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NOTICE OF ADOPTED AMENDMENT 

Department of Land Conservation and Development 
635 Capitol Street, Suite 150 

Salem, OR 97301-2540 
(503) 373-0050 

Fax (503) 378-5518 
w w w . lcd.state.or .us 

Mis. 

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 S-Working Davs after the Final 
Ordinance is signed by the public Official Designated by the jurisdiction 

and all other requirements of ORS 197.615 and OAR 660-018-000 

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? g ] Yes • No Date: 7-22-09 
• Comprehensive Plan Text Amendment Comprehensive Plan Map Amendment 

Q Land Use Regulation Amendment Ö Zoning Map Amendment 

• New Land Use Regulation Q 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 20th and September 2nd, 
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: 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 

mm • • : • • • • K E • • • ki • • • • • 
Was an Exception Adopted? • YES g ] NO 

Did DLCD receive a Notice of Proposed Amendment...Yes 

45-days prior to first evidentiary hearing? M Yes • No 
If no, do the statewide planning goals apply? • Yes • No 
If no, did Emergency Circumstances require immediate adoption? • Yes • No 

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 

Address: 451 Winchester Ave. 

City: Reedsport Zip: 97467 

Phone: (541) 271-3603 Extension: 

Fax Number: 541-271-2809 

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 f l ) 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 

mailto:Address:manderson@reedsport.or.us
http://www.lcd.state.or.us/


ORDINANCE 2010-1097 

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. 

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 

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, priorto 
making a recommendation to the City Council on the Comprehensive Plan Amendments; 

CITY OF REEDSPORT 
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WHEREAS the City Council held a public hearing on January 4, 2010, and deliberated on 
February 1st 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 4th, 
2010. 

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

AYES 7 NAYS 0 

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

ATTEST: 

Deanna, City Recorder 

CITY OF REEDSPORT 
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C I T Y O F R E E D S P O R T 
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 Opportunit ies 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. 

2. 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 th and September 2nd, 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 
Commiss ion and City Council. As of December 18, 2009, no comments were 
received. 

DECISION CRITERIA A N D FINDINGS: 

The fol lowing is a list of the decision criteria appl icable to the proposal to amend the 
Comprehens ive Plan. The f indings for each of these criteria are discussed and 
presented below. 

1. City of Reedsport Comprehensive Plan 
• Cit izen Involvement Element, Amendmen t Procedures 

2. Oregon Statewide Planning Goals 
• Goal 1: Cit izen Involvement 
• Goal 2: Land Use Planning 
• Goal 9: Economic Development 
• Goal 10: Housing 
• Goal 14: Urbanizat ion 

3. Oregon Revised Statutes 

• Oregon Revised Statutes (ORS): ORS 197.610 

CITY OF REEDSPORT C O M P R E H E N S I V E PLAN 

CHAPTER II: CITIZEN INVOLVEMENT ELEMENT 

A M E N D M E N T P R O C E D U R E S 

1. The Plan may be amended at any t ime 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 recommendat ion. 

Finding: The proposal is consistent with this criterion because the proposed 
amendments were first referred to the Planning Commiss ion for a 
recommendat ion to the City Council before the Counci l made a final decision. 
Addit ionally, the proposal is consistent with the Urban Growth Management 
Agreement between Douglas County and the City of Reedsport because the 
County was notif ied of the proposed amendments on November 19, 2009, at 
least 10 days before the City Planning Commiss ion '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 Commiss ion made its 
recommendat ion, the recommendat ion was forwarded to the County for their 
comments and any comments received by the County are forwarded to the 
Counci l for their f inal decision. In making its decision, the Council considers the 

Adopted Findings 
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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 recommendat ion 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 Opportunit ies 
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. 

Adopted Findings Page 3 Ordinance 2010-1097 
Comp Plan Amendments Adopted 2-1-10 



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 
bui ldable land inventory had been identif ied 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 
d iscussed below. The fol lowing statewide planning goals, statutes and rules are 
appl icable 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 

Adopted Findings 
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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 Opportunit ies 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 
Umpqua 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. Opportunit ies 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 arpas 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 
Opportunit ies 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 
commercia l and industrial land need in Reedsport, the Economic Opportunit ies 
Analysis recommends increasing the amount of commercia l ly-zoned land within 
the urban growth boundary by: 
• Convert ing 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 underuti l ized commercia l 
properties and/or vacant buildings and making them available for new 
commercia l uses; and/or 

• 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 
capabilit ies of Oregon households and al low 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 Comprehens ive 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 Mult i-Family Residential (R-2) zoned land and the need for addit ional 
Single-Family Residential (R-1) zoned land, the study recommends convert ing 
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 f rom 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 opportunit ies 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 th and September 2nd, 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 were incorporated into the Buildable Lands Inventory, Economic 
Opportunit ies 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 
f indings listed above. 

CONCLUSION: 

The proposal is consistent with applicable criteria in the Reedsport Comprehensive Plan, 
Oregon Revised Statutes, Administrat ive 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. 

The City of Reedsport completed a Community Survey in 1997 to gather public opinion 
concerning future development of the—region. The greatest number of survey 
participants were from the City of Reedsport, although there were participants from 
Gardiner, Scottsburg, Winchester Bay and other areas. Given choices of "environment, 

climate." 

participants—selected—among—qualities—including—Chopping/amenities,—employment, 
attitudes of people, politics, and weather," the "least liked" quality was "shopping and 
amenities" with "weather" being last. 

The question, "What do you think will be the biggest-problem facing 'our area' in the 
next 5 years, overwhelmingly drew responses~of, "the economy" and "employment." 
Survey participants agreed that newjobs-aro noodod. 

Surveys provide citizen response concerning the role of government in promoting 
economic development.—Questions as to the specificity of job opportunities that the 

unsure concerning the nature of tho job opportunities to be fostered because "no 

Survey participants appreciate thoir police and fire services, health care services, city 
services and other services within tho community. 

ECONOMIC TRENDS ANALYSIS 

The City of Reedsport's-Resource Assistance for Rural Environments (RARE) progfam 
intern, Fred A. Jarmin, completed an Economic Trend Analysis, Reedsport, Oregon— 
1998.—The Market Stfategy in the analysis addresses the need for amenities-aftd 
attractions to make tourists^-stays-more pleasurable, and makes reference to the 1990 

Community—Planning—Workshop—which—identifies—the—primary attractions—to 

Income and wage information presented in the study from OEDD and Fred Jafmm 
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CITY OF REEDSPORT COMPREHENSIVE PLAN 

STRATEGIC PLAN 

The Lower Umpqua Area's Strategic Plan for Community and Economic Development 
prepared by the Lower Umpqua Economic Development Forum with assistance from 
Rural Development Initiatives (RDI), 1997 Update, includes a community profile, a 
community vision for the Lower Umpqua Area and an Action Agenda.—It also lists prior 
community achievements. 

The—Strategic—Ran—outlines—the—following—goals—and—provides—strategies—fef 
accomplishing the goals4-

Provide Job Growth to Increase Family Wage Job; 
Expand and Improve Existing Housing Stock 

Improve the Economic Climate and Responsivene; 
needs of the Area Residents 

of Government to the 

ECONOMIC DIVERSIFICATION AND BUSINESS RECRUITMENT STRATEGIES 

The City of Reedsport participated with Douglas County in the Economic Diversification 
and Business Recruitment Strategies—document—prepared—by—ELESCO,—LTD., 
September, 1997.—The report was funded in part with a grant from the Oregon State 
Lottery through the Rural Investment Fund administered by the State of Oregon 
Economic Development Department and Coos Curry Douglas Rural Investment Fund 
Program, and in part with a grant from the United-States Forest Service through the 
Rural Economic Diversification Program administered by the State of Oregon Economic 
Development Department. With tho goal of developing business retention, expansion 
and recruitment programs, the document sets forth overall goals and objectives and 
marketing—objectives. Strengths and—weaknesses for business—recruitment are 
identified, and industrial sites are evaluated. An analysis of opportunities and needs in 
regards to economic diversification is presented. 
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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 EOA1 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. 2Q02-2QQ7 

EMPLOYMENT CHANGE (2002-2007) EMPLOYMENT COMPOSITION (20071 

Education & Health 

Leisure & Hospitality 
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Public Administration 

T.W.I J. 1 / 
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Wholesale Trade 

0 % 10% 2 0 % 3 0 % 4 0 % 
E m p l o y m e n t D i s t r i b u t i o n ( 2 0 0 7 ) 

SOURCE: Oregon Employment Depar tment (ES-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 

D-fipartment. 
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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 
• Multiple Camping and Hiking Areas 
• Multiple Excellent Fishing Areas 
• Beautiful River Valley and Coastal Scenery 
• Oregon 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, attract capital investment, and 
encourage entrepreneurshjp. 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—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 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 obyjous 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, induslry-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 pn the Umpoua 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 be low p hows 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 Need 

Zone Mei Net fìeficit 
Buildable Buildable (Surplus) of 
Acreage Acreage Net 
Available Needed Buildable 

Acieage 
Total Commercial1 

M 27.7 24.6 M 

Total Industrial 14.1 3J5 (10.51 3J5 

TOTAL 17,2 31.2 14.0 14.0 

1 .Qffio^&HrimfiJ-CiaLJSetal 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 bv: 

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

> Using the redevelopment district to acguire 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. 

P o l ¡ G I G S 

1 The City shall ensure that its zoning and land use planning allow for sufficient 
vacant commercial and industrial property for economic growth and stability to 
meet the needs of the future, taking into consideration identified current trends. 

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

3. 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. 

4. The City shall play an active role in marketing, promoting and attracting visitors to 
the area, in cooperation with the Port of Umpqua, tho Lower Umpqua the 
Reedsport/Winchester Bay Chamber of Commerce, the —and Coos Curry 
Douglas Business Development Corporation, and Umpqua Regional Council of 
Governments and the Lower Umpqua Economic Development Forum. 

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

The City shall maintain vacant buildable commercial and industrial lands in 

6. 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. 

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

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

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

10. The City shall endeavor to promote, market± and develop visitor attractors 
attractions and tourist related businesses to the Lower Umpqua Area and the 
City's Riverfront. 

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

12. The City shall promote activities and development that enhance its natural 
resources. 
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CITY OF REEDSPORT COMPREHENSIVE PLAN 

The City shall promote the preservation of natural resources -
attract tourists. 

~[he C l t y iygpor ts the ongoing and future efforts of the Lower Umpqua Fmnnmir 
Development Forum recognizes tho document entitled Strategic Plan for 
Community and Economic Development, Lower Umpqua Area, prepared by the 
Lower Umpqua Economic Development Forum for tho Communities of 
Reodsport. Scottsburg Winnhrac-tnr Pny nnri ^nrd in^r with accictancc from Rural 
Development Initiatives, Inc. as a community vision and implementation plan for 
future economic diversification. 

The City shall support appropriate use, development standards and maintenance 
of land to improve the appearance, economic viability and livabilitv of the 
community. 

The City_shall support the use and maintenance of landscaping for beautification. 
buffering, screening, stormwater management and impxoved appearance of 
businesses. 

The City has a vested interest in working with neiqhborinqj^ommunities 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 bv 
reference. 

The City shall consider increasing the amount of commercially-zoned land within 
the Urban Growth Boundary, as indicated in the Economic Opportunities Analysis 
Í 2 0 Q 9 1 

19, 

2JL 

21. 
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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%) (23.4%) = +30% 

1950-80 

(Portland State 
estimates) 

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. 

At the federal level, the Housing Act of 1948 and subsequent amendments-have 
provided a variety of programs-aimod at providing every American a decent home-and 

Conservation and Development Commission, all local jurisdictions have been directed 
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to show how thoy will provide for tho housing needs of all segments of tho 
through their comprehensive planning process. 

In any review of housing, there are two sets of factors that must be considered. Those 
factors that tho City cannot control, such as cost of existing housing, land and labor 
costs or interest rates on mortgages, and tho fact that the City cannot control tho ability 

City—cannot control these elements, there are elements that tho City can control. 
Through the planning process, the City can delineate areas within the City for residential 
uses. Tho Comprehensive Plan also designates tho density of housing designated for 
each of the proposed residential areas. The amount of industrial and commercial land to 
be designated by the City will affect the number and location of new housing in the area. 
The capacity of the City to provide key city services will also have a direct bearing on 
the availability of housing within tho community-

Current Housing Data:—The 1980 census data reported that Reedsport had 1,980 
housing units. During 1979 and 1980, the availability of building sites was at premium, 
thus limiting the number of housing starts. From 1980 to date, housing starts have 
dropped dramatically due to extremely high interest rates. 

The availability of manufactured housing sites has improved and mobile home siting 
permits have increased substantially in the last decade. Although fully comparable 
information for mobile homos is not available, recent information provided by a survey of 
mobile home parks and planned unit developments, as part of a 1980 City utility hook 
up report, indicated a total of 241 permanent mobile homes in the City. This is a 
substantial increase over tho 116 mobile homes reported in 1970. 

With the ever increasing cost of housing coupled with the increase in elderly population 
in the community, there is a drastic need to provide the low and moderate income family 
with—adequate—housing.—State and—federal—programs—are—helping—these—people 
rehabilitate their existing homes so that they are livable. In so doing, the community is 
saving some of the existing housing stock. The City is also committed to a program of 
providing new housing for the low and moderate income group through subsidized 

currently four acres of low to moderate income housing for a total of 162 units or 
approximately4Q-% of the total housing within the community. 

As part of a study by the Umpqua Regional Council of Governments, a total of 81 
substandard units of which 55 were single family units and 26 were multi family units 
were inventoried. During 1980 82, 16 of these homes were rehabilitated through the 
City administered HUD Rehabilitation program. 

The 1980 census data shows that 70% of the housing units in the City were owner 
occupied and 30% renter occupied. This percentage rate has not changed significantly 
over the past twenty years. 
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The vacancy rate reported for the City is 5.6%. Average size of dwelling unit is 5.1 
rooms with the average cost of a home in the-eity reported at $53,900.QQ-and an 

The average household size in 1980 was 2.67 persons per household. Tho following 
table shows a comparison of household size data over the last twenty years^ 

AVERAGE HOUSEHOLD BY SIZE 
486Ö -I 0 7 f ) 1 C i W 4-980 

Reedsport 3 4 8 2r67 
Douglas County 3 4 4 2-99 

Oregon 3T09 2T04 2r67 

m 

(Source: Population and Housing Trends 1950-80 Bureau of Governmental Research.) 

Future—Needs Forecast: Housing projections are largely based on population 
projections coupled with an estimate of persons per household by the year 2000. As 
indicated above, the persons per household figure in 1980 was 2.67. 

Based on the City's projection for the year 2000, population of 8400 and a total of 2.44-
persons per household, there would be a need for 3485 dwelling units. In addition to 
that figure, add a vacancy rate for owner occupied units, renter occupied unitsr 

steps in order to determine the total number of housing units needed by year 2000: 

-84-06-
- 2 4 4 -
-3485-

-48-

-63-

-7G-
-+-226-

3893 

year 2000 population 
persons/household @ year 2000 
occupied dwelling @ year 2000 
available vacant units @ 70% (2 available vacant units @ 70% (2440 owner 

occupied units x 2% vacancy-fate) 
~ available vacant units @ 30% (1045 renter 

occupied units x 6% vacancy rate) 
- unavailable vacant units 0.2% of total 

replacement of dilapidated units @ 0.4% 
-per year (County Housing Element estimates 
0.5%, however in view of the Crty^s 

-nwnber of existing units that will be 
displaced by zoning, it was determined 
that 0.4% is a more realistic figure.) 

total units noodod by year 2000 
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Housing Mix: The following illustrations indicate present and projected housing needs 
for the City: 

Add! tional Unit Needs 
+970 -1 QQQ Tv7t7v7 2000 1980 2000 

Single Family 4-059 78% 4375 70% 2207 59% 922 40% 
Multi Family - 248 28% - 8 8 4 48% 4-042 28% ft/1 Q UTU 38% 

*Mobile Home PO/. Ü7u - 2 4 4 42% - 5 8 4 45% 3d 3 u t u 48% 

Housing 4808 4980 3ñQ3 \J \J 4043 

Even though the City recognizes that manufactured housing will probably become one 
of the most affordable types of housing in the future and recognizes that under more 

bo greater than projected (18%) by year 2000, because of the fact that the majority of 

topography would not lend itself to manufactured housing typos of development as 

future manufactured housing development is not as groat an increase as multi family 
development. 

The above projections for future housing are based on the following factors: 

4 The marked increase in multi family and manufactured housing units from 1970 
« © O r 

O-

4 -

Analysis of current construction trends which shows a line in single family 
dwelling construction. 

The increasing affordability of mobile homes and multi family units over the 
traditional single family dwelling; the-average construction value of single family 
units built in 1989/90 was $<15.00 per square foot. Multi family housing was worth 
$40.00 por square foot per ufntr 

The use, appeal and acceptability of mobile homes as an efficient and affordable 

5- Existing topography in the urban growth area. 
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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 Analysis1 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 
limits, but inlheJJGB. 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 bv Zoning District 

_ Zone 
Zone Buildable .Buildable 

M 
Buildable 

_ Zone Code parcels acres a_ere_s 

C i t Y U m i t ? = = = = 

Sinqle Family Residential R-1 52 36.57 27.43 

Rural Suburban Residential R-A 22 25.69 19.27 

Multi-Family Residential R-2 42 55.74 41.81 42 

SUBTOTAL City 
= 

116 118.00 88.51 
= 

UGB Limits 
= = = = = = 

Sinqle Family Residential R-1 m 90.81 68.11 

Rural Suburbar Residential R-A 5 96.49 72.37 5 

SUBTOTAL UGB 
= l à 187.30 140.48 
= l à 

TOTAL 
= 

131 305.30 228.99 

• Hule&^lbajjlcf GGO 
Division 10 Hoxtsioa. 
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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 $230.0002. 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 $5002 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. 

2 Dollgrvajugs based on year2009. 
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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. 

Conseguentlv, 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 

To 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 

Zone 
Avg. 

Units/Net Vacant Net EslJJnjts 
Zone Code Acre Acres Accommodated 

Rural Residential R-A 1 6 3 91.64 150 

Single Familv Residential R-1 5.54 95.54 52Q 

Multi-Family Residential R-2 32.70 41.81 1,367 

Totals/Averages 8.90 228.99 2,037 

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 8.9 units per net acre. Most of the 
buildable land supply 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. 

Amendments Adopted 2-1-10 
Ordinance 2010-1097 

VI-7 

- I 



CITY OF REEDSPORT COMPREHENSIVE PLAN 

Overall, 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 adeguate 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-vear 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)1 

Zone 

Avfl, 
Units/Net 

NewJUmts 
Demanded 

Vacant 
Land 

Capacity 

Total 
Future Unit 
Needless 

Vacant 
Net 

Acreage 
Gross 

Acreage 
Zone Acre 2028 ilEtUnitsi Land Needed Needed 

R-A Rural Suburban Residential 163 m 1.5Q =32 -23 163 m 1.5Q =32 

R-1 Single-Family Residential 5,54 693 520 173 32 42 

R-2 Multi-Familv Residential 32.70 21 1367 dJ346 -41 -M 

TOTAL a. 90 82Z ZS>M -1,210 =32 d 3 

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 bv 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-Familv 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. 

Amendments Adopted 2-1 -10 VI-8 
Ordinance 2010-1097 

t i n n 



p 
CITY OF REEDSPORT COMPREHENSIVE PLAN 

HOUSING GOALS AND POLICIES 

Goal 1 
To allow for provide a range of housing types and densitiesT-and to meet existing and 
projected housing needs for all economic segments of the community^ 

1. The City shall consider the social and economic needs of the community when 
working with developers on market driven housing development projects. 
coordinate housing development with the social and economic needs of the 
m m m n n i f y \i>V-N I trr IU I l i l y . 

2. 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. 

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

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

5. 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 City-shall encourage government assisted housing as-a-source of affordable, 
safe and sanitary housing opportunities for persons of lower, middle and fixed 
incomes. 

6._ 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 

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

1. When possible and reasonable. Tthe City shall provide adequate vacant and 

fOLand avai lab le for vary ing densi ty levels and hous ing types. 

Z Became the land available for housing is limited, tThe City shall encourage a 
diversity of housing types through—realistic zoning—and—la^d—use—policies 
consistent with land j jse projections and the needs of the community. 

3T 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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4. 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. 

2. 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. 

3. 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. 

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

Goal 4 
To encourage the ensure adeguate 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 recuire the continued upkeep of existing mobile home 
parks and residential neighborhoods. 
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VII. 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 land not pre-empted by commercial and industrial enterprise. 
The 1980 acroago associated with each land use within the city limits are shown on the 
following tablo. Acreage figures for 1960 afe included for comparison.—1990 existing 
land use is relatively the-same as 1980.—There have boen no significant land use 
changes-such as an annexation, zone change, etc. to alter 1980 figures more than one 

EXISTING LAND USE WITHIN REEDSPORT CITY LIMITS 
(In Acres) 

-1 QFIO T \9\J\J 4S&0 % change 60 80 
Residential 446 324 479 
Commorcial 44 74 429 
Industrial 86 63 -27 
Public 48 80 67 
Semi public 8 40 /inn 1 U U 

Rights of Way 24£ 270 29 
Undeveloped 3 0 « WT/TJ 4 0 3 1 XJKJ 2 
Water 1 RR T \J\J 1 RR T \J\J 0 

4066 4442 36 

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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TABLE 1 
LAND WITHIN THE CITY LIMITS AND U G B BY ZONING DISTRICT 

Zòne 

Xolal Acres 

Total Parcels Zòne 
within 

Gify/UGB Total Parcels 
C-2 - Commercial 101.06 270 
C-1 - Commercial Transitional 832 52 
C-3 - Water-Related Commercial 1.30 2 
ED - Estuarine Development CL8Z 3 

M-1 - Light Industrial 26.22 25 
M-2 - Heavy Industrial 16.04 ß 
M-3 - Waier-Dependent Industrial 3fL79_ I S 

R-1 - Single Family Residential 37842 1.386 
R-A - Rural Suburban Residential 153.55 Z6 
R-2 - Multi-Family Residential m 71 122 

PL - Public/Semi Public Land fiSLJ5Û 21 
CS - Urban Conservation 49.3Û 8 
EC - Estuarine Conservation 19JL3 8 

SUBTOTAL City Limits 1037.08 2JH2 

R-1 - Sinqle Family Residential 22231 14 
R-A - Rural Suburban Residential 418.02 7 
R-2 - Multi-Familv Residential 2.51 1 

P - Public/Semi Public Land mm 1 
CS - Urban Conservation 228J& 17 
EN - Estuarine Natural 50.03 3 
EC-^aluar ioe Conservation ÜL1. 2 
AR - Agricultural Resource 123.31 3 

5UBTOTALJJGB 1,176.43 42 

I Q I A L 2,213.51 2JL2Q 
gotjrce^Thp; Renkenriorf Assodate* Corp • 7008 

R E S I D E N T I A L 

Res ident ia l land use inc lud ing s ing le fami ly h o m e s , mul t i fami ly hous ing and mob i le 
h o m e s present ly occup ies 324 acres or 3 8 % of the deve loped land in the City. The 
b reakdown of t h i s -ac roago is s h o w n on the fo l low ing tab le .—Number of hous ing units 
and type wi l l be updated-a f te r the 1990 c e n s u s da ta is f inal ized. 
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RESIDENTIAL LAND USE—1-9&0 4£90 
I I n i t r w i l l l u Aefes Residential land use 

Single Family 4375 264 will be updated after . . ... r - -, 20 
will be updated after 

ivi um ramny 20 
available for 244 40 available for Manufactu i 

Homes 
244 40 

number housing 
unit^ and type^ Total 4980 324 
number housing 
unit^ and type^ Total 4980 324 

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 776,000 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. Ati-Most of the mobile/manufactured homes are located 
within the City's six mobile/manufactured home parks and one mobile/manufactured 
home subdivision and in the City's Urban Growth area outside of the City limits. 

very limited,—consisting of approximately fifteen single family and—mobile homes 
occupying approximately eight acres in the Providence Creek and Decker Point areas. 

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-approximatoly 7500 people 
who live in this area. Reedsport also provides tourist facilities for area visitors. AL4be 
same time, 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. 
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In 1980 there were 128 commercial establishments occupying 14 acres or 9% of all 
developed land within the City. There has been no significant change to these figures 

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 
38hefe tend to serve the residents of Reedsport with more traditional goods and 
services, including professional offices. The other concentration of retail businesses 
stretch along Highway 101.—This cCommercial 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 seems to behas been 
shifting from the older downtown area to this area along Highway 101. This shift is seen 
to be inevitabter-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 
heavily used by visitors to the Oregon coast. One problem that has become evident 
with the development along Highway 101 is traffic. Highway 101 lacks some necessary 
traffic controls and parking that might better insure safe traffic movement as vehicles 
gain access to the businesses.—This becomes especially evident during the tourist 
season with increased traffic especially when recreational vehicles are included. Few 
heavy commercial uses, such as cabinet shops, auto repair, etc., are located in 
Reedsport. Many of Tthose which do exist are located in the older downtown area in the 
vicinity of Greenwood Avenue and on or adjacent to the Southern Pacific railroad right-
of-way. No commercial uses are located in the unincorporated portion of the City's 
Urban Growth Boundary. 

