AGENDA ITEM SUMMARY Meeting Date: 11/7/2016

Meeting Type: Regular Meeting
Staff Contact/Dept.:  Linda Pauly DPW
Staff Phone No: (541)726-4608
Estimated Time: 60 minutes
SPRINGFIELD CITY COUNCIL AND LANE Council Goals: Mandate

COUNTY BOARD OF COMMISSIONERS

ITEM TITLE:

SPRINGFIELD 2030 COMPREHENSIVE PLAN: ADOPTION OF AMENDMENTS TO
THE SPRINGFIELD URBAN GROWTH BOUNDARY (UGB) AND EUGENE-
SPRINGFIELD METROPOLITAN AREA GENERAL PLAN, DESIGNATING LAND TO
MEET EMPLOYMENT LAND NEEDS FOR 2010-2030 PLANNING PERIOD AND
DESIGNATING LAND FOR NATURAL RESOURCES; PUBLIC FACILITIES; PARKS
AND OPEN SPACE. (METRO PLAN AMENDMENT FILE NO. LRP 2009-00014)

ACTION
REQUESTED:

Conduct a joint meeting with the Lane County Board of Commissioners and Lane County
Planning Commission and Second Reading to deliberate adoption of the following Ordinance:
AN ORDINANCE AMENDING THE SPRINGFIELD URBAN GROWTH
BOUNDARY; THE EUGENE-SPRINGFIELD METROPOLITAN AREA GENERAL
PLAN (METRO PLAN) TEXT AND DIAGRAM TO AMEND THE METRO PLAN
BOUNDARY, ADOPT THE SPRINGFIELD 2030 COMPREHENSIVE PLAN (2030
PLAN) ECONOMIC AND URBANIZATION POLICY ELEMENTS AND ASSIGN
PLAN DESIGNATIONS TO NEWLY URBANIZABLE LANDS; THE SPRINGFIELD
ZONING MAP TO ASSIGN NEW ZONING; THE SPRINGFIELD DEVELOPMENT
CODE TO ADD SECTIONS 3.2-915 - 3.2-930 ESTABLISHING THE AGRICULTURE-
URBAN HOLDING AREA LAND USE ZONING DISTRICT (AG); AND ADOPTING A
SEVERABILITY CLAUSE.

ISSUE
STATEMENT:

Springfield has completed its evaluation of land needed to provide adequate employment opportunities
for the 2010-2030 planning period consistent with Oregon Statewide Planning Goal 9: Economic
Development; has prepared Economic and Urbanization comprehensive plan policies and land use
regulations to support attainment of community economic development and urbanization objectives; and
has evaluated lands to be included in an expansion of the UGB to address land needs that cannot be met
within the existing UGB consistent with ORS 197.298 and Oregon Statewide Planning Goal 14:
Urbanization.

ATTACHMENTS:

1. Council Briefing Memo and exhibits

2. Ordinance and exhibits:
Exhibit A: UGB, Metro Plan Diagram and & Springfield Zoning Map amendments
Exhibit B: Economic Element and Technical Supplement CIBL/EOA Final Report
Exhibit C: Urbanization Element and Technical Supplement
Exhibit D: Metro Plan text amendments
Exhibit E: Springfield Development Code amendment: AG Zoning District
Exhibit F: Staff Report and Draft Findings

3. Testimony received after 9/12/16 and before 10/14/16

DISCUSSION/
FINANCIAL
IMPACT:

The Council and Lane County Board of County Commissioners and Planning Commission
conducted a joint public hearing on the Ordinance on September 12, 2016, received oral and
written testimony, closed the public hearing, and kept the record open until 5PM October 14,
2016. Adoption of Springfield’s Commercial and Industrial Lands Buildable Lands Inventory
and Economic Opportunities Analysis (CIBL/EOA) is critical to Springfield’s ability to plan,
zone and develop land within the community consistent with the community’s livability and
economic prosperity goals and redevelopment priorities. The CIBL/EOA Final Report
provides empirical data to establish the amount and type of employment sites needed to
accommodate forecasted employment growth and target employers. Springfield’s need for
employment sites larger than 5 acres cannot be met within the existing UGB. The proposed
UGB amendment adds approximately 257 acres of suitable employment land in two areas —
North Gateway and Mill Race — to add suitable sites to meet the identified need for 223 acres
of sites larger than 5 acres consistent with the prioritization requirements of ORS 197.298 and
the Oregon Land Use Goal 14 Administrative Rule.







MEMORANDUM City of Springfield

Date: 11/7/2016
To: Gino Grimaldi COUNCIL

From: Anette Spickard, DPW Director BRIEFING
Linda Pauly, DPW Principal Planner

Subiject: Springfield 2030 Comprehensive Plan and Urban  MEMORANDUM
Growth Boundary (UGB) Amendments
File No. LRP 2009-00014

ISSUE: Springfield has completed its evaluation of land needed to provide adequate
employment opportunities for the 2010-2030 planning period consistent with Oregon Statewide
Planning Goal 9: Economic Development; has prepared Economic and Urbanization
comprehensive plan policies and land use regulations to support attainment of community
economic development and urbanization objectives; and has evaluated lands to be included in an
expansion of the UGB to address land needs that cannot be met within the existing UGB
consistent with ORS 197.298 and Oregon Statewide Planning Goal 14: Urbanization.

COUNCIL GOALS/
MANDATE:
Council Goals: Mandate

Oregon Law requires cities to accommodate projected urban population and urban employment
inside urban growth boundaries to ensure efficient use of land, and to provide for livable
communities. The Urban Growth Boundary must be based on 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 these need categories. In determining need, local
governments may specify characteristics, such as parcel size, topography or proximity,
necessary for land to be suitable for an identified need. Prior to expanding an urban boundary,
local governments shall demonstrate that needs cannot reasonably be accommodated on land
already inside the Urban Growth Boundary.

DISCUSSION: On September 12, 2016 the Springfield City Council, Lane County Board of
Commissioners, and Lane County Planning Commission conducted a Joint Work Session and
Joint Public Hearing on the proposed land use plan changes. After hearing the oral testimony
given by eight individuals, the elected officials closed the hearing, kept the record open for
public comment until October 14, 2016, and allowed staff until October 21, 2016 to add
information to the record in response to any new information submitted. The audio recording
and minutes for the September 12, 2016 meeting provide complete documentation of the oral
testimony presented and the minutes become part of the public record for File No. LRP 2009-
00014. Copies of all written testimony received have been placed in the record.

This memorandum addresses:

1. Response to issues raised in the written and oral testimony submitted at the September
12t hearing and prior to closure of the record on October 14" 2016;

2. The record of this legislative proceeding;

3. Minor edits to the draft ordinance; and

4. Recommended action and suggested motions for the November 7" meeting.
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1. Response to issues raised in the written and oral testimony
submitted at the September 12" hearing and prior to closure of
the record on October 14", 2016

Oral Testimony at September 12, 2016 Public Hearing

George Grier, 1342 Y, 66th Street, Springfield 97478. In his testimony Mr. Grier stated his
opinion that the Lively Dog Park presents a threat to the agricultural use (livestock) of his EFU-
zoned farm property and that rural uses are always asked to adjust to urban uses and not vice-
versa. He hopes that bringing the parks into the UGB will result in increased enforcement and
communication between the City and rural neighbors to address how urban uses could modify
their activities so they can continue farming. He participated in the CIBL taskforce and was glad
to see that the City had reduced the amount of land needed in the UGB expansion. He stated
that expansion into the flood plain is a high risk/low reward strategy and thinks that
redevelopment of Main Street and Glenwood are the future of Springfield. Site needs of many
target industries could be met though parcel assembly or by intensive redevelopment or by
repurposing underutilized parcels. He also submitted written testimony.

Staff Response: Meeting land needs through redevelopment is an important component of
Springfield’s economic development stategy that is assumed in the CIBL/EOA and
comprehensive plan policies, as as explained in the City findings Exhibit F. Parcel assembly is
identified as a development constraint in the Goal 9 administrative rule. Parcel assembly is
possible only when parcels are abutting one another and when ownership is consolidated. The
City’s findings Exhibit F provide further discussion of this constraint. Meeting land needs
through redevelopment, including City assistance with parcel assemply in key redevelopment
areas — the Glenwood and Downtown urban renewal districts — continues to be an important
component of Springfield’s economic development stategy that is assumed in the CIBL/EOA.

Dan Terrell, Office of Bill Kloos Oregon Land Use Law, 375 W. 4th Avenue, Suite 204,
Eugene OR 97401. Mr. Terrell referenced the letter he submitted on behalf of Johnson Crushers
International, a business and property owner operating in the area known as Seavey Loop. He
stated that LUBA requires consideration of exception lands and EFU land of lower quality. He
stated that the City should bring in Seavey Loop area to meet some of the need. He stated his
opinion that the Seavey Loop area has the greatest amount of exception lands, exception lands
have employment, and lands have poorer soils. He asserts that the City’s proposal “leapfrogs”
over exception lands to bring in EFU land that has better soil.

Staff response: The City agrees with Mr. Terrell’s assessment of the statutory priorities under
ORS 197.298, thus, unlike Coburg and other cities, the City’s proposed UGB expansion
Boundary Location Alternatives Analysis follows ORS 197.298 precisely, as documented in the
Findings of fact in the record - Exhibit F. As explained in the City’s findings, the Seavey Loop
area exception land parcels are not suitable to meet City’s specific employment land needs for
the 2010-2030 planning period. The City considered and rejected the Seavey Loop/College
View exception and resource land parcels for inclusion in the UGB after considerable analysis of
the facts. The City determined that extending the UGB to include lands in the Seavey
Loop/College View area would result in a “leapfrog” development pattern that would
necessitate bringing unsuitable, unneeded, small parcels into the Springfield UGB. The City
determined that such an inefficient expansion and sprawling development pattern is not
serviceable in the 20-year planning period, is not required under ORS 197.298, and is contrary to
Oregon land use law and the comprehensive plan. See also CBM Exhibits A-1, A-4 and A-5.

Walter Johnson, 89733 Armitage Road, Eugene. Mr. Johnson stated that he has farmed “all the
farmable property in the North Gateway area for 50 years” and has lived there his entire life.
The land is a “hopscotch of gravel and alluvial soils”, with the excellent portions of it “bisected
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and trisected” by gravels and other issues, making farming difficult. Portions of it are really
good for agriculture and portions of it are problematic for agriculture. He is a land owner in
support of including the area in the UGB. He generally fights against loss of farmland, but
stated his opinion that this is a good place to balance the needs of population growth with
farming. He stated his opinion that the designation for floodway is excessive and unnecessary,
could be accomplished with 150 feet, and that a 3-foot berm would prevent most flooding.

Staff response: The Natural Resource Conservation Service (NRCS) soil survey maps in the
record depict the “hopscotch of gravel and alluvial soils” in the proposed North Gateway UGB
expansion area. The City’s findings under Goal 14, Exhibit F (beginning on page 167) explain
how the City’s UGB Alternatives Analysis correctly adheres to the prioritization requirements of
ORS 197.298 pertaining to soil capability classification. Mr. Johnson, owner and operator of
Johnson Farms, has been actively involved in the 2030 Plan process over its entirety and has
submitted testimony speaking to his many years of experience farming on the mix of alluvial
soils in the area and the ongoing challenges to the economic viability of the North Gateway area
for agricultural use.

The width of floodway is established by FEMA and the proposed Natural Resource designation
follows the FEMA floodway line. Floodway is identified as an “absolute constraints” in the
CIBL inventory — a constraint that makes land unsuitable for development of urban employment
uses. Thus floodway acres are not suitable for the purposes of the CIBL inventory, and are not
counted as developable inventory to meet identified land needs. The floodway acres in the
North Gateway UGB expansion area are not designated UHA-E to allow future development of
urban employment uses. Instead, the proposed Natural Resource designation and Agriculture -
Urban Holding Area zoning are applied to the FEMA floodway (53 acres) to provide a
counterbalance and buffer to the urban land uses that would be permitted to the west and
southwest of the McKenzie River - by allowing continuation of agricultural uses and activities
allowed in the Natural Resource designation (Exhibit E AG Zoning District).

The development of berms, fill and site grading within the FEMA floodplain area, including the
FEMA floodway, are regulated by the Springfield Development Code Flood Plain Overlay
District.

Mike Eyster, Springfield Chamber of Commerce, Springfield 97477. Mr. Eyster stated that the
Springfield Chamber of Commerce supports the proposal. He previously submitted written
testimony (by email) in support.

Staff response: Mr. Eyster invited staff to present the City’s proposal to the Springfield Chamber
of Commerce Economic Development Committee. The Committee forwarded their
recommendation to the Chamber to support the UGB amendment.

Richard Proulx, 2777 South M, Springfield OR 97477. Mr. Proulx owns three businesses in
Springfield. His family has lived in the South M Street area since 1957. It’s a quiet area and
since 2005, SUB (Springfield Utility Board) has not been a good neighbor. Fencing by SUB
shut off their access to the river. He stated that he sees 30 to 60 to 100 vehicles a day using the
road. New businesses will need more road access. The existing roads can’t accommodate the
SUB trucks currently accessing the area. He understands the need, but for personal reasons he is
opposed to the Mill Race UGB expansion .

Staff response: Mr. Proulx’s property is within the proposed Mill Race UGB expansion area. He
previously submitted written testimony stating opposition to including the Mill Race area in the
UGB. Mr. Proulx stated his concern about the existing poor condition of South 28th Street and
the existing use of the rural unimproved roads by heavy SUB trucks accessing the SUB
wellfield/sand filtration water treatment facilities. South 28th Street inside and outside the
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existing UGB and South M Street outside the UGB are not improved to urban standards.

Mr. Proulx’s testimony reiterates what staff heard from other neighbors of the area at the
September 8, 2016 open house, as neighbors described the current use of the roads by SUB truck
traffic and their questions and concerns about how the proposed UGB and zoning changes would
affect them. For example, neighbors stated that they previously approached the City to propose
paving the gravel road themselves and the City would not permit them do so. Staff explained to
the neighbors that future businesses developing in the area will be required to participate in
providing the street and infrastructure public improvements necessary to serve their
development. Staff explained that after lands are included in the UGB, plan amendments
(including amendments to transportation system plans and public facilities plans) and zone
changes will be required prior to urban development to address infrastructure needs. Those
plans will identify the transportation and infrastructure projects need to serve the area. The
Urbanization Element policies address how and when such plan changes are triggered.

Mr. Proulx also submitted written testimony expressing his concerns about the condition of the
road, traffic, dust, noise, erosion and crime.

Mia Nelson, representing 1000 Friends of Oregon, P.O. Box 51252, Eugene, OR 97405. Ms.
Nelon stated that she is not able to support the proposal completely. She stated her opinion that
Springfield’s proposal is similar to Newberg’s, which was remanded by the state. The City has a
lot of vacant and underutilized land. Extending infrastructure to any of the areas outside the
UGB is expensive. She also submitted written testimony on September 12" at the hearing.

Staff response: 1000 Friends agrees about the number of large sites Springfield needs. 1000
Friends disagrees with the some of the data used in the CIBL/EOA and with some of the City’s
policy choices. The City has examined the testimony submitted by 1000 Friends and finds the
arguments and interpretations made to be flawed. Exhibit A-1 provides the City’s response to
legal interpretations in 1000 Friends testimony. Exhibit A-2 provides supplemental findings to
address other issues raised in the letter to demonstrate that The City considered the new evidence
submitted, and to restate the City’s position.

Ms. Nelson’s comments and exhibits posing questions about the status and classification of
specific industrial and commercial sites in the CIBL inventory and about the CIBL inventory in
general were submitted at the hearing on September 12, 2016 and prior to meeting with staff to
discuss her questions about these sites. The technical nature of the questions posed about the
inventory required staff to re-engage with ECONorthwest to review technical data with Bob
Parker, who prepared the inventory database, to ensure accuracy of staff’s response to Ms.
Nelson’s inquiry. Through a series of phone calls, emails and one meeting, staff provided
answers to her questions about how particular sites within the existing UGB were inventoried.
Ms. Nelson indicated that it was her intent to revise her testimony after learning more from staff.
Having received no such revision, staff is providing information into the record to address the
industrial and commercial sites Ms. Nelson has questioned (Exhibit A-3) to set the record
straight.

The air photos Ms. Nelson submitted in her attachments actually help tell the critical story about
Springfield’s deficient employment land supply — Springfield lacks suitable large sites to
accommaodate its target employers in the 2010-2030 planning period. If Ms. Nelson and 1000
Friends were successful in convincing the local officialsor others on appeal that some or all of
the sites depicted in her attachment should/must be assumed as the City’s land inventory of sites
available to accommodate desired jobs and employment growth for the 2010-2030 planning
period, the City would not be able to meet its objectives of growing and diversifying the local,
regional and state economy. That outcome would be contrary to the intent of Goal 9.

Ms. Nelson is to be commended for reviewing the CIBL/EOA land need determination results,
and for providing thoughtful input into the Springfield planning process. She now asks the
elected officals to substitute her judgement and opinions about Springfield’s site needs,

Attachment 1, Page 4 of 79



MEMORANDUM 11/1/2016 Page 5

Springfield industrial and commercial sites, and the how the City should plan its land supply to
meet its economic development objectives — for Springfield’s lengthy and meticulous process
and the results of that process. It is a relatively simple matter to challenge the facts without fully
understanding those facts, or in spite of the facts, and such challenges serve to (intentionally or
unintentionally) cast doubt on the City’s CIBL inventory process. The 1000 Friends testimony
does not provide substantial evidence demonstrating that the sites highlighted in Ms. Nelson’s
letter and attachments possess the characteristics of needed sites set forth in the CIBL/EOA. The
City and County’s decision must be based on substantial evidence.

More importantly - the sites depicted by 1000 Friends are needed to accommodate the heavy
industrial uses for which they are currently and appropriately planned, zoned and developed. It
is common knowledge in the land use planning field that industrial land is in short supply.
Market pressures to convert industrial land to other uses is strong and will only increase as
Oregon cities keep their UGBs as compact as possible. These heavy industrial uses and sites are
not quites as “interchangeable” as Ms. Nelson seems to be suggesting. It is easy to assert that
such sites or portions of sites can easily be re-zoned or up-zoned to allow new or different uses
on existing industrial sites and land uses instead of expanding the UGB to provide suitable land
with the required characteristics of needed sites. It is another thing to establish substantial
evidence to demonstrate that such lands can meet the identifed site needs. Exhibit A-2 and the
City’s findings in Exhibit F explain why it is not reasonable to assume that Springfield can
entirely meet its identified employment needs on such sites.

Paul Dixon, 1055 S. 28" St, Springfield 97477. Mr. Dixon asked if the elected officials were
aware of the poor condition of South 28th Street and asked what improvements would be needed
to develop businesses in the Mill Race area. He stated that over the past 5 years SUB and the
City had purchased most of the major pieces of land in the area and that SUB and City would
benefit the most from its development.

Staff response: Mr. Dixon owns property within the existing UGB designated Medium Density
Residential, along the Mill Race and abutting the proposed Mill Race UGB expansion area.
When expanding a UGB, the Goal 14 rule requires a comparative analysis of public services
needs. The City’s findings provide a summary of that analysis in Exhibit F. Mr. Dixon is
correct — as stated in the findings, the Transportation System Plan lists South 28th Street
improvements as “Beyond 20-year” improvements. After lands are included in the UGB, plan
amendments (including amendments to transportation system plans and public facilities plans)
and zone changes will be required prior to urban development to address infrastructure needs.
Those plans will identify the transportation and infrastructure projects needed to serve the area.
The Urbanization Element policies address how and when such plan changes are triggered.

The City Attorney prepared a memo in response to Mr. Dixon’s concerns about SUB and City
property ownership. See CBM Exhibit B.

Randy Folkerson, 1052 S. 28" St, Springfield 97477. Mr. Folkerson lives in the proposed Mill
Race UGB expansion area and formerly had permission to raise horses and cows using the
School District’s property behind Agnes Stewart Middle School. The School District asked
them to vacate when the path was constructed. He stated that traffic has increased and that
homeless camps, drug use, vagrants and vandalism are increasing and they are not able to get
police protection outside the City limits. He noted ingress/egress to the area is restricted. He
stated that fish habitat was lost when the Mill Race project went in.

Staff response: The proposed Agriculture - Urban Holding Area zoning allows continuation of
agricultural uses (Exhibit E AG Zoning District). Bringing the land into the UGB enables
owners to seek annexation to provide urban services, including police protection. The Mill Race
project was designed and engineered by the Army Corps of Engineers to improve water quality
and fish habitat for threatened and endangered species.
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Written Testimony Received

8-22-16 Bill Kloos/Dan Terrell, Office of Bill Kloos Oregon Land Use Law, 375 W. 4th
Avenue, Suite 204, Eugene OR 97401 representing Johnson Crushers International. See
response under Oral Testimony and see CBM Exhibits A-1, A-4 and A-5.

9-11-16 Mike Eyster — Springfield Chamber of Commerce, Springfield, OR 97477. See
response under Oral Testimony.

9-12-16 Mia Nelson representing 1000 Friends of Oregon, P.O. Box 51252, Eugene, OR
97405. See response under Oral Testimony and see CBM Exhibits A-1,A-2, A-3.

9-12-16 George Grier 1342 % 66th Street, Springfield 97478. See response under Oral
Testimony.

9-14-16 Puzzle Parts LLC. 840 Beltline Road, Suite 202, Springfield, OR 97477

Mr. Richard Boyles submitted a letter stating his group’s full support of the Springfield UGB
expansion and the plan as presented. His group owns land in the North Gateway proposed UGB
expansion area. The City has invested a lot of work and time into this process. The work has
been meticulous and painstaking to prepare the demand estimates and to evaluate location
alternatives. In consideration of the political process and likely appeals, the City has had to adapt
good planning to minimize likelihood of appeals. Thus “the demand projections underestimate
the actual likely demand. Not providing adequate land for future business and employment
growth will guarantee that Springfield will not grow to its full potential.” Mr. Boyles urges that
as the adoption process move forward, “no further compromises be made with respect to demand
estimates.”

Staff response: Mr. Boyles is correct - the City reduced the demand estimates from 640 acres to
223 acres, after receiving testimony on the 2009 draft CIBL/EOA and after reviewing recent
UGB decisions by LCDC and the Court of Appeals. 1000 Friends submitted testimony on
September 12, 2016 with additional challenges to the City’s demand estimates. Staff has
provided a response to 1000 Friends in Exhibit A-1, A-2 and A-3.

9-19-16 Richard Proulx, 2777 South M, Springfield OR 97477. See response under Oral
Testimony.

10-13-16 Bill Kloos/Dan Terrell representing Johnson Crushers International/Willamette
Water Company, Office of Bill Kloos Oregon Land Use Law, 375 W. 4th Avenue, Suite 204,
Eugene OR 97401. Written testimony states an opinion that City’s proposed UGB amendment
is not consistent with ORS 197.298 priorotzation, and City should stop what it’s doing and start
over with CIBL/EOA process. City should reconsider Goshen.

Staff response: Willamette Water Company provides water to the Seavey Loop area. See
response under Oral Testimony and see CBM Exhibits A-1, A-4 and A-5.

10-14-16 Susan Saul, Trust Administrator, Saul Administrative Trust, 10102 NE 10" Street,
Vancouver, WA 98664. Ms. Saul owns property within the proposed Mill Race UGB expansion
area. Her letter describes her family’s deep roots to the land, going back to 1900. She expressed
her opinion that the City’s process has not assessed the impacts of the proposals on current land
owners and their quality of life. She is concerned that land owners who choose not to develop
will be subjected to property tax increases,” increased traffic, lights, noise, dust, crime and other
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effects that come with urbanization.” She questions the need for the UGB expansion and states
her opinion that the City’s documents “do not provide any evidence” that the “need for four
additional 5 to 20 acre commercial sites cannot be met by re-designation of surplus industrial
sites currently within the city;” citing a statement by 1000 Friends. She states that City should
revisit its inventory of surplus sites and drop the UGB expansion in the Mill Race area.

Staff response: The Oregon Statewide Planning Goals and state land use planning program
establish the policy framework for preparing and evaluating comprehensive plans and Urban
Growth Boundary changes. The Oregon program seeks to provide a high quality of life for all
Oregon residents. UGB amendments are subject to very prescriptive criteria under Oregon law
(ORS 197.298 and Goal 14 Boundary Location Factors 1-4).

The Goal 14 rule addresses (1) Efficient accommodation of identified land needs; (2) Orderly
and economic provision of public facilities and services; (3) Comparative environmental,
energy, economic and social consequences; and (4) Compatibility of the proposed urban uses
with nearby agricultural and forest activities occurring on farm and forest land outside the UGB.
(emphasis added) The City’s findings (Exhibit F) provide detailed explanation of the City’s
Boundary Location analysis process and how the selected alternative is based on substantial
evidence.

If land in the Mill Race area is added to the UGB as proposed, an owner could seek a plan
amendment, zone change and annexation to allow urban development that meets employment
land needs. Annexation to the City occurs when a property owner chooses to be annexed. Only
their property would be annexed and only their tax assessment would be affected by annexation.
Localized impacts of urban development activity (e.g. traffic, lights, noise, and dust) are
considered and addressed through the subsequent development review process — (e.g. review
of future plan and zoning amendment proposals and future land use applications), as set forth in
the proposed Comprehensive Plan policies and the land use regulations of the Springfield
Development Code.

As explained in Exhibits A-1, A-2, and A-3, the City disagrees with 1000 Friend’s testimony
and Ms. Saul’s reiteration of that testimony in regard to the CIBL/EOA inventory of sites and
land needs. The CIBL/EOA provides ample data and analysis establishing the need for 223
acres of suitable employment land for the 2010-2030 planning period that is not available within
the existing UGB.

The following exhibits to this Briefing Memo provide response to testimony submitted by 1000
Friends and Johnson Crushers/Willamette Water Company:

EXHIBITS:

A-1: Letter from Jeffrey Condit: Interpretational Issues raised by 1000 Friends and Johnson
Crishers International and the Willamette Water Supply Company

A-2: Memo from staff: Supplemental Findings - Response to 1000 Friends Testimony.
A-3: CIBL Inventory Parcel Data

A-4: Memo from staff: Supplemental Findings - Response to Johnson Crushers/Willamette
Water Company Testimony

A-5: Agricultural and Forest Soils ratings — Lane County Land Management Division
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A-6: Letter from Mayor Lundberg in regard to Goshen proposal (January 6, 2015).

B: Memo from City Attorney - Mill Race Area Ownership Information in response to Paul
Dixon testimony

2. Preparing the record of the legislative proceeding for submittal
to DLCD (post-adoption)

An extensive local public record for the 2030 Plan amendment project has been compiled
through the multi-year 2030 Plan public planning process. This record contains the
documentation of the local process and the input into that process provided by members of the
public. The record includes information and opinions submitted by citizens, land owners and
advocacy groups in the form of oral and written testimony before the Springfield and Lane
County Planning Commissions, letters, emails, maps, reports, memoranda and other evidence.
The record contains substantial evidence demonstrating that the City Council has considered a
wide range of policy choices and alternatives for accommodating employment growth within
the existing UGB and in alternative locations around the UGB, and documentation of how the
City refined the proposed 2030 Plan amendments in each subsequent iteration after considerable
analysis and consideration of public input. This record has been available to the public upon
request throughout the duration of the multi-year planning process. Given the length of time
between the first evidentiary hearings and final hearing on the 2030 Plan and UGB
amendments, and the fact that individuals were submitting input over a long period of time, the
record is lengthy. Parties of record were notified of the September 12, 2016 public hearing.

As required by statute, staff and the City Attorney are preparing the record for submittal to
DLCD after conclusion of the local adoption process. This entails 1) identifying the materials
that must be included in the record; and, given the large size of this record, 2) preparing an index
of the record. Staff will present the draft index to the Council and Board at the November 7"
meeting and will post the draft index on the City website. Staff and legal counsel suggest
allowing 7 days for the public to review the draft index and to inform staff by November 14",
5PM of any omissions. If an omission is noted by an individual who previously submitted
information into the record, staff will make corrections as necesssary. This would not be an
opportunity to add new information into the record.

3. Minor edits to draft ordinance

To prepare the ordinance documents for adoption, staff conducted further proofreading of the
ordinance Exhibits B, C, D and E and corrected several minor typographic, grammatical and
document formatting errors and omissions. In doing so, staff found a scrivener’s error in
previously adopted 2011 text amendments to the Metro Plan. The Eugene and Springfield 2011
Ordinance numbers listed on Metro Plan Preface page. iv. were reversed. The text changes were
forwarded to Eugene Planning staff and Eugene approved of the inclusion of this text correction
and change. Lane County staff has reviewed and accepted the changes for inclusion in the
County’s ordinance. Therefore, Exhibit D Metro Plan Text Amendments has been revised to
show the correct Eugene and Springfield ordinance numbers and to incorporate the following
text to Preface p. iv-v as follows (underlined text shows the addition):

Eugene City Council, Ordinance No. 20519
Springfield City Council, Ordinance No0.6304
Lane County Board of Commissioners, Ordinance No. PA 1300
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In 2013, Lane County initiated an amendment of the Metro Plan Boundary east of Interstate
Highway 5 to make the plan boundary coterminous with the Springfield UGB.

Eugene City Council, Ordinance No. 20511
Springfield City Council, Ordinance No. 6288
Lane County Board of Commissioners, Ordinance No. PA 1281

Springfield’s Comprehensive Plan

Springfield has begun a series of Metro Plan amendments to create a city-specific
comprehensive plan. In 2011, the City of Springfield and Lane County adopted the Springfield
2030 Residential Land Use and Housing Element and established a separate UGB for
Springfield pursuant to ORS 197.304 (Springfield Ordinance No. 6268 and Lane County
Ordinance No. PA 1274) In 2014, the City of Springfield 2035 Transportation System Plan was
adopted to serve as Springfield’s local Transportation System Plan (Springfield Ordinance No.
6314 and Lane County Ordinance No. PA 1303). In 2016, the Metro Plan was amended to
reflect adoption of the Economic and Urbanization Elements and expansion of the Springfield
UGB and Metro Plan Boundary to designate land for employment, public facilities, parks and
open space, and natural resources (Springfield Ord. xxxx and Lane County Ord. PA 1304).

BACKGROUND: Co-adoption by Springfield and Lane County of the proposed Springfield
2030 Plan and Urban Growth Boundary amendments to the Eugene-Springfield Metropolitan

Area General Plan (Metro Plan) (2030 Plan amendments) is the next step in Springfield-Lane
County’s multi-year land use planning process to address Springfield’s 20-year land needs. A
complete summary of the proposed amendments was provided in the Council’s agenda packet
for the September 12, 2016 meeting.

RECOMMENDED ACTION/SUGGESTED MOTIONS:

Conduct joint deliberations with the Lane County Board of Commissioners; make a preliminary
decision to adopt/not adopt/adopt with revisions the proposed 2030 Plan amendments as
described in ATT 2 and direct staff to prepare the Final Findings to support Council’s
preliminary decision ; allow seven days for review of the 2030 Plan Record Index; conduct a
third reading and make a final decision by adopting the ordinance on December 5, 2016.
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Staff Report and Supplemental Findings
Springfield 2030 Metro Plan Amendments
November 7, 2016

This report and findings address testimony received at the September 12, 2016 public hearing and prior
to closure of the record (October 14, 2016).

Exhibit A-2 Response to 1000 Friends

Since prior to the first evidentiary hearing on the commercial and industrial lands inventory and
economic opportunities analysis (2010) Springfield staff have provided ample opportunities for 1000
Friends representatives, including Mia Nelson, to give input into the process. Throughout the process,
City staff met with Ms. Nelson upon request, and responded to phone calls and emails requesting data
and information about sites and the CIBL/EOA. In addition to the September 12, 2016 letter, submitted
at the hearing, the record includes memoranda submitted by 1000 Friends (Mia Nelson and her
predecessor Sid Friedman) and corresponding memoranda from the City in response to the earlier 2008
and 2009 drafts of the CIBL/EOA. The City has responded to concerns previously raised by 1000 Friends
and others and the Final CIBL/EOA 2015 reflects significant changes to the land need determination —
resulting in a reduction of land needed in the UGB expansion from 640 to 223 acres of suitable
employment land.

Mia Nelson, representing 1000 Friends of Oregon (1000 Friends) presented oral testimony at the hearing
and submitted written testimony (letter dated September 12, 2016 and attachments) at the hearing.
1000 Friends raised three issues, all related to the need for employment sites as identified in the City’s
CIBL/EOA and the City’s policy response to those needs. Ms. Nelson disagrees with the City’s land need
determination and asserts that other sites should be considered available to reduce the amount of land
needed in the UGB expansion.

The list of sites in the 1000 Friends and “Attachments labelled 1-14”) depict examples of existing
developed Springfield sites, with parcel lines, site development and improvement as they exist in 2016.
It is important to note that the maps and parcel size information submitted is current information, while
the CIBL/EOA reflects the parcel lines and improvement values as of July 2008 for the purposes of the
2010-2030 planning period of the 2030 Comprehensive Plan. Thus Ms. Nelson’s testimony sets up an
apples-to-oranges comparison of some parcels or tax lots as they existed in the 2008 inventory vs.
conditions as they exist today and has potential to confuse decision makers because development, land
divisions and property owner transfers have occurred since July 2008. Exhibit A-3 provides correct
information from the CIBL database to address sites identified in the 1000 Friends letter and
attachments. This information was shared with Ms. Nelson at a meeting with staff Pauly on October 6,
2016. Ms. Nelson was also given a digital copy of the CIBL database, along with information to help her
read the data fields in the MS Access file.
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1000 Friends asserts that the City’s inventory did not properly assess or quantify sites or portions of sites
within the UGB as required under the Goal 9 rule. Subsequently, more land should be assumed
available to meet Springfield’s identified employment land needs via redevelopment on such lands,
reducing the number of sites and overall amount of land needed in the UGB expansion. The letter poses
questions about how specific sites inside the UGB were classified and counted in the CIBL inventory and
provides attachments illustrating sites 1000 Friends thinks should be re-considered and counted as
vacant inventory to meet Springfield’s identified employment land needs.

1000 Friends agrees about the number of large sites Springfield needs, but disagrees with the City’s
proposal as follows:

1. CIBL/EOA assumes excessive size requirements for needed sites in the 20 acres and larger
category;
2. City failed to re-designate surplus industrial sites to meet its commercial deficit/large

commercial and industrial sites are interchangeable.

3. City failed to inventory all existing 20+acre sites.

Staff response:

1000 Friends disagrees with the assumptions and policy choices used in the City’s CIBL/EOA inventory
work, the results of applying those assumptions to determine Springfield’s employment land needs, and
the City’s land use policy choices in response to those needs. The City has considered the issues raised
by 1000 Friends. It is the City’s position that the assumptions used and policy choices made are
consistent with the applicable Oregon Statutes and Administrative Rules and are based on substantial
evidence as explained in the CIBL/EOA and in the City’s findings under Goal 9 and 14.

A common theme runs through the three issues addressed in Ms. Nelson’s testimony dated September
12, 2016 — the use of industrial land in Springfield (as classified in the City’s 2008 CIBL inventory, as
currently used in 2016 and how such land could/should be used in the future). Thus staff’s response
addresses all three interrelated issues raised by 1000 Friends in these findings to explain their
relationship. Staff’s response also links these issues to concerns previously raised by Ms. Nelson and
1000 Friends in response to earlier iterations of the CIBL/EOA in the 2030 planning process.

Potentially redevelopable sites were identified and evaluated for their likelihood to provide suitable
sites to meet identified land needs in the 2010-2030 planning period. The City’s CIBL/EOA includes a
Redevelopment Analysis. Before expanding the UGB to provide a 20-year supply of suitable land sites for
employment growth, the City examined the capacity of land within the existing UGB to accommodate
employment growth through redevelopment. The City’s database, prepared by ECONorthwest, classified
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tax lots as “redevelopable” (CIBL/EOA p. 32 Map 2-6: Potentially Redevelopable Commercial and
Industrial Land City of Springfield).

The City’s CIBL/EOA clearly explains the methodology and criteria ECO used to classify sites in the study
and how “potentially redevelopable” sites were identified for the purpose of the study. (CIBL/EOA pp.
27-38).

As stated in the CIBL/EOA p. 27, only land that is “likely to be redeveloped during the planning period” is

required to be considered as available land to meet the City’s identified site needs, pursuant to OAR
660-009-0005(1) which addresses “non-vacant land that is likely to be redeveloped during the planning
period” as a category of “Developed Land” (emphasis added):

“not all redevelopment is relevant to a buildable land inventory; only redevelopment that adds
capacity for more employment is relevant in the context of Springfield’s commercial and
industrial buildable lands inventory.”

“Redevelopment is development that occurs on a tax lot that creates more employment space
or capacity that the current use, and thus an increase in density on the tax lot.”

The 2030 Plan analysis and policies support accommaodation of all needed employment growth requiring
sites smaller than 5 acres within the existing UGB.

Before expanding the UGB to provide needed employment sites 5 acres and larger, the City identified
and evaluated potentially redevelopable land in sites 5 acres and larger land within the existing UGB to
accommodate employment growth through redevelopment. (CIBL/EOA pp. 27-38).

Ms. Nelson disagrees with the results of applying the assumptions and policy choices used in the CIBL
inventory work. The assumptions used and policy choices made are consistent with the applicable
Oregon Administrative Rules and are based on substantial evidence as explained in the CIBL/EOA.

In the CIBL/EOA pages 27-31, the study author explains how “redevelopment potential can be thought
of as a continuum — from more redevelopment potential to less redevelopment potential.” The author
explains how ECONorthwest (ECO) made the determination of lands with redevelopment potential using
data (improvement to land values) as a gross indicator, by analyzing the resultant data, by applying
sound rationale and professional judgement. ECO sought local input and policy direction from the City
Council to discern which assumptions and policy choices within “a continuum — from more
redevelopment potential to less redevelopment potential” to apply to the study. ECO then applied those
results to the inventory process and found only one tax lot over 20 acres with redevelopment potential
(Table 2-11, page 31, which does not deduct constraints). ECO then looked at all potentially
redevelopable sites from Table 2-11 that were 5 acres and larger (page 33) and provided results in Table
2-12 and, with input from city staff, made a determination of which sites can be considered likely to be
redeveloped during the planning period.

One site larger than 20 acres was assumed as available inventory (CIBL/EOA page 33) in the 20 acre and
larger size category, a site in the Jasper Natron area with multiple constraints on it that has been
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planned and zoned for Special Heavy Industrial use since the 1980’s. The 2030 Plan amendments
address this site, as explained in the City’s Findings Exhibit F.

Issue 1. CIBL/EOA Table 5-2 Average size of needed sites in the 20 acre and larger category. 1000
Friends takes issue with the average size of needed industrial and commercial and mixed use sites

assumed for needed sites in the 20-acre and larger size category. Ms. Nelson asserts that the City erred
when it relied on historic site size data and confidential Quarterly Census of Employment and Wages
(QCEW) data to determine the average size of needed industrial and commercial mixed use sites larger
than 20 acres.

This assertion is contrary to testimony by Ms. Nelson in response to the 2009 Draft CIBL/EOA. In her
letter addressed to Mayor Leiken and the Springfield City Council, dated January 19, 2010, she
requested that the city abandon the more aspirational land need in the 2009 draft CIBL/EOA and stick to
the “historic pattern” of site needs shown in 2009 Draft CIBL/EOA Table C-10. She repeated that same
request in her letter to the Springfield and Lane County Planning Commissions dated March 14, 2010 (p.
6), commenting on the 2009 Draft CIBL/EOA, which identified a need for a 640-acre UGB expansion:

“Table C-10 on page 141 of the EOA identifies the number of needed sites by size based on
historic employment patterns. The final line, however, presents a range of needed sites that is
far greater than the number of sites based on historic development patterns, both for every
specific site size and in aggregate.; and

“We request that the EOA be revised to assume no greater land need than the historic pattern
shown in Table C-10.”

In consideration of the 2010 and other earlier testimony submitted by 1000 Friends and others, the City
revised the CIBL/EOA, and in doing so, relied on substantial evidence about local historic development
patterns. In the Executive Summary (page i-ii) of the CIBL/EOA Final Report, August 15, 2015, the author
explains the revisions made to address feedback received on the 2009 Draft and to respond to recent
legal cases. Primary changes to the document listed include:

“Revision to the number of needed sites, removing the range of needed sites and using historical
data to identify the number and size of needed sites.” (emphasis added)

“Revision to the categories of needed site size, to combine the largest site sizes into one
category: sites 20 acres and larger.”

The revisions to the CIBL/EOA adjusted Springfield’s overall employment land need from 640 to 223

acres.

Now, in her September 12, 2016 letter, Ms. Nelson asserts that by using “historic” site size data, the City
is inappropriately basing future employment site needs on sites utilized by Springfield’s “legacy”
industries such as “existing paper and lumber mills” or warehouse and distribution uses, and that such
uses are a far cry from Springfield’s target industries and their respective site needs. On p. 3 of her letter
Ms. Nelson states:
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“It is clear that most of Springfield’s large industrial sites are home to paper and lumber mills.
The problem is, these are legacy industries that are not among the city’s targeted industries, so
their size is irrelevant to Springfield’s future needs.”

There are several problems with Ms. Nelson’s statement and 1000 Friends' assertion that the
CIBL/EOA’s average site size of sites larger than 20 acres is excessive. First, the City’s policy objective is
to provide suitable large sites for a range of industries to diversify the economy. The City’s choice of
average site size is supported by data in the CIBL/EOA about the need for large sites. Second,
Springfield’s list of target industries," includes such ”legacy” — type industries, and that some of these
will require large sites:

o food processing manufacturing

e wood products manufacturing

e furniture manufacturing

e recreational equipment manufacturing
e specialty foods processing

e green construction firms

e organic food processing

e sustainable logging and/or lumber products manufacturing

alternative energy production

1000 Friends applies the same argument — that “legacy” industries and the size of site they need are
passé — to their assessment of potentially redevelopable heavy industrial sites in Springfield. It seems
that 1000 Friends expects Springfield’s “legacy” industry businesses on sites 5 acres and smaller will all
somehow disappear by 2030, or that industrial uses that require large sites will relocate elsewhere. The
City’s and region’s economic development plans and polices support retention of existing businesses
and growth of existing industrial clusters. This requires retention of existing industrial sites that are
suitable for manufacturing and heavy industry.

Ms. Nelson first raised the issue of “legacy” industries in her January 19, 2010 testimony, p. 3:

“There are a number of “legacy” industries in Springfield, such as the struggling Weyerhaeuser paper
factory and the Rosboro log yard. The mothballed Sony factory is another example...The

future viability of Springfield’s various industries has to be considered when assessing
redevelopment potential.”

! Target industries are listed in CIBL/EOA p. iii-iv, Table S-1 and explained in CIBL/EOA Chapters, 3, 4 and 5.
Springfield’s economic development Objectives and Strategies are discussed in CIBL/EOA Appendix D.
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No one can accurately predict the future, but Goal 9 requires the City to adopt a land needs assessment
and land use policies that are based on an analysis of data about trends to identify economic
opportunities. Springfield’s CIBL/EOA addresses economic opportunities to accommodate job growth
and diversification of the economy.

The 2030 Plan designates land suitable to accommodate a more diverse range of employment uses than
currently exist in the City’s existing inventory of commercial, industrial and mixed use designated land.
The 2030 Plan also maintains a supply of industrially designated and zoned land that is suitable to
accommodate Springfield’s so-called “legacy” industries as they exist today and as they are expected to
operate and grow in the future. This is the portion of Springfield’s land base that is assumed must be
planned and zoned to accommodate existing jobs and forecast growth.

While no one in 2008 may have predicted the substantial local industrial facility re-investments
forthcoming in the so-called “struggling Weyerhaeuser paper factory’, (now International Paper), or in
the complete re-build of the Swanson mill in recent years since the CIBL/EOA, the City’s analysis did
assume that changes in the wood products industry were underway and that the number of jobs in the
industry were in decline. We also knew that the “mothballed Sony factory” had already been
redeveloped to become Oregon Medical Labs, and that the medical and tech cluster in Springfield’s
Gateway/International Way area was growing.

The 2030 land supply must be designated to provide sites suitable to accommodate “target industries”
or the City and region will not be able to provide sites for those jobs the city aspires to. Springfield’s
CIBL/EOA properly balances these more aspirational “target” land needs for specific types, sizes and
locations of sites, with practical and reasonable assumptions about continuation of existing land uses
and redevelopment opportunities within the existing UGB land supply. The CIBL/EOA includes ample
assessment of redevelopment potential. That assessment examined each “potentially redevelopable”
site larger than 5 acres and, based on direction from the City Council in regard to assumptions and based
on the professional judgment of ECONorthwest and local planning staff about each particular site, the
City’s analysis identified sites that are reasonably likely to provide redevelopment opportunities in the
2010-2030 planning period. 1000 Friends now asks the City and County to substitute 1000 Friends
speculative assessment for Springfield’s 8 years of careful data analysis and local policy decisions.

