






IN THE BOARD OF COUNTY COMMISSIONERS, LANE COUNTY, OREGON 

Ordinance No. PA 1308 AN ORDINANCE COMPLYING WITH THE LAND USE 
BOARD OF APPEALS (LUBA) REMAND (2012-
077/078/079) BY INCORPORATING SUPPLEMENTAL 
FINDINGS INTO THE RECORD OF SPRINGFIELD FILE 
NUMBERS TYP411-00005, TYP411-00007 AND TYP311-
0001 AND LANE COUNTY FILE NUMBER PA11-5489, 
AND AMENDING THE GLENWOOD REFINEMENT PLAN 
DIAGRAM AND TEXT, THE SPRINGFIELD ZONING MAP 
AND THE SPRINGFIELD DEVELOPMENT CODE, AND 
INCORPORATING ADDITIONAL FINDINGS IN ORDER 
TO CHANGE THE LAND USE DESIGNATION AND 
ZONING OF 14.29 ACRES OF LAND FROM 
EMPLOYMENT MIXED-USE TO COMMERCIAL MIXED
USE, AND ADOPTING A SAVINGS AND SEVERABILITY 
CLAUSE. 

WHEREAS, Glenwood Phase I was adopted by Springfield on June 18, 2012 
(Ordinance No. 6279) and by Lane County on September 5, 2012 (Ordinance No. PA1288 and 
Ordinance No. 3-12); and 

WHEREAS, Shamrock Homes, LLC filed a Notice of Intent to Appeal Springfield 
Ordinances 6279 and Lane County Ordinances PA1288, and 3-12 on September 28, 2012; and 

WHEREAS, LUBA rendered their decision (LUBA 2012/077/078/079) on July 12, 2013; 
and 

WHEREAS, LUBA's decision required the City take additional action with regards to 
Goal 9 (Economic Development); Goal 10 (Housing); Goal 12 (Transportation); and Goal 15 
(Willamette River Greenway); and 

WHEREAS, timely and sufficient notice of the public hearings regarding the LUBA 
Remand pursuant to Glenwood Phase 1, has been provided in accordance with SOC Section 
5.2-115; and 

WHEREAS, Springfield Development Code Section 5.6-100 sets forth procedures for 
the amendment of the Glenwood Refinement Plan diagram and text and the SOC; and 

WHEREAS: the Springfield File Numbers TYP411-0005 (Glenwood Refinement Plan 
diagram and text amendments) and TYP 411-00007 (Springfield Development Code 
amendments) and Lane County File Number PA 11-5489 contain supplemental findings and 
studies regarding Goals 9, 10, 12 and 15 that address the LUBA Remand; and 

WHEREAS, Shamrock Homes, LLC presented public testimony on November 18, 2013 
indicating that it believed the Glenwood Refinement Plan diagram and text amendments to 
address the LUBA Remand were insufficient, and Shamrock Homes, LLC requested additional 
changes to Assessor's Maps and Tax Lots 18-03-03-11 01401, 17-03-34-440 3300, and 17-03-
34-44 00301; and 

WHEREAS, based on Shamrock Homes, LLC public testimony, the Springfield File 
Numbers TYP411-00005 (Glenwood Refinement Plan diagram and text amendments), TYP311-
00001 (Springfield Zoning Map amendments,) and TYP 411-00007 (Springfield Development 
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Code amendments) and Lane County File Number PA 11-5489 contain additional findings in 
orderto change the land use designation and zoning of 14.29 acres of land from Employment 
Mixed-Use to Commercial Mixed-Use; and 

WHEREAS, Springfield Development Code Section 5.22-100 sets forth procedures for 
the amendment of the Springfield Zoning Map; and 

WHEREAS, the public hearings listed below were limited to address only the issues 
contained in the LUBA Remand and the land use designation and zone change of 14.29 acres 
from Employment Mixed-Use to Commercial Mixed-Use regarding Glenwood Phase I; and 

WHEREAS, on October 15, 2013, the Springfield Planning Commission held a work 
session and public hearing regarding the LUBA Remand and the criteria of approval, findings 
and recommendations as set forth in Exhibit A, together with the testimony and submittals of 
those persons testifying at the public hearing or in writing are part of the public record, and the 
Springfield Planning Commission voted to recommend adoption of Glenwood Phase 1 LUBA 
Remand to the Springfield City Council and the Lane County Board of Commissioners; and 

WHEREAS, on October 17, 2013, the Springfield City Council and the Lane County 
Board of Commissioners held a work session on the LUBA Remand; and 

WHEREAS, on October 29, 2013, the Lane County Board of Commissioners held a first 
reading on the LUBA Remand; and 

WHEREAS, on November 18, 2013, the Springfield City Council held a first reading and 
the Lane County Board of Commissioners held a second reading on the LUBA Remand; and 

WHEREAS, on December 2, 2013, the Springfield City Council held a second reading 
and the Lane County Board of Commissioners held a third reading on the Glenwood Phase 1 
LUBA Remand; and 

WHEREAS, on January 28, 2014, the Lane County Board of Commissioners held a 
fourth reading on the Glenwood Phase 1 LUBA Remand; and 

WHEREAS, on February 25, 2014, the Lane County Board of Commissioners held a fifth 
reading on the Glenwood Phase 1 LUBA Remand; and 

WHEREAS, On April 1, 2014, the Springfield City Council held a third reading and the 
Lane County Board of Commissioners held a sixth reading on the Glenwood Phase 1 LUBA 
Remand and the land use designation and zone change of 14.29 acres from Employment 
Mixed-Use to Commercial Mixed-Use and substantial evidence exists within the public record as 
set forth in Exhibit A, together with the testimony and submittals of those persons testifying at 
the public hearing or in writing that has been considered and are part of the public record and 
the Springfield City Council is now ready to take action on the LUBA Remand; and 

' 
WHEREAS, on April15, 2014, the Lane County Board of Commissioners held a seventh 

reading on the Glenwood Phase 1 LUBA Remand. 

