
 AGENDA  ITEM  SUMMARY Meeting Date: 7/21/2014 
 Meeting Type: Work Session 
 Staff Contact/Dept.: Linda Pauly/ Len 

Goodwin/DPW 
 Staff Phone No: (541)726-4608 
 Estimated Time: 60 minutes 
S P R I N G F I E L D 
C I T Y   C O U N C I L 

Council Goals: Mandate 

 
ITEM TITLE: SPRINGFIELD 2030 URBAN GROWTH BOUNDARY (UGB) AMENDMENT TO 

MEET THE CITY’S COMMERCIAL AND INDUSTRIAL LAND NEEDS  
(METRO PLAN AMENDMENT FILE NO. LRP 2009-00014) 

ACTION 
REQUESTED:  

Council is requested to review and discuss refinements to two UGB study area (ATT 
2) based on Council’s direction at the May 27 work session, and to reach consensus on 
including these areas in the City’s UGB proposal. 

ISSUE 
STATEMENT: 

The City Council is considering options for expanding the UGB to provide sites that 
will meet the needs of Springfield’s target industries — as identified in the 2009 Draft 
Commercial and Industrial Buildable Lands Inventory and Economic Opportunity 
Analysis — for the planning period ending 2030.  The City Council’s 2030 Plan UGB 
proposal and the final UGB may include some or all land as shown in ATT 2 or other 
lands identified through the 2030 Plan process, consistent with the prioritization 
requirements of ORS 197.298 and the Oregon Land Use Goal 14 Administrative Rule.   

ATTACHMENTS: 1. Council Briefing Memo  
2. Map: UGB Expansion Proposal for North Gateway & College View Industrial 

Study Areas  
3. Memorandum from Environmental Services: Water Quality Issues Response   
4. Memorandum from City Attorney 
5. Correspondence received May 27th to July 11th 

DISCUSSION/ 
FINANCIAL 
IMPACT: 

Since April, the Council has reviewed and discussed analysis provided by staff to 
compare economic, environmental, social, and energy aspects of five study areas for 
potential inclusion in Springfield’s UGB.  These discussions have been focused on 
deciding where the City will grow to provide urbanizable sites for employment 
opportunities and target industries.  The product of these discussions will be the 
Council’s consensus on which study areas to include in the City’s UGB proposal and 
which areas to exclude — consistent with the prioritization requirements of ORS 
197.298. At the May 27th work session, Council directed staff to refine the proposed 
UGB to include portions of the College View Industrial and North Gateway study 
areas.  The results of this analysis are mapped in ATT2. 
 
Selecting the location of future urban growth areas is just one of several key decisions 
the elected officials will be asked to make concurrently as they consider adoption of 
Springfield 2030 Plan and UGB Amendment.  The Council also directed staff to 
conduct additional analysis focusing on how many employment opportunity sites and 
how much urbanizable land to include in the UGB to provide suitable sites for target 
industry sectors.  This analysis requires updating and adding data about site needs to 
the 2009 Draft Commercial and Industrial Buildable Lands Inventory and Economic 
Opportunity Analysis (CIBL/EOA) to finalize the document for adoption.  The final 
local decision on the location and size of UGB amendment requires co-adoption by the 
Springfield City Council and Lane County Board of Commissioners.  The City’s 2030 
Plan proposal will be presented to the public and to the Lane County Board of 
Commissioners for review later this calendar year.  

 





 

 M E M O R A N D U M                                                                   City of Springfield  

Date: 7/21/2014 

COUNCIL 
BRIEFING 

MEMORANDUM 

To: Gino Grimaldi, City Manager 

From: Len Goodwin, DPW Director 
Linda Pauly, Principal Planner 

Subject: 2030 Plan UGB Expansion Proposal 

ISSUE: The City Council is considering options for expanding the UGB to provide sites (larger 
than 5 acres) suitable to meet the needs of  target industries — as identified in the 2009 Draft 
Commercial and Industrial Buildable Lands Inventory and Economic Opportunity Analysis — 
over the planning period ending 2030.  The City Council’s 2030 Plan UGB proposal and the 
final UGB may include some or all land as shown in ATT 2 or other lands identified through the 
2030 Plan process, consistent with the prioritization requirements of ORS 197.298 and the 
Oregon Land Use Goal 14 Administrative Rule.   
  

COUNCIL GOALS/ 
MANDATE: 
Council Goals: Mandate 
Oregon Law requires cities to maintain 20-year land supplies for jobs and housing.  Springfield 
has identified a deficit of commercial and industrial lands and is in the process of preparing the 
2030 Comprehensive Plan Economic Element and Urbanization Element to address this 
category of land need — through adoption of plan policies to support diversification and growth 
of the economy, including a UGB amendment to add buildable land.   

DISCUSSION: 
At the May 27th work session, Council directed staff to narrow the focus of the UGB study by 
preparing a UGB expansion proposal that includes portions of the College View Industrial and 
North Gateway study areas. The results of this analysis are mapped in ATT2 and are 
summarized below.  This memo explains (1) how the proposal has changed to reflect Council’s 
direction; and (2) and how many buildable “Employment Opportunity Sites” of different site 
sizes — ranging from 5 acres to greater than 50 acres — and the total number of buildable acres 
that could be added to the UGB within these two study areas.  This information will assist the 
Council as they decide where the City will grow and inform the final analysis of how much land 
will be included in the proposed expansion. 
 
