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Springfield 2030 Urbanization
Element/UGB Study

* Visualizing commercial and industrial
development types



http://www.google.com/imgres?hl=en&biw=1536&bih=794&tbm=isch&tbnid=PhkyLtPc1-YJDM:&imgrefurl=http://www.gosolarcalifornia.ca.gov/about/csi.php&docid=V3p9V_-J40I35M&imgurl=http://www.gosolarcalifornia.ca.gov/about/images/csi_solar_array.jpg&w=400&h=300&ei=jnNtUZ3fOO_pigKg04C4Bg&zoom=1&iact=hc&vpx=465&vpy=74&dur=2137&hovh=194&hovw=259&tx=105&ty=111&page=2&tbnh=138&tbnw=197&start=10&ndsp=12&ved=1t:429,r:20,s:0,i:152
http://www.google.com/imgres?sa=X&rls=com.microsoft:en-US&biw=987&bih=451&tbm=isch&tbnid=n3ng-lN7S4VmfM:&imgrefurl=http://www.dailymail.co.uk/sciencetech/article-2219188/Inside-Google-pictures-gives-look-8-vast-data-centres.html&docid=r6k-frOz-xPYdM&imgurl=http://i.dailymail.co.uk/i/pix/2012/10/17/article-2219188-158D033F000005DC-527_964x508.jpg&w=964&h=508&ei=7nVtUdobrtSKAtSZgbAK&zoom=1&iact=rc&page=1&tbnh=137&tbnw=254&start=0&ndsp=8&ved=1t:429,r:0,s:0,i:85&tx=141&ty=101

What kinds of development could
Springfield see, now and in the

future?
 |It’s difficult to predict

- Flexibility will be key

e Oregon requires land use plans to address 20-year
commercial and industrial growth needs, based on
an Economic Opportunities Analysis.




Economic Opportunities Analysis

2030 Plan policies will guide
City of Springfield: future CommerCial and

Saidabie Lands Inventory iIndustrial development

and Economic Opportunities

Analysis

City must plan and zone
sufficient land to meet
Springfield’s commercial and
industrial needs for the period
2010-2030.




Commercial and Industrial Land Needs H

_ _ , _ Commercial (office, retail)
Which industries and businesses are Industrial

expected to grow the most and E)Thployment Mixed Use
which of these industries will add =
Springfield jolbs?

Where in Springfield will they locate?
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Economic Opportunities
Analysis:

Assumptions about redevelopment

187 industrial sites and 340
commercial and mixed use sites
within the existing UGB will redevelop.

All site needs for sites smaller than
five acres would be addressed
through redevelopment.




How to plan for rapidly changing

technologies a
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Planned Google headquatrters,
Mountain View



How to plan for rapidly changing
technologies and industries

o WL

LA
_ FErERsieey

e

i

i

—
—_——
e
—_—
e ]
]

|

- K P ::l E-I i|. = T ._
SR LR e IRIRL :
] ! i

Amazon headquarters, So. Lake Union, Seattle

Urban types
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Glenwood Riverfront Mixed Use

Redevelopment g
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Franklin Blvd - Glenwood
Redevelopment




Downtown Sprmgfleld




RiverBend
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Marcola Meadows
Mixed Use Commercial




Jasper Natron
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Mid Springfield
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I\/Iain Street Corridor Infill




Main Street Corridor Infill
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— _.__.._..__.‘_i p locations, small scale, handmade goods with retail
storefronts.




Springfield’s CIBL
study/Economic
Opportunity
Analysis
identifies a need
to expand the
UGB (640 acres)

to meet
Springfield’s
Economic
Development
Objectives

Employment Land Needs
as a percent of the 640 acre total
land need

® INDUSTRIAL: WAREHOUSE & DISTRIBUTION 50 AC
B INDUSTRIAL: GENERAL INDUSTRIAL 400 AC

B COMMERCIAL & MIXED USE: OFFICE 115 AC

B COMMERCIAL & MIXED USE: RETAIL 15 AC

B COMMERCIAL & MIXED USE: OTHER SERVICES 60 AC



Springfield UGB Expansion:
Employment Opportunity Sites

Industrial development types




Industrial development types

» Warehouse and Distribution




Industrial development types

» General Industrial
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Industrial development types
e Specialized Manufacturing

The Changing Face of Manufacturing & Industrial Uses

1. Specialized Manufacturing: Form and function varies by sub-sector
* Heavy Industry
+ Food Processing

+ Biotech / Technology




Industrial development types
« Commodity Industrial

Industrial Land Use Typology

2. Commodity Industrial: Development Suitable for Multiple Users
Research & Development / Testing (“Flex Space”)
Warehousing / Small-Scale Assembly
Light Industrial and Sales Service

Campus-Scale Users
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Commercial and mixed use
development types

» Office




Commercial and mixed use

development types
* Retall
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Mall infill prototypes



Commercial and mixed use

development types
 Other services




Large Site Industrial

“Building up rather than out doesn’t
work well for most manufacturers.
What is not always recognized is that,
despite the loss of much of our
traditional manufacturing overseas, » O S
much of the new technology that is still e
being developed and manufactured
in this country also requires large lots.”

