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Executive Summary

WHY IS THE CITY UPDATING ITS COMPREHENSIVE PLAN?

The City is in a state-mandated process called Period Review. Thus the
update is intended, in part, to meet state planning requirements. This is not
the only rationale: the City expects to experience growth and its current plan
1s inadequate to ensure development is consistent with the Coburg
Crossroads Vision.

WHAT ARE THE KEY ISSUES THAT NEED TO BE ADDRESSED?

The City will address many issues during the Periodic Review process.
These include virtually everything the City does to manage growth: land use
policies and standards, transportation, water, sewer, parks, housing,
economic development, and natural resources are all issues to be addressed
in the plan update.

WHAT IS THE PURPOSE OF THE URBANIZATION STUDY?

The purpose of the Urbanization Study was to (1) evaluate growth
forecasts, (2) inventory how much buildable land the City has, (3) identify
housing needs, (4) identify economic development strategies, and (5)
determine how much land the City will need to accommodate growth between
2002 — 2025 and 2002 — 2050.

HOW MUCH GROWTH IS COBURG PLANNING FOR?

Table S-1 summarizes population and employment forecasts for Coburg.

Table S-1. Population and employment forecasts, Coburg 2002-2025
and 2002-2050

Year Population Employment Pop/Emp
2000 969 3,717 0.26
2002 990 2,988 0.33
2025 3,327 5,157 0.65
2050 6,701 5,257 1.16
Change 2002-2025

Number 2,337 2,169 1.08

Percent 236.1% 72.6%

AAGR 5.4% 2.4%
Change 2025-2050

Number 3,374 100 33.74

Percent 101.4% 1.9%

AAGR 2.8% 0.1%
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HOW MUCH LAND DOES THE CITY CURRENTLY HAVE?

Coburg has about 531 acres within the current Urban Growth Boundary
(UGB). Of this, about 464 acres are in tax lots; the remaining lands are in
public right-of-ways—primarily streets. The City has about 108 acres of
buildable commercial, industrial, and residential land within its UGB. Table
S-2 summarizes the buildable land inventory and land needs.

HOW MUCH HOUSING WILL THE CITY NEED?

Coburg will need to provide about 900 dwelling units to accommodate
growth between 2002 and 2025 and about 2,200 dwelling units to
accommodate growth between 2002 and 2050. Key housing needs are for
lower income households, young families, senior citizens, and local workers.
These housing needs will require a variety of housing types and densities.

HOW MUCH LAND WILL THAT GROWTH REQUIRE?

ECONorthwest estimates Coburg will need 327.5 total acres to
accommodate growth between 2002 and 2025 and an additional 340.4 acres to
accommodate growth between 2025 and 2050 for a total land need of 667.9
acres between 2002 and 2050. About 50% of the land will be needed for
residential uses: 20-25% for employment and 20-25% for public uses such as
parks.

DOES THE CITY HAVE ENOUGH LAND IN THE EXISTING UGB TO
ACCOMMODATE GROWTH?

No. Table S-2 shows a comparison of estimated land need and land
demand for the Coburg UGB between 2002 and 2025 and 2025-2050. The
results lead to the following findings:

e The City does not have a surplus of land in any category.

e The City has made a policy decision to expand the UGB by 57.6 acres
for employment for the 2002-2025 period.

e The City will need 327.5 acres of land to accommodate development
for the 2002-2025 period. The majority of this land will be for
residences, with smaller amounts needed for parks and public/semi-
public uses. Because the City only has about 108 buildable acres in the
UGB, accommodating this growth will require a UGB expansion of
219.4 gross buildable acres.

e The City will need to identify 340.4 acres that can be put into urban
reserve areas to accommodate growth for the 2025-2050 period.
Between 60 - 100 acres are needed for uses that could be located east
of I-5.
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Table S-2. Comparison of land need and land supply (gross acres), Coburg
UGB, 2002-2025 and 2025-2050

Land Need (Deficit) Surplus
Gross
Buildable

Plan Designation 2002-2025 2025-2050  Acres 2002-2025 2025-2050
Central Business District 5.2 1.0 5.2 0.0 (1.0)
Highway Commercial 25.2 1.3 25.2 0.0 (2.3)
Light Industrial 76.2 3.3 18.6 (57.6) (3.3)
Park and Recreation 30.2 33.7 0 (30.2) (33.7)
Public / Semi Public 22.8 60.9 0 (22.8) (60.9)
Residential 167.9 240.2 59.1 (108.8) (240.2)
Total 327.5 340.4 108.1 (219.4) (340.4)

WHAT STEPS DOES ECONORTHWEST RECOMMEND THE CITY TAKE?

Finding: The community has expressed concern about infill and
redevelopment in existing developed areas within the City Limits.

1.

Evaluate options for preserving community character including design

standards, density standards, or limits on allowable uses.

Adopt infill standards that apply consistently to all developed
residential areas within the City Limit.

Finding: The Coburg Comprehensive Plan is inadequate to meet
identified housing needs.

1.

Amend the comprehensive plan to include high-, medium-, and low-
density residential designations.

Coburg should consider a range of tools to meet the housing needs of
present and future residents including multiple residential zones, a
mixed-use zone, providing sufficient residential land by zone, reduce
minimum lot size, and allowing accessory dwellings.

Finding: Lands designated for Highway Commercial uses present
both opportunity and risk.

1.

Amend the C-2 zone to place a maximum building size or footprint of
50,000 sq. ft. to reduce the chance of big box retail.

Amend the C-2 zone to remove residential uses from the list of
outright allowable uses.

Add design standard for commercial uses in this zone.

Consider placing a master plan requirement on the 25-acre site
adjacent to the interchange, or redesignate the site for business park
uses.
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Finding: The City does not have enough land to accommodate
growth between 2002 and 2025.

1. Add approximately 219 acres of buildable land to the UGB to
accommodate growth between 2002 and 2025.

2. Expand the UGB for employment by about 58 acres in the 2002-2025
study period.

3. Expand the UGB by approximately 109 acres to accommodate housing
needs in the 2002-2025 study period.

4. Expand the UGB by about 53 acres to accommodate parks and other
public uses.

Finding: ORS 197.298 requires the City to evaluate the feasibility of
expanding onto exceptions areas first.