Proposed North Gateway UGB Expansion (Draft) ATT2 Exhibit A 
Based on council’s input, staff prepared a draft map of the parcels of land in the North Gateway 
Study Area to be included in Springfield’s UGB expansion proposal: 

• Lands where property owners have expressed interest: Wicklund, Puzzle Parts LLC and 
Johnson properties. The EWEB property that contains an electrical transmission facility 
and Rainbow Water District wells is included pending continued discussion with EWEB 
and would be designated and zoned Public Land.  The Wicklund, Puzzle Parts LLC and 
Johnson sites are ORS 197.298 Priority 4 Exclusive Farm Use (EFU). 
 

• For practical land management reasons as well as mapping considerations and current 
uncertainty about FEMA flood map updates, the floodway-constrained portions of 
Wicklund, Puzzle Parts LLC and Johnson properties are proposed to be included within 
the UGB, but to retain their existing Metro Plan Agriculture designation with further 
consideration of Open Space or Natural Resource plan and zoning designations.  
Floodway is identified as an absolute development constraint in this analysis and 
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floodway acres are not counted in the yield of buildable sites in the results below.  
 

Employment Opportunity Sites Created - North Gateway UGB Expansion 
Adoption of this proposal would add two large 50-acre sites to Springfield’s UGB.  The two 
sites (Wicklund and Puzzle Parts LLC) are contiguous and could be combined to create one 
100-acre site.  Both sites are contiguous with the existing UGB and Springfield City Limits.  
The proposal would also add one 20-acre site that is not contiguous with the City Limits. 
 
Total Acres included in proposed North Gateway UGB Expansion 
Buildable/unconstrained land 124.4 acres 3 sites  
Total UGB expansion area 212.7 acres (including right-of-way, EWEB property and constrained 
acres)  
 
Proposed College View Industrial Study Area UGB expansion (Draft)  
Based on Council’s input and further analysis, staff prepared a draft map of the parcels of land in 
the College View Industrial Study Area to be included in Springfield’s UGB expansion 
proposal: 

• Lands where property owners have expressed interest: Straub Trust (35.9 buildable 
acres), Oak Management (14.8 buildable acres), Johnson Crushers (8.8 buildable acres); 
Walsh Trucking (9.7 buildable acres), and Scates (3.6 buildable acres).  Walsh and 
Scates properties are ORS 197.298 Priority 2 lands.  Straub Trust, Oak Management and 
Johnson Crushers lands are ORS 197.298 Priority 4 Exclusive Farm Use (EFU).  
 

• ORS 197.298 Priority 2 lands in the study area are included as shown in ATT 2. These 
lands are currently planned and zoned for rural uses in the Lane Rural Comprehensive 
Plan and are subject to Lane Code development standards.  Most of these properties 
have existing development.  Given parcelization, existing uses, and constrained site 
configuration of these tax lots (e.g. the narrow strip between I-5 and the railroad) only 
individual tax  lots or assembled groups of abutting taxlots) larger than 5 acres are likely 
to provide buildable sites to meet the land needs identified in Springfield’s 2009 Draft 
CIBL/EOA. The proposed UGB includes 8 one-owner sites 5-10 acres in size: Walsh 
(9.7 acres), Chenowith (5.6 acres), Haines (5 acres), Sunset Investments (6.2), Brooks 
(9.2 acres), Minton (6.9 acres), Jorgensen (7.6 acres), Bird (6.5 acres).  Proximate 
location of these abutting sites would support parcel assembly by a developer to create 
larger sites. The proposal also includes numerous tax lots smaller than 5 acres that are 
unlikely to be combined into larger development sites due to their narrow width between 
rights-of-way for Interstate 5, the railroad and Franklin Boulevard.  If this area is 
selected by Council for inclusion, staff will prepare plan designation and Springfield 
zoning proposals for each tax lot included.    

 
• Other 197.298 Priority 4 (EFU) lands are included: Buster 5-acre site. 

 
• The EPUD property is included pending continued discussion with EPUD and would be 

designated and zoned Public Land.   
 

• The narrow floodway portion of Straub and Oak Management properties along their 
eastern property line is proposed to be included in the UGB, but to retain its existing 
Metro Plan Agriculture designation with further consideration of Open Space plan and 
zoning designations. Floodway is identified as an absolute development constraint in 
this analysis and floodway acres are not counted in the yield of buildable sites in the 
results below.  
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• Land between the southern tip of the Glenwood refinement plan area along Franklin 
Boulevard to link the Opportunity Sites to the existing UGB and Springfield’s City 
Limits via the Franklin corridor.   

 
Based on Council’s input and further analysis, staff removed the following areas from the 
proposed UGB: 

• Study areas on the north and south side of Seavey Loop Road have been removed from 
the proposal to reduce impacts on Class 2 high value agricultural soils and to buffer the 
the farms, natural resource and parkland areas located along and accessed via Seavey 
Loop Road. The proposed draft UGB provides a buffer of farmland along the south side 
of Seavey Loop Road and the boundary has been drawn to exclude the majority of 
floodplain and Class 2 soils. The buffer between Seavey Loop to the proposed UGB 
boundary ranges from 680’ at the Johnson Crushers property to a depth of 1550’at the 
the Lumsden property.   
 

• The vacant land south of Twin Buttes Road has been excluded.  Staff conducted 
additional analysis and received input from Bonneville Power Administration (BPA) 
and concludes that practical development of singular tax lots or assembled parcel 
groupings is unlikely due to combined constraints of slopes, BPA high voltage lines and 
highly restricted BPA rights of way.   

