental
Price Range # Unpits % of Units | Cumulative Rent # Units % of Units | Cumulative

$0 - 50k 76 3.4% 3.4% $0 - 250 -17 -22% -2.2%

$50k - 70k -42 -1.9% 1.5% $250 - 375 -44 -5.7% -7.9%

$70k - 90k 232 10.5% 12.0% $375-500 157 20.1% 12.2%

$90k - 120k -34 -1.5% 10.5% $500 - 625 -3 -0.4% 11.8%

$120k - 160k 226 10.2% 20.7% $625- 875 169 21.6% 333%

$160k - 230k 386 17.5% 38.2% $875 - 1.250 253 32.3% 65.6%

$230k - 350k 300 13.6% 51.8% $1,250-1,875 156 19.9% 85.5%

$350k - 460k 560 25.3% 77.1% 41,875 - 2,500 80 10.3% 95.8%

$460k - 690k 438 19.8% 97.0% $2,500 - 3,750 14 1.7% 97.5%

$690k + 67 3.0% 100.0% $3,750 + 19 2.5% 100.0% All Units
Totals: 2,208 % ol All: 73.8% Totals: 783 % of All: 26.2% 2,991

Sources: Claritas, Census, Johnson Reid, LLC.

The analysis considered the propensity of households at specific age and income levels to either
rent or own their home, in order to derive the future need for ownership and rent housing units, and
the affordable cost level of each. The projected need is for all 2028 households and therefore
includes the needs of current households.

e The percentage of owners is expected to climb somewhat from an estimated 67% in 2008
to almost 74% in 2028. This projection is largely based on the propensity of older
households to own their home relative to younger households. As aging trends in
Reedsport progress, this is projected to increase the overall share of owner households
relative to renter households.

12 The Benkendorf Associates Corp.
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s The price levels presented above assumes that an “affordable” housing payment equals
30% of a household's gross income. The affordable price level for ownership housing
assumes 30-year amortization, at an interest rate of 6.5%, with 15% down payment.
Income levels and price levels are presented in 2008 dollars.

3. RECONCILIATION OF FUTURE HOUSING NEEDS AND CURRENT HOUSING INVENTORY

The profile of total future housing need (baseline growth scenario) was reconciled with the current
housing inventory to determine the total future need for new housing units by type and price range
(next page).

The results find a need for 780 new housing units by 2028.

» The new needed units will have a high ratio of ownership units to rentals (94% to 6%) to
match the preferences of the anticipated future population1. This skewed result reflects
that a larger share of households are projected to be owners in 2028 than in 2008.
Therefore, the net new units presented in Table I11.7 are projected to be mostly for owners
rather than renters.

e This does not imply that the rental stock will be largely the same in 20 years as it is now,
but rather that new rental units are likely to replace existing units which are retired from
the market.

+ Due to this high demand for ownership units, an estimated 93% of needed future units will
be single family units. An estimated 5% of needed units will be multi-family in structures
of 5+ attached units, most of these being needed rental units.

e Less than 2% of new demand will be for duplex units. 4% will be for manufactured home
units, mostly for ownership. And no need is projected for additional triplex or 4-plex units.

* Fewer units will be needed at the lower end of the cost spectrum and more at higher
levels. This reflects the general increase of incomes over time due to inflation®. In
general, the relative income levels and age demographics in Reedsport are expected to
continue into the future.

! The analysis assumes that for new housing units in Reedsport, 94% will be owner-occupied and 6% will be rental units. The
percentage of all owner-occupied units (existing and new combined) is expected to climb to about 74% in 2028. This projection is
largely based on demographic forecasts of an aging population in Reedsport, and the higher propensity for older households to own
their home relative to younger households. Reedsport does not suffer from a lack of available rental units, but in fact suffers from a
current overabundance of these units. As a result, new units will need to be overwhelmingly ownership to achieve balance over time.

> The study bases household demand on the projected age and income cohorts of households over time. As noted previously, the
composition of households in the Reedsport area is expected to be substantially older, with a higher propensity to own their residence
over time. The projected rise in incomes is consistent with the change in age profile. The composition of households and their
projected housing needs is balanced against the composition of housing stock, and the study identifies the marginal need for housing
by type. New housing production is expected to provide housing for the higher level of the spectrum, with existing and aging stock
providing for much of the more affordable housing need.

Housing Needs Analysis 13 The Benkendorf Associates Corp.
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TABLE IIL.7

PROJECTED FUTURE NEED FOR NEW HOUSING UNITS (2028)