NOW, THEREFORE, the Board of County Commissioners of Lane County Ordains as 
follows: 

SECTION 1: The previously adopted Glenwood Refinement Plan Diagram (Ordinance 
No. 6279) as set forth in Exhibit B is hereby readopted in its entirety and further amended 
designating 33.26 acres from Residential Mixed-Use to Residential Mixed-Use/Multimodal 
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Mixed-Use Area, 14.58 acres from Commercial Mixed-Use to Commercial Mixed
Use/Multimodal Mixed-Use Area, 46.33 acres from Office Mixed-Use to Office Mixed
Use/Multimodal Mixed-Use Area, and 173.11 acres from Employment Mixed-Use to 
Employment Mixed-Use/Multimodal Mixed-Use Area in Glenwood Phase I and designating 
14.29 acres from Employment Mixed-Use/Multimodal to Commercial Mixed-Use/Multimodal; 
and the previously adopted Glenwood Refinement Plan, Phase I text (Ordinance No. 6279) is 
hereby readopted in its entirety and further amended by amending text, development policies 
and implementation strategies in portions of the Land Use and Open Space Chapters for 
Glenwood Phase I; and amending the findings for TYP411-00005. 

SECTION 2: The previously adopted Springfield Zoning Map (Ordinance No. 6279) as 
set forth in Exhibit B is hereby readopted in its entirety and further amended rezoning 14.29 
acres from Employment Mixed-Use to Commercial Mixed-Use; and amending the findings for 
TYP311-0000 1. 

SECTION 3: The Springfield Development Code as set forth in Exhibit C is hereby 
amended by amending Section 3.4-245; amending Section 3.5-280; amending Section 4.3-115; 
amending Appendix 3; and amending the findings for TYP411-00007. 

SECTION 4: If any section, subsection, sentence, clause, phrase or portion of this 
Ordinance is for any reason held invalid or unconstitutional by any court of competent 
jurisdiction, such section constitutes a separate, distinct and independent provision, and such 
holding does not affect the validity of the remaining portions hereof. 

FURTHER, although not part of this Ordinance, the Board of County Commissioners 
adopts findings and conclul?ions in support of this action as set forth in Exhibit "A" of the City of 
Springfield Ordinance No. p3/ y attached and incorporated here by this reference. 

ENACTED this f,sh1day of 

Pat Farr, Chair 
Lane County Board of Commissioners 

is Meeting of the Board 

APPROVED AS TO FORM 
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BEFORE THE BOARD OF COMMISSIONERS OF LANE COUNTY, OREGON 

ORDINANCE NO: 13-7 IN THE MATTER OF AMENDING LANE 
CODE CHAPTER 10 TO ADOPT 
AMENDMENTS TO THE SPRINGFIELD 
DEVELOPMENT REGULATIONS FOR 
APPLICATION TO URBANIZABLE LANDS 
WITIDN THE SPRINGFIELD URBAN 
GROWTH BOUNDARY (LC 10.600-15) AND 
ADOPTING SAVINGS AND 
SEVERABILITY CLAUSES (Initiator: City of 
Springfield, Lane County File No. PA 11-5489, 
Springfield File Nos. TYP411-00005 & 
TYP411-00007) 

WHEREAS, on November 24, 1986 the Lane Cmmty Board of Commissioners enacted 
Ordinance No. 16-86 to adopt the City of Springfield land use regulation for application to 
urbanizable lands within the Springfield Urban Growth Boundary in accordance with an urban 
transition agreement with the City of Springfield; and 

WHEREAS, that urban transition agreement provides for joint development and adoption of 
land use regulations applicable to urbanizable lands within the Springfield Urban Growth 
Boundary; and 

WHEREAS, the Springfield Planning Commission held a public hearing and after further 
deliberation, recommended approval of the amendments of the Springfield Development Code; 
and 

WHEREAS, the Springfield City Council held a hearing and adopted the amendments to the 
Springfield Development Code and has requested adopted of the proposed changes by the Land 
County Board of Commissioners for application to the urbanizable lands within the Springfield 
Urban Growth Area; and 

WHEREAS, the Board of County Commissioners has conducted a public hearing, reviewed the 
record, and is ready to take action; 

NOW, THEREFORE, the Board of County Commissioners of Lane County Finds and Ordains 
as follows: 

1. The provisions of the Springfield Development Code, as adopted by Lane County 
Ordinance No. 16-86 and amended by Lane County Ordinance Nos. 5-89, 18-90, 9-91, 13-91, 
14-92, 5-93, 13-94, 3-97, 7-99, 10-00, 13-04, 2- 05, 2-06, 16-07, 4-09, 7-11, 3-12 and 13-5 are 
hereby further amended to include the amendments and refmmatting as specified in the attached 
Exhibit "A", (Lane County File No. PA 11-5489, Springfield File Nos. TYP411-00005 & 
TYP411-00007) incorporated by this reference. These amendments are adopted and incorporated 
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by this reference for application on the urbanizable lands within the Springfield Urban Growth 
Area and will not be codified into Lane Code. 

2. Chapter 10 of Lane Code is hereby amended by removing and insetiing the following 
sections: 

REMOVE THESE SECTIONS 
10~600-15 

As located on page 1 0~814 

INSERT THESE SECTIONS 
10-600-15 
As located on page 10-814 

The section is attached hereto as Exhibit 11C11 and incorporated herein by this reference. The 
purpose of this substitution and addition is to amend Lane Code Chapter 10 to include reference 
to this Board of County Commissioners action adopting amendments to the City of Springfield 
land use regulations to be applied by the City of Springfield on urbanizable lands within the 
Springfield Urban Growth Area. 

3. Ordinances and regulations amended by this Ordinance remain in force to authorize a 
punishment, penalty or forfeiture incurred, or a suit, prosecution or proceeding pending when the 
amendment takes effect, for an 'offense or violation committed under the amended Ordinance or 
regulation prior to the effective date of this Ordinance. 

4. If any section, subsection, sentence, clause, phrase, or portion of this Ordinance is for any 
reason held invalid or unconstitutional by any court of competent jurisdiction, such portion is be 
deemed a separate, distinct and independent provision, and such holding does not affect the 
validity ofthe remaining portions hereof 

ENACTEDthis[-6~ day of f2(1i!!A .L , 2013. 