The City’s land base includes so-called “legacy” industrial sites. Unless classified otherwise in the 2008
inventory process, sites that were developed with heavy industrial uses were assumed to be used for
the operation of same or similar uses over the planning period. Springfield’s 2030 Plan maintains the
existing supply of industrial sites larger than 5 acres within the existing UGB to support continued
operational needs of “legacy” industrial uses now and in the future.

1000 Friends seems to be suggesting that the City is required to or should rezone every heavy industrial
site occupied by a use not in the City’s list of “target industries.” She seems to be suggesting that the
City’s analysis must/should assume that those “legacy” use businesses and jobs will disappear and that
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every tax lot will be available for redevelopment for “target industries” within the 20-year plan horizon.
The City disagrees and has no substantial evidence to support such a claim. The local government’s
decision must be based on substantial evidence.

Springfield’s CIBL/EOA properly balances reasonable assumptions about aspirational “target industry®”
land needs for specific types, sizes and locations of sites based on 1) site needs data about “target
industries;” and 2) average sizes of commercial and industrial sites in Springfield.

The CIBL/EOA assumes that the commercial and industrial land base will continue to be needed to
support employment use (as it existed at the time of the 2008 inventory) and to support a sizable
portion of the 46% of employment growth that is assumed to not require vacant land>. Springfield’s
CIBL/EOA is based on reasonable but aggressive assumptions about redevelopment opportunities within
the existing UGB land supply. Springfield’s CIBL/EOA is based on substantial evidence, not speculation.
The purpose of the UGB expansion is to provide employment land sites with characteristics that cannot
be found within the existing UGB. 1000 Friends seems to imply that employers will find sites with the
needed site characteristics within the existing UGB, but has not presented substantial evidence to
explain that hypothesis.

1000 Friends asserts that the City erred by basing the average size of 20-acre and larger sites on “legacy”
industry sites and one-off” developments, and in doing so, improperly inflated the site size for needed
sites in the 20-acre and larger size category. Instead of the 63 and 60 acre average, 1000 Friends
asserts:
“we do not agree with the EOA’s assertion that candidate sites actually need to be much larger
than 20 acres in order to meet that need.” (9-12-16 letter, top of p. 2)

CIBL/EOA Table 5-2 Average size of needed site based on average sizes of sites with employment in
Springfield, Springfield UGB shows that the average size assumed for a site in the 20-acre and larger size

category is 63 acres for industrial and 60 acres for commercial.

Use of confidential data in the CIBL/EOA land need determination analysis. Ms. Nelson questions the

data used in Table 5-2. It is important to note that the City requested data from the Quarterly Census of
Employment and Wages (QCEW) Program to be used by ECONorthwest in the City’s employment land
analysis and the City signed a confidentiality agreement regarding use of that data. The United States
Department of Labor, Bureau of Labor Statistics web page* provides information about QCEW:
“The Quarterly Census of Employment and Wages Program is a cooperative program involving
the Bureau of Labor Statistics (BLS) of the U.S. Department of Labor and the State Employment
Security Agencies (SESAs). The QCEW program produces a comprehensive tabulation of

employment and wage information for workers covered by State unemployment insurance (Ul)
laws and Federal workers covered by the Unemployment Compensation for Federal Employees

? Ibid.
* CIBL/EOA, p. vi. Figure S-1.
* http://www.bls.gov/cew/cewover.htm accessed on October 18, 2016
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(UCFE) program. Publicly available files include data on the number of establishments, monthly
employment, and quarterly wages, by NAICS industry, by county, by ownership sector, for the
entire United States. These data are aggregated to annual levels, to higher industry levels (NAICS
industry groups, sectors, and supersectors), and to higher geographic levels (national, State, and
Metropolitan Statistical Area (MSA)).”

“The QCEW program serves as a near census of monthly employment and quarterly wage
information by 6-digit NAICS industry at the national, State, and county levels. At the national
level, the QCEW program publishes employment and wage data for nearly every NAICS industry.
At the State and area level, the QCEW program publishes employment and wage data down to

the 6-digit NAICS industry level, if disclosure restrictions are met. In accordance with BLS policy,

data provided to the Bureau in confidence are not published and are used only for specified

statistical purposes. BLS withholds publication of Ul-covered employment and wage data for any

industry level when necessary to protect the identity of cooperating employers. Totals at the

industry level for the States and the Nation include the nondisclosable data suppressed within
the detailed tables. However, these totals cannot be used to reveal the suppressed data.”
(emphasis added)

There is substantial evidence in CIBL/EOA to establish that City’s inventory meets State requirements for
such inventories.

There is substantial evidence in CIBL/EOA and in the record documenting and establishing the need for
sites much larger than 20 acres, and the lack of large sites in Springfield, in the Metro area and in the
Oregon to meet the needs of employers who require large sites. 1000 Friends has not challenged that
evidence.

1000 Friends also asserts that the City erred by including large development sites like the Peace Health
RiverBend Medical complex and Gateway Mall shopping center in the historic data used to calculate

Ill

average size of needed commercial mixed use sites, because such sites are atypical “one offs that won’t

be recreated during next 20 years.”

While Springfield certainly aspires to create opportunities for more so-called “one off” developments
(such as the PeaceHealth RiverBend Campus) the 2015 Final CIBL/EOA land need determination, the
2030 Comprehensive Plan and UGB expansion amendments do not address such “one-offs.” The
CIBL/EOA clearly states that such “one off” opportunities are not provided for in the land need
determination and if aspiration to provide sites for “one-offs” were to be included, the City would need
a much larger UGB expansion than the modest expansion proposed.

Issue 1 Conclusion. There is substantial evidence in CIBL/EOA to show that average size of needed sites
the City chose is based on substantial evidence about large sites in Springfield and on substantial
evidence about the needs of the City’s target industry employers. 1000 Friends chooses to ignore or
disregard that evidence.
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Issue 2: City failed to re-designate surplus industrial sites to meet its commercial deficit. Large

commercial and industrial sites are interchangeable.

Citing CIBL/EOA Table 5-1 and OAR 660-0240050(4), 1000 Friends states “there are no significant
differences between the EOA’s site characteristics for industrial and commercial targeted industries on
site larger than 5 acres” and based on that assertion, and on the assumption that “many probably are
suitable,” concludes that the identified deficit of 4 commercial sites in the 5-20 acres range “could easily
be met by strategic re-designation of 4 of the 18 inventoried industrial sites.”

Ms. Nelson implies that that City’s application of the UHA-E plan designation to the lands added to the
UGB demonstrates that the City considers industrial and commercial site needs to be the same or
interchangeable, and from that infers that “many” existing 5-20 acre industrial sites scattered
throughout the existing UGB “probably are suitable” for designation to either employment type. City
disagrees with this assertion. The UHA-E designation establishes urbanizable employment, protects
suitable large parcels from land division, and requires future planning to assign the appropriate
employment plan designation. This is not analogous to meeting commercial-mixed use land needs
through redesignation and rezoning of existing industrial lots.

The City’s inclusion of suitable employment land in the UGB expansion areas that could potentially
accommodate a range of target employers/employment types does not imply, as 1000 Friends suggests,
that any or some industrial sites within the existing UGB should be assumed suitable to meet
commercial-mixed use site needs in the 5-20 acre site size category. The 2030 Plan designates land
suitable to accommodate a more diverse range of employment uses than currently exist in the City’s
existing inventory of commercial, industrial and mixed use designated land. The 2030 Plan also
maintains a supply of industrially designated and zoned land that is suitable to accommodate
Springfield’s so-called “legacy” type industries as they exist today and as they are expected to operate
and grow in the future. This is the portion of Springfield’s land base that is assumed to be planned and
zoned to accommodate existing jobs and a portion of the forecast growth that will not require vacant
land.

1000 Friends seems to imply that industrial land and commercial land are interchangeable. The City
disagrees. The City’s findings under Issue 1 above begin to explain the difference. The Metro Plan and
Springfield Development Code clearly distinguish different types of land for industrial and other
employment uses by providing multiple and differing industrial, commercial and mixed use land use plan
designations and zoning districts to accommodate such uses.

OAR 660-024-0050(1) states: “For employment land, the inventory must include suitable vacant and

developed land designated for industrial or other employment use, and must be conducted in
accordance with OAR 660-009-0015.”
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The City chose to expand UGB to provide suitable land to address this deficit. There is substantial
evidence in CIBL/EOA to set forth the characteristics of needed commercial and mixed use sites and the
City’s findings provide substantial evidence to explain how the proposal meets OAR 660-024-0050(4).
The City’s findings explain how the existing land base in Springfield is assumed to provide sites for
substantial amounts of redevelopment in the 2010-2030 planning period - including land to meet all
residential land needs without expanding the UGB, and sites to provide employment growth that does
not require vacant sites.

See also Exhibit A-1.

Issue 2 Conclusion. 1000 Friends’ suggestion is speculative and does not constitute substantial evidence
the City could rely upon to demonstrate that 4 industrial sites are suitable and could be assumed
available to meet identified need for target industries that require commercial mixed use sites. The

City’s plan must be based on substantial evidence, not speculation.

Issue 3. Failure to inventory all existing 20-acre sites. Citing Table 5-1, 1000 Friends asserts that several

20+ acre sites were not captured in inventory. It is important to note that the materials provided in the
1000 Friends attachments depict tax lots and conditions as they currently exist in 2016, as downloaded
by Mia Nelson from the internet in 2016. The City’s CIBL inventory was completed by ECONorthwest in
July 2008. Some of the lots depicted in the 1000 Friends attachments have changed since the 2008
inventory. See Exhibit A-3. Staff provided the correct inventory information to Mia Nelson, but Ms.
Nelson did not adjust her testimony to reflect the correct inventory data. Thus the correct information
from the CIBL inventory is provided in Exhibit A-3 and explained in these findings.

The CIBL inventory data is based on the tax lot and constraints data available at time of the 2008
inventory. The CIBL is a “snaphot in time” and Springfield is not required to re-inventory previously
inventoried lands to account for changes on or to these sites since the inventory was conducted. The
following information provides response to the testimony submitted.

Wildish Glenwood site. For the purposes of the Commercial and Industrial lands inventory, the

CIBL/EOA concluded that this site does not provide a site in the 20-acre and larger category to meet
identified site needs in the 2010-2030 planning period, based on the lots lines and constraints data as
they existed at the time of the inventory. The FEMA floodway as mapped in 2008 inventory, bisected the
site. A Letter of Map Revision (LOMR) was approved by FEMA subsequent to the inventory. There have
been lot line and ownership changes since the inventory. The middle parcel was purchased by EWEB.
The best data at the time of the inventory was used in the inventory. The CIBL inventory data base file is
the data set used in the analysis, not maps submitted by 1000 Friends.

Brand S Road, Jasper Natron 29 acre mill site 18021000000900 — For the purposes of the Commercial
and Industrial lands inventory, the CIBL/EOA concluded that this site does not provide a site in the 20-

acre and larger category to meet identified site needs in the 2010-2030 planning period, based on the
data as they existed at the time of the inventory. The CIBL inventory is a snap shot in time. The best
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data at the time of the inventory was used in the inventory. The CIBL data base file is the data set used
in the analysis, not maps submitted by 1000 Friends.

Marcola Meadows. For the purposes of the Commercial and Industrial lands inventory, the CIBL/EOA

counted the 44 total commercial acres in the inventory as “master planned,” based on approved
Marcola Meadows Master Plan (CIBL/EOA, pp. 19,74). The CIBL/EOA concluded that this site does not
provide a site in the 20-acre and larger category to meet identified site needs in the 2010-2030 planning
period. Nothing in the approved Master Plan® requires a 20-acre site to be reserved. Although the site
remains vacant at present, the approved Master Plan is still valid and deed restrictions have been
recorded to ensure implementation of the Master Plan including but not limited to: Condition 13
restricting permitted uses to the uses permitted in the Mixed Use Commercial District; Condition 16
restricting limit of commercial buildings to 30 feet when located within 50 feet of LDR District west of
Martin Drive; Condition 18 restricting permitted uses to those uses permitted in the Nodal
Development Overlay District (SDC 3.3-1010B applicable to the Mixed Use Commercial District). The
property abuts low density residential neighborhoods on 3 sides. Page 1-5 of the approved Master Plan
depicts planned locations of 2 residential villages and 5 commercial villages. The commercial villages are
located in 5 separate areas of the property and are proposed to be developed in Phases 2 and 4.

The Commercial Villages in the Master Plan are identified as follows:
Area 3 “Alder Plaza Professional Office” 4.47 gross acres

IM

Area 4 “Marcola Meadows Neighborhood Retail” 14.87 gross acres
Area 5 “Marcola Meadows Main Street Retail” 6.66 gross acres
Area 6 “Marcola Meadows Community Retail” 5.83 gross acres

Area 7 “Marcola Meadows General Retail” 13.77 gross acres

Total commercial villages 45.6 gross acres, 42.28 net acres.

> City File No. LRP2007-00028 The Villages at Marcola Meadows Final Master Plan, approved July 3, 2008, recorded
July 25, 2008.
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The largest “village” is the General Retail village 13.77 acres, where a home improvement store was

proposed. Even if the two “community” and “genera

III

retail villages were combined, the combined site

size of the two lots would be 19.6 acres gross/18.77 acres net, and would not be counted as a 20-acre
site, and does not account for constraints deductions.

The CIBL inventory is a snap shot in time. The best data at the time of the inventory was used in the
inventory. The CIBL data base file is the data set used in the analysis, not maps submitted by 1000

Friends.

Wevyerhaeuser/IP site southern 75 acres.

1000 Friends identities this site as a “grass field with no

improvements.” 1000 Friends asserts that site contains 30 buildable acres on 3 vacant lots and up to 75
acres across all 4 lots, and states “At least 1 20-acre “potentially redevelopable” site should be

counted.”

1000 Friends identified an error in the constraints applied to the site in the CIBL inventory. 1000 Friends
states that ponds/former ponds on the site were erroneously counted as a wetlands constraint in the
CIBL inventory, submitting a 1992 letter from Kenneth Bierly, Oregon DSL Wetlands Program Manager
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(re wetland delineation report for T17S, R2W, Section 32) as evidence. The letter states that DSL will
treat the sites listed in the letter as indicated. The 1992 letter lists Sludge ponds 1, 2 and 3 as “not
regulated under Oregon’s Removal-Fill law;” and states “The proposal to utilize the Sludge Basins or log
pond to an aeration basin would not be regulated by the Division of State Lands. You should consult
with the Corps of Engineers on the application of their regulatory program to the sites.”
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Figure 2

Map excerpt from 1992 letter from Kenneth Bierly, Oregon DSL Wetlands Program Manager re
wetland delineation report for T17S, R2W, Section 32, annotated by staff to highlight location of

sludge ponds in southern portion of site in red.

Staff reviewed the materials submitted and agrees that the City’s constraints data for this parcel
counted the ponds as wetlands. The 2008 CIBL was based on the best available GIS data at the time,
and these ponds were depicted in the Local Wetland Inventory (LWI) data layer used in the inventory.
Springfield’s LWI was approved by DSL in 1998. Staff consulted the Springfield Local Wetland Inventory
and Natural Resources Study to seek references to the identified wetlands and other absolute

constraints on the site.
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Springfield Local Wetland Inventory (Approved by DSL June 15, 1998)

e Wetland code M02. “Probable hydrologic source is subsurface flow and surface runoff. DSL has
accepted Woodward-Clyde delineation as log pond—no DSL jurisdiction. 3.12 acres. David
Evans and Associates wetland determination: YES.

e Letter from Oregon DSL staff Emily Roth, dated June 24, 1994:

O Review of the draft inventory was based on criteria in the 1987 Corps of Engineers
Wetlands Delineation Manual.

0 Wetland identifier M02: DSL jurisdiction NO. Weyerhaeuser settlement pond that was
artificially created from uplands. DSL letter 10/6/92 to David Barrows (DSL file #92-
0222).

0 Wetland identifier M33: DSL jurisdiction YES/NO. Kizer Slough is jurisdictional; the log
ponds are not as determined by DSL in letter dated 10/6/92 to David Barrows
(Woodward Clyde Consultants).
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e Goal 5 Natural Resource Study: site M33A 48" St. and WeyCo Channel. OFWAM: provides
diverse wildlife habitat; hydrologic control function is intact. High Quality Wetlands. Inventories
Riparian Resource. High Quality Resource.“M33 is part of the 48" Street Channel. The channel
is a tributary to a water quality limited watercourse (McKenzie River) and is already protected by
a 50-foot setback and a site plan review requirement.”

1000 Friends suggests that any portion of a site without buildings demonstrates that a site is not needed
by the employer, and thus the City could/should assume the site or a portion of the site as available
inventory to meet identified land needs. The City disagrees with this interpretation. See Exhibit A-1.

The CIBL inventory is a snap shot in time. The best data at the time of the inventory was used in the
inventory —the LWI data in GIS. The CIBL data base file is the data set used in the analysis. At the time
of the inventory, this site was part of the larger Weyerhaeuser Springfield Complex infrastructure. The
City has considered the information submitted, but adding the sludge ponds acres to increase the
number of unconstrained acres on the site does not change the conclusions about this property in the
CIBL inventory for the following reasons.

The City assumed the Weyerhaeuser/IP site as one large industrial complex site. In 2006, the previous

owner Weyerhaeuser Company submitted land use permit plans to the City of Springfield (File no.
DRC2006-00015 Final Site Plan Equivalent Map). Drawing SPM-04-4405 — L-01 entitled “Weyerhaeuser
Springfield Complex” depicts air photo and property features of the entire ownership — including the
so-called “sludge ponds” portion of the site and other lands depicted in the altered air photos and tax
lot maps submitted into the record by 1000 Friends. The 2006 “Site Plan Equivalent Map” filed at the
City clearly depicts the large development area of the site as one entirety the “Weyerhaeuser Springfield
Complex.” The drawing/air photo clearly shows industrial site “development” features on the lots
described in Ms. Nelson’s letter (p. 10-13) as land that “has no improvements and is not being used in
conjunction with the paper mill operation; it is a grass field.” These features include a City sewer running
between 42™ and 48" Streets, rail spurs, rail cars, tanks, roads, paved areas, sawdust/wood chip
stockpiles, outdoor storage, ponds/remains of ponds, and stormwater management system outfall and
monitoring points.

Evidence about this site exists in Springfield File No. DRC 2006-00015. Final Site Plan Equivalent Map
Drawing SPM-04-4405-L-01 depicts for property lines, existing development and conditions on the
ground for the full extent of the Weyerhaeuser Springfield Complex — including the tax lots mentioned
in Ms. Nelson’s letter — as of date of submittal March 2, 2006. The file has a copy of the Assessor’s
Maps for the property as configured in 2006: 17022900 tax lots 2900 and 2902 and lots created through
Partition File No. 2000-11-0229 ‘Weyerhaeuser/Sierra Pine Partition.” It is important to note that the
2006 maps clearly shows the property mentioned in Ms. Nelson’s letter as part of the overall
Weyerhaeuser Springfield Complex, even though the tax lots mentioned in Ms. Nelson’s letter had been
partitioned from the parent lot in 2000. Ownership from Weyerhaeuser to current owner IP EAT Three
LLC was not recorded until August 4, 2008 — after the CIBL inventory was completed by ECONorthwest
(July 2008). The Lane County Real Property Tax Lot Record shows the existing IP EAT Three LLC parcel
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1702320000105 was created from 17023200 00100 in 2009. The Partition Plat map (File No. 2000-11-
0229) indicates that Parcel 1 “not surveyed.”

The Regional Land Information Data Base provides links to archived tax maps and ownership changes for
Lane County Assessor Map 170232000. A deed (No. 2008-44702) transferring property ownership from
Weyerhaeuser Company to IP EAT Three LLC x was recorded at Lane County Deeds and Records on
August 4, 2008. City’s inventory was based on property configurations and ownerships as of July 2008.
Exhibit A Legal Description Pages 10-23 of the deed list 97 easements and exceptions on the property
transferred.

Ms. Nelson asserts that the City erred by not counting on one 20-acre site in this complex to meet the
need for one site 20 acres and larger. The CIBL inventory performed by ECONorthwest relied on the
best available data at the time — a data layer depicting Local Wetland Inventory (LWI) wetlands.
Applying that data layer in the CIBL analysis resulted in the aforementioned “sludge pond” wetlands as
“absolute development constraints.” Had the jurisdictional status of the particular wetland in question
been known and accounted for in the GIS data, fewer acres on the site would have been assumed
constrained, potentially pushing one tax lot classified as “vacant” in the CIBL into the “20 acre” size
category. The fact remains that even if that had been the case, the configuration of the “Weyerhaeuser
Springfield Complex” depicted in the 2006 “Site Plan Equivalent Map” filed at the City would have been
the best available information about the Weyerhaeuser Complex site at the time of inventory. The City
did not have substantial evidence to assume that this important industrial complex would be broken up
in the planning period or that the land occupied by filled in sludge ponds would become available for
redevelopment by 2030 to accommodate the site characteristics of target industries. Staff did not and is
not required to conduct analysis to determine if the sludge ponds/former sludge ponds support
redevelopment. The evidence provided by 1000 Friends does not change this fact.

The City’s CIBL/EOA analysis implements comprehensive plan policies intended to preserve the

industrial land supply and to support expansion of existing industrial uses. The comprehensive plan

(Metro Plan and the applicable refinement plan) designate the entire Weyerhaeuser/IP Complex site for
Heavy Industrial land uses®. The Metro Plan Diagram clearly shows the entire Weyerhaeuser/IP
Complex site is designated Heavy Industrial. The Weyerhaeuser/IP Complex site is located within the
East Main Refinement Plan’ area and is designated for Heavy Industrial use. The East Main Refinement
Plan Diagram clearly shows the entire Weyerhaeuser/IP Complex site is designated Heavy Industrial:

® ORS 197.712(2) ***By adoption of new goals or rules, or the application, interpretation or amendment of existing
goals or rules, the Land Conservation and Development Commission shall implement all of the following... (c)
Comprehensive plans and land use regulations shall provide for at least an adequate supply of sites of suitable
sizes, types, locations and service levels for industrial and commercial uses consistent with plan policies; (d)
Comprehensive plans and land use regulations shall provide for compatible uses on or near sites zoned for specific
industrial or commercial uses.” (emphasis added)

7 Springfield Ordinance 5432
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The Weyerhaeuser/IP Complex site occupies more than 200 acres. The East Main Refinement Plan
(page 13) noted how the growth of residential and commercial development on surrounding lands was
creating conflicts with the industrial use. “As these pressures build it becomes increasingly important to
assure the availability of land for the expansion of industrial uses and the compatibility of those
industrial uses with neighboring residential and commercial property.” The Plan (page 13) provides

Criteria for Industrial Refinement Plan Designation:

East Main Industrial Element Criterion A states:

“Metro Plan policies and the Metro Plan Diagram shall be applied in designating land for

industrial use in East Main.”

Metro Plan policies (p. II-G-7) clearly distinguish the difference between Heavy and Light Medium

Industrial uses and plan designations.

“Heavy Industrial

This designation generally accommodates industries that process large volumes of raw materials
into refined products and/or that have significant external impacts. Examples of heavy industry
include: lumber and wood products manufacturing; paper, chemicals and primary metal
manufacturing; large-scale storage of hazardous materials; power plants; and railroad yards.
Such industries often are energy-intensive, and resource-intensive. Heavy industrial
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transportation needs often include truck and rail. This designation may also accommodate light
and medium industrial uses and supporting offices, local regulations permitting.”

Light Medium Industrial

This designation accommodates a variety of industries, including those involved in the secondary
processing of materials into components, the assembly of components into finished products,
transportation, communication and utilities, wholesaling, and warehousing. The external impact
from these uses is generally less than Heavy Industrial, and transportation needs are often met
by truck. Activities are generally located indoors, although there may be some outdoor storage.

This designation may also accommodate supporting offices and light industrial uses, local
regulations permitting.”

Applicable Metro Plan policies referenced in East Main Criterion A include:
“B.5  Provide existing industrial activities sufficient adjacent land for future expansion.

B.10  Encourage opportunities for a variety of heavy industrial development in Oregon’s second largest
metropolitan area.

B.12  Discourage future Metro Plan amendments that would change development-ready industrial
lands (sites defined as short-term in the metropolitan Industrial Lands Special Study, 1991) to
non-industrial designations.

B.16  Utilize processes and local controls, which encourage retention of large parcels or consolidation
of small parcels of industrially or commercially zoned land to facilitate their use or reuse in a
comprehensive rather than piecemeal fashion.”

(Metro Plan page I11-B-4)

East Main Industrial Element Criterion B states:
“Encourage large blocks of Heavy Industrial land.”

East Main Industrial Element Goal 1 states:

“Encourage the location of new and expanding industrial development in the East Main area
which is compatible with surrounding uses.” Policy 3 states: “where Heavy Industrial Plan
Designations abut residential uses, a 20 foot wide buffer with vegetative screen shall be
required.

East Main Refinement Plan Implementation Element p. 10 states:

“Redesignate lots 170232 301 and 401 from Light-Medium Industrial in order to allow further
expansion of Weyerhaeuser.”
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The City’s policy choices in the CIBL/EOA inventory implement the applicable comprehensive plan
policies of the East Main Refinement Plan in regard to preserving large blocks of land to allow expansion
at the Weyerhaeuser complex heavy industrial uses. In fact, the very parcels identified by Ms. Nelson
were previously redesignated to Heavy Industrial to implement policies enabling expansion of the
Weyerhaeuser heavy industrial complex.

The record provides information about the important rail infrastructure existing at this site.®
OAR 660-009-0015(3)(b) states:

“When comparing current land supply to the projected demand, cities and counties may inventory
contiguous lots of parcels together that are within a discrete plan or zoning district. (Emphasis added)

This provision of the Goal clearly states that the City may inventory contiguous lots or parcels together
that are within a discrete plan or zoning district, but the City is not required to do so. The City has the
discretion to choose.

Definition of vacant applied to log decks and storage yards. See Exhibit A-1.

1000 Friends asserts that log storage yards on an industrial site are not permanent improvements and
thus should be considered “vacant” land and thus must be inventoried as “vacant” per Goal 9 rule
definition.

The City inventoried land in accordance with OAR 660-009-0015. City assessed suitability of “potentially
redevelopable” sites, using criteria based on ECONorthwest professional expertise, and City’s policy
choices, and based on substantial evidence about large sites in Springfield and needs of target industry
employers City hopes to accommodate. CIBL/EOA provides adequate explanation for choices made.

There is substantial evidence in CIBL/EOA and Exhibit F findings to demonstrate compliance with OAR
660-024-0050. Economic Element policies and implementation strategies support the aggressive
redevelopment assumptions used in the CIBL/EOA.

The City made reasonable assumptions about redevelopment potential — and provided adequate
explanation of how those assumptions were made in the 2015 CIBL/EOA. Tax lots identified by Ms.
Nelson were indeed classified as “potentially redevelopable” in the database prepared by
ECONorthwest, as explained in the 2015 CIBL/EOA. Each lot 5 acres and larger and classified as
“potentially redevelopable” in the database was carefully examined.

Maintaining a supply of land designated and zoned to accommodate existing and target Heavy Industrial

land uses. It is important to note that the sites Ms. Nelson says should be counted on as the City’s land
supply are designated and zoned Heavy Industrial (HI). Ms. Nelson seems to be implying that, rather
than expanding the UGB to add large sites to accommodate target industries that require large sites, the

® Union Pacific Industrial land specialist Sandy Lindstrom provided staff with maps of functional rail lines, spurs and
sidings in Springfield. Ms. Lindstrom noted the excellent rail facilities at the Weyerhaeuser complex and stated
that such facilities are difficult to impossible to replicate today.
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City should assume that developed Heavy Industrial-designated and zoned sites or portions of sites
could be re-purposed to accommodate Springfield’s target industry employers. The problem with this
line of reasoning is that it assumes that Springfield does not/should not require a land base suitable for
heavy industrial uses.

Since many of the parcels 1000 Friends has identified (in the 9-12-16 letter and attachments) are
currently designated and zoned for heavy and special heavy industrial use, staff prepared additional
findings to explain uses permitted in these zones, to explain why retention of industrial land — sites
suitable for heavy industrial manufacturing uses, outdoor storage of raw materials and heavy
equipment, rail spur accessibility for freight rail shipments and heavy trucks — is important for
Springfield’s economy. These findings support the City’s policy choice to not assume that all “potentially
redevelopable” sites 5 acres and larger as listed and described in CIBL/EOA will be redeveloped in the
2010-2030 planning period to accommodate the City’s target industry employers that require large sites.

The Metro Plan (p. lI-G-7) describes the Heavy Industrial plan designation:
Heavy Industrial

This designation generally accommodates industries that process large volumes of raw materials
into refined products and/or that have significant external impacts. Examples of heavy industry
include: lumber and wood products manufacturing; paper, chemicals and primary metal
manufacturing; large-scale storage of hazardous materials; power plants; and railroad yards.
Such industries often are energy-intensive, and resource-intensive. Heavy industrial
transportation needs often include truck and rail. This designation may also accommodate light
and medium industrial uses and supporting offices, local regulations permitting.

The Springfield Development Code Section 3.2-405C. describes the Heavy Industrial (HI) Zoning district:

Heavy Industrial District (HI). HI Uses are generally involved in the processing of large volumes of
raw materials into refined materials and/or that have significant external impacts. Heavy
industrial transportation needs often include rail and truck. Examples of these uses are: lumber
and wood products; paper; chemicals and primary metal manufacturing; large scale storage of
hazardous materials; power plants; and railroad yards. Less intensive industrial uses that are
permitted in the LMI District are also permitted in this district.

Land currently designated and zoned Heavy Industrial (HI) or Special Heavy Industrial (SHI) in Springfield

is needed to accommodate existing and future industrial land uses that are permitted only in the Hl or

SHI zones. In Springfield, lumber, wood and paper products land uses are only permitted in the HI or
SHI zones (SDC 3.-4.10). Businesses operating within this category of land use must buy or lease land or
facilities in the HI or SHI zoning district. Without suitable sites zoned for these uses, lumber, wood and
paper products land uses will not be able to operate in Springfield. Rezoning other lands to
accommodate heavy industrial uses is very challenging for local governments because these operations
typically have significant external impacts. Other manufacturing land uses that require Heavy Industrial
zoned sites include but are not limited to recycling facilities, dairy products manufacturing, marijuana
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business production facilities, concrete block and septic tank manufacturing, metal and metal alloy
products, paint products and ice and cold storage plants. Without suitable sites zoned for these uses,
these land uses will not be able to operate in Springfield.

It is important to note that the Springfield Development Code allows “outdoor storage of materials
directly related to a permitted use” only where the permitted use is an allowed use in the zone. Thus,
outdoor storage of raw materials used in the manufacturing uses listed above, including but not limited
to logs, lumber, wood chips, sawdust piles, and the equipment necessary to operate the permitted use

is only allowed in the HI or SHI zone.
The Metro Plan (p. II-G-7) describes the Special Heavy Industrial plan designation:

Special Heavy Industrial

These areas are designated to accommodate relocation of existing heavy industrial uses inside
the urban growth boundary (UGB) that do not have sufficient room for expansion and to
accommodate a limited range of other heavy industries in order to broaden the manufacturing
base of the metropolitan economy and to take advantage of the natural resources of this region.
These areas are also designated to accommodate new uses likely to benefit from local
advantage for processing, preparing, and storing raw materials, such as timber, agriculture,
aggregate, or by-products or waste products from other manufacturing processes.

The Springfield Development Code Section 3.2-405D describes the Special Heavy Industrial (HI) Zoning
district:

Special Heavy Industrial Districts (SHI): These areas are designated to accommodate industrial
developments that need large parcels, particularly those with rail access.

The Metro Plan defines the use of the term “development”:

Development: The construction, reconstruction, conversion, structural alteration, relocation, or
enlargement of any structure; any excavation, landfill, or land disturbance; and any human-
made use or extension of land use. (page V-2)

The Springfield Development Code Section 6.1-110 defines “development” for the purposes of

regulating land use in the Springfield:

Development. Any human-made change to improved or unimproved real estate, including, but
not limited to, a change in use; construction, installation or change of a structure; subdivision
and partition; establishment or termination of a right of access; storage of materials, equipment
or vehicles on the land; drilling and site alteration due to land surface mining, filling, grading,
dredging, paving, excavation or clearing of trees and vegetation. Agricultural uses (including
agricultural structures), when otherwise permitted by the base zoning district, are exempt from
this definition unless agricultural structures are placed within adopted special flood hazard
zones. As used in Section 3.3-400, Floodplain Overlay District, any human-made change to
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improved or unimproved real estate located within the area of special flood hazard, including,
but not limited to, buildings and other structures, mining, dredging, filling, grading, paving,
excavation, or drilling operations. As used in Section 3.4-280C., any activity within the Glenwood
Riverfront portion of the WG Overlay District that would alter the elevation of the land; remove
or destroy plant life; cause structures of any kind to be installed, erected, or removed; or result in
a measurable change of any kind. (emphasis added)

1000 Friends asserts that City erred by not counting portions of developed Heavy Industrial sites as
inventory to meet 2010-2030 employment growth needs. The air photos of the Weyerhaeuser/IP
Complex, Rosboro and Sundance Lumber sites (identified as potential inventory by 1000 Friends) clearly
depict structures, pavement, gravel areas, piles of materials, stormwater management facilities, filled
ponds, and excavated areas, tanks, log decks and outdoor storage on these sites. Outdoor storage is a
permitted use in Heavy Industrial (HI) plan designation and zoning. (Springfield Development Code
Section 3.2-410 Industrial Zoning Districts Schedule of Industrial Use Categories) These areas were
assumed to be necessary for the operations of the heavy industrial employment land use. In fact, such
uses as those depicted choose to buy or lease land designated HI because outdoor storage is integral to
their operations. A business owner purchases, uses, pays taxes, or leases the property it needs to
conduct its business, including the land it needs to accommodate outdoor storage. To assume otherwise
in the inventory would be speculative and poor public policy. The City supports accommodation and
expansion of its existing “legacy” industries and has seen substantial re-investment in local mill facilities
in recent years. The City identified:

e wood products manufacturing

e furniture manufacturing

e recreational equipment manufacturing

e specialty foods processing

e green construction firms

e organic food processing

e sustainable logging and/or lumber products manufacturing
e alternative energy production

as a target industries and assumes that the developed Heavy Industrial sites shown in 1000 Friends
Attachments will continue to contribute to Springfield’s economy.

The City’s economic development strategy seeks to diversify and grow the economy. To achieve that
goal, the City and partner Lane County are adopting the CIBL/EOA and the Springfield 2030
Comprehensive Plan Economic and Urbanization Element policies and implementation measures to
provide a range of sites for economic development.
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Springfield’s target industries have varied site needs. The CIBL/EOA land need determination is based on
the City’s assumptions and policy choices that are centered on accommodating the majority of
employment growth needs within the existing UGB — partly through redevelopment of some sites
inventoried in the CIBL, and in addition to meeting all of the residential growth needs that the City’s
2011- acknowledged plan assumes will be 100% accommodated within the existing UGB. The City
conducted both land inventories and need analyses concurrently and comprehensively. 1000 Friends is
not challenging the City’s aggressive assumptions about accommodating employment growth through
infill and redevelopment. Meeting those assumptions and levels of infill and redevelopment growth
require sites and land. The City’s Comprehensive Plan policies (2030 Plan Residential and Economic
Elements) explain how the City supports redevelopment though planning and zoning, by providing
assistance through the existing Glenwood and Downtown Urban Renewal Districts, and by supporting
other district and corridor planning initiatives.

Issue 3 Conclusion. There is substantial evidence in the CIBL/EOA, the City’s findings and the CIBL data
base in the record to demonstrate the City properly inventoried lands as required by Goal 9. There is
substantial evidence in the CIBL/EOA, the City’s findings and the CIBL data base in the record to
demonstrate the City’s response to land need is consistent with the applicable provisions of Oregon
statutes and administrative rules and applicable provisions of the comprehensive plan.

Conclusion. The City reviewed and considered the information submitted by 1000 Friends and finds that
the information provided does not alter the results of the analysis or the comprehensive policy choices
made based on that analysis.
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Floodway constraint data pre — LOMR

Wildish parcel
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Staff Report and Supplemental Findings
Springfield 2030 Metro Plan Amendments
November 7, 2016

This report and findings address testimony received at the September 12, 2016 public hearing and prior
to closure of the record (October 14, 2016).

Exhibit A-4 Response to Johnson Crushers/ Willamette Water Company testimony

The Law Office of Bill Kloos PC submitted a letter dated August 22, 2016 on behalf of Johnson Crushers
International (JCI). That letter was included in the agenda packet for the September 12, 2016 meeting.
The Law Office of Bill Kloos PC submitted a letter dated October 13, 2016 on behalf of Johnson Crushers
International and Willamette Water Company (JCI/WW). That letter is included in the agenda packet for
the November 7, 2016 meeting. The October 13 letter states that it “summarizes key points from those
letters and discusses evidence submitted during last month’s joint hearing and issues raised during the
course of the UGB expansion process.” Staff’s response to both letters is provided below.

JCI/WW disagrees with the results of the City’s UGB Alternatives Analysis. JCI/WW asserts that the City
erred by not including the Seavey Loop area in the UGB expansion, and thus property owned by Johnson
Crushers International and lands currently served by the Willamette Water Company were wrongly
excluded. JCI/WW asserts that the City’s UGB Alternatives Analysis is not consistent with the ORS
197.298 priority scheme.

The City respectfully disagrees. The City’s findings (Exhibit F) explain and demonstrate how the City’s
analysis and the results of that analysis correctly follow the Commission’s and Court’s interpretation of
the application of Goal 14 factors post McMinnville, following an outline provided by DLCD staff. See
also Exhibit A-1 (letter from Jeffrey Condit). The City’s findings under Goal 9 and Goal 14 (Exhibit F
pages 18-161) provide thorough explanation and ample evidence to justify the need for suitable sites to
meet the City’s economic objectives, including uses with special siting characteristics and the quantity,
type and characteristics of needed sites consistent with the applicable provisions of the law and plan
policies; and how the City’s 2030 plan policies and UGB amendment will provide those suitable sites.
The City’s findings (Exhibit F pages 156-414) provide thorough explanation and ample evidence to justify
the location of the UGB amendment. These findings provide thorough explanation to justify how lands
within the Seavey Loop area were excluded.

All second priority exception parcels were identified, examined and considered.
The City excluded second priority lands that are not buildable:

e excluded Slopes >15%

e excluded Floodway

e excluded Riparian resources

e excluded Wetlands
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The City considered and excluded second priority lands based upon specific land needs (197.298(3)(a)).

The City excluded exception parcels with less than 5 unconstrained acres.
e This step excluded the McKenzie View A; West Jasper/Mahogany; Clearwater; Seavey Loop A, D,
F, and Seavey Loop/Goshen exception parcels from further consideration.

The City considered and excluded second priority lands based upon inability to reasonably provide urban
services due to physical constraints (197.298(3)(b))(Exhibit F, pp. 206-)

e This step excluded McKenzie View B; Mohawk A, B and C; Oxbow/Camp Creek; Jasper Bridge A
and B; Far East B; Wallace Creek; Seavey Loop B, C and E exception parcels because these areas
do not provide and cannot reasonably be expected to be provided with the public water,
wastewater, stormwater and transportation infrastructure and services necessary to serve
urban employment uses due to physical constraints. The City determined that these areas are
not serviceable to meet Springfield’s identified industrial and commercial land use needs during
the 2010-2030 planning period. [OAR 660-009-0005(9)]

All fourth priority parcels were identified, examined and considered. The City considered and excluded
fourth priority lands that are not buildable:

o excluded Slopes >15%

e excluded Floodway

e excluded Riparian resources

e excluded Wetlands

The City considered and excluded fourth priority lands based upon soil capability classification.
e The City excluded unconstrained Seavey Loop lands comprising predominantly Class Il, Class IlI

High Value and Class IV Prime Farmland soils on the basis of agricultural capability classification.

The City’s findings describe the City’s factual basis for addressing soil capability classification (Exhibit F,
page 324-350). See also Exhibit A-5 Agriculture and Forest Soil Ratings, Lane County Land Management
Division, a list of NRCS soil map units that clearly shows Class 3 and 4 soils that are identified as “High
Value Farmland.”

The City considered and excluded fourth priority lands based upon inability to reasonably provide urban
services due to physical constraints (197.298(3)(b)).

e This step confirmed exclusion of Seavey Loop on the basis of inability to reasonably provide
urban services due to physical constraints.

The City considered and excluded fourth priority lands based upon analysis of comparative ESEE
consequences (Goal 14,Boundary Location, Factor 3);

e This step confirmed exclusion of Seavey Loop (contrary to compact urban form, cost inhibitive
infrastructure upgrades, social, cost/benefit, farmland)

The City considered and excluded fourth priority lands based upon analysis of compatibility with
agricultural & forest activities (Goal 14, Boundary Location, Factor 4)
e This step confirmed exclusion of Seavey Loop
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The City disagrees with JCI/WW assertions as follows:

“Note that the exception areas within Area 9, Seavey Loop, are more extensive and more diverse
than other exception areas.”

“Extensive and diverse” are not criteria for prioritizing land under ORS 197.298, Goal 14 or Goal 9 rules.
The City’s Findings (Exhibit F) demonstrate that City evaluated all exception lands in the study area.

“Some of the land is EFU land, but as will be discussed momentarily, that land too is of higher priority
than the EFU lands for areas the proposal recommends for inclusion into the UGB.”

“Again, the evidence in the record demonstrates that the resource lands within the Seavey Loop area
contains lands of lower soil capabilities than do those of the Mill Race area and the northern portion
of the North Gateway area. This is plainly demonstrated in the attached Exhibit 4, which shows soils
classifications by shades of brown. The darker the color, the better the soil and the lower priority.
Exhibit 4 is annotated with yellow clouds around three key areas. It is plainly evident that the Seavey
Loop area includes light to medium shades of brown compared to the medium to dark shades of
brown for the areas staff recommend for inclusion into the UGB. That means the agricultural lands
for Seavey Loop have a higher priority for inclusion in the UGB expansion than the other two areas.
No amount of finagled finding is going to persuade an appellate review body to disregard what their
eyes plainly show them from the Soil Capability and Constraints map”

“The findings misapply ORS 197.298(1)(d) and ORS 197.298(2)”... “But those soils are not the same,
at least not for purposes of UGB expansion analysis.” ....“To the ORS 197.298 statutory priority
scheme, this difference is significant and requires one area (Seavey Loop) to be brought into the UGB
before the other area (Mill Race) if additional land is needed to meet the City's employment land
needs after examination of higher priority lands.”... “The findings do not make this distinction clear.”
...“Seavey Loop consists mostly of Class IV soils and is therefore lighter in color than the Mill Race
area which consists predominantly of Class Il soils.”

The City’s findings address soil capability correctly. JCI/WW fails to do a deeper reading of the
applicable statutes regarding soil capability classifications. The City’s findings (Exhibit F pp. 324-350)
address and apply the correct statutory definitions of high value and prime farmland soils. The City
analyzed all resource land in the UGB study area by soil capability as required by statute. The City’s
findings clearly identify soils and percentages thereof on each parcel. The City’s findings provide
substantial evidence, based on available Natural Resource Conservation Service (NRCS) soil survey data
and distribution of soil units and high value farmland soils on the parcels.

The statutory definitions address high value and prime farmland soils. ORS 197.298 (1)(b) includes the
reference to ORS 215.710 (High-value farmland description for ORS 215.705) cited in City’s findings
Exhibit F, page 167. This portion of the statute clearly recognizes that resource land with High Value soils
is a factor to be considered when applying the priority scheme in the boundary alternative analysis. The
general NRCS soils classification map does not depict the high value agriculture and prime soils listed in
statute. See also Exhibit A-5 Agriculture and Forest Soil Ratings, Lane County Land Management Division,
a list of NRCS soil map units that clearly shows the Class 3 and 4 soils that are identified as “High Value
Farmland.” The City confirmed that it evaluated soils correctly for this purpose with DLCD farm and
forest land specialist staff.
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“That map shows, even with the BPA easement and steep-slope areas excluded, multiple vacant
or near vacant parcels of between 4 and 14 acres, as well as at least one parcel over 30 acres in

size.”