I N D U S T R I A L 

The major industrial land uses and employers in the Reedsport vicinity occur outside 
the City in Gardiner—(Bohemia—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 loo sorting yard an industrial 
sjte 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 
Rainbow Avenue Eastward. 

(Knife River) occupies the remaining waterfront from 

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. industr_iaj_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 ©8% of the developed land within the City. No public uses-afe 
located outside of tho city limits. The approximate acreage and summarybreakdown of 
these public uses is as follows: 

City (developed or partially developed parks) 3234r5 acres 
City (Umpqua Discover Center, city hall, police and fire stations, 

shop, library and sewage treatment plant) 109r5 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) 2S 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. 

The projections contained within this Plan indicate that Reedsport will grow by as much 
as-920 acres over the next twenty years. This is based upon the population projection 

population projection has been-used to ensure that an adoquato amount of land is 
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Approximately 63% of the City's future land needs (571 acres) will be accommodated 
10/ 

accommodated-within the city limits along major transportation routes. The following 
table indicates the amount of land both within the city limits and the unincorporated 

BUILDABLE LAN IDS INVENTORY 
Inside City Limits Outside City Limits Total 

Developed 884 87 Ö38 O U U 

Undeveloped 
Buildable 

0 10% slope 207 285 472 
20% + slope 442 \ J U U 448 
Unbuildable 54 448 5on u w 

Water 488 288 424 
4442 4840 2782 

400 year flood plain of the Umpqua River and tributaries (except that land designated 
for industrial development) and the excessively steep land adjacent to the west bank of 
the Scholfield River. These lands have all been assigned shorelands designations 
which are intended to preserve their undeveloped status. Only 87 acres outside of the 
city limits havo been developed including fifteen homes on approximately eight acres 
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F U T U R E L A N D U S E A N D U R B A N I Z A T I O N 

T h e 2 0 0 9 Bu i l dab le L a n d A n a l y s i s i s e e a p p e n d i x A ) ident i f ies tha t t he re a re 88.5 ac res 
of net bu i ldab le_res jdent ia l ac res and 3 6 . 7 7 ac res o f net bu i ldab le non- res iden t ia l a c r e s 
for a to ta l of 1 2 5 . 2 7 a c r e s ^ i f net bu i l dab le a c r e s _ o r M 3 7 parce ls w i th in t h e Ci ty l imits of 
Reedspo r t . as i l lus t ra ted in T a b l e 2. be low 

T a b l e 2 
Inventory of Ne t B u i l d a b l e L a n d by Z o n i n g Dis t r ic t 

Zone 
Zona Buildabig 

parcels 
Buildable 

acres 

Mel 
Buildable 

Commercial 
Commercial C-2 
Commercial Transitional C-1 
Water-Related Commercial C=3 

4 . 1 7 

Estuarine Development ED 
Total Commercial S 4L17 

lud ustrial 
L.iah-t Industpaj. t\A 2.60 
Heavy Industrial 
Water-Dependent Industrial 

10 .45 

5 J 6 
Total Industrial S 18.81 

Residential 
Single Family Residential R-1 52 

Rural Suburban Residential R-A 
Multi-Family Residential Rz2 

22 2539. 
4 2 5 5 . 7 4 

116 118.00 

O l 3FÌ£ 
Public/Semi Public Land PL 2A1 
Urban Conservation CS 2 3 . 8 8 

Estuarine Conservation EC 
26.05 

13Z 167.03 

u a B Limits 
Single Family Residential B=1 
Rural Suburban Residential R-A 

1(1 3P.81 
9 6 4 9 

Urban Conservation CS 14 1 2 6 . 4 3 

Estuarine Natural EN 
Estuarine Conservation EC 
Agricultural Resource. AR 

TOTAL 

22 

169 

3 8 . 6 1 

352.34 

519.37 

A m e n d m e n t s A d o p t e d 2 - 1 - 1 0 
O r d i n a n c e 2 0 1 0 - 1 0 9 7 
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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_acreafle_ayailable 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 

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 300 887 
acres which have agricultural soils classifications varying from II to IV. These lands are 
not intensively farmed but are grazed periodically. Approximately 7^7% of this 
agricultural land is located within the 100 year flood plains of Providence Creek and 
Scholfield River. As—iit is intended that development, if any, be very limitednot 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. 

urban form. With the-extension of roads and utilities to Leeds Island, infilling residential 
development of land between Leeds Island and existing developed areas can be 
accomplished in a less costly manner and allow for more efficient use of those public 

RESIDENTIAL 

A Housing Needs Analysis was prepared for the City of Reedsport in October 2009. and 
is adopted as part of the Citv 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 Citv of Reedsport is included in the 
Housing Element of this Comprehensive Plan. 
As indicated in the Housing section of this Plan, up to an additional 1913 housing units 
will be needed to accommodate Reedsport's growth over the next twenty years. A total 
of 741 buildable vacant acres have been designated for this new construction and to 
accommodate future public and semipublic uses (discussed-later in this element). Of 
this total, 268 acres are located within the City and 474 acres are located in the 
unincorporated portion of the Urban Growth Boundary. 

Indicates that future residential development in the Reedsport area is anticipated to 
follow recent trends in housing types. The increased cost of single family detached 
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homes beyond -the—affordable range of many home buyers will result in increased 

types are often more affordable due to lower constructions costs per unit as well as 

designated for these housing types. 

All of the future need for multi family housing (648 units) is expected to be located 

siting of these units. 

Future mobile/manufactured home development within tho City and Urban Growth 
Boundary—is expected to occur-^within—mobile/manufactured—homo parks and—in 

home—parkst—it - ant ic ipated—that—approximately—§0—percent—©f—future 

mobile/manufactured home parks. The PUD development will require approximately 36 

home PUD). The development of new or expanded mobile/manufactured home parks 
will require approximately 27 acres, assuming a density of eight units per acre 
(consistent with existing development of this type.) 

Tho 106 acres needed to accommodate these housing types should be located so as to 

areas should be as flat as possible. Also, such areas should be located adjacent to or 
near existing roads, water and sewer lines as added means of minimizing development 
costs. 

Single Family; Single family development is planned to occur on the remainder of the 

that all of the projected multi family and mobile/manufactured home need and that all 
but eight acres of the public and semipublic need (consistent with past trends), occurs 

available for single family use. Assuming an average density of 3.5 dwellings per acre, 
this acreage could be expected to provide sites for approximately 492 single family 
homes, or 53% of the single family need. 

Approximately 448 acres or 60% of the vacant land which has been designated for 

slopes exceed 20%. These areas are to be zoned for low density development only and 
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aro ant ic ipated to devetep-a t an average dens i ty of 1.0 dwel l ings por gross aero. Thic 

than deve lopmen t of land wh ich is not a f fec ted b y - s u c h constra ints. To help keep 
deve lopment costs d o w n in these areas, the City shal l encourage deve lopmen t of 
p lanned unit deve lopments . Such deve lopments , by uti l izing bui ld ing types other than 
s ingle fami ly de tached and by aggregat ing s t ructures to one or more sect ions of a site, 
can reduce deve lopmen t costs and in many i-nsiances keep st ructures away f rom the 
more hazardous por t ions of a site. The fo l lowing tab le summar i zes the resident ial land 

FUTURE RESIDENTIAL LAND USE NEEDS 
Uni ts—Acres 

0 19% s lope @ 3.5 units per acre 
2 0 % + s lope @ 1.0 units per acre-

-492- -444 
-430- -4-30 

In parks @ 8 units per acre 
Not in parks @ 3.5 units per acre 

-247- -27-
-36 

Remain ing Manufac tu red Housing Units will be prov ided 
in Single Fami ly Resident ia l lots in speci f ic a reas of the 

—Ufban Growth Boundary 

15 units-per acre -648- -43 
TOTAL 1913 

Resident ia l D e v e l o p m e n t Inside City Limits: Wi th in the city l imits 
acres of vacant land wh ich have been des igna ted for fu ture resident ial , p u b l i c - a n d 
semipubl ic deve lopment . Approx imate ly 100 acres or 3 7 % of this vacant land is located 
at the nor thwest l imits of the city west of Ranch Road and in the area north of Ivy 
Avenue . Forty- four acres of c i ty-owned proper ty in the area of Cres tv iew Drive 
const i tutes another major area p lanned for fu ture resident ia l deve lopment . Other 
smal ler vacant resident ia l a reas are located south of B o w m a n Road and southeas t of 
A lder Avenue . 

Wi th respect to its exist ing resident ial ne ighborhoods , it is the City's intent to preserve 
the gual i ty of these areas. To this end these areas have been p lanned in a manner 
consistent with their exist ing land use pattern. The re is, however , one minor except ion 
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to this intent. This diversion involves the property to the south side of Winchester 
Avenue, including parts of Elm 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 previously, a l t h o u g h 
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 4020%. It is anticipated that upon full development, this entire area 
will contain approximately 585 dwelling (assuming no land is put to public or semipublic 
use)^-Access to this area should be from twohree separate locations — Ranch RoadT 

and 22nd20 th Street , and an extension of Highway 38 aeross-Scholfield River- The 
Ranch Road and 20Th Street are intended to connect and Highway 38 extensions are 
intended to connect on Leeds Island forming a loop which swill improve residential 
access to this area. Also, such road extensions will facilitate looping of water lines 
through the area and more direct sewer service to it, thereby improving those services 
to the area. Access to tho Leeds Island industrial site should be restricted to the 
extension of Highway 38 so as to keep such traffic out of residential areas and off of 
streets not designed to carry this type of traffic. The extension of 20 th 2nd-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 20 th 2nd-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. Upon completion of dovolopmont, 
this area will contain approximately-224 dwelling (assuming none of this land is put to 
public or semipublic—wse)^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 steeplyef 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. 
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The city-owned property eastsouth of Crestview Drive consists of more than 300a-tetai 
of 81 acres designated as low density residential. Although the low density designation 
was figured at ono unit per acre in the plan data baser it is expected that realistically 
this particular area will develop at a much very lowef 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. The f£uture 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 Umpgua 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 
addition to these corridors, 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 of the local economy, 
real estate mafket opportunities and tho study area-clearly suggested that the area's 
future development potential is based upon tourism. This study, completed in 1986, 
makes necessary rocommendations regarding what uses might be appropriate for the 
waterfront, as well as what roles both the public and private sectors play in tho 

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 ar 

be to combine visitor attracting facilities. If such a mix of facilities could be located in-a 
flood protected multi purpose development with well done river frontage improvements 
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and ample parking, such a project could capture the demand projections procontod in 
FGA's preliminary report.—Further, such a project could serve as the focal point for 
subsidiary river oriented recreational activities. 

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 Bohemia Knife River property on the Reedsport 
Waterfront_^-Pand phase 5 is situated on Port of Umpqua property on either side of 
Highway 101. 

Since these plans were__prepared, the City has established an Urban Renewal District 
that encompasses the waterfront and Old Town areas as well as portions of properties 
alogqJHighway 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. Conseouentlv. the area is in 
need of redevelopment that could serve the demand for tourist-oriented commercial 
activities. 

The objective of Phase 1 implementation is to initiate the revitalization process through 
a public private venture that will set the qualitative tone for subsequent revitalization. 

by private enterprise or under a public private venture-

In addition to these corridors, there are two other minor areas planned for future 
commercial development. One of these is located on the west side of River Bend Road, 
south—of Winchester Avenue.—This—area—has—been—occupied—by several—heavy 
commercial uses in the past. Care should be taken to ensure that future development 
of this area does not adversely affect the adjacent residential areas. 

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 

me4al shops,-etc.), it is also intended that heavier commercial uses be allowed in areas 

VII-14 Amendments Adopted 2-1-10 
Ordinance 2010-1097 

m 



s . 
CITY OF REEDSPORT COMPREHENSIVE PLAN 

designated land should be monitored to ensure a continuing supply of vacant land is 

this Plan are realized. The Commercial plan designation has been applied to all areas 

INDUSTRIAL 

The economy of Reedsport is, in actuality, a segment of the economy of coastal 
Douglas County. This is evidenced by the fact that gthe major employer of Reedsport^ 
residents=1—International Paper Company and—Bohemia,—afehas 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 
evefaHregional coastal economy. 

The Umpqua River is viewed as a resource and opportunity to accommodate water-
dependent industry such as shipping and fishing. Industrial lands along the Urnpqua 
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 industrial land areas in Reedsport are 
described below. 

Douglas County, as part of its comprehensive planning efforts, has assessed the 
existing economic condition of the County and made projections for future industrial 

industrial growth in the coastal portion of the County to the year 2000. In addition, an 
Industrial Sites Inventory was prepared to inventory vacant and available land which is 
suitable to accommodate this growth. The findings of this inventory are that there are 
fewer than the required number of acres available to satisfy the projected need. Where 
the overall County projection for additional land needed is 243 acres, 215 acres have 
been designated for future industrial growth. This includes properties both outside the 
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Citys Urban Growth Boundary and properties designated by this Plan. The evaluation 
of these sites is included in the Economic Element of this Plan. 

A total of 150 acres of vacant land within the city limits and Urban Growth Boundary 
havo been designated for futwe-4ndustrial development. Of this total, 52 acres are 

Growth Boundary. This total acreage is located in the four areas described below. 

Waterfront area east of Highway 101: This area contains all of the City's existing 

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 about 70% vacant. Strips 
of land 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 Vallev.-along this corridor are available for development. 

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

owned by International Paper Company and is currently used as a log sorting and 
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 
included 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.Tbe—site—offers—good—long term—potential—for—large—scale—industrial 

sites inventoried by the County, this property is the largest (the next largest being 30 + 
acres in size). In addition, it is one of only four vacant sites which is adjacent to an 
estuarine development management unit. The potential for water dependent industrial 
use of the site is further discussed in the Coastal Resources Element of this Plan-

Development of the Leeds Island site will necessitate tho extension of public roads, 
sewer and water lines. Proper access to this area (as discussed in the Transportation 
Section of this Plan) is from an extension of Highway 38 acres Scholfield River and not 
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Such road and utility extensions will involve numerous federal, state and local agencies. 

Engineers and Division of State-Laftds in addition to an exception to the Statewide 
Planning Goals. Funding for installation of those improvements may be available 
through federal programs and local-agencies in addition to the City and private property 
owners. Prior to zoning this-site for industrial use, the City should meet with these other 
agencies and develop a strategy for providing these off site improvements. In the 

The Umpqua River is viewed as-a resource and opportunity to accommodate water 
dependent industry such as shipping and fishing. By accommodating such uses the City 

opportunity is not lost, industfial-lan4s-along the Umpqua River and Scholfield River 

adjacent navigable waterways^—A total of 53 acres of vacant land have been so 

need. However, the attributes—of these lands are considered significant enough to 

Two plan designations have been utilized to provide for the types of industrial uses 
which exist and are anticipated to develop in Reedsport. The "industrial" designation 

south of the levee, the indusfnal designation is intended to accommodate a full range of 
nonaguatic industrial uses. The-area-east of the Southern Pacific line and south of the 
levee is in a state of transition with an existing mixture of heavy commercial, light 
industrial and residential uses. Parcel-sizes in this area average between 5000 and 
10,000 square feet. Given the existing residences and small parcel sizes, heavy 

water dependent industrial area to the north and commercial area to the south, it is 

land use types. While this-area-is generally appropriate for light industrial and heavy 

for such use&r 

The Water Dependent Industrial designation is intended to be applied to those areas 

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 sen/ices 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 
minor public land needs may be accommodated on approximately 527 acres. 
The need for additional land to accommodate future semipublic uses in the Reedsport 
Urban Growth Boundary is projected to increase at the same rate as tho City's 
population. Given the existing ratio of 0.8 acres per 100 persons (excluding the golf 
course), an additional 27 acres will be needed to accommodate such uses over the 
next twenty years. The acreage of the golf course has been excluded from this 
calculation in that it is doubtful that such land extensive uses will locate within the Urban 

No vacant land within the City or Urban Growth Boundary has been specifically 
designated to accommodate future public or semipublic usos. Consistent with past 

use. As-a-fesult, the 54 acres projected to be required for future uses of these types 
has been added to the acreage planned for future residential development. 

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 

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, Elm 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. 

city limits and within the unincorporated portion of the Urban Growth Boundary is shown 
on the following table. These acreage figures include land which is presently developed 
as—weH—as—vacant—land—intended—for future—development—consistent with—the 
corresponding plan designation. Acreage for existing rights of way have been included 
so that the totals will include-all acreage within the boundaries. 

Inside Outside 
City City Total 
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Residential -êQT- -484 -4888 
Commercial 489- 4 8 9 
Industrial -88-

-80-
- 8 8 - 4 4 8 

Public/Semi-Public -7Q- 4 8 8 
Urban Conservation 
Water Dependent Industrial 

-87-
-78-

-448-
- 3 8 -

-888 
4 8 8 

Water Related Commercial - 8 -

Estuarine Natural -0- 4 8 8 - 4 8 8 
Estuarine Conservation -98- 4-27 
Estuarine Development - 9 8 -

-270-
- 8 8 - 488 

Rights Of Way -270 
-TetaJ- 1442 1 3 4 0 -2782 
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LAND USE GOALS AND POLICIES 

Goals: 

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

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

2t3, 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 endeavor to maintain, and where appropriate, upgrade the 
quality of its existing residential neighborhoods. 

2. 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, as a means of 

3. 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. 

4. 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 

5. The City shall periodically monitor recent residential development to 
ensure that an adequate supply of land zoned for higl \ medium an.d_.low 
density residential use is available. 

ST6. 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. 

2. 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. 

3. The City shall be periodically monitor the use and 
rate of commercially-designated lands to ensure an adequate supply of 

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. 

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

3. The City shall evaluate and update the zoning and Comprehensive Plan 
Map designation of Leeds Island.The Leeds Island industrial area shall be 
held in resource use until such time as the necessary facilities and the 
bridge crossing of Scholfield River are available to serve it. 

4. 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. 

2̂  Development of lands within the existing city limits shall bo encouraged 
prior to expansion of the City. 

3t2. 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. 

__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: 

& 4 

ê r 5 . 

7. 

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

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

c. Development may take place in accordance with urban 
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. 

jMI 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 
recognized by reference.The City hereby adopts the following inventory 

completed by the Umpqua Regional Council of Governments (URCOG), 
Juno, 19QOr 

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

DATA SOURCE 

Element 2: Natural Features 

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

Department 
3. Historical Data provided by Lower Umpqua Historical Society 

Element 3: Community Service 

1. Domestic Water Analysis by J.G.E. 1981 
2. Water Analysis Map by H.G.E. June 1980 
3. Comprehensive Sewer Facility Plan by H.G.E. May 1980 
4. Sewer and Storm Drain System Master Maps by H.G.E. May 1980 
5. Selection System Rehabilitation Maps 1978 by H.G.E. 
6. Recreation Park and Open Space Standards and Guidelines 

(published by National Recreation and Park Association 1983) 

Element 4: Economic Element 

1. Douglas County Development Fact Book, November 1982 
2. CCD - Comprehensive Economic Strategy 1980-81 
3. 1983 "Oregon Community Profile" Fact Sheet for Reedsport 

(published by Oregon Economic Development Department) 
4. Douglas County Comprehensive Plan (1983) 
5. Douglas County Industrial & Site Survey, January 1980 
6. Economic Opportunities Analysis (October 2009) 

Element 5: Housing and Population 

1. 1980 Block Census of Population and Housing for Oregon 
Selected Areas 

2. 1980 Reedsport Utility Hookup Records 
3. Douglas County Comprehensive Plan, (Housing and Population 

Element) 
4. 1950-1980 Population and Housing Trends (Bureau of 

Governmental Research and Service, University of Oregon) 
5. DLCD Housing Planning in Oregon, August 1979 
6. Housing Needs Analsysis (October 2009) 
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Element 6: Land Use 

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

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

Department 
4. Buildable Land Inventory (2009) 

Element 7: Coastal Resources 

1. Aerial Maps on file at Douglas County Planning Department 
2. Douglas County Comprehensive Plan, 1983 (Coastal Resources 

Element) 
3. Land and Water Use Plan for the Umpqua Estuary (June 1975) 
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I. 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: 

• Economic Trends Analysis: Identification 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. 

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

• Land Need Forecasts: Job growth forecasts translated into land demand forecasts based 
on industry and space type 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 

II. Economic Trends 

III. 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). 
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II. 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; 

• 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; 

A return 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 dating 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. 
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EMPLOYED LEVEL UNEMPLOYMENT RATE 

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 activity. 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 quarter 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 
restrained 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; 

REAL GROSS DOMESTIC PRODUCT 

•2% 

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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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 
quantitative 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 the 
LIBOR-Federal Funds spread falling to near 1%, still well above historical norms, but certainly 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 OUTLOOK 

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 
expected to continue to constrain 
spending over the short-term. 
These conditions however, have 
been partially offset by falling prices 
of petroleum imports, which have 
the effective impact of a consumer 
tax cut. 

Evaluated individually, the 
aforementioned variables are 
expected to have the following 
impact on Personal Consumption 
Spending in the near-term: 

• Employment: The 
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. 

• 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' wil l ingness 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. 
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L O N G - T E R M O U T L O O K 

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 to 2019—slightly faster 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. 
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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 

FIGURE 11.1. FORECASTED U.S . REAL G D P GROWTH ( 2 0 0 9 - 2 0 1 9 ) 
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Oregon experienced exceptional employment growth between mid-2003 until 2007. Growth began 
slowing towards the 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 11.2 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 diversity in Oregon's economy as evidenced by 
alleviation of the volatility that plagued Oregon during the 1980's recession. 
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FIGURE 11.2. U .S . AND OREGON HISTORICAL EMPLOYMENT TREND: 2 0 0 1 - 2 0 0 9 

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 2010.1 

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 quarter 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 export 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 exports 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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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 11.4. DOUGLAS COUNTY AGE DISTRIBUTION ( 2 0 0 7 ) AND GROWTH TRENDS BY 
AGE GROUP ( 2 0 0 2 - 2 0 0 7 ) 
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SOURCE: Portland State Population Research Center 

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, 2 0 0 7 
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FIGURE 11.7. SHARE OF INDUSTRIAL COMPOSITION, DOUGLAS COUNTY AND OREGON, 
2 0 0 7 
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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 11.8. EMPLOYMENT GROWTH BY INDUSTRY, DOUGLAS COUNTY, 2 0 0 2 - 2 0 0 7 
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The City of Reedsport economy differs from Douglas County in composition and trends. Figure 
11.10 below shows employment change between 2002 and 2007 and the distribution by 
employment sector. Between 2002 and 2007, employment grew slightly, at an average annual rate 
of 0.4%.2 The largest sector, Education & Health Services, saw the most growth. 
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FIGURE 11.10. AVERAGE ANNUAL W A G E GROWTH ( 2 0 0 2 - 2 0 0 7 ) 
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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 County3). 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 Activities 

• Multiple Camping and Hiking Areas 

• Multiple Excellent Fishing Areas 

• Beautiful River Valley and Coastal Scenery 

• Oregon Dunes National Recreation Area 

Product ion 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. 

3 US Census Bureau, 2005-2007 American Community Survey 
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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, concepts, and competition, knowledge spillover within clusters encourages 
secondary effects—innovation, the creation start-ups and spin-off industries, and opportunities for 
suppliers, manufacturers, and customers. In turn, 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 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 activity 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." 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 

T O U R I S M 

4 Travel expenditure data f r om 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 

• Diverse base of small and large firms 

• Easy entry for sole proprietors and small businesses 

Challenges to Cluster Development: 
• 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 

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 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. 

Cluster Strengths: 

• Established in the region 

• Diverse base of manufacturing firms 

• State initiatives to encourage manufacturing 

• Pays wages above the regional average 

Challenges to Cluster Development: 
• Global competit ion 

• Difficult access to I-5 corridor 

W O O D 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 out 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: 
• Highly established in the region 

• Includes a major employer and many smaller employers 

• Pays wages above the regional average 

Challenges to Cluster Development: 
• Cost competitiveness from foreign markets 

• Federal policy limitations affecting access to federal timberlands 



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 reports 5 

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 111.1 below. 
Assuming that Reedsport industrial sectors roughly track regional trends, we estimate the total 
employed level in 2007 to be in the area 2,238 employees. 