1. Carefully evaluate each exception area’s merit for inclusion in the
UGB consistent with the seven Goal 14 factors.

Finding: There is not enough development capacity in exceptions
areas to accommodate housing, park, public, and semi-public land
needs.

1. Identify approximately 219 acres of buildable land to expand the UGB
to accommodate growth between 2002 and 2025.

2. Develop better cost estimates of servicing the various UGB expansion
study areas as part of the public facilities and services plan update.

Finding: Urban form is a consideration in deciding where to expand
the UGB.

1. UGB expansion study areas 5 and 6 provide the best opportunity for
developing an efficient urban form.

Finding: The City does not have enough land of any type to
accommodate growth in the 2025-2050 period.

1. The City should develop a system of Urban Reserve Areas.

2. Consider URAs that foster existing development patterns.
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Chapter 1 |ntI’OdUCtI0n

BACKGROUND

The City of Coburg is presently in Periodic Review of its Comprehensive
Land Use Plan. The City's work program, as approved by the Department of
Land Conservation and Development (DLCD), includes an update of the
buildable lands inventory (BLI), a housing needs assessment, and an
evaluation of land supply within the Urban Growth Boundary (UGB)
consistent with the requirements of statewide planning goals 9, 10, and 14.

The City is presently in the planning phase of developing a sanitary sewer
system. The development of a sewer system is a foundational issue addressed
in this study. The population and employment forecasts used to analyze land
needs assume that a sewer system will be built.

Oregon statewide planning Goals 9, 10, and 14 require communities to
inventory buildable lands and to maintain a 20-year supply of land for
residential, commercial, and industrial purposes. In 1996, the Oregon
legislature passed House Bill 2709—now codified as ORS 197.296. While this
legislation applies only to jurisdictions with populations of 25,000 or more,
the principles defined in ORS 197.296 provide a sound foundation for
assessing housing needs. It amended the Oregon Land Use Planning Act and
further refined Goal 10 as follows:

¢ Refined the definition of buildable lands;

¢ Requires coordination of population projections by counties (ORS
195.036);

o Sets criteria for prioritizing land for UGB expansions (ORS 197.298);

o Sets specific requirements in ORS 197.296 for conducting residential
buildable land inventories and housing needs assessments; and

o Requires demonstration of a 20-year buildable land supply.

Beyond the rationale for conducting a housing needs analysis established
by Goal 10 and ORS 197.296, the Coburg Crossroads Vision, 2003 (adopted by
City Council Resolution #2003-6, May 20, 2003) desires to establish
sustainability for Coburg by balancing housing, economy, schools, and other
community elements. This report builds from the Coburg Crossroads Vision
and strives to incorporate elements of the Vision wherever possible.

In addition to the buildable land inventory and Goal 10 housing analysis,
Coburg desired an evaluation of the adequacy of buildable land within its
UGB for the next 20 years (a Goal 14 evaluation), and the next 50 years
(consistent with the Region 2050 project).
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PURPOSE AND METHODS

The state requirement that certain cities conduct periodic review of their
comprehensive plan is intended to keep local land use plans current with
local needs and with changing state land use policies. The purpose of this
technical report is to provide data to update the Goal 9, 10, and 14 factual
components of the Coburg Comprehensive Plan including the buildable lands
inventory.

Periodic review requires the City to address any new planning
requirements adopted by the State since the City’s last review of its
comprehensive plan. Specifically, this report presents:

¢ A housing needs analysis consistent with Goal 10 and ORS 197.296;:

¢ An economic opportunities analysis consistent with Goal 9 and OAR
660-009;

e A buildable lands inventory consistent with Goal 9 and 10
requirements.

This report also compares demand for land with the supply of land. This
analysis is required by statewide Planning Goals 9, 10, and 14 to determine if
the City has sufficient buildable land to meet the 20-year demand.

In general, a Land Need Assessment contains a supply analysis (buildable
and redevelopable land by type) and a demand analysis (population and
employment growth leading to demand for more built space: residential and
non-residential development). The geographic scope of the Land Need
Assessment is all land inside the Coburg Urban Growth Boundary.

BUILDABLE LANDS

The general structure of the buildable land (supply) analysis is based on
the DLCD HB 2709 workbook “Planning for Residential Growth — A
Workbook for Oregon’s Urban Areas,” which specifically addresses residential
lands. The steps and sub-steps in the supply inventory are:

e C(Calculate the gross vacant acres by plan designation, including fully
vacant and partially vacant parcels.

e C(Calculate gross buildable vacant acres by plan designation by
subtracting unbuildable acres from total acres.

e Calculate net buildable acres by plan designation, subtracting land for
future public facilities from gross buildable vacant acres.

1 Coburg is not required by law to conduct a housing needs analysis consistent with ORS 197.296 because it does not
meet the either population or growth rate threshold. This study, however, includes an evaluation of housing needs
consistent with the preferred population growth forecast presented in the Coburg Crossroads Vision 2003.
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HOUSING

Calculate total net buildable acres by plan designation by adding
redevelopable acres to net buildable acres.

The supply analysis builds from a parcel-level database to estimates of
buildable land by plan designation and zoning.: For other generalized land
use types, each parcel was classified into one of the following categories:

Vacant land

Partially Vacant land
Undevelopable land

Developed land

Potentially Redevelopable land

The City identifies areas in steep slopes, floodplains, wetlands identified
in the National Wetlands Inventory (NWI), and land identified for future
public facilities as constrained or committed lands. These areas were
deducted from lands that were identified as vacant or partially vacant.
Definitions of these characteristics and the results of the buildable
residential lands inventory are presented in Chapter 3.

Demand for land is characterized through analysis of national, regional,
and local demographic and economic data. For residential uses, population
and households drive demand. For the residential sector, for example,
information about the characteristics of households is used to identify types
of housing that will be sought by households.

The method used in this analysis is generally consistent with the method
described in the DLCD document Planning for Residential Needs. The
Workbook describes six steps in conducting a residential needs assessment:

1.

2.

Project the number of new housing units needed in the next 20 years.

Identify relevant national, state, and local demographic trends that
will affect the 20-year projection of structure type mix.

Describe the demographic characteristics of the population, and
household trends that relate to demand for different types of housing.

Determine the types of housing that are likely to be affordable to the
projected households.

Estimate the number of additional needed units by structure type.