Pat Fa~o~ Board of Commissioners 

eeting of the Board 

APPROVED AS TO FORM 

Date I I - 11 - 13 Lane County 

~· 
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Exhibit A 
STAFF REPORT, FINDINGS AND ORDER  

 
City of Springfield and Lane County 

Glenwood Refinement Plan Update Project  
Proposed Phased 1 Plan and Zoning Amendments Required to Address the LUBA Remand 

 
Glenwood Phase I was adopted by Springfield on June 18, 2012 (Ordinance No. 6279) and by 
Lane County on September 5, 2012 (Ordinance No. PA1288 and Ordinance No. 3-12).  
Shamrock Homes, LLC filed a Notice of Intent to Appeal Ordinances 6279, PA12888, and 3-
12 on September 28, 2012.  The Land Use Board of Appeals (LUBA) rendered their decision 
(LUBA 2012-077/078/079) on July 12, 2013. LUBA’s decision required the City take 
additional action with regards to Goal 9 (Economic Development); Goal 10 (Housing); Goal 
12 (Transportation); and Goal 15 (Willamette River Greenway).  The hearing will address the 
following issues in the LUBA Remand regarding the adoption of the Phase I Glenwood 
Refinement Plan: 

1.    Demonstrate compliance with Goal 9 and the Goal 9 rule based on an 
acknowledged Economic Opportunities Analysis (EOA) and inventory; 

2.    Demonstrate compliance with Goal 10 through consistency with the Metro Plan 
policies relating to housing; 

3.    Demonstrate compliance with Goal 12 and the Goal 12 rule (TPR); and 
4.    Demonstrate compliance with Goal 15 through setbacks based on the protection of 

resources identified in Greenway inventories. 
As part of demonstrating compliance, the Glenwood Refinement Plan and the Springfield 
Development Code (SDC) are proposed to be amended as follows: 

• Amend the Glenwood Refinement Plan diagram and the refinement plan text to 
reflect changes made to the Plan diagram, including policies and implementation 
strategies regarding land use and open space within the Glenwood Phase I boundary 
and amend the Findings associated with TYP411-00005 to address the deficiencies 
identified in LUBA’s Remand related to Goals 9, 10, 12, and 15. 

• Amend the Springfield Development Code Section 3.4-245, 3.5-280, 4.3-115 and 
Appendix 3 to implement the policies in the Glenwood Refinement Plan by 
establishing land use designations and Willamette Greenway development 
standards and amend the Findings associated with TYP411-00007 to address the 
deficiencies identified in LUBA’s Remand related to Goals 9, 10, 12, and 15.  

This staff report supplements findings that led to the adoption of the entire Glenwood 
Phase 1 plan and zoning amendments package; it is therefore limited to issues on remand 
from LUBA.  The four LUBA Remand topics affect only the Glenwood Refinement Plan 
amendments (TYP411-00005) and the SDC amendments (TYP411-00007). The applicable 
criteria of approval for the proposed Glenwood Refinement Plan and Springfield 
Development Code amendments are specified in SDC 5.6-115.   
 
This staff report further supplements the aforementioned findings by addressing the 
Springfield Zoning Map amendment, Glenwood Refinement Plan amendment, and 
Springfield Development Code amendments associated with Assessor’s Maps and Tax Lots 
18-03-03-11-01401, 17-03-34-44-03300, and 17-03-34-44-00301 as articulated in the final 
section of this report. 

Springfield File 
Numbers: 
TYP411-00005 
TYP411-00007 
TYP311-00001 
Lane County File 
Number: 
PA 11-5489 

Exhibit A, Page 1 of 35

Attachment 1, Page 4 of 601



 
GLENWOOD PHASE 1 PLAN AREA BOUNDARIES  
 
Glenwood Phase 1 includes all land fronting the Willamette River from the I-5 Bridges to the southern 
boundary of Glenwood on both sides of Franklin Boulevard and McVay Highway, described as the 
Glenwood Riverfront. The proposed Glenwood Riverfront is further divided into the Franklin Riverfront 
and the McVay Riverfront. The Glenwood Riverfront is also divided into the following Subareas: A ; B ; C ; 
and D , as depicted below: 

 
CRITERIA OF APPROVAL FOR THE AMENDMENT OF THE GLENWOOD REFINEMENT PLAN AND THE 
SPRINGFIELD DEVELOPMENT CODE THAT ARE PART OF SPRINGFIELD’S RESPONSE TO THE LUBA 
REMAND 
 
Glenwood Phase I was adopted by Springfield on June 18, 2012 (Ordinance No. 6279) and by Lane 
County on September 5, 2012 (Ordinance No. PA1288 and Ordinance No. 3-12). Shamrock Homes, LLC 
filed a Notice of Intent to Appeal Ordinances 6279, PA12888, and 3-12 on September 28, 2012.  LUBA 
rendered their decision (LUBA nos. 2012-077/078/079) on July 12, 2013. LUBA’s decision required the 
City take additional action with regards to Goal 9 (Economic Development); Goal 10 (Housing); Goal 12 
(Transportation); and Goal 15 (Willamette River Greenway).   
 
Springfield File Numbers: TYP411-00005 (SDC amendments) and  TYP411-00007 (Glenwood Refinement 
Plan amendments) and Lane County File Number: 6 PA 11-5489 included findings that addressed SDC 
5.6-115  that lists the following criteria of approval for the amendment of the Glenwood Refinement 
Plans and the Springfield Development Code: 
 
“A. In reaching a decision on the adoption or amendment of refinement plans and this Code’s text, 

the City Council shall adopt findings that demonstrate conformance to the following: 
 

1. The Metro Plan; 
 
2. Applicable State statutes; and 
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3. Applicable State-wide Planning Goals and Administrative Rules. 

 B. Applications specified in Section 5.6-105 may require co-adoption by the Lane County Board of 
Commissioners.” 

The findings attached to the Ordinances referenced above pertaining to SDC 5.6-115 still apply. This 
hearing is limited to address the LUBA Remand topics as follows: 
 
SDC 5.6-115A.: 
 
Goal 9, additional findings have been prepared as discussed below to address the Third Assignment of 
Error that complies with SDC 5.6-115A.3, specifically acknowledged EOAs. 
 
Goal 10, additional findings have been prepared as discussed below to address the Fourth Assignment of 
Error that complies with SDC 5.6-115A.1., specifically Metro Plan Policy A.25. 
 
Goal 12, additional findings have been prepared as discussed below to address the Sixth Assignment of 
Error that complies with SDC 5.6-115A.3. and includes an amendment to the Glenwood Refinement Plan 
and Springfield Development Code establishing a Multimodal mixed-use area (MMA) in Glenwood Phase 
1.  
 
Goal 15, additional findings have been prepared as discussed below to address the Seventh Assignment 
of Error that complies with SDC 5.6-115A.3. and includes deleting text in the Refinement Plan and SDC 
Sections 3.4-280 and 4.3-115referring to a coincident Greenway Setback Line and the establishment of a 
variable-width Greenway Setback for all of Glenwood Phase 1. 
 
Each Assignment of Error is addressed in more detail below. 
 