 
Employment Opportunity Sites Created - College View Industrial UGB Expansion 
Adoption of this proposal would add one 50-acre site to Springfield’s UGB, made up of the 
Straub Trust and Oak Management (one family) properties.  The site could also be combined 
with abutting properties through parcel assembly to create a site larger than 100 acres. Eight 5-
10 acre sites would be added.  The 5-10 acre sites could be combined to create larger sites. Sites 
are not contiguous with the existing UGB and Springfield City Limits.  The proposal also 
includes other lands with existing development.  
 
Total Acres included in proposed College View Industrial UGB Expansion 
Buildable/Unconstrained 196.1 acres (includes developed land)  
Total UGB expansion area 249.2 acres  (including right-of-way, EPUD property, developed 
land, and constrained acres)  
  
Total Acres Included in Proposed UGB Expansion 5-27-14 (Draft) 

Study Area  Total 
Unconstrained 
Acres Included 

Total Gross 
Acres 
Included 

North Gateway 124.4 212.7 

College View Industrial  196.1 249.2 

Total Land Added 320.5 461.9 

 
 
 
 
 
May 27, 2014 Draft UGB Proposal vs. 2009 Draft CIBL/EOA Land Need 
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Employment Site Needs (see CIBL Table 5-4, 59) 
Number of Sites Needed 

 Less than 5 
acres  5 to 20 acres 20 to 50 acres 

Greater 
than 50 
acres 

Industrial none none 3 3 
Commercial 

and Mixed Use none 10 1 none 

Total sites 
needed none 10 4 3 

Sites added in proposed draft UGB 5-27-14 

North Gateway 
Sites 0 0 1 2  

College View 
Sites 

50 tax lots 
(developed)  

(8) 5 acre 
sites* * 1  

Total 
buildable sites 

to be added 
 

 
8 
 
 

1 
(with 

potential for 
3 with parcel 

assembly) 

3 

* = potential for parcel assembly to create two 20 acre sites 
* NOTE: This table does not include the SUB and Willamalane public land, parks, and open 
space UGB expansion areas (Total 373 acres). 
 
Options for Meeting Balance of Large Site Land Need 

• North Springfield Highway Study Area - Weyerhaeuser Property: On July 10, staff 
spoke with Tally Patton, Land Use Manager at Weyerhaeuser regarding their interest in 
having their site included in the UGB.  Ms. Patton stated that Weyerhaeuser’s position is 
neutral/leaning against being included.  She mentioned that the site is leased for farming 
(cattle and vegetables) and they are in discussion with McKenzie River Trust about the 
property.  
 

• Mill Race South 28th Study Area: SUB property (formerly Knife River) SUB is 
interested in designating the 57-acre former Knife River site for Employment.  Site 
could be combined with adjacent land inside (Dixon 23 acres) or outside the UGB 
(Johnson 20.5 acres) and other smaller parcels total 43 acres) to create a larger 
employment center. 

 
• Mahogany Lane /South of Jasper Road Study Area large sites  

 
• Options for redesignation/rezoning of larger sites within the existing UGB include: 
(1) Jasper-Natron Redesignation of SHI (Milland) and LDR (Webb) sites  
(2) Glenwood Transfer Station site  

 
BACKGROUND: This work session provides Council with the requested information to inform 
their discussion of a potential expansion of the Urban Growth Boundary (UGB).  This UGB 
expansion will consist of commercial and industrial land to address the needs identified in the 
Commercial Industrial Buildable Lands (CIBL) Study and will also include publicly-owned land 
to be designated and zoned for parks, open space and public facilities. 
 
History 
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In previous work sessions, staff presented data analyzing all of the land around the current UGB 
and identified 10 possible areas where expansion might occur.  Through an extensive process 
conducted between 2009—2013, those 10 study areas were reduced to the five that continue to 
be under consideration.  In 2011, the City and County co-adopted a parcel specific Springfield 
UGB and adopted the residential element of the 2030 Plan.    
 
In July 2013, Council reviewed these five areas for employment expansion.  Council directed 
staff to prepare more detailed information on the ability to serve each of the five areas, the 
approximate costs of those services, positive and negative characteristics of expansion of the 
UGB into each of the areas, and the public input received during the course of staff’s public 
outreach efforts. 
 

• At the April 28th work session the Council received information to identify infrastructure 
that will likely be required to serve the study areas and to compare the probable costs of 
providing urban levels of service to the five study areas.  Council directed staff to 
provide more information to inform Council’s discussion, including but not limited to:  
CIBL/EOA policy choices; location and size of redevelopment areas in the existing 
UGB; feasibility and cost of phasing service extensions to expansion areas or portions 
thereof; and economic development considerations. 
 

• At the May 5th work session the Council reviewed the Results of Stakeholder Outreach 
and directed staff to provide more information about flood plain development and 
agricultural uses. 
 
 

• At the May 12th work session, Council received information about cost to serve smaller 
portions of the study areas and infrastructure financing mechanisms.  Council directed 
staff to bring back information on redevelopable parcels inside the UGB, parcels that 
could be redesignated, and look at the potential for a smaller expansion.   
   

• At the May 27th work session, the Council reviewed the data previously provided by 
staff and discussed the merits of the different study areas.   