2 The parcel-level database was based on information from the LCOG through the Lane County Assessor. The base data
was supplemented with additional land use data and field work provided by City staff.
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6. Determine the needed density ranges for each plan designation and
the average needed net density for all structure types.

Chapter 4 presents the housing needs analysis which provides estimates
of needed housing by type, density, and price. It also provides estimates of
land that will be required to accommodate future population growth.

ECONOMY

Oregon Planning Goal 9 and its Administrative Rule requires
jurisdictions to provide an adequate supply of buildable lands for a variety of
commercial and industrial activities. In addition, Goal 9 requires plans to be
based on an analysis of the comparative advantages of a planning region.
Comparative advantage is defined in terms of the relative availability of
factors that affect the costs of doing business in the planning region; Goal 9
specifies many geographic, economic, and institutional factors that an
analysis of comparative advantage should consider.

The analysis of comparative advantage in this report includes the
locational factors specified by Goal 9. It assesses qualitatively the availability
of these factors in Coburg relative to Lane County, and to Oregon.

ORGANIZATION OF THIS REPORT

The remainder of this report is organized as follows:

e Chapter 2, Context for Growth in Coburg: Population and
Employment Forecasts, presents 2025 and 2050 population and
employment forecasts for the Coburg urban growth boundary as
presented in the Coburg Crossroads Vision and provides an evaluation
of the forecasts.

e Chapter 3, Buildable Land Supply, describes the supply of
residential, commercial, industrial, and public land available to meet
forecast population and employment growth.

e Chapter 4, Housing Needs Analysis, presents a housing needs
analysis consistent with Goal 10.

e Chapter 5, Economic Opportunities Analysis, describes national
and state economic factors that may affect Coburg, an overview of
Coburg’s economy, and an evaluation of the comparative economic
advantages of Coburg.

e Chapter 6, Comparison of Supply and Need, compares buildable
land supply with estimated housing need.

e Chapter 7, Evaluation of Potential Urban Growth Boundary
Expansion Areas, provides an overview of the characteristics of
potential UGB expansion areas.

e Chapter 8, Policy Recommendations presents a set of
recommendations for policies the City can adopt to achieve the
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development patterns described in the Coburg Crossroads Vision
2008.

The report also includes an appendix:
e Appendix A, UGB Study Area Summary presents data on eight

study areas outside the Coburg UGB that are under consideration for
a UGB expansion.
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Evaluation of Population and
Chapter 2 Employment Forecasts

A forecast of expected population growth in Coburg is essential to
estimate the demand for buildable land and to assess housing needs.
Expected population growth will also influence economic opportunities and
employment growth in Coburg, which will have implications for demand for
non-residential land and public services. The City of Coburg is currently in
the process of developing a long-run population and employment forecasts for
the Coburg UGB.: The City has developed a baseline population forecast and
three alternative forecasts for population growth in addition to the base case.
Each of these population forecasts is based on a set of assumptions regarding
the average annual growth rate and public policies to encourage growth and
housing for seniors, workers, and young families.

The City has also identified three ranges of potential employment growth
that correspond with population growth alternatives. These employment
ranges assume that employment land will be built out by 2025, and that
increased population growth will lead to increased employment growth,
particularly in downtown commercial businesses. The City notes that the
employment forecasts may require expansion of Coburg’s Urban Growth
Boundary (UGB) for commercial and industrial uses.

Selection of a final population forecast for Coburg is pending the release
of a final long-term forecast for Lane County by the State of Oregon, and
allocation of that forecast to communities in Lane County by the Lane
Council of Governments (LCOG). The State last issued a long-term forecast
for Lane County in 1997 and is currently developing an updated long-term
forecast for Oregon and its counties.+ Once this updated long-term forecast for
Lane County is released, the State requires counties to adopt the State
forecast for planning purposes (or present compelling reasons to diverge from
the State forecast) and to coordinate forecasts for incorporated and
unincorporated areas in the county so that the forecasts for these areas sum
to the county total (as required by ORS 195.036). The process of allocating
the Lane County forecast to incorporated jurisdictions and unincorporated
Lane County is being managed by the LCOG, which has already developed
preliminary coordinated forecasts for Coburg and other areas in Lane
County.

The State long-term forecast for Oregon and counties will extend to 2040.
LCOG is developing a forecast for Lane County and jurisdictions to 2050 as

3 City of Coburg, Population and Employment Growth Alternatives and Preferences, 2003.

4 State of Oregon, Office of Economic Analysis, Long-Term Population Forecast for Oregon and its Counties, 2000-2040
(Draft), January 2003. The state Office of Economic Analysis did not have a timeline for finalizing the draft forecasts at
the time this report was completed.
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part of the Region 2050 project, which is assessing alternatives for
accommodating long-run growth in the southern Willamette Valley.

State law does not require employment forecasts to be coordinated with
the State forecast for total employment by county. Any employment forecast
adopted by Coburg, however, will be somewhat tied to the coordinated
population forecast by the need to maintain a balance between jobs and
housing to reduce commuting and automobile use. The population and
employment forecasts evaluated in this chapter are a result of the community
visioning process and the preferred growth scenario selection presented in
the Coburg Crossroads Vision, 2003 which was adopted by a resolution of the
Coburg City Council in 2003. Coburg does not have a statutory obligation to
grow; it desires to grow for the following reasons:

e To improve the jobs/housing balance

o To provide housing opportunities for families, seniors, and individuals
that work in Coburg

e To offset the cost of developing the City’s sewer system
o To support the continued operation of the elementary school

The next section presents ECO’s evaluation of population and
employment forecasts.

STRUCTURE OF THIS EVALUATION

The Population Forecast section presents the City’s growth alternatives
and LCOG’s preliminary coordinated forecast for Coburg. This section also
presents the population forecasts for Eugene-Springfield, Lane County, and
Oregon to provide a context for growth in Coburg. This section identifies the
methods and assumptions used to develop these forecasts.

The Employment Forecast section presents Coburg’s employment growth
alternatives and identifies the methods and assumptions used to develop
these alternatives.

The Evaluation section begins with a discussion of the variability of
forecasts for small areas such as Coburg. ECO then evaluated the potential
for actual population and employment growth in Coburg to vary from the
forecast. This section concludes with recommended population and
employment forecasts that will be used in the remainder of the Coburg
Urbanization Study.