OWNERSHIP HOUSING

prcerange | VS pupiex T BN el v e |t T
$0 - 50k -182 0 0 -1 -58 -2 -244 -33.0% -33.0%
$50k - 70k -246 0 0 -1 -68 -3 -318 -43.1% -76.1%
$70k - 90k -21 0 0 0 -23 -1 -45 -6.1% -82.2%
$90k - 120k -240 0 0 -1 -66 -3 -310 -42.0%  -124.2%
$120k - 160k 20 0 0 0 -11 0 9 1.2%  -123.0%
$160k - 230k 275 0 0 2 51 2 329 44.6% -78.3%
$230k - 350k 223 0 0 1 42 2 269 36.4% -41.9%
$350k - 460k 455 0 0 3 90 3 552 74.8% 32.9%
$460k - 690k 357 0 0 2 70 3 433 58.6% 91.5%
$690k + 52 0 0 0 10 0 63 8.5% 100.0%
Totals: 692 1 1 5 37 1 738| % All Units: 94.6%
Percentage: 93.8% 0.2% 0.1% 0.6% 5.1% 0.2%]| 100.0%
RENTAL HOUSING
PriceRangs | piny Oo0ex Tl TP lome aehersemp| Do | o0tUnts ST
$0-250 -105 -15 -63 -115 -13 0 -310 -733.5%  -733.5%
$250-375 -69 -10 -40 -76 -8 0 -202 -4783% -1211.8%
$375-500 -1 1 -10 -6 -3 0 -20 -46.4% -12582%
$500 - 625 -12 -3 -11 -27 -2 0 -55 -131.2% -1389.3%
$625 - 875 55 7 16 31 3 0 112 265.6% -1123.8%
$875 - 1,250 82 14 41 104 8 0 249 587.9%  -5359%
$1,250- 1,875 47 9 26 70 5 0 156 3682%  -167.7%
$1,875 - 2,5004 23 5 13 37 2 0 80 189.9% 22.2%
$2,500 - 3,750 5 1 2 5 0 0 14 32.2% 54.5%
$3,750 + 7 1 3 7 1 0 19 45.5% 100.0%
Totals: 32 9 -23 31 -7 0 42| % All Units: 54%
Percentage: 76.3% 222%  -54.0% 722% -16.7% 0.0%| 100.0%
TOTAL HOUSING UNITS
i - - S5+ Units Manuf. Boat, RV, Total X
:;lerizill‘; Dupis: 3]:;:: ;i MEFR Home othert'temp Units o RGNS
Totals: 725 11 -22 35 30 1 780] 100%
Percentage: 92.9% 1.4% -2.8% 4.5% 3.9% 0.2%| 100.0%

Sources: Claritas Inc,, Census, Johnson Reid LLC
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4. COMPARISON OF NET BUILDABLE ACREAGE NEEDED TO NET BUILDABLE ACREAGE AVAILABLE
The City of Reedsport has three residential zoning districts that allow residential uses ranging from
very low density to multifamily structures. There is significant disparity between the minimum
densities allowed in the single family and multi-family zones.

Table 111.8 displays the net acreage of buildable residential lands within the City Limits, within the
UGB, and total. It also estimates the number of units these buildable lands could accommodate.

TABLE I11.8
PROJECTED RESIDENTIAL UNITS ON NET BUILDABLE LAND
City Limits UGB Area TOTAL

Comp Plan Reedsport Zoning Avg. Units/|] Vacant Parcel | Vacant Parcel | Vacant Parcel Est. Units
Designation Designation Net Acre |NetAcres Count |Net Acres Count |Net Acres Count |Accommodated
RA Rural Suburban Zone 1.63 19.27 22 7237 5 91.64 27 150
R1 Single Family Residentiall 5.45 27.43 52 68.11 10 95.54 62 520
R2 Multifamily Residential 32.70 41.81 42 0.00 0 41.81 42 1,367
Totals/Averages: 8.90 88.51 116] 140.48 15| 22899 131 2,037

Sources: City of Reedsport, Johnson Reid LLC

Housing Needs Analysis

City of Reedsport

As shown in Table [11.8 above, the 229 net acres of buildable lands could accommodate an
estimated total of 2,037 units, for an overall density of 8.9 units per net acre. These lands constitute
131 separate parcels, averaging 1.7 acres in size.

Most of the buildable land is zoned R1 (95.5 acres), followed by RA (91.6 acres), and R2 (41.8
acres). However, due to the density of the R2 zone, the available acreage can accommodate
many more units than the other two lower-density zones combined. Overall, the existing buildable
land has the potential to accommodate many of the needed units over the 20-year planning period.

Table 111.9 presents the estimated additional acreage needed by 2028 to accommodate the number
of future households projected under the three growth scenarios.

Our projections indicate adequate residential capacity in aggregate, although a mismatch in terms
of type. .

The estimates provided in Table I11.9 assume that future developed lands maintain roughly the
same ratio of land area among the zones that is currently found within the city limits (RA 22%, R1
55%, R2 23%).

15 The Benkendorf Associates Corp.
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TABLE 11,9
PROJECTED NEEDED RESIDENTIAL ACREAGE (2028)

BASELINE GROWTH SCENARIO
1.7% Annual Growth Rate

New Units | Capacity of | Total Future | |, . Per Net Gross
Zoning Designation Demand | VacantLands| Unit Need - Net A Acreage Acreage
2028 (nUnits) | VacantLands| Ne'ACT®| Needed Needed
RA Rural Suburban Zone 113 150 -37 1.6 -23 -30
R1 Single Family Residential| 693 520 173 5.4 32 42
R2 Multifamily Residential 21 1,367 -1,346 32.7 -41 -55
Totals/Averages: | 827 2,037 -1,210 8.9 -32 -43
LOW GROWTH SCENARIO
1.0% Annual Growth Rate
New Units | Capacity of | Total Future Units Per Net Gross
Zoning Designation Demand | VacantLands| UnitNeed - NetA Acreage Acreage
2028 (InUnits) | VacantLands| NC'ACTe| v cded Needed
RA Rural Suburban Zone 74 150 -75 1.6 -46 -62
R1 Single Family Residential] 360 520 -160 5.4 -29 -39
R2 Multifamily Residential -37 1,367 -1,404 32.7 -43 -57
Totals/Averages: 397 2,037 -1,640 8.9 -119 -158
HIGH GROWTH SCENARIO
2.0% Annual Growth Rate
New Units | Capacity of | Total Future Units Per Net Gross
Zoning Designation Demand | VacantLands| UnitNeed - RSy | Acreage Acreage
2028 (inUnits) | VacantLands| Ne'ACT®| nooded Needed
RA Rural Suburban Zone 126 150 -23 1.6 -14 -19
R1 Single Family Residential| 801 520 280 5.4 52 69
R2 Multifamily Residential 38 1,367 -1,330 32.7 -41 -54
Totals/Averages: | 964 | 2,037 -1,073 8.9 -4 -5

Sources: City of Reedsport, Johnson Reid LLC

The low growlh scenario finds a current supply of buildable land sufficient to accommodate all units
needed over 20 years. In fact, there is a surplus of land in each residential zoning category.

