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This buildable land inventory (BLI) quantifies the land available for
residential development in the city of Jefferson, Oregon. It takes into
account the zoning and code regulations found in the most recent
comprehensive plan, economic and demographic trends relating to
housing growth, and geographic constraints on development.
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Introduction and Background

History & Governance

The City of Jefferson is located in Marion County, Oregon, United States. It is part of the Salem
Metropolitan Statistical Area and is located 1.5 miles downstream from confluence of North and South
Santiam Rivers.It is a small city of only 0.77 square miles and it does not occupy the entirety of its urban
growth boundary. Jacob Conser was the first settler arriving in 1851 from Santiam City, two miles
downstream. Jeffersonwas incorporated in 1870. In 1974, a charter went into effect that established a
City Council with power to hire city staff. The building of a dedicated city hall began in 2012. Currently
the city’s government consists of an elected mayor and six elected city council members. The City
Council appoints seven-person planning commission and maintains a committee for citizen involvement.

Figure 1: Jefferson, OR — Located in southern Marion County in Northeast Oregon (source: Wikipedia)

Demographics

The population of Jefferson, according to the 2010 census, is 3,098, 83.8% who self-describe as White.
Of the 1,057 households in Jefferson, 59.5% are occupied by married couples and 44.3% have at least

one child. Children represent 30.5% of the entire population and elders over 65 years of age make up

9.4% of the population. The median age is 32 years old, and the male to female ratio is nearly even.
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Figure 2: Jefferson, Oregon: Yellow = City Limits; Pin k= Urban Growth Boundary (UGB)




GIS USP 531 Portland State University Gabriel Aidra, Todd Borkowitz,Samantha Petty

Topography and Natural Features

Jefferson is relatively flat, with steep slopes primarily along the banks on the Santiam River to the west
and within the UGB to the west. It is surrounded primarily of agricultural land, with wetlands scattered
throughout the city and areas surrounding.

Transportation and Land Use

Oregon Highway 99E is the major transportation route into and out of the city. It runs north-south and
parallelsMain Street within the city. Plots with frontages on 99E (within the designated Highway
Overlay) and those with frontages on Main Street (within the Main Street Overlay) can, according to
Jefferson Planner Jim Jacks, reasonably be assumed to develop or redevelop with commercial uses.
Likewise, plots can be assumed to primarily develop as lower density residential the further away they
are from the commercial core.

An active railroad, to the south and east of the commercial core also divides Jefferson. Land adjacent to
it is primarily industrial.

Economy

Jefferson, while traditionally having an agricultural-based economy, has been described by planner Jim
Jacks as a bedroom community for larger nearby cities such as Albany, Corvallis, Lebanon and Salem,
because most of its employed residents commute to these cities for work.Jefferson’s population growth
is expected to correlate closely with the economic growth of these neighboring cities. Given the scarcity
of jobs in Jefferson and surrounding communities, there is little multi-family housing. Housing is heavily
weighted toward single family detached units a pattern that will unlikely change in the near future.

Jim Jacks did identify one potential residential change in the future. As the Baby Boom population ages,
many senior housing facilities are appearing within the region. Given Jefferson’s desirable location and

proximity to nearby population centers, it is foreseeable that an assisted living or skilled nursing facility
might locate in the city in the future.

City of Jefferson
Zoning Map, 2013
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Figure 3: City of Jefferson Zoning — Central Core and Citywide
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Methodology

Task Description

Our project objective was to complete a Buildable Land Inventory(BLI) for Residential land in Jefferson.
The goal was to determine if the city has sufficient residential land available within its Urban Growth
Boundary (UGB) to accommodate the next twenty years of population growth.

Data Preparation
Our first step was to create a GIS database consisting of the following layers:

Data Layer Source

Zoning Map 2012 Mid-Willamette Valley Council of Governments
(MWVCOG)

City Limits 2012 Mid-Willamette Valley Council of Governments
(MWVCOG)

Urban Growth Boundary 2012 Mid-Willamette Valley Council of Governments
(MWVCOG)

Overlay Zones (Highway and Main Mid-Willamette Valley Council of Governments

St.) (MWVCOG)

Taxlot (incl. value and area Marion County

attributes) www.co.marion.or.us/IT/GIS/gisdata.htm

100-year Floodplain Marion County
www.co.marion.or.us/IT/GIS/gisdata.htm

Schools and Fire Stations Marion County
www.co.marion.or.us/IT/GIS/gisdata.htm

Railroad Tracks Marion County
www.co.marion.or.us/IT/GIS/gisdata.htm

Oregon Wetlands National Wetland Inventory (NWI)

Slope (DEM Image File) Oregon Geospatial Enterprise Office (GEO)

Aerial Images ArcGIS Base Maps

Table 1: Data Layers and Sources

Throughout this process, we created overlays in ArcGIS for analysis, and supported our work with the
review of aerial imagery and code documents, as well as conversations with Jefferson planners and
other experts. For clarity and focus, we clipped files to the UGB limits. We used the following projection
for geographic reference: NAD_1983_HARN_StatePlane_Oregon_FIPS_Feet_Intl.
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Creation of the Buildable Lands Inventory (BLI)

Several steps were needed to create the BLI for Jefferson. They included the analysis and extrapolation
of data and geoprocessing to create new data layers to meet the established project parameters.
Specifically, this process included:

Determining Buildable Residential Land within the UGB
1. Identified existing residential land

A)
B)

Q)

First we identified land that was already zoned as residential within the UGB

Next we included land outside the city limits but within the UGB that had an Urban
Transition (UT) zone designation. We decided that this could potentially become R1 based
on Chapter 16.13 of the Jefferson Design Code which states “The [UT] zone is appropriate in
areas designated in the applicable urban area comprehensive plan for future urban
residential development.”