POPULATION FORECAST

The City of Coburg has developed a Base Case forecast of population
growth and three alternatives (A, B, and C) for growth in addition to the Base

Page 2-2 ECONorthwest April 2004 Coburg Urbanization Study



Case forecast. The Base Case forecast and Alternatives A—C share the
following assumptions:

e Coburg will grow at its historical rate until the sewer comes on line in
2006.

e Sewer capacity expands to accommodate growth.

e After sewer comes on line, minimum lot sizes will decrease and zoning
will allow for a mix of housing types.

e There is latent demand for development, which is lessened by the
increased cost of development.

The Base Case forecast and Alternatives A-C are based on different
assumptions about the population growth rate, housing densities, and public
policy to encourage population growth to support schools and commercial
development in Coburg. The assumptions that lead to different population
forecasts in the Base Case and Alternatives A—C are shown in Table 2-1.

Table 2-1. Assumptions for Coburg population growth alternatives

Base Case

Population Forecast

Alternative A

Alternative B

Alternative C

Coburg grows at a rate
similar to the historical rate in
Creswell, Lane County's
fastest growing city.

Coburg grows at a rate
similar to the historical rate in
Creswell, with additional
population of seniors,
workers, and young families
between 2006 and 2015.

Coburg grows at an average
annual rate of 8.6% until
population reaches 6,000.
Growth then slows to a rate
similar to the County's
historical rate.

Coburg grows at an average
annual rate of 11.8% until
population reaches 10,000 in
2025. Growth then slows to
1.3% per year, the County's
historical rate.

Housing densities increase more than Base Case due to targeted housing for seniors,
young families, and workers; and regional demand is shifted to Coburg.

A combined total of 1,000 seniors and workers will be housed in Coburg, and 50 young
families will choose to live in Coburg and send their children to Coburg schools.

A population base of 6,000 would be sufficient to support
provision of basic goods and services, such as a

supermarket and pharmacy.

Source: City of Coburg, Population and Employment Growth Alternatives and Preferences, 2003.

Other jurisdictions in the
region will agree to
accommodate less of their
projected population growth
in their UGBs.

The varying assumptions used by the City of Coburg to develop
population growth alternatives lead to different forecasts of employment
growth. Figure 2-1 shows the City’s Base Case forecast and Alternatives A—C,
as well as LCOG’s preliminary coordinated forecast for Coburg. Figure 2-1
shows that LCOG’s coordinated forecast is between the City’s Base Case and
Alternative A forecasts in 20002030, but converges with the Alternative A
forecast by 2050 (LCOG did not forecast a population for Coburg in 2040).

The City’s Alternatives A-C forecast population growth in addition to the
Base Case forecast for 2050. Compared to the Base Case, Alternative A adds
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2,867 residents, Alternative B adds 4,463 residents, and Alternative C adds
9,995 residents in 2050.

Figure 2-1. Population growth alternatives for Coburg, 2000-2050

15,000
12,500 —x%— Alternative C /
—x— Alternative B /
10.000 —aA— Alternative A
—e— [ COG /
7,500 —— Base Case ////)(
5,000 -
2,500 -
0
2000 2010 2020 2030 2040 2050
Year
Forecast 2000 2010 2020 2030 2040 2050
Alternative C 969 1,888 5,737 10,670 12,147 13,829
Alternative B 969 1,888 3,984 6,402 7,288 8,297
Alternative A 969 1,888 2,955 3,776 4,969 6,701
LCOG 969 1,354 2,276 3,102 6,700
Base Case 969 1,253 1,820 2,641 3,834 5,566

Source: City of Coburg, Population and Employment Growth Alternatives and Preferences, 2003. LCOG
forecast from Lane Council of Governments, Preliminary Coordinated UGB Population for Cities in Lane

County, 2003.

A stakeholder group engaged in the City of Coburg’s Crossroads Vision
process selected Growth Alternative A as the preferred forecast for Coburg.
Table 2-2 shows historical and forecast population for Coburg, Eugene-
Springfield, Lane County, and Oregon over the 1990-2050 period, using
Alternative A for the Coburg forecast. The City of Coburg has stressed that
this forecast is not set in stone—it is subject to change based on further
review, analysis, and public process. Moreover, the forecasts have yet to be
fully coordinated as required by ORS 195.036.5 The Oregon and Lane County
forecasts in Table 2-2 are from the State’s current draft long-term forecast,

5 A March 23, 2004 letter from the Lane Council of Governments (the coordinating body for Lane County and its
incorporated cities) to the City of Coburg indicates that the preliminary coordinated 2025 population for Coburg is 2,950
persons. This is slightly lower than the 3,327 figure used in growth Alternative A (which is used in this report). In the
same letter LCOG indicates that in the preferred Region 2050 population scenario, the City of Coburg has a 2025
population of between 2,400 to 3,400. Thus, the 3,327 population forecast used in this report falls within the range of the
Region 2050 preferred population scenario.
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and the Eugene-Springfield forecast is from LCOG’s current allocation of the
State forecast to cities in Lane County.

Table 2-2 shows that Coburg’s population grew by 206 between 1990 and
2000, but the City’s Alternative A forecasts population growth of 919 between
2005 and 2015 and additional growth of 1,067 between 2015 and 2025.

Population growth in Coburg is currently constrained by the lack of
sanitary sewer service. The City plans on having a sanitary sewer system
installed by 2006, and they expect the availability of sanitary sewer service to
have a dramatic effect on the population growth rate. The City’s Base Case
population forecast assumes that Coburg will grow at a rate similar to
historical growth in Creswell, the fastest-growing city in Lane County, after
sewer service is available in 2006. The City’s Population Growth Alternative
A assumes that City policies to target housing for seniors, workers, and
young families will generate growth in addition to the Base Case forecast.
After a period of rapid growth, Coburg’s annual average growth rate is
expected to be closer to Coburg’s historical growth rate in the 1990s. Table 2-
2 shows the forecast annual average growth rate for Coburg in the 2005-2015
period is 9.8%, which falls back to historical rates of 2.3—-2.8% in the 2015—
2025 and 2025-2050 periods.
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EMPLOYMENT FORECAST

Table 2-2. Historical and forecast population in Coburg,
Eugene-Springfield, Lane County, and Oregon, 1990-2050