 
SDC 5.6-115B.: 
 
Both the Springfield City Council and the Lane County Board of Commissioners must approve the 
adopting Ordinances resulting from this LUBA Remand.  
 
THIRD ASSIGNMENT OF ERROR – REGARDING STATEWIDE PLANNING GOAL AND 9 
(ECONOMIC DEVELOPMENT) AND THE GOAL 9 RULE. 

 
Springfield will: 
 
I. Demonstrate compliance with Goal 9 and the Goal 9 rule based on an acknowledged EOA and 

inventory. 
 
II. Justify the 5-acre minimum development area rule based on an acknowledged EOA and 

inventory. 
 
III. Justify the short-term land supply rule based on an acknowledged EOA and inventory. 
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INTRODUCTION 
 
The LUBA No. 2012-077/078/079 Final Opinion and Order Pages 12-13 states: “We understand 
respondents to argue that the findings addressing Goal 9 and the Goal 9 Rule also rely on the city’s older 
acknowledged economic opportunities analysis and its Goal 9 comprehensive plan elements. If that is the 
case and the city cited to the more recent CIBL/EOA only to confirm its conclusion based on the 
acknowledged EOA or Goal 9 comprehensive plan elements that Goal 9 is satisfied, then we see no error 
in such approach.”  
 
The current adopted and acknowledged Industrial and Commercial Land Inventories are: 
 
 The Metropolitan Industrial Lands Special Study (MILSS) was initiated in January, 1989 to answer 

questions about the demand for and supply of industrial sites in the metropolitan area and to 
update the industrial lands portion of the Metro Plan. The MILSS was composed of two elements: 1) 
the Metropolitan Industrial Lands Inventory Report, July 1993 (MILIR) (Exhibit 9-1) provided a 
detailed description of the MILSS purpose, background and methodology, economic trends, 
community objectives, and long-term industrial lands supply and demand; and 2) the Metropolitan 
Industrial Lands Policy Report, July 1993 (MILPR) (Exhibit 9-2) analyzed the policy framework for 
industrial land allocations, evaluated the development potential of sites throughout the 
metropolitan area, and included findings, conclusions and a series of implementation strategies (e.g, 
Zoning/Development Code amendments). These reports were adopted by: Eugene Ordinance 
19866; Springfield Ordinance 5652; and by Lane County Ordinance PA 1022.  Even though Glenwood 
was under Eugene’s jurisdiction at this time, Glenwood was evaluated in these metro-area reports. 
The MILPR found that both the short-and long-term industrial land supply exceeded the demand 
projection for those categories. The methodologies used in these analyses were consistent with the 
requirements of Statewide Planning Goal 9, Economy of the State, in effect as written in 1993.  

 
 The Springfield Commercial Lands Study (SCLS) (Exhibit 9-3) was one of eighteen work tasks in the 

metro area’s concurrent Periodic Work Program, approved by DLCD in 1994. The SCLS was initiated 
in 1995 and completed in 2000. On January 27, 2000, Mark Radabaugh, DLCD Willamette Valley 
Urban Representative, sent a letter to Susanna Julber, Planner, stating the draft 1999 Commercial 
Lands Study “…is complete and will comply with the requirements of Goal 9 – Economic Development 
when locally adopted.”  The SCLS was adopted by Resolution No. 00-13 on February 7, 2000. The 
staff report stated that “The intent of Springfield’s adoption of SCLS is to make no substantive 
changes to the Metro Plan or the Springfield Development Code, but to adopt the SCLS as a policy 
document that will implement future amendments to the City’s guiding documents to encourage 
responsible commercial development.” The SCLS identified a need for additional commercial acres to 
meet the demand for commercial land to the year 2015 by analyzing lands within Springfield’s 
Urban Growth Boundary and did not include commercial lands in Glenwood, which was under 
Eugene’s jurisdiction at the time1.  The SCLS did not make changes to either the Metro Plan or the 

                                                           
1 The Eugene Commercial Lands Study 1992 (Ordinance 19879) stated: “The Glenwood Refinement Plan contains a 
provision for mixed-use areas along the Willamette River that would allow office developments, limited commercial 
uses, business and industrial parks, and medium-density residential. Although there are about 80 acres of land in 
the mixed-use areas along the river, most of the area is developed and is likely to continue with noncommercial 
uses. An estimated 20 acres may convert to commercial uses in the long term. Two other mixed-use areas would 
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Springfield Development Code.  However, as an area-specific periodic review task, it updated the 
“Economic Element” of the Metro Plan and included findings, policies and implementation 
strategies regarding the supply of commercial lands based on the adopted studies.  

 
The acknowledged MILIR, MILPR and SCLS are utilized to address Statewide Planning Goal 9 as discussed 
in I., below.  
 
The current adopted, but not acknowledged commercial/industrial land inventory is: 
 
 The draft Springfield Commercial Industrial Buildable Lands Inventory, Economic Opportunities 

Analysis and Economic Development Objectives and Strategies2 (CIBL) (Exhibit 9-4) 
   
Springfield adopted CIBL by Council Resolution 10-03 on January 19, 2010. CIBL contains the most 
current and best data available to inform the update of the Glenwood Refinement Plan as it address 
land needed for employment for the planning period 2010-2030. CIBL presents technical analysis to 
determine the amount of land that would be required to provide for economic development in all 
of Springfield and Glenwood urbanizable areas, based on the inventory of land available under existing 
Metro Plan residential designations, Plan policies, and statutory provisions for making such a 
determination. For the reason stated in the Introduction, CIBL can be used to supplement the findings, 
policies, and/or implementation actions of the MILPR and the SCLS, where applicable in the Glenwood 
Refinement Plan, Phase I areas, based upon the discussion in I., below. 
 
I. FINDINGS IN COMPLIANCE WITH GOAL 9 AND THE GOAL 9 RULE BASED ON AN 

ACKNOWLEDGED EOA AND INVENTORY. 
 
660-009-0010 APPLICATION  

“(1) This division applies to comprehensive plans for areas within urban growth boundaries. This 
division does not require or restrict planning for industrial and other employment uses outside urban 
growth boundaries. Cities and counties subject to this division must adopt plan and ordinance 
amendments necessary to comply with this division. “ 
 
Findings 
The Metro Plan is Springfield’s comprehensive plan. All land within the Glenwood Phase 1 boundaries is 
either within Springfield’s city limits or outside of the city limits, but within its UGB. There is no land in 
Glenwood that is outside of Springfield’s UGB. The Springfield Development Code provides development 
standards and procedures in all of Springfield and Glenwood in particular. The amendment of the 
Glenwood Refinement Plan text and diagram is an amendment of the Metro Plan. Springfield and Lane 
County have co-adopted the Glenwood Phase 1 amendments. 
 