In all scenarios there is estimated to be a surplus of multi-family residential zoned land. Currently
available buildable land could accommodate over 1,300 more multi-family units than are projected
to be needed over the 20-year period. The baseline and high-growlh scenarios project future need
for additional R1 (Single Family Residential) [and.

In the baseline scenario, the City has sufficient buildable land capacity for 670 single family units (in
the RA and R1 zones), or 83% of the 806 total single family units projected to be needed by 2028.
The City has a surplus multi-family unit capacity of 1,346 units, or 55 gross acres, compared to its
projected multifamily unit need. Based on the needed residential acreage in the baseline scenario,
the City should consider converting some of its multifamily zoned land to single family zones within
the next 5 to 10 years.
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|. BUILDABLE LAND INVENTORY

The objective of this report is to calculate the number of acres of buildable land in each plan
designation in the existing Urban Growth Boundary (UGB) and the City of Reedsport. Buildable
land is defined as land that is suitable and available and necessary for the designated uses. This
report provides the basis for subsequent calculations on the capacity of the UGB to accommodate
future growth.

The following analysis uses a methodology suggested by Planning for Residential Growth: A
Workbook for Oregon’s Urban Areas produced by the Transportation and Growth Management
Program (TGM) of the Oregon Department of Transportation (ODOT) and the Oregon Department
of Land Conservation and Development (DLCD). The steps used in this methodology have been
followed to the greatest extent possible, given the data available for the City of Reedsport.

A. GROSS BUILDABLE VACANT ACRES BY ZONING DISTRICT

The Benkendorf Associates Corp. (TBAC) performed a visual inventory of all land uses and vacant
lands in Reedsport in September 2008. TBAC refined this inventory through further field-checking
and aerial photography in November 2008.

Those parcels considered as vacant in the following analysis include fully vacant parcels and
parcels that are partially vacant and/or redevelopable.

Table 1.1 illustrates the land use zones designated by the City of Reedsport and Douglas County in
their Zoning Ordinances. These zones account for all the land within the City limits and UGB. As
shown in Exhibit 1 (Land Use Map) at the end of this section, the UGB extends beyond the City
limits North and South of the City iimits. Table 1.2 illustrates the total land within the UGB and the
City limits of Reedsport.

3 The Benkendorf Associates Corp.
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CiTY OF REEDSPORT ZONING DISTRICTS

TABLE I.1

Zone Code
—
Commercial
Commercial C
Commercial Transitional CT
Water-Related Commercial WCT
Estuarine Development ED
Industrial
Light Industrial LI
Heavy Industrial HI
Water-Dependent Industrial WDI
Residential
Single Family Residential SF
Rural Suburban Residential RSR
Multi-Family Residential MFR
Other
Public/Semi Public Land P
Urban Conservation ucC
Estuarine Natural EN
L Estuarine Conservation EC
Agricultural Resource AR

Source: City of Reedsport Zoning Ordinances

The Benkendorf Associates Corp.
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TABLE I.2

LAND WITHIN THE CITY LIMITS AND UGB BY ZONING DISTRICT

y s 2t YRR 'ﬂ‘ T E M sy o ,!f- Total Acres i
L AR i 1 i e | L withi ‘

Zome ; e | cityuGB Total Parcels
C - Commercial 101.06 270 |
CT - Comumercial Transitional 8.32 59
WCT - Water-Related Commercial 1.30 |
ED - Estuarine Development 0.87
LI - LIght Industrial 26.29 95
HI - Heavy Industrial 16.04 6
WDI - Water-Dependent Industrial 36.79 16

| SF - Single Family Residential 378.42 1,386
RSR - Rural Suburban Residential 153.55 76
MFR - Multi-Family Residential 156.71 122
P - Public/Semi Public Land 88.50 21
UC - Urban Conservation 49.30 8 ‘
EC - Estuarine Conservation 19.93 8
SUBTOTAL City Limits 1037.08 2,072

| SF - Single Family Residential 223 81 14

| RSR - Rural Suburban Residential 418.02 7
MFR - Multi-Family Residential 251 1
P - Public/Semi Public Land 78.85 |
UC - Urban Conservation 278.89 17
'EN - Estuarine Natural 50.03 3
EC - Estuarine Conservation 1.0] 2
AR - Agricultural Resource 123.31 3]
SUBTOTAL UGB 1,176.43 48
TOTAL 2,213.51 2,120

Source: The Benkendorf Associates Corp.; 2008

The gross vacant buildable acreage figures within the UGB and the Cily of Reedsport are iliusirated
in Table 1.3. Unbuildable vacant land is defined as vacant land which is subject to physical
consiraints, such as flood plain and slopes exceeding 25%. For the purposes of lhis calculation,
unbuildable vacant land also includes the developed portion of partially vacant parcels.

Table 1.3 below contains an inventory of all parcels identified as vacant within the City limits and
UGB. The parcels have been given four classifications:
=  “"Vacant” - 100% of the parcel has been identified as buildable;
= “Partially vacant” — parcels with some development on the site and with development
potential on the vacant portion of the site;

5 The Benkendorf Associates Corp.
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» “Redevelopable” — the site has potential for redevelopment once abandoned or low value
structures are removed.