Jack Roberts Metro Partnership


http://www.prlog.org/11509280-spitfire-park-pv-on-roof.jpg

Traded Sector Industry

Acreage Requirements for Majority of Leads

Regional/ | Globally General High Tech Warehouse/ | Regional
National Scaled Mfrg Mfrg/ Distribution | Dist.
Scaled Clean Tech Campus Centers

Clean Industrial
Tech

Competitive
Acreage 50 acres 100 acres 25 acres 10 acres 25 acres 25 acres 80 acres
Required




Local Demand for Large Sites

75 acres expandable 300 employees Project Parkway solar manufacturing
to 200 acres
12-25 acres Project Harvester solar manufacturing
expandable to 200
acres
60-80 acres Project Pine metal manufacturing
40-50 acres 1,089 employees Project Sunshine solar manufacturing
35-50 acres 1200-3500 Project Valencia solar manufacturing
employees
35-50 acres / 60 employees Project Iceberg Cold storage
(150,000 sq ft bldg
expandable to
500,000 sq ft)
35-40 acres 300 employees Project DT
30-50 acres 101-250 Project Go manufacturing
employees
30-40 acres 350 employees Project MIT solar manufacturing

Source: Jack Roberts Metro Partnership
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SPRINGFIELD 2030 REFINEMENT PLAN




North Gateway




So. Jasper Road -Mahogany
Large Site

Server farm???
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N. Highway 126
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Seavy Loop




South Mill Race

industriallBuildings




Development and Marketability Constraints

Identified GG S EXAMPLE

Barriers to Natural Constraints Wetlands; Flood Plain; Slope
Development
Brownfields On-site contamination; Superfund
Infrastructure Availability of sewer/water
Transportation Access; Congestion
Local Approvals UGB; annexation; zoning
Use Limitations Aviation/Marine overlays
Identified BARRIER EXAMPLE
Barriers | Not for sale Not interested in transacting
to Sale
Assembly required Multiple property owners
Non-industrial pricing Priced too high
Brownfield Clean up liability




Competition: Portland Metro

Solar Parking Lot, Intel Campus Expansion,
Hillsboro
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Competition: Portland Metro

s

Intel Campus Expansion, Hillsboro
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Key Findings: Portland Metro Study

* 56 industrial sites identified with 25+ net
developable acres
= 9 Tier 1sites (180 days to market)
= 16 Tier 2 sites (7 to 30 months to market)
= 31 Tier 3sites (>30 months to market)

» 23 additional user owned industrial sites held
for future expansion
o Land banked, not available to market



Oregon Certified Industrial Sites



Competition:
Salem-Keizer

Table 2: Total gross acres of
vacant employment land by
Comprehensive Plan

designation and jurisdiction, from

2011 EOA
Mixed
Use
Keizer
Marion 5 32
Polk 11 9 0
Legend
Salem 287 1,418 19 £ etz ity L

[ ] Tumeruce

Turner 3 82 bl o iy



Salem has a 10-20 year inventory of high-
value sites

The Salem-Keizer metropolitan region has a
sufficient short-term supply of land in
Salem’s Site Certified industrial sites. These
sites will provide opportunities for
employment growth in Salem for most or
all of the planning period. (Salem Keizer
Regional EOA 2012)

The Salem-Keizer metropolitan area has a
sufficient supply of general industrial land to
meet general industrial employment
growth over the 20-year period.



Competition: Eastern Oregon

Server Farms in The Dalles (Google) and
Prineville (Facebook)
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Typology Characteristics

Type Typical Characteristics

Manufacturing | - FAR Range: 0.30 — 0.40
- Typically co-located with cluster specialization incl. suppliers

- Compatibility w/ adjacent land use

- Proximity to end user

- Linkages to specialized inputs

- Local jurisdiction fiscal and economic motivation

R&D / Flex - FAR Range: 0.30 - 0. 70+
- Proximately to university (intellectual capital)
- Labor force is critical (unique and demanding skill sets)

- Importance of Quality-of-life/cultural milieu (competitive
collaboration)

- Amenity-driven




Typology Characteristics

Type

Warehouse/
Distribution

Typical Characteristics

- FAR Range: 0.40 - 0.70
- Low tax base, employment

- Decreasing employment densities (>20,000 SF/employee
becoming more prevalent)

- High land consumption
- Provides necessary support for retail/other sectors

Light Industrial/Flex

- FAR Range: 0.15-0.35
- Trades need yard space

- Strong connection to local economy
- Often ‘speculative’ multi-tenant product

Campus-Scale

- FAR Range: 0.25-0.50
- Single firm with multiple functions

- 50 to 75 acres (usually in business park)
- Mixed land use: administration, R&D/testing, distribution, other
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