Conclusion 
Glenwood Phase I is within Springfield’s UGB and amending Ordinances must be adopted by Springfield 
and Lane County. This requirement is met.   
 

                                                                                                                                                                                           
allow larger scale retail under limited conditions. About 15 to 25 acres of land could be developed for commercial 
uses in the mixed-use areas not along the river”. P. III-16 
2 CIBL combines commercial and industrial land inventories into one study. 

Exhibit A, Page 5 of 35

Attachment 1, Page 8 of 601



 “(2) Comprehensive plans and land use regulations must be reviewed and amended as necessary to 
comply with this division as amended at the time of each periodic review of the plan pursuant to ORS 
197.712(3). Jurisdictions that have received a periodic review notice from the Department (pursuant to 
OAR 660-025-0050) prior to the effective date of amendments to this division must comply with such 
amendments at their next periodic review unless otherwise directed by the Commission.” 
 
Findings 
Glenwood Phase 1 is part of the Glenwood Refinement Plan Update Project Post Acknowledgement Plan 
Amendment (PAPA) and, therefore, is not part of periodic review.  This provision of the Goal 9 Rule is 
not applicable to these amendments to the Glenwood Refinement Plan, Phase I areas. 
 
Conclusion 
Glenwood Phase I is not part of periodic review. This requirement is met. 
 
 “(3) Cities and counties may rely on their existing plans to meet the requirements of this division if 
they conclude: (a) There are not significant changes in economic development opportunities (e.g., a 
need for sites not presently provided for in the plan) based on a review of new information about 
national, state, regional, county and local trends; and (b) That existing inventories, policies, and 
implementing measures meet the requirements in OAR 660-009-0015 to 660-009-0030.” 
 
Findings Re: Subsection (3)(a)  
Economic trends include population forecasts, income, type of employment, etc.; the focus here is on 
trends regarding manufacturing and non-manufacturing (commercial) sectors.  
 
The MILIR Chapter IV: Economic Trends (Exhibit 9-1, Pages 23-32) discusses the viability of the lumber 
industry, the growth and diversification of non-lumber manufacturing sectors, the increase in non-
manufacturing employment, especially the service sector (mainly health care and business services) and 
retail trade. This chapter discusses the metro area’s relationship to the state, country and global 
economy (especially regarding the information and service sectors).   
 
The SCLS Chapter Three: Demand Analysis Exhibit 9-3, Pages 18 to 31 provides a similar review of 
Eugene-Springfield Metro Area trends; state trends; and national trends.  The following topics are 
discussed: demand for timber and the shift to high tech industries as well as the service industry 
(restaurants, hotel and recreation industries); as resource-based industries continue to exhibit reduced 
demand, other non-lumber manufacturing and trade sectors will continue to experience growth; and 
retail development will occur to serve growing residential areas (small shops and convenience stores 
could be integrated into Neighborhood Center and Employment nodes, and shopping centers could be 
integrated into Commercial Center nodes).  
 
CIBL Chapter 3 Economic Trends and Factors Affecting Future Economic Growth in Springfield (Exhibit 9-
4 Pages 29-44 discusses the growing importance of health care and the continued importance of 
manufacturing, as well as government, professional and business services, leisure and hospitality and 
retail trade. 
 
The above cited documents, even though separated by time, and with different definitions of 
employment categories, show the need for similar types of employment opportunities in Springfield.  
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Additionally, the total number of commercial/industrial developable acres and short-term and long-term 
supply has changed based upon development of vacant parcels, redevelopment of developed parcels 
and the change in jurisdiction of Glenwood from Eugene to Springfield.  
 
The MILPR (Exhibit 9-2 Page 47 Table 5) estimated that the 20-year industrial land supply was about 
3,600 acres within the Metro UGB and about 709 acres within the Springfield portion of the UGB alone 
(not including Glenwood). The MILPR (Exhibit 9-2 Page 7) further estimated that the most likely 
projected 20-year demand for industrial land for the Metro UGB would be between 650 and 1,172 acres, 
one-fifth to one-third of the supply.  
 
The SCLS (Exhibit 9-3, Page ii) stated “A detailed supply/demand analysis revealed a need for a minimum 
of 255 acres of commercial land to the year 2015 based on an absorption rate of 17 acres per year. 
Currently, there are 85 acres of vacant and 12 acres of redevelopable commercial land within the City’s 
UGB, a total of 97 acres.”  The MILPR shows an excess of industrial land and the SCLS shows a need of 
additional commercial land. 
 
CIBL (Exhibit 9-4 Pages iv-vii) Tables S-2, S-3 and S-4 shows for industrial land, there are enough sites 
both vacant and redevelopable to serve Springfield UGB for the 20-year period 2010-2030 on sites less 
than 50 acres3 and that 52 percent of new employment would not require vacant land. CIBL also shows 
there is still a deficit of commercial and mixed use sites, consistent with the acknowledged industrial 
and commercial land supply estimates previously adopted and relied upon to establish the existing 
Metro Plan policies addressing Goal 9.  The Glenwood Refinement Plan, Phase I amendments previously 
adopted were found to be consistent with those policies. 
 
Conclusion Re: Subsection (3)(a) 
The acknowledged MILIR, MILPR and SCLS showed similar industrial and commercial trends and a 
surplus of industrial lands with a deficit of commercial lands. CIBL also shows similar industrial and 
commercial trends with a surplus of industrial lands and a deficit of commercial and mixed use sites 
confirming the conclusions that there are not significant changes in the supply of commercial or 
industrial sites and the Glenwood Refinement Plan, Phase I amendments did not affect that supply and 
are consistent with the acknowledged studies and metro Plan Goal 9 policies.  Subsection (3)(a) is met.  
See also Subsections (4)(a) and (5), below. 
 
Findings:  Re: Subsection (3)(b)  
 
OAR 660-009-0015 Economic Opportunities Analysis 
The MILIR (Exhibit 9-1), the MILPR (Exhibit 9-2) and the SCLS (Exhibit 9-3) contain a review of national, 
state and local trends; identification of required site types; an inventory of industrial and other 
employment lands; and an assessment of community economic potential.   