FIGURE II I .1. CONVERSION OF COVERED EMPLOYMENT TO TOTAL EMPLOYMENT ( 2 0 0 7 ) 

NAICS 
2007 

Observed 2 / 
Covered Share of 

Total Employment /3 
Estimated Total 

Employment (2007) 
Natural Resources 90 63.2% 142 
Construction 39 56.3% 69 
Manufacturing 110 91.6% 120 
Wholesale Trade 4 73.2% 5 
Retail Trade 183 73.4% 250 
T.W.U. 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 Sei-vices 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, & Utilities 
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 current knowledge about the local economic activity in 
Reedsport. Outlined in Figure III.2 below, we assume that between 2007 and 2008 the Reedsport 
economy contracted by a margin of -3.56% to 2,159 employees. This estimate will be used as the 
basis of our long-term employment forecast. 

5 ES-202 reports are based on data prov ided by ind iv idua l f i rms on forms required by the Unemp loymen t Insurance program. 
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FIGURE II I .2. UPDATING 2 0 0 7 TOTAL EMPLOYMENT TO THE CURRENT PERIOD ( 2 0 0 8 ) 

NAICS 
2 0 0 7 Total 

Employment 
Short-Term Annual 

Growth Assumption 2 / 
2 0 0 8 Total 

Employment Estimate 
N a t u r a l Resources 1 4 2 - 1 1 . 5 % 126 

C o n s t r u c t i o n 69 - 1 0 . 8 % 62 

M a n u f a c t u r i n g 120 - 1 0 . 3 % 107 

W h o l e s a l e T r a d e 5 - 4 . 5 % 5 

Reta i l T r a d e 2 5 0 - 8 . 2 % 2 3 0 

T.W.U. 1 / 56 - 4 . 4 % 54 

I n f o r m a t i o n ND - 1 0 . 3 % ND 

F i n a n c i a l A c t i v i t i e s 167 - 7 . 1 % 155 

Pro fess iona l & Bus iness 1 4 6 - 4 . 5 % 139 

E d u c a t i o n & H e a l t h 7 0 4 0 . 0 % 7 0 4 

Le i su re & H o s p i t a l i t y 3 3 0 - 0 . 6 % 3 2 8 

O t h e r Serv ices 2 0 5 0 . 0 % 205 

Pub l i c A d m i n i s t r a t i o n 45 1 .3% 45 

TOTAL 2,238 -3.5% 2,159 
Source: Johnson Re id 

1 / T r a n s p o r t a t i o n , W a r e h o u s i n g , & U t i l i t i e s 

2 / A s s u m e s t h a t g r o w t h i n R e e d s p o r t r o u g h l y t r a c k s Doug las C o u n t y b e t w e e n 2 0 0 7 and 2 0 0 8 . 

B. ANTICIPATED REGIONAL GROWTH 

Figure III.3 outlines 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%). The Natural 
Resources sector is expected to decline (0.2%). 

FIGURE III .3. ANTICIPATED REGIONAL GROWTH, DOUGLAS COUNTY 
E m p l o y m e n t F o r e c a s t Avg. A n n u a l 

NAICS 2 0 0 6 2 0 1 6 G r o w t h Rate 
Natural Resources 1,010 990 -0.2% 
Construction 2,090 2,390 1,4% 
Manufactur ing 6,200 6,430 0.4% 
Wholesale Trade 690 760 1.0% 
Retail Trade 4,840 5,460 1.2% 
T.W.U. 1/ 1,840 2,010 0.9% 
Informat ion 400 450 1.2% 
Financial Activi t ies 1,700 1,880 1.0% 
Professional & Business Services 3,070 3,530 1.4% 
Education & Health Services 4,560 5,680 2.2% 
Leisure & Hospital i ty Services 3,590 4,220 1.6% 
Other Services 1,150 1,290 1.2% 
Public Adminis t rat ion 8,690 9,440 0.8% 
TOTAL 39,830 44,530 1.1% 
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C. PRELIMINARY EMPLOYMENT FORECAST 

Figure III.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. Whi le 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 III.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 I I I .4 . 2 0 - Y E A R EMPLOYMENT FORECAST SCENARIOS, 2 0 0 8 - 2 0 2 8 
Baseline/Medium Forecast Base Year Employment Forecast 2008-2028 Growth 

NA1CS 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 S S 6 6 6 1 1.0% 
Retail Trade 230 244 259 275 292 63 1.2% 
T.W.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 
N AI CS 2008 2013 2018 2023 2028 Jobs AAGR 

1 1 
1 TOTAL 2,159 2,348 2,557 2,789 3,046 887 1.7% 1 

Low Growth Forecast 2 / Base Year Employment Forecast 2008-2028 Growth 
NAICS 2008 2013 2018 2023 2028 Jobs AAGR 

1 1 
TOTAL 2,159 2,297 2,445 2,605 2,778 619 1.3% 1 
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 ofindividual firms. 

Economic Opportunities Analysis 
City of Reedsport 

21 The Benkendorf Associates Corp. 
October 2009 



IV. 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 summarized 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) ( 2 0 0 8 - 2 0 2 8 ) 

Use Type 

Need For Land (Acres) By Scenario: 

Use Type 
Base l ine /Medium High Low 

Growth Growth Growth 

! OFFICE COMMERCIAL 
1 

7 . 7 9 . 1 
1 

INDUSTRIAL 4 .2 4 . 8 3 . 5 
! 

j RETAIL COMMERCIAL 1 2 . 5 1 5 . 2 
; ; ; 

! 6 .9 ' 1 
; ; 

\ CITY RESIDENTS ! 10.0 ! 
; i 

12.2 ; 
: 
! 5.5 I 
: ; 

j R E G I O N / T O U R I S T S 1 / j 
,2:5. ! 

3.0 ! 

IOVERNIGHT LODGING 2.9 ! L l i l l J 
; SPECIALIZED USES 2 / 
; 

11.7 13.9 9.6 

TOTAL 39.0 46.4 28.7 

1/ Assumes reg iona l / tour is t demand normal izes at 2 0 % of retai l suppor t , given targeted oppor tun i t ies 

out l ined in the EOA. 

2 / Hospitals, Clinics, etc. for employment not o therwise categorized. Assumes 20 employees per acre 
SOURCE: |ohnson 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 14.3 
RETAIL COMMERCIAL 12.5 
OVERNIGHT LODGING 1.6 
SPECIALIZED USES 24 .3 

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 IV. 1 to total gross land demand by category. Figure IV.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) ( 2 0 0 8 - 2 0 2 8 ) 

N e e d For Land (Acres ) By Scenar io : 
B a s e l i n e / M e d i u m High Low 

Use T y p e Growth G r o w t h Growth 

[OFFICE COMMERCIAL 
: 

: 
1 

9 J Ü 1 1 . 4 
J ; 

; : 
: : 
: : 

8 : o 

! I N D U S T R I A L ! ! 6 . 1 
: : 

i i 
4 3 ; 

j 
jRËTAi'L COMMERCIAL ; 

1 
1 5 . 7 1 9 . Ö 11 

H 
8 . 6 

! CITY RESIDENTS ; 
! 1 2 . 5 ; Ï 5 . 2 11 

; ; 6 .9 1 

! REGION/TOURISTS 1 / 
: ! 3 3 ! 3 . 8 

i 
: : 

.. .. .. 
f O i m W Ì G H T W D G r N G 3.6 j | 4 . 2 " 

• Z J f l l J 
Î S P Ë C M L Ï Z E D Û S Ë S 2 7 : 

; 
1 4 . 6 j 1 7 . 3 ii 1 2 . 0 | 

] TOTAL j 48.7 "58.0 ! [ 
: : 359 j 

1 / Based o n c u r r e n t ra t ios b e t w e e n loca l ly s u p p o r t e d and to ta l sales, CE Su ivey f r o m the BLS and Census o f 

Retai l T rade . 

2 / Hosp i ta l s , Cl in ics, etc. fo r e m p l o y m e n t no t o t h e r w i s e ca tegor ized . 

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) ( 2 0 0 8 - 2 0 2 8 ) 

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 LT\ND 

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). 

E x p e c t e d Land 
N e e d 

(Gross Acres ) 
Office Commerc ia l 
Indus t r i a l 

9.7 
4.3 

19.0 
4.2 

14.6 
5 1 . 8 

Retail Commerc ia l 
Overn igh t Lodging 
Special ized Uses 1 / 
Total 
1 / Hospi ta ls , Cl inics, etc. fo r e m p l o y m e n t no t o t h e r w i s e categor ized. 

B. INDUSTRIALAND OFFICE LAND NEED METHODOLOGY 
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FIGURE IV .4 . CUMULATIVE OFFICE LAND DEMAND BY GROWTH SCENARIO 

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 FARs: 

• Warehouse/Distribution—0.31; 

• General Industrial—0.30; and 

• High-Tech/Flex—0.26. 

Second, a 20% non-industrial use demand for land was assumed for industrial land projections 
(Exhibits 1.08 and 1.09). 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 land supply to meet typical demand for industrial space. 
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FIGURE IV .6 . AVERAGE HOUSEHOLD EXPENDITURES ON RETAIL GOODS, REEDSPORT 
Per Household 

Expenditures 1/ NAICS Category 
Per Household 

Expenditures 1/ 

4 4 1 M o t o r V e h i c l e s a n d P a r t s D e a l e r s $ 6 , 1 9 7 

4 4 2 F u r n i t u r e a n d H o m e F u r n i s h i n g s S t o r e s $ 7 3 1 

4 4 3 E l e c t r o n i c s a n d A p p l i a n c e S t o r e s $ 6 8 7 

4 4 4 B u i l d i n g M a t e r i a l s a n d G a r d e n E q u i p m e n t $ 3 , 4 4 2 

4 4 5 Food a n d B e v e r a g e S t o r e s $ 4 , 5 3 4 

4 4 6 H e a l t h a n d P e r s o n a l C a r e S t o r e s $ 1 , 9 8 2 

4 4 8 C l o t h i n g a n d C l o t h i n g A c c e s s o r i e s S t o r e s $ 1 , 0 0 6 

4 5 1 S p o r t i n g G o o d s , H o b b y , B o o k a n d M u s i c S t o r e s $ 5 1 2 

4 5 2 G e n e r a l M e r c h a n d i s e S t o r e s $ 3 , 7 3 4 

4 5 3 M i s c e l l a n e o u s S t o r e R e t a i l e r s $ 8 1 3 

7 2 2 F o o d s e r v i c e s a n d D r i n k i n g P l a c e s $ 2 , 9 2 6 

Totals/Weighted Averages $26,564 

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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TABLE IV .1 . CUMULATIVE RETAIL LAND DEMAND BY GROWTH SCENARIO 

Building Size/SF Typical Acreage Ranges 
C O M M E R C I A L 
O F F I C E 
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 

I N D U S T R I A L 

Large 90,000-750,000+ 20-200+ 

Medium 25,000-100,000 4.0-25 

Small 500-30,000 0.5-5.0 

C O M M E R C I A L 
R E T A I L 
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.6 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.7 However, by identifying and planning for 
typical patterns, 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 patterns, 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 patterns are generally less sensitive to 
environmental constraints than residential development patterns. Generally, the described 
acreages assume sites that are largely free from environmental constraints such as slopes, 
wetlands, and floodplains. 

6 The typ ica l development pattern presented in this section does not equate to land distr icts; nor are they intended to func t ion as Uses with Special 
Siting Characteristics (as that term is used in O A R 660-009-0025(8) ) , except where Economic E lement po l icy language states otherwise. 

Site sizes are actual ly cont inuous phenomena. The segmentat ion into size ranges is not stat ist ical ly def ined, but is nonetheless useful for analysis 
and p lanning purposes. H y b r i d and over lapp ing development patterns already exist and are common ; others hybr ids and overlaps may emerge dur ing 
the p lann ing period. 
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T A B L E I V . 2 . O F F I C E D E V E L O P M E N T P A T T E R N T Y P E S 

Target Industries 
Transportation; Access to 

Labor and Customers 
Public Facilities/ 

Utilities Site Sixes and Development Pattern Discussion 
Required 
Site Size 

Building 
Coverage FAR 
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Main Branch/Head-quarters 
Offices for Banking, Security 
and Commodity, Real Estate, 
and Insurance Carriers, 
Healthcare, Communications, 
Transportation Services, 
Back Office Processing 

Transportation system that provides 
access to labor is essential and may 
require convenient connections to 
major arterial roadways and Slate 
Highways. Convenient airport access is 
almost always important. 

Water, sewer, and storm 
drainage must be 
adequate. Site must be 
able to be served by 
modern 
telecommunications. 
Multiple energy suppliers 
may be a consideration. 

Busincss/Office Park- Usually two to three story buildings. Users are 
clustered within a larger park of 50 lo 400 hundred acres. Large users 
may also prefer a campus sites and may land bank for potential future 
expansion. 

3.5 to 15 
acres 

25% .50 io 75 
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Main Branch/Head-quarters 
Offices for Banking, Security 
and Commodity, Real Estate, 
and Insurance Carriers, 
Healthcare, Communications, 
Transportation Services, 
Back Office Processing 

Transportation system that provides 
access to labor is essential and may 
require convenient connections to 
major arterial roadways and Slate 
Highways. Convenient airport access is 
almost always important. 

Water, sewer, and storm 
drainage must be 
adequate. Site must be 
able to be served by 
modern 
telecommunications. 
Multiple energy suppliers 
may be a consideration. 

Under-performing Commercial Sites - Usually adaptive reuse of an 
under-performing commercial site arrayed within a larger commercial 
node of 20 lo 500 acres 

2 to 20 acres 30% .60 to 
1.50 
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Community Branches for 
Banking, Security and 
Commodity, Real Estate, and 
Insurance Carriers, and 
Community Healthcare. 
Professional Business 
Services, Legal Services, 
Communications, 
Transportation Services 

Transportation system that provides 
access to labor is important and wil l 
require convenient connections to at 
least a minor collector and may require 
convenient connections to major 
arterial roadways and State Highways. 
High visibility access to customers is 
essential for the consumer oriented 
users. Airport access is important. 

Water, sewer, and storm 
drainage must be 
adequate. Site must be 
able lo be served by 
modern 
telecommunications. 

Downtown- Medium users tend to utilize one or two floors of an 
existing building. Downtown can be cost-prohibitive for uses that 
require ground floor customer visibility. 

n/a 100% .75 to 
2.00 
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Community Branches for 
Banking, Security and 
Commodity, Real Estate, and 
Insurance Carriers, and 
Community Healthcare. 
Professional Business 
Services, Legal Services, 
Communications, 
Transportation Services 

Transportation system that provides 
access to labor is important and wil l 
require convenient connections to at 
least a minor collector and may require 
convenient connections to major 
arterial roadways and State Highways. 
High visibility access to customers is 
essential for the consumer oriented 
users. Airport access is important. 

Water, sewer, and storm 
drainage must be 
adequate. Site must be 
able lo be served by 
modern 
telecommunications. 

Business/Office Park- Occupy buildings individually or with a group 
of tenants. Users often seek sites near campus development patterns 
with which they interact. Sites are typically within a larger park of 30 
to 100 acres. 

0.5 to 3 acres 25% .50 to .75 
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Community Branches for 
Banking, Security and 
Commodity, Real Estate, and 
Insurance Carriers, and 
Community Healthcare. 
Professional Business 
Services, Legal Services, 
Communications, 
Transportation Services 

Transportation system that provides 
access to labor is important and wil l 
require convenient connections to at 
least a minor collector and may require 
convenient connections to major 
arterial roadways and State Highways. 
High visibility access to customers is 
essential for the consumer oriented 
users. Airport access is important. 

Water, sewer, and storm 
drainage must be 
adequate. Site must be 
able lo be served by 
modern 
telecommunications. 

Commercial Centers-These are the preferred development patterns 
for consumer oriented medium sized office users such as branch 
banks and real estate offices. Sites are typically within a larger 
community commercial node of 10 to 200 acres. 

0.5 to 3 acres 30% .60 to 
1.50 
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Sole proprietor or small 
partnership of professional 
service offices for Banking, 
Security & Commodity, Real 
Estate, Insurance Agents and 
Brokers, Business Services 
and Legal Services 

Access to customer base very 
important to consumer oriented users 
such as insurance agents/brokers and 
real estate agents/brokers. 
Transportation system that provides 
access to labor is important, but these 
users may have to compromise 
convenient access to labor as a cost 
saving measure. These office users can 
be served by all functional street 
classifications Airport access is 
important. 

Water, sewer, and storm 
drainage must be 
adequate. Site should 
have, but may not always, 
require modem 
telecommunications. 

Downtown- These small user companies absorb the smaller spaces 
downtown that are too small or have limitations for larger users. Site 
sizes downtown are predetermined by existing development patterns 
and to a lesser extent by redevelopment. 

n/a n/a n/a 

S
m

al
l (

1-
40

 e
m

pl
oy

ee
s;

 4
00

 to
 

13
k 

sq
ua

re
 f

ee
t) 

Sole proprietor or small 
partnership of professional 
service offices for Banking, 
Security & Commodity, Real 
Estate, Insurance Agents and 
Brokers, Business Services 
and Legal Services 

Access to customer base very 
important to consumer oriented users 
such as insurance agents/brokers and 
real estate agents/brokers. 
Transportation system that provides 
access to labor is important, but these 
users may have to compromise 
convenient access to labor as a cost 
saving measure. These office users can 
be served by all functional street 
classifications Airport access is 
important. 

Water, sewer, and storm 
drainage must be 
adequate. Site should 
have, but may not always, 
require modem 
telecommunications. 

Business/Office Park- These small user companies absorb the smaller 
spaces in larger projects that are too small or have limitations for 
larger users or occupy expansion areas for medium and large users. 
Sites are typically within a larger park of 30 to 100 acres. 

0.5 to 3 acres 25% .50 to .75 
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Sole proprietor or small 
partnership of professional 
service offices for Banking, 
Security & Commodity, Real 
Estate, Insurance Agents and 
Brokers, Business Services 
and Legal Services 

Access to customer base very 
important to consumer oriented users 
such as insurance agents/brokers and 
real estate agents/brokers. 
Transportation system that provides 
access to labor is important, but these 
users may have to compromise 
convenient access to labor as a cost 
saving measure. These office users can 
be served by all functional street 
classifications Airport access is 
important. 

Water, sewer, and storm 
drainage must be 
adequate. Site should 
have, but may not always, 
require modem 
telecommunications. 

Commercial Ceniers - These small user companies absorb the smaller 
spaccs in larger projects that are loo small or have limitations for 
larger users or occupy expansion areas for medium and large users. 
These sites are most important to consumer oriented users such as 
insurance agents. 

0.5 to 3 acres 30% .60 to 
1.50 
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T A B L E I V . 4 . INDUSTRIAL D E V E L O P M E N T P A T T E R N T Y P E S 

Target Industries 
Transportation; Acccss to Labor 

and Customers 
Public Facilities/ 

Utilities Development Pattern Discussion 
Required 
Site Size 

Building 
Coverage FAR 
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Lumber & Wood, Stone, 
Glass & Concrete, Trucking 
& Warehousing, Electric, 
Gas & Sanitation, Food 
Products, Transportation 
Equipment, Wholesale Trade, 
Air Transportation 

Transportation system that provides 
convenient connccnons to stale 
highways is very important. Proximity to 
natural resources can be important for 
uses that utilize natural resource inputs. 
Rail access is imponanl to inany uses 
and can be essential for some uses. 
Convenient access to air freight is 
important to many uses and may be 
essential for some. Convenient access to 
well trained and qualified workforce is 
essential and industry clustering for 
access to skilled labor force is common. 
Convenient access to 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 very 
large quantities of water 
and produce large 
quantities of sewage 
requiring special 
facilities' plans. Site must 
be able to be served by 
modem telecomm. 
Multiple energy suppliers 
are important to most 
users and the ability 
purchase wholesale 
energy can be essential for 
some. 

Indoor/Outdoor Industrial Processes - Including Manufacturing, Repair, 
Remanufacturing, Salvage Yards, Micro-Energy, Agri-business, etc. 
These development patterns typically process raw materials into 
intermediate industrial input materials and include lumber mills, plywood 
plants, aggregate processing plants and co-gen power plants. These users 
typically have moderate to high levels of airborne emissions, noise 
production, and waste products. Access to rail can be essential. Users may 
cluster with similar uses in areas that are 1000+ acres 

40 to 200 or 
more acres 

40% .30 to .50 
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Lumber & Wood, Stone, 
Glass & Concrete, Trucking 
& Warehousing, Electric, 
Gas & Sanitation, Food 
Products, Transportation 
Equipment, Wholesale Trade, 
Air Transportation 

Transportation system that provides 
convenient connccnons to stale 
highways is very important. Proximity to 
natural resources can be important for 
uses that utilize natural resource inputs. 
Rail access is imponanl to inany uses 
and can be essential for some uses. 
Convenient access to air freight is 
important to many uses and may be 
essential for some. Convenient access to 
well trained and qualified workforce is 
essential and industry clustering for 
access to skilled labor force is common. 
Convenient access to 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 very 
large quantities of water 
and produce large 
quantities of sewage 
requiring special 
facilities' plans. Site must 
be able to be served by 
modem telecomm. 
Multiple energy suppliers 
are important to most 
users and the ability 
purchase wholesale 
energy can be essential for 
some. 

Logistics/Warehousing/Transponation Hubs- These development patterns 
are extremely transportation infrastructure sensitive and require sites with 
efficient and direct access to the transportation facilities they utilize. Some 
of these users may not require proximity to large labor forces. These users 
typically produce moderate to high levels of airborne emissions and noise 
associated with high volumes of truck traffic, rail yard activities, etc. 
Users may cluster with similar uses in freight centers that are 2,000+ 
acres. 

50 lo 400 or 
more acres 

50% .30 to .75 
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Lumber & Wood, Stone, 
Glass & Concrete, Trucking 
& Warehousing, Electric, 
Gas & Sanitation, Food 
Products, Transportation 
Equipment, Wholesale Trade, 
Air Transportation 

Transportation system that provides 
convenient connccnons to stale 
highways is very important. Proximity to 
natural resources can be important for 
uses that utilize natural resource inputs. 
Rail access is imponanl to inany uses 
and can be essential for some uses. 
Convenient access to air freight is 
important to many uses and may be 
essential for some. Convenient access to 
well trained and qualified workforce is 
essential and industry clustering for 
access to skilled labor force is common. 
Convenient access to 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 very 
large quantities of water 
and produce large 
quantities of sewage 
requiring special 
facilities' plans. Site must 
be able to be served by 
modem telecomm. 
Multiple energy suppliers 
are important to most 
users and the ability 
purchase wholesale 
energy can be essential for 
some. Transmission-Regional utility transmission facilities such regional 

substations and 500kv lines. Noise, emissions and waste levels vary 
considerably from facility to facility. 

20 or more 
acres 

50% .30 to 75 
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Lumber & Wood, Stone, 
Glass & Concrete, Trucking 
& Warehousing, Electric, 
Gas & Sanitation, Food 
Products, Transportation 
Equipment, Wholesale Trade, 
Air Transportation 

Transportation system that provides 
convenient connccnons to stale 
highways is very important. Proximity to 
natural resources can be important for 
uses that utilize natural resource inputs. 
Rail access is imponanl to inany uses 
and can be essential for some uses. 
Convenient access to air freight is 
important to many uses and may be 
essential for some. Convenient access to 
well trained and qualified workforce is 
essential and industry clustering for 
access to skilled labor force is common. 
Convenient access to 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 very 
large quantities of water 
and produce large 
quantities of sewage 
requiring special 
facilities' plans. Site must 
be able to be served by 
modem telecomm. 
Multiple energy suppliers 
are important to most 
users and the ability 
purchase wholesale 
energy can be essential for 
some. 

Enclosed Manufacturing - These development patterns contain a wide 
variety of uses from food production to microchip processors and typically 
process intermediate materials into finished goods anchor parts. Users are 
predominantly indoors within enclosed buildings. Convenient access to 
skilled labor force is essential. These uses typically have low to moderate 
levels of airborne emissions, noise production, and waste products. Users 
often require sufficient area to accommodate long-term expansion. Users 
may seek integration with office developments. 

20 10 200 or 
more acres 

40% .30 to .50 
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Lumber & Wood, Stone, 
Glass & Concrete, Trucking 
& Warehousing, Electric, 
Gas & Sanitation, Food 
Products, Transportation 
Equipment, Wholesale Trade, 
Air Transportation 

Transportation system that provides 
convenient connccnons to stale 
highways is very important. Proximity to 
natural resources can be important for 
uses that utilize natural resource inputs. 
Rail access is imponanl to inany uses 
and can be essential for some uses. 
Convenient access to air freight is 
important to many uses and may be 
essential for some. Convenient access to 
well trained and qualified workforce is 
essential and industry clustering for 
access to skilled labor force is common. 
Convenient access to 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 very 
large quantities of water 
and produce large 
quantities of sewage 
requiring special 
facilities' plans. Site must 
be able to be served by 
modem telecomm. 
Multiple energy suppliers 
are important to most 
users and the ability 
purchase wholesale 
energy can be essential for 
some. 