 
NEXT STEPS 
Together with the UGB amendment, the elected officials must concurrently adopt an extensive 
assembly of policy documents including: 

• Springfield’s 2030 Plan Economic and Urbanization Element comprehensive plan 
policies.  Council has already reviewed the Draft Economic Element. These policy 
elements will replace Metro Plan policies applicable to Springfield.   

• Plan designations and zoning for each parcel of land added to the UGB  
• Implementing amendments to the Springfield Development Code  
• Legislative findings to support the decisions 
• Parcel-specific description of the new boundary  
• Council Work Sessions — if requested — to discuss options for meeting the City’s 

commercial and industrial land needs.   
A public hearing on this matter will be scheduled after Springfield completes the 2030 Plan 
Economic Element and Urbanization Element comprehensive plan policy development and plan 
implementation work associated with this process, including plan policies, land use designations 
and zoning assigned to all land added to the Springfield UGB.  The Oregon Land Conservation 
and Development Commission (LCDC) is the decision maker on UGB amendments greater than 
50 acres.   
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Remaining Work Tasks and Timelines 
August- 
September 
 

• Prepare plan designations and zoning for each parcel of land added to the UGB 
 

• Prepare Metro Plan diagram and text amendments to add the interim Urban 
Holding Area – Employment plan designation  
 

• Prepare 2030 Plan Urbanization Element including annexation policies and 
development procedures applicable to the “newly urbanizable lands” added to 
the UGB 
 

• Prepare Springfield Development Code amendments to create new interim 
zoning district(s) to be applied to the “newly urbanizable lands” added to the 
UGB to replace existing County EFU, Rural Residential, Rural Industrial, 
Rural Commercial etc. zoning) 
 
 

• Conduct open house(s), stakeholder outreach 
 

• Conduct analysis and stakeholder outreach requested by Council, including: 
review CIBL/EOA policy choices; review location and size of redevelopment 
areas in existing UGB; economic development considerations.  

September-
October  

• Finalize 2030 Plan Economic Element and CIBL 
 

• Finalize parcel-specific UGB map; Prepare legal description of new boundary 
 

• Prepare Metro Plan diagram and text amendments, staff report and findings 
 

• Planning Commission Work Session 2030 Plan Update 
 

November • Joint Planning Commission Public Hearing – Development Code 
Amendments,  Urban Holding Area – Employment plan designation 

December  • Joint Public Hearing City Council and Lane County Board 2030 Plan and 
UGB Amendment 

 
 
  
 

 

RECOMMENDED ACTION: Council is asked to reach consensus on including/not including 
the areas shown in ATT2 in the City’s UGB proposal and to direct staff to: prepare the necessary 
policy documents (including finalizing the 2030 Economic Element and 2009 Draft CIBL/EOA 
land need analysis); 2030 Urbanization Element, UGB Map and Technical Supplement; Metro 
Plan text and diagram amendments; zoning amendments; Springfield Development Code 
amendments; ordinances and findings for adoption. 
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M E M O R A N D U M City of Springfield 
  
  
 
DATE:      July 10, 2014 
 
TO: Len Goodwin, Development and Public Works Director 
 
FROM: Bill Hamann, Water Quality Programs Manager 
 
SUBJECT: 2030 Plan UGB Expansion Study:  ESD Water Quality Issue Response  
 
  
 
The City’s Environmental Services staff has completed a review of the City’s ability to provide 
NPDES required stormwater and pretreatment services to each of the five potential Urban 
Growth Boundary Expansion Areas.  The results of this review are summarized below:  
 
For purposes of this discussion we are considering the following expansion areas: Southern 
portion of N Gateway study area, College View Industrial study area, N. Springfield Hwy/N. 
52nd study area and also public land in the Mill Race study area. 
 
Impacts to the City’s Environmental Services Water Resources and Pretreatment Program work 
groups are being considered under two distinct scenarios; (1) if the UGB is expanded to 
encompass the above mentioned areas and the land is not annexed, (2) if some or all of the lands 
are actually annexed. 
 
Note that the City is currently party to an IGA with Lane County to maintain mandated 
stormwater services for the County.  As with the City of Springfield, the County is subject to 
National Pollutant Discharge Elimination System (NPDES) Phase II permit regulations for 
Municipal Separate Storm Sewer Systems (MS4) and must maintain the same state permit 
required stormwater activities as are listed in the City’s own NPDES Stormwater Permit. The 
area affected by this IGA included the area between the City limits of Springfield and 
Springfield’s UGB (the Urban Transition Zone – UTZ).  At this time the City is receiving 
$25000 annually from the county for specific services related to their required permit activities in 
the UTZ.   
 
In considering scenario (1) above, the City would perform the same services as are listed in the 
current IGA; however the area and time commitment would be expanded.  At this time these 
services include: 

 
1. Outreach:  Partner with County of Outreach efforts with Regional Partners, i.e. P2C, 

ACWA, Special Ops. Seeking opportunities to partner with the County to support local 
organizations with stormwater related outreach programs. 
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2. Education:  Partner with County to provide stormwater education school workshops and 
presentations to students on the sources and impacts of stormwater pollution.  Partner 
with county regarding stormwater educational brochures. 

3. Public Involvement/Participation:  Partner with county to provide opportunities for public 
involvement and participation, i.e. open houses, commission meetings, etc. 

4. Illicit discharge:  Partner with the County to develop and implement an illicit discharges 
reporting hotline and tracking system, assist in administrative support of regulations for 
illicit discharge response and enforcement, assist in sampling and testing in regards to 
water quality testing for illicit discharge detection and enforcement.  Administer and 
enforce County adopted regulations as they pertain to illicit discharge response and 
enforcement. 