¢ “Vacant Unbuidable” — parcels that are vacant but have constraints that make them
unbuildable, such as tideland/estuary land.

The 25% slope and wetland columns are subtracted from the “total acres” to determine the “final
gross buildable acres™ figure. The 100-year floodplain acreage is not subtracted since development
is not prohibited in these areas. As shown in Table 1.3, a total of 555.25 acres of land in the City of
Reedsport and its UGB is classified as vacant and buildable, out of a total of 274 vacant parcels
containing 1449.62 acres. The UGB contains 328.65 gross acres of buildable land, compared to
146.72 gross acres of buildable land inside the city limits.

A map showing all of the parcels listed in Table 1.3 has been produced as a separate exhibit (see
Exhibit 2 (Vacant Parcels Map)) at the end of this section).

Table 1.4 shows a summary of the inventory of vacant parcels in Table 1.3. In the table, all
residentially-zoned land with an area of less than 0.1 acres has been classified as unbuildable. All
commercially-zoned land with an area of less than 0.25 acres has been classified as unbuildable.
All industrially-zoned land with an area of less than 0.5 acres has been classified as unbuildable.
Sites of these sizes are incidental 1o the scope of examining the city’s long term (20 year) land use
needs.

6 The Benkendorf Associates Corp.
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TABLE 1.3
INVENTORY OF VACANT PARCELS BY ZONING DISTRICT

0.12

|

0.12

211235CB07600 Vacant
211235CA06400 Commercial Vacant 0.12 0.12
211235CA07200 Commercial Vacant 0.11 0.11
211235CA08100 Commercial Vacant 0.14 0.14
211234DC03900 Commercial Vacant 0.70 0.61 0.70
211235CA08200 Commercial Vacant 0.08 0.08
211235CA08800 Commercial Vacant 0.09 0.09
221203BA00700 Commercial Vacant 0.39 0.02 0.39
221203BA00800 Commercial Vacant 0.16 0.05 0.16
211235CA09500 Commercial Vacant 0.05 0.05
211235CA 10700 Commercial Vacant 0.11 0.11
221203BB05000 Commercial Partially Vacant 0.11 0.11
221203BB06600 Commercial Vacant 0.25 0.25
211235CB07400 Commercial Vacant 0.03 0.03
211235CB08300 Commercial Vacant 0.06 0.06
211235CC04900 Commercial Vacant 1.22 0.62 0.60
211234DA00400 Commercial Vacant 0.07 0.07
211234DA00500 Commercial Vacant 0.08 0.08
211234DA00600 Commercial | Vacant 0.08 0.08
211234DA06300 Commercial | Vacant 0.26 0.26
211234DC02100 Commercial Vacant 0.07 0.07
211234DC02200 Commercial Vacant 0.23 0.23
211234DC03700 Commercial Vacant 0.25 0.25
211235CB08800 Commercial Vacant 0.11 0.11
211235CB09900 Commercial Vacant 1.22 0.77 0.45
211235CB09800 Commercial Vacant 1.93 0.27 1.66
211235CB08900 Commercial Vacant 0.10 0.10
211235CB05500 Commercial Transitional Vacant 0.05 0.05
211235CB05600 Commercial Transitional Vacant 0.03 0.03
211235CD01700 Commercial Transitional Vacant 0.06 0.06
211235CC01400 Commercial Transitional Vacant 0.17 0.17
211235CB09700 Light Industrial Vacant 1.69 0.94 0.75
211235CA05400 Light Industrial Vacant 0.22 0.22
211235CB09600 Light Industrial Vacant 0.35 0.35
211235CA02700 Light Industrial Vacant 0.09 0.09
211235CA06800 Light Industrial Vacant 0.08 0.08
211235CA01700 Light Industrial Vacant 0.22 0.01 0.22
l 211235BC00104 Light Industrial Vacant 0.67 0.67 0.67
211235BC00106 Light Industrial Vacant 1.38 0.20 1.16 1.18
211235BD00700 Light Industrial Vacant 0.06 0.00 0.06 |
211235CA01000 Light Industrial Vacant 0.27 0.27
211235CA01100 Light Industrial Vacant 0.10 0.10
211235CA03700 Light Industrial Vacant 0.2] 0.21 ;
211235CA01600 Light Industrial Vacant 0.45 0.45 :