Waste Handling - These development patterns include sanitary landfills, 
regional transfer stations, recycling plants, and sewage treatment plants 
and large salvage yards. Users typically have large amounts of outdoor 
storage/processing. These users typically have moderate to high levels of 
airborne emissions and noise production. 

20 to 150 or 
more acres 

40% .30 to .50 
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Lumber & Wood, Stone, 
Glass & Concrete, Trucking 
& Warehousing, Electric, 
Gas & Sanitation, Food 
Products, Transportation 
Equipment, Wholesale Trade, 
Air Transportation 

Transportation system that provides 
convenient connccnons to stale 
highways is very important. Proximity to 
natural resources can be important for 
uses that utilize natural resource inputs. 
Rail access is imponanl to inany uses 
and can be essential for some uses. 
Convenient access to air freight is 
important to many uses and may be 
essential for some. Convenient access to 
well trained and qualified workforce is 
essential and industry clustering for 
access to skilled labor force is common. 
Convenient access to 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 very 
large quantities of water 
and produce large 
quantities of sewage 
requiring special 
facilities' plans. Site must 
be able to be served by 
modem telecomm. 
Multiple energy suppliers 
are important to most 
users and the ability 
purchase wholesale 
energy can be essential for 
some. 

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

4 to 25 acres 40% .25 to .50 

1 
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Target Industries 
Transportation; Access to Labor 

and Customers 
Public Facilities/ 

Utilities Development Pattern Discussion 
Required 
Site Size 

Building 
Coverage FAR 
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Instruments, Electronic 
Equipment, Printing & 
Publishing, Transit 
Transportation Services, 
Business Services 
Communications, 
Construction, Lumber & 
Wood, Stone, Glass & 
Concrete, Trucking & 
Warehousing, Electric, Gas 
& Sanitation, Food Products, 
Transportation Equipment, 
Wholesale Trade, Air 
Transportation 

Transportation system that provides 
convenient connections to state 
highways is very important- and 
especially Interstate 5. Proximity to 
natural resources can be important for 
uses that utilize natural resource inputs. 
Rail access is important to many uses 
and can be essential for some uses. 
Convenient access to air freight is 
important to many uses and may be 

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 

Indoor/Outdoor Industrial Processes - Including Manufacturing, Repair, 
Reinanufacturing, Salvage Yards, Micro-Energy, Agri-business, etc. Uses 
typically contain indoor activities, but typically more than 25 percent of 
the site 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 moderate levels of airborne emissions, noise 
production, and waste products. Users often require sufficient area to 
accommodate medium-term expansion planning. Users often seek sites 
clustered in industrial areas of 100+ acres. 

6 to 25 acres 40% .30 to .50 
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Instruments, Electronic 
Equipment, Printing & 
Publishing, Transit 
Transportation Services, 
Business Services 
Communications, 
Construction, Lumber & 
Wood, Stone, Glass & 
Concrete, Trucking & 
Warehousing, Electric, Gas 
& Sanitation, Food Products, 
Transportation Equipment, 
Wholesale Trade, Air 
Transportation 

essential for some. Convenient access to 
well trained and qualified workforce is 
essential and industry clustering for 
access to skilled labor force is common. 
Convenient access to ocean ports is 
important to many users and essential 
for some. 

telecommunications. 
Multiple energy suppliers 
are important to most 
users. 

TmckingAVarehousing/Distribution/Waste Transfer Substations/Staging-
These development patterns are transportation infrastructure sensitive and 
require sites with efficient and direct access to the transportation facilities 
they utilize. Some of these users may not require proximity to large tabor 
forces. These users typically produce moderate levels of airbome 
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% .30IO.75 
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Transmission-These are local and small regional substations, natural gas 
pressure reduction stations for local distribution, and micro power 
generation uses. These users typically have low levels of airbome 
emissions, noise production, and waste products. 

4 to 10 acres 50% .30 to .75 
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Enclosed Industrial Processes - Including Manufacturing, Repair, 
Remanufacturing, etc. Uses are predominantly indoors within enclosed 
buildings on individual lots with typically less than 30 percent of the site 
devoted to outdoor storage. Convenient access to skilled labor force is 
essential. These users often have very unique site requirements specific to 
each industrial processes. These uses typically have low to moderate 
levels of airborne emissions, noise production, and waste products Site 
Users often require sufficient area to accommodatc medium-term 
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. 

4 to 20 acres 40% .30 to .50 
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Spec/Flex Space - Flex space development patterns are enclosed 
industrial uses where the buildings are developer/investor owned and 
space is rented to industrial tenants within a complex and usually there arc 
multiple tenants occupying a single building. Low to very low levels of 
airborne emissions, noise production and waste products. 

4 to 25 acres 40% .30 to .50 
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Target Industries 
Transportation; Access to 

Labor mid Customers Public Facilities/ Utilities Development Pattern Discussion 
Required 
Site Size 

Building 
Coverage FAR 
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Instruments. Electronic Equipment, 
Priming & Publishing 
Transit and Transportation Services, 
Business Services 
Communications, Construction, 
Lumber & Wood, Stone, Glass & 
Concrete, Trucking & Warehousing, 
Electric, Gas & Sanitation, Food 
Products, Transportation 
Equipment, Wholesale Trade, Air 
Transportation 

Transportation system iliat provides 
reasonably convenient connections to 
state highways is important. Rail 
access is important to some uses and is 
occasionally essential Convenient 
access to air freight is important to 
many uses and may be essential for 
some. Convenient access to well 
trained and qualified workforce 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 modern 
telecommunications. Multiple 
energy suppliers are important 
to some users 

Indoor/Outdoor IndustriaJ Uses - Including Manufacturing, 
Repair, Remanufacturing, Salvage Yards, Micro-Energy, etc. 
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 
waste products. 

1 to 5 acres 40% .30 to .50 
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Instruments. Electronic Equipment, 
Priming & Publishing 
Transit and Transportation Services, 
Business Services 
Communications, Construction, 
Lumber & Wood, Stone, Glass & 
Concrete, Trucking & Warehousing, 
Electric, Gas & Sanitation, Food 
Products, Transportation 
Equipment, Wholesale Trade, Air 
Transportation 

Transportation system iliat provides 
reasonably convenient connections to 
state highways is important. Rail 
access is important to some uses and is 
occasionally essential Convenient 
access to air freight is important to 
many uses and may be essential for 
some. Convenient access to well 
trained and qualified workforce 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 modern 
telecommunications. Multiple 
energy suppliers are important 
to some users 

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 to outdoor storage. 
Convenient access to skilled labor force is essential These users 
typically have low to moderate levels of airborne emissions, 
noise production, and waste products. Users often require 
sufficient area to accommodatc limited expansion. Users often 
seek sites clustered in industrial/business parks of 100+ acres 
and some may seek integrated projects with commercial and 
office patterns. 

0.5 to 5 acrcs 40% .30 to .50 
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Instruments. Electronic Equipment, 
Priming & Publishing 
Transit and Transportation Services, 
Business Services 
Communications, Construction, 
Lumber & Wood, Stone, Glass & 
Concrete, Trucking & Warehousing, 
Electric, Gas & Sanitation, Food 
Products, Transportation 
Equipment, Wholesale Trade, Air 
Transportation 

Transportation system iliat provides 
reasonably convenient connections to 
state highways is important. Rail 
access is important to some uses and is 
occasionally essential Convenient 
access to air freight is important to 
many uses and may be essential for 
some. Convenient access to well 
trained and qualified workforce 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 modern 
telecommunications. Multiple 
energy suppliers are important 
to some users 

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

0.5 to 5 acres 40% .30 to .50 



Campus/Institutional development patterns 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, all 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 IV . 5 . CAMPUS/INSTITUTIONAL DEVELOPMENT PATTERN TYPES 

Tvpe Target Industries 
Transportation; Access to 

Labor and Customers Public Facilities/ Utilities Development Pattern Discussion 
Required 
Site Size 
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l/A
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m
ic

 

Intellectual and Academic 
Campuses support the 
development of intellectual 
labor capital. Over time, the 
organic process that is 
intellectual development 
tends to intertwine with and 
support the target industry 
opportunities in the 
communities where they 
exist. 

The transportation needs for each 
campus depends on the type of 
campus and purpose of the campus. 
In general, intellectual campuses 
should have reasonably convenient 
highway connections and have 
direct connections to two or more 
artcrials. These uses are often 
served by public transit and can 
have high alternative transportation 
use i f facilities are well planned. 
Good air transportation is 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 modem 
telecomm and demands on telecomm 
facilities can be immense. Multiple 
energy suppliers can be important as 
can the ability purchase wholesale 
energy can be essential for some. 

Major University/National Laboratory- These campuses serve statewide, national and 
international populations. University campuses usually have on-site dormitories. A wide 
variety o f accessory commercial uses is often necessary to serve the campus population. These 
uses need excellent connections to regional transportation systems and need convenient air 
service for passengers and freight. 

50 to 1,000 or 
more acres 
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Intellectual and Academic 
Campuses support the 
development of intellectual 
labor capital. Over time, the 
organic process that is 
intellectual development 
tends to intertwine with and 
support the target industry 
opportunities in the 
communities where they 
exist. 

The transportation needs for each 
campus depends on the type of 
campus and purpose of the campus. 
In general, intellectual campuses 
should have reasonably convenient 
highway connections and have 
direct connections to two or more 
artcrials. These uses are often 
served by public transit and can 
have high alternative transportation 
use i f facilities are well planned. 
Good air transportation is 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 modem 
telecomm and demands on telecomm 
facilities can be immense. Multiple 
energy suppliers can be important as 
can the ability purchase wholesale 
energy can be essential for some. 

Post-Grad Technology - These can be private and/or public and usually involve research and 
development. These campuses serve statewide, national and international populations. These 
users need excellent connections to regional transportation systems and need convenient air 
service for passengers and freight. 

20 to 200 or | 
more acres 
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Intellectual and Academic 
Campuses support the 
development of intellectual 
labor capital. Over time, the 
organic process that is 
intellectual development 
tends to intertwine with and 
support the target industry 
opportunities in the 
communities where they 
exist. 

The transportation needs for each 
campus depends on the type of 
campus and purpose of the campus. 
In general, intellectual campuses 
should have reasonably convenient 
highway connections and have 
direct connections to two or more 
artcrials. These uses are often 
served by public transit and can 
have high alternative transportation 
use i f facilities are well planned. 
Good air transportation is 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 modem 
telecomm and demands on telecomm 
facilities can be immense. Multiple 
energy suppliers can be important as 
can the ability purchase wholesale 
energy can be essential for some. Small College/Community College - These campuses serve regional populations primarily. 

These may or may not have on-site dormitories. These campuses are sometimes arTayed like a 
large office user when they arc located in a downtown area. 

20 to 40 acres 

M
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Healthcare Transportation system that provides 
reasonably convenient connections 
to stale highways is important. 
Heliport access is important for 
many and essential for some. 
Convenient access to well trained 
and qualified workforce is essential 

Water, sewer, and storm drainage must 
be adequate; Site must be able to be 
served by modern telecomm and 
demands on telecomm facilities can be 
immense. Multiple energy suppliers 
can be important. 

Regional Hospital - These campuses serve regional populations. Regional hospitals can cause 
large-scale clustering effects with high degrees of interaction with office users (doctor's 
offices, surgery centers, clinics, etc) on surrounding lands. Regional hospital sites typically 
result in clustered officc areas around or near its perimeter. 

10 to 30 or 
more acres 
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N/A Use Dependent Use Dependent These campus uses are not local places of worship. These are regional and national 
headquarters, seminaries, and similar uses. The nature and configuration of these uses vary by 
its purpose, but land use demands can be significant. Under RLUIPA, City 's may occasionally 
need to plan for these uses. 

15 or more 
acres 

M
ili
ta

ry
 N/A Use Dependent Use Dependent These are federally owned and operated, so they are exempt from Oregon Land Use Laws. 

However, they can have far reaching implications for land use planning and a City may need to 
revise its land use plan significantly i f a new military institution or installation use is 

Varies 
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 These uses need reasonably 

convenient access to the regional 
transportation system and air 
services. Access to labor is 
important. 

Water, sewer, and storm drainage must 
be adequate; Site must be able to be 
served by modem telecomm. 

These uses serve local, statewide and national populations. CCRC's are large retirement 
destinations. These uses have extensive residential components, but also require on-site 
healthcare, recreation facilities, and many accessory commercial uses. 

Varies 
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N/A These uses are often not well served 
by transportation systems by 
intention. 

Water, sewer, and storm drainage must 
be adequate; Site must be able to be 
served by modem telecomm 

These users serve regional, statewide or national populations. These may be super-sited, so 
they are exempt from Oregon Land Use Laws. Large correctional institutions can have far 
reaching implications for land use planning and a City may need to revise its land use plan 
significantly i f a new correctional institution or installation use is established. 

Varies 
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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 photography 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: 

• Commercial (C) 

• Commercial Transitional (CT) 

Water-Related Commercial (WCT) 

• Estuarine Development (ED) 

Light Industrial (LI) 

• 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, bui 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. 

TABLE V . 1 
LAND WITHIN THE CITY LIMITS BY ZONING DISTRICT 

Zone 
Total Acrcs within 

City/UGB Total Parcels 
C - Commercial 101.06 270 
C T - Commercial Transitional 8.32 59 
W C T - Water-Related Commercial 1.30 2 
E D - Estuarine Development 0.87 3 
LI - Light Industrial 26.29 95 
HI - Heavy Industrial 16.04 6 
WDI - Water-Dependent Industrial 36.79 16 
T O T A L 190.67 451 
Source: The Benkendor f 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: 

• "Vacant" - 100% of the parcel was identified as vacant and potentially buildable; 

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

Total Vacant 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 
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 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 

451 190.67 15 19.01 12.53 1 12.95 10.45 47 7.80 

1 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 

Zone 
Zone 
Code 

Buildable 
parcels 

rtnildnbk 
at res 

Net Buildulile 
acres 

Commercia l 
Commercia l C 8 4.17 3.13 
Commercia l Transitional C T - - -

Water-Related Commerc ia l W C T - - -

Estuarine Development ED - - -

S U B T O T A L Commerc ia l 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 

S U B T O T A L Industrial 8 18.81 14.11 

T O T A L 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 IV.1 was used for these categories, while the Low Growth forecast was 
used for the Industrial category. 
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EXHIBIT 1.01 

PROJECTIONS OP OFFICE SPACE-UTILIZING EMPLOYMENT BY INDUSTRY SECTOR 
REF.DSPORT, OREGON 

2008-2028 
Toùi Employ matt 1/ Off!" Office Spacc-UiiliKÌag Employment 

Employment Sea or 2 »08 2013 2018 2023 2028 Share 21 2008 2013 2018 2023 2028 '08-28 
Coruoucriop. 62 « 70 75 81 2% 1 1 1 2 2 Ol 
Ivianuincrjnng 107 ¡09 111 113 115 5 5 6 6 6 0 
WMslli Tlfcie •s 5 ó 6 6 3>6 0 0 0 0 0 0 
IWI Tfifc 230 359 275 292 i% 11 12 ¡3 14 15 3 
Treji:pcimnon, ̂ pt̂ chô iiivi Uiilitin 54 59 61 M 30» 16 17 18 18 19 3 

0 0 0 0 0 9096 0 0 0 0 0 0 
Fintnda] AcTivinii 155 163 171 ISO lM 90% 139 147 154 162 171 31 
PioicsionJ i: Senna 159 149 160 1/2 184 5t>94 125 134 1U 154 166 40 
Eaucurion Hiillt Scttiĉ i 704 765 876 978 1,092 •OX 281 314 351 391 437 155 
Leiiuf: 4c Hoipi: J17 32S 3« 336 418 «3 2ÍK 82 «9 105 113 31 
Ox\Kt Sil 2CÍ 217 2.30 244 255 •im 82 37 92 97 103 21 
Gôcmmeu' (:• 47 43 51 54 SiX 39 40 42 44 45 7 
Toral 2.0S3 2,196 2378 2,574 2,788 ¡9K 783 847 917 993 1,076 293 

Total Employment 1/ Offi<* Once SfHcoUlüctioß Employment 
EmployDMn( Sector 200$ 2013 2018 2023 2028 Share 2/ 2008 2013 2018 2023 2028 '08-28 
Cer.imioion 62 67 72 73 84 23Ó 1 1 1 2 2 0 
MmtifVciuring 107 110 112 IH 117 5 5 6 ó 6 0 
'•SIICIsmJ« Tr*ii 5 5 6 6 6 Í» 0 0 0 0 0 0 
fctiil Tridc 230 24<S :&4 223 303 its 11 12 13 14 15 i 
TrajiipoiiiiK-n, Wucliotiii.-ig Si Ifn'liu« « 56 59 62 66 3096 16 17 ¡8 19 20 4 
Infoimttior. 0 0 0 0 0 90V, 0 0 0 0 0 0 
Fiiituciti Ac;ivi--i 153 1« 17Í ¡54 195 90'¿ 133 1-IS 157 164 176 36 
ProfeiiiivnaJ öc Bjiuncii Service; 153 151 163 177 192 125 136 1Í7 159 173 47 
Educuion öi Hraitb Scivic« 704 79S JO? 1.027 1,165 JOX 2£1 519 562 411 466 185 
Lcitwic ö£ HospîJiry 322 >40 595 4ÌÌ i?i 2.<-té 81 90 ?9 106 119 37 
Ofhir i-a-vice: 213 234 250 267 4<m 32 38 94 100 107 25 
Govejnm ; nr « 4S 50 52 55 Sin, 39 40 il 44 47 8 
Toul 2,033 2,224 2,434 2,647 2,925 S9H 783 857 939 1,029 1,129 34« 

Toul Employment 1/ Office Office Spacc-Utilising Employment 
Employment Sea or 2008 2013 2018 2023 2028 Share 2/ 2008 2013 2018 2023 2028 '08-28 
Comtnjaior. 62 65 69 73 77 1 1 1 1 2 0 
Manufacturing 107 10? 111 112 114 / r.- 5 5 6 6 6 0 
"SThclailc Tiadc 5 5 6 6 í y 0 0 0 0 0 
A«vJ But 2j<1 242 254 268 iti 11 12 13 13 14 3 
TnjKporrarian, Wirefc-Misino; Sc Utifiri« 54 56 53 60 62 JÍ» 16 17 17 18 19 3 
Irfcrmwion 0 0 0 0 0 Wíí 0 0 0 0 0 0 
IVjnml Aiiivi'i« 155 162 169 17Ó 184 90K 139 146 152 159 166 26 
Plö.-ostonJ Sc Bcii-'icä Serbien BS 14« 157 1Ò6 177 90% 125 133 141 150 159 34 
Eductiî -r. He HinMi "-avkci 704 775 848 931 1,023 4<m 231 309 339 375 409 128 
Lciiuie 6t rbspirtJicy 32? 35-1 376 40; 432 .?<*> S2 33 94 101 108 26 Chhci SctvicM 205 315 226 237 249 62 86 90 95 100 18 
Ck̂.'irrimcnr 45 47 49 50 52 39 40 41 43 44 6 
Toi.l 2,033 2.172 2,322 2,484 2,658 763 837 895 958 1,026 243 

1 / Johnson Rad 
V Snirc ofinduiny employment ihu griiito» offiqj jpicc, From chc.UiWi Land Ensricucc converted ro NA1CS by Johnson Rcid, LLC. 
x ft rim we 
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EXHIBIT 1 02 
DEMAND PROJECTIONS FOR COMMERCIAL OFFICE SPACE BY INDUSTRY SECTOR 

MvEDSPORT, OREGON 
2008-2028 

í.ocil Art-ajoln In Offi« Sp»rr 1/ T'rotrn pJ O ffi« Spwv Nr.ii 3/ 'imployfníni Sector 2008 20X3 2018 2023 202« '08-28 2008 2013 2013 2023 202Í •Ot-2S 
OwiuaUjn ) 1 1 2 2 tu H JÏ 5M 5Í7 M! 649 r m í«' unifiauña» 5 5 6 6 6 0 J« M-3 2J« W40 2JC1 2.525 163 

0 0 0 0 f> » JA" 105 ¡OS "115 119 125 22 
fcc¿i Trs¿« 11 12 15 \4 13 3 .Üf 4,507 S312 5,5 » 5.5SO 1.2?9 Tnmp>OKÍ«ft, '»íitíxvEÍEj; K Ihüinc, 16 17 13 IS IV 3 i » ¿M -Í.77-' 7,078 7vi'V 7.752 1,253 
ktacmafr A 0 0 0 0 0 0 i-W 3 0 0 0 0 
F>r.ancul AaWxiw t » I i i IS2 171 31 J.í 54.1 56 5$/i55 62.101 65J07 <8,678 12̂ 22 
PiefewKiil U. &u»ao* .ítiwa 1VÍ 1« 15H 1« 4» 5.K 74.077 57 9̂7 ¿2.179 «.Í75 16,245 

U Hutih íi Vi» 2£1 514 it; 191 4:7 155 VJ 113,5» 1M.454 141.152 157.515 175,796 62493 
1 fiiMK 6i Híífr.JFy 69 H 1« 115 31 55,017 55,797 5J211 43..79 «5,621 12̂ 05 
C»J»c Scrrcti S3 07 97 IB' 21 j a >4.964 37.0)2 ?•"' 41.540 «J27 
Gamaoirw 40 42 44 « 7 l í^l í 1 : 7 » I6.S55 17.567 1̂ 510 279 4 
T««i 7*3 U7 917 9?3 1.076 J « 315,2SÍ 341,056 3̂ .129 39*>.I07 4..3.31» 118.035 

Lood Arei jobí in Oftife Spitt 1/ '•' í ProkíirJ Offi« Space f W 3/ 
Empl oyintru 5 ca c i 2008 2013 2018 2023 2028 '0M8 PTJIIZ/ 2008 2013 201» 202Î 2028 W-3Í 
Cxniuabt ) 1 1 2 3 fi"1 Ht 4>.-; W5 ¿25 0*75 179 K: ? * •s S 6 P Sil 2.153 2206 1252 2.'.00 2,549 189 
•*%ol«J»Tr>J» û 0 0 0 P u .wc MB 1 0} 1)5 121 13« 36 
Ka.'J Ti'.jt 1) 13 1» 14 1S 4 4.-J1 4.551 5.506 5.637 6.W5 1.474 
Tistupontiofi. "X'iiJn&jíir̂  t lAi'eic K 17 1» -.10 « 6,4'." Í-.S'.7 7.172 7.545 7.958 IA59 

1 0 0 tí 0 0 0 » í 0 0 0 0 0 t 
ftunciil Atiúvslt >43 >57 Its 176 36 «5 «.156' Í5.042 :t.7>4 70.77". 14.614 
r .jírnoaif & Krtfw Síiwn 125 <y> 147 1» 171 •<7 3ÍJ 54.Í3» M,«4l í?:o4 •-Í.148 65.5« 19.P74 
£-iuc«ú.<a t£ HcaJth &VuEf 721 M? 32 411 4Í6 1S5 JSÍ 11J,»Í 122.528 i 45.759 1'¡5.J90 137.614 74J11 
L-ft M* 4£ Hs.-pKWKy f j so 9? ice II? 37 J « :. . i / 5VJ0 3>.755 4;.i25 47.863 14.051 
Cftlie; Seiriceí K 2Í M ICO 107 25 JÍT S.015 55¿45 '7.671 4C24I 42.137 9574 
C<WE:;IRR»M 40 42 44 47 e J& I6J72 17,065 17.ST'6 1&7ÍS 3 252 
T»tal 7*3 *57 S» 1,0» 1.12» 3íí 315.2*3 Vi.' 53 •77.559 414.371 454.»7 " 139.403 

Local Am IfJji in Oíflír S-i .£« 1/ PioímimI O Sp w N*m1JJ/ 
Eiiiploymeiit Seao» 2 OOS •2013 lois 2023 3028 y/r Joh -Jl 2008 2013 2018 2023 2028 W-2Ä 
Cw4iua»n 1 i 1 1 1 o iS¿ 525 551 5S9 615 127 
M^uCtauñx S 6 6 0 3¿S 2.1 Í3 2.Í54 2J28 22¿5 2J96 13« 

Tt*i< 0 0 0 Ù 0 0 m 103 107 112 ll í 121 11 
Rc.sí Thct u 11 15 13 14 3 A» 4.Í20 Í8Í1 5.119 5.53C 5.Í2 1.052 
Ti I r̂ poT) mioo Wtnhouiinj éí Udlür. M 17 1? 18 1 '! 3 m 6,727 «ÍS5 7J52 7.530 I.951 
Ir¡r«iur/.n G 0 0 0 0 A 5»' •1 0 b Û 0 • 