5. Outfall Inventory and Mapping: Partner with the County to inventory and map outfalls to 
Waters of the State to develop a GIS map database of outfalls to be used for detection and 
elimination of illicit discharges.  The database includes the storm system and open 
waterways and includes pipes (classified as mainlines, lateral lines, private, etc.) and 
points (catch basins, maintenance holes, outfalls, inlets, etc.). Staff monitors outfalls 
either visually or by sampling and uses them to identify point sources for tracking illicit 
discharges and/or spills.  

6. Erosion Control:  Administer and enforce County adopted regulations as they pertain to 
Sediment Control regulations in the UTZ.  Partner with the County for erosion control 
training so staff can educate and inform contractors and developers.  Partner with the 
County for provide post-construction stormwater system maintenance inspection and 
compliance out to the Springfield UGB.   

7. Nuisance Abatement:  Partner with the County to develop and implement  code authority 
to prohibit and enforce the dumping of nuisance waste associated with construction sites.   

8. Provide necessary documentation to the County required for annual report writing of the 
County’s Phase II permit. 

Affected staff would include all Environmental Services water resources group members, 
administrative and managerial staff from the division, DPW Operations staff and likely city 
upper management and the city attorney’s office on occasion.  An expansion of this size would 
have a measurable impact on staff work load and could eventually be part of the impetus for the 
need to increase FTE levels in the Water Resources group.  That said, initially our plan would be 
to absorb the extra work load for a time in order to accurately quantify impacts.  Additionally, 
since it would be the City’s choice to incorporate the expanded UGB areas, it is not likely the 
County would be persuaded to increase their participation from a monetary standpoint. 
An industrial activity subject to federal permitting would not be part of the City’s enforcement 
under federal regulations pertaining to stormwater discharge, although these discharges would 
still have to remain in compliance with County and/or State code(s). Oversight and enforcement 
of industrial stormwater permit holders is governed and regulated by the Oregon Department of 
Environmental Quality (OR DEQ). 
 
In this scenario the City’s industrial pretreatment program would not be impacted significantly.  
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The pretreatment program is charged with permitting and regulating industrial dischargers who 
are connected to the regional wastewater collection and treatment system.  The areas under 
consideration do not at this time contain infrastructure to connect to the sanitary sewer system, in 
addition the areas would ultimately have to be annexed prior to any connection to the regional 
wastewater system.   
In considering scenario (2), much of the impact to the water resources group would be the same 
as scenario 1, however, with annexation, stormwater fees would apply to most users of the 
system, therefore generating revenue to help offset increased operational and managerial costs.  
Note that annexation could also open the door for infrastructure improvements such as 
construction of additional sanitary sewer.  If this were the case, a number of currently 
unregulated businesses have the potential to connect to the sanitary sewer which could result in 
issuance of industrial discharge permits and/or general requirements for best management 
practices.  If this were the case, work load for the Industrial Pretreatment group would be 
impacted. 
 
Affected staff would include all Environmental Services water resources group members, 
administrative and managerial staff from the division, DPW Operations staff and likely city 
upper management and the city attorney’s office on occasion.  An expansion of this size would 
have a measurable impact on staff work load and could eventually be part of the impetus for the 
need to increase FTE levels in the Water Resources group.  That said, initially our plan would be 
to absorb the extra work load for a time in order to accurately quantify impacts.   
An industrial activity subject to federal permitting would not be part of the City’s enforcement 
under federal regulations pertaining to stormwater discharge, although these discharges would 
still have to remain in compliance with City and/or State code(s). These codes include water 
quality protection, riparian protection, building, stormwater management, erosion control, 
wetland protection, and nuisance codes. Oversight and enforcement of industrial stormwater 
permit holders is governed and regulated by the Oregon Department of Environmental Quality 
(OR DEQ). 
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 M E M O R A N D U M                                                                   City of Springfield  

Date: 7/8/2014  

To: Gino Grimaldi COMMUNICATION 

From: Lauren King, Office of City Attorney  PACKET 

Subject: Method for Estimating Employment Land Need MEMORANDUM 

During the May 27 work session, Council requested a written analysis as to how ECO Northwest 
determined the employment land need.  The purpose of this memo is to explain the process 
required under the Oregon law and outline the method applied in Springfield’s CIBL/EOA.  In 
October 2012, 1000 Friends asserted that when determining land need the city assumed low job-
densities, in comparison with historical job densities.  That assertion is inaccurate because the 
city used a site-based approach and not an acreage-based approach.  Under the Oregon 
Administrative Rules, the city was not required to consider job densities; accordingly, the city 
did not consider job densities.   
 
Background:   
The Oregon Administrative Rules (OAR) do not require or specify any particular methodology 
for determining employment densities.  Rather, the Goal 9 (Economic Development) OARs 
direct the local governments to identify types of sites that may be needed for expansion.  The 
Goal 14 (Urbanization) OARs require that the city “… provide a reasonable justification for the 
job growth estimate but [the Goal] does not require that job growth estimates necessarily be 
proportional to population growth.” OAR 660-024-0040(5). 