“Note that the findings include the entirety of TL 306, the JCI parcel to the east of S. Franklin
Boulevard, as being 20 acres, whereas Exhibit 5 only includes an 8.8-acre portion of that parcel.
With the full JICI parcel, that would make two individual parcels of at least 20 acres in size
available in Seavey Loop. Each of the above parcels, either individually or collectively for

adjacent vacant parcels”

The City’s analysis as presented in the findings, examined all EFU parcels, in order of priority under ORS
197.298. Constrained acres were deducted from suitable acres. Many UGB expansion concepts and
alternatives were studied, presented for public discussion, evaluated and rejected throughout the multi-
year iterative process, including the concept/concepts depicted in JCI/WW’s attachments. The JCI parcel
east of Franklin is an EFU parcel, not exception land. The “College View” expansion concept was
presented to the Stakeholder Working Group to examine and discuss a concept that would retain a
“buffer” of EFU land west of South Franklin and along the south side of Seavey Loop Road. “The City's
employment land needs have been identified as the need for 4 parcels between 4 and 20 acres totaling
37 acres, and three parcels greater than 20 acres totaling 186 acres.”

“the City and County must first include Seavey Loop before it can look to those other areas to
help meet the City's demonstrated employment land needs. That is what the statutory priority
scheme set forth in ORS 197.298(1) requires.”

“the City cannot leap frog over Seavey Loop simply because it alone cannot meet all of the city's
needs. ORS 197.298 prohibits the City and the County from doing that.”

“if any area is brought into the City of Springfield to meet the identified employment land need,
it must include land in the Seavey Loop area before turning to other areas to bring in the
remaining amount of land needed.”

See Exhibit A-1. The City evaluated these parcels. The City’s findings explain why exception lands and
EFU lands in Seavey Loop are not suitable to meet identified land needs in the 2010-2030 planning

period.

Seavey Loop exception parcels have the same priority as all other exception parcels in the vicinity of the
UGB the City evaluated. Seavey Loop resource parcels, have same or lower priority as all other resource
parcels in vicinity of the UGB the City evaluated. Thus the City is not required to “include land in the
Seavey Loop area before turning to other areas to bring in the remaining amount of land needed.” The
City evaluated and rejected all exception parcels, including Seavey Loop parcels before turning to lower
priority lands resource land under ORS 197.298.

“The findings substantially misrepresent the footprint of the Seavey Loop area under
consideration.
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“Why is it that, when examining the exception areas within Seavey Loop, the analysis breaks the
area down into 6, if not 7 different smaller segments identified as Seavey Loop A through F and
Seavey Loop/Goshen? Why are no other areas similarly broken down?”

The City’s analysis as presented in the findings, examined all parcels in the study area, in order of their
priority under ORS 197.298. City did not “gerrymander” defined study areas in its UGB Alternatives
Analysis. Instead, City conducted a thorough parcel — by parcel analysis to identify potentially suitable
lands, in order of their priority under ORS 197.298.

The City’s discussion of soils (p. 336) in “Seavey Loop area” refers to the greater Seavey Loop area, not
to specific parcels. City’s general discussion of soils in the vicinity of Springfield was included to provide
context and “big picture” for the urbanization study, contrary to JCI/WW’s claim.

Geographic areas with multiple groupings of exception land parcels were broken down into units and
numbered to clearly discuss each grouping of parcels (including Seavey Loop, Far East Springfield,
Mohawk and Wallace Creek) for ease of analysis, identification, and documentation.

“The above begs the question why the analysis failed to recognize that there is one industrially
zoned parcel and three adjacent rural residential parcels that are each greater than 6 acres in
size and are minimally developed”

The City’s findings identified the zoning of each parcel in the study area, including all industrially zoned
parcels and all residentially zoned parcels in the vicinity, and found none to be suitable. Other
industrially and residentially zoned parcels in other UGB study area groupings exist in similar
arrangements to configuration identified by JCI/WW. The City identified, evaluated and rejected them
all and provided substantial evidence to explain why lands are not suitable to meet the identified needs.

“Instead of understanding the opportunity that the Seavey Loop area affords the City of
Springfield to meet its demonstrated economic land needs, the analysis dissects the area so
finely as to make the area unrecognizable as a whole.”

City staff spent considerable time studying the potential suitability of the Seavey Loop area. For
example, the record shows that the City conducted open houses, workshops, visioning sessions and
stakeholder working group meetings to solicit information about the College View study area from a
broad spectrum of stakeholders, as directed by the Springfield City Council. As previously stated, other
areas were “dissected” into smaller units for ease of analysis, identification, and documentation. The
City conducted a thorough parcel — by parcel analysis of potentially suitable lands in order of statutory
priority.

“The findings misapply the ORS 197.298(3) exceptions to the statutory priority scheme.”... “those
statements only pay lip service to the requirements of the exception, at least in the instance of
Seavey Loop,”... “distance of the length involved for Seavey Loop is not a physical constraint, it
simply increases the cost of the utility improvements, something appellate bodies have
concluded is not a permissible consideration.”

“There is evidence in the record that the rough costs were evaluated, which begs the question of
whether it has factored into the recommendation.”

JCI/WW suggests that the City rejected Seavey Loop on the basis of cost to serve and asserts that by
examining cost factors, the City erred. See Exhibit A-1. The City’s findings provide substantial evidence
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to explain the need to provide suitable unconstrained land in its inventory to site target large employers.
To be suitable, land must possess the characteristics of needed sites, including adequate parcel size and
provision of urban services within the 20-year planning period.

The City’s UGB Alternatives Analysis, as set forth in the city’s findings, clearly follows the correct
prioritization and application of Goal 14 Locational Factors as interpreted by the Court in McMinnville
and as advised by DLCD Urbanization specialist staff Gordon Howard. It is not clear whether Mr. Kloos
disagrees with the City’s application of Goal 14 Locational Factors. It is the City’s position that distance
and topography (Willamette River) are physical constraints that preclude provision of urban services
within the 20-year planning period. It is the City’s position that the Willamette River is a substantial
physical barrier between Springfield and Seavey Loop; and that the length, width and physical
configuration of narrow South Franklin Boulevard corridor and I-5 ramp system linking Springfield to the
Seavey Loop area is a physical barrier that creates a high degree of uncertainty about the City’s ability to
support and deliver urban services, including safe, multi-modal access, to potentially suitable parcels
within the 2010-2030 planning period. The corridor is physically and spatially constrained — squeezed
between the freeway verge, railroad tracks and the Willamette River Greenway and State parkland,
creating substantial physical challenges for safe, logical and efficient delivery of urban services in the
planning period.

In order to justify bringing new employment land into the UGB, Statewide Planning Goal 14 requires the
City to consider — as part of our Urban Growth Boundary Location Alternatives Analysis — how public
facilities and services can be provided to serve the lands to be added. For this purpose, public facilities
and services are defined as water, sanitary sewer, storm water management, and transportation
facilities [OAR 660-024-0060 (7)]. Springfield must evaluate and compare “the relative costs, advantages
and disadvantages of alternative UGB expansion areas with respect to the provision of public facilities
and services needed to urbanize alternative boundary locations” [OAR 660-024-0060 (8)]. The
evaluation and comparison must include:

(a) The impacts to existing water, sanitary sewer, storm water and transportation facilities that serve
nearby areas already inside the UGB;

(b) The capacity of existing public facilities and services to serve areas already inside the UGB as well
as areas proposed for addition to the UGB, and

(c) The need for new transportation facilities, such as highways and other roadways, interchanges,
arterials and collectors, additional travel lanes, other major improvements on existing roadways and
the provision of public transit service.

When cities expand UGBs, they must demonstrate that they are bringing in land that can be served with
urban services within the planning period. As part of the Springfield City Council’s review of potential
growth areas to accommodate large site employment needs, Council requested a series of work sessions
to examine many facets involved in expanding the UGB, ability to deliver services being one important
consideration as required by law. In the AIS cover memo for the March 18, 2013 work session entitled
“COMPARING POTENTIAL EMPLOYMENT OPPORTUNITY SITES TO ADDRESS 20-YEAR COMMERCIAL AND
INDUSTRIAL LAND NEEDS, staff stated:
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“Statewide Planning Goal 14 requires the City to compare the relative costs, advantages and
disadvantages of alternative UGB expansion areas with respect to the provision of public
facilities and services. As one necessary step towards completing this requirement, Springfield
cost of infrastructure

|II

engineering and transportation staff prepared rough “planning leve
estimates to compare the cost and difficulty of extending the three City services to each study
area.”

For that March 18, 2013 Council work session, staff provided an attachment entitled “Estimated Cost &
Difficulty of Extending Urban Services” comparing five geographic study areas, Seavey Loop being one.
The memo assigned numeric (1-5) rankings — based on the City Engineer’s professional opinion —to
compare difficulty of providing transportation, stormwater and wastewater services and gave cost
range estimates for each service. The estimated total cost range of >$23->35 Million dollars, compared
with $21- 35 Million dollars for North Gateway — a geographic study area that is partially included in the
City’s UGB expansion— show these cost estimate figures are similar in magnitude. Therefore, it is a leap
for JCI/WW to suggest that the City ruled out Seavey on the basis of this comparative cost analysis. A
greater difference appears, however, in the numeric ranking comparison of “Total difficulty”: 8-11 for
Seavey Loop vs. 7 for North Gateway. It is important to note that this difficulty ranking is not based on
delivery of water service and cost of delivering water service was not included in the cost estimates.

OAR 660-009-0005

(9) "Serviceable" means the city or county has determined that public facilities and transportation
facilities, as defined by OAR chapter 660, division 011 and division 012, currently have adequate capacity
for development planned in the service area where the site is located or can be upgraded to have
adequate capacity within the 20-year planning period.

(11) "Site Characteristics" means the attributes of a site necessary for a particular industrial or other
employment use to operate. Site characteristics include, but are not limited to, a minimum acreage or
site configuration including shape and topography, visibility, specific types or levels of public facilities,
services or energy infrastructure, or proximity to a particular transportation or freight facility such as
rail, marine ports and airports, multimodal freight or transshipment facilities, and major transportation
routes.

(12) "Suitable" means serviceable land designated for industrial or other employment use that provides,
or can be expected to provide the appropriate site characteristics for the proposed use.

Conclusion. JCI/WW has not submitted evidence that land in Seavey Loop provides or can be expected
to provide the appropriate site characteristics to meet Springfield’s identified land needs.

JCI/WW suggests the City should reconsider Goshen. “Goshen” east of I-5 was considered in the study
and rejected. In 2008 ECONorthwest prepared maps of potential study areas. The area appears in the
maps presented to Council on January 12, 2009 (Attachment 1-3). Lands located west of I-5 were not
considered. More recently, the City was asked by Lane County to reconsider Goshen. See Exhibit B for
the City’s response.
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Conclusion. JCI/WW has not submitted evidence that land in Goshen provides or can be expected to
provide the appropriate site characteristics for the proposed use.
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APPENDIX C: Agricultural and Forest Soils Ratings

The Lane County Land Management Division, with technical assistance from Lane Council of Governments, compiled
this data to assist the public in preparing land use applications. The Natural Resources Conservation Service (NRCS)

reviewed the data and methodology.

Douglas Fir  Cu. Ft/  Agricultural High
Map Lane County Site Acre/ Capability Value
Symbol Soil Map Unit Index Year . Class Farmland
" 01A  [Abiquasilty clay loam, 0 - 3% slopes 135 203 1 X
01B Abiqua silty clay loam, 3 - 5% slopes 135 203 2 X
02E  |Astoria silt loam, 5 - 30% slopes 130 193 6
03E Astoria Variant silt loam, 3 - 30% slopes none 6
03G Astoria Variant silt loam, 30 - 60% slopes nene 6
04G Afring-Rock outcrop complex, 30 - 60% slopes ok 81 6
05 Awbrig silty clay loam none 4 X
06 Awbrig-Urban land complex none 4
07B Bandon sandy loam, 0 - 7“'/;';“,§lopes 105 145 3
07C  Bandon sandy loam, 7 - 12% slopes 105 145 3
07F Bandon sandy loam, 12 - 50% slopes 105 145 6
08 Bashaw clay none 4 X
09 Bashaw-Urban land complex none 4
10 Beaches none 8
11C Bellpine silty clay loam, 3 - 12% slopes 115 163 3 X
11D Bellpine silty clay loam, 12 - 20% slopes 115 163 3 X
11E Bellpine silty clay loam, 20 - 30% slopes 115 163 4 X
11F Bellpine silty clay loam, 30 - 50% slopes 115 163 6 '
"12E [Bellpine cobbly silty clay loam, 2 - 30% siopes 115 163 4
13F Blachly clay loam, 30 - 50% slopes - 119 173 6
13G  Blachly clay loam, 50 - 70% slopes 119 173 7
14E Blachly silty clay loam, 3 - 30% slopes 125 184 6
14F  Blachly silty clay loam, 30 - 50% slopes 125 184 6
15E Blachly-McCully clay loam, 3 - 30% slopes H 172 6
16D Bohannon gravelly loam, 3 - 25% slopes 118 171 6
16F  Bohannon gravelly loam, 25 - 50% slopes 118 171 6
T 16H Bohannon gravelly loam, 50 - 90% slopes 118 171 7
17 Brallier muck, drained T none | 4
18 Brallier Variant muck none 5
19 Brenner silty clay loam none 3 X
20B |Briedwell cobbly loam, 0 - 7% slopes 103 141 3 X
21B Bullards-Ferrelo loams, 0 - 7% slopes Hkok 84 3
21C Bullards-Ferrelo loams, 7 - 12% slopes *kk 84 3
21E Bullards-Ferrelo loams, 12 - 30% slopes Hokk 76 4
21G Bullards-Ferrelo Ioams, 30 - 60%'slopes Fxk 76 6
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Douglas Fir  Cu.Ft/  Agricultural High
Map Lane County Site Acre/ Capability Value
Symbol Soil Map Unit Index Year Class Farmland
22 Camas gravelly sandy loam, occasionally flooded none 4
23 Camas-Urban land complex none 4
24 Chapman loam nene 1 X
25 Chapman-Urban land complex none 1 X
26 Chehalis silty clay loam, occasionally flooded ‘none 2 X
27 Chehalis-Urban land complex “none 2 X
28C Chehulpum silt loam, 3 - 12% slopes” none 6* o
28E | Chehulpum silt loam, 12 - 40% slopes none 6
29 Cloquato silt loam none 2 X
30 Clogquato-Urban land complex none 2 X
31 Coburg silty clay loam none 2 . X
32 Coburg-Urban land complex none 2 X
33 Conser silty clay loam none 3 X
34 Courtney gravelly silty clay loam none 4 X
35D Cruiser gravelly clay loam, 3 - 25% slopes 140%* 145 6
35F Cruiser gravelly clay loam, 25 - 50% slopes 140%* 145 6
315G Cruiser gravelly clay loam, 35 - 70% slopes 140%* 145 7
36D Cumley silty clay loam, 2 - 20% slopes 114 162 6
37C Cupola cobbly loam, 3 - 12% slopes 100 136 6
37E  iCupola cobbly loam, 12 - 30% slopes 100 136 6
38 Dayton silt loam, clay substratum none 4 X
39E Digger gravelly loam, 10 - 30% slopes 102 140 6
39F Digger gravelly loam, 30 - 50% sl.o'p'é.é N 102 140 6
400 Digger-Rock outcrop complex, 50 - 85% slopes Hkok 114 7
41C Dixonville silty clay loam, 3 - 12% slopes 109 152 3
~ 41E  Dixonvilie silty clay loam, 12 - 30% slopes 109 152 4
41F  Dixonville silty clay loam, 30 - 50% slopes 109 152 6
"42E Dixonville-Hazelair-Urban land complex, 12 - 35% slopes ook 89 4
43C Dixonville-Philomath-Hazelair complex,3 - 12% slopes LS I R 7' 3
43E Dixonville-Philomath-Hazelair complex, 12 - 35% slopes *kk 63 4 N
44 Dune land T none 8
45C Dupee silt loam, 3 - 20% slopes none 3
46 -Eilertsen silt loam 133 199 2 X
47E Fendall silt loam, 3 - 30% slopes 125 184 6
48 Fluvents, nearly level none | --
“49E  |Formader loam, 3 - 30% slopes 121 176 | 6
- 49G Formader loam, 30 - 60% slopes o 121 176 6
50G Formader-Hembre-Klickitat complex,”gﬁ - 80% slopes *kok 176
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Douglas Fir  Cu.Ft./  Agricultural High
Map Lane County Site Acref Capability Value
Symbol Soil Map Unit Index Year Class Farmland
518 Haflinger-Jimbo complex, 0 - 5% slopes ok 165 6 X
52B Hazelair silty clay loam, 2 - 7% slopes none 3
52D Hazelair silty clay loam, 7 - 20% slopes none 4

53 Heceta fine sand none 4
34D Hembre silt loam, 5 - 25% slopes 127 188 6
54G Hembre sitt loam, 25-60% slopes 127 188 6
55E Hembre-Klickitat complex, 3 - 30% slopes ok 177 6
55G Hembre-Klickitat complex, 30 - 60% slopes rkE 176 T 6

56 Holcomb silty clay loam none 3 x!
57D Holderman extremely cobbly loam, 5 - ':25'% slopes 119%* 113 6
57F Holderman extremely'cobbly loam, 25 - 50% slopes 119** 113 6
57G  |Holderman extremely cgi;bly loam, 50 - 75% slopes 119%* 113 7
58D Honeygrove silty clay loam, 3 - 25% sloﬁés 122 178 6
58F  |Honeygrove silty clay loam, 25 - 50% slopes 122 178 6
59E  Hullt loam, 2 - 30% slopes 121 176 3 X
59G  |Hullt loam, 30 - 60% slopes 121 176 | 6
60D Hummington gravelly loam, 5 - 25% slopes 131%#* 131 6
60F Hummington gravelly loam, 25-50% slopes 131%% 131 6
60G Hummington gravelly loam, 50 - 75% slopes 131%% 131 7 -

61 Jimbo silt loam 121 176 1 X
62B Jimbo-Haflinger complex, 0 - 5% slopes ok 171 1 X
63C  iJory silty clay loam, 2 - 12% slopes 122 178 2 X
63D Jory silty clay loam, 12 - 20% slopes 122 178 3 X
63E . |Jory silty clay loam, 20 - 30% slopés 122 178 4 X
64D Keel cobbly clay loam, 3 - 25% slopes 132%%* 133 6
64F Keel cobbly clay loam, 25 - 45% slopes 132**'_ 133 6
64G Keel cobbly clay loam, 45 - 75% slopes [32%* 133 7
65G Kilchis stony loam, 30 - 60% slopes 90 116 6
65H Kilchis stony loam, 60 - 90% slopes 90 116 7
66D Kinngy cobbly loam, 3 - 20% slopes 122 178 6
67F Kinney cobbly loam, 20 - 50% north slopes 122 178 6
67G Kinney cobbly loam, 50 - 70% north slopes 122 178 7
68F Kinney cobbly loam, 20 - 50% south slopes 122 178 6
68G Kinney cobbly loam, 50 - 70% south slopes 122 178 7
69E Kinney cobbly loam, slump, 3 - 30% slopﬁs 122 178 6
70 Klickitat stony loam, 3 - 30% siopes 112 158 ]
71F Klickitat stony loam, 30 - 50% north slopes 112 | 158 6
71G Klickitat stony loam, 50 - 75% north s]opes 112 158 7
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Douglas Fir ~ Cu.Ft/  Agricultural High
Map Lane County Site Acre/ Capability Value
Symbol Soil Map Unit Index Year Class Farmland
72F Klickitat stony loam, 30 - 50% south slopes 112 158 6
72G Klickitat stony loam, 50 - 75% south slopes 112 158 7
73 Linslaw loam none 3 X!
74B Lint silt loam, 0 - 7% slopes 117 169 3
74C Lint silt loam, 7 - 12% slopes 117 169 3
74D [Lint silt loam, 12 - 20% slopes 117 169 3
74E  |Lint silt loam, 20 - 40% slopes 117 169 4
73 Nalabon sifey sy Tonn — R 5
76 Malabon-Urban land complex Cnone | 1 X
77B Marcola cobbly siity clay loam, 2 - 7% slopes none 4
78 McAlpih silty blay loam none 2 X
79 McBee silty clay loam none 3 X?
80F McCully clay loam, 30 - 35% slopes 118 171 6
180G McCully clay loam, 50 - 70% slopes 118 171 7
$1D McDuff clay loam, 3 - 25% slopes 112 158 6
§1F MecDuff clay loam, 25 - 50% slopes 112 158 6
831G McDuff clay loam, 50 - 70% slopes 112 158 7
82C  'Meda loam, 2 - 12% slopes none 3 X
83B Minniece silty clay loam, 0 - 8% slopes none 6
84D Mulkey loam, 5 - 25% slopes " none 6
85 Natroy silty clay loam " none 4 X
86 Natroy silty clay none 4 X
87" Natroy-Urban land complex none 4 X
88 Nehalem silt loam none : 2 X
89C Nekia silty clay loam, 2 - 12% slopes 113 160 3 X
89D Nekia silty clay loam, 12 - 20% slopes 113 160 3 X
89E Nekia silty clay loam, 20 - 30% slopes 113 160 4
"~ 89F  |Nekia silty clay loam, 30 - 50% slopes 113 160 6
90 Nekoma silt loam none 3
91D Neskowin silt loam, 12 - 20%.si.o.pes none 6
918 Neskowin silt loam, 20 - 40"“%gibpes none 6
92G Neskowin-Salander silt loams, 40 - 60% siopes ‘none | 6
5 R e o 3
94C Netarts fine sand, 3 - 12% slopes none | 6
94E Netarts fine sand, 12 - 30% slopes ~ none 6
95 Newberg fine sandy loam none 2 X
96  INewbergloam none 2 X
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Douglas Fir  Cu.Ft/  Agricultural High
Map Lane County Site Acre/ - Capability Value
Symbol Soil Map Unit ' Index Year Class Farmland
97 Newberg-Urban land complex _hong _ 2 X
98 Noti loam none 4 X |
99H Ochrepts & Umbrepts, very steep none - ‘
100 Oxley gravelly silt loam none 3 |
101 Oxleylﬁfbaﬁ land c'o"n'l'plex hone 3
102C  Panther silty clay loam, 2 - 12% slopes none 6
103C  !Panther-Urban land complex, 2 - 12% slopes none )
104E  {Peavine silty clay loam, 3 - 30% slopes 125 184 6
104G {Peavine silty clay loam, 30 - 60% slopes 125 184 6
105A  {Pengra silt loam, 1 - 4% slopes none 3 X!
106A  {Pengra-Urban land complex, 1 - 4% slopes ' none 3
107C  :Philomath silty clay, 3 - 12% slopes | none &
108C  :Philomath cobbly silty clay, 3 - 12% slopes none 6
108F  iPhilomath cobbly silty clay, 12 - 45% slopes : none 6
109F  {Philomath-Urban land complex, 12 - 45% slopes none 6
110 Pits none 8
111D {Preacher loam, 0 - 25% slopes 128 190 6
111F  ;Preacher loam, 25 - 50% slopes 128 190 6
112G Preacher-Bohannon-Slickrock complex, 50 - 75% slopes hk 188 7
113C  iRitner cobbly silty clay loam, 2 - 12% slopes 107 149 4
113E  :Ritner cobbly silty clay loam, 12 - 30% slopes 107 149 6
113G Riiner cobbly silty clay loam, 30 - 60% slopes 107 149 7
114 Riverwash ‘ none 8
C115H Rockoutcrop-Kllchls éoxﬂﬁlex, 30-90% s'lopés. . *aR 27 8
116G {Rock ountcrop-Witzel complex, 10 - 70% slopes L none 3
117E Salander silt loam, 12 - 30% slopes : 125 184 6
118 Salem gravelly silt loam ' none ‘ 2 X
119 Salem-Urban land complex | none 2 X
120B  iSalkum silt loam, 2 - 6% slopes 116 167 2 X
121B Salkum silty clay loam, 2 - 8% slopes 116 167 2 X
121C Salkum silty clay {oam, 8 - 1'5%'slropes o 116 167 3 X
122 [Saturn clay loam T 123 180 3
123 . [Sifton gravelly loam 124 182 3 X
1241>  |Slickrock gravelly loam, 3 - 25% slopes 137 209 6 -
124F  |Slickrock gravelly loam, 25 - 50% slopes _ 137 209 6
125C  Steiwer loam, 3 - 12% slopes T | none 3
1251 Steiwer loam, 12 - 20% slopes none 4*

Attachment 1, Page 64 of 79




Exhibit A 5-6

Douglas Fir  Cu. Ft/ Agricultural High
Map Lane County Site Acre/ Capability Value
Symbol Soil Map Unit Index Year Class Farmland
| 125F Stetwer loam, 20 - 50% slopes none 6
126F  |Tahkenitch loam, 20 - 45% slopes 124 182 6
126G |Tahkenitch loam, 45 - 75% slopes 124 182 7
127C  [Urban land-Hazelair-Dixonville complex, 3 - 12% slopes Hrk 68 8
128B  [Veneta loam, 0 - 7% slopes B ' 108 150 2 X
129B  |Veneta Variant silt loam, 0 - 7% slopes 124 182 2 X
130 |Waldo silty clay loam none 3
131C  {Waldport fine sand, 0 - 12% slopes none 6
131 Waldport fine sand, 12 - 30% slopes none 7
131G |Waldport fine sand, 30 - 70% élopes none 7
132E  [Waldport fine sand, thin surface, 0 - 30% slopes none 7
133C  ;Waldport-Urban land complex, 0 - 12%sfopes none 6
134 Wapato silty clay loam none 3 x?
135C  [Willakenzie clay loam, 2 - 12% slopes 110 154 3 X
135D |Willakenzie clay loam, 12 - 20% slopes 110 154 3 X
135E [ Willakenzie clay loam, 20 - 30% slopes 110 154 4 X
135F  iWillakenzie clay loam, 30 - 50% slopes 110 154 6
136 Willanch fine sandy loam none 3
137F  Winberry very gravelly loam, 10 - 45% slopes none 7
138E | Witzel very cobbly 10am,3-30%slopes none . 6
‘138G 1 Witzel very cobbly loam, 30 - 75% slopes none 6
139 Woodburn silt loam none 2 X
140 Yaquina loamy fine sand none 4
141 Yaquina-Urban land c&};plei none 4
142G |Yellowstone-Rock outcrop, 10 - 60% slopes “none 7
* Indicates soils which have an irrigated capability class which is different from the non-
irrigated capability class.
** Indicates productivity calculated using 100-year Douglas fir data.
ok Indicates soil complexes with multiple site indices, refer to the CuFt/Acre/Year column for a
composite volume rating for the complex.
"none" Indicates $oil map units that lack site index information on Douglas fir. The soil map unit may
have the capability to produce Douglas fir, but this productivity may be very low to very high.
No site index has been collected by the NRCS due to lack of suitable sites or lack of time and
or funds.
X Only drained areas are high value farmland.
X? Only areas protected from flooding or not frequently flooded during the growing season
are high value farmland.
X Only drained areas that are either protected from fooding or not frequently flooded during the

growing season are high value farmland.
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Source and Description of the Data

Map Symbol

Data Source ’ R
USDA-Soil Conservation Service, September 1987. Soil Survey of Lane County Area, Oregon.

Soil Map Unit

Data Source
USDA-Soil Conservation Service, September 1987, Soil Survey of Lane County Area, Oregon.

Site Index

Data Source
USDA-Natural Resources Conservation Service, August 1997 printout from the National Soils Information System (NASIS).
Soils Database for Lane County, Woodland Management and Productivity table.

Description

These site indices indicate the average height, in feet, that dominant and co-dominant Douglas fir trees attain in 50 years (or
100 years, for the higher elevation series of Cruiser, Holderman, Hummington, and Keel). The site index applies to fully
stocked, even-aged, unmanaged stands. This table lists only site indices for Douglas fir and does not list site indices for soil
complexes. The description under Cubic Feet/Acre/Year explains the composite volume rating in this table for soil
complexes.

Cubig feet/acre/year

Data Source - . .
USDA-Soil Conservation Service, June 1986. Technical Note No. 2 Revised, Culmination of Mean Annual Increment for
Commercial Forest Trees of Oregon.

Description
Converting site index to cubic feet/acre/year expresses productivity as a volume of wood fiber produced. For map units that

are predominantly one soil type, it is straightforward to use the tables in Technical Note No. 2 to look up the cubic
feet/acrefyear that a soil could potentially produce based on the site index in the State Soils Database. Calculating a volume
rating for a complex is more problematic. The NRCS reports site index data for each component of a soil complex but does
not calculate a composite volume for the entire complex. A complex is a soil map unit which has two or more kinds of soil in
such an intricate pattern or so small in area thaf the soils cannot be delineated separately at the scale of mapping.

The methodology used in this table to calculate forest productivity volume ratings for soil complexes involves applying a
weighted average to each component of the complex and then normalizing to base it on 100% excluding the inclusions. The
following example iilustrates this calculation for a soil complex which has a site index for only one of the two components,

43C Dixonville-Philomath-Hazelair complex 3-12%

Actual Normalized Site CuFt/ Normalized %
Component % %% Index Ac/Yr x CuF.t/dc./Year
Dixonville 30% 35% 109 152 54
Philomath 30% 35% - - -
Hazelair 25% 29%
Total 85% 100% 54

Normalized % =

% of Individual Component

100 - (% Inclusions +% Urban Land)
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Agricaltural Capability Class
Data Soyrce
USDA-Natural Resources Conservation Service, August 1997 printout from the National Soils Information System (NASIS).
Soils Database for Lane County, Land Capability and Yields Per Acre of Crops and Pasture table,

Description :

Land capability class, often called agricultural capability class, generally shows the suitability of soils for most kinds of field
crops. The Soil Survey describes capability class: “The soils are grouped according to their limitations for field crops, the
risk of damage if they are used for field crops, and the way they respond to management.” There are eight capability classes,
T through VIII (sometimes written as 1 through 8), indicating progressively greater limitations for use as cropland. The land
capability classification is discussed in USDA Agriculture Handbook No, 210, issued September 1961 and reprinted January
1973.

The NRCS reports both irrigated and non-irrigated capability classes. In Lane County, because of adequate rainfall, the
ratings are the same for irrigated and non-irrigated except for all but two map units (28C, Chehulpum silt loam, 3-12%, and
125D, Steiwer loam, 3-12%). This table lists the non-irrigated capability class. For soil complexes, this table lists only the
capability class of the most predominant soil in the complex (which is the first soil in the name of the map unit).

‘High Value Soils
Data Source

Land Conservation and Development Commission, adopted February 18, 1994. Oregon Administrative Rules, Chapter 660,
Division 33 (OAR 660-33).

Description

The Agricultural Land Rule (OAR 660-33) defines “high value farmland™ as land in a tract composed predominantly of soils
that are prime, unique, Class I or 11, and other soils as specified in the rule. These other soils include the wet clay soils on
valley terraces that are generally used for grass seed production, and moderately sloping soils on low foothills.

NRCS is the agency responsible for classifying soils as prime, unique, or land capability class I through VLI (1 through 8).
The names “prime’ and ‘unique’ are what they imply. Prime soils are the best soils from a national perspective—easy to
farm, suitable for a wide variety of crops, producing the highest yields. NRCS designates unique soils in conjunction with
the state and county so as to recognize soils suited for growing a specialty crop of state or local importance, ¢.g., the soils on
the southern Oregon coast used for growing cranberries and the organic soils in the Willamette Valley used for growing
onions. Lane County has not requested the designation of any unique soils. Class I and II are land capability classes—the
soils in them have the fewest limitations for crop growth. Refer to the description of Agricultural Capability Class
(immediately above) for more information,

Note: The Soil Conservation Service and Natural Resources Conservation Service are the same USDA agency. A name
change to Natural Resources Conservation Service was approved in 1994.
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OFFICE OF THE MAYOR AND CITY COUNCIL

225 FIFTH STREET

t SPRINGFIELD, OR 97477

. OREGON 541.726.3700

FAX 541.726.2363

January 6, 2015 www.springfield-or.gov
Honorable Faye Stewart

Lane County Commissioner
125 E. Eighth Avenue
Eugene, OR 97401

Dear Commissioner Stewart:

Thank you for the suggestion that Springfield explore the possibility of including the Goshen
area in its upcoming urban growth boundary expansion. Irecognize that you and the other
County Commissioners have worked bard to position Goshen as a place that can provide
economic growth that will benefit the entire Lane County area. However, after consulting with
the Council and with staff, ] believe that it would not be in the City of Springfield’s best interest
to inchude a detailed analysis of Goshen as part of its upcoming UGB expansion.

Springfield has been pursuing its potential UGB expansion for eight years and is now nearing the
point of action. Throughout this process we have worked with stake holders, constituents and
opponents. As we monitor the many other jurisdictions that have tried and failed to successfully
navigate the approval process through DLCD and subsequent legal appeals, we have adjusted our
approach and are now at a point where prompt action is important to provide adequate
opportunities to meet the near term employment needs of our community. Including Goshen as a
study area for our UGB expansion will cause additional delay and introduce more risk to an
already challenging process.

As you know, a substantial portion of the Goshen area is west of Interstate 5. I-5 has always
served as a significant border between the Cities of Eugene and Springfield in terms of regional
land use planning. The recent regional planning involving HB 3337 and the recent changes to

* Chapter IV of the Metro Plan use -5 as a point of reference for the jurisdictional responsibilities
of Springfield and Eugene. As a result, asking Springfield to look at Goshen as a potential UGB
expansion might be seen as contrary to some of the underlying principles of that recent regional
work.

UGB expansions are tightly constrained by state laws and regulations. Goshen is not adjacent to
Springfield’s UGB. Consequently, the requirement for Cities to look at land adjacent to the
current UGB for potential UGB expansions might require that other land located between the
current UGB and Goshen should also be studied and evaluated. The City of Springfield is
already analyzing the nearby College View area as a potential UGB expansion area, but a look to
Goshen would most likely also require detailed analysis of other lands such as the area north of
Goshen which, it is my understanding, is already being considered by Eugene in their potential
UGB expansion.
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] appreciate your efforts to think of solutions where our jurisdictions can work together to benefit
our citizens, but for the reasons set out above, I am unable to support including Goshen as a
study area for Springfield’s upcoming UGB expansion. Accordingly, I have asked the City
Manager to direct staff to take no further action with respect to including Goshen within the
Springfield UGB. Should future events dictate a different course of action, I will consult with
you and the Board.

Sincerely yours,

Lo i @/

Christine L. Lundberg
Mayor .
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From: Mary Bridget Smith

To: PAULY Linda

Subject: Millrace Ownership Information for UGB Packet
Date: Friday, October 21, 2016 4:05:52 PM
Attachments: doc02002720161021150617.pdf

Linda,

The information in this email is in response to Paul Dixon’s question about whether the City owned
property in the proposed Millrace Expansion Area.

The proposed Millrace expansion area includes parcels that would be zoned and designated Urban
Holding Area which could be developed in the future. The remaining parcels are zoned Parks and
Open Space and will not be commercially developed. The following table is a list of the Map & Tax
Lot number and the corresponding owner for properties in the proposed Urban Holding Area. Two
of the parcels in this area are owned by the Springfield Utility Board (SUB) and the remaining parcels
are owned by private citizens, but none of the parcels are owned by the City of Springfield. SUB is a
separate entity from the City with its own elected Board Members. However, it was created
through the City of Springfield Charter and as a result, real property conveyances are listed as, “City
of Springfield, acting by and through the Springfield Utility Board” even though the property is
owned by SUB alone. To compound the confusion, reports on the area’s Regional Land
Informational Database (RLID) abbreviate the owner to City of Springfield making it necessary to
check the actual deed to determine the actual owner. The deed for the SUB parcels are attached to
this email.

Map & Tax lot

Owner

18-03-01-00-03700

Springfield Utility Board

18-03-01-00-00502

Springfield Utility Board

18-03-01-00-00501

Johnson Family Trust

18-03-01-00-01900

Curtis and Linda Jones

18-03-01-00-02000

Robert and Lisa Jackson

18-03-01-00-01199

Boverlita de Jesus Reynolds

18-03-01-00-01400

Boverlita de Jesus Reynolds

18-03-01-00-01500

Saul Living Trust

18-03-01-00-01600

Saul Living Trust

18-03-01-00-01701

David Bales

18-03-01-00-01702

David Bales

18-03-01-00-01700

Stephanie Songchild

18-03-01-00-01801

Lawrence and Virginia Schmidt

18-03-01-00-02100

Richard and Rita Proulx

Please share this information in the upcoming packet.

Thank you,
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RETURN TO*
EVERGREEN LAND TITLE CO. |
1651 CENTENNIAL BLVD
SPRINGFIELD, OR 87477 EU [3-8427)

Knife River Corporation — Northwest, Grantor
32260 Old Highway 34

Tangent, Oregon 97389 Lane County Clerk 2014-007614
37 AM

Lane County Deeds & Records

epringpeid Uahty Brard, Grantee RPR-DEED  Cnt=1 Stn=3 CASHIER 1103/05/2014 1000
250 “A” Street $40.00 511,00 $10.00 521,00 Spages $82.00
P. O. Box 300
Springfield, OR 97477

Until a change is requested, all ' After recording, return to:

tax statements shall be sent to the

following address:

Springfield Utility Board Springfield Utility Board

250 “A” Street 250 “A” Street

P. O.Box 300 P. 0. Box 300

Springfield, OR 97477 Springfield, OR 97477

SPECIAL WARRANTY DEED—STATUTORY FORM

Knife River Corporation — Northwest, an Oregon corporation, Grantor, conveys and
specially warrants to City of Springfield, acting by and through the Springfield Utility Board,
Grantee, the real property described in Exhibit A, attached hereto and by reference incorporated
herein (“Property™), free of encumbrances created or suffered by Grantor, except as specifically
set forth in Schedule 1, attached hereto and by reference incorporated herein, together with the
access rights set forth in that certain Declaration Regarding Access Easement which was
recorded on January 22, 2014, at Reception No. 2014-002127 in the Lane County, Oregon,
records, together with a First Amendment to Declaration Regarding Access Easement, granting
the owners of Tax Lots 3700 and 502 emergency access for fire and life safety vehicles and
equipment to South F Street and recorded February 18, 2014 at Reception No. 2014-005538.
Additionally, Grantor assigns to Grantee, without representation or warranty of any kind,
Grantor’s rights under (1) that certain Grant of Easement (Monitoring Wells) which was
recorded on October 10, 2013, at Reception No. 2013-054093, in the Lane County, Oregon,
records, and (2) that certain Grant of Easement (Monitoring Wells) which was recorded on
February 10, 2014, at Reception No. 2014-004604, in the Lane County, Oregon, records
(collectively, the “Grants of Easement”), which Grants of Easement Grantee hereby assumes
and agrees to perform. Grantee shall defend, indemnify and hold Grantor harmless with respect
to any obligations under the Grants of Easement.

Restrictive Covenant
Grantor operates a quarry on the land adjacent to the Property (“Quarry Property”).

The Quarry Property is described in Exhibit B. Grantee agrees that it is purchasing the Property
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knowing of the existence and operation of the quarry on the Quarry Property and hereby
knowingly and voluntarily, on its own behalf and on behalf of its successors and assigns and
their respective lessees, mortgages, invitees, guests, customers, agents, employees and other
users agrees as follows:

1.  Grantee’s Property may be subjected to conditions resulting from sand, gravel
and aggregate extraction and processing activities that occur on the Quarry Property. Sand,
gravel and aggregate extraction and processing activities include, but are not limited to,
extraction, crushing, washing, milling, screening, overburden removal, road construction
and maintenance, sorting, stock piling, batching and blending mineral and aggregate into
asphalt and concrete, transportation, geophysical testing, drilling, blasting and other
uses. These sand, gravel and aggregate extraction and processing activities ordinarily and
necessarily produce noise, dust, traffic, ground vibrations, and other conditions, which
will be controlled within the requirements of local, state and federal laws and regulations,
by Grantor and its successors and assigns. Accordingly, Grantee hereby waives any and
all rights that Grantee may have to object to the sand, gravel and aggregate extraction and
processing activities conducted on the Quarry Property

2. If a legal proceeding is undertaken to enforce any part of this Restrictive
Covenant, the prevailing party shall be entitled to its reasonable costs, including, without
limitation, costs arising out of delayed sand, gravel and aggregate extraction, processing and
sale, and attorney fees before trial, at trial, and on appeal.

3.  Grantee further agrees that the Property shall never be used by Grantee or its
lessees, licensees or successors or assigns for mining of any kind, including, but not limited to,
for the mining of sand, gravel, rock, or minerals, or any commercial sale of materials
excavated on the Property, and Grantor shall have the right to enjoin such activities if this
covenant is violated. In the event of any legal action to enforce any of the restrictions set forth
herein, the prevailing party in such action shall be entitled to recover its reasonable attorney
fees and costs incurred in the trial court and in any appeal therefrom. The term “action” shall
be deemed to include an arbitration and any action commenced in the bankruptcy courts of the
United States and any other court of general or limited jurisdiction. The reference to “costs”
includes, but is not limited to, deposition costs (discovery and otherwise), witness fees (expert
and otherwise), out-of-pocket costs, title search and report expenses, survey costs, surety
bonds and any other reasonable expenses.

4.  Grantor and Grantee agree that this Restrictive Covenant and all covenants
contained herein touch and concern the land, run with the land and bind and benefit the
affected property, including any division or partition thereof, and shall be in perpetuity.
Grantor and Grantee agree that this Restrictive Covenant and the covenants herein shall be
binding upon their transferees, successors, heirs, representatives and assigns.

5.  Grantor and Grantee agree that this Restrictive Covenant only binds Grantee as
owner of the Property and does not restrict Grantee as to any other property that Grantee may
own that is not described in this Deed and does not limit or impair Grantee’s powers or rights
as a governmental or quasi-governmental body to process, adjudicate or make decisions
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concerning matters presented to it for review, approval or adjudication regarding the sand,
gravel and aggregate extraction and processing activities that occur on the Quarry property.
Furthermore, this Restrictive Covenant does not restrict Grantee from raising an objection to
the Quarry operations based on any violation of any federal, state or local laws and regulatlons
or violation of any permits or governmental orders.

Consideration

The true consideration for this conveyance 1s One Million Five Hundred
Thousand and No/100 Dollars ($1,500,000).

Land Use Notice

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON’S
RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336
AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS
2 TO 9 AND 17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2
TO 7, CHAPTER 8, OREGON LAWS 2010. THIS INSTRUMENT DOES NOT
ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN
VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS.
BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON
ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE
APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A
LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS
92.010 OR 215.010, TO VERIFY THE APPROVED USES OF THE LOT OR
PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST
FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO
INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS,
IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND
SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO

[THE BALANCE OF THIS PAGE HAS INTENTIONALLY
BEEN LEFT BLANK; SIGNATURE PAGE FOLLOWS]
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[SIGNATURE PAGE TO DEED]

9 AND 17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7,
CHAPTER 8, OREGON LAWS 2010.

4+
DATED this 4 day of_March ,2014.

KNIFE RIVER CORPORATION —
NORTHWEST, an Oregon corporation

By: K/(/jf'\,

Name: Bm-qh
Title: Pressdent - Nw Rlybh

STATE OF OREGON )
) ss.

County of ; G )

The foregoing instrument was acknowledged before me this 7 day of

> ,2014, by Beyan f- 624y as_Peesmepot  of Knife River
Corporation—Northwest an Oregon corporation, ofl behalf of the corporation.

OFFIGIAL SEAL

GEORGE H BOSCH

NOTARY PUBLIC - OREGON  { & e -
COMMISSION NO. 480054 Notdry Public for s7's/r7

RES AUGUST 05,2017 My commission expires:

The conveyance set forth in this instrument conveying title or interest
to the City of Springfield acting by and through the Springfield Utility
Board is hereby approved and the title or interest conveyed therein is

hereby accepted. _
Doz Lee 3)5 14

Joseph J. Leahy Date
Legal Counsel, Springfield Utility Board
0SB No. 700835
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EXHIBIT A

[LEGAL DESCRIPTION]

Tax Lot 502

Beginning at & point being Noxth 0% 01 Weat 10.00 feet from a brass cap
marking the Southwest corner of the Bast one-half of the Iszac Brigge Donation
tand Claim Mo, 39, in Township 18 South, Range 3 West of the Hillamette
Meridian; thence North g° Gl* West 1519 feet, more or less, to the Scuth bank
of the Mill Race; thenice Southeasterly following along the Southexly bamk of
said Mill Race 760 feet, more or less, to a point which bears North 9% 02¢
West 1390 feet, more or less, and South BS®.23' 36" Bast 535 from the point of
beginning; thence leaving said South bank South 0° 01! Eagt 1390 feet, more
~or less, to a point which bears South §9% 23 36" Bast 535.00 feet from the
point of begiaging; .thence North 88° 23! 36" West 535.00 feet to the point of
beginning,” in Lene County, Oregon.