Fvmdóü Áa j?s«s lî* i«; 152 1» 166 26 Ä612 61.17Í 646Í4 10.487 
NIÍMIWÍNJ x BUILNCI UCVM. IM l4l 1» i;v 54 5« ».4 57..51.7 5*793 65954 13,526 
£4'J¿mkg 4*. H«í(h SCNÍCÍÍ m 339 575 4« 122 !(S 113.555 1 :-M<r !5¿i<ÍOO 164.607 5lJM 
1 ;r_u( Oí H Mfúcílny W S3 94 101 IM 26 ¿¿S ÍÍ.0I7 55.5i"S J7.H7 4 3.47Í 10/45» 
Oiv: Saño?. C3 86 90 95 loo 1* ¡tí ::.oi5 544« 5; «2 «025 4C.1ÎÏ 7.127 
•JCVCTI.TKT« W 40 41 45 44 b í sis 15.516 Ü072 17.244 17.862 2346 
T«tal 7*3 CT* I s 958 i,vj6. ÍVj JM 315.»3 337,059 364.504 413,00? ""'?77Í6 

•J h.m sibM: I.M 2/ ofáu I r. cil, dl f.t -in• J | bnt¿ on U.-bia Liod iiináut tuilciin«. 
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EXHIBIT 1 02 

D E M A N D PROJECTIONS F O R COMMERCIAL OFFICE LAND BY INDUSTRY SECTOR 
REEDSPOirr , OREGON 

2008-2028 
Prwccied Offi« Sp ire Nerd 1/ Fieri* Predict id Land Need" (Aar») 

Emplcrmoit Sea or 2008 2013 2013 2023 2028 '03-28 Arti Riti* 2 OOS 2033 2018 2023 2028 '08-28 
CctoCfliOtûb 494 534 5*7 407 >»' CK 0.0 ao 00 0.0 00 0.» 
MoMlMJ.noj 2,731 3,Sii 165 0.1 Ol 0 l 01 02 0.« 
Vride«]6Tì.d# 103 ice ! 13 l i t 125 a ox> ao 0.0 ao 00 p.» 
R«»ÎTrt<U <.6J:J 5,212 5. M0 0.3 03 0.3 04 04 0.1 
fiiiupciiitun, Vuoboiuifî  ti Uùfoui «,479 ?,3?8 7 377 '.732 1.253 «55 0.4 0.4 05 0.5 05 0,1 
lni«rnuit£ii C 0 0 G 0 il m:- nO 00 0.0 0 0 0.« 
Fi* » ori ij f'lOof Î-U54 59.055 a iC2 <5307 62. ¿7! 12.512 a.'J 37 39 4.1 43 45 0.« 
Prait»i»5rn; & Pm iifs 50.430 54.077 77,%7 e: .179 14.245 û'ï 3.3 l i Î4 4 ! 4-4 i.i 
Uaoibc U H^K Srr-'w« 5 ) 12£,4>4 145,133 157.513 I75.2* 42,493 f j i 7.4 U'3 93 103 11 J 4.1 
Ltinjie H nrpa < St j S 3,PI 7 55.777 3&SI1 45.611 12,405 2.2 Î-3 25 2Ji 30 O.B 
O. J 3.013 34,904 37.PÌ2 39321 41.540 «.527 O.ii 2.3 2.4 li 27 0.4 

15.514 14172 .ft«? Ì7.S47 510 0.K 10 1.1 I.l ì 2 U 0.2 
To«l 315,293 3ÌI.03É 3*9.129 399 JUT Ü3J!« i'ÌS,M5 0.15 J2.i 24.2 24.2 2K.4 " f j 

Ptojcctrd OfficrSp «c* Nudi/ SUirU Prcdktcd Lnd N<-«d (Afre») 
Employment Senior 2008 2013 2018 2023 202H Art* Xin'. 200« 2013 201« 2023 2028 •0X-2X 

494 536 579 435 Ci ¡7» p.ii 0.0 ao 00 0.0 00 ói 
M >/iii'<av ;V>£ j.140 2 2 « 2.252 2.303 1» 0.1 0.1 0.1 02 X? 0.« 

Ti.Jr 103 105» 113 121 1.5 26 HSÌ 0.0 UO 0.0 0.0 00 0.« 
aciïTiii« 4.470 4»}l 53C4 5.4G7 ÌW5 M74 0.» 03 0.3 03 0.4 •4 0.1 
Tti;MpC4*«<ÌcrV, Unii."*. «,479 ¡>¿17 7,173 7.545 M » CJÌ 04 04 0 < 0Ï 05 0.1 
in/atsuÌM 0 0 a 0 0 0 A.ii Oil 00 C\Cl 00 00 0.» 
PiniRQJ Asivinw 43.0Î2 4̂ 794 n.7f\ 14,414 «S5 57 39 4.1 u 44 i.» 
f«W«MOCll i E>»iQ«t.i SalvtCM 5<\430 54.64! 5 64 J « <a.>oi 19,074 « i 33 J.i 3-9 42 4<3 IJ 
Situiti U K»»bl. S».-.ic»« il 3.303 I2A32S 165.390 I«7,iil4 7IJII O-Ïj 74 fcj 94 io e »3 3 4-? 
Umii K Hoipiulii» 31.017 34230 35! 755 •3/123 47,Mi 14,151 0.K 22 14 26 2.9 >1 1.« 
Ofiin 33.015 3J.36Î 37,471 40 >41 4Î.9S7 «>74 0*i 22 % 3 25 3(5 28 M 
CffMIMlUJ 1 53i& 11272 ;7,Ot5 57294 3.252 dj} Ï.0 1.5 1.1 l i 1.3 0.2 
Tool 315,293 345, »53 377,959 i 14 371 454,»7 139,403 Û3! ÎCT1 22.< 34. C V.2 39.1 9.1 

Projeatd Offirc Sptcc Nerd 1/ / W r. Predict rd Land Nfcd 
Eaiploymeiji StOor 2008 2ÖI3 2018 2023 2028 '08-28 Unric 2008 2033 2018 2023 2023 '08-28 
CennruAon 525 3 >6 589 425 127 U.O 00 0.0 00 ao 0.0 
M o*S»ct<a:>S£ 5.160 V X 3326 234? .2.1« 136 0J5 0.1 0,1 0.1 0.1 02 0.» 
Vrtti*** 7V-d« IIP 112 114 m 1« 0£> Oil CO 00 0.» 
Pjx.é TiuU 4,eo 4.6-0 5JI5 Î3SÊ <.672 1,052 <»JÌ 03 03 0 3 04 04 0.1 Ti»nipcKitKk% 'JfwjSrjj-.H^ li ClUlit-6.479 6.9« 7.233 7.»t> 1.051 P4 (»4 C-i 03 05 0.1 
If/wnmiai 0 0 0 (.» 0 0 oxi o.o 0.0 00 00 0.« 
Pin inciti Aoifw'Hii .""».154 56 412 4 i . r i ¿3251 6Ì.M4 1MS7 >7 34 4 0 43 44 0.7 
PwiViieoi! ft EUUIHI 1 50.430 53.517 «iUéfe 63.«'. 13,524 33 Ài 3 7 40 43 P.? 
¿ducròrci ti Mrtkfc Srr.-v̂ a •.13.303 1X407 1 >4.400 li>327 >«<57 M.3M AA5 7.4 62 9 j 'i-I 10* 3.4 
Lfauu Li Ho»ftaìiaj 33.017 35.3« 37 ,»7 40;SS« 10,459 OJi 22 33 25 3.7 2* t>J7 
Oditi itì^Co» 33.013 2-4.4« 34.4Ù2 36225 44IJ» 7,127 0.3S 3-5 2.4 25 2i 0.5 

15314 14.072 14(4« 172*5 P.IO U4t «W 10 1.1 1.1 1 1 1.3 0.2 
ToaJ 3I5.2M 33*.«** i l i .«« 97,7 li; 2H.7 22.1 23.« 253 27.1 M 

I ' Pi on fcrf,ib* 1.01 
'ÏII'UIMC 





EXHIBIT 1.05 

PROJECTIONS OF INDUSTRIAL SPACE-UTILIZING EMPLOYMENT BY INDUSTRY SECTOR 
REEDSPORT, OREGON 

2008-2028 
Total Employment 1/ liuùucrùtl Indujlftal Spuco-Utflóiag Employment 

Eni ploy meni Soctor 200» 2013 2018 2023 2028 Short 2/ 2008 2013 2018 2023 202S 08-28 
Ce tu irei non 62 ¿6 7C1 75 SI 30)6 15 20 21 23 M s'i 
Manufacturing 107 109 111 113 113 9iti 102 104 •Od 108 ¡10 8 1 
Whelenlc Ttlede 5 5 6 3 i>!6 5 5 3 6 é 1 i 
P-ifttil Trade yo 2« 255 275 292 CV> 0 C 0 0 0 Ol 
Trimp:>rt«rion, v#wih«u»ng,5c Unlui« H 56 59 ¿1 6« 70% 38 3Ç 41 43 45 7Ì 
Informili«! 0 0 0 0 0 lO^i C 0 0 0 0 oj 
F ir. tn 6 ai Ai: r iv ines J55 163 171 ISO 190 mi 0 0 0 0 0 oì 
Pio.'ÌWI jn«J ¡Se B¿tirici* Sci vie c» 139 149 li-C 172 184 ¡0% 14 15 lé 17 13 4: 
Educuion 5e Hi sii li Sctyìccì 704 7*5 m 973 1.032 0% Ç 0 0 0 0 oi 
Lei}ufc Se H'>ìpr-JÌ̂ / 55ó 33.Ì <¡3 453 0% C 0 0 0 0 oi 
O'Kci .Sii vicri 317 2.'0 144 25S 173 ¡w 133 146 155 32 1 
GovffTimem 47 49 51 34 !3« 7 7 7 8 1 i 
Tota] 2,033 2,198 2378 2,574 2,788 i-i» 307 320 335 350 3« '--"•'•j-j'ì 

Toni Employment 1/ huttutrÌAÌ Ioduri rial Space-Utilizing Employment 
Eajpioymcal Scaor 200« 2013 2018 2023 2028 Sbare 2/ 2008 2013 2018 2023 2028 08-28 
Con* RRU CUOR 62 ¿7 72 « 3 Mi IS 20 23 23 25 
Mi-Tĉccuiing 107 1!0 112 114 117 V>% 102 104 ;oé 10<> 111 9 ; 

5 5 6 5 t 95% 5 5 6 1 : 
Retti! T«.Je 230 24i 264 233 :03 0% 0 0 0 0 0 o; 
Trentf»3n«̂>n, WwchouM?̂  te Uiitiiic» 54 M 59 « « 70% 35 <0 42 44 43 8 i 
Infoi TOMÌDTI ^ a 0 0 0 10% 0 0 0 0 0 OJ 
Fin vncìal Acrivines 155 m 17« 184 1« 0 0 0 0 0 °L Piwfcui>naJ Ecn.ict. Srvwi 139 151 163 177 li'2 ¡OH 14 15 li IS 1? Si 
Eóucirion & Hciurh S«:vic« 704 798 Si» 1,027 1,165 Ori 0 0 0 0 0 oi 
LeL'urc te Hojpitàlif7 323 360 395 433 476 096 0 0 0 0 0 oi 
Orlici Sa vici* 205 2:9 2*4 250 267 133 131 >40 150 140 37 i 
Go*cinmeoc 4i K 52 55 ira 7 7 7 8 5 li 
TouJ 2,033 2,224 2,434 2,667 2,925 ¡•m 307 322 33» 357 376 s i 

Tool Employment 1/ huiiMrùti Industrial Spacc-Utilziing Employment 
EmpLoyaK̂ni Sector 200» 2013 2018 2023 2028 Stiri 2/ 2008 2013 2018 2023 2028 08-28 
Coniiruciior; ¿2 65 fi) 73 77 iOìi 18 20 21 22 13 51 Jviirm facrj ring 107 109 111 112 114 102 104 ¡05 107 ¡OS 
Wholî l« Tr«J< 5 5 6 6 £- Pi» 5 5 5 3 b 1 ; 
teuil Iride 230 212 Jt'4 Ht 2S2 0 0 0 0 0 °i Trtnî iration» W«j«Koiuing 3£ Uriliti« 54 5C « 60 « 38 40 42 44 
lr.foima.tion a 0 0 a 0 um C 0 0 0 0 ûi FintndaJ AcTTvi'its 155 l62 : io 175 IS4 0t6 0 0 0 0 0 oi Profcwionid ?c Business SCITKC 133 I4i J57 1« 177 to°,i 14 15 16 17 18 *\ £ilucuion &C HeaJih Sex vie« 704 773 S4S 931 1.073 rm 0 0 0 0 0 oi LCUUK & HotptaJÌry 328 351 376 403 432 w 0 r. 0 0 0 oi OiHer Strvicw 205 215 237 245 60% 123 1 2S !3< 142 150 27 i Co venuti e nr 45 47 •iS 50 52 J<K 7 7 8 8 li 
Torà] 2,033 2,172 2322 2,484 2,658 14% 307 318 330 343 35« 50 j 

1/ From Exhibit 1.0Î 
V Shu? of induing t̂mpley-menr ih« utiirecc irdiiirrial-vpicc. Rcçwn»! led usmal Land Siudy Iti iücoNorrhweif «rad Orak» j 2t01) converted ro 

NAJ'CS by Johiuon Rrid. LLC. 
" Eicmeic 

City of Reedsport 
>rp. 

October 2009 



EXHIBIT 1.06 
INDUSTRIAL EMPLOYMENT DENSITY WORKSHEET BY INDUSTRY SECTOR 

REEDSPORT, OREGON 
2008-2028 

D i s t r i b u t i o n b y B u i h i i n g T y p e 1/ S q u a r e Fee t p e r J o b 21 Average Space p e r J o b 

Em p l o y m «nt S e c t o r 
W a r e h o u s e / 

O i i t d b . 
G e n e r a l 

[ n d u s m n l 
T e c h / 
Flex 

W a r e h o u s e / 
D i s t r i b . 

G e n e r a l 

r.nd.m u-ial 
T e c h / 
R e i 

W a r e h o u s e / 
D U t r i b . 

G e n e r a l 
I n d u s t r i a l 

T e c h / 
Flex 

W e i g h t e d 
A w n g e 

Corw [ruction 0% 7 5 % 25% 1,350 533 167 0 400 117 517 
Manufacturing 0% 7 5 % 25% 1,350 533 467 0 400 117 517 
\v holnsajc Tmdi 90% 0 % 10% 1.746 533 467 2.^71 0 47 2,518 
KcrajJ Trade 0% 0 % 0 % 1,350 533 467 0 0 0 0 
Transportation, Warehousing n : Lflilitics 100% 0% 0% 1,707 533 467 1,707 0 0 1,707 
Information 0% 0% 100% 1,350 533 467 0 0 467 467 
Finandal Activities 0% 0% 0% 1,350 533 4 6 / 0 0 0 0 
PrufcijionaJ & Kusincw Services 0% 0 % 100% 1,350 533 467 0 0 467 467 
Education & Health Services 0% 0 % 0 % 1,350 533 467 0 0 0 0 
Leisure He Hospitalir^' 0% 0 % 0 % 1,350 533 4 6 / 0 0 0 0 
Other Services 0% 75% 25% 1,350 533 467 0 400 117 517 
Government 50% 0 % 50% 1,350 533 467 675 0 234 909 

V Regional Indusuial Land Study Phase Ili (LcoNot thwesl and Otak, I n c . 200 1) conveitcd to NAJC5 by Johnson Keid. L L C 

Economic Opportunities Analysis 
City of Reedsport 

48 The Benkendorf Associates Corp. 
October 2009 



EXHIBIT 1 02 
DEMAND PROJECTIONS FOR COMMERCIAL INDUSTRIAL SPACE BY INDUSTRY SECTOR 

REEDSPORT, OREGON 
2008-2028 

l » o J Aw I n d a c d A J Spocc 1/ Protei •ol 1 - 1 » i i d w i u V 
E m p i ) y m e » 1 Serto r 2 0 0 « 2013 20 l i 2023 2028 08/28 Hrhtl/ 2ooa •2013 201« 2023 2023 

C w m i o c i w i I t 20 21 23 24 Z 117 10.504 11.252 12.0L2 12,045 13.756 ï i u ; 
M i i - aiv. faring ID2 104 106 308 n o 8 il 7 1 7 ! 17 58 ,9« 60,065 61,169 62^93 4J77 j 
W U ^ T r ^ 5 5 5 6 6 I illl 13.<J6 14,101 14,799 15.5.12 16J01 2.864 I 
Toc.1po/TiOOTL, ti Uô l iô t t J « 59 43 45 7 1.707 70.501 ! >.694 77,023 a u o i 84.119 1 3 . « l : 
] nu J » ri 0 0 0 0 0 0 467 o 0 0 0 0 o i U & Ë a ù t i i Stnioa 14 15 16 17 12 4 467 7,150 7É67 8.221 8.815 9.453 2 J 0 3 ; Odxj Servian t u Ut? U « 144 li! J2 117 6?,681 74.013 7 « » S3.023 Ì7.J32 14.050 : Goya aratiti. 7 7 7 8 i X79 £i.777 7.UIA 7 J < ) 7,6 » 8,020 -
T W 307 530 335 350 364 55» 70O 2 W J 9 3 246772 257JB92 269.502 2 3 I S 7 4 4 5 M i ! 

L o o U A a X j o b c u I i u l i B t n d SJMCC 1/ P r o * « led I - U o r i J Space N « 1 3/ 
E a f J b ^ n a u l S a l a r 2008 2 0 ( 3 2018 2023 2028 08-28 Per hb 27 2003 2013 2 0 1 « 2023 2 0 2 » 0S-2& 
C O O M I W W » IS i t i 27. 23 25 7 >17 10.50« n . : « > I2J>4 1.I7J6 14.2:«; 1 7 » : 
M u i a i a r m i u ^ 107. 104 106 109 111 1 H 7 57,917 59,142 60394 61.672 62,976 ^060 ; 
W o L ^ u t T n d « 5 5 6 6 I 2,11a I3.4J6 14.203 15,014 15.871 16,777 1111 i 
Traropjr6»rjcii>, W m h o o i l i ^ i t Uàliczs J8 M 42 44 44 S 1.707 70.509 74.132 78,046 42,111 80.583 15,880 ; 
lo fo imwDD 0 0 0 0 0 0 4(7 0 0 0 0 0 0 ! 
P u l i n o n d ti Strrica 14 15 1G 1« I? 5 447 7.150 724/ 8J94 9.094 9.854 2704 ; 

L23 131 140 150 166 51 >17 69. VI! 1 74.649 77/42 85.183 90,994 21.113; 
Covwnrocùt 7 7 7 8 8 1 m 6,777 7,12® 7 . (7 ) 7.839 8.22) 142; 1 
T o M 307 322 33J> 357 574 é> 700 236 J 9 3 24&3S6 1 6 1 3 I B 275.006 289.507 53.514Î 

L o c a l A S T I jobe U Projected L u t a s i ó o l S n j i * N a s i 31 
E m p b j i n c n t S<rk)r 2008 2013 2018 2023 2028 08-28 / i r A i 2/ 2003 2013 2 0 1 « 2023 2 0 2 « a , . 2 3 
C o n o r K i i c i i IS » 21 22 23 > >17 10,504 11.121 11^74 12,465 13.197 V S > 3 : 
Manu^BTurinf 1113. >r*i 105 11)7 I d i 7 >17 57,517 5S.I&I 59.73« 6(1,671 61.618 370 1 i 

5 > 5 S 6 1 iill 1 1 . 5 » 14,000 14,537 15.199 15,837 2.401 • 
Tr*>rpo7oiioi\ WW* houiti^ ic UriLt iei 38 Ji 40 *i2 44 6 1.707 70.505 73,209 76,013 78,92* 
1 ci&><mxÌDn 0 0 0 0 0 0 4(7 0 0 

78,92* 
' 0 ' O i 

P u i c c i c n J & B«J3ACZ Scrvrscc u 15 15 17 li 467 7150 7.5S7 ft.052 t.M 9.067 
Ot±*j Stroct» 123 J29 13C 142 150 V >17 65.101 73.331 77.056 80,915 84.96/ 15,086 ! 
Gcv-^jrjn w i 7 7 e 8 1 Pt> 6,7117 7.M0 7.292 7.554 7.824 1,028 i 

307 31S 330 343 35« » 700 234.193 245459 254.512 16*271 274.45« 3R2S3! 

U Fiora f X H l H T 1.05 
Fnun E X H I B I T 1.06 

y Amnh i itr* tifa*-tit uîeç tCH inlo îul ip^t vtc^.cf iis. 



EXHIBIT 1.08 

INDUSTRIAI. HOOR-TO-ARItA RATIO (TAR) WORKSHEET IW INDUSTRY STCTOR 
REF.DSPORT, OREGON 

2008-2028 
D i ' t r i b a c J o n b y B u i l d i n g Tv •pe 1 / F A R b y i n d u s t r y ( r c r o r V Avrngt S p o c r p e r J o b 

W t r c h o u a e / G e n e r a l T e d i / W i r c h o i r a e / G e n e r a l T o c V VPacc l i nua i ^ G e n e r a l T f r . l i / W c i j l r l e d 

K o i p i o j i i i c n t S e c t o r P i n i - i b . I n d u a t r i a l F l e x D i t t r i l i . I n d u s t r i a l F l u O i n r i b . I n d u s t r i a l F lex A v e r a g e 

Clnn«tPjr r ion M l 0 .30 0.76 0.00 0.?3 0 .07 0 .29 
M u i u f x < t u i i u £ i i t t W l r.-H i - i j 1 0..I0 0 .20 O.iu 0.23 0 . 0 / 0 .2? 

« ' M o u l t Trade p o ' * on 10% 0.51 0.30 0.X-, o . : s (1.00 0.03 O J 1 

P.or.iil T rad ì 0«s, O S 0 J I 0 .10 0.26 0.00 0.00 0.0(1 0.011 
V : / m ^ i j f u U o i i . Ward io iu lup . 5c U l j l i u c 1 0 9 * o v . 0 « i O J l 0 .J0 0.20 0 .31 0 .1» 0.00 0 3 1 
I n l o n n a f l o n (Wb O-Vi 1 0 0 % 0.31 0.30 0.26 0.00 O.OO 0 .26 0 .26 

F inan i ia l A s t i n u c , 0 « w > 0 » i 0 J 1 0.30 0.26 0.00 0.00 0.00 0.011 

I ' i p f c " i on . i [ A ' B'.ninCTJ Sorvroc« (1% M i 100% 0.31 0.30 0.26 o.oo o.oo tl.lt> 0.26 

E J u u u i y n iic Hca l l j i S i i . K m t r t i i 0 % 0 J 1 O.jO 0.26 0.00 o .oo 0.00 o .oo 

Le i ime iS; H o ^ - j u d i l ; a*!> 0 % 0 J 1 0.30 0.26 0.00 0.0-2 0.00 O.IJO 
O i k r Snviee.i 0 % 0.31 0 .30 0.26 o.oo 0.73 Ti.07 0 .23 

GovrrmileQC Ofb OVi I).<1 0.30 0.26 0.00 0.00 0 .00 o .oo 

1.' ludumkl Laid Slujr Pilot !l (Olak. Inc. <i «1. 1 W ) ciucimi 1» NAIL"! b) JUUICN fell LLC. 
21 Rr̂ io.i.l li>.i.,.ià,l Uul Mu, 111 (F.*r>N«HiWrjr On», livr.. 200]) r-.n.vriirl in KA1CJ bj- Rrid, U.C. 



EXHIBIT 1.09 
DEMAND PROJECTIONS FOR COMMERCIAL INDUSTRIAL LAND BY INDUSTRY SECTOR 

REEDSPORT, OREGON 
2008-2028 

Projected Industrial Space Need 1/ Fio or to Aim Predicted Lauti Need (Acrcs) 3/ 
Employment Sector 2008 2013 2018 2023 2028 08-28 Rutin 2/ 2008 2013 2018 2023 '2028 08-28 

Coin [ruction 10,504 11.235 12,012 12.845 13,735 3.232 0.29 1.0 1.1 1.1 1 2 13 0.31 
Msnufjcn:nnc 57,917 Ì0.065 6i,l£9 62,293 4,377 029 5.5 56 5.7 58 5.9 0.41 
C o l i n i . Tnde 14,101 14,759 16,301 2,164 0.3 Ì 1.2 1.3 1.3 1.4 1.5 0.3! 
Triniporution, *27sKÌiowiog fic Uciliuer 70,509 73,694 77,023 80,503 84,139 13,631 0.Ü 6.3 6-5 6.3 7.2 7.5 1.2: 
Infòrmsccn 0 0 0 0 0 0 0.26 0.0 0.0 0.0 0.0 0.0 0.0 ; 
Proresriontl '>' Bruins» Services 7.150 7,657 8,221 8.615 9,455 2,303 0.26 0.S 0.8 0.9 0.9 1.0 0.2: 
Other Semcci 63.&8J 7-1,013 78.JS9 83.023 87.932 18,050 0.29 6.6 7.0 7.4 7.9 8.4 1.7! 
Toul 236,193 246,772 257392 269382 281,874 21.4 22.3 233 24.4 25.5 4.2 : 

Proj tcted Industrial Space Need 1/ floor to Are* Predicted Land Need (Acres) 'il 
Employment Sector 2008 2013 2018 2023 20-28 06-28 Untie 2/ 2008 2013 2018 2023 2028 08-28 

Consrrucrica 10,504 11,345 12,254 1 3.236 14,296 3,792 0.29 1.0 1.1 1.2 1.3 1.4 0.4; 
MAnofactiinng 57,917 59,1« 5 0,394 01.67?. M =76 5,060 029 55 5.6 i 7 5 9 6.0 

n r 1 
moknlrTnuJt 13,<36 14.205 15,014 15.871 16.777 3341 0.31 1.2 1.3 ! « 1 4 1.5 0.31 
Tumports iioq, '-VircKo'ili 8c Vtt'.iuel 70,509 74,132 75,046 32,111 86,188 15,880 Oil 6.3 6.6 t .9 7.3 7.7 1.4' 
Intermit: on 0 0 0 0 0 0 0.26 OJO O.O 0.0 0.0 0.0 0.0 i 
Prcfet-tionil 5c Biuioe« Ser-rices 7,150 7,747 3,554 9,094 9.8*4 2,704 0.26 0.8 0.8 0 9 1.0 1.0 0.3! 
Other Seme» 69.381 74,64? 79,742 85,183 90.594 21,113 0.29 6.0 7.1 7.6 «.1 8.6 2-0 i 

Tool 236,193 248,396 261,318 275,006 289,507 53,314 214 22.5 23-7 24.9 26.2 4.8! 