Under Goal 9, the city must adopt an Economic Opportunities Analysis (EOA).  The EOA 
compares the demand for land for industrial and other employment uses to the existing supply of 
such land.  Goal 9 requires the EOA to include: (1) a review of national, state, regional, county 
and local trends; (2) identification of required site types; (3) an inventory of industrial and other 
employment lands; and (4) an assessment of community economic development potential.  OAR 
660-009-0015.  Additionally, local governments are strongly encouraged to assess the 
community economic development potential through a public input based process.  OAR 660-
009-0015(5).  

When identifying required site types, as described in the second step above, the EOA must 
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.  
“Industrial or other employment uses with compatible site characteristics may be grouped 
together into common site categories.” OAR 660-009-0015(2). 

To arrive at the “land need” for a UGB expansion cities rely on different methods.  Some cities 
determine their need by first determining the average number of employees per acre their 
industries use (“current job density”), then dividing that number into the projected population to 
establish how many acres the city will need for employment.  This approach presumes that 
future employment growth will be unchanged from the trends of history, and presumes no 
significant change in the mix of industries.   Alternatively, cities may determine the land needs 
of prospective employers based on the target industries; and then calculate the number of sites 
needed for each category of size of firm.  The total acreage is then determined by multiplying 
the number of sites by the average site size for that category of firm.  See Friends of Yamhill 
County v. Newberg, 210 WL 3453459 (2010).  Springfield’s process is akin to the latter.       
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Springfield’s Process:  
Consistent with the Goal 9 requirements, and documented in our CIBL/EOA, ECO Northwest 
used a site-based approach to project Springfield’s employment land need.  The approach 
considered historical development patterns on commercial and industrial lands, the forecast of 
future employment growth, and Springfield’s vision and aspirations for economic development, 
as articulated in the City’s economic development objectives.  This approach is not based 
entirely on historical demand.  A historical demand-based approach projects employment land 
need based predominately on the forecast of employment growth, using historical employment 
densities (e.g., the number of employees per acre) to estimate future commercial and industrial 
land demand.   
 
Rather this is a site-based approach, considering multiple factors that relate to the needs of the 
sites.  The attached 2010 memo from ECO Northwest outlines the method for estimating 
employment land needs.  Specifically, ECO based the analysis of employment site and land 
needs on the following considerations:  

• Factors that affect firms’ locational decisions 
• Common site requirements 
• Forecast of employment growth 
• Historical employment development patterns 
• Springfield’s economic development aspirations  
• Estimated needed sites  

 
Conclusion: 
Springfield’s CIBL/EOA relies on a site-based approach for determining employment land need; 
the approach considers multiple factors that relate to the needs of the sites. This method allows 
the city to consider and determine how much land is needed achieve the economic development 
aspirations.   
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Phone • (541) 687-005
FAX • (541) 344-056
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April 10, 2010   
TO: Linda Pauly and Greg Mott 
FROM: Bob Parker and Beth Goodman 
SUBJECT: METHOD FOR ESTIMATING EMPLOYMENT LAND NEEDS IN 

SPRINGFIELD 

On January 19, 2010, the Springfield City Council passed a resolution to adopt the 
draft Springfield Economic Opportunities Analysis (EOA) as the guiding document to 
support the Goal 9 element of the Springfield 2030 Plan and comply with the provisions 
of OAR 660-009.  Through the hearings process, the City received comments from the 
public on a range of issues. This memorandum addresses comments from George Grier 
and 1000 Friends of Oregon about the connection between the employment forecast and 
the site needs analysis.  

One of the key issues raised in the comments relates to the methods the EOA uses to 
estimate land need. Springfield received a number of specific comments that relate to 
the employment forecast and employment densities (as expressed in employees per 
acre) and how those figures do not support the conclusions of the EOA. The fact is that 
the EOA does not use employment density as a part of the site needs analysis. The 
employment forecast is only tangentially used. The remainder of this memorandum 
describes (1) ECO’s interpretation of the Goal 9 requirements, and (2) how ECO used 
that interpretation to develop the site needs analysis.  

1 WHAT GOAL 9 REQUIRES 
At the broadest level, Goal 9 and its related Administrative Rules (OAR 660-009) 

states the following intent: 

“The intent of the Land Conservation and Development Commission is to provide 
an adequate land supply for economic development and employment growth in 
Oregon.” OAR 660-009-0000 

Goal 9 requires cities to state objectives for economic development (OAR 660-009-
0020(1)(a)) and to identify the characteristics of sites needed to accommodate industrial 
and other employment uses to implement the economic development objectives (OAR 
660-009-0025(1)).  

Moreover, Goal 9 requires cities to conduct an Economic Opportunities Analysis 
(EOA) as defined by OAR 660-009-0015. The emphasis here is on economic opportunity. 
The Rule is flexible enough to recognize that simple linear analysis (for example new 
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employees divided by employees per acre equals needed acres) is an inadequate 
approach to providing an adequate land supply for economic development and 
employment growth (the stated intent of Goal 9). A key working component of an EOA 
is found in OAR 660-009-0015(2) Identification of Required Site Types: 

The economic opportunities analysis must 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. 
Industrial or other employment uses with compatible site characteristics may be grouped 
together into common site categories. 

This language has three operational aspects: “sites by type…needed;” “employment 
growth;” and “site characteristics.” The language does not specifically address or 
require a particular methodology, but does suggest an examination for firms in the area 
to identify types of sites that may be needed for expansion. 