Buildable Land Inventory
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Parcel Zone Classification Total Slope = Wetland 100 Final Gross
Acres 25% Year Buildable
klood Acres
Zone
211235CA05300 Light Industrial Vacant 0.15 0.15
211235CA01800 Light Industrial Vacant 0.15 0.01 0.15
211235CA01500 Light Industrial Vacant 0.49 0.49
211235CA02000 Light Industrial Vacant 0.37 0.37
211235CA02100 Light Industrial Vacant 0.15 0.15
211235CA02600 Light Industrial Vacant 0.06 0.06
211235CA02800 Light Industrial Vacant 0.29 0.29
211235CA04400 LLight Industrial Vacant 0.08 0.08
211235CA04600 Light Industrial Vacant 0.23 0.23
211235CA05200 Light Industrial Vacant 0.27 0.27
211235CA01401 Light Industrial Vacant 0.02 0.02
211235CA 15500 Heavy Industrial Vacant 0.74 0.33 0.41
21123400700B Hcavy Industrial Partially Vacant 12.95 2.50 7.51 10.45
211235BD01600 Water-Dependent Industrial Vacant 0.21 0.21 0.21
211235BD01500 Water-Dependent Industrial Vacant 0.31 031 031
21123500803 Water-Dependent Industrial Vacant 0.57 0.52 0.57
| 21123500800 Water-Dependent Industrial Vacant 0.62 0.62 0.62
211235DB00500 Water-Dependent Industrial Vacant 1.17 1.06 1.17
| 21123500500 Water-Dependent Industrial Vacant 6.69 3.29 3.40 3.40
221203BC09900 Single Family Residential Vacant 0.16 0.16
Jj21 1233DB02200 Single Family Residential Vacant 0.42 0.03 0.39
| 211233CD02700 Single Family Residential Vacant 0.18 0.16 0.02
211235BC01000 Single Family Residential Vacant 0.15 0.15
l 221203CB04100 Single Family Residential Vacant 0.14 0.14
211233AC07000 Singie Family Residential Vacant 0.16 0.16
| 211233AC05801 Single Family Residential Vacant 0.31 0.31
| 211233AC01800 Single Family Residential Vacant 0.23 0.23
| 221203BC10800 Single Family Residential Vacant 1.18 1.18
| 21123400601 Single Family Residential Vacant 5.28 4.28 1.00
221203BC10000 Single Family Residential Vacant 0.14 0.14
- 221204DA04700 Single Family Residential Vacant 0.09 0.09
211233AC01700 Single Family Residential Vacant 0.26 0.05 0.26
21123300900 Single Family Residential Vacant 10.66 4.31 6.35
21123300500 Single Family Residential Vacant 19.91 7.19 1.63 2.81 11.09
21123300101 Single Family Residential Vacant 3.78 0.21 1.65 3.57
22120300600 Single Family Residential Vacant 12.66 7.05 1.56 5.61
| 21122800103 Single Family Residential Vacant 2.32 0.35 0.21 1.97
21122700800 Single Family Residential Vacant 24.61 4.64 2.54 5.43 17.43
| 22120300200 Single Family Residential Vacant 118.29 32.05 44.57 8.53 41.67
211234CC00400 Singlc Family Residential Vacant 0.24 0.05 0.19
1001773 Single Family Residential Vacant 2.79 1.31 1.48
221203BC10700 Single Family Residential Vacant 0.08 0.08
221204DB02900A Single Family Residential Vacant 7.91 4.85 3.06 |
21 1234CC00300 Single Family Residential Vacant 0.22 0.20 0.02
| 211234CD01500 Single Family Residential Vacant 0.11 0.01 0.10
211234CD02400 Single Family Residential Vacant 0.28 0.02 0.18 0.26
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Parcel = | Zope Classification | ~Total | Slope> Wetland 100 Final Gross
i T s [ Bh el Acres | 25% ‘ < Year ‘Buildable
A i1 5 ; ' : Flood. Acres
s - r Zone

211234CD02500 Single Family Residential Vacant 0.11 0.01 0.02 0.10
211234CD02600 Single Family Residential Vacant 0.12 0.00 0.01 0.12
211234CD02700 Single Family Residential Vacant 0.12 0.00 0.00 0.12
211234CD02800 Single Family Residential Vacant 0.12 0.12
211234CD04300 Single Family Residential Vacant 0.27 0.10 0.27

Ql 1234CD04400 Single Family Residential Vacant 0.24 0.13 0.24 |
221204DA01800 Single Family Residential Vacant 0.18 0.18 |
221204DB02900B Single Family Residential Vacant 1.68 0.91 0.77 |
221204DB02900C Single Family Residential Vacant 0.28 0.28
22]204DB01500 Single Family Residential Vacant 0.43 0.43
221204DA 13000 Single Family Residential Vacant 1.93 1.43 0.50
211234DA06800 ' Single Family Residential Vacant 0.09 0.09
211234DA07600 Single Family Residential Vacant 0.06 ] 0.06 ‘
21123400501 Single Family Residential Partially Vacant 6.69 2.98 2.54 2.63 1.17

| 21123400500 Single Family Residential Vacant 1.60 0.65 0.19 0.95 |
221204DA12200 Singlc Family Residential Vacant 0.70 0.63 0.07
21123400401 Single Family Residential Vacant 0.38 0.34 0.04
221204DA05600 Single Family Residential Vacant 0.19 0.19
22120200201 Single Family Residential Vacant 4.71 4.13 0.58

| 211234CD05500 Single Family Residential Vacant 0.53 ) 0.0l 0.31 0.52
211235CD02100 Single Family Residential Vacant 0.13 0.13 |
1001755 Single Family Residential Vacant 17.39 10.76 6.63
1001772 Single Family Residential Vacant 0.19 0.14 0.05
1001750 Single Family Residential Vacant 0.26 023 0.03
1001774 Single Family Residential Vacant 0.21 0.19 0.02
211235CC02000 Single Family Residential Vacant 0.28 0.28
211235CC02900 Single Family Residential Vacant 0.27 0.10 0.17

| 211235CC03000 Single Family Residential Vacant 3.14 2.83 0.31
211235CC04300 Single Family Residential Vacant 1.83 1.65 0.18
211235CD00400 Single Family Residential Vacant 0.18 0.18
1001756 Single Family Residential Vacant 0.21 0.18 0.03
211235CDQ1400 Single Family Residential Vacant 0.13 0.13
1001751 Single Family Residential Vacant 0.19 0.17 0.02
211235CD02700 Single Family Residential Vacant 2.63 2.22 - 0.41
211235CD02800 Single Family Residential Vacant 1.11 0.94 0.17
211235CD02900 Single Family Residential Vacant 0.29 0.18 0.11 |
211235CD03300 Singlc Family Residential Vacant 0.76 0.68 0.08
211235CD03400 Single Family Residential Vacant 0.17 0.15 0.02 |
211235CD03500 Single Family Residential Vacant 0.18 0.16 0.02
211235CD04600 Single Family Residential Vacant 0.17 0.03 0.14
211235CD05300 Single Family Residential Vacant 0.44 0.23 0.21