Projected Industria] Space Need 1/ Floor to Arm Predicted land Need (Acres) 31 
Employment Sector 2008 2013 2018 2023 2028 08-28 Ratio 2/ 2008 2013 2018 2023 2028 08-28 

CotMtrucii«! 10,504 1U21 11,774 12,465 13,197 2,«93l 039 1.0 1.1 1.1 1.2 1.3 0.3! 
MinuFic^riDg >7517 53,621 59,73« 60,671 61,613 3,701 0.29 5.1 5.6 5.7 53 5.? 0.4; 
"vflioleul'Trsde 13.43« 14,000 14,587 15,199 I5,i37 1A»1 051 1.2 1.3 1.4 1.4 0.2: 
TrsnepHTiTion, Warehousing Si U- r.ies 70,505 7ÎJ09 76,013 78,024 81.Î16 11,438; Oil 6.3 6.5 7.0 7.3 1.0 ! 
Infoimi.:! on 0 0 0 0 0 0 0.26 0.0 0.0 0 0 0.0 0.0; 
Pro rei!] orai Se Husincsi Serri cm 7,150 7,587 8,052 8.5« 9,067 1,918 0.26 0.8 0.8 OS 1.0 0.2; 

"0,915 B4,c(>7 IS,086 0.29 6 6 7.0 7.3 7 7 8.1 1.41 

Total 236,193 245.159 2M.512 264,272 274,456 38,263 
0.29 

21A 22.2 23.0 23.9 24.9 3.5 i 

1/from fcdnbii 1.07 
Zi From Ejfc bic 1.08 
.V Aii'omia î. ncti-tnditior.ìl indtiiaii] lind ut< facwr 10'K' from Regional Indincri.il Liud Study Pliaie [I (Otik. Iry. , er il» 1999). TE'.nmicc 
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EXHIBIT LIO 

COMPARISON O F CUMULATIVE D E M A N D FOR INDUSTRIAL LAND 
MEDIUM, H I G H A N D LOW EMPLOYMENT G R O W T H SCENARIOS 

2008-2028 

SOURCE: Johnson Rcid, L L C 



EXHIBIT 1.11 

PROJECTED DISTRIBUTION OF DEMAND BY SIZE OP SPACE 
REEDS PORT, OREGON 

2 0 0 8 - 2 0 2 8 

Dist r ibut ion of Need bT F i rm Size/Space Requi red (SI) 

D c n o n d for Under 800- 1 3 0 0 - 3,800- 9,800- 1 9 3 0 0 - 49 ,800- Over 

Space (SF) 8 0 0 1,800 3,800 9 3 0 0 19,800 49 ,800 100,000 100,000 

Office Demand 1/ 
2008-2013 25,712 3,374 16,443 786 2„906 449 1,026 0 758 

2013-2018 28,093 3,682 17,945 858 3,172 490 1,120 0 827 

2018-2023 30,678 4,021 19,596 937 3,463 535 1.223 0 903 
2023-2028 33,521 4,594 21,412 1,024 3,7 S4 584 1,336 0 987 

2008-2028 118,035 15,471 75 ,396 3,605 13,325 2,058 4 ,705 0 3,475 

Shart: 13. IH 639« 3.1% 11 3% 1.7% 4.0% 0.0% 2.9% 

Indu i fna l Demand 2J 
2008-2013 10,579 9.S48 4,999 2,423 5,870 555 1,109 0 938 

2013-2018 11,120 10,747 5,455 2,644 6,406 606 1,211 0 1.024 

2018-2023 11,690 11,736 5,957 2,887 6,995 662 1322 0 1,118 

2023-207.8 12.292 12,824 6,510 3,155 7,643 77J 1.445 0 1,221 

2008-2028 45,681 45,155 22,921 11,109 26,914 2 ,546 5 ,087 0 4,301 

Start: 38.3% 19.4% 94% 22$% 2.2% 4.3% 0.0% 3.6% 

Net New Dis t r ibut ion of Need by F i rm Stze/Space Required (SF) 
Demand for Under 8O0- 1 3 0 0 - 3,800- 9 3 0 0 - 1 9 3 0 0 - 49 ,800- Over 
Space (SF) 8 0 0 1,800 3 .800 9.8 00 19,800 4 9 3 0 0 100,000 100,000 

Office D e m a n d 1/ 
200S-2013 29.760 3,901 19:00.9 909 3,360 5 )9 1,186 0 876 
2013-2018 32,905 4,313 21,018 1,005 3,715 574 1,311 0 969 
2018-2023 36,412 4,773 23,259 1.112 4,111 635 1,451 0 1,072 
2023-2028 40,325 5,286 25,758 1,232 4.552 703 1,607 0 1,188 

2008-2028 139,403 18,273 89,044 4,258 15,738 2,431 5,555 0 4,105 

Share: 13.1% S3-9% 31% J! 3% 1.796 4.0% 0.0% 2.9% 

Industrial Demand 2J 
2008-2013 12,203 113S5 5.779 2,BOI 6,786 642 1 2 8 3 0 1,084 
2013-2018 12,922 12.588 6.390 3.097 7,505 710 1,418 0 1,199 
2018-2023 13,687 13,930 7,071 3,427 8,303 785 1,569 0 1,327 
2023-2028 14,501 15,427 7,851 3,796 9,195 870 1,738 0 1.469 

2008-2028 53,314 53 ,330 27,071 13.121 31,787 3 ,007 6,008 0 5,079 
Share: 38.3% 19.4% 9.4% 22 S% 2 2% 4.3% 0.0% 3.6% 

Net New Dis t r ibut ion of Need by Firm Stze/Spaoe Requi red (SF) 
Demand for Under 800- 1 3 0 0 - 3,800- 9 3 0 0 - 1 9 3 0 0 - 49 ,800- Over 
Space (ST) 8 0 0 1800 SF 3,800 9 ,800 19,800 4 9 3 0 0 100,000 100,000 

Office JDennjid 1/ 
2008-2015 2 1 , 7 « 2,853 15,905 665 2,457 379 867 0 641 
2013-2018 23,445 3,073 14.976 716 2.647 409 934 0 690 
2018-2023 25,265 3,312 16,138 772 2.852 440 1,007 0 744 
2023-** 0 ° 8 27,239 3.570 17,399 832 3,075 475 1,086 0 802 

2008-2028 97,716 12,808 62 ,416 2.985 11,031 1,703 3 3 9 4 0 2,877 
Short: ¡3.1% 639% 3.1% 11.3% 1.7% 4.0% 0.0% 2.9% 

industr ia l Demnjid 2/ 
200S-2013 8,965 8,527 4,227 2,049 4365 470 938 0 793 
2013-201S 9,353 8,969 4:553 2,207 5,346 506 1,010 0 854 
201S-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 6.2 U 588 1.174 0 993 

2008-2028 38,263 37,383 18,976 9,198 22,281 2,109 4 ,211 0 3,561 
Smr,: SS. 3 % 19.-ilk 9.4% 22.8% 2.2H 4.3% 0.09i 3.6% 

1/ From EXHIBIT 1.03 
2 / F r o m O H l B r r 1.07 
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EXHIBIT 1.32 
PROJECTIONS OF HOUSEHOLD RETAIL SALES 

REEDSPORT, OREGON 
2 0 0 8 - 2 0 2 8 

Per Household Household Retail Spending in Millions (Households) 
.VA ICS Category Expenditures 1/ 2000 2013 Z01R 2023 2028 '08-*2B 

+41 Motor Vehidcs and Parts Dealers $6,197 £12.2 £13.3 £14.4 SI 5.7 £17.1 U.9 
442 Firmiflire and Home Furnishings Stores £731 £1.4 SI 6 £17 £19 £2.0 S0.6 
<43 .tlcctrooics and Appiiance Stores £687 £1.4 £1.5 $1.6 £17 S1.9 SOJ 
444 Bui'ilmg M abrrals and Garden Equipment 13,442 £6.8 £7.4 £6.0 £8.7 S95 St.7 
445 Food and Beverage Stores £4.534 W.9 £9.7 SI 0.6 SI 15 £:2.S S3& 
446 Health and Personal CareStores £1,9 82 S3.9 £4.7. £4.6 £5.0 £3-5 S1.6 
448 dollling and Gothlng Accessories Stores $ 1.006 £2.0 £2.2 £2.3 £2.S £2.8 sax 
4SI Sporting Goods, Hobbv, Book and Music Stores $512 £1.0 £1.1 £1.2 £L3 £1.4 SOA 
452 Genera! Merchandise Stores £3,734 17.3 $8.0 £6.7 £9.5 l i a s Si.9 
453 Miscellaneous Store Hetailers 58 L3 £1.6 S1.7 S1.9 £2.1 SZ-3 SO. 6 
722 Foodservices and Drinlcing Places $2,926 £5.8 £&3 £6.8 £7.4 s e t S23 

7bioJs/Hfe ighled Averages S26.S64 S52.2 ÎS4.S S6J.B S672 S73.2 S20.9 
Per Household Household Retail Spending in Millions (Households) 

N'A ICS Category Expend i hi res 1 / 2008 2013 2018 2023 2028 00-20 

441 Motor Vehicles and Parts Dealers 16,197 £122 £13.5 £14.9 SI 6 4 £18.1 SS.9 
442 Furniture and Home Furnishings Stores £731 11.4 £1.6 £1.8 J 1.9 £2.1 SO.7 
443 Electronics and Appliance Stores £6a7 £1.4 Sl.S £1.6 £1.8 £2X1 SO. 7 
444 Building Materials and Garden Equipment S3,442 £6.8 S7.S £8.2 £9.1 £10.1 S33 
445 Food and Beverage Stores 14,534 £8.9 £9.8 S10.9 £12.0 £13.2 S4.3 
4-4« Health and Personal Care Store? 51,992 £3.9 £4.3 £4.7 £5.2 £SJi £1.9 
448 •othing and Clothing Accrssoriis Stores 51,006 £2.0 S2.2 £2.4 £2.7 £2.9 u.a 
431 Sporting Goods, Hobby, Book and Music Stores £512 £1.0 £L I £1.2 £1.4 £1.5 SOS 
452 General Merchandise Stores £3,734 £7.3 s a i £8.9 £9.9 £10.9 S3.6 
453 Miscellaneous Store Retailers £813 £1.6 SL8 £1.9 £2.2 S2.4 SOJ3 
722 Foods erv ices and Drinking Places £2.926 £5.0 £6.4 £7.0 £7.7 SS.3 S2JÎ 
| 1>>lais/We\phiad Avero^es 526,564 JS2.2 SS7.7 £63.7 £7 03 J77.6 S2SA 

. Per Household Household Tlctuil Spending in Millions (Households) 

IXAICS Category Expenditures 1/ 2008 2013 2018 2023 2028 0 8 ' 2 8 

441 Motor Vehicles and Parts Dealers $6,197 £122 £12.8 £13.S £14.1 £14.9 12.7 

442 Furniture and Home Furnishings S jt-res £731 11.4 £1.5 SI.6 £1.7 £1.8 SOJ 
443 Bt.-rj-onics and Appliance Stoves £1.4 £1.4 £15 £1.6 £1.6 £0.1 

444 Bul'.diug Mats-rials and Gartlen Equipment £3,442 £6 a £7.1 £7.5 £7.9 £83 « . S 

445 IJ.^I and Beverage Stores S4J34 SU.9 S9.4 £9.3 S10J £10.9 S2.0 
446 Health and Personal Care Stores £1,992 £3.9 £4.1 £4.3 £4.5 £4B SO.9 
440 Ooihuig tmd Clothing Accessories Stores £1,006 £2 0 £2-1 £2.2 12.3 £2.4 SOA 
451 Spot Ling Goods. Hobby, Book and Music Stores £512 £1.0 Sl . l £1.1 £12 £12 S03. 
452 General Mtrcbnndisc Scares 13,734 £7.3 £7.7 £8.1 £85 £9.0 S1.6 

453 Miscellaneous Store Retailers £813 £1.6 SI. 7 £i.e £1.9 £1.9 SOA 
722 Foodservicrs and Drinking Pbccs £2,926 £5.8 SS.0 £64 £67 £7.0 S13 

Jbuds/Weigh l*d Averoges 526.561 S 52.2 SS4.9 S57.7 S60.6 ¡63.7 SIM 
1 /' Ch»rr~E. Inc. awrag* IV „1, i j . . nj^u i • ',.[ Reads > . r.. O im; n In 20d 7 . 
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EXHIBIT 1.13 
PROJECTIONS OF COMMERCIAL RETAIL STAGE NTT.D 

MIZDSPORT, OREGON 
2008-2028 

1 H o n cho ld l t r i . i l S p t i d j a n ( m i l l : .a.) 1/ SnJr. 8 n p p o r l Spcnd iug - i i i i ppo r t t d R c u l i 13cmanit {$!•) 3 / 
N'ATCS loot 2013 201S 2023 2028 '08- '28 F.010, 2 i 2008 2013 2018 2023 2028 '08- '28 

¡ 4 4 1 Automot ive f i r K, Asc jwor ie i M I T1m Sto ta 112.2 5 1 3 3 514.4 515.7 517.1 S4.9 5139 S6.415 104.89-1 114.118 134,153 135.071 34 -556 ; 
•142 F 'no i i t i re u t d H o r n ; Furn i th inp S:or - i 5 1 4 51 7 51S 52.3 to. 6 530:1 7.551 8 . 2 1 5 3.933 9.724 10.579 A 02.H' 

W I Ftot i ior . ie. anrl Appl ianceSOTTM 5 1 J J 1 . 5 f l . 6 51.7 S I S toj 5?02 < 5 1 4 5 . 3 4 6 5 . S 1 6 6 , 3 ) 8 6 . 8 3 4 l,9^0'. 
Bui ld ing l l i t c / l i l a J r . : Gajd er. E ^ u i p m m t 57-1 53.0 53.7 S P 5 tL7 5 3 3 5 19.152 2 0 , 8 3 6 2 2 , 6 6 3 2 4 . 6 6 2 3 6 , 8 3 1 7,679-, 

¡ 4 4 5 Food u i d frewrtagcStotc. {OF, 5 9 7 5 1 0 . 6 E l l 5 5 1 2 . 5 11.6 5 4 » 2 2 . 8 0 0 3 4 . 8 0 5 3 . 4 . 5 8 6 2 9 . 3 5 9 3 1 . 9 4 1 9.141 • 
. 4 4 6 LP -a l l l , AND I V l . C . i O r . SISM , f 3 . i l 54.2 54 6 55.0 RS.5 ti.e fi7ri 15.37f 16.731 18.202 1 9 . 8 0 3 2 1 , 5 4 4 6.166. 
¡448 C lo th ing ar.d Ciot r i ing Accc i i o i i . i Stoiei 52.0 52 . : 52.3 52.5 s i . 8 SOS 5156 13.984 15,214 L I . 5 5 2 1 8 . 0 0 7 19.591 5,607, 
• • ¡51 S p o t t i n g GO<KU Hobfcy, B o p k e n d M J B C P R C T I > H i ' 51.1 f l . 2 S l . i fU i0.4 5 1 ® 5 . 5 5 4 6.042 6 , 5 . ' 3 7 . 151 7 . ; ' « i 2227} 
' 4 5 2 G C I K M J M a c l i a f t d i , < S w t c i 57 pi 5 8 . 0 U.7 S V I 510.3 sz» 5 1 « 49.150 5 3 . 4 7 2 58,174 6 3 . 2 9 3 6 8 , 856 19i*W\ 
¡ 4 5 3 lyi i i<c' lan«pii i S t o n (U tu lc r t » l i 51.7 N 9 53.1 52.2 >0.6 5127 1 5 . 8 3 0 15.047 1 6 , 3 7 0 17,809 19,376 5,545 
>72 2 Food:enie<. and Dr ink ing r l t a 5 5 . 3 56.3 5 6 ! 57.4 53.1 S2J ?2(.7 2 3 , 7 3 4 2 5 . 2 2 2 23,092 30.563 33.250 9.516' 
1 T J f / t i i / l B i y A r p i / ^ w m y / * S522 SStf.S S20.9 272, 296,423 322,490 iSOJSO 331,703 109.241 

1 H o u c h o l d Retai l S pend ing ( m i l l l o a l ) 1/ Salcl Suppor t p p . : r l i d R f t a i l D < m a a d (SF) 3 / 

INA1CS C & u a o r r 200S 2013 201S 2023 2021 ' 0 8 - ' 2 i F' .c lor 23 200 8 2013 2018 2023 2028 ' 0 8 - 2 8 

¡44 ! A i i io rnr live fart.v Acc-.woii-.i vri Tire S l o t « $ 1 2 2 5 1 3 5 5 : 4 . " SIC 4 518.1 tiJ) £ 1 3 9 96.415 1 0 6 . 4 5 0 117.57.9 .129.763. 143,2.68 46.853* 
1 4 4 2 F' lmi tur . . vnd H o t n . Funt i i i i i r t j t Storrt 5 1 4 51.6 51.3 51 A 53 1 SO. 7 530:1 7 . - -51 8 . 3 3 7 9.205 10,163 11 . 2 2 1 3,670. 
¡443 EUc t ronk i and Appl iance 5 l o m 51.4 5 1 - 5 51 . 6 t l . 8 5 2 . 0 SO. 7 5302 •'1.914 5.426 5 . 9 9 0 6,614 7.302 2JS8i 
WA Bui ld ing Matpr ic l i i n J G i j d t r . t ^ u i p m a i l K . 8 5 7 . 5 I J 2 5 : 1 510.1 I 3 J 5 ; « i 1 9 . 1 5 2 3 1 . 1 4 5 23.34« 2 5 . 7 7 6 28.459 9.307 

Fcod TVr. - ra^ Stprr- ! E 9 $ 5 8 S 1 G . 9 tl!.r; S13.2 MJ 5 4 M 2 3 . 8 0 0 2 5 . 1 7 3 27.793 3 0 . 6 » 3 3 , 3 7 ? 11,079 
HTIIiJi « i d T t r iWi iJ Cars S i o r * 53 .9 54.3 « 7 55.3 55 E S1.9 5 3 7 5 1 5 , 3 7 8 16.979 15,7 'IIS 2 0 , 6 9 7 22,851 7,473; 

(4-,3 C l o i i i i n r and Ool ' r i lng Apw»*or i« Storei 5 2 . 0 5 2 2 52.4 52.7 52.9 S1.0 5 1 « 13.984 1 5 . - M 0 17,047 1 8 . 3 2 1 20,730 6,796. 
Spot t ing Goi-dv H o b t y . Book and M - i t k S u l c i 51.0 J U 51.2 51.4 515 S0.5 S15? 5 . 5 5 4 6M1 6.m 7.474 8 , 2 5 2 2699' 

,452 Cent ra l Merc) imdi i< S i o m 57 5 5 8 . 1 F i 9 5 < 5 S 1 0 . 9 U.6 5164 4 9 , 1 5 0 5 4 . 2 6 5 5 f , i l 3 66,149 73.034 25,384 
¡453 U i i u H u w v i S w n R . ' T N 1 1 6 51.3 5 1 5 51.3 5 2 4 SO.S 5127 1 5 , 8 3 0 15,270 1 6 . 5 5 9 18,614 20,551 6.721 
1 7 2 2 Food Knrt and D t i n i d r ^ S I . « 5 5 4 57.0 57.7 5 8 . 5 us 5 2 6 7 2 3 . 7 3 4 "A, 205 3 3 . 9 3 2 31.943 3 5 5 6 8 11,Hi 
; lofnlJ W.IFAFIR/ A\-r mrn » 2 2 « 7 . 7 i « 3 . 7 J 7 P J 577 .6 S2S.4 272. ¿<¡5 300,321 3 3 4 / 3 « 366,69) ¿04,365 ¡32402 

Hoo ie lao ld Rc ta l lSp t i u l iDK ( m i l l t o a f ) 1/ S a l « Sappoct Sprnd i ag -Snppa i t t d Retail Dc iTMnd CSF) 3 ' 
N A I C S C a l c i o r r 200« 2013 2018 2023 202« •08- '28 l * - .uo. 11 2008 2013 2 0 1 8 2023 2028 '08- '28 

L I I L Automot ive r a m . AiWMpt iet ».->2 Ti t« Sjorpi FI2 . 2 512.8 513 . ) S U . I 514.9 S17 5 1 3 9 95.415 101.333 106,502 1 1 1 . 9 3 5 117.645 21,230-
l « 2 Poinr tur t and Ho.-ns Furni i l i ingi i ' .or t t 5 1 4 51 .5 51.6 5 1 7 51.8 J U J 5209 7 » ' S 1 7 . 9 3 6 8.341 8 , 3 6 7 9 J 1 4 1,663 

Electronic i i \ d Appl iance Swrs i 51 - i 51.4 t l . S 5 1 6 « 1 . 5 SOA {-02 4.914 5 . I 6 5 5 . 4 2 8 5 . 7 0 5 5 . 9 9 6 1.032. 
1444 Bui ld ing Mmcr ia l , ana G . r d i i i l i ^ i i p n i c n i 55.8 5 7 1 57.'. 57 J 58.3 tl.S 1 9 , I 5 2 3 0 , 1 2 9 2 1 . 1 5 5 3 3 . 1 3 5 4,217 
,4<I5 Food arid B n c n g t S l o t « 5S3 ( 0 4 5 5 3 5 1 0 . 3 510.9 S2.0 uyi 23.800 2 3 , 9 5 3 3 5 . 1 8 5 2 6 , 4 7 0 27.820 5,020 
¡446 H e i i l l , and TcnwiaJ Care S to ta 5 3 . 5 54.1 £-4.5 5 4 j 54.8 SO. 9 53 79 1 5 , 3 7 8 1 6 . 1 T 3 1>>,<:87 17,854 15,764 3,336 
1 4 « C lo th ing and CIoiSingAeceaaoiici Sio ic i 52.0 52.1 H ! 5 2 ? 52.4 (0.4 5 1 5 ' I 13. >'84 14.6 ;,7 1 5 4 4 7 K 2 3 5 17.065 3.079 

S p o r i i i . g G o ' x l i . H e t t y , B o A a t i d MIIWC.MO:-! 51 N 51.1 51 1 51.3 5 1 . 2 fO.2 tm 6 . 1 3 5 6.776 1,223 
4 5 2 Genera) Merdiendl ieSioPM 5 7 J 57.7 U . I Hi 59.0 SI.6 IM .19,150 5 1 . 6 5 7 5 4 , 3 9 3 5 7 , 0 6 1 5 9 . 9 7 2 10,822 
¡453 Mi icc l lancoui Store f O i . l c r i 5 1 6 J 1.7 51 8 51.9 51.9 SO. 4 512? I j ^ M 1 4 . 5 3 6 1 5 . 2 7 7 1 6 . 0 5 7 16.876 3,04 S 
1 7 2 2 Poo.iietvtcM and Dr ink ing 71. S 5 S 56.0 5 6 . 4 5< 7 57.1) J2. i l S 6 ) 2 3 . ' 3 4 34 .9 -15 25.218 2 7 . 5 5 5 3 8 . 9 » ; 5,22r, 

552.2 W 7 . 7 160.6 sta. 7 fll.5 272,463 286,361 30aP6B 316321 332,4S6 5X994 
M F r p m £ J i i b i t l . ; 2 
V B „ . : d t o n u i u i i l aw.rt^c. d'./P-rd I 'wm ' Dol l«-. t£ Ccna a: ¿kopp i r . gC-nu iT , * ' J i b m Ltr.d b u u raw. 2000. 
51 A ' t n i r i t . » n W r p - r l - r r i f i g r c . i l i p . - - ^ r r . i j m e o: I 
" mat t 



E X H I B I T 1 .14 

P R O J E C T I O N S O L C O M M E R C I A L R E T A I L S P A C E N E E D 
R J S E D S P O R T , O R E G O N 

2008-2028 

NAICS im 2013 
Knot Urtai Uo. . jnJ (Sip 1/ 
I» 2023 2028 '08-'28 FAR 21 I m 2 Ô Ï T 

I tnal Unii Nce-d (AtTC.) 
2ÔIÏ 1Ö2T 2028 "08-'28 

441 An:,vi,.-ulve Pi,u, Accyitioiiet ar..J Tire Sltret 95,415 104,594 114,118 124.153 135.071 38,656 0-75 3-9 9 5 10.5 11.4 12.4 3-5\ 
442 Fumitu."-aod Herne Furnishings Store.' 7,551 8,215 8,938 9,724 10.575 3,028 0.25 0.7 OS 0.8 0.9 1.0 03\ 
K5 Electronic» and Appli i n « Srcres 4.914 5,316 5,816 6,328 6,884 1,970 0-2} D.5 0l5 0.5 0.6 0. É 021 
444 Building Marenair and Girder, Equipment 19,152 20,336 22,668 24,662 26,531 7,679 0.2} 1.8 1.9 2.1 2.3 1 5 0.7-
445 I'OO.l ard Bevrn*- ^r-v-s 22,800 24,305 26556 29,359 31,941 9,141 0 25 7-1 2.3 7.5 2 7 2 9 0.8'. 
446 Health and Personal Core Stetes 15,378 I6.7J1 18,202 19.803 21,.Hi 6,166 0.25 1.4 1.5 1.7 l.S 2.0 0.6 : 
44S Clothing-JTTÌ Clothing Accessories- Storci; ¡3,984 15.214 16.552 18,007 19.591 5,607 0.25 1.3 1.4 1.5 1.7 1.8 < 1 5 ! 