Related to the site analysis requirement of OAR 660-009-0015(2) is the OAR 660-009-
0015(4) Assessment of Community Economic Development Potential requirement: 

“The economic opportunities analysis must estimate the types and amounts of 
industrial and other employment uses likely to occur in the planning area. The 
estimate must be based on information generated in response to sections (1) to (3) of 
this rule and must consider the planning area's economic advantages and 
disadvantages.” 

Section 1 is a review of national, state, regional, county and local trends; and Section 3 
is an inventory of industrial and other employment lands. In short, the key passage here 
is must estimate the types and amounts of industrial and other employment uses likely 
to occur in the planning area. The requirement is to base this on the information 
gathered in sections 1 and 3 or on the trend analysis and buildable land inventory. 
There is no requirement the estimate be based on an employment forecast.  

This then leads to the more specific land designation requirements articulated in OAR 
660-009-0025. Subsection (1) addresses 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.” 
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This subsection includes two key requirements: (1) the identification of the 
approximate number, acreage and site characteristics of sites, and (2) compatible uses 
with similar site characteristics may be combined into broad site categories. 

This is precisely what the Springfield EOA does. It uses lot size and locational 
attributes (e.g., proximity to transportation, etc.) as threshold criteria. The basic method 
used in the EOA is: 

Local Economic Development Objectives  Target Industries  
Characteristics of Needed Sites  Comparison with Inventory = Number 
of Needed Sites 

Or in more detail: the stated local economic development objectives as informed by 
the trend analysis leads to identification of target industries. Target industries have 
specific site requirements; those site requirements are compared with sites with similar 
characteristics in the buildable lands inventory. The comparison leads to a conclusion of 
whether the City has an adequate land supply for economic development and 
employment growth as stated in OAR 660-009-0000.  

The key point of the preceding discussion is that the site needs analysis is on a site 
basis and not on an acreage basis. This is consistent with Goal 9 which recognizes that 
not all acres have the same attributes and that some attributes are more important to 
certain industries than others. 

The remainder of this memorandum provides a detailed explanation of how ECO 
conducted the site analysis. 

2 HOW SPRINGFIELD APPROACHED THE GOAL 9 
REQUIREMENTS 

Consistent with the Goal 9 requirements, ECO used a site-based approach to 
projecting Springfield’s employment land need. This approach considers historical 
development patterns on commercial and industrial lands, the forecast of future 
employment growth, and Springfield’s vision and aspirations for economic 
development, as articulated in the City’s economic development objectives. This 
approach is not a demand-based approach, which projects employment land need 
based predominantly on the forecast of employment growth, using historical 
employment densities (e.g., the number of employees per acre) to estimate future 
commercial and industrial land demand. Rather, it is a site-based approach as described 
in the previous section. 

The following steps describe the approach that ECO used to develop the estimate of 
employment site and land needs presented in Table 5-4 of the EOA: 
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1. Articulate the City’s economic development objectives. At the beginning of 
the project (in June 2008), ECO met with the City Council and Planning 
Commission to discuss the City’s economic development objectives. The 
direction to ECO and Staff was: (1) develop a reasonable and simple analysis of 
employment land sufficiency; (2) economic development policies should 
provide flexibility for future land uses; (3) consider development costs and 
capitalize on existing economic opportunities; (4) focus on the project 
outcomes; and (5) provide enough land to meet employment land needs for the 
next 20-years. 

ECO and City staff used this direction as the guiding principles for developing 
the Economic Development Objectives and Implementation Strategies 
articulated in the memorandum dated October 15, 2008. The Commercial 
Industrial Buildable Lands Stakeholder Committee provided input on the 
economic development objectives suggested by decisionmakers and suggested 
implementation strategies for each objective. Other sources of input on the 
objectives were public input from community workshops and the City’s draft 
Economic Development Plan.   

2. Conduct an economic opportunities analysis consistent with OAR 660-009-
0015. ECO assessed Springfield’s economic opportunities based on a review of 
national, state, regional, county, and local trends, as well as assessed economic 
development potential based on Springfield’s comparative advantages. The 
results of this analysis are presented in the EOA in Chapter 3, Appendix A. and 
Appendix B. 

3. Identify potential growth industries. Based on the City’s economic 
development objectives, the analysis in the economic opportunities analysis in 
the previous step, and Springfield’s business clusters, ECO identified potential 
growth industries. These are industries that have growth potential in 
Springfield based on the City’s comparative advantages and economic and 
employment trends that affect economic development throughout the 
Southern Willamette Valley and the entire State. The identification of potential 
growth industries also takes the City’s aspirations for economic development 
(identified in the Economic Development Objectives) into consideration. The 
list of potential growth industries is not meant to be an exhaustive list of all 
possible growth industries but a list of the types of industries that are likely to 
locate in Springfield or that the City aspires to grow or attract. 

4. Forecast employment growth. ECO developed a forecast of employment 
growth in Springfield as required by Goals 9 and 14. The employment forecast 
is based on an estimate of total employment in Springfield. The rate of 
employment growth used in the employment forecast is based on the Oregon 
Employment Department’s forecast for employment growth in Lane County 
(employment Region 5), as allowed by the safe harbor described in OAR 660-
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024-0040 (8) (a) (A). The end result of the employment forecast is an allocation 
of employment growth into industrial and commercial building types.  

5. Identify employment site needs. OAR 660-009-0015(2) requires the EOA 
identify the number of sites, by type, reasonably expected to be needed for the 
20-year planning period. ECO based the analysis of employment site and land 
needs on the following considerations: 

• Factors that affect firms’ locational decisions. ECO considered 
Springfield’s opportunities and challenges for each of these factors, 
summarized in Table C-4 of the EOA. 