 
OAR 660-009-0020 Industrial and Other Employment Development Policies 

                                                           
3 Springfield has a deficiency of industrial land on sites larger than 50 acres that cannot be accommodated within 
the existing UGB. This deficiency does not apply to Glenwood because all of Glenwood is within the Springfield 
UGB and development and/or redevelopment will occur on parcels less than 50 acres in size. CIBL also states that 
“The majority of employment growth in Springfield will not require vacant land.”    
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The MILPR (Exhibit 9-2) and the SCLS (Exhibit 9-3) contain industrial/commercial policies and 
implementation strategies. The MILPR resulted in a Metro Plan amendment. The SCLS was part of 
periodic review and resulted in amendments to the Springfield Development Code. 

 
OAR 660-009-0025 Designation of Lands for Industrial and Other Employment Uses 
The MILIR (Exhibit 1), the MILPR (Exhibit 9-2) and the SCLS (Exhibit 9-3) identify needed industrial and 
employment sites, discuss the total land supply, and, specifically, address the short-term land supply. 

 
OAR 660-009-0030 Multi-Jurisdiction Coordination 
The MILIR (Exhibit 9-1) and the MILPR (Exhibit 9-2) involved Springfield, Eugene and Lane County 
adopting the reports by Ordinance. The SCLS (Exhibit 9-3) was a periodic review work task and was a 
Springfield product only that was developed within the parameters of state land use laws, the Metro 
Plan, the Springfield Development Code and the City’s other relevant planning documents and 
refinement plans. 

 
Conclusion Re: Subsection (3)(b) 
The MILIR , the MILPR  and the SCLS (the existing inventories containing policies, and implementing 
measures) meet the requirements in OAR 660-009-0015 to 660-009-0030 and those applicable Goal 9 
requirements in effect when the current Metro Plan policies were adopted.  The Glenwood Refinement 
Plan, Phase I amendments were consistent with those policies and the existing plans sufficient to meet 
the requirements of OAR 660-009-0010(3)(b). Subsection (3)(b) is met. 

 
 “(4) For a post-acknowledgement plan amendment under OAR chapter 660, Division 18, that changes 
the plan designation of land in excess of two acres within an existing urban growth boundary from an 
industrial use designation to a non-industrial use designation, or another employment use designation 
to any other use designation, a city or county must address all applicable planning requirements, and: 
(a) “Demonstrate that the proposed amendment is consistent with its most recent economic 
opportunities analysis and the parts of its acknowledged comprehensive plan which address the 
requirements of this division;”  
 
Findings4: 
Glenwood Phase I proposed the following: 
 
1. Amendments to the Metro Plan diagram: 
 
Existing  and Proposed Metro Plan Designations 

 
Acres 

Metro Plan Designation Existing Proposed 
Low Density Residential 16.96 0.00 
Commercial 2.67 0.00 
Commercial/Industrial/Multi-Family Residential Mixed-Use 29.13 0.00 
Commercial/Industrial Mixed-Use  44.38 0.00 
Light Medium Industrial 87.73 0.00 

                                                           
4 Note:  All designation and zoning calculations have been revised to reflect the additional amendments discussed 
in the final section of this document regarding Assessor’s Maps and Tax Lots 18-03-03-11-01401, 17-03-34-44-
03300, and 17-03-34-44-00301. 

Exhibit A, Page 8 of 35

Attachment 1, Page 11 of 601



Mixed-Use 0.00 144.28 
Mixed-Use/Nodal* 52.02 122.99 
Parks and Open Space 34.39 0.00 

Total 267.28 267.28 
 
2. Amendment to the Glenwood Refinement Plan diagram and text: 
 
Existing  and Proposed Refinement Plan Designations 

 
Acres 

Refinement Plan Designation Existing Proposed 
Low Density Residential 16.96 0.00 
Commercial 2.67 0.00 
Commercial/Industrial/Multi-Family Residential Mixed-Use 29.13 0.00 
Commercial/Industrial Mixed-Use 44.38 0.00 
Light Medium Industrial 87.73 0.00 
Mixed-Use/Nodal 52.02 0.00 
Parks and Open Space 34.39 0.00 
Residential Mixed-Use 0.00 33.26 
Commercial Mixed-Use 0.00 28.87 
Office Mixed-Use 0.00 46.33 
Employment Mixed-Use 0.00 158.82 

Total 267.28 267.28 
 
3. Amendments to the Springfield Zoning Map :  
 
Existing  and Proposed Zoning Districts  

 
Acres 

Zoning District Existing Proposed 
Low Density Residential 41.28 0.00 
Medium Density Residential 7.04 0.00 
Community Commercial 49.50 0.00 
General Office 5.97 0.00 
Light Medium Industrial 135.54 0.00 
Parks and Open Space 27.96 0.00 
Residential Mixed-Use 0.00 33.26 
Commercial Mixed-Use 0.00 28.87 
Office Mixed-Use 0.00 46.33 
Employment Mixed-Use 0.00 158.82 

Total 267.28 267.28 
 
While it may appear that more than 2 acres of Commercial and Industrial Metro Plan designations are 
being eliminated, what is happening is that on the Metro Plan level, they are being changed to the 
Metro Plan Mixed Use or Mixed Use Nodal Designations, with no reference to specific Metro Plan 
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Commercial or Industrial designations.  At the refinement plan level, these Mixed Use designations are 
made more specific; Commercial Mixed-Use, Office Mixed-Use and Employment Mixed-Use.5 The same 
titles are used for the zoning that is particular to Glenwood. Because the existing Metro Plan 
designations allowed a mix of residential uses and the refinement plan designations match the zoning, it 
is easier to follow the number of acres of commercial and industrial land changing from the existing 
zoning to the proposed zoning.6 The existing Community Commercial (49.5 acres) and General Office 
(5.97 acres) zoning totals 55.47 acres. The proposed Commercial Mixed-Use (28.87  acres) and Office 
Mixed-Use (46.33 acres) total 75.2 acres, an increase of 19.8 acres of Commercial land.  The increase of 
commercial land is in conformance with the acknowledged SCLS and the applicable references in CIBL 
that found a deficiency of Commercial land in Springfield.  The existing Light-Medium Industrial  zoning 
is 135.4 acres. The proposed Employment Mixed-Use zoning is 158.82 acres. This is an increase of 23.82 
acres. Most of this increase is from land designated Parks and Open Space and zoned Public Lands and 
Open Space (27.96 acres).  PLO zoning identifies lands primarily in public ownership. These properties 
are privately owned. In 2006, the City Council directed staff to initiate a Metro Plan amendment to 
redesignate these properties to Light Medium Industrial, but an application was never processed 
because of Glenwood Phase I. These properties were designated and zoned Employment Mixed-Use.   
 