We recognize that overlay zones are mixed use and could potentially be used as residential
areas. We decided to include all mixed use areas that were already zoned residential.

2. ldentified Vacant Land

A)

Land defined as ‘vacant’ according to Oregon Administrative Rule:

e Parcels larger than 0.5 acres with an improvement vale to land ration value of less than
25%

e Parcels larger than 5 acres with less than 0.5 acres occupied by permanent buildings or
improvement.

Determining Unbuildable Land within the UGB
1. Created GIS layers of constraining factors and use geoprocessing to subtract them from

previously identified buildable land. Constraints included:

A)

B)

All land within the 100 year floodplain

e (City of Jefferson allows some development within floodplain, but not in floodway

Wetlands

e Applies to multiple residential parcels

e An Environmental Impact Statement (EIS) needs to be conducted before any land
deemed a wetland can be included in a BLI

Public Land and Land defined as a Public Park

Areas with slopes greater than 25%

All taxlots under 6,000 square feet (as this is the minimum requirement for a residential

development)

See Appendix for maps of buildable/unbuildable lands.
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Calculating Available Housing Units
1. Examined Jefferson Zoning Code to determine what was possible in each zone

R1 - Residential, Low Density

e Single family permitted (6,000 s.f. min.)
o Duplex conditional (8,000 s.f. min.)

R2 - Residential, Medium Density

o Single family and duplex permitted
e 3-4 units/lot conditional (10,000 s.f. min./12,000 s.f. min.)

R3 — Residential, High Density

e Single family, duplex 3-4 units/lot permitted
e More than 4 units/lot conditional (s.f. varies depending on number of units)

UT - Urban Transition

e Qutside city limits / inside of UGB

e “Intended to maintain and protect for future urban use properties undeveloped or
underdeveloped and do not have available urban facilities such as sanitary, water, drainage
and streets.” — Marion County Zoning Code

e “ . forfuture residential development...” — Marion County Zoning Code

ComparingAvailable Housing Units Against 20-year Projection
To project the 2033 housing need for the City of Jefferson, we looked at two population counts from the
decennial census:

2000=2,487 2010 = 3,098

We then calculated the absolute and percent change between those years:
Absolute Change =+ 611
Percent Change = + 24.6%

From these calculations we were able to determine a range of possible population growth based on the
Average Annual Absolute Change and the Average Annual Percent Change:

AAAC population prediction for 2033 = 4,503
AAPC population prediction for 2033 = 5,110

We then compared our results with those fromPortland State University’s Population Research Center
(PRC). Since PRC’s results were similar to ours, we chosePRC’s because they considered many additional
factors (fertility rates, demographic trends, etc.) that we believed increased accuracy.
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PRC Population estimate for 2030:

5,121 people
1,687 households
1,810 housing units needed by 2030*

*Based on 3.03 population per household and an occupancy rate of 93.2%

Total Buildable | At Minimum Density* | At Medium Density* | At High Density*

Zone (acres) (# of Units) (# of Units) (# of units)

R1 142 1,033 1,033 1,033
R2 28 200 200 299
R3 29 208 416 619
Ut 43 315 315 315
Vacant 99 720 720 720
Total 341 2,476 2,684 2,986
Total Need 1810 1810 1810
Surplus Units 666 874 1,176

Table 2: Buildable Lands and Projected Land Use Needs

Establishing Assumptions

Medium and high density Residential (R) calculations are based on what was determined reasonable per
discussion with Jefferson planners:

R2 medium density is single family

R2 high density is 2-family duplex

R3 medium density is 4-family dwelling
R3 high density is a 35-unit complex

Recommendations

Based on the above analysis, the following recommendations we recommend the following:

1.

All development options are sufficient to accommodate projected population growth (with
surplus)

There is no need to expand the UGB

Specific growth allocation is best determined by Jefferson planners with public participation
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Data Limitations

While our residential BLI process resulted in recommends to help guide Jefferson’s future residential
growth, we acknowledge some limitations in our process that, if considered or weighted differently, may
result in different scenarios. These limitations include:

1. Medium Density and High density might not be possible due to current residential taxlot size
and ownership constraints

2. Does not take into account development code standards (i.e. lot dimensions, setbacks)

3. Medium and high density Residential (R) calculations are based on what was determined
reasonable per discussion with Jefferson planners

* R2 medium density is single family

* R2 high density is 2-family duplex

*  R3 medium density is 4-family dwelling

* R3 high density is a 35-unit complex
4. Does not take into account non-residential zoned land in the Mixed-Use District (MU)
5. Does not take into account conditional uses

6. Vacant land and land defined as Urban Transition (UT) would only develop as single family
dwellings

Feedback from Experts

The information was presented to the Suzanne Dufner (Mid-Willamette County of Governments) and
Angela Lazarean (Oregon Department of Land Conservation & Development) on June 12, 2013.
Feedback includes the following (and where applicable, was incorporated into this final report).

e The Oregon Planning Rule requires that all types of residential development be included when
proposing residential development outside city limits but inside the UGB. Suzanne and Angela
acknowledged that challenge of this in Jefferson, particularly given that the UGB primarily
extends beyond parcels zoned R1.

e The Projected Residential Unit Availability table was helpful, but calculating the Total Buildable
Land in acres (not square feet) will help in better communicating the information.

Conclusion

Based on this process, we conclude that no UGB expansion is needed to accommodate future
population growth. To promote the goals of the Oregon Administrative Rule for Residential Lands and
other statewide planning goals, we encourage the City of Jefferson to seek economic development
needed to support R2 and R3 development near the downtown core.
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City of Jefferson: Residential Zones
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City of Jefferson: Vacant Land
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City of Jefferson: Floodplain & Wetlands
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City of Jefferson: Buildable Residential Land
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