• Common site requirements. Firms typically have similar land needs, such 
as need for relatively flat sites with urban services. Availability of these 
characteristics on employment sites in Springfield is summarized in 
Table C-6 of the EOA. Table C-5 provides examples of lot sizes typically 
needed for firms in selected industries. The purpose of Table C-5 is to 
illustrate that different types of industries need different sized sites 
and to provide some examples of these sites.  

• Forecast of employment growth. The employment forecast provides one 
way to gauge land needs based on historical development patterns. 
ECO developed a forecast of employment growth (Step 4). Historical 
development patterns and ECO’s past experience with similar projects 
suggest that some employment will not require new land. ECO 
estimated that 16% of employment would locate of land not 
designated for employment uses (e.g., home occupations) and 10% of 
new employment would be accommodated in existing industrial built 
space. ECO estimated that more than 10,000 employees would require 
new land over the planning period. 

• Historical employment development patterns. ECO considered the need for 
land based on the forecast of employment growth (the approximately 
10,000 employees mentioned above) and historical employment 
development patterns, presented in Table C-10. The range of needed 
sites presented in Table C-10 shows the number of sites needed based 
on historical employment patterns. These patterns are based on: (1) the 
distribution of employees by building type (e.g., general industrial or 
office) and site size in 2006 (shown in Table C-8); (2) the assumed 
distribution of the approximately 10,000 new employees (shown in 
Table C-9) based the historical distribution of employees (Table C-8); 
and the average firm size in 2006. 

• Springfield’s economic development aspirations. Goal 9 allows cities to 
consider their economic development aspirations when forecasting the 
site and land needs. Springfield’s elected and appointed officials 
directed ECO and Staff to provide an economic development 
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framework with flexibility to provide opportunities for economic 
development for both small employers and major employers who 
want to expand or locate in Springfield. These objectives are described 
in the Economic Development Objectives and Implementation 
Strategies memorandum. The range of needed sites presented in Table 
C-10 of the EOA takes Springfield’s economic development aspirations 
into account. 

• Estimate needed sites. While Table C-10 in the EOA presents a range of 
needed sites, Springfield is required to present a number of needed 
sites by site size. This estimate of presented in the EOA in Table C-11 
and Table 4-4. It takes into account the minimum number of needed 
sites based on historical development patterns and Springfield’s 
aspirations for economic development.1  

6. Inventory suitable buildable employment land. OAR 660-009-0012(3) 
requires cities to inventory industrial and other employment lands, to identify 
vacant and developed lands and account for development constraints. Table 2-
7 in the EOA summarizes Springfield’s vacant suitable land by plan 
designation and Table 2-8 summarizes vacant suitable land by plan 
designation and site size. 

The EOA goes a step further and identifies land with redevelopment potential 
in Springfield. Redevelopment potential can be thought of as a continuum—
from more redevelopment potential to less redevelopment potential. The EOA 
does not attempt to quantify the amount of land that will redevelop but 
estimates potential for redevelopment, focusing on redevelopment potential in 
Downtown Springfield and Glenwood. The reason that ECO presented the 
analysis of redevelopment is that one of the City Council’s priorities is 
facilitating redevelopment in Downtown and Glenwood, as described in the 
Economic Development Objectives and Implementation Strategies 
memorandum. 

7. Compare the demand for with the supply of employment sites and land. 
Table 5-1 presents a comparison of vacant and potentially redevelopable 
buildable sites with the estimate of needed sites (Table 4-4). Table 5-1 
concludes that Springfield has a deficit of commercial and mixed use sites 
between 1 acre and 50 acres in size and industrial sites larger than 20 acres. 
ECO used an estimate of the average size of needed sites in Springfield (Table 
5-2) to convert from the number of needed sites (Table 5-1) to employment 

                                                 
1 The approach used to estimate needed sites uses a site-based approach, rather than a demand-based approach, 

which projects employment land need based predominantly on the forecast of employment growth, using historical 
employment densities (e.g., the number of employees per acre) to estimate future commercial and industrial land 
demand. The site-based approach considers the forecast for employment growth and historical employment demand 
patterns but also considers the City’s economic development policies and aspirations. 
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land needs (Table 5-4). The estimate of employment land needs makes the 
following assumptions about needed sites: 

• Need for sites smaller than 5 acres will be accommodated through 
redevelopment. One of the City’s economic development strategies is to 
encourage redevelopment, especially in Downtown and Glenwood—
as well as any other “node” as defined through the TransPlan process. 
Table 5-1 shows that Springfield concludes that 187 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 23 commercial and mixed use 
sites smaller than five acres, which would require 71 acres of land. 
Table 5-4 shows no need for vacant land to accommodate demand for 
sites smaller than 5 acres. 

• The average size of large sites. The size of larger sites (those over 5 acres) 
includes a wide range of site sizes. A prior version of the EOA 
presented two possible sizes for these larger sites, intended to both 
illustrate the fact that there is a wide range of potential site sizes and to 
give policymakers an option for choosing the preferred site size to 
meet the City’s economic development objectives and aspirations.2 The 
size of sites in the current version of the EOA reflects direction from 
decisionmakers on their preference for site size to meet the City’s 
economic development objectives and aspirations. 

 

 
  

 

                                                 
2 This version of the EOA was from November 2008 and noted that the final EOA would present one estimate of 

land need, rather than a range of land need.  
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