Conclusion 
The two-acre threshold has not been violated because there will be more commercial and industrial 
land in Glenwood Phase I based upon the amendment to the Glenwood Refinement Plan.  As a result, 
this requirement is not applicable, but the findings here establish consistency with the acknowledged 
Metro Plan policies and commercial/industrial land studies, as well as the more recent CIBL that 
confirms the consistency of the amendments with applicable Goal 9 requirements.  Section 4 is met. 
 
Findings Re: Subsection (4)(a): 
Refer to the discussion in Subsection (3) of this OAR regarding consistency with the acknowledged 
MILIR, MILPR and SCLS.  
 
Conclusion Re: Subsection (4)(a): 

                                                           
5 “Relationship to Other Plans, Policies, and Reports 
The Metro Plan is the basic guiding land use policy document, but it is not the only such 
document. As indicated in the Purpose section, above, the Metro Plan is a framework plan, and 
it is important that it be supplemented by more detailed refinement plans, programs, and policies…. 
Refinements to the Metro Plan can include: … and (c) neighborhood plans or special area studies that address those 
issues that are unique to a specific geographical area….” Chapter IV. (I-5 and -6) 
 “Chapter IV Metro Plan Review, Amendments, and Refinements 
The Metro Plan is the long-range public policy document which establishes the broad framework 
upon which Eugene, Springfield, and Lane County make coordinated land use decisions. While 
the Metro Plan is the basic guiding land use policy document, it may be amended from time to 
time. Likewise, the Metro Plan may be augmented and implemented by more detailed 
refinement plans and regulatory measures.” (IV-1) 
“Glossary… 
40. Refinement plan: A detailed examination of the service needs and land use issues of a 
specific area, topic, or public facility. Refinement plans of the Metro Plan can include 
specific neighborhood plans,…that address a specific Metro Plan element or sub-element on a city-wide or regional 
basis.” (V-5) 
 
6 As stated above the refinement plan designations and zoning districts will share the same names.  
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CIBL can be used to supplement these inventories because there is still a shortage of commercial land 
and a surplus of industrial land. Subsection (4)(a) is met. 
  
(5) The effort necessary to comply with OAR 660-009-0015 through 660-009-0030 will vary depending 
upon the size of the jurisdiction, the detail of previous economic development planning efforts, and 
the extent of new information on national, state, regional, county, and local economic trends. A 
jurisdiction's planning effort is adequate if it uses the best available or readily collectable information 
to respond to the requirements of this division.  
 
Findings; 
Refer to the discussion in Subsection (3) of this OAR regarding the adequacy of the acknowledged MILIR, 
MILPR and SCLS, and the supplemental information obtained from CIBL confirming the consistency of 
the Glenwood Refinement Plan, Phase I amendments with the acknowledged inventory, studies, Metro 
Plan policies, and implementing measures addressing Goal 9 requirements.  
 
Conclusion:  
CIBL can be used to supplement these inventories because there is still a shortage of commercial land 
and a surplus of industrial land identified in the acknowledged commercial and employment opportunity 
analysis supporting the Metro Plan compliance with Goal 9. Subsection (5) is met. 
 
II. JUSTIFY THE 5-ACRE MINIMUM DEVELOPMENT AREA RULE BASED ON AN ACKNOWLEDGED 

EOA AND INVENTORY. 
 
Findings: 
Petitioner raised the same 5-acre minimum development area issues under the Fourth Assignment of 
Error, Sub-assignment D. Five-Acre Minimum Development Area Pages 26 and 27 LUBA No. 2012-
077/078/079. LUBA denied the Fourth Assignment of Error, Sub-assignment D. The 5-acre minimum 
development area was remanded under the Third Assignment of Error because the standard needed to 
be based on an acknowledged EOA and inventory. Under Topic I., staff determined that the MILIR, the 
MILPR and the SCLS are considered an acknowledged EOA, and CIBL can be used to confirm and support 
the acknowledged EOA.  The Glenwood Refinement Plan, Phase I and implementing measures, including 
the minimum development area, are supported and consistent with those acknowledged studies as 
confirmed by CIBL.  
 
Conclusion: 
The 5-acre minimum development area challenged under the Third Assignment of Error, Sub-
assignment C is justified because they are supported and consistent with the MILIR, the MILPR and the 
SCLS studies which are Springfield’s acknowledged EOA, as confirmed by CIBL. This requirement is met. 
 
III. JUSTIFY THE SHORT-TERM LAND SUPPLY RULE BASED ON AN ACKNOWLEDGED EOA AND 

INVENTORY. 
 
Findings: 
The MILPR (Exhibit 9-2, Chapter V: Evaluation of Industrial Sites Pages 41-46) addresses the short-term 
supply rule. The MILPR, as well as the MILIR, were metropolitan area studies. The SCLS (Exhibit 9-3 
Chapter Four: Findings, Policies, Implementation Strategies Pages 33) also addresses the short-term 
supply and  states “Policy 1-C: Maintain at least a five-year supply of commercial land within the Urban 
Growth Boundary (UGB) that is currently served or readily serviceable with a full range of urban public 
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facilities and services.” “Policy 1-C (2): Conduct future land analysis on commercial, industrial and 
residential development on a City-specific basis, rather than a Metro-wide basis, to ensure that 
information and resulting policies and implementation strategies accurately reflect the needs of 
Springfield residents.”  These short-term policies are part of Springfield’s acknowledged EOA. Since CIBL 
can be used to supplement Springfield’s acknowledged EOA, the most recent information pertaining to 
short-term supply can be found in (Exhibit 9-4, Pages 25 to 27 Table 2-11).  Those studies confirm the 
consistency of the Glenwood Refinement Plan, Phase I amendments with existing acknowledged Metro 
Plan and refinement plan policies and implementing strategies. 
 
Conclusion: 
The short-term supply has been justified by existing acknowledged economic opportunity analysis as 
confirmed by CIBL. This requirement is met. 
 
FOURTH ASSIGNMENT OF ERROR – REGARDING STATEWIDE PLANNING GOAL 10 (HOUSING), 
THE GOAL 10 RULE, AND COMPREHENSIVE PLAN POLICIES RELATED TO HOUSING.  
 