| 211235CD05400 Single Family Residential Vacant 0.47 0.42 0.05
211235CD01100 Single Family Residential Vacant 0.14 0.14
1001764 Single Family Residential Vacant 0.23 0.08 0.15
1001765 Single Family Residential Vacant 0.37 0.37
211235CA 15100 Single Family Residential Vacant 0.07 0.07
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Parcel Zone Classification Total Slope > Wetland 100 Final Gross
Acres 25% Year Buildable
Flood Acres
Lone
1001767 Single Family Residential Vacant 0.19 0.13 0.06
1001768 Single Family Residential Vacant 0.19 0.17 0.02
1001769 Single Family Residential Vacant 0.19 0.17 0.02 |
| 1001770 Single Family Residential Vacant 20.10 6.03 1.59 12.48
1001757 Single Family Residential Vacant 0.40 0.13 0.27
211235CA 15300 Single Family Residential Vacant 0.25 0.25
1001766 Single Family Residential Vacant 0.17 0.08 0.09
1001771 Single Family Residential Vacant 0.22 0.20 0.02
211235CA15200 Single Family Residential Vacant 0.19 0.19
211235CB02500 Single Family Residential Vacant 0.08 0.08
211235CB03700 Single Family Residential Vacant 0.07 0.07
1001763 Single Family Residential Vacant 0.25 0.08 0.17
1001762 Single Family Residential Vacant 0.19 0.17 0.02
211235CB06300 Single Family Residential Vacant 0.09 0.09
1001761 Single Family Residential Vacant 0.76 0.03 0.73
1001760 Single Family Residential Vacant 0.19 0.05 0.14
1001759 Single Family Residential Vacant 0.18 0.14 0.04
1001758 Single Family Residential Vacant 0.19 0.14 0.05
21122700900 Rural Suburban Residential Vacant 11.66 7.11 0.41 4.55
1001718 Rural Suburban Residential Vacant 0.64 0.33 0.31
211235CD07600 Rural Suburban Residentjal Vacant 0.02 0.02 0.00
1001719 Rural Suburban Residential Vacant 0.43 0.23 0.20
1001730 Rural Suburban Residential Vacant 041 0.26 0.15
| 21123400400 Rural Suburban Residential Vacant 247.06 201.86 0.20 1.18 45.00 |
; 1001741 Rural Suburban Residential Vacant 0.39 0.24 0.15 |
l}l 123301000 Rural Suburban Residential Vacant 5.11 4.60 0.51
| 1001742 Rural Suburban Residential Vacant 0.48 0.35 0.13
211234CC00101 Rural Suburban Residential Vacant 0.38 0.33 0.05
‘_ 211235CD02601 Rural Suburban Residential Vacant 0.08 0.08
22120300300B Rural Suburban Residential Vacant 0.45 0.45
211235CD08000 Rural Suburban Residential Vacant 1.57 1.41 0.16
211235DC00100 Rural Suburban Residential Vacant 14.75 11.66 3.09
22120300800 Rural Suburban Residential Vacant 38.86 28.90 0.02 9.96
211235CD02600 Rural Suburban Residential Vacant 6.36 5.07 1.29
211235CD07700 Rural Suburban Residential Vacant 0.15 0.06 0.09 |
211235CD07800 Rural Suburban Residential Vacant 0.23 0.06 017
221202BA00200 Rural Suburban Residential Vacant 3.25 0.08 1.82 1.34 1.35
22120200100 Rural Suburban Residential Vacant 64.36 17.66 15.70 6.62 27.00
22120100200 Rural Suburban Residential Vacant 50.58 39.53 1.07 1.85 9.98
211235DD00100 Rural Suburban Residential Vacanl 28.73 22.50 6.23
22120300500 Rural Suburban Residential Vacant 0.85 0.85
221203CB00300 Rural Suburban Residential Vacant 10.10 8.15 1.95
211235CD07501 Rural Suburban Residential Vacant 0.26 0.23 0.03
211235DC00104 Rural Suburban Residential Vacant 0.06 0.00 0.06
211235CD08100 Rural Suburban Residential Vacant 0.71 0.64 0.07
211235DC00102 Rural Suburban Residential Vacant 0.07 0.01 0.06
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211235CD08200 Rural Suburban Residential Vacant 0.79 0.50 0.29
221204DA 10800 Rural Suburban Residential Partially Vacant 4.48 1.46 3.02
211235CD08400 Rural Suburban Residential Vacant 0.66 0.42 0.24
211235DB01100 Rural Suburban Residential Vacant 0.87 0.87
211235DCO01100 Rural Suburban Residential Vacant 11.56 8.87 1.35 2.69
| 21123600800 Rural Suburban Residential Vacant 14.73 13.26 1.47
211235CD07900 Rural Suburban Residential Vacant 0.15 0.03 0.12
1001743 Multi-Family Residential Vacant 0.32 0.26 0.06
1001738 Multi-Family Residential Vacant 0.45 0.39 0.06
1001739 Multi-Family Residential Vacant 0.42 0.42
1001740 Multi-Family Residential Vacant 0.25 0.25
1001748 Multi-Family Residential Vacant 9.31 6.05 3.26
1001747 Multi-Family Residential Vacant 0.35 0.27 0.08
1001744 Multi-Family Residential Vacant 0.32 0.26 0.06
1001746 Multi-Family Residential Vacant 0.43 0.35 0.08
1001737 Multi-Family Residential Vacant 0.25 0.25
1001745 Multi-Family Residential Vacant 0.38 0.30 0.08
1001749 Multi-Family Residential Vacant 0.48 0.33 0.15
1001720 Multi-Family Residential Vacant 0.32 0.32
1001705 Multi-Family Residential Vacant 0.21 0.21
1001706 Multi-Family Residential Vacant 0.31 0.31
1001707 Multi-Family Residential Vacant 13.46 2.18 0.57 10.71
1001708 Multi-Family Residential Vacant 1.84 1.84
[ 1001709 Multi-Family Residential Vacant 0.23 0.23
1001710 Multi-Family Residential Vacant 0.27 0.27
| 1001711 Multi-Family Residential Vacant 0.19 0.19
1001712 Multi-Family Residential Vacant 0.28 0.28
1001713 Multi-Family Residential Vacant 0.17 0.17
1001714 Multi-Family Residential Vacant 0.36 0.36
1001715 Multi-Family Residential Vacant 0.24 0.24
| 1001734 Multi-Family Residential Vacant 0.29 0.29
1001717 Multi-Family Residential Vacant 0.50 0.03 0.47
| 1001736 Multi-Family Residential Vacant 0.25 0.25
| 1001722 Multi-Family Residential Vacant 0.08 0.08
1001723 Multi-Family Residential Vacant 0.36 0.36
1001724 Multi-Family Residential Vacant 0.39 0.39
1001725 Multi-Family Residential Vacant 0.55 0.55
1001726 Multi-Family Residential Vacant 0.52 0.52
1001727 Multi-Family Residential Vacant 0.53 0.53
| 1001728 Multi-Family Residential Vacant 0.36 0.36
1001729 Multi-Family Residential Vacant 0.29 0.29
1001731 Multi-Family Residential Vacant 0.30 0.30
1001732 Multi-Family Residential Vacant 0.21 0.21
1001733 Multi-Family Residential Vacant 0.57 0.57
1001735 Multi-Family Residential Vacant 0.26 0.26
1001716 Multi-Family Residential Vacant 0.31 0.31
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Acres 25% Year Buildable
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211234DC01400 Multi-Family Residential Vacant 3.19 2.38 0.81
211235DB01800 Multi-Family Residentjal Vacant 0.04 0.04
21123301500 Multi-Family Residential Vacant 0.59 041 0.18
221203CB00100 Multi-Family Residential Vacant 16.56 10.92 0.09 5.64