Tax Lot 701

An area of land in the Northeast quarter and the Northwest quarter of Section 1, Township 18
South, Range 3 West, Willamette Meridian, City of Springfield, Lane County, Oregon, area also
being identified as Tax Lot 701 on Lane County Assessor’s Map 18030100, being more
particularly described as follows:

Beginning at a 5/8” iron rod marking the Southeast corner of said Tax Lot 701 as set on Lane
County Survey File No. 27718; thence North 89°43°46” West 1127.12 feet to a 5/8” iron rod;
thence North 2°14°14” 406.85 feet to a 5/8” iron rod set on the City of Springfield Mill Race also
known as the Booth-Kelly Ditch; thence along the top bank of said mill race the following seven
line calls; thence North 70°50°04” East 65.59 feet; thence North 57°36°21” East 223.64 feet;
thence North 77°35°18” East 252.23 feet; thence South 72°48°34” East 164.27 feet; thence South
89°30°33” East 133.55 feet; thence North 86°29°44” East 229.11 feet; thence South 62°41°34”
East 107.29 feet to a 5/8” iron rod on mill race top of bank; thence South 0°02°34” West 522.52
feet to the point of beginning.

Tax Lot 3700

Beginning at the Southerly Scuthwest corner of the 3saacv8rig?sxnnnatian Land
Claim No. 3%, in Section 1, TounshiE 18 South, Range 3 Kest of the Willamette
Meridian; thence South 83° 30’ 49" East 1228.36 feet along the South boundary
of Isaac Briggs Donation Land Claim ¥o. 39 to the Southeast corner of the West .
one-hz)f of said claim; thence North 00° 07 27 East 1436.80 feet along the
East Tine of the West one-half of said claim to 3 point; thence North 89° 43’
48 West 1126.95 feet to a point: thence South DD° 48° 42" West 470 feet to a

oint; thence North 88° 16’ 18 West 68.42 feet to a poinit; thence South 00

1' 12* test 395.35 feet to a point; thence South 87° 13' 42° West 21.00 feet
1o a point; thence South 00° 24' 47" West 566.44 feet to the point of
beginning, in Lane County, Oregon, 5

Together with an Easement for ingress and egress for Tax Lot 701 and Emergency Access by Fire and Life Safety
Vehicles to Tax Lots 502 and 3700 as contained in;

Declaration Regarding Access Easement including terms and provisions thereof, by instrument Recorded January
22, 2014, Reception No. 2014-002127, as amended by First Amendment to Declaration Regarding Access Easement
Recorded February 18, 2014 Reception No. 2014-005538, Lane County Oregon Records.
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EXHIBIT B
(Description of Quarry Property)

Property described in that certain Statutory Bargain and Sale Deed dated August 31, 2001, and
recorded September 4, 2001, under Reception Number 2001-057607 Records of Lane County,

Oregon

EXCLUDING THEREFROM the real property described in Exhibit A above.
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SCHEDULE 1

[ENCUMBRANCES]

The Assessment Roll and the Tax Roll disclose that the premises herein described have been specially
assessed as Farm Use Land. If the land becomes disqualified for the special assessment under the statute,
an additional tax may be levied and in addition thereto a penalty may be levied if notice or disqualification is
not timely given.

"This report (policy) does not include any search for financing statements or agricultural services, liens
which are filed with the Secretary of State and any matters which would be disclosed, thereby are expressly
omitted from coverage herein."

NOTE: Postponed in 2001 for a total potential tax of $9,576.06.

Rights of the public and of governmental bodies in and to that portion of that portion of the premises herein
described lying below the high water mark of Mill Race and the ownership of the State of Oregon in and to
that portion lying below the high water mark thereof.

Any adverse claim based upon the assertion that the location of Mill Race has moved and that any portion of
the subject property has been created by artificial means or has accreted to such portions so created, or
based on the provisions of ORS 274.905 through 274.940.

Rights of the public in any portion of said premises lying within the limits of streets, roads and highways.

Easement for Power Line, granted to Mountain States Power Company, including the terms and provisions
thereof, by instrument Recorded October 3, 1947, Book 357, Page 585, Reception No. 50133, Lane County
Oregon Records. :

Easement Agreement, including the terms and provisions thereof, between Georgia-Pacific Corporation, and
Pacific Power & Light Company, by instrument Recorded March 30, 1965, Reception Nos. 97391, Lane
County Oregon Records.

Easement, including the terms and provisions thereof, by instrument Recorded August 24, 1989, Reception
No. 88-37796, Lane County Oregon Records.
Said Easement was modified by Quitclaim Deed Recorded February 18, 2014, Reception No. 2014-
005543, Lane County Oregon Records.

Terms and Provisions as contained in Appurtenant Waiver of Right to Object Recorded August 16, 2006,
Reception No. 2006-059048, Lane County Oregon Records.

Terms and Provisions as contained in Appurtenant Waiver of Right to Object Recorded October 24, 2006,
Reception No. 2006-076996, Lane County Oregon Records.

Restrictive Covenant, including the terms and provisions thereof, by instrument Recorded August 20, 2007,
Reception No. 2007-058426, Lane County Oregon Records.

Improvement Agreement including Notice of Potential Assessment Lien, including the terms and provisions
thereof, between the City of Springfield and Knife River Corporation - Northwest, aka Morse Bros. dba Knife
River an MDU Resources Company, by instrument Recorded April 22, 2010, Reception No. 2010-019152,
Lane County Oregon Records.

Grant of Easement (Monitoring Walls), by and between Boverlita de Jesus Reynolds and Knife River
Corporation - Northwest an Oregon Corporation, including the terms and provisions thereof, by instrument
Recorded October 10, 2013, Reception No. 2013-054093, Lane County Oregon Records.
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Declaration Regarding Access Easement, including terms and provisions thereof, by instrument Recorded
January 22, 2014, Reception No. 2014-002127, an amended by First Amendment to Declaration Regarding
Access Easement Recorded February 18, 2014, Reception No. 2014-005538, Lane County Oregon Records.

Grant of Easement (Monitoring Walls), by and between Wesley T. Johnson and Barbara E. Johnson and
Knife River Corporation - Northwest an Oregon Corporation, including the terms and provisions thereof, by
instrument Recorded February 10, 2014, Reception No. 2014-004604, Lane County Oregon Records

Easement for ingress and egress, including the terms and provisions thereof, by instrument Recorded
February 18, 2014, Reception No. 2014-005541, Lane County Oregon Records. (Affects Tax Lots 502 and

3700 only).
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Exhibit B-2

Mary Bridget Smith
Leahy, VanVactor, Cox & Melendy, LLP; 188 W. B St. Bldg. N, Springfield, OR, 97477; Ph: (541)746-9621;
mbs@emeraldlaw.com; emeraldlaw.com

CONFIDENTIALITY NOTICE- Attorney Client/Work Product Privilege: This email is for the sole use of the intended recipient(s) and contains
information belonging to Leahy, VanVactor, Cox & Melendy, LLP that is confidential and/or legally privileged. If you are not the intended
recipient, you are hereby notified that any disclosure, copying, distribution or taking of any action in reliance on the content of this e-
mail information is strictly prohibited. If you have received this email in error, please immediately notify the sender by reply e-mail and

destroy all copies of the original message.
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Knife River Corporation — Northwest, Grantor

~ ExhibitB-3

32260 Old Highway 34
Tangent, Oregon 97389 Lane County Clerk _

Lane County Deeds & Records 201 4 0076 1 4
epringpeid Uahty Brard, Grantee RPR-DEED  Cnt=1 Stn=3 CASHIER 1102/25‘/52014 10057 AN
250 “A” Street $40.00 $11.00 $10.00 21.00 Pes $82.00
P. O. Box 300
Springfield, OR 97477

Until a change is requested, all ' After recording, return to:
tax statements shall be sent to the

following address:

Springfield Utility Board Springfield Utility Board
250 “A” Street 250 “A” Street

P. O.Box 300 P. 0. Box 300
Springfield, OR 97477 Springfield, OR 97477

SPECIAL WARRANTY DEED—STATUTORY FORM

Knife River Corporation — Northwest, an Oregon corporation, Grantor, conveys and
specially warrants to City of Springfield, acting by and through the Springfield Utility Board,
Grantee, the real property described in Exhibit A, attached hereto and by reference incorporated
herein (“Property™), free of encumbrances created or suffered by Grantor, except as specifically
set forth in Schedule 1, attached hereto and by reference incorporated herein, together with the
access rights set forth in that certain Declaration Regarding Access Easement which was
recorded on January 22, 2014, at Reception No. 2014-002127 in the Lane County, Oregon,
records, together with a First Amendment to Declaration Regarding Access Easement, granting
the owners of Tax Lots 3700 and 502 emergency access for fire and life safety vehicles and
equipment to South F Street and recorded February 18, 2014 at Reception No. 2014-005538.
Additionally, Grantor assigns to Grantee, without representation or warranty of any kind,
Grantor’s rights under (1) that certain Grant of Easement (Monitoring Wells) which was
recorded on October 10, 2013, at Reception No. 2013-054093, in the Lane County, Oregon,
records, and (2) that certain Grant of Easement (Monitoring Wells) which was recorded on
February 10, 2014, at Reception No. 2014-004604, in the Lane County, Oregon, records
(collectively, the “Grants of Easement”), which Grants of Easement Grantee hereby assumes
and agrees to perform. Grantee shall defend, indemnify and hold Grantor harmless with respect
to any obligations under the Grants of Easement.

Restrictive Covenant

Grantor operates a quarry on the land adjacent to the Property (“Quarry Property”).
The Quarry Property is described in Exhibit B. Grantee agrees that it is purchasing the Property
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' Exhibit B-4

knowing of the existence and operation of the quarry on the Quarry Property and hereby
knowingly and voluntarily, on its own behalf and on behalf of its successors and assigns and
their respective lessees, mortgages, invitees, guests, customers, agents, employees and other
users agrees as follows:

1.  Grantee’s Property may be subjected to conditions resulting from sand, gravel
and aggregate extraction and processing activities that occur on the Quarry Property. Sand,
gravel and aggregate extraction and processing activities include, but are not limited to,
extraction, crushing, washing, milling, screening, overburden removal, road construction
and maintenance, sorting, stock piling, batching and blending mineral and aggregate into
asphalt and concrete, transportation, geophysical testing, drilling, blasting and other
uses. These sand, gravel and aggregate extraction and processing activities ordinarily and
necessarily produce noise, dust, traffic, ground vibrations, and other conditions, which
will be controlled within the requirements of local, state and federal laws and regulations,
by Grantor and its successors and assigns. Accordingly, Grantee hereby waives any and
all rights that Grantee may have to object to the sand, gravel and aggregate extraction and
processing activities conducted on the Quarry Property

2. If a legal proceeding is undertaken to enforce any part of this Restrictive
Covenant, the prevailing party shall be entitled to its reasonable costs, including, without
limitation, costs arising out of delayed sand, gravel and aggregate extraction, processing and
sale, and attorney fees before trial, at trial, and on appeal.

3.  Grantee further agrees that the Property shall never be used by Grantee or its
lessees, licensees or successors or assigns for mining of any kind, including, but not limited to,
for the mining of sand, gravel, rock, or minerals, or any commercial sale of materials
excavated on the Property, and Grantor shall have the right to enjoin such activities if this
covenant is violated. In the event of any legal action to enforce any of the restrictions set forth
herein, the prevailing party in such action shall be entitled to recover its reasonable attorney
fees and costs incurred in the trial court and in any appeal therefrom. The term “action” shall
be deemed to include an arbitration and any action commenced in the bankruptcy courts of the
United States and any other court of general or limited jurisdiction. The reference to “costs”
includes, but is not limited to, deposition costs (discovery and otherwise), witness fees (expert
and otherwise), out-of-pocket costs, title search and report expenses, survey costs, surety
bonds and any other reasonable expenses.

4.  Grantor and Grantee agree that this Restrictive Covenant and all covenants
contained herein touch and concern the land, run with the land and bind and benefit the
affected property, including any division or partition thereof, and shall be in perpetuity.
Grantor and Grantee agree that this Restrictive Covenant and the covenants herein shall be
binding upon their transferees, successors, heirs, representatives and assigns.

5.  Grantor and Grantee agree that this Restrictive Covenant only binds Grantee as
owner of the Property and does not restrict Grantee as to any other property that Grantee may
own that is not described in this Deed and does not limit or impair Grantee’s powers or rights
as a governmental or quasi-governmental body to process, adjudicate or make decisions
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concerning matters presented to it for review, approval or adjudication regarding the sand,
gravel and aggregate extraction and processing activities that occur on the Quarry property.
Furthermore, this Restrictive Covenant does not restrict Grantee from raising an objection to
the Quarry operations based on any violation of any federal, state or local laws and regulatlons
or violation of any permits or governmental orders.

Consideration

The true consideration for this conveyance 1s One Million Five Hundred
Thousand and No/100 Dollars ($1,500,000).

Land Use Notice

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON’S
RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336
AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS
2 TO 9 AND 17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2
TO 7, CHAPTER 8, OREGON LAWS 2010. THIS INSTRUMENT DOES NOT
ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN
VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS.
BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON
ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE
APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A
LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS
92.010 OR 215.010, TO VERIFY THE APPROVED USES OF THE LOT OR
PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST
FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO
INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS,
IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND
SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO

[THE BALANCE OF THIS PAGE HAS INTENTIONALLY
BEEN LEFT BLANK; SIGNATURE PAGE FOLLOWS]
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[SIGNATURE PAGE TO DEED]

9 AND 17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7,
CHAPTER 8, OREGON LAWS 2010.

4+
DATED this 4 day of_March ,2014.

KNIFE RIVER CORPORATION —
NORTHWEST, an Oregon corporation

By: K/(/jf'\,

Name: Bm-qh
Title: Pressdent - Nw Rlybh

STATE OF OREGON )
) ss.

County of ; G )

The foregoing instrument was acknowledged before me this 7 day of

Mirrest ,2014, by Beyan f- 624y as_Peesmepot  of Knife River
Corporation—Northwest an Oregon corporation, ofl behalf of the corporation.

OFFIGIAL SEAL

GEORGE H BOSCH

NOTARY PUBLIC - OREGON  { & e -
COMMISSION NO. 480054 Notdry Public for s7's/r7

RES AUGUST 05,2017 My commission expires:

The conveyance set forth in this instrument conveying title or interest
to the City of Springfield acting by and through the Springfield Utility
Board is hereby approved and the title or interest conveyed therein is

hereby accepted. _
Doz Lee 3)5 14

Joseph J. Leahy Date
Legal Counsel, Springfield Utility Board
0SB No. 700835
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EXHIBIT A

[LEGAL DESCRIPTION]

Tax Lot 502

Beginning at & point being Noxth 0% 01 Weat 10.00 feet from a brass cap
marking the Southwest corner of the Bast one-half of the Iszac Brigge Donation
tand Claim Mo, 39, in Township 18 South, Range 3 West of the Hillamette
Meridian; thence North g° Gl* West 1519 feet, more or less, to the Scuth bank
of the Mill Race; thenice Southeasterly following along the Southexly bamk of
said Mill Race 760 feet, more or less, to a point which bears North 9% 02¢
West 1390 feet, more or less, and South BS®.23' 36" Bast 535 from the point of
beginning; thence leaving said South bank South 0° 01! Eagt 1390 feet, more
~or less, to a point which bears South §9% 23 36" Bast 535.00 feet from the
point of begiaging; .thence North 88° 23! 36" West 535.00 feet to the point of
beginning,” in Lene County, Oregon.

Tax Lot 701

An area of land in the Northeast quarter and the Northwest quarter of Section 1, Township 18
South, Range 3 West, Willamette Meridian, City of Springfield, Lane County, Oregon, area also
being identified as Tax Lot 701 on Lane County Assessor’s Map 18030100, being more
particularly described as follows:

Beginning at a 5/8” iron rod marking the Southeast corner of said Tax Lot 701 as set on Lane
County Survey File No. 27718; thence North 89°43°46” West 1127.12 feet to a 5/8” iron rod;
thence North 2°14°14” 406.85 feet to a 5/8” iron rod set on the City of Springfield Mill Race also
known as the Booth-Kelly Ditch; thence along the top bank of said mill race the following seven
line calls; thence North 70°50°04” East 65.59 feet; thence North 57°36°21” East 223.64 feet;
thence North 77°35°18” East 252.23 feet; thence South 72°48°34” East 164.27 feet; thence South
89°30°33” East 133.55 feet; thence North 86°29°44” East 229.11 feet; thence South 62°41°34”
East 107.29 feet to a 5/8” iron rod on mill race top of bank; thence South 0°02°34” West 522.52
feet to the point of beginning.

Tax Lot 3700

Beginning at the Southerly Scuthwest corner of the 3saacv8rig?sxnnnatian Land
Claim No. 3%, in Section 1, TounshiE 18 South, Range 3 Kest of the Willamette
Meridian; thence South 83° 30’ 49" East 1228.36 feet along the South boundary
of Isaac Briggs Donation Land Claim ¥o. 39 to the Southeast corner of the West .
one-hz)f of said claim; thence North 00° 07 27 East 1436.80 feet along the
East Tine of the West one-half of said claim to 3 point; thence North 89° 43’
48 West 1126.95 feet to a point: thence South DD° 48° 42" West 470 feet to a

oint; thence North 88° 16’ 18 West 68.42 feet to a poinit; thence South 00

1' 12* test 395.35 feet to a point; thence South 87° 13' 42° West 21.00 feet
1o a point; thence South 00° 24' 47" West 566.44 feet to the point of
beginning, in Lane County, Oregon, 5

Together with an Easement for ingress and egress for Tax Lot 701 and Emergency Access by Fire and Life Safety
Vehicles to Tax Lots 502 and 3700 as contained in;

Declaration Regarding Access Easement including terms and provisions thereof, by instrument Recorded January
22, 2014, Reception No. 2014-002127, as amended by First Amendment to Declaration Regarding Access Easement
Recorded February 18, 2014 Reception No. 2014-005538, Lane County Oregon Records.

Exhibit A to SPECIAL WARRANTY DEED — STATUTORY FORM

C:\Users\Owner\Documents\special warranty deed (v4) (3) escrow.doc
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Exhibit B-8

EXHIBIT B
(Description of Quarry Property)

Property described in that certain Statutory Bargain and Sale Deed dated August 31, 2001, and
recorded September 4, 2001, under Reception Number 2001-057607 Records of Lane County,

Oregon

EXCLUDING THEREFROM the real property described in Exhibit A above.

Exhibit B to SPECIAL WARRANTY DEED — STATUTORY FORM

C:\Users\Owner\Documents\special warranty deed (v4) (3) escrow.doc
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" Exhibit B-9

SCHEDULE 1

[ENCUMBRANCES]

The Assessment Roll and the Tax Roll disclose that the premises herein described have been specially
assessed as Farm Use Land. If the land becomes disqualified for the special assessment under the statute,
an additional tax may be levied and in addition thereto a penalty may be levied if notice or disqualification is
not timely given.

"This report (policy) does not include any search for financing statements or agricultural services, liens
which are filed with the Secretary of State and any matters which would be disclosed, thereby are expressly
omitted from coverage herein."

NOTE: Postponed in 2001 for a total potential tax of $9,576.06.

Rights of the public and of governmental bodies in and to that portion of that portion of the premises herein
described lying below the high water mark of Mill Race and the ownership of the State of Oregon in and to
that portion lying below the high water mark thereof.

Any adverse claim based upon the assertion that the location of Mill Race has moved and that any portion of
the subject property has been created by artificial means or has accreted to such portions so created, or
based on the provisions of ORS 274.905 through 274.940.

Rights of the public in any portion of said premises lying within the limits of streets, roads and highways.

Easement for Power Line, granted to Mountain States Power Company, including the terms and provisions
thereof, by instrument Recorded October 3, 1947, Book 357, Page 585, Reception No. 50133, Lane County
Oregon Records. :

Easement Agreement, including the terms and provisions thereof, between Georgia-Pacific Corporation, and
Pacific Power & Light Company, by instrument Recorded March 30, 1965, Reception Nos. 97391, Lane
County Oregon Records.

Easement, including the terms and provisions thereof, by instrument Recorded August 24, 1989, Reception
No. 88-37796, Lane County Oregon Records.
Said Easement was modified by Quitclaim Deed Recorded February 18, 2014, Reception No. 2014-
005543, Lane County Oregon Records.

Terms and Provisions as contained in Appurtenant Waiver of Right to Object Recorded August 16, 2006,
Reception No. 2006-059048, Lane County Oregon Records.

Terms and Provisions as contained in Appurtenant Waiver of Right to Object Recorded October 24, 2006,
Reception No. 2006-076996, Lane County Oregon Records.

Restrictive Covenant, including the terms and provisions thereof, by instrument Recorded August 20, 2007,
Reception No. 2007-058426, Lane County Oregon Records.

Improvement Agreement including Notice of Potential Assessment Lien, including the terms and provisions
thereof, between the City of Springfield and Knife River Corporation - Northwest, aka Morse Bros. dba Knife
River an MDU Resources Company, by instrument Recorded April 22, 2010, Reception No. 2010-019152,
Lane County Oregon Records.

Grant of Easement (Monitoring Walls), by and between Boverlita de Jesus Reynolds and Knife River

Corporation - Northwest an Oregon Corporation, including the terms and provisions thereof, by instrument
Recorded October 10, 2013, Reception No. 2013-054093, Lane County Oregon Records.

Schedule 1 to SPECIAL WARRANTY DEED — STATUTORY FORM

C:\Users\Owner\Documents\special warranty deed (v4) (3) escrow.doc
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Exhibit B-40

Declaration Regarding Access Easement, including terms and provisions thereof, by instrument Recorded
January 22, 2014, Reception No. 2014-002127, an amended by First Amendment to Declaration Regarding
Access Easement Recorded February 18, 2014, Reception No. 2014-005538, Lane County Oregon Records.

Grant of Easement (Monitoring Walls), by and between Wesley T. Johnson and Barbara E. Johnson and
Knife River Corporation - Northwest an Oregon Corporation, including the terms and provisions thereof, by
instrument Recorded February 10, 2014, Reception No. 2014-004604, Lane County Oregon Records

Easement for ingress and egress, including the terms and provisions thereof, by instrument Recorded
February 18, 2014, Reception No. 2014-005541, Lane County Oregon Records. (Affects Tax Lots 502 and

3700 only).

Schedule 1 to SPECIAL WARRANTY DEED — STATUTORY FORM

C:\Users\Owner\Documents\special warranty deed (v4) (3) escrow.doc
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CITY OF SPRINGFIELD, OREGON
ORDINANCE NO. (GENERAL)

AN ORDINANCE AMENDING THE SPRINGFIELD URBAN GROWTH BOUNDARY; THE
EUGENE-SPRINGFIELD METROPOLITAN AREA GENERAL PLAN (METRO PLAN) TEXT
AND DIAGRAM TO AMEND THE METRO PLAN BOUNDARY, ADOPT THE SPRINGFIELD
2030 COMPREHENSIVE PLAN (2030 PLAN) ECONOMIC AND URBANIZATION
POLICY ELEMENTS AND ASSIGN PLAN DESIGNATIONS TO NEWLY URBANIZABLE
LANDS; THE SPRINGFIELD ZONING MAP TO ASSIGN NEW ZONING; THE
SPRINGFIELD DEVELOPMENT CODE TO ADD SECTIONS 3.2-915 — 3.2-930
ESTABLISHING THE AGRICULTURE-URBAN HOLDING AREA LAND USE ZONING
DISTRICT (AG); ADOPTING A SEVERABILITY CLAUSE; AND PROVIDING AN
EFFECTIVE DATE

WHEREAS, the City of Springfield and Lane County adopted a coordinated population forecast
(City of Springfield Ordinance No. 6248 on October 19, 2009; Lane County Ordinance No. PA-
1261 on October 28, 2009) that estimated the City of Springfield’s population including the
Metro Urban Area East of Interstate 5 to be 81,608 in 2030; and

WHEREAS, the City of Springfield and Lane County adopted a separate Springfield Urban
Growth Boundary (City of Springfield Ordinance No. 6268 on June 20, 2011; Lane County
Ordinance PA-096018 on July 6, 2011); and

WHEREAS, the City of Springfield and Lane County adopted an amendment to the Metro Plan
Diagram to reflect a new Metro Plan Boundary that is coterminous with the City of Springfield

Urban Growth Boundary east of Interstate 5 (City of Springfield Ordinance No. 6288 on March
18, 2013; Lane County Ordinance No. PA-1281 on June 4, 2013); and

WHEREAS, the City of Springfield, Lane County and the City of Eugene adopted amendments
to the Metro Plan that provide a process for amending the Metro Plan to allow each city to
determine the extent to which particular sections in the Metro Plan will apply to an individual
City, as each jurisdiction establishes its own Urban Growth Boundary, 20-year land supply and
city-specific comprehensive plan (City of Springfield Ordinance No. 6332 on December 1, 2014;
Lane County Ordinance No. PA 1313 on November 12, 2014; and City of Eugene Ordinance No.
20545 on November 25, 2014); and

WHEREAS, the City of Springfield commissioned ECONorthwest to prepare the Commercial and
Industrial Buildable Lands Inventory and Economic Opportunities Analysis outlining Springfield’s
employment needs for the next 20-year planning period ending in 2030, attached as Exhibit B-
2; and

WHEREAS, the Springfield Commercial and Industrial Buildable Lands Inventory, Economic
Opportunities Analysis and Economic Development Objectives and Implementation Strategies
determined that the City of Springfield has a deficit of industrial and commercial mixed-use
employment sites larger than 5 acres and that deficit requires an expansion of the Urban
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Growth Boundary of 223 suitable acres to accommodate the employment needs for the 20-year
planning period ending 2030; and

WHEREAS, the acknowledged 2011 Springfield Residential Land & Housing Needs Analysis
determined that Springfield had a deficit of 300 acres of public/semi-public land to meet Parks
and Open Space needs for the 20-year planning period ending 2030; and

WHEREAS, timely and sufficient notice of the public hearings, pursuant to Springfield
Development Code Section 5.2-115, has been provided; and

WHEREAS, the Springfield and Lane County Planning Commissions conducted joint public
hearings on the Metro Plan and 2030 Plan amendments on February 17, 2010, March 16, 2010
and May 4, 2010 and forwarded recommendations to the Springfield City Council and Lane
County Board of Commissioners; and

WHEREAS, the Springfield Planning Commission conducted a public hearing on December 18,
2013 and forwarded recommendations to both the Springfield City Council and Lane County
Board of Commissioners on the proposed AG Land Use Zoning District; and

WHEREAS, the Springfield City Council and Lane County Board of Commissioners held joint
public hearings on these amendments on September 12, 2016 and; and is now ready to take
action based on the above recommendations and evidence and testimony already in the record
as well as the evidence and testimony presented at the joint elected official’s public hearing;
and

WHEREAS, the City of Springfield provided several opportunities for public involvement
including but not limited to open houses, citizen advisory committees and technical advisory
committees; and

WHEREAS, substantial evidence exists within the record demonstrating that the proposal
meets the requirements of the Metro Plan, Springfield Development Code and applicable state
and local law as described in the findings attached as Exhibit F, and which are adopted in
support of this Ordinance.

NOW THEREFORE, THE COMMON COUNCIL OF THE CITY OF SPRINGFIELD ORDAINS AS
FOLLOWS:

Section 1. The Springfield Urban Growth Boundary is amended to satisfy Springfield’s
established need by adding 257 acres of suitable employment land on 273 gross acres in the
North Gateway and Mill Race expansion areas, designating 53 acres of land located within the
FEMA Floodway in the North Gateway expansion area as Natural Resource and also expanding
the Springfield Urban Growth Boundary to include 455 acres of existing Public, Parks and Open
Space Land as depicted in Exhibits A-2, C-1, and C-2 attached hereto and incorporated by this
reference.

Section 2. The Metro Plan text and diagram are hereby amended to adopt the “Urban
Holding Area- Employment” (UHA-E) Plan Designation and to assign the UHA- E plan
designation to 273 of acres of land; to assign the “Public/Semi Public” plan designation to 455
acres of land; and to assign the “Natural Resource” plan designation to the 53 acres of land
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located in the FEMA Floodway in the North Gateway expansion area as Natural Resource and as
set out in Exhibit A-2 and D attached hereto and incorporated by this reference.

Section 3. Pursuant to Statewide Planning Goal 9, the Metro Planis amended to adopt
Springfield’s city-specific Springfield 2030 Comprehensive Plan Economic Element including
Economic Development Goals, Policies and Implementation Strategies as well as its Technical
Supplement the Springfield Commercial and Industrial Buildable Lands Inventory, Economic
Opportunities Analysis, which will replace the Springfield Commercial Lands Study, as set out in
Exhibit B, attached hereto and incorporated by this reference.

Section 4. Pursuant to Statewide Planning Goal 14, the Metro Planis amended to adopt
Springfield’s city-specific Springfield 2030 Comprehensive Plan Urbanization Element including
Urbanization Goals, Policies and Implementation Strategies as set out in Exhibit C, attached
hereto and incorporated here by this reference.

Section 5. The Metro Plan text is amended in Chapter Il, Section C: Growth
Management; Chapter 11, Section E: Urban and Urbanizable Land; Chapter Ill, Section B:
Economic Element reflecting that these sections no longer apply to Springfield and have been
replaced by the city-specific Springfield 2030 Comprehensive Plan Economic and Urbanization
Elements; also amended in Chapter Il Section G to add the UHA-E land use designation,
remove the Springfield specific reference to the Natron Special Heavy Industrial (SHI) site and
change footnotes 11 and 12 to add a reference for this ordinance; also amended the Preface to
correct scrivener’s error in ordinance numbers and to list adopted elements of Springfield's city-
specific comprehensive plan; as contained in Exhibit D attached hereto and incorporated by this
reference.

Section 6. The Metro Plan Diagram is hereby amended to move the Metro Plan
Boundary to be coterminous with the amended Springfield Urban Growth Boundary.

Section 7. The Springfield Development Code is hereby amended to adopt the
“Agriculture- Urban Holding Area” (AG) Land Use Zoning District as reflected in Exhibit E
attached hereto and incorporated by this reference.

Section 8. The Springfield Zoning Map is hereby amended to assign “Agriculture- Urban
Holding Area” (AG) zoning to 328 acres of land and “Public Land and Open Space” (PLO) to 455
acres of land as reflected in Exhibit A-3 attached hereto and incorporated by this reference.

Section 9. The findings set forth in Exhibit F are adopted as findings in support of this
Ordinance.

Section 10. The prior policies and plan designations changed by this Ordinance remain
in full force and effect to authorize prosecution of persons in violation thereof prior to the
effective date of this Ordinance.

Section 11. If any section, subsection, sentence, clause, phrase or portion of this
Ordinance is for any reason held invalid or unconstitutional by a court of competent jurisdiction,
such portion constitutes a separate, distinct, and independent provision and such holding shall
not affect the validity of the remaining portion thereof.
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Section 12. The effective date of this Ordinance as provided in the Chapter IX of the
Springfield Charter and Section 2.110 of the Springfield Municipal Code, is 30 days from the
date of passage by the Council and approval by the Mayor or upon the date that the Lane
County Board of Commissioners adopts an ordinance approving the same amendments as
described in Sections 1- 9 of this Ordinance.

ADOPTED by the Common Council of the City of Springfield this ___ day of ,

by a vote of for and against.
APPROVED by the Mayor of the City of Springfield this day of :
Mayor
ATTEST:

City Recorder
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Ordinance , Exhibit A

Proposed amendments to Eugene-Springfield

Metropolitan Area General Plan (Metro Plan) Diagram, Metro Plan Boundary,

Springfield Urban Growth Boundary, and Springfield Zoning Map

The following amendments to the Metro Plan are necessary to support the

Springfield 2030 Comprehensive Plan amendments:

A-1

A-2

A-3

A-4

Proposed UGB & Metro Plan Boundary Amendment (Metro Plan Boundary to be
coterminous with amended UGB)

Proposed Metro Plan Designations
Proposed Zoning Map Amendments
North Gateway and Mill Race UGB Expansion Areas

List of affected tax lots
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Exhibit A 1 b-1
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SPRINGFIELD 2030 COMPREHENSIVE
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Exhibit A 2-3
SPRINGFIELD 2030 COMPREHENSIVE PLAN: Proposed Plan Designation - Willamalane Properties R
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Exhibit A 3-1
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Exhibit A 3-2

SPRINGFIELD 2030 COMPREHENSIVE PLAN: Proposed Zoning - North Gateway
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Exhibit A 4-2
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Ordinance , Exhibit B

Proposed amendments to Eugene-Springfield Metropolitan Area General Plan
(Metro Plan) to adopt the Springfield 2030 Comprehensive Plan Economic
Element and its Technical Supplement — the Springfield Commercial and
Industrial Buildable Lands Inventory and Economic Opportunities Analysis
(CIBL/EOA) — as Springfield’s comprehensive plan in compliance with Statewide
Planning Goal 9, Economic Development. The Economic Element contains city-
specific goals, policies, implementation measures and findings to address
Springfield’s land needs for economic development and employment growth for
the 2010-2030 planning period, replacing Metro Plan Economic Element policies
applicable to lands within Springfield’s jurisdictional area.

B-1  Springfield 2030 Comprehensive Plan Economic Element

B-2  Technical Supplement to the Springfield 2030 Comprehensive Plan Economic Element:
Springfield Commercial and Industrial Buildable Lands Inventory and Economic
Opportunities Analysis for the Planning Period 2010-2030
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Metro Plan Amendment
Springfield Ordinance , Lane County Ordinance

SPRINGFIELD 2030 COMPREHENSIVE PLAN
ECONOMIC ELEMENT

OVERVIEW

The Springfield 2030 Comprehensive Plan (2030 Plan) is currently being developed as
Springfield’s new land use comprehensive plan policy document applicable to Springfield’s
jurisdictional area of the Metro Plan. The purpose of this Economic Element is to identify the
goals, objectives, policies, implementation actions and findings that the City of Springfield, in
cooperation with Lane County, has adopted to provide an adequate land supply for economic
development and employment growth in compliance with Statewide Planning Goal 9, Economic
Development.

The economic development policy direction established through adoption of the Economic
Element is focused to capitalize on Springfield’s strengths and opportunities within the broader
Southern Willamette Valley region. The goals and objectives express the desired community
development outcomes and economic benefits the City aspires to achieve. The policies and
implementation actions are the City’s agreements and commitments to support the growth of
the local, regional and State economy through land use patterns that provide and sustain a
healthy, prosperous and equitable environment aligned with Springfield’s interests, values and
assets.

Goal 9. Economic Development — To provide adequate opportunities
throughout the state for a variety of economic activities vital to the health,
welfare, and prosperity of Oregon’s citizens.

The Economic Element identifies Springfield’s preferred land use strategies to support industrial
and other employment * development opportunities in the community. The City conducted a
Commercial and Industrial Land Needs study in 2008-2009 to update the community’s

! As defined in Oregon Administrative Rule 660-009-0005: "Other Employment Use" means all non-industrial
employment activities including the widest range of retail, wholesale, service, non-profit, business headquarters,
administrative and governmental employment activities that are accommodated in retail, office and flexible
building types. Other employment uses also include employment activities of an entity or organization that serves
the medical, educational, social service, recreation and security needs of the community typically in large buildings
or multi-building campuses.

ElJ]Economic Element
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economic patterns, potentialities, strengths and deficiencies as they relate to state and national
trends. The work product of the study — the City of Springfield Commercial and Industrial
Buildable Lands Inventory and Economic Opportunities Analysis (August 2015) prepared for the
City of Springfield by ECONorthwest — is adopted as the Technical Supplement to the Economic
Element. Economic development issues identified in the draft Springfield Economic
Development Plan (2006) were incorporated into the analysis and strategies. Input was
received from citizens, stakeholder groups, commissions and elected officials through a citizen
involvement process that included a Commercial and Industrial Buildable Lands (CIBL)
Stakeholder and Technical Advisory Committees, online public survey, visioning workshops,
work sessions, open houses and public hearings conducted between 2008 and 2016.

RELATIONSHIP TO THE METRO PLAN, FUNCTIONAL PLANS AND REFINEMENT
PLANS

The Springfield Comprehensive Plan Economic Element establishes the comprehensive plan
policies and land use regulations applicable to lands within Springfield’s Urban Growth
Boundary that are designated for commercial and industrial uses. The Economic Element was
adopted as an amendment to the Eugene-Springfield Metropolitan Area General Plan (Metro
Plan) by the City of Springfield and Lane County as a city-specific comprehensive plan policy
element to independently address a planning responsibility that was previously addressed on a
regional basis in the Metro Plan. 2 The Economic Element goals, policies and implementation
actions replace the more general Metro Area-wide goals, findings and policies contained in
Metro Plan Economic Element Chapter IlIB.  The Springfield Comprehensive Plan elements —
including this Economic Element — explicitly supplant the relevant portion of the Metro Plan.
Should inconsistencies occur between the Springfield Comprehensive Plan and a refinement or
functional plan, or references in the Springfield Development Code that refer to Metro Plan
policies, the Springfield Comprehensive Plan is the prevailing policy document.?

The Economic Element provides policy direction for updating and amending refinement plans,
zoning, and development regulations to address the community’s commercial, industrial and
other employment development needs. As Springfield implements this element — through
future adoption of updates to land use refinement plans at the city-wide, district, corridor, and

? Metro Plan pp. iii-iv and Chapter Il describes the incremental Metro planning area shift towards separate
Springfield and Eugene UGBs and city-specific comprehensive plans.

3 During the period of transition from Metro Plan to local comprehensive plans, Springfield’s “comprehensive plan”

consists of the acknowledged Metro Plan and the acknowledged Elements of the Springfield 2030 Comprehensive
Plan.

E2]Economic Element
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neighborhood scales, and through the review of property owner-initiated plan amendment or
zoning proposals—the City shall continue to analyze the suitability and capacity of the existing
commercial, industrial and other employment designations in terms of location, intensity and
mix of uses, design, and infrastructure. Based on more detailed and specific levels of analysis,
the City shall amend the Springfield 2030 Comprehensive Plan and Metro Plan diagram as
necessary.

The plan diagram and neighborhood refinement plans identify the geographic locations and
describes the physical characteristics of Springfield’s existing commercial, industrial and mixed
use districts. Refinement plans provide guidance for implementing Economic Element policies
by establishing new districts or zones, by refining existing districts or zones, and by establishing
criteria for mixing land uses within a zone or development area to achieve Springfield’s
economic development objectives.

COORDINATION WITH METRO AREA ECONOMIC DEVELOPMENT GOALS

The Metro Plan Economic Element articulates the region’s economic goals and objectives. The
Plan lists a single economic development goal:

Broaden, improve, and diversify the metropolitan economy while maintaining or enhancing
the environment.

Springfield’s economic development planning goals affirm this Metro Plan goal with an
appropriate emphasis on maintaining and enhancing Springfield's role, responsibility, and
identity within the regional and state economies of which it is a part.

The Economic Element also integrates the goals and strategies of the Regional Prosperity
Economic Development Plan — approved by the Springfield, Eugene and Lane County Joint
Elected Officials (JEQ) in February 2010 — to acknowledge Springfield’s commitment to
coordinating the land use policies that will support the creation of economic opportunities that
are closely aligned with our region’s assets and values.

The Springfield 2030 Comprehensive Plan implements, interprets, and supplements the Metro
Plan Economic Element as follows:

SPRINGFIELD ECONOMIC DEVELOPMENT PLANNING GOALS

EG-1 Broaden, improve and diversify the state and regional economy, and the
Springfield economy in particular, while maintaining or enhancing
environmental quality and Springfield’s natural heritage.

E3J]Economic Element
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EG-3

EG-4

EG-5

EG-6

EG-7

Exhibit B 1-4

Support attainment of the Regional Prosperity Economic Development
Plan® goals for creating new metropolitan area jobs in the chosen
economic opportunity areas, increasing the average annual wage and
reducing unemployment.

Strengthen and maintain strong, connected employment centers and
economic corridors to support small, medium and large businesses.

Establish, strengthen and maintain viable commercial centers to improve
the community’s access to goods and services.

Support the development of emerging economies guided by the
following principles:’

Healthy Living—Champion businesses and entrepreneurs that promote a
healthy, safe, and clean community while enhancing, protecting, and
making wise use of natural resources.

Ideas to Enterprise—Encourage a culture of entrepreneurship and re-
investment into the local community.

Regional Identity—Create a strong economic personality that celebrates
our region’s attributes and values.

. Be Prepared—Contribute to development of the region’s physical, social,

educational, and workforce infrastructure to meet the needs of tomorrow.

. Local Resilience— Support businesses and entrepreneurs that lead the city

and region to greater economic independence, innovation, and growth of
the traded sector economies.

Encourage and facilitate community and stakeholder collaboration.

Make development decisions predictable, fair and cost-effective.

4 Regional Prosperity Economic Development Plan — approved by the Springfield, Eugene and Lane County Joint
Elected Officials (JEO) in February 2010

*Ibid
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The Economic Element implements and interprets these economic development goals and

principles through the following Economic Development Policies and Implementation Actions:

SPRINGFIELD ECONOMIC DEVELOPMENT POLICIES AND IMPLEMENTATION

STRATEGIES

Goal Broaden, improve and diversify the state and regional economy,

EG-1 and the Springfield economy in particular, while maintaining or
enhancing environmental quality and Springfield’s natural
heritage.

Policy Designate an adequate supply of land that is planned and zoned to provide sites of

E.1 varying locations, configurations, size and characteristics as identified and described

in the Economic Opportunity Analysis® to accommodate industrial and other
employment over the planning period. These sites may include vacant undeveloped
land; partially developed sites with potential for additional development through
infill development; and sites with redevelopment potential.

Implementation
Strategy

1.1 | Amend the UGB, Metro Plan diagram and text to add 223 acres of suitable
employment land’ to accommodate employers requiring sites larger than 20
acres. Preserve suitable sites for future development by creating and
applying the “Urban Holding Area - Employment” (UHA — E) plan designation
and the “Agriculture — Urban Holding Area” zone to the sites as described in
the Urbanization Element and Springfield Development Code.

Implementation
Strategy

1.2 Continue to conduct focused neighborhood, district, and corridor refinement
planning processes that engage the community to identify sites with
potential for infill and redevelopment; and work collaboratively to update
planning and zoning to support job creation and more efficient land use.

Implementation
Strategy

1.3 | Encourage and support redesignation, rezoning, environmental clean-up and
redevelopment of brownfields and older industrial sites to allow these lands
to redevelop with clean industries and new uses, especially when located in
the Willamette Greenway, floodplain, adjacent to waterways and high value
wetlands, and in Drinking Water Protection Zones 1-2 Year TOTZ areas.
Provide information to businesses to encourage and facilitate environmental
remediation, relocation, and/or redevelopment of these sites.

Policy
E.2

Establish minimum parcel sizes within the “Urban Holding Area - Employment
“(UHA — E) designated areas to reserve suitable parcels 20 acres or larger and
suitable parcels larger than 50 acres.

Implementation
Strategy

2.1 Preserve large (20 acres or greater) Heavy Industrial, Light Industrial, Campus
Industrial, Employment Mixed-Use and Commercial Mixed-Use sites for

industrial and other employment uses that require large sites, while allowing

¢ Springfield Commercial and Industrial Buildable Lands Inventory and Economic Opportunities Analysis Final

Report, August 2015.

7 As described in the Springfield Commercial and Industrial Buildable Lands Inventory and Economic Opportunities
Analysis Final Report, August 2015.
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redesignations that allow limited supporting retail uses (e.g. food and
beverage) within the building to support the primary employment use.

Policy Work with property owners and their representatives to ensure that prime

E.3 development and redevelopment sites throughout Springfield and its Urban
Growth Boundary that are designated for employment use are preserved for future
employment needs and are not subdivided or used for non-employment uses.

Policy Expand industrial site opportunities by evaluating and rezoning commercial,

E.4 residential, and industrial land for the best economic return for the community

through the process of City refinement planning, review of owner-initiated land use
proposals, expanding the urban growth boundary, and other means.