451 Spatting Goods. Hobby, Cock i n j Music S' :ei 5.554 6,042 6.573 "151 7.780 2,227 0.2$ 0-5 0.6 0.6 c-.y 0 7 0.2-
452 General Mc:chandkc St-.-rci 49,150 53.472 56.174 63,290 63,856 19,706 0.25 4.5 4.9 5 3 5.3 6.3 1.8i 
453 Miaeellaneo-J» Store Retailer, 13,830 15,047 16,370 l.\80? 19,376 5,545 0.25 1.3 1.4 1.5 1.6 l.S 0.5} 
722 iv-exUm-ires ar..:l Drinkintf Pliret 7J.734 75,372 7S,0?2 30,563 53,750 9,516 025 2 3. 7 4 le 2 8 3 1 OJ>\ 

Ibotlt/Wrizlued A ventru 296,-123 322,490 390,850 381,703 109,241 tat 25.0 29.6 Ä J 35.1 10.0 

Spending-Supported Hit ail Don and (SII 1/ Retail Cernine: ratal Retai] Land Need 
NAICS C:<fryi,iy 2008 2013 2018 2023 2028 '06- '28 P.All 21 2008 2013 2018 2023 2028 -08.-28 
M J 
«2 
443 
444 
445 
•¡46 
448 
451 
•Î52 
453 
7j;. 

Automotive ÏSru, Accessorie* «ad Tin Stores 
Furniture and Heme Pumiihiner Stores 
Elections acd Appliance St«es 
Building Msrrriali and Garden Equipment 
Food and Beverage Stoici 
H ((lidi and PerteüaJ CAI« Scot« 
Clodiin^ and Clothing Acci ia l i t i Stotrt 
Snorting Goodj, Hobby, Bock und Mudi Scores 
General Merchandise Stetes 

1Store Renile ri 
lVcdKrvices ar.d Drinking Pise« 

95,415 
7,551 
4.914 

19.152 
22,800 
15,378 
13,984 
5,554 

49,150 
¡3,830 
73,734 

272,463 

106,450 
6,337 
5,425 

21,145 
25,173 
16,979 
15,440 
6,137 

54.265 
15,270 
26.205 

117,529 
9,205 
5,990 

23,346 
27,793 
18,746 
17,047 
6,770 

59-913 
16.859 7?- ̂  V 

1 >9.762 
10,163 
6,614 

25.776 
30,685 
20,697 
18.82.1 
7,(74 

66,149 
18,614 

143,263 
11,221 
7,302 

28.459 
33.879 
22,851 
20,760 

3,252 
73,034 
20,551 

.765 

300,821 332.130 

mxs 
3,670 
2,398 
9,307 

11,079 
7,423 
6.796 
2,699 

23,88-i 
6.721 

11 ¿34 

0.25 
02} 
02} 
0 25 
0.25 
0.25 
0.25 
C. 25 
a 25 
0.2} 
0 75 

89 
0.7 
0-5 
1.8 
2.1 
1.4 
1.3 
0.5 
4.5 
1.3 
2 2 

~ 2ÎT 

9.8 
as 
05 
1.9 
1 3 
1.6 

1.4 
0.6 
5.3 
1.4 
7.4 

ItT 

10.3 
0.3 
0.6 
2.1 
1.6 
1 7 
1.6 

0.6 
5.5 
1 5 
2.7 

1 W 

11.9 
0.9 
0.6 
2.4 
2.8 
1.9 
1.7 
0.7 
6.1 
1.7 

1 f r 

13.2 
1.0 
0 7 
2.6 

3.1 
11 
19 
OS 
6 7 
1? 

43 
03 
0.2 
OS 
1.0 
0.7 
0.6 
0.2 
2.2 
0.6 

l.l — 
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EXHIBIT 1.15 

COMPARISON OF CUMULATIVE D E M A N D FOR COMMERCIAL RETAIL LAND 
M E D I U M , H I G H A N D LOW G R O W T H SCENARIOS 

2008-2028 

High Growth Scenario 

Low Growth Scenario 

Baseline Growth Scenario 

SOURCE: Johnson Reid, LLC 
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I. 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: 

I. Introduction and Report Organization 

II. Buildable Residential Land Inventory 

III. 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 (DLCD) 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). 
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II. 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 Reedsporl 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: 
• Rural Suburban Residential (RA) 

• Single Family Residential (R1) 

• Multifamily Residential (R2) 

Table 11.1 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 11.1 
LAND WITHIN THE CITY LIMITS AND U G B BY ZONING DISTRICT 

ZUQC 
Total Acres within 

C i t v / U C B Tot») Parcels 
RA - Rural Suburban Residential 153.55 76 
R1 - Single Family Residential 378.42 1,386 
R2 - Mult i family Residential 

S U B T O T A L Ci ty L imi t s 
156.71 

688.68 

122 

1,584 

RA - Rural Suburban Residential 418.02 7 
R1 - Single Family Residential 223.81 14 
R2 - Mult i family Residential 2.51 1 

S U B T O T A L U G B 644.34 22 

T O T A L 1,333.02. 1,606 

Source: The Benlcendorf 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 11 .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). 
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The parcels in Table 11.2 are given three classifications: 

• "Vacant" - 100% of the parcel was identified as vacant and potentially buildable; 

• "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 II.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 (2009) shows the vacant parcels 
within the UGB and the City limits of Reedsport. 
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TABLE 11.2 
SUMMARY OF VACANT PARCELS WITHIN U G B & CITY BY ZONING DISTRICT 



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 11.3 below shows the gross buildable vacant acreage data from Table 11.2 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 II.3 
INVENTORY OF NET BUILDABLE LAND BY ZONING DISTRICT 

Zone 
Zone 
CöÜK 

liuililable 
|j a reels 

Buildiihlc 
nc res 

Nel Ituildahle 
n eres 

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 41.81 

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 



III. 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 level 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. 
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TABLE 111.1 
PROFILE OF HOUSING CONDITIONS ( 2 0 0 8 ) 

CURRENT HOUSING CONDITIONS (2008) SOURCE 

Total 2 0 0 8 Popula t ion : 4 ,350 Claritas1 

- Es t imated g r o u p h o u s i n g popu la t ion : - 4 5 (1 .1% of Total) Claritas 

E s t i m a t e d 2 0 0 8 Popula t ion: 4 , 3 0 5 (Total - Group) 

E s t i m a t e d 2 0 0 8 H o u s e h o l d s : 1 , 9 6 6 Claritas 

Avg. HH Size: 2 .19 (Pop/HH) Claritas 

Total H o u s i n g Units: 2 , 2 1 1 Claritas 

Occupied Hous ing Units: 1 ,966 

Vacant Hous ing Units: 2 4 5 

C u r r e n t Vacancy Rate: 11 .1% 

1 Claritas figures were cross-referenced w i th figures f rom the U.S. Census and PSU Population Research Center. 

2 . ESTIMATE OF CURRENT HOUSING N E E D 

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 derive 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 111.2 
ESTIMATE OF CURRENT HOUSING NEED ( 2 0 0 8 ) 

Ownership Rental 

Price Range # Units % of Units Cumulative Rent Level # Units % of Units Cumulative 

$0 - SOk 100 7.6% 7.6% $0 - 250 199 30.7% 30.7% 

$50k-70k 136 10.3% 17.9% $250 - 375 85 13.2% 43.9% 
$70k-90k 105 8.0% 25.9% $375-500 61 9.4% 53.2% 
$90k - 120k 120 9.1% 35.0% $500 -625 47 7.3% 60.6% 
$120k- 160k 203 IS. 4% 50.4% $625-875 88 13.7% 74.2% 
$160k-230k 199 15.1% 65.6% $875 - 1.250 71 11.0% 85.2% 
$230k-3S0k 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 5.1% 98.5% $2,500 - 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 AH: 32.9% 1,96 fi 

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 III.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 
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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, etc.). 

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

study area. 

• 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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T A B L E 111.3 

P R O F I L E O F C U R R E N T H O U S I N G I N V E N T O R Y ( 2 0 0 8 ) 

OWNERSHIP HOUSING 

Price Range Single 
Family Duplex 

3- or 4-
plex 

5+ Units 
MFR 

Manuf. 
home 

Boat, RV, 
other temp 

Total 
Units % of Units C u m u l a t i v e 

% 

$0 - 50k 245 0 0 1 70 3 319 21.7% 21.7% 
$S0k-70k 212 0 0 1 61 2 276 18.8% 40.5% 
$70k - 90k 212 0 0 1 61 2 276 18.8% 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 0 2 0 7 0.5% 99.4% 
$460k- 690k 4 0 0 0 1 0 5 0.4% 99.7% 
$690k + 3 0 0 0 1 0 4 0.3% 100.0% 
Totals: 1,127 0 0 7 324 12 1,470 % of All Uni t s : 66.5% 
Percentage: 76.7% 0.0% 0.0% 0.5% 22.0% 0.8% 100.0% 

RENTAL HOUSING 

Price Range Single 
Duplex 3- or 4- 5+ Units Manuf. Boat, RV, Total % of Units C u m u l a t i v e Price Range 

Family Duplex 
plex MFR home other temp Units % of Units 

% 

$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 0.0% 100.0% 
$3,750 + 0 0 0 0 0 0 o 0.0% 100.0% 
Totals: 269 35 152 254 31 0 741 % of All Uni t s : 33.5% 
Percentage: 36.3% 4.7% 20.5% 34.2% 4.2% 0.0% 100.0% 

TOTAL HOUSING UNITS 
Single 
Family 

Duplex 
3- or 4-

plex 
5+ Units 

MFR 
ManuT. 
home 

Boat, RV, 
other temp 

Total 
Units 

% of Units 

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 C U R R E N T H O U S I N G N E E D S WITH C U R R E N T INVENTORY 

A c o m p a r i s o n o f e s t i m a t e d c u r r e n t h o u s i n g n e e d s w i t h c u r r e n t s u p p l y i den t i f i es t h e ex i s t i ng 

d i s c r e p a n c i e s b e t w e e n n e e d s a n d w h a t is a c t u a l l y ava i l ab le . 
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TABLE 111.4 
COMPARISON OF CURRENT NEED TO CURRENT INVENTORY 

O w n e r s h i p Renta l 

Price Range 
Estimated 

Current Need 
Estimated 

Current 
Unment Need 
or (Surplus) 

Rent 
Estimated 

Current Need 
Estimated 

Current 
Unment Need 
or (Surplus) 

$0 - 50k 100 319 (219) SO-250 199 293 (94) 

$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 - 2,50» 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 ( 1 5 2 ) Totals: 647 741 (94) 

Occupied Units: 1,966 
AM Housing Units: 2,211 
Total Unit Surplus: (245) 

Sources: Claritas, Census, Johnson Reid LLC 

In general, Table III.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. F U T U R E H O U S I N G PROFILE ( 2 0 2 8 ) 

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 growth rate. The projected population 
growth rate incorporates the 20-year Employment Forecast presented in the Economic 
Opportunities Analysis (2009) of this report. This assumes that economic and employment growth 
will be a primary determinant of the number of households seeking to locate in the study area. 

Future population growth rate was calculated under three scenarios (baseline, low growth, 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. 
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TABLE 111.5 
PROFILE OF FUTURE HOUSING CONDITIONS ( 2 0 2 8 ) 

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 
O c c u p i e d H o u s i n g U n i t s : 2 , 7 5 2 2 , 3 9 9 2 , 9 2 1 

V a c a n t H o u s i n g U n i t s : 2 3 9 2 0 9 2 5 4 

New Population ('08-'28): 1,722 950 2,093 

New Households ('08-'28): 786 434 956 
A s s u m e s ave rage fu ture househo ld s ize of 2.19, and unit v a c a n c y of 8%. 
Sou rces : Clar i tas, C e n s u s , J o h n s o n Reid, LLC. 

2. PROJECTION OF FUTURE HOUSING NEED ( 2 0 2 8 - 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 II I .6 
PROJECTED TOTAL FUTURE HOUSING NEEDS ( 2 0 2 8 - BASELINE SCENARIO) 

O w n e r s h i p Ren ta l 

Price Range If Units % of Units Cumulative Rent If Units % of Units Cumulative 

$0 • 50k 76 3.4% 3.4% SO - 250 -17 -2.2% -2.2% 

$50k-70k -42 -1.9% 1.5% S250 - 375 -44 -5.7% -7.9% 

$70k - 90k 232 10.5% 12.0% S375 - 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% 33.3% 

$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% 

S3S0k•460k 560 25.3% 77.1% $1,875 -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% AU Units 
Totals: 2,208 % of All: 73.8% Totals: 783 % of AU: 26.2% 2,991 

Sources : Clar i tas, C e n s u s , J o h n s o n 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. 
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relative to renter households. 

12 The Benkendor f A s s o c i a t e s Corp. 
O c t o b e r 2 0 0 9 



• 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 III.7 are projected to be mostly for owners 
rather than renters. 

• 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. 

• 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 inflation2. In 
general, the relative income levels and age demographics in Reedsport are expected to 
continue into the future. 

1 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. 

2 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 composit ion 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. 
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TABLE 111.7 
PROJECTED FUTURE NEED FOR NEW HOUSING UNITS ( 2 0 2 8 ) 

OWNERSHIP HOUSING 

Price Range Single 
Family 

Duplex 3- or 4-
plex 

5+ Units 
MFR 

Manuf. 
Home 

Boat, RV, 
other temp 

Total 
Units 

% of Units 
Cumulative 

% 

$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% 
S120k- 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 

Price Range Single 
Family 

Duplex 3- or 4-
plex 

5+ Units 
MFR 

Manuf. Boat, RV, 
Home other temp 

Total 
Units 

% of Units Cumulative 
% 

$0-250 -105 -15 -63 -115 -13 0 -310 -733.5% -733.5% 
$250-375 -69 -10 -40 -76 -8 0 -202 -478.3% -1211.8% 
$375 - 500 - 1 1 -10 -6 -3 0 -20 -46.4% -1258.2% 
$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% -535.9% 
$1,250-1,875 47 9 26 70 5 0 156 368.2% -167.7% 
$1,875-2,500 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: 5.4% 

Percentage: 76.3% 22.2% -54.0% 72.2% -16.7% 0.0% 100.0% 

TOTAL HOUSING UNITS 
Single 
Family 

Duplex 
3- or 4-

plex 
5+ Units 

MFR 
Manuf. 
Home 

Boat, RV, 
other temp 

Total 
Units 

% of Units 

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 III.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. 

T A B L E 111.8 
PROJECTED RESIDENTIAL UNITS ON N E T 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 Net Acres Count Net Acres Count Net Acres Count Accommodated 

RA Rural Suburban Zone 1.63 19.27 22 72.37 5 91.64 27 150 
R1 Single Family Residential 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/A verages: 8.90 88.51 116 140.48 15 228.99 131 2,037 

Sources: City of Reedsport, Johnson Reid LLC 

As shown in Table III.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 III.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 III.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%). 
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TABLE 111.9 
PROJECTED NEEDED RESIDENTIAL ACREAGE ( 2 0 2 8 ) 

BASELINE GROWTH SCENARIO 

1 . 7 % Annual Growth Rate 

Z o n i n g D e s i g n a t i o n 
New Units 
Demand 

2028 

Capacity of 
Vacant Lands 

(In Units) 

Total Future 
Unit Need -

Vacant Lands 

Units Per 
Net Acre 

Net 
Acreage 
Needed 

Gross 
Acreage 
Needed 

RA Rural S u b u r b a n Zone 113 150 -37 1.6 -23 -30 
R1 Single Family Resident ia l 6 9 3 5 2 0 1 7 3 5.4 32 42 
R2 Mult i family Resident ia l 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 % A n n u a l Growth Rate 

Zon ing D e s i g n a t i o n 
New Units 
Demand 

2028 

Capacity of 
Vaca ntLa nils 

(In Units) 

Total Future 
Unit Need -

Vacant Lands 

Units Per 
Net Acre 

Net Gross 
Acreage Acreage 
Needed Needed 

RA Rural S u b u r b a n Zone 
R1 Single Family Resident ia l 
R2 Mult i family Resident ia l 

7 4 
360 
-37 

150 
5 2 0 

1 ,367 

-75 
- 1 6 0 

-1 ,404 

1.6 
5.4 

32 .7 

-46 -62 
-29 -39 
-43 -57 

Totals/Averages: 397 2,037 -1,640 8.9 -119 -158 

HIGH GROWTH SCENARIO 

2 . 0 % Annua l Growth Rate 

Zon ing D e s i g n a t i o n 
New Units 
Demand 

2028 

Capacity of 
Vacant Lands 

(In Units) 

Total Future 
Unit Need -

Vacant Lands 

Units Per 
Net Acre 

Nel Gross 
Acreage Acreage 
Needed Needed 

RA Rural S u b u r b a n Zone 
R1 Single Family Resident ia l 
R2 Mult i family Res iden t ia l 

126 
8 0 1 
38 

150 
5 2 0 

1 ,367 

-23 
2 8 0 

-1 ,330 

1.6 
5.4 

32 .7 

-14 -19 
52 69 
- 4 1 -54 

Totals/Averages: 964 2,037 -1,073 8.9 -4 -5 

Sources: Ciry of Reedsport, Johnson Reid LLC 

The low growth 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-growth scenarios project future need 
for additional R1 (Single Family Residential) land. 

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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I. 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. 

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 limits. Table 1.2 illustrates the total land within the UGB and the 
City limits of Reedsport. 

A . GROSS BUILDABLE VACANT ACRES BY ZONING DISTRICT 
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TABLE 1.1 
CITY OF REEDSPORT ZONING DISTRICTS 

Zone Code 

C o m m e r c i a l 

Commerc ia l C 

Commerc ia l Trans i t iona l C T 

Water-Related Commerc ia l W C T 

Estuarine Deve lopment E D 

I n d u s t r i a l 

L i g h t Industr ia l L I 

Heavy Indust r ia l H I 

Water-Dependent Indust r ia l W D I 

R e s i d e n t i a l 

Single Fami l y Resident ia l SF 

Rura l Suburban Resident ia l RSR 

M u l t i - F a m i l y Resident ia l M F R 

O t h e r 

Publ ic /Semi Pub l i c Land P 

Urban Conservat ion U C 

Estuarine Natura l E N 

Estuarine Conservat ion EC 

Agr i cu l t u ra l Resource AJR 

Source: City of Reedsport Zoning Ordinances 
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TABLE 1.2 
LAND WITHIN THE CITY LIMITS AND U G B BY ZONING DISTRICT 

Zone 

Total Acres 
within 

City/UGB Tutiil 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 

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 
MPR - Multi-Family Residential 2.51 1 

P - Public/Semi Public Land 78.85 1 
UC - Urban Conservation 278.89 17 
EN - Estuarine Natural 50.03 3 
EC - Estuarine Conservation 1.01 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 City of Reedsport are illustrated 
in Table 1.3. Unbuildable vacant land is defined as vacant land which is subject to physical 
constraints, such as flood plain and slopes exceeding 25%. For the purposes of this 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; 

Buildable Land Inventory 
City of Reedsport 

5 The Benkendorf Associates Corp. 
October 2009 



• "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 to the scope of examining the city's long term (20 year) land use 
needs. 
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TABLE 1.3 
INVENTORY OF VACANT PARCELS BY ZONING DISTRICT 

Tit reel Zone Classification Total 
Acres 

Slope > 
25% 

Wetland J0U 
Year 
Mood 
Zone 

Final Gross 
UuildabK' 

Acres 

211235CB07600 Commerc al Vacant 0.12 0.12 

21 1235CA06400 Commerc a! Vacant 0.12 0.12 

211235CA07200 Commerc al Vacant 0.11 0.11 

211235CA08100 Commerc al Vacant 0.14 0.14 

211234DC03900 Commerc al Vacant 0.70 0.61 0.70 

21 1235CA08200 Commerc al Vacant 0.08 0.08 

211235CA08800 Commerc al Vacant 0.09 0.09 

221203BA00700 Commerc al Vacant 0.39 0.02 0.39 

22 I 203BA00800 Commerc al Vacant 0.16 0.05 0.16 

211235CA09500 Commerc al Vacant 0.05 0.05 

211235CA10700 Commerc al Vacant 0.11 0.11 

221203BB05000 Commerc al Part ia l ly Vacant 0.11 0.11 

221203BB06600 Commerc al Vacant 0.25 0.25 

211235CB07400 Commerc al Vacant 0.03 0.03 

211235CB08300 Commerc al Vacant 0.06 0.06 

211235CC04900 Commerc al Vacant 1.22 0.62 0.60 

211234DA00400 Commerc al Vacant 0.07 0.07 

211234DA00500 Commerc al Vacant 0.08 0.08 

211234DA00600 Commerc al Vacant 0.08 0.08 

21 1234DA06300 Commerc al Vacant 0.26 0.26 

21 1234DC02100 Commerc al Vacant 0.07 0.07 

211234DC02200 Commerc al Vacant 0.23 0.23 

211234DC03700 Commerc al Vacant 0.25 0.25 

211235CB08800 Commerc al Vacant 0.11 0.11 

211235CB09900 Commerc al Vacant 1.22 0.77 0.45 

21 1235CB09800 Commerc al Vacant 1.93 0.27 1.66 

21 1235CB08900 Commerc al Vacant 0.10 0.10 

21 1235CB05500 Commerc al Trans i t iona l Vacant 0.05 0.05 

211235CB05600 Commerc al Trans i t ional Vacant 0.03 0.03 

21 1235CD01700 Commerc al Transi t ional Vacant 0.06 0.06 

21 1235CC01400 Commerc al Trans i t ional Vacant 0.17 0.17 

21 1235CB09700 L igh t Industr ial Vacant 1.69 0.94 0.75 

211235CA05400 L igh t Industr ia l Vacant 0.22 0.22 

211235CB09600 L igh t Industr ia l Vacant 0.35 0.35 

211235CA02700 L igh t Industr ia l Vacant 0.09 0.09 

211235CA06800 L igh t Industr ia l Vacant 0.08 0.08 

211235CA01700 L igh t Industr ial Vacant 0.22 0.01 0.22 

211235BC00 I04 L igh t Industr ia l Vacant 0.67 0.67 0.67 

2 1 1 2 3 5 B C 0 0 I 0 6 L i g h t Industr ia l Vacant 1.38 0.20 1.16 1.18 

21 1235BD00700 L igh t Industr ia l Vacant 0.06 0.00 0.06 

211235CA01000 L igh t Industr ial Vacant 0.27 0.27 

211235CA01100 L igh t Industr ia l Vacant 0.10 0.10 

211235CA03700 L igh t Industr ial Vacant 0.21 0.21 

211235CA01600 L igh t Industr ia l Vacant 0.45 0.45 
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Parcel Zone Classification Total 
A i'res 