Eugene- Lane
Year Coburg Springfield Co. Oregon
Historical 1990 763 190,180 282,912 2,860,375
Population 2000 969 222,503 322,959 3,436,750
2005 1,040 233,911 337,420 3,629,036
2010 1,888 248,030 354,876 3,845,278
2015 2,645 262,149 375,232 4,098,697
2020 2,955 276,213 395,030 4,356,255
Forecast 2025 3,327 290,723 413,230 4,608,105
Population 2030 3,776 305,247 430,245 4,852,416
2035 4,317 446,443 5,089,665
2040 4,969 462,485 5,323,853
2045 5,755 479,000
2050 6,701 377,792 495,500 n/a
Population 90-00 206 32,323 40,047 576,375
Growth 05-15 919 25,527 31,917 408,528
15-25 1,067 28,183 40,154 510,977
90-00 2.4% 1.6% 1.3% 1.9%
Avg. Annual 05-15 9.8% 1.1% 1.1% 1.2%
Growth Rate 15-25 2.3% 1.0% 1.0% 1.2%
25-50 2.8% 1.1% 0.7% n/a
1990 0.3% 67.2% 100.0% n/a
2000 0.3% 68.9% 100.0% n/a
% of Lane 2005 0.3% 69.3% 100.0% n/a
County 2015 0.7% 69.9% 100.0% n/a
2025 0.8% 70.4% 100.0% n/a
2050 1.4% 76.2% 100.0% n/a

Sources: Coburg population from the City of Coburg, Population and Employment Growth

Alternatives and Preferences, 2003. Eugene-Springfield and population from Lane Council of Governments,
Preliminary Coordinated UGB Population for Cities in Lane County. Lane County and Oregon

population from State of Oregon, Office of Economic Analysis, Long-Term Population

Forecast for Oregon and its Counties, 2000—2040 (Draft), January 2003. Population growth,

average annual growth rate, and percent of Lane County population calculated by ECONorthwest.

Note: population for Coburg and Eugene-Springdfield is for the area within their Urban Growth

Boundaries.

In the Coburg Crossroads Vision, the City of Coburg identified three
potential ranges of employment growth over the 2000-2050 period. Each of
these three employment growth ranges share the following assumptions:

e Existing vacant land will be built out by 2025.

e On average, downtown commercial land will develop at 20 employees
per acre, highway commercial land at 10 employees per acre, and
industrial land at 15 employees per acre. (Coburg Crossroads Vision,

2003, pg 31)

In addition to the two assumptions above, the Coburg City Council
directed ECONorthwest to identify an employment growth forecast that
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would justify the need for an additional 50 acres of land for employment for
the 2002-2025 period. This need is consistent with the City’s draft economic
development strategy described in Chapter 5. The three employment growth
ranges are identified by their corresponding population growth alternatives.
Each of these growth ranges results from the varying levels of population
growth associated with each population growth alternative, and different
assumptions about downtown commercial development:

e Base Case and Alternative A: Employment will increase to 5,157 by
2025. Limited infill and redevelopment will add 100 jobs between 2025
and 2050.

o Alternative B: Downtown commercial businesses will continue
growing after 2025 due to the 6,000 population forecast in Alternative
B. Most of this growth will be accommodated through infill and
redevelopment.

o Alternative C: Downtown commercial businesses will continue
growing after 2025 at a higher rate than in Alternative B, due to the
10,000 population forecast in Alternative C. Most of this growth will
be accommodated through infill and redevelopment, but expansion of
the Urban Growth Boundary may be necessary to accommodate
employment.

Figure 2-2 shows the three employment growth ranges developed by the
City of Coburg. This figure shows that employment growth associated with
the population Base Case and Alternative A forecasts would add 1,440 jobs
between 2000 and 2025, and just another 100 jobs between 2025 and 2050.
Employment growth associated with population Alternative B forecast would
add 1,744 jobs by 2025 and another 338 jobs between 2025 and 2050.
Employment growth associated with population Alternative C forecast would
add 2,026 jobs by 2025 and another 800 jobs between 2025 and 2050.
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Figure 2-2. Employment growth ranges for Coburg,

2000-2050
7,000
6,000 /.
= —n
5,000
—&— Alternative C
4,000 —A— Alternative B
—l—Base Case & Alternative A
3,000
2000 2025 2050
Year
Forecast 2000 2025 2050
Alternative C 3,717 5,743 6,543
Alternative B 3,717 5,461 5,799
Base Case & Alternative A 3,717 5,157 5,257

Source: City of Coburg, Population and Employment Growth Alternatives and Preferences, 2003.

The State of Oregon has not developed an updated forecast of total
employment that corresponds with their draft forecasts of population, so we
cannot present the State forecast for comparison to Coburg. Table 2-3
compares the annual average growth rate and resulting level of jobs per
resident resulting from the City’s forecast of population and employment.
Table 2-3 shows that the City of Coburg forecast population to grow at a
faster rate than employment in every growth scenario. As a result, the ratio
of jobs per resident in Coburg is expected to decline in each growth scenario.
The City estimated that Coburg had 3.8 jobs per resident in 2000; this is
expected to fall to 0.6—1.6 jobs per resident by 2015, and 0.5-0.9 jobs per
resident by 2025. As a point of reference, Oregon had approximately 0.5 jobs
per resident in 2000.¢

6 U.S. Census, Oregon Demographic Profile, 2000. Jobs per resident calculated by ECONorthwest.
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Table 2-3. Average annual growth rate
and jobs per resident by growth scenario

in Coburg, 2000-2050

Forecast Period

Forecast Scenario 2000-2025  2025-2050
Base Case
Population 4.9% 2.2%
Employment 1.3% 0.1%
Jobs/Pop 1.6 0.9
Alternative A
Population 5.1% 2.8%
Employment 1.3% 0.1%
Jobs/Pop 1.6 0.8
Alternative B
Population 7.6% 1.3%
Employment 1.6% 0.2%
Jobs/Pop 0.9 0.7
Alternative C
Population 9.8% 1.3%
Employment 1.8% 0.5%
Jobs/Pop 0.6 0.5

Source: City of Coburg, Population and Employment Growth

Alternatives and Preferences, 2003. Average annual growth rate
and jobs/population ratio calculated by ECONorthwest.

Note: Jobs/population ratios are for the years 2025 and 2050.