Implementation
Strategy

4.1 | Conduct a comprehensive review of Springfield’s industrial and commercial
land use plan designations and zoning districts (SDC 3.2-305 and 3.2-405) and
schedule of use categories (SDC 3.2-310 and 3.2-410) to identify potential
updates that may be better aligned with the land, real estate and
development requirements of modern industry and commerce to ensure
that Springfield has sites and conditions favorable for industry and
commerce to operate efficiently.

Implementation
Strategy

4.2 | Update the Development Code to create more zoning flexibility for
developing industrial or business parks to support clustering of related or
complementary businesses.

Implementation
Strategy

4.3 | Establish an “Employment Mixed-Use” plan designation to allow secondary
supporting land uses in walkable employment centers served by multiple
modes of transportation to support the goals of compact urban
development.

Implementation
Strategy

4.4 | Prepare or update refinement, corridor and district plans to create more
opportunities for mixed land uses. Prioritize planning for mixed-used
development that includes retail, office commercial, and multifamily housing
in downtown, Glenwood, along the Main Street corridor and along the
Downtown to Gateway transit corridor.

Implementation
Strategy

4.5 | Continue to support policies and develop implementation tools to encourage
economically feasible mixed-use development and nodal development in
Springfield’s downtown, Glenwood, and in mixed-use nodes in locations
identified through the refinement planning process.

Implementation
Strategy

4.5 | Encourage co-location of residential and commercial uses in existing
buildings by developing resources to make available financial assistance for
necessary building upgrades to meet requirements in the building code, such
as improvements to meet seismic standards.

Implementation

4.6 | Increase opportunities for siting employment centers where they can be

Strategy efficiently served by multiple modes of transportation.
Policy Provide an adequate, competitive short-term supply of suitable land to respond to
E.5 economic development opportunities as they arise. “Short-term supply" means

suitable land that is ready for construction within one year of an application for a
building permit or request for service extension. "Competitive Short-term Supply"
means the short-term supply of land provides a range of site sizes and locations to
accommodate the market needs of a variety of industrial and other employment
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uses.

Implementation

5.1 | Continue to add to the City’s short-term supply of land through provision of

Strategy urban services as resources become available and though annexation and
other agreements as described in the Urbanization Element and Springfield
Development Code.
Policy Facilitate short term and long term redevelopment activity and increased efficiency
E.6 of land use through the urban renewal program, updates to refinement plans and
the development review process.
Policy Where possible, concentrate development on sites with existing infrastructure or on
E.7 sites where infrastructure can be provided relatively easily and at a comparatively
low cost.
Policy Continue implementing the Downtown District Plan and Implementation Strategy
E.8 adopted in 2010 to guide revitalization and redevelopment in downtown as

resources are available.

Implementation

8.1 | Encourage employers to locate in downtown Springfield, when appropriate.

Strategy
Implementation 8.2 | Amend the Downtown Refinement Plan and Downtown Mixed Use Zone to
Strategy create new capacity and support for downtown employment uses that use

land more efficiently and minimizes the costs of providing infrastructure.

Implementation

8.3 | Amend infrastructure plans as necessary to include the infrastructure and

Strategy services that businesses need to operate in downtown Springfield.
Implementation 8.4 | Develop programs to promote investments in existing buildings to make
Strategy downtown more attractive, (e.g. the Urban Renewal and Main Street

programs).

Implementation
Strategy

8.5 | Develop a marketing strategy to attract businesses to downtown Springfield
— including ways to make available low cost assistance to businesses moving
to downtown.

Implementation

8.6 | Continue to partner with TEAM Springfield partners to identify and

Strategy implement short term and long term actions to revitalize downtown.

Implementation 8.7 | Collaborate with Springfield Utility Board and other service providers to

Strategy minimize cost of upgrading and modernizing downtown infrastructure.

Implementation 8.8 | Continue to leverage and expand Downtown Springfield as the City’s civic

Strategy and government center by promoting, investing and seeking opportunities to
locate new federal, state and local civic buildings in Downtown or, — if
Downtown sites are not readily available — in locations with excellent transit
connections to or through Downtown.

Policy Encourage and facilitate redevelopment of Glenwood as a mixed use housing,

E.9 employment and commercial center.

Implementation 9.1 | Continue to support redevelopment of sites in Glenwood through planning,

Strategy key investments, innovative development standards, and focused activity

through the Springfield Economic Development Agency (SEDA), the
Glenwood Urban Renewal Plan, the Glenwood Refinement Plan and the
Glenwood Riverfront Plan Mixed-Use Plan District.

Implementation
Strategy

9.2 | Provide the public infrastructure and services necessary for development in
Glenwood, as funds allow.

Implementation

9.3 | Coordinate economic development in Glenwood with regional and State

E7]J]Economic Element
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Strategy economic development efforts.

Implementation 9.4 | Assist economic development in Glenwood through techniques such as

Strategy optioning land, land assembly, and cooperative development agreements to
assist developers with land assembly issues.

Implementation 9.5 | Recruit anchor institutions, such as academic and health care institutions to

Strategy locate in Springfield. Recruit to establish a University of Oregon anchor land
use in Glenwood to stimulate private investment in redevelopment of vacant
or neglected sites.

Implementation 9.6 | Implement the Glenwood Riverfront District/Franklin Corridor District Plan

Strategy and Phase One plan amendments adopted in 2012.
Policy Continue to provide public policy and financial support when possible for
E.10 redevelopment in Springfield. Through the annual Goal-setting process, the City

Council shall identify redevelopment target areas.

Implementation

10.1

Continue to conduct focused refinement planning in key redevelopment

Strategy areas, as directed by the City Council, and as resources are available.
Implementation 10.2 | Future refinement planning processes shall identify opportunity sites with
Strategy the greatest potential for redevelopment and shall consider and

acknowledge economic analyses to evaluate market potential and feasibility.

Implementation
Strategy

10.3

When preparing or amending refinement plans, work with neighborhood
groups to identify needs and opportunities for creating neighborhood mixed
use centers near schools and parks to encourage development of
neighborhood-serving “corner store” scale retail, small office or live-work
units in or adjacent to residential areas. Consider establishing a
Neighborhood Commercial Mixed Use designation.

Implementation

104

Designate a Neighborhood Mixed Use center in Jasper Natron within one half

Strategy mile of the future school/park sites.

Implementation 10.5 | Encourage opportunities for employment close to residences, including

Strategy mixed-use development.

Implementation 10.6 | Establish Employment Mixed-Use plan designations that could be applied to

Strategy land along the existing and proposed future high capacity transit corridors

and in Nodal Development areas.

Goal Support attainment of the Regional Prosperity Economic

EG-2 Development Plan® goals for creating of new metropolitan area
jobs in the chosen economic opportunity areas, increasing the
average annual wage and reducing unemployment.

Policy Integrate opportunistic economic development objectives into Springfield’s land use

E.11 and supply analyses and policies.

Implementation
Strategy

111

Plan, zone and reserve a sufficient supply of industrial and commercial
buildable land to create opportunity sites for employment uses identified in
the 2015 Economic Opportunities Analysis (EOA), with an initial emphasis on
Target Industries listed in the analysis Table S-1, Target Industries, Springfield

8 Regional Economic Development Plan — approved by the Springfield, Eugene and Lane County Joint Elected
Officials (JEQO) in February 2010
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2010-2030 (page iii-iv.)

Policy
E.12

Recruit or support businesses that pay higher than average wages for the region (as
reported by the Oregon Employment Department) to diversify and expand
Springfield’s economy.

Implementation
Strategy

12.1 | Work with other economic development organizations to target and recruit
businesses: (1) with above average wages, (2) other benefits such as health

insurance, especially for part-time employees, and/or (3) that provide other
benefits such as job advancement or ownership opportunities.

Implementation
Strategy

12.2 | Continue to coordinate with community economic development
organizations and local, regional and State economic development agencies
to develop a coherent and effective economic development marketing
program.

Implementation
Strategy

12.3 | Work with the State to have one or more sites certified as project-ready
through the State’s certified Industrial Lands program.

Implementation
Strategy

12.4 | Encourage the location and expansion of traded sector industries as a means
to increase the average wage and contribute to the growth of the local
sector economy.

Implementation

12.5 | Support increased potential for employment in one of the regional industry

Strategy clusters.

Implementation 12.6 | Support development of convention- and tourism-related economic

Strategy activities.

Goal Strengthen and maintain strong, connected employment centers

EG-3 and economic corridors to support small, medium and large
businesses.

Policy Advocate for and support State, Federal and Metro regional transportation network

E.13 development policies and initiatives that strengthen Springfield’s economic corridor

connections and development/redevelopment potential.

Implementation

13.1 | Take advantage of new commercial and residential development

Strategy opportunities that will be stimulated by the infrastructure projects identified
in the Springfield TSP, such as the Franklin Boulevard improvements in
Glenwood.
Policy Leverage and promote Springfield’s Interstate 5 corridor location and visibility.
E.14
Policy Work with Lane Transit District and Oregon Department of Transportation to ensure
E.15 that transportation system improvements address the needs of existing commerce
while  strengthening Springfield’s economic corridor connections and
development/redevelopment potential.
Policy Consider the economic opportunities provided by transportation corridors and seek
E.16 to maximize economic uses in corridors that provide the most optimal locations and

best exposure for existing and future commercial and industrial uses.

Implementation
Strategy

16.1 | Develop a Main Street/Oregon Highway 126 corridor plan to update land use
designations, zoning, and development standards; evaluate potential nodal
development areas; and coordinate with Lane Transit District’s planning for

E9]Economic Element
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potential transit system improvements.

Implementation
Strategy

16.2 | Identify future economic corridor or district improvement areas to be
targeted with refinement planning (e.g. Downtown to Gateway, Mid-Main to
Mohawk, Urban Holding Areas).

Implementation

16.3 | Plan and zone land to maximize utilization of excellent exposure along Main

Strategy Street/Highway 126B and Pioneer Parkway as future downtown commercial
and employment development sites, as envisioned in the 2010 Downtown
District Urban Design Plan.

Policy Leverage existing rail facilities and future expansion of rail facilities to achieve

E.17 economic development objectives.

Implementation 17.1 | Maximize existing and future utilization of the Union Pacific rail line that runs

Strategy through Downtown — providing freight, Amtrak service and the potential for

future commuter rail linking major population and employment centers.

Implementation
Strategy

17.2 | Continue to support and advocate for a high speed rail connection to our
Metro area and promote the advantages of the downtown Springfield
station site or other Springfield site, and associated rail service maintenance
and park and ride facilities.

Implementation
Strategy

17.3 | Explore the concept of siting a multimodal rail-bus transportation center in
Downtown to support new Springfield commerce as discussed during the
2009-2010 Downtown Planning process.

Implementation
Strategy

17.4 | Work with railroad industrial land specialist staff and Springfield property
owners to conduct an inventory of Springfield’s existing rail facilities and
create a list of industrial sites with existing or previous rail service and/or
potential for new service, including opportunities to utilize freight rail line
connectivity between Springfield and the Coos Bay port.

Implementation

17.5 | Consider how future expansion of rail freight will affect land use and avoid

Strategy re-zoning industrial land with rail access to non-industrial uses, while
allowing some conversion of existing industrial land to other employment
uses, especially in high visibility areas such as the South A corridor east of
Downtown, if uses are compatible with heavy rail impacts.

Policy Coordinate transportation and land use corridor planning to include design

E.18 elements that support Springfield’s economic and community development policies

and contribute to community diversity and inclusivity.

Implementation

18.1 | Develop an existing conditions analysis of the corridor that reflects a

Strategy thorough understanding of relevant community issues and service needs.
Implementation 18.2 | Identify public involvement techniques to increase meaningful participation
Strategy from traditionally underrepresented groups in the study area.
Implementation 18.3 | Establish preferred design concepts for key intersections along the corridor
Strategy that integrate vehicle, pedestrian, bicycle and transit needs.

Implementation 18.4 | Conduct corridor planning in a manner that engages representatives of
Strategy diverse, potentially affected interests, including residents, businesses,

service agencies, community organizations and citizens at large to build
broad community support.

Implementation
Strategy

18.5 | Develop and implement an effective and comprehensive public engagement
program for each phase of the proposed corridor transportation and land
use planning project.
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Implementation 18.6 | Investigate design elements that improve streetscape conditions and
Strategy develop design concepts and treatments for identified improvement areas.
Investigate culturally-sensitive design elements that encourage comfortable
walking and bicycling among traditionally underrepresented groups.

Implementation 18.7 | Prioritize improvements that would complete local connections to local

Strategy shopping and service opportunities.

Goal Establish, strengthen and maintain viable commercial centers to

EG-4 improve the community’s access to goods and services.

Policy In the 2030 Plan diagram and Land Use Element, and future refinement planning,

E.19 locate regional, community and neighborhood-serving commercial uses to support
economically viable centers, enhanced commercial corridors, and walkable
neighborhood scale mixed-use centers.

Policy Support the revitalization of Downtown and re-establishment of a thriving retail

E.20 commerce center by planning and zoning land to provide larger size redevelopment
sites that fit the needs of modern retailers.

Policy Plan and support redevelopment of the Glenwood Franklin Riverfront and

E.21 Downtown districts to be mutually supportive and seek funding to connect the two
districts with a pedestrian/bike bridge.

Policy Plan, designate and zone land to allow community and neighborhood retail

E.22 commercial uses in new, existing or expanded mixed use centers/nodes to address

the land need for retail described in the Economic Opportunities Analysis; timing
shall be coordinated with City refinement planning processes or through property-
owner initiated proposals that are consistent with Springfield Comprehensive Plan
policies.

Implementation
Strategy

22.1 | Expand the Downtown Refinement Plan boundary and Downtown Mixed Use
District to support additional commercial activity and to create a more viable
retail commercial center as envisioned in the 2010 Downtown District Urban
Design Plan and Implementation Strategy; and engage the Downtown Citizen
Advisory Committee, Historic Commission and property owners to ensure
that the form, scale and intensity of new development contributes positively
to the adjacent Washburne Historic District neighborhood. Consider that
100,000-125,000 square feet of retail is required for a viable retail
destination district; 50,000-60,000 square feet is needed for an anchor use,
such as a grocery store or theater multiplex; and contemporary retail
businesses need wider and less deep space than currently provided by
buildings on Main Street.

Implementation 22.2 | Develop a retail strategy and recruitment plan for the Downtown District, as

Strategy described in the 2010 Downtown District Urban Design Plan and
Implementation Strategy.

Implementation 22.3 | Zone land and provide incentives for development around the Mill/Main

Strategy Street/Island Park future plaza site as described in the 2010 Downtown
District Urban Design Plan and Implementation Strategy.

Implementation 22.4 | Create more opportunities for neighborhood commercial mixed-use centers

Strategy to serve new or underserved neighborhoods.

Implementation 22.5 | Through the Main Street Corridor planning process, engage the community
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Strategy

and property owners to evaluate the market need for a full service grocery
store in mid-Springfield, identify potential sites, and update zoning as
necessary.

Implementation 22.6 | Plan and zone land in the Jasper Natron area to support neighborhood-

Strategy serving retail uses, with site(s) and number of acres to be determined
through the Springfield 2030 Refinement Plan Diagram planning process.

Implementation 22.7 | Continue to provide staff support to encourage and envision redevelopment

Strategy of the Mohawk Center.

Implementation 22.8 | Work with SEDA to use Urban Renewal tax increment financing to provide

Strategy development incentives and funds to support redevelopment of Downtown
and Glenwood with available funds.

Implementation 22.9 | Through the Main Street Corridor planning process, work with property

Strategy owners and stakeholders to consider mixed-use zoning east of 10" Street
along Main Street.

Policy Identify and target commercial activities that will generate living-wage employment

E.23 opportunities and/or meet daily needs of local residents.

Policy Evaluate and redesignate commercially-designated and zoned sites in locations that

E.24 lack adequate transportation access and visibility to allow development of more

suitable uses.

Implementation 24.1 | Consider a future plan amendment and zone change process to redesignate

Strategy the 7.37-acre commercial area on South 28" Street to allow expansion of the
adjacent industrial district.

Implementation 24.2 | Consider a future plan amendment to redesignate the 7.37-acre commercial

Strategy area on Thurston Road to Low Density Residential.

Implementation 24.3 | Support property-owner initiated proposals to redesignate and rezone

Strategy commercial land located outside of any neighborhood refinement plan areas
adopted after June 2011 to Residential Mixed-Use when consistent with
Springfield 2030 Plan policies.

Implementation 24.4 | Work with property owners and stakeholders through the Main Street

Strategy Corridor planning process to consider allowing Medium or High Density
residential uses in existing commercial zones in addition to commercial uses.

Policy Update plans and zoning to create more opportunities for mixing compatible

E.25 commercial uses within employment zones in ways that preserve the industrial land

supply, minimize vehicular trips and traffic congestion, and promote convenience
and walkability for employees.

Implementation 25.1 | Create more opportunities for limited and complementary secondary

Strategy commercial uses within buildings in employment zones.

Implementation 25.2 | Study the feasibility of applying an Employment Mixed-Use or “employment

Strategy transition” zoning concept to land along the south side of South A Street to
support mixed-use redevelopment activity adjacent to the downtown Booth-
Kelly center and Mill Race restoration areas when development is
compatible with the existing and future use of the rail corridor.

Goal Champion businesses and entrepreneurs that promote a
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EG- 5a healthy, safe, and clean community while enhancing, protecting,
and making wise use of our natural resources.

Policy Develop and apply new development standards to lands added to the Springfield

E.26 UGB prior to annexation and development to ensure that new development

contributes to a healthy, safe, and clean community while enhancing, protecting
and making wise use of natural resources.

Implementation
Strategy

26.1 | Develop and apply Drinking Water Source Protection Overlay District
development standards in consultation with Springfield Utility Board to the
lands added to the UGB to ensure that new development contributes to a
healthy, safe, and clean community while maintaining aquifer recharge and
protecting drinking water quality and quantity.

Implementation

26.2 | Review and amend the Springfield Development Code Flood Plain Overlay

Strategy District standards as necessary to maintain compliance with the National
Flood Insurance Program to promote public health, safety and welfare, and
minimizes public and private losses due to flood conditions.

Policy Support clean up and re-use of brownfields and contaminated sites as the

E.27 opportunities for reuse arise.

Implementation
Strategy

27.1 | Provide public support to identify, assess, clean up and redevelop
brownfields as resources become available through grants, SEDA, community
partnerships and private investments.

Implementation

27.2 | Seek and leverage funding for brownfield assessment and clean up as one

Strategy key tool to assist financing for redevelopment.

Goal Encourage a culture of entrepreneurship and re-investment into
EG-5b the local community.

Goal Emphasize regional identity by creating a stronger economic
EG-5¢c personality that celebrates the region’s attributes and values.
Policy Increase the potential for employment in the regional industry clusters, including:
E.28 Health Care, Communication Equipment, Information Technology (Software),

Metals (Wholesalers), Local Food and Beverage Production and Distribution,
Specialty Agriculture, Wood & Forest Products, and Transportation Equipment.

Implementation
Strategy

28.1 | Designate and zone land for industrial/technology/business parks to provide
opportunities for development of business clusters for related or
complementary businesses.

Implementation
Strategy

28.2 | Promote development of support service businesses for business clusters,
including specialized suppliers for the business cluster, restaurants, financial
institutions, child care and other services.

Implementation
Strategy

28.3 | Promote further development of the health care cluster by examining land-
use policies and, if necessary, modifying those policies to promote health
care cluster development where the supporting uses are consistent with
2030 Plan policies or when policies are amended through a district or
corridor refinement planning process.
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Implementation
Strategy

28.4 | Promote development of high-tech businesses by continuing to target these
businesses for recruitment and expansion in Springfield.

Implementation
Strategy

28.5 | Coordinate development of business clusters with other cities and economic
development agencies in the Eugene-Springfield region but emphasize
development of the business cluster in Springfield.

Implementation

28.6 | Make Springfield a preferred location for the local food production industry

Strategy by promoting existing, new and growing start-up businesses.
Policy Strengthen and grow community partnerships and initiatives that seek to optimize
E.29 coordination of economic development planning with natural resource, open space

and parks planning.

Implementation
Strategy

29.1 | Work with Willamalane and property owners to identify opportunities to
integrate parks and recreation facilities (e.g. multi-use paths) and open space
amenities as sites are master planned for economic development.’

Implementation

29.2 | Work with the community and project partners to identify opportunities to

Strategy plan, design, build and maintain great public spaces as a means to create
economic value and neighborhood vitality, as further described in
neighborhood refinement plans, the Willamalane Park and Recreation
District Comprehensive Plan and this Plan.

Policy Plan redevelopment and growth areas in ways that maximize sensitive integration

E.30 of the built and natural environment and that maintain and contribute to the

community’s access to Springfield’s natural, cultural and recreational assets and
amenities.

Policy Work with the Springfield Historic Commission to optimize coordination of

E.31 economic development planning with historic resources planning.

Implementation
Strategy

31.1 | Support and champion businesses, entrepreneurs and community groups
that preserve and restore historic buildings and sites.

Implementation
Strategy

31.2 | Encourage and support Springfield Historic Commission programs and
activities to educate the public about Springfield’s historic resources.

Implementation

31.3 | Encourage and support the integration of historic interpretation elements

Strategy into public and private economic development activities.

Policy Support community partnerships and initiatives that seek to grow the creative

E.32 economy including but not limited to: cultural industry clusters and arts districts;
cultural tourism; jobs in film, television, publishing, news media, music, video
games, social media, design, advertising, performing and visual arts; and update
land use planning and codes to ensure that Springfield has land appropriately zoned
to encourage these opportunities.

Policy Support and champion arts and culture to enhance economic development by

E.33 partnering with the Springfield Arts Commission, Library, Museum, School District

19, Travel Lane County and community arts organizations that seek to increase the
public’s access to the visual, performing, literary, design and architectural arts by

° Including but not limited to opportunities identified in the most recent Willamalane Comprehensive Plan.
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building partnerships across sectors, missions and levels of government, leveraging
funds from diverse sources and programs.

Implementation
Strategy

33.1 | Collaborate and partner with community arts organizations and the private
sector on proposals and grant applications for projects that seek to increase

and broaden the public’s access to the arts.

Implementation
Strategy

33.2 | Support proposals that seek to establish art districts, events, arts education
facilities, studios, performing arts programs, performance spaces, theaters,
artist-in-residence programs, artist live-work residences and other initiatives
that contribute to the emergence and growth of Springfield’s creative

economy.

Implementation
Strategy

33.3 | Explore and consider creating a “Percent for Art” program and/or other

means to increase and broaden the public’s access to the arts.

Implementation 33.4 | Promote and celebrate Springfield’s and the region’s creative people who
Strategy find success elsewhere and find bridges for them to contribute back to our
community.

Policy Partner with local business and economic development organizations to develop
E.34 and implement an on-going public relations campaign that will promote the region's
economic identity and successes, both internally and externally.

Policy Increase the potential for convention- and tourist-related economic activities to
E.35 generate economic activity, especially in the service industries like retail, food

services, and accommodations.
Implementation |35.1 | Assist with conference center development at a suitable site in Springfield
Strategy with a goal of making it financially independent with self-sustaining
operations.
Implementation |35.2 | Encourage development of destination point projects (like the Springfield
Strategy Museum Interpretive Center, Dorris Ranch Living History Farm and McKenzie
River fishing and recreational activities) that draw visitors to the Springfield
area from regional, national, and international areas.
Implementation |35.3 | Identify, protect and enhance the factors that are likely to attract visitors to
Strategy Springfield, especially Springfield’s environmental quality and natural beauty
(e.g. a well-designed wayfinding system).
Implementation 35.4 | Promote Springfield’s and the region’s natural and cultural resources to
Strategy enhance the cultural tourism within the region.
Policy Promote awareness and advocacy for Springfield’s and the region’s quality of life,
E.36 that continues to support and attract investment and innovative entrepreneurial

talent and builds on our dynamic and diverse economic community.

Implementation
Strategy

36.1 | Support NEDCO’s business incubator programs and the Downtown
Springfield Main Street Program.

Implementation
Strategy

36.2 | Nurture and strengthen the diversity, quality and vigor of Springfield’s
physical, cultural, and educational environment as a fundamental source of
the City’s economic viability by encouraging minority-run businesses and

economic entrepreneurship.
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Policy
E.37

Support sustainable businesses and practices. A sustainable business is any
organization that participates in environmentally friendly or green activities to
ensure that all processes, products, and manufacturing activities adequately
address current environmental concerns while maintaining a profit, or businesses
that “meet the needs of the present world without compromising the ability of the
future generations to meet their own needs.”*°

Implementation
Strategy

37.1 | Foster a diverse sustainable economy by partnering locally with other
organizations to explore opportunities and overcome vulnerabilities,
incubate and coordinate projects and facilitate dialogue, action and
education within the community.

Implementation
Strategy

37.2 | Promote and recruit businesses that produce sustainable products, have
sustainable business practices, and/or have sustainable manufacturing
processes.

Implementation
Strategy

37.3 | Support land use patterns that provide easy, multi modal transportation
options to access services and reduce transportation costs.

Implementation
Strategy

37.4 | Consider adjusting development fees, prioritizing services or other incentives
for development projects to recognize the benefits provided by projects that
are certified as sustainable to nationally recognized standards (e.g., LEED
buildings) as economically feasible.

Implementation
Strategy

37.5 | Consider providing incentives for development that use sustainable building
materials or solutions (e.g. using permeable pavement) or use of renewable
energy sources (e.g. solar or wind power).

Implementation

37.6 | Consider future agricultural needs and economic opportunities to protect

Strategy agricultural lands for production of local food when developing policies that
will impact agricultural land outside of the Springfield UGB.

Goal Be prepared—Contribute to development of the region’s

EG-5d physical, social, educational, and workforce infrastructure to
meet the needs of tomorrow.

Policy Strengthen the coordination between infrastructure, planning and investments,

E.38 land use, and economic development goals to prepare land and physical
infrastructure, in a timely fashion, that is necessary to support business
development and stimulate quality job creation.

Policy Provide adequate infrastructure efficiently and distribute cost fairly.

E.39

Policy Provide the services, infrastructure, and land needed to attract the identified

E.40 industry clusters, especially where they can increase economic connectivity among

businesses.

Implementation
Strategy

40.1 | Coordinate capital improvement planning with land use and transportation
planning to coincide with Springfield’s Economic Element.

1% United Nations General Assembly (1987) Report of the World Commission on Environment and Development: Our Common
Future. Transmitted to the General Assembly as an Annex to document A/42/427 - Development and International Co-

operation: Environment
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Implementation 40.2 | Provide the necessary public facilities and services as funds become

Strategy available to foster economic development.

Implementation 40.3 | Target resources for sites that provide prime opportunities for employment

Strategy uses as a result of location, site size, or other significant site characteristics.

Implementation 40.4 | Ensure that public private development agreements are in effect prior to

Strategy financing public improvements to ensure cost recovery.

Implementation 40.5 | Explore alternative funding mechanisms in addition to debt service that

Strategy provide timely completion of ‘connecting’ public facilities (e.g. an unpaved
block of a street or missing sections of sewer line).

Implementation 40.6 | Make efficient use of existing infrastructure by promoting development,

Strategy infill, re-use, and redevelopment for commercial and industrial uses and
develop strategies and incentives to stimulate private investment that is
resilient to downturns in the local economy.

Implementation 40.7 | Continue to seek funding opportunities and public-private partnerships to

Strategy construct key urban infrastructure elements that support pedestrian and
transit-friendly redevelopment in Glenwood and Downtown, such as the
Franklin multiway boulevard in Glenwood and enhancements to the Main
Street/South A couplet through Downtown.

Implementation 40.8 | Continue to provide development tools and incentives (such as Urban

Strategy Renewal support) within targeted priority redevelopment areas as funds
become available to facilitate expedient and economically feasible
redevelopment.

Implementation 40.9 | Develop and implement systems to monitor the supply of commercial and

Strategy industrial lands. This includes monitoring commercial and industrial
development (through permits) as well as land consumption (e.g.
development on vacant, or redevelopable lands).

Implementation 40.10 | Support development of citywide high-speed internet access and other

Strategy telecommunications infrastructure systems with public and private
providers.

Implementation 40.11 | Provide information on infrastructure availability on a site-by-site basis so

Strategy that developers can readily assess infrastructure availability on any given
site.

Implementation 40.12 | Work with property owners and their representatives to ensure that prime

Strategy development and redevelopment sites throughout Springfield and its Urban
Growth Boundary are known, aggregated, ready to develop, and marketed.

Implementation 40.13 | Continue to institute program management and process improvements that

Strategy remove “silos” between the City’s comprehensive planning, infrastructure
planning, capital improvement program, economic and community
development, and development review functions to build more
collaborative high performance planning and response teams.

Implementation 40.14 | Inventory and evaluate underdeveloped sites and buildings (e.g. “zombie”

Strategy

buildings, brownfields, low-rent and non-compliant buildings) in an effort to
assist business re-locations in a timely fashion.
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Implementation

40.15 | Continue to work with property and business owners to support expansion,

Strategy upgrading and construction of “state-of-the art” business facilities.

Policy Support the growth and development of existing area businesses to achieve quality

E.41 job creation.

Implementation 41.1 | Develop and implement an outreach strategy to determine how Springfield

Strategy can assist the economic well-being of existing businesses. Opportunities for
assistance may range from ensuring availability of on-street parking to
providing assistance with the development process to forming public-private
partnerships to promote local businesses.

Implementation 41.2 | Encourage and support self-help methods and programs for business districts

Strategy such as the formation of business associations and special self-assessment
districts for parking and economic improvement.

Implementation 41.3 | Pursue special projects and grant applications that provide support to local

Strategy business and industry.

Implementation 41.4 | Continue a City Council program to recognize, champion and award

Strategy entrepreneurs and local small business accomplishments.

Policy E.42 Support the growth and development of our region’s work ready workforce and

extend the benefits of a strong employment base equitably.

Implementation 42.1 | Work with local agencies to meet and sustain workforce needs, such as:
Strategy training and education, job advancement, or local expansion of businesses
that increase economic diversity and resiliency.

Implementation 42.2 | Support the efforts of partner agencies to encourage local residents to

Strategy develop skills and other educational attributes that enable them to obtain
existing jobs.

Implementation 42.3 | Offer internships and job shadowing educational opportunities for students

Strategy to get involved in local government.

Implementation 42.4 | Participate in regional efforts to support statewide and/or national

Strategy workforce development strategic initiatives, such as the “Work Ready
Communities” and “National Career Readiness” certification programs.

Implementation 42.5 | Participate in and support efforts to provide appropriate training programs

Strategy for portions of the resident population that have not benefitted in the past.

Policy Promote and build on the region’s transportation, distribution and logistics

E.43 advantages.

Goal Local Resilience— Support businesses and entrepreneurs that

E-5e lead the city and region to greater economic independence,

innovation, and growth of the traded sector economies.
Policy Expand the City’s partnerships with the University of Oregon, Lane Community
E.44 College, Oregon State University and other education institutions to support the

development of education and research facilities and programs into Springfield, to
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bring new technologies and innovations to market, and to promote sustainable
practices.

Policy Encourage the formation and expansion of creative and technology based ventures
E.44 by zoning land to allow for well configured and flexible incubator spaces.

Policy Consider amendments to regulations that will increase predictability and flexibility
E.45 for industrial site redevelopment and expansion.

Implementation
Strategy

45.1 | Consider establishing a new general “Industrial” plan designation to support
several different kinds of industrial development.

Implementation

45.2 | Consider establishing a new “Employment” plan designation and zone that

Strategy allows a broader array of general industrial uses and develop updated
buffering standards.

Goal Encourage and facilitate community and stakeholder

E-6 collaboration.

Policy Identify and include key stakeholder partners in planning efforts to encourage and

E.46 facilitate redevelopment through public-private partnerships.

Goal Make development decisions predictable, fair and cost-effective.

E-7

Policy Enhance, maintain and market Springfield’s reputation for: rapid processing of

E.47 permits and applications, maintaining City agreements and commitments, and

providing developers with certainty and flexibility in the development process.

Implementation
Strategy

47.1 | Continually improve development permitting processes to remove
regulatory impediments to redevelopment as practical, provide efficient
streamlining of permitting processes, create incentives for redevelopment,
and provide flexible design standards (clear and objective track plus
discretionary track) to build on the community’s strong reputation as a
friendly, welcoming and business-friendly city.

Implementation
Strategy

47.2 | Develop business practices and tools to facilitate and streamline owner-
initiated annexations in Glenwood and elsewhere.

Implementation
Strategy

47.3 | Streamline the regulatory processes to assist with site selection and
development that meet market needs.
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FINDINGS

1. The citizens of the Eugene-Springfield metro area have felt the burden of the financial
crisis more so than in other counties and other states. The decline in local jobs, coupled
with an increased demand for social services, is putting a strain on city, county and state
programs. The Eugene-Springfield metro area unemployment rate in July 2009 was
12.5%, a 6 percentage point increase over 2008, which is slightly higher than the state
unemployment rate of 11.9%. The decline in the availability of local jobs has put
increased pressure on social services. The number of cases in the federal Temporary
Assistance for Needy Families program for our local district has increased 18.5
percentage points over the past year. The number of applications for low-income
housing in Lane County in 2008 increased 13 percentage points compared to the
previous year. These programs are indicative that the economic crisis has significantly
impacted our local economy and that the need for a regional, long-term plan is present.
(JEO Staff report 9-14-09)

2. In 2008-2009, the City of Springfield conducted a Commercial and Industrial Buildable
Lands Study with three components to comply with statewide planning Goal 9 and the
Goal 9 rule (OAR 660-009): (1) a buildable lands inventory; (2) an economic opportunities
analysis; and (3) an economic development strategy. The economic development
strategy was used to guide development of the policies and implementation strategies in
the Economic Element to implement the City’s economic development vision. Decision
makers and community members that participated in the Commercial and Industrial
Buildable Lands Study and development of the Economic Opportunities Analysis agreed
that economic growth is desirable over the planning period.

3. The employment forecast indicates Springfield will add 13,440 new employees between
2010 and 2030.

4. The economic opportunities analysis assumes that Springfield will have employment
growth in a wide variety of businesses, from services and retail for residents to industrial
development to medical services. The City wants to diversify its economy and attract
higher wage and professional jobs.

5. In February 2010, the Springfield City Council — together with Eugene and Lane County
Joint Elected Officials (JEO) approved the Regional Prosperity Economic Development
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Plan framework for a regional economic development plan that will better position our
regional economy to take advantage of economic opportunities that align with our area’s
assets and values.

6. The Springfield City Council and Lane County Board of Commissioner adopted the
Springfield 2030 Economic Element, acknowledging Springfield’s commitment to
coordinating land use policies that will support the creation of economic opportunities
that are closely aligned with our region’s assets and values.

7. Buildable Lands Inventory. Springfield’s Commercial and Industrial Buildable Lands

Inventory identifies 3,415 acres that are designated for industrial and other employment
use. About two-thirds of the land designated for employment within Springfield’s UGB is
considered developed and is not expected to redevelop over the 20 year planning period.
Less than 15% of this land is buildable, unconstrained land. The majority of buildable,
unconstrained employment land in Springfield has existing development on it that is
expected to redevelop over the planning period. Springfield has one buildable site 20
acres and larger and 23 buildable sites in the five to 20 acre size range.

8. Employment that will not require vacant land. Springfield assumed that 46% of

employment would not require vacant employment land. Springfield’s assumptions
about employment that will not require vacant land are as follows:

e Fourteen percent of employment (1,918 employees) will locate in non-employment
designations. These employees will include people with home occupations, working
from home, and businesses that locate in residential or other non-employment
designations. This assumption is based on the percent of employment located in
non-employment designations in 2006. (Ref. EOA Appendix C and Table C-7)

e Ten percent of new employment will locate in existing built space. (Ref EOA
Appendix C and Table C-7)

e Twenty-two percent of new employment will locate on potentially redevelopable
land.

9. Springfield will be able to meet employment land needs on sites five acres and smaller
within the existing UGB, through redevelopment, infill development, and employment
uses on non-employment land (e.g., home occupations).
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10. Redevelopment potential. The analysis of redevelopment potential and need for

employment land in the EOA assumes that Springfield will have substantial
redevelopment over the planning period. Consistent with City Council policies, the areas
that are expected to have the most redevelopment are in Glenwood Urban Renewal
District — especially along the Willamette Riverfront and Franklin/McVay corridor — and
in the Downtown Urban Renewal District.
e All land deficiencies for sites smaller than five acres are expected to be addressed
through redevelopment of existing sites.

e The majority of retail land needs are expected to be addressed through
redevelopment.

e The City will need to make strategic investments that support redevelopment and to
continue supporting redevelopment through City plans and policies. For example,
redevelopment in the City’s targeted Downtown and Glenwood areas will require
substantial investments in public infrastructure to provide public facilities and
remove the existing impediments to development.

11. Brownfields redevelopment. As development in Springfield consumes the supply of

vacant lands, brownfields are becoming an increasingly important share of the land
supply for growth of employment and commerce. Productive re-use of brownfields is
integral to the City’s redevelopment goals.

12. OAR 660-009-0005 identifies environmental contamination as a development constraint
that temporarily or permanently limits or prevents the use of land for economic
development. The City’s Commercial and Industrial Buildable Lands Inventory did not
deduct contaminated sites from the buildable lands inventory.

13. The high cost of brownfield investigation and clean-up continue to give greenfield sites a
competitive advantage over brownfields. There is a significant gap in brownfield
redevelopment feasibility without public intervention. Ultimately, achieving industrial
redevelopment of brownfields may require incentives from government at the state and
federal levels.

14. Citywide, industrial brownfield redevelopment issues lack adequate funding and
programmatic responses. Many of these sites likely will they require more investment to
become redevelopable than they are currently worth. Other sites are too small, have
complex constraints, or have high transaction costs for investors who are new to
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brownfield redevelopment. Currently, the City’s does not have the resources to fund a
Brownfield Program and can only rely on grant-funded programs to address a small
percentage of these sites.

15. In 2012, the City — together with Eugene and Lane County — received a brownfield
grant from the state that enables study and assessment of brownfield sites in portions of
Springfield. This information will help the City determine industrial
development/redevelopment feasibility on these Springfield sites. Springfield has many
known brownfield sites that will require clean-up before the sites can be redeveloped.
For example, a recent inventory conducted as part of the Springfield-Eugene-Lane County
Environmental Protection Agency grant work has identified 17 properties likely to be
brownfields in the Glenwood area alone The City expects that hundreds of properties
along the Main Street corridor contain brownfields that will require clean-up before the
sites can be redeveloped. These and other known contaminated sites are shown in the
City’s Contaminated Source Inventory map maintained by the City’s GIS department.

16. Need for large sites. The employment land needs that may not be met within the UGB
are for sites five acres and larger. The City has only one buildable site 20 acres or larger.

17. Availability of sites 20 acres and larger is important for attracting or growing large
businesses, which are often traded-sector businesses. If the City does not have these
large sites, there is little chance that the City will attract these types of businesses.

18. Short-term land supply. Based on the Goal 9 definition of short-term land supply and
criteria for “engineering feasibility,” all of the buildable land within the Springfield UGB is
part of the short-term land supply, assuming that funding is available to extend services.
The Goal 9 rule does not account for land availability, such as whether the landowner is
willing to sell it or the owner is willing to redevelop it. The Goal 9 rule also does not
account for differences in site characteristics, such as site size. As a result, developers
may have difficulty finding developable land with specific site characteristics, such as
large sites with highway access.

19. Springfield conducted Community Economic Development workshops on May 20, 2008
and July 31, 2008 to identify issues and themes for development of economic

development objectives and strategies. The following table provides a summary of input
received:
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Summary of Input from the 2008 Springfield Economic Development Workshops

Category

Issues and Themes

Jobs and the
economy

Attract businesses that provide stable, living or family wage jobs that provide
benefits

Recruit businesses that provide green or sustainable products

Lower the costs of doing business in the City, such as system development
charges and permitting fees

Attract businesses to the City through the use of enterprise zones

Sustainability
and the
environment

Balance environmental protection and greenfield development
Encourage green building practices for new development
Capitalize on opportunities to increase walkability and bicycling

Land use and
zoning

Balance the use of developing green-fields with redeveloping existing land and
emphasizing infill

Encourage more efficient land uses, including higher density development
where appropriate

Promote nodal development and mixed-use development, especially in
downtown

Provide opportunities for high quality development along the riverfront
Reevaluate allowable uses, especially near schools

Consider parking and transportation needs when planning for new uses,
especially in downtown

Redevelopment

Focus on redevelopment in downtown and Glenwood.

Revitalize downtown through redevelopment and rehabilitation of old buildings
Promote re-use of vacant buildings in downtown

Keep a historical perspective when considering redevelopment

Source: ECO Northwest Springfield Economic Development Objectives and Strategies

20. Economic development objectives and strategies that encourage transition to a greener

economy can help strengthen the local economy by driving demand for locally provided

products and services that conserve energy and reduce emissions. The need for

research, design, development, manufacture and retrofit of cleaner, more energy

efficient and more sustainable alternatives presents major economic opportunities.
Source: ECO Northwest

21. Oregon is home to some of the nation’s leading developers, builders, architects,

engineers and product manufacturers in the green building industry. These businesses

spread economic benefits to the community by creating “green collar” jobs — skilled and

semi-skilled, well-paying jobs that contribute directly to preserving or enhancing

environmental quality. For example, Oregon’s rapidly growing clean energy sector is

E24 J]Economic Element

Attachment 2, Page 54 of 1068




Exhibit B 1-25

showing strong demand for trained workers, including solar installers and wind turbine
technicians. Source: ECO Northwest

22. Efforts to retrofit buildings for energy performance, develop the next generation of
biofuels, design new ways to package goods and meet countless other needs with more
sustainable practices will create many new jobs. Source: ECO Northwest

23. A shift away from fossil fuels such as coal, petroleum and natural gas will add substantial
indirect economic benefits. By redirecting energy dollars to pay for efficiency
improvements and non-fossil fuel energy, businesses and residents will spend more
money locally, expanding markets for locally produced products and services. Source:
ECO Northwest

24. Springfield supports the establishment of a critical mass of clean energy firms, such as
wind developers, photovoltaic manufacturers, biodiesel producers and energy efficiency
consultants in our region. Source: ECO Northwest

25. Land use policies that foster higher density development and redevelopment along
transit corridors and mixed use compact development patterns will allow more residents
to meet their daily needs without driving and to reduce household transportation costs.
A more substantial portion of those saved dollars can be spent in the local economy
where they have economic multiplier effects. Source: ECO Northwest

26. With Springfield’s and the region’s workforce expected to grow, the need for job growth
will become even more pressing. Given the role that location of employment plays in
where people live and how much they drive, weak job growth in the city will drive
demand for additional infrastructure spending, increase transportation costs for
Springfield residents and undermine regional efforts in land use and climate action.
Source: ECO Northwest

27. To affect economic development, any policy or action must affect a factor of production
that influences business locations and job growth. Factors that have the most impact are
labor, land, local infrastructure, access to markets and materials, agglomerative
economies (clusters), quality of life and entrepreneurship. Source: ECO Northwest

28. The supply, cost, and quality of any of these factors are dependent upon national and
global market forces that local government has no influence over. But they also depend
on public policy, which can generally affect these factors of production through:
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planning, regulation, provision of public services, taxes, and incentives. Source: ECO
Northwest

29. The location decisions of businesses are primarily based on the availability and cost of
labor, transportation, raw materials, and capital. The availability and cost of these
production factors are usually similar within a region. Most economic development
strategies available to local governments only indirectly affect the cost and quality of
these primary location factors. Source: ECO Northwest

30. Local governments can most directly affect tax rates (within the bounds of Measures 5
and 50), the cost to businesses and quality of public services, and regulatory policies.
Economists generally agree that these factors do affect economic development, but the
effects on economic development are modest. Thus, most of the strategies available to
local governments have only a modest effect on the level and type of economic
development in the community. Source: ECO Northwest

31. Local governments in Oregon also play a central role in the provision of buildable land
through inclusion in the Urban Growth Boundary, plan designation, zoning, and provision
of public services. While providing buildable land for businesses to locate or expand is
one of the most direct ways that the City of Springfield can affect the level and type of
economic development, this action alone is not sufficient to guarantee economic
development in the community. Market conditions must create demand for this land,
and local factors of production must be favorable for business activity.

32. As part of Springfield’s Commercial and Industrial Buildable Lands Study, a range of
potential economic development strategies were identified to inform policy
development:

Potential Economic Development Strategies

Category/Policy Description

Land Use Policies regarding the amount and location of available land and allowed uses.

Provide adequate supply Provide an adequate supply of development sites to accommodate anticipated
of land employment growth with the public and private services, sizes, zoning, and other
characteristics needed by firms likely to locate in Springfield.