| 221203CB00200 Multi-Family Residential Vacant 2.81 0.07 2.74
221204BA01200 Multi-Family Residential Vacant 0.64 0.58 0.06
221204BA01300 Multi-Family Residential Partially Vacant 537 4.83 0.54
1001704 Multi-Family Residential Vacant 0.16 0.16 |
211235DB01201 Multi-Family Residential Vacant 0.03 0.03
211234DC01500 Multi-Family Residential Vacant 1.72 0.73 0.99
211234DC01100 - Multi-Family Residential Vacant 0.05 0.05

| 211234DA02300 Multi-Family Residential Vacant 0.09 0.09 1

‘ 211234CD00200 Multi-Family Residential Vacant 1.04 B 0.52 0.52
211235DC00103 Multi-Family Residential Vacant 0.01 0.01

| 211235DB02100 Multi-Family Residential Vacant 0.24 0.00 0.24 |

( 21123400700A Multi-Family Residential Vacant 19.74 0.94 14.55 18.80

| 211235DB01600 Multi-Family Residential Vacant 0.07 0.07
211234CC00600 Public/Semi Public Land Vacant 1.60 0.33 1.27
221203BB00500 Public/Semi Public Land Vacant 0.90 0.90
21123300400 Urban Conservation Vacant 24.55 0.70 11.90 7.38 11.95
211234CD05600 Urban Conservation Vacant 0.85 0.20 0.65 0.65
221203BA03600 Urban Conservation Vacant 1.58 0.62 0.40 0.96—|
21123400600 Urban Conservation Vacant 29.5% 15.25 0.16 1.68 14.m
21122800300 Urban Conservation Vacant 20.77 1.38 16.20 2.97 3.19
21122701000 Urban Conservation Vacant 14.65 3.49 9.30 1 1.l6ﬁ
22120300300 Urban Conservation Vacant 42.03 5.21 14.55 6.74 22.27
21122700500 Urban Conservation Vacant 47.33 24.74 22.60 22.59
21123300800 Urban Conservation Vacant 12.53 0.32 4.05 0.97 8.16
21122700801 Urban Conservation Vacant 2.65 0.09 1.84 2.56
21122800102 Urban Conservation Vacant 1.65 1.65 0.00 |

| 21123300100 Urban Conservation Vacant 43.05 1.58 18.60 6.85 22.87

| 21123300102 Urban Conservation Vacant 32.05 5.23 8.23 4.59 18.59
21123300200 Urban Conservation Vacant 8.65 3.12 2.65 5.53
21123300202 Urban Conservation Vacant 31.56 28.31 1.37 3.25

| 21123300300 Urban Conservation Vacant 3.76 118 1.36 1.06 1.22
221202BA00700 Urban Conservation Vacant 1.68 0.28 0.22 0.98 1.18

‘ 21123400300 Estuarine Natural Vacant 38.98 0.00 27.83 6.74 11.15

| 22120200199 Estuarine Natural Vacant 9.79 0.15 3.47 6.02 6.17
21123400499 Estuarine Natural Vacant 1.25 0.14 0.69 1.11