Since the City and LCOG developed the population and employment
growth alternatives, ECONorthwest updated the inventory of buildable land,
and included in these estimates underdeveloped land that may redevelop into
more intensive uses, and expansion areas owned by existing firms in Coburg.
Because Coburg’s employment forecast is based on the amount of buildable
land and assumptions about employment density, any change in these factors
will affect the employment forecast. Table 2-4 shows revised estimates of the

amount of buildable land in Coburg and the capacity of that land to

accommodate employment growth.

Table 2-4. Employment growth capacity of vacant land,
underdeveloped sites, and expansion areas in Coburg, 2003

Land Type Acres Emp/Acre Employment Capacity
Downtown Commercial 6 20 120 6%
Highway Commercial 25 10 250 13%
Light Industrial 20 15 300 16%
Underdeveloped 50 15 750 39%
Expansion Areas n/a 500 26%
Total 1,920 100%

Source: ECONorthwest.

Notes: Underdeveloped sites are sites with an improvement to land value ratio of less than 1:1 (in other words

the value of the improvements is less than the value of the land)

Expansion areas are areas owned by existing firms that could accommodate additional employment by those

firms.

Employment capacity on “Underdeveloped” is an estimate of capacity if all underdeveloped land were to
redevelop at higher densities. The assumptions concerning redevelopment are described in Chapter 6.
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Table 2-4 shows that buildable non-residential land in Coburg, including
underdeveloped sites and expansion areas for existing firms, have a capacity
to accommodate another 1,920 employees. The level of employment growth in
Table 2-4 is within the range of growth forecast by the City’s employment
growth alternatives for the 20002025 period, which is 1,440 to 2,026 (see
Figure 2-1). The estimates in Table 2-4 suggest that the level of employment
growth in the City’s alternatives is still reasonable given current land supply
conditions in Coburg.

EVALUATION OF FORECASTS

Population and employment forecasts for small areas or for long periods of
time are subject to a high degree of uncertainty. Long-term forecasts for
small areas compound this uncertainty. Several factors contribute to the
uncertainty of long-term and small-area forecasts:

e Population and employment forecasts for most communities are
simple projections of past growth rates into the future. Such a forecast
implicitly assumes that the underlying factors driving growth will
remain relatively constant. The longer the forecast period, however,
the greater the chances that some underlying factors will change in
ways that could affect growth. Examples of underlying conditions that
could affect population growth in Coburg include public policy,
economic conditions, birth and death rates, transportation costs, and
consumer preferences for housing.

¢ Even if planners had a sophisticated model that explicitly included all
of the important underlying factors together (which they do not), they
would still face the problem of having to forecast the future of these
factors. In the final analysis, all forecasting requires making
assumptions about the future.

e Comparisons of past population and employment projections to
subsequent population counts have revealed that even much more
sophisticated methods than the ones used in Coburg "are often
inaccurate even for relatively large populations and for short periods
of time."” The smaller the area and the longer the period of time
covered, the worse the results for any statistical method.

e Small areas start from a small base. Single unforeseen events in a
small community, such as development of a new subdivision, can
cause population to significantly diverge from forecast levels. A new
subdivision of 100 homes inside the Portland Urban Growth Boundary
has a relatively small effect on total population. That same
subdivision in Coburg would increase the community’s housing stock
and population by more than 25%.

"Murdock, Steve H., et. al. 1991. "Evaluating Small-Area Population Projections." Journal of the American Planning
Association, Vol. 57, No. 4, page 432.
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o Especially for small cities in areas that can have high growth potential
(e.g., because they are near to concentrations of demand in
neighboring metropolitan areas, or because they have high amenity
value for recreation or retirement), there is ample evidence of very
high growth rates in short-term; there are also cases (fewer) of high
growth rates sustained over 10 to 30 years.

In this context, there is a wide range of possible population and
employment growth levels in Coburg that could be justified by reasonable
assumptions about future conditions. Several factors related to Coburg’s
situation could have a substantial effect on forecast or actual population and
employment growth:

e (Coburg’s proximity to the Eugene-Springfield metropolitan area could
generate higher levels of population growth. Table 2-2 shows that
Eugene-Springfield is expected to grow by 25,527 between 2005 and
2015 while Coburg is expected to grow by 919 in the same period. If
just 1% of growth in Eugene-Springfield went to Coburg instead,
growth in Coburg would increase by 255 or 28%. Such a shift in
population growth could be driven by economic factors such as housing
prices or consumer preferences, or by public policies that encourage
growth in Coburg.

e In a similar fashion, attracting a small percentage of employment
growth from Eugene-Springfield could significantly increase the level
of employment in Coburg.

e Public policies in Coburg to encourage or discourage growth, or that
affect the price of land, could result in more or less population growth.
All of the City’s population growth scenarios assume that sewer
capacity will expand to accommodate growth. The City’s preferred
population forecast includes the assumption that the City will adopt
policies to target housing for seniors, workers, and young families,
generating population growth in addition to the Base Case forecast. In
the future, however, Coburg officials may adopt policies that could
result in more or less population growth than forecasted.

Overall, Coburg’s preferred population forecast is based on sound
methods and reasonable assumptions. Given Coburg’s proximity to Eugene-
Springfield, substantially higher levels of population growth could be justified
with different, but still reasonable, assumptions. And this proximity suggests
that lower levels of population growth than forecast are unlikely. ECO uses
this population forecast (Alternative A), without modification, as the basis for
the housing needs analysis in Chapter 4.

The employment forecast for Coburg is subject to a higher level of
variability than the population forecast because employment is more closely
tied with changing short-run economic conditions. In addition, the
employment forecast is based on an estimate of land supply and assumptions
about the number of employees per acre for various land use types. Actual
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employment densities, however, will be determined by the types of firms that
locate in Coburg. The level of redevelopment in Coburg will vary depending
on economic conditions. Differences in the density of employment and amount
of redevelopment in Coburg will cause actual employment growth to diverge
from the forecast.

The employment growth alternatives developed by Coburg assume that
buildable non-residential land in Coburg will be fully developed by 2025.
Given the relatively small amount of non-residential land in Coburg and
Coburg’s proximity to the growing Eugene-Springfield metropolitan area, this
assumption appears reasonable. This issue will be addressed further in
Chapter 5.