Increase the efficiency of Take actions to reduce costs and time for development permits. Adopt
the permitting process and development codes and land use plans that are clear and concise.
simplify city land-use

policies
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Potential Economic Development Strategies

Category/Policy

Description

Public Services

Policies regarding the level and quality of public and private infrastructure and
services.

Provide adequate
infrastructure to support
employment growth

Provide adequate public services (i.e. roads, transportation, water, and sewer) and
take action to assure adequate private utilities (i.e. electricity and communications)
are provided to existing businesses and development sites.

Focused public investment

Provide public and private infrastructure to identified development or
redevelopment sites.

Communications
infrastructure

Actions to provide high-speed communication infrastructure, such as developing a
local fiber optic network.

Business Assistance

Policies to assist existing businesses and attract new businesses.

Business retention and
growth

Targeted assistance to businesses facing financial difficulty or thinking of moving
out of the community. Assistance would vary depending on a given business’
problems and could range from business loans to upgrades in infrastructure to
assistance in finding a new location within the community.

Recruitment and
marketing

Establish a program to market the community as a location for business in general,
and target relocating firms to diversify and strengthen the local economy. Take
steps to provide readily available development sites, an efficient permitting process,
well-trained workforce, and perception of high quality of life.

Development districts
(enterprise zones, renewal
districts, etc.)

Establish districts with tax abatements, loans, assist with infrastructure, reduced
regulation, or other incentives available to businesses in the district that meet
specified criteria and help achieve community goals.

Business clusters

Help develop business clusters through business recruitment and business retention
policies. Encourage siting of businesses to provide shared services to the business
clusters, including retail and commercial services.

Public/private
partnerships

Make public land or facilities available, public lease commitment in proposed
development, provide parking, and other support services.

Financial assistance

Tax abatement, waivers, loans, grants, and financing for firms meeting specified
criteria. Can be targeted as desired to support goal such as recruitment, retention,
expansion, family-wage jobs, or sustainable industry.

Business incubators

Help develop low-cost space for use by new and expanding firms with shared office
services, access to equipment, networking opportunities, and business
development information. Designate land for live-work opportunities.

Mentoring and advice

Provide low-cost mentors and advice for local small businesses in the area of
management, marketing, accounting, financing, and other business skills.

Export promotion

Assist businesses in identifying and expanding into new products and export
markets; represent local firms at trade shows and missions.
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Potential Economic Development Strategies

Category/Policy Description
Workforce Policies to improve the quality of the workforce available to local firms.
Job training Create opportunities for training in general or implement training programs for

specific jobs or specific population groups (i.e. dislocated workers).

Job access Provide transit/shuttle service to bring workers to job sites.

Jobs/housing balance Make land available for a variety of low-cost housing types for lower income

households, ranging from single-family housing types to multifamily housing.

Other
Regional collaboration Coordinate economic development efforts with the County, the State, and local
jurisdictions, utilities, and agencies so that clear and consistent policies are
developed.
Quiality of life Maintain and enhance quality of life through good schools, cultural programs,

recreational opportunities, adequate health care facilities, affordable housing,
neighborhood protection, and environmental amenities.

Source: ECONorthwest.

33.

34.

35.

According to Oregon Prospector, at the time Springfield’s EOA was prepared there were
only nine sites in the Southern Willamette Valley with the following characteristics: 20
acres or larger, Project Certified, and within about five miles of I-5. The following
counties have sites that match these characteristics: three sites in Marion County, one
site in Benton County, two sites in Linn County, no sites in Lane County, and three sites in
Douglas County. There are comparatively few large sites relatively near to I-5 available
for development in the Southern Willamette Valley and no sites with these
characteristics in the Eugene-Springfield area.

“Short-term supply” means suitable land that is ready for construction usually within one
year of an application for a building permit or request for service extension. “Competitive
Short-term Supply” means the short-term supply of land provides a range of site sizes
and locations to accommodate the market needs of a variety of industrial and other
employment uses.

Continued emphasis on investments in transit, infrastructure, housing and social service
at the expense of economic development will not grow the local economy. Job growth
requires explicit investments in retaining and growing firms, training workers, funding
innovation and developing catalytic projects.
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36. Springfield does not possess the resources to compete unsystematically in the global
economy. A city of Springfield’s size and attributes must be selective in how it competes
for new business growth; limited economic development resources must be deployed in
a manner that builds on the city’s undeniable strengths.

37. Needed sites. The site needs analysis in Springfield’s Commercial and Industrial Lands
Inventory and Economic Opportunities Analysis (CIBL/EOA) identifies site needs in five
types of buildings: warehousing and distribution, general industrial, office, retail, and
other services. The characteristics of needed sites for each of these building types are
described in CIBL/EOA, adopted as the Technical Supplement of this Economic Element.
Characteristics of Needed Sites, including site needs for Springfield’s target industries:
manufacturing and large office employers are explained in CIBL/EOA Chapter 5 and
Appendix C.

38. Industrial Land Preservation. Since adoption of the Metro Plan, wetlands were

discovered in the Jasper Natron area. The presence of wetlands will affect development
of this land, including the sites designated as Special Heavy Industrial (SHI) in the Metro
plan diagram.
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Executive Summary

This report presents the Commercial and Industrial Buildable Lands
Inventory (CIBL) and Economic Opportunities Analysis (EOA) for the
City of Springfield for the 2010 to 2030 period. The purpose of the analysis
is to forecast employment growth in Springfield, document the inventory
of commercial and industrial land in Springfield,» and determine whether
Springfield has enough land to accommodate expected growth.

In addition, this project establishes a clear economic development
direction that identifies the city’s strengths and opportunities, and its
position in the broader Southern Willamette Valley region. This project
will facilitate employment opportunities and job creation in Springfield by
identifying industrial/employment land needs and developing an
economic development strategy aimed at selected target industries.

This analysis is consistent with the requirements of statewide planning
Goal 9 and the Goal 9 administrative rule (OAR 660-009).

This document, the final CIBL and EOA, includes revisions from the Draft
Springfield Commercial and Industrial Buildable Lands Inventory and Economic
Opportunities Analysis from September 2009. These changes incorporate
feedback about the report and address the requirements of recent legal
cases about economic opportunity analyses. The primary changes to the
document are:

e (larifications to the methods, definitions, and terms used in the
buildable lands inventory, including clarifications about
potentially redevelopable land in Springtield.

e Analysis of potentially redevelopable sites larger than 5 acres to
determine which sites are likely to redevelop over the 2010-2030
planning period.

1 OAR 660-009 0005(3) defines "Industrial Use as “employment activities generating income from the production, handling or
distribution of goods. Industrial uses include, but are not limited to: manufacturing; assembly; fabrication; processing; storage;
logistics; warehousing; importation; distribution and transshipment; and research and development. Industrial uses may have
unique land, infrastructure, energy, and transportation requirements. Industrial uses may have external impacts on
surrounding uses and may cluster in traditional or new industrial areas where they are segregated from other non-industrial
activities.

OAR 660-009 0005(6) defines "Other Employment Use: " all non-industrial employment activities including the widest range of
retail, wholesale, service, non-profit, business headquarters, administrative and governmental employment activities that are
accommodated in retail, office and flexible building types. Other employment uses also include employment activities of an
entity or organization that serves the medical, educational, social service, recreation and security needs of the community
typically in large buildings or multi-building campuses.

Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page i
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e C(larifications about Springfield’s target industries and their
existing site and other characteristics of the target industries.

e Revision to the number of needed sites, removing the range of
needed sites and using historical data to identify the number
and size of needed sites.

e Revision to the categories of needed site size, to combine the
largest site sizes into one category: sites 20 acres and larger.

e Additional information about the sites needs of Springfield’s
target industries.

e Other clarifications that made the analysis and results clearer.

WHAT IS SPRINGFIELD’S ECONOMIC DEVELOPMENT VISION?

Springfield is a business-oriented city. The City is undergoing
revitalization, with on-going redevelopment efforts in Downtown and
Glenwood, and the opening of the hospital at RiverBend in 2008. The
City’s vision for economic growth over the next 20-years combines
sustaining existing businesses and helping those businesses expand, and
embracing a broad variety of new opportunities for growth.

The economic development strategy for Springfield can be summarized as
follows:

(1) Facilitate the redevelopment of Downtown Springfield and
Glenwood through strategic infrastructure and other investments
from programs such as urban renewal and planning for
redevelopment.

(2) Provide sites with a variety of site characteristics to meet both
commercial and industrial economic opportunities, including
providing sites that are available for relatively fast development.
This includes providing large sites for major employers.

(3) Use land within the existing urban growth boundary efficiently,
through promoting redevelopment, infill development, and dense
development in nodal areas. The study assumes that 46% of new
employment would not require vacant land.

(4) Provide infrastructure efficiently and fairly by coordinating capital
improvement planning with economic development planning.

(5) Support and assist existing businesses within Springfield by
assessing what help businesses need and developing programs to
respond to business needs.

Page ii ECONorthwest August 2015 Springfield Economic Opportunities Analysis
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(6) Attract and develop new businesses, especially those related to
regional business clusters. The City would like to build on the
developing health care cluster, promote development of high-tech
businesses, and attract sustainable businesses.

(7) Maintain flexibility in planning through providing efficient
planning services and developing flexible planning policies to
respond to the changing needs of businesses.

This is a brief summary of Springfield’s economic development strategy.
Chapter 3 of this report provides more detail on Springfield’s comparative
advantages and target industries; the Springfield Economic Development
Strategy (included in Appendix D) articulates the City’s economic
development vision.

TARGET INDUSTRIES

An analysis of growth industries in Springfield should address two main
questions: (1) Which industries are most likely to be attracted to the
Eugene-Springfield area? and (2) Which industries best meet Springfield’s
economic objectives? The types of industries that Springfield wants to
attract to meet economic development objectives are: high-wage, stable
jobs with benefits; jobs requiring skilled and unskilled labor; employers in
a range of industries that will contribute to a diverse economy; and
industries that are compatible with Springfield’s community values.

The characteristics of Springfield will affect the types of businesses most
likely to locate in Springfield. Springfield’s attributes that may attract
firms are: the City’s proximity to I-5, high quality of life, proximity to the
University of Oregon, the presence of the RiverBend campus, positive
business climate, availability of skilled and semi-skilled labor, and
proximity to indoor and outdoor recreational opportunities. Table S-1
summarizes target industries for Springfield during the 2010 to 2030
planning period.

Table S-1. Target industries, Springfield, 2010-2030

Target Types of firms Attraction to Springfield
Industry
Medical Services | Medical firms, medical research firms, Development of a medical cluster at
and other professional services RiverBend
Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page iii
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Target Types of firms Attraction to Springfield
Industry
Manufacturing Manufacturers of: food processing, Labor force, existing businesses, land

high-tech electronics, recreational
equipment, medical equipment
manufacturing, furniture manufacturing,
specialty apparel, cottage industries
(such as jewelry, apparel, or personal
care products), plastics manufacturing,
and wood products manufacturing

availability, proximity to natural resources,
access and proximity to Interstate 5, and
access to comparatively inexpensive
electricity

Specialty Food

Food processing firms, such as those

Proximity to agricultural resources,

Processing that specialize in organic or natural natural foods innovation cluster, access
foods, brewing and wine industry and proximity to Interstate 5, and access

to comparatively inexpensive electricity,

High-Tech The types of firms range from high-tech | Access to highly educated labor, access

manufacturing to data centers to
software development

to comparatively inexpensive electricity,
access and proximity to Interstate 5, and
high quality of life

Professional and

Engineering, research, medical-related

Access to highly educated labor and high

Technical professionals, and other professional quality of life
Services services that are attracted to high-
quality settings
Call Centers Call centers Existing call center cluster and trained
labor force
Back-Office Back-office functions, including High quality of life, available and trained
Functions administrative functions such as labor force, and relatively low wages
accounting or information technology
Corporate Corporate headquarters High quality of life, location along I-5, and
Headquarters availability of educated workers
Tourism Industries that serve tourists, such as Proximity to University of Oregon, outdoor
food services and accommodations recreational opportunities and regional
events such as the Olympic Track and
Field trials, NCAA sporting events, the
Oregon Country Fair, or the University of
Oregon Bach Festival
Green Green construction firms, organic food | Access to highly educated labor, access
businesses processing, sustainable logging and/or | to natural resources, and high quality of

lumber products manufacturing, or
alternative energy production

life

Services for

Retail and government services,

Growing population

Residents especially education
Services for Health services that provide services to | Aging population and presence of
seniors older people, such as assisted living RiverBend Hospital and McKenzie
facilities or retirement centers Willamette Hospital
Page iv ECONorthwest August 2015 Springfield Economic Opportunities Analysis
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COMPARISON OF LAND CAPACITY AND DEMAND

This section presents an analysis of land availability and capacity for
employment uses in Springfield. The key conclusions in this section are:

(1) The majority of employment growth in Springfield will not
require vacant land. The analysis concludes that that 46% of new
employment would not require vacant land, consistent with the
City’s economic development strategies to encourage
redevelopment, especially in Downtown and Glenwood. This
portion of employment addresses the OAR 660-024-0050(4)
requirement that the City demonstrate that some needs can
reasonably be accommodated through by increasing the
development capacity of land already inside the city prior to
expanding the UGB. The City’s Springfield 2030 Comprehensive
Plan describes the specific policies the City will adopt to achieve
this level of increased capacity through infill development and
redevelopment. Those policies will be adopted as part of the City’s
overall UGB justification.

(2) Springfield will need employment land with characteristics that
cannot be found within the existing UGB. The City will need 7
sites with about 223 acres of industrial and other employment land,
on sites five acres and larger that cannot be accommodated within
the existing UGB.

Figure S-1 summarizes how Springfield will accommodate new
employment based analysis in Chapter 5.

Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page v
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Figure S-1. Summary of Location of Employment Growth by Type of
Land, Springfield UGB, 2010-2030

B New Employment on
Potentially
Redevelopable Sites

B New Employment in
Non-Employment
Designations

ONew Employment in
Existing Built Space

O New Employment on
Vacant Land

Source: ECONorthwest

Table S-2 shows a comparison of land supply and need in terms of sites by
site size, based on the analysis of potential growth industries in
Springfield in Chapter 4. The results show that Springfield has a deficit of
two Industrial sites (both 20 acres and larger) and seven Commercial and
Mixed Use sites (ranging in size from 2 to 5 acres and 20 acres and larger).

Page vi ECONorthwest August 2015 Springfield Economic Opportunities Analysis
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Table S-2. Comparison of vacant land supply and site needs, industrial and
other employment land, Springfield UGB, 2010-2030

Site Size (acres)
Less 20 and
than1 1to2 2to5 5to20 Larger

Buildable Land Inventory

Vacant
Industrial 72 24 20 12 0
Commercial and Mixed Use 104 14 6 4 0
Potentially Redevelopable
Industrial 122 28 31 6 1
Commercial and Mixed Use 305 20 15 0 0
Total Buildable Sites
Industrial 194 52 51 18 1
Commercial and Mixed Use 409 34 21 4 0
Site Needs
Needed sites
Industrial 7 7 7 12 3
Commercial and Mixed Use 174 31 23 8 1
Surplus (deficit) of sites
Industrial 187 45 44 6 -2
Commercial and Mixed Use 235 3 -2 -4 -1

Source: ECONorthwest.

Note: The redevelopable sites in Table 5-1 are assumed to increase employment capacity on the redeveloped sites. As
discussed in Chapter 2, redevelopment means a net increase in employment capacity, rather than only the replacement of
an old building with a newer building.

Converting from the site needs shown in Table S-2 to an estimate of land
needs requires making assumptions about average site sizes needed in
Springfield. The average site sizes in Table 5-2 are based on empirical
analysis of the size of Industrial and Commercial taxlots with employment
in Springfield. Table S-3 shows the average site size for needed sites in
Springfield.

Table S-3. Average size of needed sites based on average sizes of
sites with employment in Springfield, Springfield UGB

Site Size (acres)

Less 20 and
than 1 1to 2 2to 5 5to 20 Larger
Industrial 0.5 14 3.0 10.0 63.0
Commercial and Mixed Use 0.4 14 3.2 9.3 60.0

Source: ECONorthwest based on QCEW data
Note: Average site size for sites 20 acres and larger is rounded to the nearest acre.

Table S-4 shows sites needed (from Table S-2) and land need (based on
number of sites needed in Table S-2 and average site size in Table S-3).
The results show that Springfield has a deficit in the current UGB of the
following land types for the 2010 to 2030 period:

e Industrial land. Springfield has a need for 126 acres of industrial
land on two sites larger than 20 acres. In the context of this study,

Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page vii
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industrial use means any use that would be allowed in an
industrial land designation (e.g., campus industrial, light-medium
industrial, light-medium industrial mixed use, heavy industrial, or
special heavy industrial).

e Commercial sites. Springfield has a need for 104 acres of
commercial land on 9 sites. Springfield’s commercial site needs
range from sites 2 to 5 acres in size to one site that is 60 acres in
size. In the context of this study, commercial use means any use
that would be allowed in a commercial land designation (e.g.,
commercial, commercial mixed use, employment mixed use).

Table S-4. Comparison of employment land supply and site needs,
Springfield UGB, 2010-2030

Site Size (acres)
Less 20 and
than1 1to2 2to5 5to20 Larger Total

Industrial
Sites needed none  none none none 2 2
Land need (acres) none  none none none 126 126
Commercial and Mixed Use
Sites needed none none 2 4 1 7
Land need (acres) none none 6 37 60 104
Total sites needed none none 2 4 3 9
Total acres needed none nhone 6 37 186 230

Source: ECONorthwest

The summary of land needs in Table S-4 shows Springfield’s land need for
all sites of all sizes. One of the City’s economic development strategies is
to encourage redevelopment, especially in Downtown and Glenwood.
Table S-2 shows that 188 industrial sites and 340 commercial and mixed
use sites would redevelop to address land needs over the 20-year period.
In addition to this assumption about redevelopment, Springfield
concludes that all land needs on sites smaller than five acres would be
accommodated through redevelopment. The City had a deficit of two
commercial and mixed use sites smaller than five acres, which would
require six acres of land (Table S-4).

Table S-5 shows Springfield’s employment land need, assuming that all
site needs for sites smaller than five acres would be addressed through
redevelopment. Springfield has the need for approximately two
industrial sites on 126 acres and five commercial and mixed use sites on
about 97 acres that cannot be accommodated within the existing UGB
over the 2010 to 2030 period.

Page viii
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Table S-5. Employment site and land needs, Springfield UGB, 2010-

2030
Site Size (acres)
Less 20 and
than5 5to20 Larger Total
Industrial
Sites needed none none 2 2
Land need (acres) none none 126 126
Commercial and Mixed Use
Sites needed none 4 1 5
Land need (acres) none 37 60 97
Total sites needed none 4 3 7
Total acres needed none 37 186 223

Source: ECONorthwest

CHARACTERISTICS OF NEEDED SITES

The Goal 9 Administrative Rule (OAR 660-009) requires that jurisdictions
describe the characteristics of needed sites (OAR 660-009-0025(1)). The
Administrative Rule defines site characteristics as follows in OAR 660-009-
0005(11):

(11) "Site Characteristics" means the attributes of a site necessary for a
particular industrial or other employment use to operate. Site
characteristics include, but are not limited to, a minimum acreage or
site configuration including shape and topography, visibility, specific
types or levels of public facilities, services or energy infrastructure, or
proximity to a particular transportation or freight facility such as rail,
marine ports and airports, multimodal freight or transshipment
facilities, and major transportation routes.

The analysis of employment land needs in Springfield showed need for
two industrial sites (both 20 acres and larger) and five commercial and
mixed use sites (ranging in size from 5 to 20 acres and 20 acres and larger).
The site characteristics for commercial and industrial sites are
summarized in Table S-6.
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IMPLICATIONS

The analysis presented in the economic opportunities analysis has
implications for Springfield’s economic land needs.

Economic growth. Decision makers and community members that
participated in the economic opportunities analysis agreed that
economic growth is desirable over the planning period. The
employment forecast indicates Springfield will add 13,440 new
employees between 2010 and 2030. The economic opportunities
analysis assumes that Springfield will have employment growth in
a wide variety of businesses, from services and retail for residents
to industrial development to medical services. The City wants to
diversify its economy and attract higher wage and professional
jobs.

Buildable lands. Springfield has 3,414 acres that are designated for
industrial and other employment use. About two-thirds of the land
designated for employment within Springfield’s UGB is considered
developed and is not expected to redevelop over the 20 year
planning period. Less than 15% of this land is buildable,
unconstrained land. The majority of buildable, unconstrained
employment land in Springfield has existing development on it that
is expected to redevelop over the planning period. Springfield has a
lack of buildable large sites, with one buildable site 20 acres and
larger and 22 buildable sites in the five to 20 acre size range.

Redevelopment potential.> The analysis of potentially redevelopable
land and need for employment land assumes that Springfield will
have substantial redevelopment over the planning period. The
analysis of potentially redevelopable land assumes that the
employment capacity of redeveloped areas will increase, not
simply that a new building will replace an old building. Consistent
with City Council policies, the areas that are expected to have the
most redevelopment are in Glenwood, especially along the
Willamette Riverfront and Franklin/McVay corridor, and in the
Downtown Urban Renewal District.

The City will need to make strategic investments that support
redevelopment and continue supporting redevelopment through

2 This study identifies land with redevelopment potential as 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 (providing additional employment capacity) during the planning period.
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City plans and policies. For example, redevelopment in the City’s
targeted Downtown and Glenwood areas will require substantial
investments in public infrastructure to provide public facilities and
to overcome the existing impediments to development, including
parcel assembly issues.

Employment that will not require vacant land. Springfield assumed
that 46% of employment would not require vacant employment
land.> Springfield’s assumptions about employment that will not
require vacant land are as follows:

o Fourteen percent of employment (1,918 employees) will locate
in non-employment designations. These employees will include
people with home occupations, working from home, and
businesses that locate in residential or other non-employment
designations.

o Ten percent of new employment (1,344 employees) will locate in
existing built space.

o Twenty-one percent of new employment (2,921 employees) will
locate on redevelopable sites. Table S-2 shows that Springfield
assumes 188 industrial sites and 342 commercial and mixed use
sites will redevelop over the planning period.

Need for large sites. Springfield will be able to meet all employment
land needs on sites five acres and smaller within the existing UGB,
through redevelopment, infill development, and employment uses
on non-employment land (e.g., home occupations). The
employment land needs that may not be met within the UGB are
for sites five acres and larger. The City has only one suitable site
over 20 acres.

Availability of sites 20 acres and larger is important for attracting or
growing large businesses, which are often trade-sector businesses.
If the City does not have these large sites, there is little chance that
the City will attract these types of businesses. While it may not be
clear exactly what the business opportunities may be in ten to
twenty years, it is clear that these businesses will not locate in
Springfield if land is not available for development.

3 The estimate of 46% of new employment not requiring vacant land is based on the assumption that 1,918 employees will
locate in non-employment designations, 1,344 employees will locate in existing built space, and 2,921 employees will locate on
redevelopable sites. The total number of new employees not requiring new land is 6,183 employees, which is approximately
46% of the forecasted growth of 13,440 jobs.
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e Redesignation of Smaller Sites. Springfield’s land deficit cannot be
met through redesignating a surplus of small industrial- and
commercial-designated sites, most of which are smaller than two
acres. Map 2-3 shows that these sites are scattered throughout the
City, generally along Main Street or in Mid- Springfield. There are
few opportunities for assembly of a contiguous, unconstrained site
with a configuration that makes it developable. These areas do not
and are not expected to provide large sites for target employers that
require large sites.

Even where small vacant sites are located adjacent to other small
vacant sites, there are few places where a site larger than 5 acres
could be assembled from small sites. There is probably no place
where a 20-acre site could be assembled from small sites.

e Site assembly. Assembly of numerous small sites into 5 to 10 acre
sites is difficult at best and often not feasible. Land assembly is
difficult and often costly. Developers attempting land assembly
often have difficulty assembling a site at a cost that makes
development economically viable. When assembling land,
developers often find that owners of key sites are not willing
sellers, have unrealistic expectations of the value of their land, or
cannot get agreement among multiple owners to sell the land. As a
result, developers, especially developers of industrial buildings,
typically choose to develop sites with one or two owners.

e Need to expand the UGB to accommodate need for large sites.
Springfield’s need for large sites cannot be met within the UGB.
Meeting this need for large sites for large employers requires the
City to expand its UGB into areas with suitable sites. These areas
will have relatively large, flat sites with little parcelization and few
owners, where businesses will have access to I-5 or a State
highway.

e Short-term land supply. Based on the Goal 9 definition of short-term
land supply and criteria for “engineering feasibility,” the majority
of inventoried commercial and industrial land supply within the
Springfield UGB is part of the short-term land supply, assuming
that funding is available to extend or increase capacity of
infrastructure and urban services. The Goal 9 rule definition of
short-term land supply does not account for land availability, such
as whether the landowner is willing to sell it or the owner is willing
to redevelop it. The Goal 9 rule definition of short-term land supply
also does not account for needed site characteristics, such as site
size. As a result, the City’s short-term land supply as defined by
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Goal 9 may not be available and developers may have difficulty
tinding developable land with specific site characteristics.
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Introduction

This report presents an Economic Opportunities Analysis (EOA) for the
City of Springfield consistent with the requirements of statewide planning
Goal 9 and the Goal 9 administrative rule (OAR 660-009). Goal 9 describes
the EOA as “an analysis of the community's economic patterns,
potentialities, strengths, and deficiencies as they relate to state and
national trends” and states that “a principal determinant in planning for
major industrial and commercial developments should be the comparative
advantage of the region within which the developments would be
located.”

BACKGROUND

In 2007, the Oregon Legislature passed House Bill 3337 that directed
Springfield and Eugene to establish separate Urban Growth Boundaries
(UGBs). The city started work on a key element of its new UGB in 2006 by
initiating a residential buildable lands inventory and contracting
ECONorthwest to conduct a Goal 10 housing needs analysis. Springfield’s
UGB was acknowledged in 2011. The City concurrently prepared
additional studies necessary to determine employment land needs —
including an economic opportunities analysis (EOA) and an economic
development strategy.

The project includes two key phases:

1. Aninventory of commercial and industrial lands and a
projection of the acreage needed to accommodate Springfield’s
future commercial and industrial needs. This phase is called the
economic opportunities analysis (EOA).

2. An analysis of alternative locations where the UGB might be
expanded to accommodate the city’s future commercial,
industrial, and residential needs —if the City identifies a
deficiency of lands. This phase is called the alternatives analysis.

This report presents the results of the economic opportunities analysis,
with the economic development strategy presented in Appendix D.
ECONorthwest worked closely with City staff, a Technical Advisory
Committee, and a Stakeholder Committee in preparing the Springfield
Economic Opportunities Analysis. This report incorporates many
comments provided by these groups. It is an update to the 2009 Draft
EOA, designed to address questions and comments about the EOA raised
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through public testimony, as well as update the EOA to address
requirements of recent court decisions.

FRAMEWORK FOR ECONOMIC DEVELOPMENT PLANNING IN
OREGON

The content of this report is designed to meet the requirements of Oregon
Statewide Planning Goal 9 and the administrative rule that implements
Goal 9 (OAR 660-009). The Land Conservation and Development
Commission adopted amendments to this administrative rule in
December 2005.: The analysis in this report is designed to conform to the
requirements for an Economic Opportunities Analysis in OAR 660-009 as
amended.

1. Economic Opportunities Analysis (OAR 660-009-0015). The Economic
Opportunities Analysis (EOA) requires communities to identify the
major categories of industrial or other employment uses that could
reasonably be expected to locate or expand in the planning area
based on information about national, state, regional, county, or
local trends; identify the number of sites by type reasonably
expected to be needed to accommodate projected employment
growth based on the site characteristics typical of expected uses;
include an inventory of vacant and developed lands within the
planning area designated for industrial or other employment use;
and estimate the types and amounts of industrial and other
employment uses likely to occur in the planning area. Local
governments are also encouraged to assess community economic
development potential through a visioning or some other public
input based process in conjunction with state agencies.

2. Industrial and commercial development policies (OAR 660-009-0020).
Cities with a population over 2,500 are required to develop
commercial and industrial development policies based on the EOA.
Local comprehensive plans must state the overall objectives for
economic development in the planning area and identify categories
or particular types of industrial and other employment uses desired
by the community. Local comprehensive plans must also include
policies that commit the city or county to designate an adequate
number of employment sites of suitable sizes, types and locations.
The plan must also include policies to provide necessary public
facilities and transportation facilities for the planning area. Finally,
cities within a Metropolitan Planning Organization (which includes

4 The amended OAR 660-009, along with a Goal 9 Rule Fact Sheet, are available from the Oregon Department of Land
Conservation and Development at http:/ /www.oregon.gov/LCD/econdev.shtml.
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Springfield) must adopt policies that identify a competitive short-
term supply of land for desired industrial and other employment
uses as an economic development objective.

3. Designation of lands for industrial and commercial uses (OAR 660-009-
0025. Cities and counties must adopt measures to implement
policies adopted pursuant to OAR 660-009-0020. Appropriate
implementation measures include amendments to plan and zone
map designations, land use regulations, public facility plans, and
transportation system plans. More specifically, plans must identify
the approximate number, acreage and characteristics of sites
needed to accommodate industrial and other employment uses to
implement plan policies, and must designate serviceable land
suitable to meet identified site needs.

Plans for cities and counties within a Metropolitan Planning
Organization or cities and counties that adopt policies relating to
the short-term supply of land must designate suitable land to
respond to economic development opportunities as they arise.

This report is an Economic Opportunities Analysis, the first key element
required by Goal 9. This EOA includes an analysis of national, state,
regional, and county trends as well as an employment forecast that leads
to identification of needed development sites. It also includes an inventory
of buildable commercial and industrial land in Springfield.

ORGANIZATION OF THIS REPORT

The remainder of this report is organized as follows:

e Chapter 2, Land Available for Industrial and Other
Employment Uses presents an inventory of industrial and other
employment lands.

e Chapter 3, Economic Trends and Factors Affecting Future
Economic Growth in Springfield summarizes historic
economic trends that affect current and future economic
conditions in Springfield. It also summarizes Springfield’s
comparative advantages formed by the mix of factors present in
Springfield

e Chapter 4, Land Demand and Site Needs in Springfield
presents the employment forecast for Springfield and an
estimate of how much land is needed to accommodate the 20-
year employment forecast. It also describes the types of sites
that are needed to accommodate industries that are likely to
locate or expand in Springfield.

Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page 3
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Chapter 5, Implications presents a comparison of land supply
and site needs and discusses the implications of the Economic
Opportunities Analysis.

This report also includes three appendices:

Appendix A, Review of National, State, Regional, County, and
Local Trends describes national, state, and local economic
trends that will influence the regional economy. Appendix A
presents detailed information about economic trends that may
affect Springfield, which is summarized in Chapter 3.

Appendix B, Factors Affecting Future Economic Growth in
Springfield discusses the comparative advantages formed by
the mix of factors present in Springfield. Springfield’s
comparative advantages are summarized in Chapter 3.

Appendix C, Employment Forecast and Site Needs for
Industrial and Other Employment Uses presents an
employment forecast and analysis of needed sites for
Springfield for the period 2010-2030 and is summarized in
Chapter 4.

Appendix D, Economic Development Objectives and
Implementation Strategies presents objectives and strategies to
implement the City’s economic development goals. It will be
used to guide development of land use policies to implement
the City’s economic development vision.

Page 4
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Land Available for Industrial
chapter2@Nd Other Employment Uses

The Springfield Commercial and Industrial Buildable Lands (CIBL)
inventory is intended to identify lands within the Springfield urban
Growth Boundary (UGB) that are suitable for development and can
accommodate employment growth. This chapter addresses the
requirements of OAR 660-009-0015(3) to inventory vacant and developed
lands that are designated for industrial or other employment uses.

Buildable lands inventories are sometimes characterized as supply of land
to accommodate growth. Population and employment growth drive
demand for land. The amount of land needed depends, in part, on the

density of development as well as assumptions about redevelopment and
infill.

This chapter presents the CIBL inventory for the City of Springfield. The
results are based on analysis of Geographic Information System data
provided by the City of Springfield Public Works Department and the
Lane Council of Governments. The buildable land inventory also used
aerial orthophotographs and review by city staff for verification.

Some updates were made to this chapter as part of the 2015 update of the
EOA. Text was added to clarify data and methodologies used in the BLI.
The column titles were updated to clarify the results of the BLI in some
tables. The results of the buildable lands inventory were not revised as
part of this update. This update resulted in modifications to the narrative
of this chapter, with the intent of clarifying the methods and results.

For the purpose of the buildable lands inventory, lands east of the
Interstate 5 center line in the Metro UGB were considered to be in the
Springfield portion of the UGB

ECO worked closely with City Staff, a Technical Advisory Committee, and
a Stakeholder Committee during the development and review of the
Springfield commercial and industrial buildable lands inventory (CIBL).
ECO developed the inventory using the following steps:

5 Springfield did not have a separate UGB at the time this study was completed. The Springfield UGB was acknowledged in
2011.
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e Assemble and document datasets. ECO identified data from the
Regional Land Information Database (RLID) and GIS data from the
City of Springfield and the Lane Council of Governments as
primary datasets on which the inventory and analysis was built.
RLID includes assessment and taxation data maintained by Lane
County.

e Preliminary analysis. ECO conducted a preliminary analysis with the
GIS and data tables selected for inclusion in the database. The
purpose of this task was to work with City staff and the TAC to
determine the optimal definitions and supporting methodology to
base the final analysis and database structure.

e Data processing and GIS analysis. In this step ECO performed the GIS
analysis and data processing steps necessary to populate the
database. Table 2-1 shows plan designations that were included in
the commercial and industrial buildable lands inventory. All of the
designations included in the inventory allow employment outright.
The inventory, however, includes several mixed use designations
that allow both employment and housing. The inventory generally
uses the 2004 Metro Plan designations with two exceptions: (1)
Glenwood, where a 2005 plan amendment changed the designation
on approximately 47 acres from Light Medium Industrial Mixed
Use to Mixed Use; (2) the PeaceHealth site where land was
redesignated from residential to designations that allow
employment; and (3) the Marcola Meadows site that included a
plan designation change from Campus Industrial to Medium
Density Residential/Nodal Development, Mixed-Use
Commercial/Nodal Development, and Community Commercial.
The implication of these exceptions was to include land that would
not have otherwise been included in the inventory. The intent of
this step was to increase the accuracy of the inventory.

Page 6 ECONorthwest August 2015 Springfield Economic Opportunities Analysis
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Table 2-1. Metro plan designations included in the Springfield
commercial and industrial buildable lands inventory, 2008

Allowed Land Uses (yes/no)

Plan Designation Commercial Industrial Residential In CIBL?
Campus Industrial yes yes no yes
Commercial yes no no yes
Commercial Mixed Use yes no yes yes
Heavy Industrial no yes no yes
High Density Res Mixed Use yes no yes yes
Light Medium Industrial no yes no yes
Light Medium Industrial Mixed Use no yes no yes
Major Retail Center yes no no yes
Medium Density Res Mixed Use yes no yes yes
Mixed Use yes yes yes yes
Special Heavy Industrial no yes no yes

Note: Allowed land uses indicates which uses are allowed in each plan designation. The
CIBL includes any plan designation that allows employment, including mixed use
designations.

o Verification. ECO used a multi-step verification process. The initial
verification occurred as part of the preliminary analysis. This step
included a staff-level review of preliminary database output (maps)
showing the land base and plan designations. The second round of
verification involved a “rapid visual assessment” of land
classifications using GIS and recent aerial photos for this analysis.
The rapid visual assessment involved reviewing classifications
overlaid on 2005 aerial photographs to verify uses on the ground.
ECO reviewed all tax lots included in the inventory using the rapid
visual assessment methodology. The third round of verification
involved city staff verifying the rapid visual assessment output.
The draft inventory was then circulated for review by the TAC and
the Stakeholder Committee. This review resulted in a number of
changes which are reflected in the inventory as presented in this
report.

In summary, ECO used a systematic process to complete the CIBL
inventory that was intended to provide the greatest degree of accuracy
possible.
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DEFINITIONS

The first step in the buildable inventory was to develop working
definitions and assumptions. ECO initially classified land using a rule-
based methodology. The rules applied by ECO to classify land are
described below. The accompanying maps show the results of the
application of those rules, with some adjustments made based on review
of 2004 aerial photos and building permit data.

ECO began the buildable lands analysis with a tax lot database provided
by the City’s GIS Staff. The inventory used tax lots as the unit of analysis
because (1) it is a commonly accepted unit for land inventories, and (2) tax
lots link directly to other data sets (e.g., assessment data, addresses, etc.)
The tax lot database was current as of February 2008. The inventory builds
from the tax lot-level database to estimates of buildable land by plan
designation.

All of the methods, definitions, and assumptions used in the CIBL were
reviewed by the CIBL Stakeholder Committee over the course of several
meetings. The Committee made many suggestions that are reflected in the
final set of methods, definitions, and assumptions used for the CIBL.s

¢ Meetings with the CIBL Stakeholder Committee are documented in in Springfield planning file LRP 2007-00031 and on the
City webpagehttp:/ /www.springfield-or.gov/dpw/2030Background.htm

Page 8
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A key step in the buildable lands analysis was to classify each tax lot into
a set of mutually exclusive categories. Table 2-2 shows the relationship

between definitions used in this study and the definitions related to land
inventories in OAR 660-009-0005.

Table 2-2 Relationship between land classification definitions used in the
Springfield EOA and definitions in OAR 660-009-0005.

Land classification in
EOA

Definition used in EOA

Related definition in
OAR 660-009-0005

Implications

Vacant Land

Tax lots that have no
structures or have buildings
with very little value. For
the purpose of this
inventory, lands with
improvement values under
$10,000 are considered.

(14) "Vacant Land" means a
lot or parcel: (a) Equal to or
larger than one half-acre
not currently containing
permanent buildings or
improvements; or (b) Equal
to or larger than five acres
where less than one half-
acre is occupied by
permanent buildings or
improvements.

Springfield included more
land in the inventory than
required by rule. The
Stakeholder Committee
believed it would provide a
more accurate estimate of
Total Land Supply as defined
by OAR 660-009-0005(13).

Developed Land

Land that is developed at
densities consistent with
current zoning/plan
designation and
improvements that make it
unlikely to redevelop during
the analysis period.

(1) "Developed Land" means
non-vacant land that is likely
to be redeveloped during
the planning period.

The EOA separates the
definition of developed and
potentially redevelopable
land.

Springfield uses a standard
definition of developed—
that is that the land has
improvements and is
committed to those uses for
the planning period. The
rule does not include a
definition of “developed” in
the standard context

Potentially Redevelopable
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 (providing
additional employment
capacity) during the
planning period.’

EOA uses term “developed
land” differently than OAR
definition of “developed
land” as “non-vacant land
that is likely to be
redeveloped during the
planning period.” Instead
the EOA uses “potentially
redevelopable” to classify
non-vacant land that is likely
to be redeveloped during
the planning period.

This category corresponds
to the definition used in
OAR 660-009-0005(1)

7 While Springfield expects many buildings and sites of all types to be re-used, re-purposed, revitalized and renovated
throughout the city over the planning period, for the purposes of analyzing the capacity of the land base to absorb a portion
of employment growth, only redevelopment that increases capacity for accommodating additional employment is a
identified as redevelopment in this analysis.
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The inventory assigns only one land classification (e.g., vacant, developed,
or potentially redevelopable) for each tax lot. Each tax lots in the UGB is
classified into one of the following categories:

Identifying Vacant
Land

The City’s definition of
vacant land is more
inclusive than what
statewide planning policy
requires. The implication
of using a more inclusive
definition are that more
land was considered
available in the inventory
than would be if the state
definitions were used.

e Vacant land. Tax lots that have no structures or have buildings
with very little value. For the purpose of this inventory, lands with
improvement values under $10,000: are considered vacant (not
including lands that are identified as having mobile homes).c Note
that this definition is considerably more inclusive than what is
required by OAR 660-009-0005(14). It includes all lots or parcels
that are less than one half-acre and did not automatically classify
lots between 0.5 and 5.0 acres as developed if they had pre-existing
development. Lots in that category were visually inspected to make
a determination of whether they should be classified as developed
or vacant.

e Developed land. Land that is developed at densities consistent
with current zoning/plan designation and improvements that
make it unlikely to redevelop during the analysis period. Lands not
classified as vacant, potentially redevelopable, or public are
considered developed.» Note that OAR 660-009-0005(1) uses the
following definition: (1) "Developed Land" means non-vacant land
that is likely to be redeveloped during the planning period. This
study defines developed land as developed and defines land
“likely to be redeveloped” as potentially redevelopable. Thus, the
definition of developed land used for the CIBL is different (e.g.,
more inclusive) than the definition in the administrative rule. For
purposes of the CIBL, developed land is considered committed
during the 20-year period and unavailable for redevelopment.

Lands in public ownership were generally considered unavailable
for development unless identified by City staff as being available
for development at some time during the 20-year planning period.
This includes uses such as electrical substations, parks, and private

8 Improvement values were from 2008 Lane County Assessment and Taxation data and reflect the County’s estimate of the

market value of improvements.

9 Note that this definition is more inclusive than what statewide planning policy requires. OAR 600-009-0005(14) provides the
following definition: "Vacant Land" means a lot or parcel: (a) Equal to or larger than one half-acre not currently containing
permanent buildings or improvements; or (b) Equal to or larger than five acres where less than one half-acre is occupied by
permanent buildings or improvements. The implication of using a more inclusive definition are that more land was
considered available in the inventory than would be if the state definitions were used.

10 Note that OAR 660-009-0005(1) uses the following definition: (1) "Developed Land" means non-vacant land that is likely to
be redeveloped during the planning period. This study defines developed land as developed and defines land “likely to be
redeveloped” as potentially redevelopable.

Page 10 ECONorthwest
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cemeteries. Lands in Federal, State, County, or City ownership
were also considered committed.

e Dotentially Redevelopable 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.»

While Springfield expects many buildings and sites of all types to
be re-used, re-purposed, revitalized and renovated throughout the
city over the planning period, for the purposes of analyzing the
capacity of the land base to absorb a portion of employment
growth, only redevelopment that increases capacity for
accommodating additional employment is a factor in this analysis.

Potentially redevelopable land is a subset of developed land that
was identified using improvement to land value ratios and
building coverage ratios. For the purpose of the CIBL, “potentially
redevelopable” land corresponds with the definition of “developed
land” as stated in OAR 660-009-0005(1) as described in Table 2-2.
This study included a detailed evaluation of developed land to
determine its redevelopment potential. Lands that were
determined to be potentially redevelopable were classified as such.
Redevelopment potential is discussed in more detail later in this
chapter (See page 27).

The inventory assigns only one land classification (e.g., vacant,
developed, or potentially redevelopable) for each tax lot. The land
classifications result in identification of lands that are vacant or
potentially redevelopable. The inventory includes all lands within
the Springfield UGB. Map 2-1 shows lands by plan designation
within the Springfield UGB.

ECONorthwest used a systematic process to develop and review
Springfield’s Commercial and Industrial land inventory. Processing and
analyzing data from the Lane Council of Governments (LCOG) land use
database (a database that inventories land uses at the sub-tax lot level),
ECONorthwest identified the developed or unsuitable portions of tax lots.
Areas of partially vacant tax lots with development were included in the
“developed acres” category and remainders were considered “suitable”»

11 This definition is based on the definition in OAR 660-009-0005(1).

2 OAR 660-009-0005(12) defines “suitable” land as “serviceable land designated for industrial or other employment use that
provides, or can be expected to provide the appropriate site characteristics for the proposed use.”

Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page 11
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(unless they had absolute constraints). The inventory also deducted the
“absolute constraints” that make land unsuitable for employment uses:
wetlands (as identified in Springfield’s local wetland inventory),
floodways, slopes over 15%, and riparian resource areas. Each of these
constraints was available in a GIS format. The four constraints layers were
“dissolved” together to create a single “absolute” constrained layer. This
was done to avoid double counting since some constraints (e.g.,
floodways and wetlands) occur in the same place. The combined
constraints layer was then used to calculate the portion of the lot that was
constrained and therefore unsuitable for development.

Page 12 ECONorthwest August 2015 Springfield Economic Opportunities Analysis
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CONSTRAINTS

Constraints are factors that preclude land development or affect the
desirability of land for development. OAR 660-009-0005(2) provides the
following definition of “development constraints:”

“Development Constraints” means factors that temporarily or
permanently limit or prevent the use of land for economic
development. Development constraints include, but are not
limited to, wetlands, environmentally sensitive areas such as
habitat, environmental contamination, slope, topography, cultural
and archeological resources, infrastructure deficiencies, parcel
fragmentation, or natural hazard areas.