[ 221203AB01099 Estuarine Conservation Vacant 0.19 0.11 0.08 0.08
21123400100 Estuarine Conservation Vacant 5.95 0.58 5.32 5.37
221203BA09199 Estuarine Conservation Vacant 0.96 0.48 0.46 0.48

| 21123400200 Estuarine Conservation Vacant 9.46 8.51 0.95 0.95
21122700700 Agricultural Resource Vacant 12.09 10.83 1.26 1.26
21122700600 Agricultural Resource Vacant 28.82 22.65 6.17 6.17
21122800100 Agricultural Resource Vacant 82.41 51.23 31.04 31.18
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1,449.62 536.53 357.84 198.14 555.25
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TABLE .4

SUMMARY OF VACANT PARCELS WITHIN UGB & CITY BY ZONING DISTRICT

Note:

Total Vacant Partially Vacant/ Redevelopable Vacant but Unbuildable
Total Total Gross Total Gross
Gross Gross Buildable Gross Buildable Total Gross
Primary zone Parcels acres Parcels acres acres Parcels acres acres Parcels acres

Commercial 270 101.06 8 6.22 4.17 | 19 1.92

Commercial Transitional 59 8.32 4 0.31

Water-Related

Commercial 2 1.30

Estuarine Development 3 0.87

Light Industrial 95 26.29 3 3.74 2.60 N 21 4.31
| Heavy Industrial 6 16.04 1 12.95 10.45 1 0.74

Water-Dependent

Industrial 16 36.79 4 9.05 | 5.76 2 0.52
| Single Family Residential 1,400 602.23 61 275.37 126.21 | L 6.69 1.17 29 6.27

Rural Suburban
' Residential 83 571.57 26 515.03 119.16 1 4.48 3.02 8 1.73
| Multi-Family Residential 123 159.22 41 80.33 55.20 1 5.37 0.54 14 3.26

Public/Semi Public Land 22 167.35 2 2.50 2.17

Urban Conservatijon 25 328.18 17 318.93 150.31 _ —

Estuarine Natural 3 50.03 3 50.02

Estuarine Conservation 10 | 20.94 4 16.56

Agricultural Resource 3 12331 | <l 123.32 38.61 ]

2,120 2,213.51 165 1,344.49 504.19 4 2949 15.18 105 85.64

'Unbuildable contains Residential zoned parcels less than 0.1 acres, Commercial & Public zoned parcels with final gross buildable acres less than 0.25 acre and Industrial zoned parcels with gross buildable acres

Jess than 0.5 acre

*The difference between total acres and buildable acres on Vacant parcels are because some parcels lie partially outside city limit
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B. NET BUILDABLE ACRES BY ZONING DISTRICT

Net buildable vacant acres are calculated by subtracting land needed for future public facilities from
gross buildable vacant acres. For the purpose of this analysis, land needed for future facilities is
defined as 25% of all buildable vacant land.

The calculations for subtracting 25% from gross buildable acres to convert to net buildable acres

are shown in Table 1.5 below.
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TABLE I.5

INVENTORY OF NET BUILDABLE LAND BY ZONING DISTRICT

N
Zone | Buildable | Buildable nuilj.;:hlc
Zone Code parcels acres acres*
City Limits
Commercial
Commercial C 8 4.17 3.13
Commercial Transitional CT 0.00
Water-Related Commercial WCT 0.00
Estuarine Development ED 0.00
Total Commercial 8 4.17 3.13
Industrial
Light Industrial LI 3 2.60 1.95 |
Heavy Industrial HI ] 10.45 7.84
Water-Dependent Industrial WDI 4 5.76 4.32 |
Total Industrial 8 18.81 14.11 |
Residential
Single Family Residential SF 52 36.57 2743
Rural Suburban Residential RSR 22 25.69 19.27
Multi-Family Residential MFR 42 55.74 41.81
Total Residential 116 | 118.00 88.50
Other |
Public/Semi Public Land P 2 2.17 1.63 |
Urban Conservation uUC 3 23.88 17.91
Estuarine Conservation EC |
Total Other 5] 26.05] 19.54 |
SUBTOTAL City 137 | 167.03 | 125.27
UGB Limits
Single Family Residential SF 10 90.81 68.11
. Rural Suburban Residential RSR S5 96.49 7237
\ Urban Conservation UC 14| 12643 [ 94.82
Estuarine Natural EN 0.00
‘ Estuarine Conservation EC 0.00 |
} Agricultural Resource AR 3] 3861 2896,
SUBTOTAL UGB 32 | 35234 | 264.26
TOTAL 169 | 519.37 | 389.53 |

* The summary data in Table 1.5 shows both gross buildable acres and net buildabie acres (which are calculated by
deducting 25% from the gross acreage figure for infrastructure). The net acreage needs are then used directly in Economic

Opportunities and Housing Needs Analysis to compare {o the calculations for net acreage needed for housing and

employment uses.

As demonstrated in Table 1.5 above, there are 88.5 acres of net buildable residential acres and
36.77 acres of net buildable non-residential acres for a total of 125.27 acres of net buildable acres
on 137 parcels within the City limits of Reedsport. Below are some preliminary conclusions based
on Reedsport's net buildable acres:
Reedsport has a very small amount of vacant buildable commercial land. There are 3.13
net buildable acres of commercial land in the City limits.
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There is also limited acreage available for industrial development. The area of net
buildable land inside the city for all industrial zones is 14.11 acres and 4.32 of those acres
are zoned Water-Dependent Industrial for a net of 9.79 acres.

A large percentage of the vacant buildable acres are outside the City limits, but in the
UGB. The total net buildable acres inside the City limits account for 32.1% (125.27 acres)
of the total net buildable land as compared to 67.8% (264.26 acres) in the UGB out of the
total 389.53 net builable acres in the City and UGB.
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