The analysis in this report will present information that will have
implications for expected population and employment growth in Coburg.
Estimates of the amount of buildable lands in Coburg presented in Chapter 3
could affect the land base used to estimate the capacity for population and
employment growth. Estimates of housing need in Chapter 4 could affect the
assumptions of housing density used to forecast population capacity in
Coburg. Economic opportunities and constraints for development in Coburg
presented in Chapter 5 could have implications for potential employment
growth. The implications of information presented in Chapters 3, 4, and 5
will be summarized in population and employment forecasts presented in
Chapter 6, which will be used to estimate the amount of land needed in
Coburg to accommodate expected population and employment growth.

Finally, public policy has a critical role in determining the level of
population and employment growth in a community. Local population and
employment growth can be influenced by local policies, especially those
regarding land use, public facility provision and pricing (taxes and fees), and
economic development (incentives). It is contrary to economic theory and
common sense to assume, as state policy on population forecasts is often
interpreted, that every jurisdiction has a singular growth path that can be
specified independent of the policies it might adopt to curb, accommodate, or
stimulate growth. The population and employment forecasts used to estimate
land needs in Coburg will need to be explicit about the assumptions
regarding public policy (i.e., land use, public facility provision and pricing,
and economic development) as it pertains to growth in the community.

Moreover, many adjacent lands outside the existing Coburg UGB have
Class 1-4 soils and are considered high value farmlands. Based on the Coburg
Crossroads Vision, it is not the community’s desire to grow more than it has
determined (the preferred alternative growth forecasts relate directly to
wastewater capacity). Little growth can be realized until the wastewater
facility is constructed. Finally, Coburg recognizes the importance of the
agricultural economy and desires to sustain the agricultural industry by not
expanding the UGB any more than is required.

ECO uses this population forecast (Alternative A), without modification,
as the basis for the housing needs analysis in Chapter 4. A revised
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employment forecast based on input from the Coburg Core Team and
Stakeholder Group is presented in Chapter 5 and used as the basis for
estimating land needed to accommodate employment.
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Buildable Lands
Chapter 3 Inventory

The buildable lands inventory is intended to identify lands that are
available for development within the UGB. The inventory is sometimes
characterized as supply of land to accommodate growth. Population and
employment growth drive demand for land. The amount of land needed
depends on the density of development.

This chapter presents the buildable lands inventory for the City of
Coburg. The results are based on input from City staff, the Coburg Core
Team, and the Coburg Stakeholder Group.

DEFINITIONS AND ASSUMPTIONS

The first step in the inventory is to develop working definitions and
assumptions. ECO then classified land using a rule-based methodology. The
rules applied by ECO to classify land are described below. ECO followed up
the database work with extensive field verification and discussions with City
staff.

ECO began the buildable lands analysis with a tax lot database provided
by the Lane Council of Governments. The database originated from the Lane
County Assessor and was current as of August, 2003.s The supply analysis
builds from a tax lot-level database to estimates of buildable land by plan
designation.® Because some tax lots have areas both inside and outside the
UGB, the first step in the analysis was to identify lands within the Coburg
UGB. This step involved using the clip function in Arcview and then
recalculating the area of each tax lot.

The next step in the buildable lands analysis was to classify each tax lot
into a set of mutually exclusive categories. ECO developed a set of working
definitions that specify the rules with input from City staff. Consistent with
the Residential Lands Workbook, we classified all tax lots in the UGB into
one of the following categories:

e Vacant land. Tax lots that have no structures or have buildings with
very little value. For the purpose of this inventory, residential lands
with improvement values under $5,000 are considered vacant (not
including lands that are identified as having mobile homes).

8 The parcel-level database was based on information from the Lane County Assessor through the Lane Council of
Governments. The base data was supplemented with additional land use data and field work provided by ECONorthwest
and City staff.

9 Plan designation and zoning is the same for all lands within the Coburg City limit.
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o Partially vacant land. Partially vacant tax lots are those occupied by a
use but which contain enough land to be further subdivided without
need of rezoning. Partially vacant residential tax lots must be at least
20,000 square feet in area. ECO used the 20,000 square foot threshold
as a preliminary indicator for partially-vacant land, and then
reviewed improvement values and aerial photos to verify lands
classified as partially-vacant. Partially vacant commercial and
industrial tax lots were identified by analysis of GIS data, aerial
photographs, and fieldwork.

e Undevelopable land. Land that is under the minimum lot size for the
underlying zoning district, land that has no access or potential access,
or land that is already committed to other uses by policy. The
minimum lot size in Coburg is 10,000 square feet in all areas. ECO
used a lower threshold (2,500 square feet) to identify undevelopable
land.

e Developed land. Land that is developed at densities consistent with
zoning and improvements that make it unlikely to redevelop during
the analysis period. Lands not classified as vacant, partially-vacant, or
undevelopable are considered developed.

o Underdeveloped land. Land on which development has already
occurred but on which, due to present or expected market forces, there
exists the potential that existing development will be converted to
more intensive uses during the planning period. Underdeveloped land
includes lands designated for commercial and industrial uses with
improvement to land value ratios of less that 1:1. Underdeveloped
land is a subset of developed land.

e Public land. Lands in public or semi-public ownership are considered
unavailable for residential development. This includes lands in
Federal, State, County, or City ownership as well as lands owned by
churches and other semi-public organizations. ECO identified such
lands using property ownerships.

The land classifications result in identification of lands that are vacant or
partially vacant. The inventory includes all lands within the Coburg UGB.
Public and semi-public lands are generally considered unavailable for

development. Figure 3-1 shows lands by plan designation within the Coburg
UGB.
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RESULTS

LAND BASE

Table 3-1 shows acres by plan designation within the Coburg UGB in
2003. According to the LCOG GIS data, Coburg had about 531 acres within
its UGB. Of the 531 acres, 464 acres (about 87%) were in tax lots. Acres not
in tax lots were exclusively in streets and other right-of-ways.