Thus, the Administrative Rule provides a broad definition of constraints
and leaves discretion for local governments in the application of the
definition. Absolute constraints!® were deducted from the buildable
portion of lots as they were determined to be factors that temporarily or
permanently limit or prevent the use of land for economic development as
defined in OAR 660-009-0005(2). For the purpose of this study, the
following factors are considered absolute development constraints which
make employment land unsuitable for development:-

e Wetlands - Source: City of Springfield Local Wetland Inventory.
File used: wet_lwi.shp, accessed 2008

e Floodway - Source: Army Corps of Engineers digital “FIRM”
maps. File used: fld_way.shp, accessed 2008

e Slopes over 15% - Source: 10 meter digital elevation model (DEM).
File used: slopes_over_15.shp, accessed 2008

e Riparian resource areas - Source: City of Springfield. File used:
Riparian_resource_areas.shp, accessed 2008

The following factors are partial development constraints. Partial
constraints are factors that may create difficulties in development, but do
not preclude development. Partial constraints were not deducted from the
inventory. Land with these constraints is classified as “constrained” on
employment land. Development can occur on “constrained” land and no
deductions were made from the inventory for these factors.s

13 The subset of constraints to be considered “absolute constraints” for the purposes of this inventory and analysis were
determined through ECONorthwest’s discussions with staff, the TAC, Stakeholder Committee, Planning Commission and
City Council.

14 Each of these files were provided to ECONorthwest by the City in 2008.

15 Each of these files were provided to ECONorthwest by the City in 2008.

Page 14 ECONorthwest August 2015 Springfield Economic Opportunities Analysis
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e Floodplain - Source: Army Corps of Engineers digital “FIRM”
maps. File used: lane_dfirm.shp, accessed 2008

e Willamette River Greenway - Source: Lane Council of
Governments. File used: Greenway_10m_20080303.shp, accessed
2008

e BPA Easements - Source: Bonneville Power Administration. File
used: bparow_lane.shp, accessed 2008

The inventory summary that follows addresses “absolute” and “partial”
constraints separately and summarizes lands as either “unbuildable acres”
(e.g., no development may occur per “development constraints” as
defined by OAR 660-009-0005(2)) or “constrained acres” (e.g., one or more
constraints are present but those constraints do not preclude
development). Portions of individual tax lots can be in one or more of the
following categories: “unconstrained,” “constrained,” or “unbuildable”
(e.g., they are not suitable for development).

Figure 2-1 shows the framework for constraint and classification used in
buildable land inventory. The framework has two dimensions:
development status (indicated by the presence or absence of
improvements) and constraining conditions. Lands with constraints can
be prohibitively constrained by commitment to a specific use (e.g., streets
or parks) or protected (e.g., wetlands) or partially constrained. Lands with
prohibitive constraints have no development capacity; those that are
partially constrained have development capacity.

On the dimension of developments status (presence of improvements),
developable lands (which can be thought of as vacant lands) have
capacity; developed lands generally do not have capacity, but some may
have redevelopment capacity. In short, redevelopment can be thought of
as a subset of developed land.

Figure 2-1. Framework for land and constraint classification in a buildable
land inventory

Presence of Improvements
Developable Developed
_‘é" @ Prohibitively Constrained No capacity
£ 0
g % Partially Constrained Full capacity Potential
e S redevelopment
8 © | Unconstrained Full capacity capacity
Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page 15
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Constraints are one element of land suitability. Throughout this chapter,
the following terms are used to refer to the status of employment land:
suitable and unsuitable. These terms as defined as follows:

e 'Suitable" means serviceable land designated for industrial or
other employment use that provides, or can be expected to
provide the appropriate site characteristics for the proposed
use. (this definition is from OAR 660-009-0005(12))

e “Unsuitable” is land with absolute constraints.

Page 16 ECONorthwest August 2015 Springfield Economic Opportunities Analysis
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RESULTS OF THE BUILDABLE LANDS INVENTORY

LAND BASE

The first step in the CIBL inventory was to determine the land base. This
step was necessary because the inventory only covers a subset of land in
the Springfield UGB (lands that accommodate employment). The land
base is the subset of tax lots that fall within the plan designations included
in the CIBL (see Table 2-1).

Table 2-3 shows acres within the Springfield UGB and city limits in 2008.
According to the City GIS data, Springfield has about 14,603 acres within
its UGB. Of the 14,603 acres, 12,139 acres (about 83%) are in tax lots. Land
not in tax lots is primarily in streets and waterways. Springfield has about
9,958 acres within its City Limits; of these 8,060 acres (about 81% of total
acres in the City Limit) are in tax lots. Additionally, the City has about
4,645 acres between the City Limits and Urban Growth Boundary (the
UGA); of this about 4,079 acres are in tax lots.

Table 2-3. Acres in Springfield UGB and
City Limit, 2008

Percent

Total Acres in in Tax

Area Tax Lots Acres Tax Lots Lots
City Limits 19,477 9,958 8,060 81%
Urban Growth Area 3,150 4,645 4,079 88 %
Total 22,627 14,603 12,139 83%

Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Urban Growth Area is the unincorporated area between the City Limits and Urban Growth Boundary

Table 2-3 summarizes all land in the Springfield UGB. The next step was
to identify the commercial and industrial land base (e.g., lands with plan
designations that allow employment or “employment lands”). The land
base includes traditional commercial and industrial designations, as well
as mixed-use designations. Table 2-1 provides a list of plan designations
included in the land base. Note that not all of the land in mixed-use
designations will be used for employment. While mixed-use land can be
used for the range of allowed uses, the CIBL inventory assumes that the
mixed-use sites are available as employment sites consistent with their
size.

Table 2-4 shows that about 3,415 acres within the Springfield UGB are
included in the commercial and industrial land base. Thus, about 28 % of
land within the Springfield UGB is included in the Commercial and
Industrial land base. The database includes all land in tax lots that have
any portion that is in a commercial or industrial plan designation.

Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page 17
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Table 2-4. Lands designated for commercial and industrial uses,
Springfield UGB, 2008

Area Value

Springfield UGB
Number of Tax Lots 22,627
Acres in Tax Lots 12,139
Springfield CIBL
Tax Lots in Employment Designations 2,104

Acres in Land Base in Employment Designations 3,415

Source: analysis by ECONorthwest

Table 2-5 summarizes acres by plan designation for employment lands
within the Springfield UGB. Of lands designated for employment, about
65% (2,203 acres) are in industrial designations, 21% (716 acres) are in
commercial designations, and 14% (495 acres) are in mixed use
designations. .

Table 2-5. Acres by employment plan designation, Springfield UGB,

2008
Total Acres
Plan Designation Tax Lots in Tax Lots
Industrial
Campus Industrial 43 352
Light Medium Industrial 375 541
Heavy Industrial 250 1,163
Special Heavy Industrial 5 147
Subtotal 673 2,203
Commercial
Commercial 731 570
Community Commercial 4 30
Major RetailCenter 119 116
Subtotal 854 716
Mixed Use
Commercial Mixed Use 430 222
LightMedium Industrial Mixed Use 19 116
Medium Density Res Mixed 64 34
Mixed Use 64 123
Subtotal 577 495
Total 2,104 3,415

Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Totals may be off by up to one acre due to rounding.

Table 2-6 shows acres by classification and constraint status for the
Springfield UGB in 2008. Analysis by constraint status (the table columns)
shows that about 2,040 acres are classified as developed (e.g., unavailable
for development), 543 were classified as vacant. Not all vacant lands are

Page 18 ECONorthwest August 2015 Springfield Economic Opportunities Analysis
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available for development — the inventory identified 189 unbuildable acres
on vacant tax lots, leaving 355 acres of vacant, Suitable land.

The inventory also includes two sites with approved master plans:
Riverbend and Marcola Meadows. These sites have master plans that
approve a specific amount of employment. The CIBL only inventoried the
portion of these sites that are approved for employment uses.

The inventory identified 669 acres that are potentially redevelopable based
on the criteria described in the definitions section. All of these lands have
existing improvements, but the value or character of the improvements
suggests redevelopment potential. Of lands with redevelopment potential,
88 acres are unsuitable and the remaining 581 acres are buildable (e.g.,
they have redevelopment potential).

Table 2-6. Acres by classification, Springfield UGB, 2008

Suitable Acres
Unsuitable Constrained
Acres Suitable Acres Total
Tax Acres in  Developed (Absolute (Partial Unconstrained Suitable

Classification Lots Tax Lots Acres Constraints) Constraints) Suitable Acres Acres
Developed 1,295 2,040 1,711 329 0 0 0
Master Plan 18 163 0 2 0 161 161
Potentially Redevelopable 535 669 na 88 37 544 581
Vacant 256 543 0 189 76 279 355
Total 2,104 3,415 1,710 608 112 985 1,097

Source: City of Springfield data; analysis by ECONorthwest

Note: Totals may be off by up to one acre due to rounding.

Note: The 2015 update to the EOA did not update the buildable land analysis. The changes in tables in Chapter 2 are
clarifications of column titles.

Note: The CIBL only inventoried the portion of the master planned sites that are approved for employment uses.

Map 2-2 shows land by classification.

Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page 19
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VACANT* SUITABLE AND POTENTIALLY REDEVELOPABLE LAND

The next step in the land inventory is to deduct portions of vacant tax lots
that are unavailable for development. Areas unavailable for development
fall into two categories: (1) developed areas of partially vacant tax lots,
and (2) areas with absolute development constraints (areas with steep
slopes, floodway, riparian resource areas, or wetlands).

Table 2-7 shows vacant land by development and constraint status. The
data show that about 189 acres within vacant tax lots have absolute
development constraints, making them unsuitable, leaving about 355
vacant suitable acres (76 partially constrained and 279 unconstrained
acres) within the UGB. About 88 acres of potentially redevelopable and
suitable land has absolute development constraints, making them
unsuitable, leaving about 581 potentially redevelopable and suitable acres
(37 partially constrained and 544 unconstrained acres) within the UGB.

Table 2-7. Vacant and potentially redevelopable land by constraint status,

Springfield UGB, 2008

Suitable Acres
Unsuitable Constrained
Acres Suitable Acres Total
Tax Acres in  Developed (Absolute (Partial Unconstrained Suitable

Classification Lots Tax Lots Acres Constraints) Constraints) Suitable Acres Acres
Potentially Redevelopable 535 669 na 88 37 544 581
Vacant 256 543 0 189 76 279 355
Total 791 1,212 1,710 277 112 823 935

Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Totals may be off by up to one acre due to rounding.

Note: The 2015 update to the EOA did not update the buildable land analysis. The changes to the table above were clarifications of

column titles.

Table 2-8 shows vacant land by plan designation. Map 2-3 shows the
location of suitable vacant land by plan designation. Map 2-4 shows
vacant land with absolute constraints that are unsuitable and Map 2-5

shows suitable vacant land with partial constraints.

16 “Vacant” is defined in Chapter 2 of this document as “Tax lots that have no structures or have buildings with very little
value. For the purposes of this inventory, lands with improvement values under $10,000 (2008 Lane County Assessment and
Taxation Data) are considered vacant (not including lands that are identified as having mobile homes).” This definition of
“vacant” is more inclusive that what OAR 600-009-0005(14) requires, with the result that Springfield’s inventory includes more

available land in the inventory than it would if the OAR600-009-0005(14) definition is used.

Springfield Economic Opportunities Analysis August 2015
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Table 2-8. Vacant land by Plan Designation, Springfield UGB, 2008

Suitable Land
Unsuitable | Constrained
Acres Suitable Total
Acres in (Absolute | Acres(Partial Unconstrained  Suitable
Plan Designation TaxLots TaxLots Constraints) | Constraints) Suitable Acres Acres
VACANT LAND
Industrial
Campus Industrial 14 131 77 40 14 54
Light Medium Industrial 65 124 33 17 74 90
Heavy Industrial 48 133 32 3 98 101
Special Heavy Industrial 1 48 39 1 8 9
Subtotal 128 435 181 61 194 255
Commercial
Commercial 71 51 3 3 45 49
Community Commercial 0
Major Retail Center 11 6 0 0 5 6
Subtotal 82 57 3 3 51 54
Mixed Use
Commercial Mixed Use 27 28 2 2 24 26
Light Medium Industrial Mixed Use 0
Medium Density Res Mixed 7 2 0 1 1 2
Mixed Use 12 21 3 9 9 18
Subtotal 46 51 5 1 34 46
Total 256 543 189 76 279 355

Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Totals may be off by up to one acre due to rounding.
Note: The 2015 update to the EOA did not update the buildable land analysis. The changes to the table above were clarifications of

column titles.
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Table 2-9 shows vacant land by plan designation and 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 parcel sizes
is available or not. The distribution of buildable land by parcel size varies
by plan designation, with the results showing the City has no vacant tax
lots 20 acres or larger. Parcel size is an important element in assessing
whether the land supply meets needed site characteristics as defined by

OAR 660-009-0005(11).

Table 2-9. Suitable acres in vacant tax lots by plan designation and parcel size,

Springfield UGB, 2008

Lot Size (Suitable Acres)

0.25- 0.50- 1.00- 2.00- 5.00- 10.00- 20.00-
Plan Designation <0.25 0.49 0.99 1.99 4.99 9.99 19.99 50.00 50+ Total
Total Acres
Industrial
Campus Industrial 0.2 0.3 0.0 4.7 18.6 19.7 10.8 0.0 0.0 54.3
LightMedium Industrial 3.5 5.2 9.7 15.3 20.7 6.1 30.0 0.0 0.0 90.5
Heavy Industrial 1.0 2.4 8.8 14.7 29.3 19.0 25.8 0.0 0.0 101.0
Special Heavy Industrial 0.0 0.0 0.0 0.0 0.0 9.1 0.0 0.0 0.0 9.1
Subtotal 4.7 7.9 18.5 34.6 68.6 53.9 66.6 0.0 0.0 254.8
Commercial
Commercial 4.4 6.4 10.8 7.5 6.5 13.0 0.0 0.0 0.0 48.6
Community Commercial
M ajor Retail Center 0.7 1.4 1.8 1.7 0.0 0. 0.0 0.0 0.0 5.
Subtotal 5.0 7.8 12.6 9.3 6.5 13.0 0.0 0.0 0.0 54.1
Mixed Use
Commercial Mixed Use 1.2 1.3 1.9 5.4 7.6 8.5 0.0 0.0 0.0 25.9
Light M edium IndustrialMixed Use
Medium Density Res Mixed 0.5 0.6 0.6 0.0 0.0 0.0 0.0 0.0 0.0 1.7
Mixed Use 0.5 0.3 0.0 4.9 7.2 5.2 0.0 0.0 0.0 18.0
Subtotal 2.2 2.2 2.5 10.3 14.8 13.6 0.0 0.0 0.0 45.6
Total 11.9 17.9 33.6 54.1 89.9 80.5 66.6 0.0 0.0 354.5
NumberofTax Lots
Industrial
Campus Industrial 1 1 0 3 5 3 1 0 0 14
Light M edium Industrial 19 13 12 11 7 1 2 0 0 65
Heavy Industrial 8 6 12 10 8 2 2 0 0 48
Special Heavy Industrial 0 0 0 0 0 1 0 0 0 1
Subtotal 28 20 24 24 20 7 5 0 0 128
Commercial
Commercial 29 17 16 5 2 2 0 0 0 71
Community Commercial
M ajor Retail Center 4 4 2 1 0 0 0 0 0 11
Subtotal 33 21 18 6 2 2 0 0 0 82
Mixed Use
Commercial Mixed Use 12 5 3 4 2 1 0 0 0 27
Light M edium IndustrialMixed Use
Medium Density Res Mixed 4 2 1 0 0 0 0 0 0 7
Mixed Use 4 1 0 4 2 1 0 0 0 12
Subtotal 20 8 4 8 4 2 0 0 0 46
Total 81 49 46 38 26 11 5 0 0 256
Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Buildable acres includes “constrained” acres and “unconstrained” acres
Note: Acres may not sum to tenths due to rounding.
17 The table shows total acres in vacant tax lots (constraints are not netted out)
Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page 23
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CAPACITY TO ACCOMODATE EMPLOYMENT GROWTH THROUGH
REDEVELOPMENT

For the purpose of this study, we define redevelopment in the context of
the Goal 9 Administrative Rule. OAR 660-009-0005(1) defines developed
land (redevelopment) as follows:

(1) "Developed Land" means non-vacant land that is likely to be
redeveloped during the planning period.

The key components of this definition are “non-vacant” and “likely to be
redeveloped.” Thus, any non-vacant land could be considered
redevelopable, but only land that is “likely to be redeveloped” are
required to be considered. Statewide planning statutes and administrative
rules do not provide any guidance on how to determine what land is
“likely to be redeveloped.”

Moreover, not all redevelopment is relevant to a buildable land inventory;
only redevelopment that adds capacity for more employment is relevant
in the context of Springfield’s commercial and industrial buildable lands
inventory. An operational definition of redevelopment that would apply
to both residential and employment lands in the context of the statewide
planning program is:

Redevelopment is development that occurs on a tax lot that
creates more employment space or capacity than the current use,
and thus an increase in density on the tax lot.

For the purpose of this study, redevelopment must add capacity for it to
be relevant to the buildable lands inventory.

IDENTIFICATION OF POTENTIALLY REDEVELOPABLE LAND

Redevelopment potential addresses land that is classified as developed
that may redevelop during the planning period (e.g., potentially
redevelopable land as defined for the purpose of the Springfield CIBL).s
While many methods exist to identify redevelopment potential, a common
indicator is improvement to land value ratio. Different studies use
different improvement to land value ratio thresholds.

Redevelopment potential can be thought of as a continuum — from more
redevelopment potential to less redevelopment potential. The factors that

18 This study identifies land with redevelopment potential as 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 (providing additional employment capacity) during the planning period.

Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page 27
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affect redevelopment are complicated and include location, surrounding
uses, current use, land and improvement values and other factors. To
facilitate a discussion with the CIBL advisory committees about
redevelopment, we established a set of three increasingly inclusive
criteria: improvement-to-land value ratio, lot coverage, and amount of
employment on the site.

In the context of the Springfield commercial and industrial buildable lands
inventory, redevelopment potential addresses land that was initially
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 this criterion for redevelopment potential
will be assumed to redevelop during the planning period.

The factors that affect redevelopability are many, but the economics are
pretty straightforward. Redevelopment occurs when achievable rents
exceed the current return on investment of the land and improvements.
The reality, of course, is much more complicated. One way to think about
the market for land is “highest and best use,” which is a function of:

1. Achievable Pricing - Given the product type and location, what
lease rates or sales prices are achievable?

2. Entitlements - What do local regulations allow to be built?

3. Development Cost - What is the cost to build the range of product
types allowed (entitled) at that location?

4. Financing - What is the cost of capital, as well as the desired
returns necessary to induce development of that form?

In our many conversations with commercial realtors and developers for
this and other studies, the conclusion has been consistent: it is very
difficult to develop reliable models of redevelopment potential. The
factors are complicated and are location and time specific. Moreover,
public policy can play a significant role in facilitating redevelopment.

To identify lands with redevelopment potential, ECO analyzed
improvement to land value ratios and building coverage on tax lots. Tax
lots were classified using the following criteria:

Page 28
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Category Criteria

Higher Redevelopment Potential Improvement to land value ratio <=0.3:1.0

Moderate Redevelopment Potential Building coverage <10% of total lot area
and improvement value <=0.3:1.0

Lower Redevelopment Potential Building coverage <20% of total lot area
and improvement value >=0.3:1.0 and
<=0.5:1.0

The criteria above were used in combination with employment data to
identify a reasonable threshold assumption to use for redevelopment.

Table 2-10 shows the results of applying the criteria above. To better
understand the implications on pre-existing employment, ECO associated
the number of employees associated with each category. The results show
a distribution that suggests lands in the higher and moderate categories
account for a relatively small percentage of total employment in
Springfield (about 3.5%). The lower potential category includes 19% of the
city’s total employment.

Table 2-10. Tax lots by Redevelopment Potential categories

% of Land Employ-ment

Category Total Acres Suitable Acres Base (2006)
Higher Potential 352 352 10% 478
Moderate Potential 304 236 9% 833
Lower Potential 947 947 28% 7,107
Total 1,603 1,535 47% 8,418

Source: City of Springfield GIS data; analysis by ECONorthwest

Note: Table 2-10 shows all redevelopment potential categories; lands in the lower potential category are not
included as part of the redevelopable land inventory as explained below.

Note: Suitable acres includes vacant land with partial constraints and unconstrained suitable land.

Note: The 2015 update to the EOA did not update the buildable land analysis. The changes to the table above
was a clarifications of column titles.

Because the improvement to land value ratio is a gross indicator, it is
reasonable to assume that not all of parcels that meet this criterion for
redevelopment potential will be assumed to redevelop during the planning
period.

The data show that the lower potential criteria (building coverage <20% of
total lot area and improvement value >=0.3:1.0 and <=0.5:1.0) includes
28% of the City’s total employment land base and more than 20% of
covered employment in 2006. The significant amount of land and
employment in this category suggests limited redevelopment potential
(for a land capacity analysis, redevelopment provides sites for
employment growth only when an existing use is replaced by a use that

Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page 29
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has more employment). The rationale for this statement is that land that
has more employment on it, and/or higher improvement value is already
in a higher use. The economics of real estate development make it less
desirable to redevelop land with substantial employment on it—in large
part because it has tenants that are paying leases. Thus, the lower
potential category is not included as part of the redevelopable base.

Use of this approach in the analysis was discussed with the Technical
Advisory and Stakeholder Committees and supported by Springfield’s
Planning Commission and City Council. In these meetings ECONorthwest
explained the challenge of estimating redevelopment potential — an issue
that confounds many analysts. Approximating redevelopment potential
with this analytical approach has its limitations. Statewide planning policy
provides no direction on how to evaluate redevelopment potential, and
the academic literature on redevelopment does not identify specific
models or tools that provide reliable identification of redevelopment sites.

In previous studies, ECONorthwest has frequently approached
redevelopment from the demand side by making deductions from total
employment growth to account for new employment that will not need
any new land. For the Springfield EOA, we explored supply side
approaches to corroborate the demand side deductions. The problem with
supply side approaches is that the base data available to conduct such
analyses is quite coarse and as a result, the analyses are limited. One
typical approach is to use the ratio between improvement value and land
value. Lands that fall under a pre-specified threshold (1:1 or 0.5:1 or some
other figure) are considered underutilized. This approach has many
problems; for example, it does not make distinctions for land intensive
employment uses that require minimal built structure investments.

More robust approaches can consider employment densities, floor area
ratios, and other factors. Often, however, the quality of the data is a
limiting factor and the analysis is a crude indicator of what properties will
actually redevelop over the planning period. In the Springfield-Eugene
metropolitan area, we have seen properties redevelop over the past
decade that would not be identified with the methodology used for the
Springfield EOA. Conversely, many properties that would be identified
using this approach will not redevelop.

Excluding the “Lower Redevelopment Potential” category leaves 581
unconstrained acres that are potentially redevelopable in Springfield. This
represents the redevelopable land base that is used for the purpose of this
study.

Page 30 ECONorthwest July 2015 Springfield Economic Opportunities Analysis
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Table 2-11 shows potentially redevelopable land by plan designation and
by parcel size. This analysis is useful in that it shows the distribution of
potentially redevelopable land by parcel size, which allows an evaluation
of whether a sufficient mix of parcel sizes is available. The distribution of
buildable land by parcel size varies by plan designation, with the results

showing the City has very few tax lots (1) over 20 acres with
redevelopment potential.

Table 2-11. Buildable acres in potentially redevelopable tax lots by plan designation

and parcel size, Springfield UGB, 2008*

Lot Size (Buildable Acres)

10.00- 20.00-
Plan Designation <0.25 0.25-0.49 0.50-0.99 1.00-1.99 2.00-4.99 5.00-9.99 19.99 50.00 50+ Total
Total Acres
Industrial
Campus Industrial 0.2 0.5 1.9 3.4 5.0 0.0 0.0 0.0 0.0 11.0
LightM edium Industrial 3.9 10.0 10.6 12.4 36.3 19.4 0.0 0.0 0.0 92.7
Heavy Industrial 1.4 2.8 9.7 24.5 53.7 32.7 22.4 0.0 89.5 236.7
Special Heavy Industrial 0.0 0.0 0.0 1.7 0.0 0.0 12.4 63.2 0.0 77.4
Subtotal 5.5 13.3 22.2 42.0 95.0 52.1 34.9 63.2 89.5 417.7
Commercial
Com mercial 7.6 13.7 21.8 12.7 22.6 0.0 0.0 0.0 0.0 78.4
Community Com mercial 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Major Retail Center 1.5 1.8 0.9 0.0 0.0 0.0 0.0 0.0 0.0 4.3
Subtotal 9.1 15.5 22.8 12.7 22.6 .0 0.0 0.0 0.0 82.7
Mixed Use
Com mercial Mixed Use 9.6 7.8 14.3 10.0 8.9 0.0 0.0 0.0 0.0 50.6
Light M edium IndustrialMixed Use 0.1 0.3 0.7 0.0 0.0 0.0 0.0 0.0 0.0 1.1
Medium Density Res Mixed 0.4 0.3 2.5 1.2 9.2 0.0 0.0 0.0 0.0 13.5
Mixed Use 1.5 2.2 2.8 3.8 12.4 0.0 0.0 0.0 0.0 22.7
Subtotal 11.6 10.5 20.2 15.0 30.5 0.0 0.0 0.0 87.9
Total 26.2 39.4 65.2 69.7 1481 52.1 349 63.2 89.5 588.2
NumberofTax Lots
Industrial
Campus Industrial 1 1 2 2 2 0 0 0 0 8
Light M edium Industrial 38 26 14 9 13 3 0 0 0 103
Heavy Industrial 22 6 12 16 16 5 2 0 1 80
Special Heavy Industrial 0 0 0 1 0 0 1 2 0 4
Subtotal 61 33 28 28 31 8 3 2 1 195
Commercial
Com mercial 70 37 31 9 6 0 0 0 0 153
Community Com mercial
Major Retail Center 17 6 1 0 0 0 0 0 0 24
Subtotal 87 43 32 9 6 0 177
Mixed Use
Com mercial Mixed Use 69 22 21 7 3 0 0 0 0 122
LightMedium Industrial Mixed Use 1 1 1 0 0 0 0 0 0 3
Medium Density Res Mixed 2 1 3 1 2 0 0 0 0 9
Mixed Use 11 7 4 3 4 0 0 0 0 29
Subtotal 83 31 29 11 9 0 0 0 163
Total 231 107 89 48 46 8 3 2 1 535
Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Buildable acres includes “constrained” acres and “unconstrained” acres
Note: Acres may not sum to tenths due to rounding.
Map 2-6 shows the location of potentially redevelopable land in
Springfield.
19 The table shows total buildable acres in potentially redevelopable tax lots (constraints are not netted out)
Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page 31
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EVALUATION OF POTENTIALLY REDEVELOPABLE LAND IN
SITES 5 ACRES AND LARGER

Table 2-11 identified 14 sites 5 acres and larger as being potentially
redevelopable. Table 2-12 presents a site-by-site evaluation of these 14
potentially redevelopable sites. This evaluation determined whether the
sites had at least 5 acres of redevelopment potential when site constraints,
site configuration, and existing uses were considered. Table 2-12 presents
the site-by-site summary of that analysis.

This section only evaluates sites five acres and larger because the analysis
that determines whether Springfield has enough land in Chapter 5 (Table

5-1) assumes that all potentially redevelopable sites smaller than 5 acres
may redevelop over the 2010-2030 period and that sites identified as
providing redevelopment opportunities with at least 5 acres of suitable,
unconstrained land in Table 2-12 may redevelop over the 2010-2030

period.

Table 2-12. Site-by-site review of parcels with redevelopment potential, sites 5 acres and

larger, Springfield UGB, 2008

Site

Size and
Absolute
Development
Constraints

Suitable Land and
Other Development
Considerations

Implications for

Redevelopment

Potential of Sites
Larger than 5 Acres

Sites that provide redevelopment opportunities with at

least 5 acres of suitable,

unconstrained land.

Taxlot: 1802100000200
Location: Jasper-Natron
Plan Designation: Special Heavy Industrial

1802100000200

47-acre site that
is constrained by
wetlands and
slopes. It has a
BPA easement in
the southeast
corner of the site.

This site has 36 acres of
unconstrained land, which
are divided by seven areas
of wetlands on the site.

Development on this site
will be affected by the
lack of contiguous areas
for development, with
wetland constraints and
the BPA easement.

The City is considering
changing the plan
designation and zoning
from Special Heavy
Industrial to General
Employment. The rail spur
that formerly served this
site was eliminated when
Straub Parkway was
constructed.

This site provides
opportunity for
redevelopment of areas
across the site but may
not provide
opportunities for
redevelopment in a
contiguous site.

This site provides
opportunity of 36 acres,
across two or more
areas within the site.

Springfield Economic Opportunities Analysis
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Site

Size and
Absolute
Development
Constraints

Suitable Land and
Other Development
Considerations

Implications for

Redevelopment

Potential of Sites
Larger than 5 Acres

Taxlot: 1802100001001
Location: Jasper-Natron
Plan Designation: Light Medium Industrial

21-acre site
constrained by
wetlands and
slopes.

This site has 12
unconstrained acres, with
some interleaved
wetlands.

This tax lot has a split Plan
Designation.

This site provides
opportunity for
redevelopment of a 12
acre site that is
between wetland areas.

Taxlot: 1803010000100
Location: 28™Street
Plan Designation: Heavy Industrial

10 acre site with
no absolute
constraints.

This site has 10 acres of
unconstrained land.

This site provides
opportunity for
redevelopment of a 10-
acre site.

Taxlot: 1702311404300
Location: Commercial Ave.
Plan Designation: Heavy Industrial

8-acre site with
little area with
absolute
constraints.

This site has 8 acres of
unconstrained land.

This site provides
opportunity for
redevelopment of an 8-
acre site.

Page 34 ECONorthwest
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Site

Size and
Absolute
Development
Constraints

Suitable Land and
Other Development
Considerations

Implications for

Redevelopment

Potential of Sites
Larger than 5 Acres

Taxlot: 1702300002002
Location: 30™/Olympic
Plan Designation: Heavy Industrial

7-acre site with
no absolute
constraints.

This site has 7 acres of
unconstrained land. This
site only has one access
point for heavy trucks,
which may constrain the

types of uses on this site.

This site provides
opportunity for
redevelopment of a 7-
acre site.

Taxlot: 1802060001004
Location: South 28"Street
Plan Designation: Heavy Industrial

7 acre site with
no absolute
constraints.

This site has 6.5 acres of
unconstrained land.

This site provides
opportunity for
redevelopment of a 6.5-
acre site.

Taxlot: 1702280000400
Location: Highbanks Road
Plan Designation: Heavy Industrial

L.

7-acre site with
about an acre
acres in absolute
constraints.

The site has 6
unconstrained acres of
land.

The site has developed
since 2008, into Hyland
Business Park.

This site provides
opportunity for
redevelopment of a 6.5-
acre site.

Springfield Economic Opportunities Analysis
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Site

Size and
Absolute
Development
Constraints

Suitable Land and
Other Development
Considerations

Implications for

Redevelopment

Potential of Sites
Larger than 5 Acres

Sites that do not provide opportunities for redevelopment of a site 5-suitable

-acres and larger

Taxlot: 1702320000100
Location: 42" Street
Plan Designation: Heavy Industrial

115 acre site with
25 acres of
absolute
constraints.

Since the BLI was
completed in
2009, the tax lot
split. Willamalane
Parks District
owns 5 acres, at
the south east
portion of the
site.

This site has 90 acres of
unconstrained land,
including the land now
owned by Willamalane.

This site is owned and
used by a paper mill. As
long as the paper mill is
operational and continues
to use this site, it will be
unavailable for
redevelopment.

The City of Springfield
identified the business on
this site as one of its “Top
thirty Springfield
Employers,” with 225
employees.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.

Taxlot: 1802100000900
Location: Jasper-Natron
Plan Designation: Special Heavy Industrial

29-acre site with
about 5 acres
with absolute
constraints.

The site has more than 24
acres of unconstrained
land

This site is owned and
used by a wood products
manufacturer. As long as
the business is
operational and continues
to use this site, it will be
unavailable for
redevelopment.

The City is considering
changing the plan
designation and zoning
from Special Heavy
Industrial to General
Employment.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.

Page 36
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Site

Size and
Absolute
Development
Constraints

Suitable Land and
Other Development
Considerations

Implications for

Redevelopment

Potential of Sites
Larger than 5 Acres

Taxlot: 1702280000500

Location: Highbanks Road/Rice Farms
Plan Designation: Heavy Industrial

12-acre site with
more than 3
acres in absolute
constraints.

The site has 8.5 acres of
unconstrained land. The
site is separated into two
segments, both of which
are smaller than 5 acres of
unconstrained land. Site is
part of a 200-acre filbert
orchard operation.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.

Taxlot: 1702332101219
Location: 52" Street and Highway 126
Plan Designation: Light Medium Industrial

1702332101219

6 acre site with
little area with
absolute
constraints

This site has 6 acres of
unconstrained land.

This site is owned and
operated by a mini-
storage facility. As long as
the mini-storage facility is
operational and continues
to use this site, it will be
unavailable for
redevelopment.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.

Taxlot: 1702311200100
Location: Industrial Ave./35th
Plan Designation: Heavy Industrial

6 acre site with
little area with
absolute
constraints

This site has 6 acres of
unconstrained land.

This site is owned by and
adjacent to an operational
lumber yard. The site is
used as a stacking area for
the lumber yard. As long
as the lumber yard is
operational and continues
to use this site, it will be
unavailable for
redevelopment.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.

Springfield Economic Opportunities Analysis
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Site

Size and
Absolute
Development
Constraints

Suitable Land and
Other Development
Considerations

Implications for

Redevelopment

Potential of Sites
Larger than 5 Acres

Taxlot: 1702310000400
Location: Main Street, east of 30"
Plan Designation: Light Medium Industrial

6 acre site with
no absolute
constraints.

The site has 6 acres of
unconstrained land.

This site is owned by the
State Board of Forestry
and has offices for the
Oregon Department of
Forestry and U.S. Fish and
Wildlife. As long as these
offices continue to be
located on this site and
the State owns the site, it
will be unavailable for
redevelopment.

The buildable lands
inventory assumes that
land in public ownership
is not available for
development, unless it is
identified as surplus by
the agency that owns it.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.

Taxlot: 1702300001910
Location: Marcola Road
Plan Designation: Heavy Industrial

o

M ettt

5 acre site with
no absolute
constraints

This site has 5 acres of
unconstrained land.

This site is owned by and
used by a freight service
business that is
operational, with an office
building in the middle of
the site. As long as this
business continues to
operate, it will be
unavailable for
redevelopment.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.

In summary, the evaluation of sites 5 acres and larger identified as
potentially redevelopable shows that seven of these sites offer
redevelopment opportunities, once site constraints, configuration issues,
and existing employment uses are accounted for. These sites are:

e Six sites between 5 and 20 acres in size.

12-acre site in the Jasper-Natron Special Heavy Industrial

District

10-acre site on 28th Street in Heavy Industrial

8-acre site on 4274 Street in Heavy Industrial

7-acre site at 28t and Marcola Road in Heavy Industrial

6.5-acre site on 28 Street in Heavy Industrial

Page 38 ECONorthwest
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o 6-acre site on Highbanks Road in Heavy Industrial
e One site larger than 20 acres in size.

o 36-acre site in the Jasper-Natron Special Heavy Industrial
District

SHORT-TERM LAND SUPPLY

This section evaluates the short-term supply of land in the Springfield
portion of the Metropolitan UGB. It begins with an overview of the policy
context that requires this analysis, and then evaluates the short-term land

supply.

POLICY CONTEXT

The Goal 9 Administrative Rule (OAR 660-009) includes provisions that
require certain cities to ensure an adequate short-term supply of industrial
and other employment lands. OAR 660-009-005(10) defines short term
supply as follows:

“...means suitable land that is ready for construction within one
year of an application for a building permit or request for service
extension. Engineering feasibility is sufficient to qualify land for
the short-term supply of land. Funding availability is not
required. "Competitive Short-term Supply" means the short-term
supply of land provides a range of site sizes and locations to
accommodate the market needs of a variety of industrial and
other employment uses.”

The Goal 9 rule also requires cities in a Metropolitan Planning
Organization (MPO, which includes Springfield) to make a commitment
to provide a competitive short-term supply of land and establishes targets
for the short-term supply of land. Specifically, OAR 660-009-0020(1)(b)
states:

“Cities and counties within a Metropolitan Planning Organization
must adopt a policy stating that a competitive short-term supply
of land as a community economic development objective for the
industrial and other employment uses selected through the
economic opportunities analysis pursuant to OAR 660-009-0015.”

The rule goes on to clarify short-term land supply targets for cities in an
MPO (OAR 660-009-0025):

(3) Short-Term Supply of Land. Plans for cities and counties
within a Metropolitan Planning Organization or cities and
counties that adopt policies relating to the short-term supply of
land must designate suitable land to respond to economic
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development opportunities as they arise. Cities and counties may
maintain the short-term supply of land according to the strategies
adopted pursuant to OAR 660-009-0020(2).

(a) Except as provided for in subsections (b) and (c), cities and
counties subject to this section must provide at least 25 percent of
the total land supply within the urban growth boundary
designated for industrial and other employment uses as short-
term supply.

(b) Affected cities and counties that are unable to achieve the
target in subsection (a) above may set an alternative target based
on their economic opportunities analysis.

(c) A planning area with 10 percent or more of the total land
supply enrolled in Oregon's industrial site certification program
pursuant to ORS 284.565 satisfies the requirements of this section.

In summary, the rule requires Springfield to assess the short-term supply
of land based on the criteria that land can be ready for construction within
one year. The determination is based on “engineering feasibility.”

ANALYSIS OF SHORT-TERM SUPPLY OF LAND

The short-term supply analysis includes all lands within the Springfield
portion of the Metropolitan UGB. To analyze the short term supply of
land available for industrial and other employment uses, ECO worked
closely with staff from the Springfield Public Works and Development
Services Departments. A number of service issues were identified through
this process that affect many different sites within the city. Identified
deficiencies spanned the range of services, including water, wastewater,
stormwater, and transportation.

Despite the issues staff identified, all areas within the Springfield UGB can
be considered to technically meet the Goal 9 Rule criteria of “engineering
feasibility.” Staff identified few areas where it was not possible to extend
services within one year — provided that funding is available. Funding is a
much broader and more complicated issue, but falls outside of the Goal 9
rule as written.

The analysis did identify the Jasper-Natron area as unlikely to meet the
short-term supply criteria. This is due to a combination of wetlands that
make drainage an issue as well as the distance from existing water and
sewer trunk lines (more than one mile from the nearest 18” sewer line to
the north end of the site).
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Table 2-13 summarizes the number of vacant and potentially
redevelopable acres in the short-term land supply. The results indicate
that 91% of the vacant commercial and industrial land is considered
available as short-term supply, and 85% of land with redevelopment
potential is available as short-term supply. Buildable land in the Jasper-
Natron area is not considered part of the short-term land supply. »The
Jasper-Natron area is the only area of the city with employment lands that
are not considered part of the short term supply.

Table 2-13. Short-term land supply

Acres in Percentin
Category/Plan Buildable Short-Term Short Term
Designation Acres Supply Supply
Vacant
Commercial 54.1 45.5 84%
Industrial 254.8 231.5 91%
Mixed Use 45.6 45.6 100%
Subtotal 354.5 322.7 91%
Potentially Redevelopable
Commercial 80.7 80.7 100%
Industrial 412.2 325.6 79%
Mixed Use 87.9 87.9 100%
Subtotal 580.9 494.2 85%

Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Acres may not sum to tenths due to rounding.

Note: This table has not been updated to reflect construction of the Jasper Natron Trunk Sewer Phase One,
completed in 2013.

20 In 2013, the City constructed the first phase of the Jasper Natron Trunk Sewer, serving the northern portion of the Jasper

Natron area.
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Economic Trends and Factors

Affecting Future Economic
Growth in Springfield

Springfield exists as part of the larger economy of the southern Willamette
Valley and is strongly influenced by regional economic conditions. For
many factors, such as labor, Springfield do differ significantly from the
broader region. For other factors, such as income, it does. Thus,
Springfield benefits from being a part of the larger regional economy and
plays a specific role in the regional economy.

This chapter summarizes national, state, county, and local trends and
other factors affecting economic growth in Springfield. Each heading in
this chapter represents a key trend or economic factor that will affect
Springfield’s economy and economic development potential. A more
detailed analysis of economic trends and factors affecting Springfield’s
future economic growth is presented in Appendices A and B.

This chapter and the information in Appendices A and B addresses the
following Goal 9 requirements:

¢ OAR 660-009-0015(1), which requires a review of national, state,
regional, county, and local trends to “identify the major
categories of industrial or other employment uses that could
reasonably be expected to locate or expand in the planning
area.”

e OAR 660-009-0015(4), which requires the City to assess
community economic development potential to “estimate the
types and amounts of industrial and other employment uses
likely to occur in the planning area.” This estimate must
consider the planning area’s economic advantages and
disadvantages.
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AVAILABILITY OF LABOR

The availability of trained workers in Springfield will impact development
of Springfield’s economy over the planning period. Based on the analysis
in this section, the key trends that will affect the workforce in Springfield
over the next 20 years include Springfield’s growing population, aging
population, relatively low income, and commuting trends.

GROWING POPULATION

Population growth in Oregon tends to follow economic cycles.
Historically, Oregon’s economy is more cyclical than the nation’s, growing
faster than the national economy during expansions and contracting more
rapidly than the nation during recessions.

Table 3-1 shows population growth in the U.S., Oregon, the Willamette
Valley, Lane County, Eugene, and Springfield for the 1990 to 2007 period.
Lane County grew slower than the State average between 1990 and 2007,
growing at 1.1% annually and adding more than 60,000 people. More than
60% of the County’s population lived in the Eugene-Springfield area in
2007, with about 17% of the County’s population in the Springfield city
limits. Springfield’s population grew faster than the County average, at
1.5% annually, adding 12,637 residents over the seventeen-year period.

Table 3-1. Population in the U.S., Oregon, the Willamette Valley, Lane
County, Springfield, and Eugene, 1990-2007

Population Change 1990 to 2007
Area 1990 2000 2007 Number Percent AAGR
u.s. 248,709,873 281,421,906 301,621,157|52,911,284 21% 1.1%
Oregon 2,842,321 3,421,399 3,745,455 903,134 32% 1.6%
Willamette Valley 1,962,816 2,380,606 2,602,790 639,974 33% 1.7%
Lane County 282,912 322,959 343,140 60,228 21% 1.1%
Springfield 44,683 52,864 57,320 12,637 28% 1.5%
Eugene 112,669 137,893 153,690 41,021 36% 1.8%

Source: U.S. Census, the Population Research Center at Portland State University.
Notes: Benton, Clackamas, Lane, Linn, Marion, Multnomah, Polk, Washington, and Yamhill Counties represent
the Willamette Valley Region. Figures for Springfield and Eugene are for areas inside their respective city limits.

Migration is the largest component of population growth in Oregon.
Between 1990 and 2007, in-migration accounted for 70% of Oregon’s
population growth. Over the same period, in-migration accounted for 74 %
of population growth in Lane County, adding nearly 44,500 residents over
the seventeen-year period.

AGING POPULATION

The number of people age 65 and older in the U. S. is expected to double
by 2050, while the number of people under age 65 will only grow by 12%.
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The economic effects of this demographic change include a slowing of the
growth of the labor force, need for workers to replace retirees, aging of the
workforce for seniors that continue working after age 65, an increase in
the demand for healthcare services, and an increase in the percent of the
federal budget dedicated to Social Security and Medicare.>

The average age of Springfield residents is increasing. According to the US
Census, Springfield’s average age was 32 in 2000, 30 in 1990, and 26 in
1980. Table 3-2 shows the change in age distribution for Springfield
between 2000 and 2008. The age group that increased the most was 45 to
64, which grew by 2,540 people (24%). This age group’s proportion of the
total population increased from 20% to 23% during this time period. The
largest percentage decrease was in people aged 18 to 24, which shrunk by
913 people (16%).