Slope > 
25% 

Wetland ion 
Year 
Hood 
Zone 

Final Cross 
Bu Nibble 

A eres 

211235CA05300 L igh t Industr ia l Vacant 0.15 0.15 

21 1235CA01800 L i g h t Industr ia l Vacant 0.15 0.01 0.15 

2 1 1 2 3 5 C A 0 1 9 0 0 L i g h t Indust r ia l Vacant 0.49 0.49 

2 1 1 2 3 5 C A 0 2 0 0 0 L i g h t Industr ia l Vacant 0.37 0.37 

21 1235CA02100 L i g h t Indust r ia l Vacant 0.15 0.15 

2 1 1 2 3 5 C A 0 2 6 0 0 L igh t Indust r ia l Vacant 0.06 0.06 

211235CA02800 L i g h t Indust r ia l Vacant 0.29 0.29 

211235CA04400 L i g h t Industriali Vacant 0.08 0.08 

2 1 1 2 3 5 C A 0 4 6 0 0 L igh t Indust r ia l Vacant 0.23 0.23 

21 1235CA05200 L i g h t Indust r ia l Vacant 0.27 0.27 

21 1235CA01401 L i g h t Industr ia l Vacant 0.02 0.02 

211235CA15500 Heavy Indust r ia l Vacant 0.74 0.33 0.41 

21123400700B Heavy Indust r ia l Par t ia l ly Vacant 12.95 2.50 7.51 10.45 

211235BD01600 Water-Dependent Indust r ia l Vacant 0.21 0.21 0.21 

2 1 1 2 3 5 B D 0 1 5 0 0 Water-Dependent Industr ia l Vacant 0.31 0.31 0.31 

21123500803 Water-Dependent Industr ia l Vacant 0.57 0.52 0.57 

21123500800 Water-Dependent Industr ia l Vacant 0.62 0.62 0.62 

2 1 1 2 3 5 D B 0 0 5 0 0 Water-Dependent Indust r ia l Vacant 1.17 1.06 1.17 

21123500500 Water-Dependent Industr ia l Vacant 6.69 3.29 3.40 3.40 

221203BC09900 Single Fami l y Resident ia l Vacant 0.16 0.16 

211233DB02200 Single Fami l y Resident ia l Vacant 0.42 0.03 0.39 

211233CD02700 Sing le Fami l y Resident ia l Vacant 0.18 0.16 0.02 

211235BC01000 Single Fami l y Resident ia l Vacant 0.15 0.15 

221203CB04100 Single Fami l y Resident ia l Vacant 0.14 0.14 

2 1 1 2 3 3 A C 0 7 0 0 0 Single Fam i l y Resident ial Vacant 0.16 0.16 

211233ACQ5801 Sing le Fam i l y Resident ia l Vacant 0.31 0.31 

211233AC01800 Sing le Fami l y Resident ia l Vacant 0.23 0.23 

221203BC10800 Single Fami l y Resident ia l Vacant 1.18 1.18 

21123400601 Sing le Fami l y Resident ial Vacant 5.28 4.28 1.00 

221203BC10000 Sing le Fam i l y Resident ia l Vacant 0.14 0.14 

2 2 1 2 0 4 D A 0 4 7 0 0 Sing le Fami l y Resident ia l Vacant 0.09 0.09 

211233 A C 0 1 7 0 0 Single Fam i l y Resident ia l Vacant 0.26 0.05 0.26 

21123300900 Sing le Fam i l y Resident ia l Vacant 10.66 4.31 6.35 

21123300500 Single Fam i l y Resident ia l Vacant 19.91 7.19 1.63 2.81 11.09 

21123300101 Sing le Fami l y Resident ial Vacant 3.78 0.21 1.65 3.57 

22120300600 Single Fam i l y Resident ia l Vacant 12.66 7.05 1.56 5.61 

21122800103 Sing le Fam i l y Resident ia l Vacant 2.32 0.35 0.21 1.97 

21122700800 Sing le Fam i l y Resident ia l Vacant 24.61 4.64 2.54 5.43 17.43 

22120300200 Single Fam i l y Resident ia l Vacant 1 18.29 32.05 44.57 8.53 41.67 

211234CC00400 Single F a m i l y Resident ia l Vacant 0.24 0.05 0.19 

1001773 Single Fami l y Residential Vacant 2.79 1.31 1.48 

221203BC10700 Sing le F a m i l y Resident ial Vacant 0.08 0.08 

2 2 1 2 0 4 D B 0 2 9 0 0 A Single Fami l y Resident ial Vacant 7.91 4.85 3.06 

2 1 1 234CC00300 Sing le F a m i l y Resident ia l Vacant 0.22 0.20 0.02 

211234CD01900 Sing le Fam i l y Resident ia l Vacant 0.11 0.01 0.10 

211234CD02400 Sing le Fam i l y Residential Vacant 0.28 0.02 0.18 0.26 
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Parcel Zone Classification 

Vacant 

Total 
Acres 

Slope > 
25% 

Weiland 100 
Year 
Flood 
Zone 

Final Cross 
Buildable 

Actes 

211234CD02500 Single Fam ly Residential 

Classification 

Vacant 0.11 0.01 0.02 0.10 

211234CD02600 Single Fara ly Resident ia l Vacant 0.12 0.00 0.01 0.12 

21 I234CD02700 Single Fara l y Residential Vacant 0.12 0.00 0.00 0.12 

211234CD02800 Single Fam ly Resident ial Vacant 0.12 0.12 

211234CD04300 Single Fam ly Residential Vacant 0.27 0.10 0.27 

211234CD04400 Single Fam ly Residential Vacant 0.24 0.13 0.24 

221204DA01800 Single Fam ly Residential Vacant 0.18 0.18 

221204DB02900B Single Fam ly Resident ial Vacant 1.68 0.91 0.77 

221204DB02900C Single Fam ly Residential Vacant 0.28 0.28 

221204DB01500 Single Fam ly Residential Vacant 0.43 0.43 

221204DA13000 Single Fam ly Residential Vacant 1.93 1.43 0.50 

211234DA06800 Single Fam ly Residential Vacant 0.09 0.09 

211234DA07600 Single Fam ly Residential Vacant 0.06 0.06 

21 123400501 Single Fam ly Residential Part ial ly Vacant 6.69 2.98 2.54 2.63 1.17 

21123400500 Single Fam ly Residential Vacant 1.60 0.65 0.19 0.95 

221204 D A 12200 Single Fam ly Residential Vacant 0.70 0.63 0.07 

21 123400401 Single Fam ly Residential Vacant 0.38 0.34 0.04 

221204DA05600 Single Fam ly Residential Vacant 0.19 0.19 

22120200201 Single Fam ly Residential Vacant 4.71 4.13 0.58 

211234CD05500 Single Fam ly Residential Vacant 0.53 0.01 0.31 0.52 

211235CD02100 Single Fam ly Residential Vacant 0.13 0.13 

1001755 Single Fam ly Residential Vacant 17.39 10.76 6.63 

1001772 Single Fam ly Resident ial Vacant 0.19 0.14 0.05 

1001750 Single Fam ly Residential Vacant 0.26 0.23 0.03 

1001774 Single Fam ly Residential Vacant 0.21 0.19 0.02 

211235CC02000 Single Fam ly Residential Vacant 0.28 0.28 

211235CC02900 Single Fam ly Residential Vacant 0.27 0.10 0.17 

211235CC03000 Single Fam ly Residential Vacant 3.14 2.83 0.31 

211235CC04300 Single Fam ly Residential Vacant 1.83 1.65 0.18 

211235CD00400 Single Fam ly Residential Vacant 0.18 0.18 

1001756 Single Fam ly Residential Vacant 0.21 0.18 0.03 

21 1235CD01400 Single Fam ly Residential Vacant 0.13 0.13 

1001751 Single Fam ly Residential Vacant 0.19 0.17 0.02 

21 1235CD02700 Single Fam ly Residential Vacant 2.63 2.22 0.41 

211235CD02800 Single Fam ly Residential Vacant 1.11 0.94 0.17 

211235CD02900 Single Fam ly Residential Vacant 0.29 0.18 0.11 

211235CD03300 Single Fam ly Residential Vacant 0.76 0.68 0.08 

211235CD03400 Single Fam ly Residential Vacant 0.17 0.15 0.02 

211235CD03500 Single Fam ly Residential Vacant 0.18 0.16 0.02 

21 1235CD04600 Single Fam ly Residential Vacant 0.17 0.03 0.14 

211235CD05300 Single Fam ly Residential Vacant 0.44 0.23 0.21 

211235CD05400 Single Fam ly Residential Vacant 0.47 0.42 0.05 

211235CD01100 Single Fam ly Residential Vacant 0.14 0.14 

1001764 Single Fam ly Residential Vacant 0.23 0.08 0.15 

1001765 Single Fam ly Residential Vacant 0.37 0.37 

211235CA15100 Single Fam ly Residential Vacant 0.07 0.07 
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Pared Zone Classification 

Vacant 

Total 
Acres 

Slope > 
25% 

Wetland 100 
Year 
Mood 
Zone 

Final Cross 
Buildable 

Acres 

1001767 Single Fami l y Resident ial 

Classification 

Vacant 0.19 0.13 0.06 

1001768 Single Fami l y Resident ia l Vacant 0.19 0.17 0.02 

1001769 Sing le Fam i l y Resident ia l Vacant 0.19 0.17 0.02 

1001770 Single Fami l y Residential Vacant 20.10 6.03 1.59 12.48 

1001757 Single Fam i l y Residential Vacant 0.40 0.13 0.27 

211235CA15300 Single Fami l y Resident ia l Vacant 0.25 0.25 

1001766 Single Fami l y Residential Vacant 0.17 0.08 0.09 

1001771 Single Fami l y Resident ial Vacant 0.22 0.20 0.02 

211235CA15200 Sing le Fami l y Resident ia l Vacant 0.19 0.19 

211235CB02500 Single Fami l y Resident ial Vacant 0.08 0.08 

211235CB03700 Single Fami l y Residential Vacant 0.07 0.07 

1001763 Single Fam i l y Residential Vacant 0.25 0.08 0.17 

1001762 Single Fami l y Residential Vacant 0.19 0.17 0.02 

211235CB06300 Single Fami l y Resident ial Vacant 0.09 0.09 

1001761 Single Fami l y Residential Vacant 0.76 0.03 0.73 

1001760 Single Fam i l y Resident ial Vacant 0.19 0.05 0.14 

1001759 Single Fam i l y Resident ial Vacant 0.18 0.14 0.04 

1001758 Single Fam i l y Residential Vacant 0.19 0.14 0.05 

21122700900 Rura l Suburban Resident ia l Vacant 11.66 7.11 0.41 4.55 

1001718 Rura l Suburban Resident ia l Vacant 0.64 0.33 0.31 

21 1235CD07600 Rura l Suburban Resident ia l Vacant 0.02 0.02 0.00 

1001719 Rural Suburban Resident ia l Vacant 0.43 0.23 0.20 

1001730 Rura l Suburban Resident ia l Vacant 0.41 0.26 0.15 

21123400400 Rura l Suburban Residential Vacant 247.06 201.86 0.20 1.18 45.00 

1001741 Rura l Suburban Resident ia l Vacant 0.39 0.24 0.15 , 

21123301000 Rura l Suburban Resident ia l Vacant 5.11 4.60 0.51 

1001742 Rura l Suburban Resident ial Vacant 0.48 0.35 0.13 

211234CC00101 Rura l Suburban Resident ia l Vacant 0.38 0.33 0.05 

21 I235CD02601 Rura l Suburban Resident ia l Vacant 0.08 0.08 

22120300300B Rural Suburban Resident ia l Vacant 0.45 0.45 

211235CD08000 Rura l Suburban Resident ial Vacant 1.57 1.41 0.16 

211235DC00100 Rural Suburban Resident ial Vacant 14.75 1 1.66 3.09 

22120300800 Rura l Suburban Resident ial Vacant 38.86 28.90 0.02 9.96 

211235CD02600 Rura l Suburban Resident ia l Vacant 6.36 5.07 1.29 

211235CD07700 Rura l Suburban Resident ia l Vacant 0.15 0.06 0.09 

211235CD07800 Rura l Suburban Resident ial Vacant 0.23 0.06 0.17 

2 2 1 2 0 2 B A 0 0 2 0 0 Rura l Suburban Resident ia l Vacant 3.25 0.08 1.82 1.34 1.35 

22120200100 Rura l Suburban Resident ial Vacant 64.36 17.66 19.70 6.62 27.00 

22120100200 Rura l Suburban Resident ia l Vacant 50.58 39.53 1.07 1.85 9.98 

211235DD00100 Rura l Suburban Resident ia l Vacant 28.73 22.50 6.23 

22120300500 Rura l Suburban Resident ia l Vacant 0.85 0.85 

221203CB00300 Rura l Suburban Resident ial Vacant 10.10 8.15 1.95 

2 1 1 2 3 5 C D 0 7 5 0 I Rura l Suburban Resident ial Vacant 0.26 0.23 0.03 

211235DC00104 Rural Suburban Resident ia l Vacant 0.06 0.00 0.06 

21 1235CD08100 Rural Suburban Resident ia l Vacant 0.71 0.64 0.07 

211235DC00102 Rura l Suburban Resident ial Vacant 0.07 0.01 0.06 
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J'arcel Zone Classification 

Vacant 

Total 
Accus 

Slope > 
25% 

Wetland 100 
Year 
Flood 
Zone 

Final Gross 
Huiltfable 

Acres 

21 1235CD08200 Rura l Suburban Residential 

Classification 

Vacant 0.79 0.50 0.29 

221204DA10800 Rura l Suburban Residential Part ia l ly Vacant 4.48 1.46 3.02 

21 1235CD08400 Rural Suburban Residential Vacant 0.66 0.42 0.24 

21 1235DB01100 Rura l Suburban Residential Vacant 0.87 0.87 

21 1235DC01100 Rura l Suburban Residential Vacant 11.56 8.87 1.35 2.69 

21123600800 Rura l Suburban Residential Vacant 14.73 13.26 1.47 

21 1235CD07900 Rura l Suburban Residential Vacant 0.15 0.03 0.12 

1001743 M u l t -Fam ly Resident al Vacant 0.32 0.26 0.06 

1001738 M u l t -Fam ly Resident al Vacant 0.45 0.39 0.06 

1001739 M u l t -Fam ly Resident al Vacant 0.42 0.42 

1001740 M u l t -Fam ly Resident al Vacant 0.25 0.25 

1001748 M u l t 

M u l t 

-Fam 

-Fam 

ly Resident al Vacant 9.31 6.05 3.26 

1001747 

M u l t 

M u l t 

-Fam 

-Fam ly Resident al Vacant 0.35 0.27 0.08 

1001744 M u l t -Fam ly Resident al Vacant 0.32 0.26 0.06 

1001746 M u l t -Fam ly Resident al Vacant 0.43 0.35 0.08 

1001737 M u l t 

M u l t 

M u l t 

-Fam 

-Fam 

-Fam 

ly Resident al Vacant 0.25 0.25 

1001745 

M u l t 

M u l t 

M u l t 

-Fam 

-Fam 

-Fam 

ly Resident al Vacant 0.38 0.30 0.08 

1001749 

M u l t 

M u l t 

M u l t 

-Fam 

-Fam 

-Fam ly Resident al Vacant 0.48 0.33 0.15 

1001720 M u l t -Fam ly Resident al Vacant 0.32 0.32 

1001705 M u l t -Fam ly Resident al Vacant 0.21 0.21 

1001706 M u l t -Fam ly Resident al Vacant 0.31 0.31 

1001707 M u l t -Fam ly Resident al Vacant 13.46 2.18 0.57 10.71 

1001708 M u l t 

M u l t 

-Fam 

-Fam 

ly Resident al Vacant 1.84 1.84 

1001709 

M u l t 

M u l t 

-Fam 

-Fam ly Resident al Vacant 0.23 0.23 

1001710 M u l t -Fam ly Resident al Vacant 0.27 0.27 

1001711 M u l t -Fam ly Resident al Vacant 0.19 0.19 

1001712 M u l t -Fam ly Resident al Vacant 0.28 0.28 

1001713 M u l t -Fam ly Resident al Vacant 0.17 0.17 

1001714 M u l t -Fam ly Resident al Vacant 0.36 0.36 

1001715 M u l t -Fam ly Resident al Vacant 0.24 0.24 

1001734 M u l t -Fam ly Resident al Vacant 0.29 0.29 

1001717 M u l t -Fam ly Resident al Vacant 0.50 0.03 0.47 

1001736 M u l t -Fam ly Resident al Vacant 0.25 0.25 

1001722 M u l ü -Fam ly Resident al Vacant 0.08 0.08 

1001723 M u l l -Fam ly Resident al Vacant 0.36 0.36 

1001724 M u l t -Fam ly Resident al Vacant 0.39 0.39 

1001725 M u l t -Fam ly Resident al Vacant 

Vacant 

0.55 0.55 

1001726 M u l t -Fam ly Resident al 

Vacant 

Vacant 0.52 0.52 

1001727 M u l t -Fam ly Resident al Vacant 0.53 0.53 

1001728 M u l t -Fam ly Resident al Vacant 0.36 0.36 

1001729 M u l t -Fam ly Resident al Vacant 0.29 0.29 

1001731 M u l t -Fam ly Resident al Vacant 0.30 0.30 

1001732 M u l l -Fam ly Resident al Vacant 0.21 0.21 

1001733 M u l t -Fam ly Resident al Vacant 0.57 0.57 

1001735 M u l t -Fam ly Resident al Vacant 0.26 0.26 

1001716 M u l t -Fam ly Resident al Vacant 0.31 0.31 
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Parcel Zone Classification 

Vacant 

Total 
Acres 

Slope > 
2§% 

Weiland 100 
Year 
Flood 
Zone 

Final Cross 
Buildable 

Acres 

211234DC01400 M u l t i - F a m i l y Resident ial 

Classification 

Vacant 3.19 2.38 0.81 

2 1 1 2 3 5 D B 0 1 8 0 0 M u l t i - F a m i l y Resident ia l Vacant 0.04 0.04 

21123301500 M u l t i - F a m i l y Resident ial Vacant 0.59 0.41 0.18 

221203CB00100 M u l t i - F a m i l y Resident ia l Vacant 16.56 10.92 0.09 5.64 

221203CB00200 M u l t i - F a m i l y Resident ial Vacant 2.81 0.07 2.74 

2 2 1 2 0 4 B A 0 1 2 0 0 M u l t i - F a m i l y Resident ial Vacant 0.64 0.58 0.06 

2 2 I 2 0 4 B A 0 1 3 0 0 M u l t i - F a m i l y Resident ial Par t ia l ly Vacant 5.37 4.83 0.54 

1001704 M u l t i - F a m i l y Resident ia l Vacant 0.16 0.16 , 

211235DB01201 M u l t i - F a m i l y Resident ia l Vacant 0.03 0.03 

211234 D C 0 1 5 0 0 M u l t i - F a m i l y Resident ial Vacant 1.72 0.73 0.99 

21 I 2 3 4 D C 0 I 100 M u l t i - F a m i l y Resident ial Vacant 0.05 0.05 

2 1 1 2 3 4 D A 0 2 3 0 0 M u l t i - F a m i l y Resident ial Vacant 0.09 0.09 

211234CD00200 M u l t i - F a m i l y Resident ia l Vacant 1.04 0.52 0.52 

21 1235DC00103 M u l t i - F a m i l y Residential Vacant 0.01 0.01 

211235DB02100 M u l t i - F a m i l y Resident ia l Vacant 0.24 0.00 0.24 

21123400700A M u l t i - F a m i l y Resident ia l Vacant 19.74 0.94 14.55 18.80 

211235DB01600 M u l t i - F a m i l y Resident ia l Vacant 0.07 0.07 

211234CC00600 Publ ic /Semi Publ ic Land Vacant 1.60 0.33 1.27 

221203BB00500 Publ ic /Semi Publ ic L a n d Vacant 0.90 0.90 

21123300400 Urban Conservat ion Vacant 24.55 0.70 11.90 7.38 11.95 

211234CD05600 Urban Conservat ion Vacant 0.85 0.20 0.65 0.65 

221203BA03600 Urban Conservat ion Vacant 1.58 0.62 0.40 0.96 

21123400600 Urban Conservat ion Vacant 29.59 15.25 0.16 1.68 14.18 

21122800300 Urban Conservat ion Vacant 20.77 1.38 16.20 2.97 3.19 

21122701000 Urban Conservat ion Vacant 14.65 3.49 9.30 11.16 

22120300300 Urban Conservat ion Vacant 42.03 5.21 14.55 6.74 22.27 

21122700500 Urban Conservat ion Vacant 47.33 24.74 22.60 22.59 

21123300800 Urban Conservat ion Vacant 12.53 0.32 4.05 0.97 8.16 

21122700801 Urban Conservat ion Vacant 2.65 0.09 1.84 2.56 

21122800102 Urban Conservat ion Vacant 1.65 1.65 0.00 

21123300100 Urban Conservat ion Vacant 43.05 1.58 18.60 6.85 22.87 

21123300102 Urban Conservat ion Vacant 32.05 5.23 8.23 4.59 18.59 

21123300200 Urban Conservat ion Vacant 8.65 3.12 2.65 5.53 

21123300202 Urban Conservat ion Vacant 31.56 28.31 1.37 3.25 

21123300300 Urban Conservat ion Vacant 3.76 1.18 1.36 1.06 1.22 

221202BA00700 Urban Conservat ion Vacant 1.68 0.28 0.22 0.98 1.18 

21123400300 Estuarine Na tu ra l Vacant 38.98 0.00 27.83 6.74 11.15 

22120200199 Estuarine Natura l Vacant 9.79 0.15 3.47 6.02 6.17 

21 123400499 Estuarine Na tu ra l Vacant 1.25 0.14 0.69 1.11 

2 2 1 2 0 3 A B 0 1 0 9 9 Estuar ine Conservat ion Vacant 0.19 0.11 0.08 0.08 

21 123400100 Estuar ine Conservat ion Vacant 5.95 0.58 5.32 5.37 

22 1 2 0 3 B A 0 9 1 9 9 Estuarine Conservat ion Vacant 0.96 0.48 0.46 0.48 

21123400200 Estuar ine Conservat ion Vacant 9.46 8.51 0.95 0.95 

21122700700 Agr i cu l tu ra l Resource Vacant 12.09 10.83 1.26 1.26 

21122700600 Agr i cu l tu ra l Resource Vacant 28.82 22.65 6.17 6.17 

21122800100 Ag r i cu l t u ra l Resource Vacant 82.41 51.23 31.04 31.18 
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Parcel Zone Classification Total Slope > Wetland J 00 Final Cross 
Acres 25% Year Ru Ltd able 

Flood Acres 
Zone 

1,449.62 536.53 357.84 198.14 555.25 
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TABLE 1.4 
SUMMARY OF VACANT PARCELS WITHIN UGB & CITY BY ZONING DISTRICT 

Total Vacant Partially Vacant/ Redevelopable Vacant but I n buildable 

Primary zone Parcels 

Total 
Gross 
acres Parcels 

Total 
Gross 
acres 

Gross 
Buildable 

acres Parcels 

Total 
Gross 
acres 

Gross 
Buildable 

acres Parcels 
Total Gross 

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 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_ 

1 

6.69 1.17 29 6.27 
Rural Suburban 
Residential 83 571.57 26 515.03 119.16 

l_ 

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 Conservation 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 3 123.31 3 123.32 38.61 

2,120 2,213.51 165 1,344.49 504.19 29.49 15.18 105 85.64 

Note; 
1Unbuildable 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 
less 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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T A B L E 1.5 
INVENTORY OF NET BUILDABLE L A N D BY Z O N I N G DISTRICT 

Zone 
Zone 
(.'ode 

ItuiUlablc 
parcels 

ltuildablc 
m crei 

Net 
lìirildable 

acres1 

City Limits 
Commercial 

Commercial c 8 4.17 3.13 
Commercial Transitional CT 0 . 0 0 

Water-Related Commercial WCT 0 . 0 0 

Estuarine Development ED 0 . 0 0 

Total Commercial 8 4 . 1 7 3 . 1 3 

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 

Total Industrial 8 1 8 . 8 1 1 4 . 1 1 

Residential 
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 41.81 

Total Residential 1 1 6 1 1 8 . 0 0 8 8 . 5 0 

Other 
Public/Semi Public Land P 2 2.17 1.63 
Urban Conservation UC 3 23.88 17.91 
Estuarine Conservation EC 

Total Other 5 2 6 . 0 5 1 9 . 5 4 

SUBTOTAL City 1 3 7 1 6 7 . 0 3 1 2 5 . 2 7 

UGB Limits 
Single Family Residential SF 10 90.81 68.11 
Rural Suburban Residential RSR 5 96.49 72.37 
Urban Conservation UC 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 3 2 3 5 2 . 3 4 2 6 4 . 2 6 

T O T A L 1 6 9 5 1 9 . 3 7 3 8 9 . 5 3 
* The summary data in Table 15 shows both gross buildable acres and net buildable 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 to 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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