Table 3-1. Acres by plan designation, Coburg UGB, September 2003

Number Percent

of Tax Total Acresin in Tax

Plan Designation Lots Acres Tax Lots Lots
Central Business District 57 21.8 16.6 76%
Highway Commercial 13 65.2 59.8 92%
Light Industrial 54 207.9 1935 93%
Park/Recreation 3 33.4 24.2 72%
Public Water Service 1 15 1.5 100%
Residential 390 201.6 168.1 83%
Acres in UGB 518 531.4 463.8 87%

Source: LCOG GIS data; analysis by ECONorthwest

Table 3-2 shows acres by classification and plan designation for the
Coburg UGB in 2003. The classifications show that about 302 acres (65% of
total acres) were classified as developed, while about 87 acres (19% of total
acres) were classified as vacant. About 26 acres were classified as partially
vacant. An analysis by the number of parcels by classification shows that
78% of the parcels were classified as developed, while 7% were classified as
vacant. This finding is consistent with the larger average parcel size for
vacant parcels (2.3 acres).

Table 3-2. Acres by classification and plan designation, Coburg UGB,

September 2003

Public Avg
Central Hwy Water Percent Parcel
Classification Bus Dist Comm LightInd Park/Rec System Residential Total of total Size
Acres
Developed 9.5 34.7 173.9 83.5 301.5 65% 0.7
Partially Vacant 3.3 6.0 16.8 26.2 6% 1.5
Public 1.2 24.2 15 21.8 48.7 10% 15
Undevelopable 0.0 0.1 0.6 0.7 0% 0.0
Vacant 24 25.2 13.6 45.5 86.7 19% 2.3
Total 16.6 59.8 193.5 24.2 15 168.1 463.7 100% 0.9
Number of Parcels
Developed 36 10 41 317 404 78%
Partially Vacant 4 1 12 17 3%
Public 8 3 1 20 32 6%
Undevelopable 1 7 20 28 5%
Vacant 8 3 5 21 37 7%
Total 57 13 54 3 1 390 518 100%
Avg Parcel Size 0.3 4.6 3.6 8.1 15 0.4 0.9

Percent of Total
Acres 4% 13% 42%
Parcels 11% 3% 10%

100%
100%

5%
1%

0%
0%

Source: LCOG GIS data; analysis by ECONorthwest
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VACANT BUILDABLE LAND

Table 3-3 and Map 3-3 show vacant and partially vacant land by plan
designation in the Coburg UGB. The results identified about 26 acres
classified as partially vacant, of which about 21.3 are considered vacant
buildable acres. About 87 acres are classified as vacant for a total of 108
acres. The development potential of lands classified as partially vacant
depends on two factors: (1) assumptions about minimum lot size; (2) the
siting of any structures on the parcel. For the baseline analysis, partially
vacant residential lands were classified as any lot over 20,000 square feet.

Table 3-3. Vacant and partially vacant land by
plan designation, Coburg UGB, September 2003

Partially Vacant Vacant Total

Plan Designation Acres Percent| Acres Percent| Acres Percent
Central Business District 2.7 13% 2.4 3% 5.2 5%
Highway Commercial 0.0 0% 25.2 29% 25.2 23%
Light Industrial 5.0 23% 13.6 16% 18.6 17%
Park/Recreation 0.0 0% 0.0 0% 0.0 0%
Public Water Service 0.0 0% 0.0 0% 0.0 0%
Residential 13.6 64% 45.5 52% 59.1 55%

Total 21.3  100% 86.7 100%| 108.0 100%

Source: LCOG GIS data; analysis by ECONorthwest
Note: Partially vacant includes only buildable acres.

Table 3-4 shows vacant land by plan designation by parcel size. This
analysis is useful in that it shows the distribution of vacant land by parcel
size, which allows an evaluation of whether a sufficient mix of parcels is
available. The distribution varies by plan designation. For example, few
vacant parcels exist in the Central Business District—a result that is
consistent with the level of development in downtown Coburg. The
residential designation shows a broader range of parcel sizes. Coburg has

only two parcels greater than 20 acres in size, and none greater than 30
acres.
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Table 3-4. Vacant land by plan designation and parcel size, Coburg UGB,
September 2003

Parcel Size (acres)

Avg
0.25 - 0.50 - 1.00 - 2.00 - 5.00- 10.00- 20.00- Percent Parcel
Plan Designation <0.24 0.49 0.99 1.99 4.99 9.99 19.99 50.00 Total of total Size
Acres
Central Business District 0.5 1.2 0.7 2.4 3% 0.3
Highway Commercial 0.3 0.5 24.3 25.2 29% 8.4
Light Industrial 0.8 3.6 3.2 6.1 13.6 16% 2.7
Residential 2.1 15 1.0 11.1 29.8 455 52% 2.2
Total 2.6 3.1 3.0 3.6 3.2 6.1 11.1 54.1 86.7 100% 2.3
Parcels
Central Business District 3 4 1 8 22%
Highway Commercial 1 1 1 3 8%
Light Industrial 1 2 1 1 5 14%
Residential 12 5 2 1 1 21 57%
Total 15 10 5 2 1 1 1 2 37 100%
Avg Parcel Size 0.2 0.3 0.6 1.8 3.2 6.1 11.1 27.0 2.3
Percent of Total
Acres 3% 4% 3% 4% 4% 7% 13% 62%  100%
Parcels 41% 27% 14% 5% 3% 3% 3% 5%  100%

Source: LCOG GIS data; analysis by ECONorthwest
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REDEVELOPMENT AND INFILL POTENTIAL

Redevelopment potential addresses land that is classified as developed
that may redevelop during the planning period. While many methods exist to
identify redevelopment potential, a common indicator is improvement to land
value ratio. A threshold used in some studies is an improvement to land
value ratio of 1:1. Not all, or even a majority of parcels that meet these
criteria for redevelopment potential will be assumed to redevelop during the
planning period. The issue of how much land might redevelop over the
planning period is discussed in Chapter 6.

Table 3-5 shows a summary of potentially underdeveloped parcels in the
Highway Commercial and plan designation. A ratio of less than 1:1is a
typical, but arbitrary, standard for identifying lands with redevelopment
potential. The results show that nearly 50 acres of Highway Commercial and
Light Industrial land can be considered underdeveloped using these criteria.
These underdeveloped parcels include RV sales lots fronting on Interstate 5.
It is unlikely that these parcels will redevelop in the short-term (less than 5
years), but provide opportunities for long-term redevelopment (in the next 5-
25 years).

Table 3-5. Underdeveloped tax lots,
Coburg UGB

Plan Designation Tax Lots Acres

Highway Commercial 3 12.3
Light Industrial 8 36.8
Total 11 49.1

Source: LCOG GIS data; analysis by ECONorthwest
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