Table 3-2. Change in age distribution, Springfield, 2000-2008

2000 2008 Change 2000 to 2008
Age Group Number Percent Number Percent | Number Percent Share
Under 5 4,327 8% 4,121 7% -206 -5% -0.8%
5-17 10,069 19% 10,477 19% 408 4% -0.3%
18-24 5,890 11% 4,977 9% -913 -16% -2.3%
25-44 16,609 31% 17,372 31% 763 5% -0.4%
45-64 10,546 20% 13,086 23% 2,540 24% 3.4%
65 and over 5,423 10% 5,983 11% 560 10% 0.4%
Total 52,864 100% 56,016 100% 3,152 6% 0.0%

Source: U.S. Census 2000 and Clarita’s 2008

Note: Percent change over the 2000 to 2008 period is based on the growth in the age group divided by the
number of people in the age group in 2000. For example, people 5 to 17 years old had a 4% percent change,
which was calculated using the following calculation: 408/10,069 = 4%.

Note: Share refers to the change in the percent of an age group between 2000 and 2008. For example, the
share of people 18 to 24 years old decreased from 11% to 9%, a decrease of 2.3%.

Note: Percentages may not add to 100% as a result of rounding errors.

Springfield’s population was younger than the County or State averages
in 2008. Figure 3-1 shows the age structure for Oregon, Lane County,
Eugene, and Springfield in 2008. Springfield had a greater proportion of
its population under 44 years of age (66 %) than Eugene (62%), Lane
County (58%), or Oregon (60%). Springfield also had a smaller share of
population aged 55 and older, 21% of Springfield’s population, compared
to 24% in Eugene, 27% in the County, 26% in the State.

2t The Board of Trustees, Federal Old-Age and Survivors Insurance and Federal Disability Insurance Trust Funds, 2008, The
2008 Annual Report of the Board of Trustees of the Federal Old-Age and Survivors Insurance and Federal Disability Insurance Trust
Funds, April 10, 2008. The Budget and Economic Outlook: Fiscal Years 2007 to 2016, January; and Congressional Budget Office,
2005, The Long-Term Budget Outlook, December.
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Figure 3-1. Population by age, Oregon, Lane County,
Eugene, and Springfield, 2008
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Source: Claritas 2008, percentages calculated by ECONorthwest.

INCOME

Over the last twenty-four years, income in Oregon has been below
national averages and income in Lane County has been below state
averages. There are four basic reasons that income has been lower in
Oregon and Lane County than in the U.S.: (1) wages for similar jobs are
lower; (2) the occupational mix of employment is weighted towards lower
paying occupations; (3) a higher proportion of the population has transfer
payments (e.g. social security payments for retirees), which are typically
lower than earnings; and (4) lower labor force participation among
working age residents. To a certain degree, these factors are all true for
Oregon and Lane County. The combination of these factors results in
lower income for Oregon and Lane County.

In addition, wages in Lane County and Oregon tend to be more volatile
than the national average. The major reason for this volatility is that the
relative lack of diversity in the State and County economy. Wages in
Oregon and Lane County are impacted more than the national average by
downturns in either the national economy or in industries in Oregon that
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are dependent on natural resources (e.g., timber and wood processing or
R.V. manufacturing).

Lane County’s median household income in 2006 was $42,127, compared
with $46,230 for Oregon and the national average of $48,451. Figure 3-2
shows the distribution of household income in Oregon, Lane County,
Eugene, and Springfield in 2008. Figure 3-2 shows that a larger share of
households in Springfield (32%) had an income of $25,000 or less,
compared to Lane County (27%) or the State (23%). Springfield also has a
lower share of households with income above $75,000 (17%), compared to
Eugene (23%), the County (23%), or the State (27%).

Figure 3-2. Distribution of household income of U.S., Oregon,
and Lane County, 2008
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The low average income in Lane County and Springfield, relative to
Oregon and the U.S., makes Springfield attractive to some firms
considering moving within the United States. Firms continue to outsource
back-office functions, such as call centers or administrative functions,
within the United States Lane County’s relatively low labor costs and the
availability of trained workers make Lane County attractive to firms
considering relocating back-office functions.
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EDUCATIONAL ATTAINMENT

The availability of trained, educated workers affects the quality of labor in
a community. Educational attainment is an important labor force factor
because firms need to be able to find educated workers. In 2007, 26 % of
Springfield’s residents had an associate’s degree or higher, compared to
the County average of 37% and Eugene’s average of 47% of residents with
an associate’s degree or higher. Firms locating in Springfield will be able
to attract employees from within Springfield and across the Eugene-
Springfield region.

WORKFORCE PARTICIPATION

The current labor force participation rate is an important consideration in
the availability of labor. The labor force in any market consists of the adult
population (16 and over) who are working or actively seeking work. The
labor force includes both the employed and unemployed. Children,
retirees, students, and people who are not actively seeking work are not
considered part of the labor force.

In 2007, Springtield’s labor participation rate was 67% of their over-16
population of over 43,000. Of their 67% in the labor force, 10% were
unemployed. In comparison, Lane County had 63% labor force
participation, 8% of whom were unemployed. Labor force participation
rates have dropped by about 1% since 2000, when Springfield’s labor
participation rate was 68%, compared to the State average of 64 %.

COMMUTING PATTERNS

Commuting plays an important role in Springfield’s economy. Springfield
residents generally have a shorter commute than residents of Lane County
or Oregon. Eighty percent of Springfield residents commute 29 minutes or
less, compared to 77% of Lane County residents and 69% of Oregonians.
Residents of Springfield are less likely to have a long commute, with 7% of
Springfield’s residents commuting 45 minutes or more, compared to 10%
of Oregonians.

The majority of Springfield’s workforce (79%) lives in Lane County, with
29% in Springfield and 23% in Eugene. The majority of Springfield
residents (81%) work in Lane County, with 25% working in Springfield
and 40% working in Eugene.

The implication of this data is that most people living or working in
Springfield commute within the Eugene-Springfield area. This commuting
pattern gives Springfield firms access to the workforce within the Eugene-
Springfield region. Even though commutes in Springfield are generally
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shorter than the State average, these commuting patterns create demand
for automotive and other forms of transportation, both within Springfield
and on roads throughout the Eugene-Springfield region.

Increasing energy prices may impact commuting patterns within the
Eugene-Springfield area. The impact is most likely to be greatest for
residents living in the smaller cities around the Eugene-Springfield area
(e.g., Veneta or Oakridge) because the commute to Springfield is longer
from these outlying cities. Willingness to commute by most workers living
and working within Eugene and Springfield is likely to have relatively
little impact from fuel prices, unless prices increase dramatically.

CHANGES IN EMPLOYMENT

The economy of the nation changed in the 1980 to 2006 period. These
changes affected the composition of Oregon’s economy, including Lane
County and Springfield. The most important shift during this period at
the national-level was the shift in employment from a focus on
manufacturing to services. The most important shift in Oregon, including
Lane County and Springfield, has been the shift from a timber-based
economy to a more diverse economy, with the greatest employment in
services. The most important trends and changes in employment for
Springfield over the next 20-years are: shifts in employment, growing
importance of health care, continued importance of manufacturing, and
outlook for growth in Springfield.

SHIFTS IN EMPLOYMENT

Over the past few decades, employment in the U.S. has shifted from
manufacturing and resource-intensive industries to service-oriented
sectors of the economy. Increased worker productivity and the
international outsourcing of routine tasks have lead to declines in
employment in the major goods-producing industries.

In the 1970s Oregon started to transition away from reliance on traditional
resource-extraction industries. An important indicator of this transition is
the shift within Oregon’s manufacturing sector, with a decline in the level
of employment in the Lumber & Wood Products industry» and concurrent
growth of employment in high-technology manufacturing industries
(Industrial Machinery, Electronic Equipment, and Instrumentsx).

2 Lumber and Wood Products manufacturing is in Standard Industrial Classification (SIC) 24

2 SIC 35, 36, 38
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As Oregon has transitioned away from natural resource-based industries,
the composition of Oregon’s employment has shifted from natural
resource based manufacturing and other industries to service industries.
The share of Oregon’s total employment in Service industries increased
from its 1970s average of 19% to 30% in 2000, while employment in
Manufacturing declined from an average of 18% of total employment in
the 1970s to an average of 12% in 2000.

The changes in employment in Lane County have followed similar trends
as changes in national and state employment. Between 1980 and 2006,
Lane County added more than 53,000 jobs. The sectors with the greatest
change in share of employment were Services and Retail Trade, adding
more than 38,500 or 73% of new jobs. Over the 26-year period,
manufacturing added more than 4,000 jobs (8% of new jobs), with the
greatest growth in: Transportation Equipment manufacturing (R.V.
manufacturing), Computer and Electronics manufacturing, and
Machinery manufacturing.

Some industries in the region’s employment base have volatile
employment cycles. These industries typically have boom and bust cycles,
which result cycles of hiring and layoffs. The lumber and wood products
industry is tied to national housing market cycles, with decreased
productivity and employment in slow housing markets. The RV
manufacturing industry is tied to broader national economic trends and
energy price changes. Finally, the region’s high-tech companies are subject
to market trends in the high-tech industry, including changes in
production methods and consumer purchasing patterns. Two major high-
tech firms, Hynix and Sony, located in the Eugene-Springfield region and
closed their production facilities between the mid-1990’s and 2008.

The average pay per employee in Lane County in 2006 was $33,240. The
sectors with above average pay and high employment were: Construction,
Manufacturing, Government, and Health and Social Services. The sectors
with below average pay and high employment were: Retail,
Accommodations and Food Services, and Administration and Support
and Waste Management.

In 2006, Springfield had 27,310 jobs at 1,819 establishments, with an
average firm size of 15 employees. The sectors with the greatest
employees were: Retail (13%), Government (13%), Health Care and Social
Assistance (11%), and Manufacturing (10%). These sectors accounted for
17,863 or 65% of Springfield’s jobs.

Page 50 ECONorthwest August 2015 Springfield Economic Opportunities Analysis
Attachment 2, Page 134 of 1068



Exhibit B 2-71

OUTLOOK FOR GROWTH IN SPRINGFIELD

The State forecasts that employment will continue growing in Lane
County at 1.4% average annual growth, compared with the State average
of 1.3% average annual growth. The sectors that will lead employment
growth in Lane County for the ten-year period are: Health Care & Social
Assistance (adding 5,600 jobs), Government (adding 3,600 jobs),
Professional and Business Services (adding 3,000 jobs), Leisure &
Hospitality (adding 2,800 jobs), and Retail Trade (adding 2,400 jobs).
Together, these sectors are expected to add 17,400 new jobs or 76 % of
employment growth in Lane County. Springfield has a high concentration
of employment in Health Care & Social Assistance, especially with the
relocation of PeaceHealth’s regional hospital to RiverBend. Springfield’s
concentration of employment in health care may further increase based on
where McKenzie-Willamette Medical Center relocates to and the size of
the new hospital.

One way to determine opportunities for economic development is to
determine the sectors with the greatest expected growth in the region
(based on the Oregon Employment Department’s forecast for employment
growth in Lane County between 2006 and 2016) and the greatest
concentration of existing employment in the community (based on a
comparison of employment data in Springfield and the State in 2006).
Sectors with high employment concentration in Springfield and high
growth forecasts are the industry’s most likely to grow. These sectors in
Springfield are: Health and Social Assistance; Administrative and Support
and Waste Management Services; Construction; and Accommodations
and Food Services.

Springfield may have opportunities for growth in other sectors that the
State forecasts will have high growth. Springfield, however, does not
currently have high employment concentrations in some of these sectors:
Arts, Entertainment, and Recreation; Management of Companies and
Enterprises; Professional, Scientific, and Technical Services; and Private
Educational Services.

It is unclear what long-term impact rising fuel and transportation costs
will have on Oregon’s economy, including Springfield. Globalization and
outsourcing of jobs, especially manufacturing jobs, has occurred since the
1980’s, changing the state’s economy. Globalization depends, in part, on
inexpensive transportation of materials and manufactured goods.
Businesses have relocated from areas with lower labor costs, in part,
because transportation costs were low.
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Increases in fuel prices have resulted in higher transportation costs,
decreasing the benefits of lower wages. It is possible that, if fuel and
transportation costs remain high and/or increase, companies may move
to be closer to suppliers or consumers. This effect occurs incrementally
over time and it is difficult to measure the impact in the short-term. If fuel
prices and transportation costs decrease over the planning period,
businesses may not make the decision to relocate (based on transportation
costs) because the benefits of being closer to suppliers and markets may
not exceed the costs of relocation.

REGIONAL BUSINESS ACTIVITY

GROWING IMPORTANCE OF HEALTHCARE

PeaceHealth has recently relocated its main hospital to the Gateway area
in Springfield. The RiverBend campus will have 2,500 PeaceHealth
employees by the end of 2008, in occupations including: physicians,
nurses, medical technicians, other medical staff, environmental services
staff, and food services staff. PeaceHealth started relocating
administrative and other staff to the RiverBend Annex in 2006 (located in
the former Sony disc manufacturing building), which has 700 employees.

The RiverBend campus will attract additional firms. For example, Oregon
Medical Labs, Oregon Imaging Center, and the Northwest Specialty
Clinics will have approximately 350 staff and physicians at the RiverBend
campus. The RiverBend Pavilion will have about 300 employees, at the
Oregon Medical Group, Oregon Imaging, and other medical businesses.

Employment in health care may also increase in Springfield, depending
on where McKenzie-Willamette Medical Center locates its new facility. If
the new facility is located in Springfield and if the facility is bigger and
employs more people than the existing hospital, Springfield will have
another major healthcare center as well as more healthcare employment.

CONTINUED IMPORTANCE OF MANUFACTURING

Manufacturing continues to be important to the economy in Springfield
and in Lane County. Manufacturing accounted for 14% of employment
(more than 20,000 jobs) in Lane County and 10% of employment (more
than 2,700 jobs) in Springfield in 2006.> Manufacturing industries continue
to offer jobs with above-average wages, making these jobs more desirable.

2 Oregon Employment Department
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Manufacturing grew slowly in Lane County between 1980 and 2006, at an
average annual rate of 0.3%, adding more than 4,000 jobs. The State
forecasts continued growth in manufacturing at the same rate over the
2006 to 2016 period.

Manufacturing is a traded sector industry, which brings revenue into
Oregon and Lane County from outside the State. The following
manufacturing industries accounted for two-thirds ($11 billion) of revenue
from exports in Oregon in 2007: Computer & Electronic Production,
Transportation Equipment, Machinery Manufacturers, Chemical
Manufacture, and Primary Metal Manufacturers.» These industries are all
present in Lane County, accounting for 44% of manufacturing
employment in the County.

Continuing changes in the economy may impact manufacturing in Lane
County. For example, high energy prices may have been a factor in the
decrease of RV manufacturing in Lane County, which has resulted in the
layoff of employees beginning in 2006. In addition, the economic
downturn and consolidation of the paper manufacturing industry may
result in layoffs in firms that manufacture wood products and paper.

Although much of this employment is located outside of Springfield, it
affects residents of Springfield, either directly through job layoffs or
indirectly through decreases in economic activity.

TOURISM IN LANE COUNTY

Tourism brings economic activity into Lane County from outside sources.
Tourism expenditures in Lane County in 2006 grew 7.5%, to $553 million,
exceeding the statewide tourism growth rate for the year. Tourism
accounts for about 7,500 jobs in Lane County.

A major source of tourism spending is overnight accommodations. In
2008, the Eugene-Springfield Region had 3,118 total rooms. Occupancy
rates varied from 59% in fiscal year 2002 and 2003 to 72% in fiscal year
2006. Springfield levies a 9.5% transient lodging tax on overnight
accommodations. Between 2000 and 2008, Springfield’s lodging tax
revenue varied from $1.2 million in fiscal year 2004 to $1.6 million in fiscal
year 2007. Springfield’s transient lodging tax revenues accounted for
about one-quarter of total County lodging tax revenues.

» “Economic Data Packet, Mary 2008,” Oregon Economic And Community Development Department
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SIGNIFICANCE OF AGRICULTURE IN LANE COUNTY

Agriculture continues to be important in Lane County’s economy. In 2002,
Lane County had approximately $88 million in total gross sales from
agriculture. The top five agricultural products in Lane County in 2002
were: Nursery and greenhouse ($21 million); milk and dairy ($10.3
million): cattle and calves ($7.6 million), fruits, tree nuts, and berries ($6.7
million); and vegetables, melons, potatoes, and sweet potatoes ($5.6
million).

While agriculture is an important source of economic activity in Lane
County, Springfield has relatively little agricultural employment within
the UGB. In 2006, about 1% of Springfield’s covered employment (282
employees) were employed in the Agriculture, Forestry, Fishing, and
Mining sectors. About half of these jobs (136 employees) were in Forestry
and Logging. Consistent with statewide land use policy, land within the
Springfield UGB is committed for future urban uses, rather than
agricultural uses.

SPRINGFIELD’S COMPARATIVE ADVANTAGES

Economic development opportunities in Springfield will be affected by
local conditions as well as the national and state economic conditions
addressed above and described in Appendix A. Factors affecting future
economic development in the Springfield include its location, availability
of transportation facilities and other public facilities, quality and
availability of labor, and quality of life. Economic conditions in
Springfield relative to these conditions in other portions of the Lane
County and southern Oregon form Springfield’s comparative advantage
for economic development. Springfield’s comparative advantages have
implications for the types of firms most likely to locate and expand in
Springfield.

There is little that Springfield can do to influence national and state
conditions that affect economic development. Springfield can influence
local factors that affect economic development. Springfield’s primary
comparative advantages are its location on I-5, proximity to Eugene,
access to skilled labor, cost of labor, and high quality of life. These factors
make Springfield attractive to residents and businesses that want a high
quality of life where they live and work.

The local factors that form Springfield’s comparative advantage are
summarized below and described in detail in Appendix B.

e Location. Springfield is located in the Southern Willamette
Valley, next to Eugene, between the Willamette River (to the
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south) and McKenzie River (to the north). Interstate 5 runs to
the west of Springfield and Highway 126 runs east-west
through Springfield.

Springfield’s location, access to I-5 and Highway 126, and
proximity to Eugene are primary comparative advantages for
economic development in Springfield. These factors make
Springfield attractive to businesses, especially those wanting to
locate in the Willamette Valley.

e Buying Power of Markets. The buying power of Springfield
and the Eugene-Springfield area forms part of Springfield’s
comparative advantage by providing a market for goods and
services. According to estimates on household spending by
Claritas, households in Springfield are expected to spend about
$937 million in 2008, about 14 % of total household expenditures
in the Eugene-Springfield Region. Springfield households spend
an average of $42,700 on commonly purchased items, not
including housing, Springfield’s households spent less than the
regional and nation averages, with about 91% of the $47,000
average expenditures for all households in the Eugene-
Springfield MSA and 84% of national average household
expenditures (Claritas, 2008).

The buying power of households in the Eugene-Springfield
region provides Springfield with a comparative advantage.
Access to households in the Eugene-Springfield Region
provides businesses in Springfield with greater sales potential
than other, smaller cities in the Southern Willamette Valley. As
the population in Springfield (and the Eugene-Springfield
region) grows, Springfield will need to provide more land for
firms that provide services to residents and businesses.

e Transportation. Businesses and residents in Springfield have
access to a variety of modes of transportation: automotive
(Interstate 5, multiple State highways, and local roads); rail
(Union Pacific and Amtrak); transit (LTD); and air (Eugene
Airport). Springfield has excellent automotive access for
commuting and freight movement. Springfield is located along
Interstate 5, the primary north-south transportation corridor on
the West Coast, linking Springfield to domestic markets in the
United States and international markets via West Coast ports.
Springfield has developed along Highway 126, Highway 126 is
the primary east-west highway in Lane County, running from
Florence to Redmond.
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Other transportation options in Springfield include: multiple
Union Pacific rail lines provide freight service; transit service
from the Lane Transit District provides bus service within
Springfield and connects Springfield with Eugene; and the
Eugene Airport provides both passenger and freight service.

Springfield’s access to multiple modes of transportation
provides Springfield with advantages in attracting businesses
that need easy access to I-5 for automotive or some types of
freight movement. Springfield may have disadvantages in
attracting businesses that need large lots and easy access to I-5
(e.g., warehousing and transportation) because of the lack of
buildable industrial land along I-5 near Highway interchanges.

Public Facilities and Services. Provision of public facilities and
services can impact a firm’s decision on location within a
region. Once a business has chosen to locate within a region,
they consider the factors that local governments can most
directly affect: tax rates, the cost and quality of public services,
and regulatory policies.

Springfield’s property tax rate ranges from $16.32 and $18.65
per $1,000 of assessed value, compared with a state average of
$15.20. The property tax rate in Eugene is more variable than
Springfield’s, ranging from $10.31 (possibly located in an area
outside of Eugene’s city limits) to $24.68 per $1,000 of assessed
value.» Springfield’s property tax rates may provide the City
with little comparative advantage in attracting businesses,
relative to Eugene.

The City has sufficient water to meet expected residential and
employment needs. The local water provider, Springtield Utility
Board (SUB), is not concerned about its ability to supply water
to any type of industry, including water-intensive industries
like food processing. SUB has lower water rates than the
national average. The combination of available and lower cost
water may be an advantage to attracting some types of
businesses to Springfield.

Based on discussions with staff at SUB, Springfield expects to be
able to meet demand for wastewater services resulting from

2 Property tax rates for Springfield and Eugene are a composite of the rates for all properties with an address in Eugene or
Springfield. It is almost certain that some of these properties is located outside of both the Eugene and Springfield urban
growth boundaries and are subject to unincorporated Lane County tax rates.
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expected growth. The City expects to provide service to 6,100
new equivalent dwelling units, which includes residences and
businesses, over the next 20-years.

Public Policy. Public policy can impact the amount and type of
economic growth in a community. The City can impact
economic growth through its policies about the provision of
land, redevelopment, and infill development. Success at
attracting or retaining firms may depend on availability of
attractive sites for development, especially large sites. For
example, Springfield was attractive as a location of
PeaceHealth’s new hospital because the City had a large,
relatively flat site located relatively near to Interstate 5 and
Beltline Highway.

Springfield’s decision makers articulated their support for
provision of employment land through the economic
development strategy and in other policy choices. Objectives in
the economic development strategy supporting the provision of
employment land include objectives to: (1) provide employment
land in a variety of locations, configurations, and site sizes for
industrial and other employment uses, (2) provide an adequate
competitive short-term supply of suitable land to respond to
economic development opportunities as they arise, (3) reserve
sites over 20-acres for special developments and industries that
require large sites, and (4) provide adequate infrastructure to
sites.

The economic development strategy also includes objectives
that support redevelopment of existing land within the UGB,
especially in Downtown and in Glenwood, and infill
development. In addition, the City is promoting redevelopment
in Downtown through the creation of the Urban Renewal
District in Downtown Springfield.»

Labor Market. The availability of labor is critical for economic
development. Availability of labor depends not only on the
number of workers available, but the quality, skills, and
experience of available workers as well.

77 Some of the redevelopment in Downtown and Glenwood may result in redevelopment of existing buildings, replacing old
buildings with new buildings, but may not result in an increase in employment capacity in the new building. This study
identifies land with redevelopment potential as 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 (providing additional employment capacity) during the planning period.
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Commuting is common in Springfield. About 40%of the people
who live in Springfield commute to Eugene for work. Less than
one-third of Springfield’s workers live in Springfield. The
implication of this workforce analysis is that, while only one-
third of Springfield’s workforce lives within the City,
Springfield is able to attract educated workers from most of
Eugene and surrounding areas in Lane County.

It does not appear that workforce will be a constraint on
employment growth in Springfield. Springfield should be able
to continue to draw on residents of Eugene for workers, even if
energy prices continue to rise but Springfield’s ability to attract
workers from outside of the Eugene-Springfield area may be
negatively impacted by continued increases in energy prices.

Opportunities for workforce training and post-secondary
education for residents of the Eugene-Springfield area include:
the University of Oregon, Lane Community College, Northwest
Christian College, and Gutenberg College.
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Land Demand and
Site Needs in Springfield

OAR 660-009 requires cities to maintain a 20-year inventory of sites
designated for employment. To provide for at least a 20-year supply of
commercial and industrial sites consistent with local community
development objectives, Springfield needs an estimate of the amount of
commercial and industrial land that will be needed over the planning
period. Demand for commercial and industrial land will be driven by the
expansion and relocation of existing businesses and new businesses
locating in Springfield. The level of this business expansion activity can be
measured by employment growth in Springfield.

This chapter and Appendix C (which presents the full forecast of
employment growth and site needs) addresses the requirements of OAR
660-009-0015(2) for the City to “identify the number of sites by type
reasonably expected to be needed to accommodate the expected
employment growth based on the site characteristics typical of expected
uses. Cities and counties are encouraged to examine existing firms in the
planning area to identify the types of sites that may be needed for
expansion.”

Figure 4-1 shows the process for identifying Springtield’s site needs. The
process involved identifying potential growth industries, in the form of
target industries, and identifying characteristics of sites needed by these
industries. The process also involved forecasting employment growth in
Springfield and allocating that employment growth to building types (e.g.,
general industrial or office buildings) and site sizes (by acres).

Chapter 4 presents Springfield’s potential growth industries and
summarizes the employment forecast (which is documented in detail in
Appendix C). Chapter 5 describes the site needs of the target industries.
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Figure 4-1. Process for identifying site needs in Springfield.

Springfield Sites Needs

Potential Growth Industries:

Which industries are most likely to be

attracted to Springfield and best meet
Springfield’s economic development

Employment Forecast:

How much employment can Springfield
expect over the 2010-2030 period and how
many sites will be needed to accommodate

growth?

Employment Growth
Starting with existing employment in
Springfield (Table A-7)

Building Types
Based on industry classifications
(Table A-8)

New Employment by
Building Type and Site Size

objectives?

Historical .

. Economic
Employment Comparative

Development
Trends and Advantages L
. Objectives
Business Clusters
Target Industries
Site Needs

Characteristics of sites needed to
accommodate Springfield’s target industries
based on the forecast of employment.

Source: ECONorthwest
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POTENTIAL GROWTH INDUSTRIES

An analysis of growth industries in Springfield should address two main
questions: (1) Which industries are most likely to be attracted to the
Eugene-Springfield area? and (2) Which industries best meet Springfield’s
economic objectives? The types of industries that Springfield wants to
attract to meet economic development objectives: high-wage, stable jobs
with benefits; jobs requiring skilled and unskilled labor; employers in a
range of industries that will contribute to a diverse economy; and
industries that are compatible with Springfield’s community values.

KEY TRENDS AFFECTING EMPLOYMENT GROWTH

Previous chapters reviewed historical growth trends by industry in the
Eugene-Springfield Region and Lane County since 1980 and employment
in Springfield. A review of key historical trends in employment in the
Eugene-Springfield Region can help identify potential growth industries
in Springfield. In other words, economic opportunities in Springfield are a
function of regional historical trends and future economic shifts.

While nearly all sectors of the economy in the Region experienced growth
over this period, some sectors grew faster than others, resulting in a shift
in the distribution of employment by sector. Key historical trends include
in the 1980 to 2007 period include:

e A substantial increase in the share of employment in Services,
which increased from 23% to 42% of covered employment in Lane
County.

e A decrease in the share of employment in Retail Trade, from 21% to
13%. The number of jobs in retail did not decrease substantially
over the 27-year period (a loss of nearly 550 retail jobs) but growth
in retail jobs lagged behind growth in other sectors, especially
service sectors.

e A decline in the share of employment in Manufacturing, which fell
from 20% to 13% of covered employment.

e A decline in the share of employment in Government, which
decreased from 20% to 16% of covered employment.

Together, these sectors represent about 84% of employment in the County.
Other sectors of the County’s economy have a relatively stable and small
share of the County’s employment.
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Historical employment trends show a substantial shift in the Region’s
economy that mirrored shifts in the State and national economies,
specifically the substantial growth in Services and decline of
Manufacturing. While these trends are expected to continue into the
future, future shifts are not expected to be as dramatic as those
experienced over the past twenty years. There are several reasons for this
expectation (e.g., that the future will be somewhat different that the past):

e Growth in the Services sector has matured and should track more
closely with overall employment and population growth rather
than continuing to gain a substantial share of total employment.

e The decline in Manufacturing was due, in part, to decreased timber
harvests and the outsourcing of production to facilities in countries
with lower costs. Timber harvests are expected to level off and
increase in the future as commercial forests that were replanted
since the 1970s grow to a harvestable size. While outsourcing will
continue, much of what can be outsourced has already gone.
Remaining Manufacturing firms are tied to their region to be near
supplies or markets, or manufacture specialized goods were small
production quantities, fast turn-around times, and the need for
quality limit the ability to outsource.

e The mix of Manufacturing jobs in the Eugene-Springfield Region
changed over the past twenty years with declines in Wood
Products and the growth of employment in Recreational Vehicle
(RV) manufacturing, machinery manufacturing, metals
manufacturing, and high-tech industries, such as Computer and
Electronics Manufacturing.

BUSINESS CLUSTERS IN SPRINGFIELD

One way to assess the types of businesses that are likely to have future
growth in an area is to examine relative concentration and employment
growth of existing businesses. This method of analysis can help determine
relationships and linkages within in industries, also called industrial
clusters. Sectors that are highly concentrated (meaning there are more
than the “average” number of businesses in a sector in a given area) and
have had high employment growth are likely to be successful industrial
cluster. Sectors with either high concentration of businesses or high
employment group may be part of an emerging cluster, with potential for
future growth.

The sectors with the most growth potential (identified in Chapter 3) are:
Health and Social Assistance; Administrative and Support; Construction;
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and Accommodations and Food Services. Other sectors with growth
opportunities are: Arts, Entertainment, and Recreation; Management of
Companies and Enterprises; Professional, Scientific, and Technical
Services; and Private Educational Services.

Table 4-1 shows existing and potential business clusters in Springfield.
The clusters identified in Table 4-1 are based on employment trends,
Springfield’s comparative advantages, the OED’s employment forecast for
Lane County, the types of firms that have considered locating in
Springfield, and analysis of existing and developing business clusters in
Springfield and Lane County.

Table 4-1. Existing and potential business clusters in Springfield

3,400 new jobs in 2008
Additional medical services
Additional services

Employment at a new or expanded
McKenzie-Willamette Hospital Facility

Cluster Employment Potential Secondary Employment
Medical Associated with RiverBend Regional Associated with RiverBend and
Services Medical Center: McKenzie Willamette hospitals:

Medical Services and Suppliers
Research and Education

Medical equipment manufacturing
Non-medical office space

Services like retail, restaurants,
financial services, etc.

Manufacturing

Growth potential depends on firms growing
locally or choosing to locate in Springfield.

Types of firms include:
e Food processing
High-tech electronics
Recreational Equipment
Medical Equipment manufacturing.

Furniture manufacturing

Specialty apparel

¢ Cottage industries such as jewelry,
apparel, or personal care products

¢ Plastics manufacturing

Manufacturing of related or
complementary products

Additional manufacturing

Services like retail, restaurants,
financial services, etc.

Wood Growth potential depends on the Services like retail, restaurants,

Products and | international demand for wood products. financial services, etc.

Specialty The existing wood products and paper

Wood manufacturing cluster is evolving based on

Products industry innovation.

Call Centers Growth potential depends on firms Back-office functions for companies
choosing to locate in Springfield. Eugene with call centers
and Springfield have advantages for Services like retail, restaurants,
attracting call centers because of the pool | financial services. etc.
of trained call center workers. ’
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Cluster Employment Potential Secondary Employment
Back-Office Growth potential depends on firms growing | Related back-office functions (if a
Functions locally or choosing to locate in Springfield. cluster grows)

There is a lot of national competition for Services like retail, restaurants,
these functions. financial services, etc.

Tourism Growth potential depends on holding Services like hotels, retail, restaurants,
events in the Eugene-Springfield area that | arts and entertainment, etc.
attract visitors.

Growth may also depend on development
of infrastructure to attract and service
visitors, such as hotels or outdoor activities.

High-tech Growth potential depends on firms growing | Service and materials providers
locally or choosing to locate in Springfield. Services like retail, restaurants,
Types of firms include: financial services, etc.

o Software development

e Computer electronics

e Computer service providers
o Data centers

Biotech Growth potential depends on firms Related biotech firms
lot of national competition for these firms. providers
Springfield has advantages in attracting Services like retail, restaurants,
these firms because of the University of financial services, etc.

Oregon’s work in Biotech, presence of
Invitrogen, and national growth in the
industry.

TARGET INDUSTRIES

Goal 9 requires cities to identify the number and characteristics of sites
“the number of sites by type reasonably expected to be needed to
accommodate the expected employment growth based on the site
characteristics typical of expected uses (OAR 660-009-0014(2)).” In
developing this assessment, cities are encouraged to examine existing
tirms in the planning area to identify the types of sites that may be needed
for expansion (OAR 660-009-0015(2)). Cities are required to “estimate the
types and amounts of industrial and other employment uses likely to
occur in the planning area,” taking into consideration relevant economic
advantages and disadvantages (OAR 660-009-0015(4)).

Identifying the number and characteristics of needed sites starts with
understanding the types of businesses that may locate in Springfield over
the 20-year planning period. Consistent with the requirements of Goal 9,
these industries are grouped into “major categories of industrial or other
employment uses” (OAR 660-009-0015(1)). This grouping is commonly
referred to as “target industries.”

Page 64 ECONorthwest August 2015 Springfield Economic Opportunities Analysis

Attachment 2, Page 148 of 1068




Exhibit B 2-85

The target industries for Springfield were identified based on a range of

factors:

Springfield’s existing employment base and the clusters of
businesses in Springfield, such as those shown in Table 4-1,
Table A-12, or Table A-7.

Springfield’s comparative advantages, especially Springfield’s
location in the Southern Willamette Valley next to Eugene, the
easy access to Interstate 5 in Springfield, and the availability of
educated and trained labor force from across the region.

Local and regional economic trends, such as changes in regional
employment (Table A-5), changes in regional business clusters,
growth in tourism (Table A-13), growth in agriculture
production (Table A-14), or forecasts for regional employment
growth (Table A-16).

National and statewide economic trends over the last three
decades, such as growth in services or decline in wood products
manufacturing.

Local and regional demographic trends, such as population
growth and growth in people over age 60.

Existing businesses and business clusters in Springfield, such as
those identified in Table 4-1.

Springfield’s economic development objectives, such as:

o Increasing employment in regional clusters, including:
Health Care, Communication Equipment, Information
Technology (Software), Metals (Wholesalers), Processed
Food and Beverage, Wood & Forest Products, and
Transportation Equipment.

o Recruiting businesses that pay higher than average
wages for the region.

The characteristics of Springfield will affect the types of businesses most
likely to locate in Springfield. Springfield’s attributes that may attract
tirms are: the City’s proximity to I-5, high quality of life, proximity to the
University of Oregon, the presence of the RiverBend campus, positive
business climate, availability of skilled and semi-skilled labor, and
proximity to indoor and outdoor recreational opportunities. The types of
businesses that may be attractive to Springfield include:

e Medical Services. The development of a regional medical center
cluster at RiverBend presents an opportunity to attract medical
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firms, medical research firms, and other professional services.
PeaceHealth is in the process of attracting these firms, through
development of a research-oriented relationship with OHSU and
the University of Oregon. The possible expansion of the McKenzie-
Willamette Medical Center in Springfield presents additional
opportunities for attracting medical services and employment in
healthcare.

Services for seniors. Springfield’s growing population of retirees
or near retirees, may attract or create demand for health services
that provide services to older people, such as assisted living
facilities or retirement centers. These facilities may prefer to locate
in relatively close proximity to RiverBend or McKenzie-Willamette.

Manufacturing. Springfield’s attributes may attract small scale
manufacturing firms (e.g., firms with fewer than 50 employees).
Springfield may also be attractive to large manufacturing firms,
provided that land is available for development. Examples of
manufacturing include medical equipment, high-tech electronics,
recreational equipment, furniture manufacturing, specialty apparel,
and other specialty manufacturing.

Specialty Food Processing. Springfield’s proximity to agricultural
resources may make the City attractive to specialty food processing
tirms, such as those that specialize in organic or natural foods or
wineries.

High-Tech. Springfield’s access to highly educated labor, access to
comparatively inexpensive electricity, and high quality of life may
make Springfield attractive to high-tech firms. The types of firms
that may be attracted to Springfield range from high-tech
manufacturing to data centers to software development.

Professional and Technical Services. Springfield’s attributes make
it attractive to businesses that need access to educated workers and
want a high quality of life. These types of businesses could include
engineering, biotechnology, research, and other professional
services that are attracted to high-quality settings.

Springfield’s reputation as a blue-collar community may present
challenges in attracting these types of businesses. Recent trends and
efforts by the City suggest the reputation as a blue-collar
community is in the process of changing. The City can facilitate this
change through building off of the medical cluster forming at
RiverBend and through promoting Springfield as a good place to
locate professional service firms.
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e Call Centers. The existing call center cluster including Symantec
and Royal Caribbean may attract other call centers to Springfield.
The potential for growth in call centers in the Eugene-Springfield
area will be dependent of the availability of skilled labor.

e Back-Office Functions. Springfield’s high quality of life and
relatively low wages may attract back-office functions, such as
Hawes Investments’ offices in Springfield. Back-office functions
include administrative functions, such as accounting or information
technology. The potential for growth in back-office functions may
be limited by national competition for this type of employment.
Springfield may be more successful at attracting back-office
functions for firms that have a reason to locate in the Region, such
as firms with corporate headquarters on the West Coast or firms
that do a substantial amount of business in the Willamette Valley.

e Tourism. Visitors may be attracted to Springfield to take advantage
of recreational opportunities and other amenities. They may also be
attracted as a result of regional events, such as the Olympic Track
and Field trials, the Oregon Country Fair, or the University of
Oregon Bach Festival. Industries that serve tourists, such as food
services and accommodations, are likely to grow if tourism
increases.

e Green businesses. There is no clear definition of what constitutes a
green industry or business. In general, green businesses are those
that produce products or services that improve or maintain
environmental quality, as described in Appendix A. Opportunities
for environmentally conscious businesses are growing. The types of
green businesses that may choose to locate or expand in Springfield
includes: green construction firms (e.g., firms that use LEED-
certified building practices), organic food processing, sustainable
logging and/or lumber products manufacturing, or alternative
energy production (e.g., manufacturing solar panels or bio-fuels).

e Corporate Headquarters. Springfield’s quality of life, location
along I-5, and availability of educated workers may make
Springfield attractive as a place to locate corporate headquarters.
These same qualities, combined with the relatively low cost of
semi-skilled labor and cluster of call centers, make Springfield
attractive as a place to locate back-office functions, such as call
centers.

e Services for Residents. Population growth will drive development
of retail and government services, especially education, in
Springfield.
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¢ Government and Public Services. Springfield will continue to be
the location for institutions such as: Springfield City Services, State
services such as the Department of Motor Vehicles and Oregon
Department of Transportation offices, the Springfield School
District, and the Springfield Utility Board.

OAR 660-009-0025 requires cities designate sufficient land for
employment to accommodate forecast needs. OAR 660-009-0025(1) and (2)
articulate the requirements:

(1) Identification of Needed Sites. The plan must identify the
approximate number, acreage and site characteristics of sites
needed to accommodate industrial and other employment uses to
implement plan policies. Plans do not need to provide a different
type of site for each industrial or other employment use.
Compatible uses with similar site characteristics may be combined
into broad site categories. Several broad site categories will
provide for industrial and other employment uses likely to occur
in most planning areas. Cities and counties may also designate
mixed-use zones to meet multiple needs in a given location.

(2) Total Land Supply. Plans must designate serviceable land
suitable to meet the site needs identified in section (1) of this rule.
Except as provided for in section (5) of this rule, the total acreage
of land designated must at least equal the total projected land
needs for each industrial or other employment use category
identified in the plan during the 20-year planning period.

Thus, Springfield must identify the characteristics of “needed” sites and
designate enough land to accommodate the needs. Table 4-2 shows a list
of target industries and what plan designations in which the uses would
be allowable. The conclusion is that each target industry is allowed in
multiple plan designations.
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EMPLOYMENT FORECAST

To provide for an adequate supply of commercial and industrial sites
consistent with plan policies, Springfield needs an estimate of the amount
of commercial and industrial land that will be needed over the planning
period. Goal 9 requires cities identify “the number of sites by type
reasonably expected to be needed to accommodate the expected
employment growth based on the site characteristics typical of expected
uses.” The number of needed sites is dependent on the site requirements
of employers. The estimate of land need is presented in the site needs
analysis in the next section.

Demand for commercial and industrial land will be driven by the
expansion and relocation of existing businesses and new businesses
locating in Springfield. The level of this business expansion activity can be
measured by employment growth in Springfield. This section presents a
projection of future employment levels in Springfield for the purpose of
estimating demand for commercial and industrial land.

The EOA presents a forecast for employment growth for Springfield for
the 2010 to 2030 period. The City’s intent was to adopt this EOA in 2010
and the City noticed DLCD of this intent on October 30, 2009.» As a result,
the employment forecast was developed in 2008 and is based on 2006
Quarterly Census of Employment and Wages (QCEW) data.

Appendix C presents the process used to arrive at the employment
forecast for Springfield. Table 4-3 shows that employment is forecast to
grow by 13,440 employees (a 32% increase) between 2010 and 2030.

28 Springfield submitted a notice to adopt the 2009 Economic Opportunities Analysis on October 30, 2009. The date of the first
evidentiary hearing in the notice was December 15, 2009, with a final hearing in July 2010. The purpose of this hearing was to
provisionally adopt by resolution a draft Commercial and Industrial Building Lands Inventory, Economic Opportunities
Analysis, Economic Development Objections and Implementation Strategies in order to carry out mandate of 2007 Or Laws
Chapter 650 requiring Springfield to establish its own Urban Growth Boundary. The Resolution recognizes the that action
was an interim step and that further steps were needed before adoption of a final inventory, analysis, and determination of
capacity.

The City submitted notice with policy amendments to DLCD on December 31st, 2009, with a first evidentiary hearing on
February 17, 2010. This notice included the 2009 Economic Opportunities Analysis.
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Table 4-3. Employment growth in
Springfield’s UGB, 2010-2040

Total

Year Employment
2008 41,133
2010 42,284
2030 55,724
2030 55,724
2031 56,498
2032 57,283
2033 58,079
2034 58,886
2035 59,704
2036 60,534
2037 61,375
2038 62,228
2039 63,093
2040 63,970

Change 2010 to 2030

Employees 13,440
Percent 32%
AAGR 1.4%

Source: ECONorthwest

Springfield is part of the regional economic center in the Southern
Willamette Valley region. The ratio of population to employment will
decrease from 1.6 people per job to 1.5 people per job between 2008 and
2030. This change shows that employment will grow faster than
population in Springfield, suggesting that some Springfield businesses
will continue to have employees who commute from Eugene or other
cities in the region.

Table 4-4 shows the forecast of employment growth by building type in
Springfield’s UGB in 2030. In 2010, a total of about 60% of Springfield’s
employment is in office and other services” building types. About 18% is
in retail, 15% is in general industrial and 7% is in warehousing and
distribution.

For the purpose of the Springfield EOA, building types are used to relate
employment by industry to site needs. In short, the method used to
describe site needs is to group industries based on building and site
characteristics. This is consistent with how real estate markets work for
urban development—demand for land is derived from demand for space.
The type of building and industry is then related to land characteristics
needed (e.g., site needs) to accommodate that industry. It is also consistent
with OAR 660-009-0015(1) which states “Industrial or other employment
uses with compatible site characteristics may be grouped together into
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common site categories. “ For this analysis, ECO relates industries by
NAICS codes to building types which are used as a proxy for site needs.
Each sector has been uniquely assigned to a “typical” building type,
grouped by industrial and commercial uses. Table A-8 in the appendix
shows how industries are related to building types and site needs.

Table 4-4. Forecast of employment growth in by building type,
Springfield UGB, 2010-2030

2010 2030 Change
% of % of 2010 to
Building Type Employment Total |Employment Total 2030
Industrial
Warehousing & Distribution 2,954 7.0% 3,343 6.0% 389
General Industrial 6,457 15.3% 7,523 13.5% 1,066
Commercial
Office 12,561 29.7% 17,274 31.0% 4,713
Retail 7,709 18.2% 9,752 17.5% 2,043
Other Services 12,603 29.8% 17,832 32.0% 5,229
Total 42,284 100.0% 55,724 100.0% 13,440

Source: ECONorthwest

Note: Green shading denotes an assumption by ECONorthwest

Note: The forecast assumes that the share of employment in other services’ building types will increase by
about 2.2% over the 20-year period. We expect that medical employment will grow faster than government
employment, based on historical trends that show government accounting for a decreasing share of
employment and the growing medical cluster in Springfield.

The forecast in Table 4-4 assumes that Springfield will have growth in all
categories of employment. It also assumes that the share of employment
wi