Springfield will:   
 
I.  Address the LUBA Remand topics pertaining to Statewide Planning Goal 10 (Housing), the Goal 10 

Rule, Oregon Administrative Rule (OAR) 660-015-0000(10), and Comprehensive Plan policies related 
to Housing. 

 
I. LUBA REMAND TOPICS 

The LUBA Remand requires Springfield to address the following topics: 
 
A. Conserving Existing Manufactured Dwelling Parks – Springfield must adopt a more adequate 

explanation for why making existing manufactured dwelling parks non-conforming uses is 
consistent with Policy A.25 considered in context with all other applicable plan policies.   

B. Low-Density Residential Zoning for Manufactured Dwelling Parks – Springfield must explain 
and establish that the deletion of certain previous Glenwood Refinement Plan sub-area policies 
is consistent with Policy A.25 and any other applicable plan policies.  

 
SPRINGFIELD RESPONSE  
The following discussion outlines Springfield’s findings and conclusion in response to the remand 
associated with comprehensive plan policies related to housing:  
 

A. Conserving Existing Manufactured Dwelling Parks 
 

Findings:    
Metro Plan Housing Policy A.25 states: Conserve the metropolitan area’s supply of existing affordable 
housing and increase the stability and quality of older residential neighborhoods, through measures such 
as revitalization; code enforcement; appropriate zoning; rehabilitation programs; relocation of existing 
structures; traffic calming; parking requirements; or public safety considerations.  These actions should 
support planned densities in these areas. (Metro Plan III-A-10) 
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The decision to designate Subarea D as Employment Mixed-Use and prohibit residential uses in this 
subarea came after nearly four years of public process with the refinement plan update project 
reviewed by the Citizen Advisory Committee (CAC), Planning Commissions, City Council, and Board of 
Commissioners.  Throughout the visioning process for the Glenwood Riverfront dating back to 2009, the 
CAC concurred that the McVay Riverfront is appropriate for a mix of light industrial and office uses  but 
not appropriate for residential use due to the proximity of a heavy freight rail line that bisects the 
subarea, existing and future incompatible light industrial uses within and to the west of the subarea, and 
existing heavy industrial uses, including a plant that produces precursor chemicals for adhesives and 
plastics, across the river to the east of the subarea.  In fact, Statewide Planning Goal 9, Economic 
Development, states that “comprehensive plans for urban areas shall…limit uses on or near sites zoned 
for specific industrial and commercial uses to those which are compatible with proposed uses.”  Taking 
this and the following into consideration, the CAC recommended that uses with the Employment Mixed-
Use designation be limited to light-medium industrial, office employment, educational facilities, and 
supporting commercial and warehousing/distribution uses: 
 To the west, land is developed predominantly with industrial uses.   
 To the east, across the river, is the Momentive Chemical plant, the Harbor Drive manufactured 

home neighborhood, and vacant land. 
 To the north and west are the Union Pacific and Central Oregon and Pacific rail lines.  The Union 

Pacific railroad trestle crosses McVay Highway near the northern end of Subarea D while the 
Central Oregon and Pacific railroad trestle crosses McVay Highway at the southern end of 
Subarea D.   

o Negative externalities from these rail lines include noise, vibrations, and hazardous 
materials risks. 

o Union Pacific has indicated a strong desire to establish a second line within their ROW in 
the future. 

 The relatively narrow land mass between McVay Highway and the Willamette River, coupled 
with recent floodplain and floodway data, required riparian setback, and greenway boundary 
result in highly constrained developable area along the McVay Riverfront. 

 Subarea D is comprised of relatively large parcels, primarily undeveloped/underdeveloped, that 
fall within a condensed property ownership pattern. 

o 75% of Subarea D is under the ownership of 6 property owners. 
 Springfield’s adopted Residential Lands and Housing Needs Analysis (RLNHA) identifies a 

citywide surplus of Low-Density Residential and Medium-Density Residential land uses. 
 A majority of Subarea D is currently designated for some form of commercial/industrial use. 

o 80% of the commercial/industrial designated land in Subarea D, and 50% of Subarea D 
overall contributes to the commercial and industrial land needs identified in 
Springfield’s Draft Commercial and Industrial Buildable Lands Inventory, Economic 
Opportunities Analysis, and Economic Development Objectives and Implementation 
Strategies (CIBL)7. 

o With the exception of two manufactured home parks and ten small residential parcels 
with single manufactured homes that are designated and zoned Low-Density 
Residential, the majority of residential uses in Subarea D are already considered pre-
existing non-conforming uses.  Pre-existing non-conforming uses may continue in 

                                                           
7 The Springfield Commercial and Industrial Buildable Lands Inventory and Economic Opportunities Analysis mandated by HB 
3337 and implemented by ORS 197.304 contains the most current and best data available to inform the update of the 
Glenwood Refinement Plan as it address land needed for employment  for the planning period 2010-2030. However, proposed 
amendments are also consistent with the Metro Plan Economic Element as currently adopted and addressed elsewhere in the 
Findings. 
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perpetuity, including modification or expansion, in accordance with Springfield 
Development Code Section 5.8-100. 

o Six parcels along the hillside on the west side of the southern end of McVay Highway 
were designated Public Land. In 2006, Council moved to initiate a Metro Plan 
amendment to re-designate this land Light Medium Industrial, but the amendment was 
never processed due to the emergence of the Glenwood Refinement Plan update 
project. 

 The Draft CIBL articulated that most future commercial/industrial growth will occur through 
redevelopment within the existing Urban Growth Boundary.   

o The Draft CIBL also identified a citywide deficit of industrial parcels greater than 20 
acres, and there is a deficit of commercial and mixed-use parcels greater than 1 acre.   

 Nearly all parcels in Subarea D are classified in the Draft CIBL as vacant or potentially 
redevelopable industrial, commercial, and mixed-use sites.  The proposed plan designation for 
Subarea D, Employment Mixed Use, will result in vacant and redevelopable parcels that will 
contribute to Springfield’s commercial and industrial buildable lands supply. 

 The Draft CIBL articulates the types of industries that Springfield wants to attract as having the 
following attributes: 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 comparable with Springfield’s community values.   

o Springfield’s ‘target industries’ include: medical services; services for seniors; small scale 
manufacturing; call centers; back-office functions; tourism; specialty food processing; 
high-tech; professional and technical services; green businesses; corporate 
headquarters; and services for residents.  The Draft CIBL summarizes site needs and key 
locational issues for firms in potential growth industries in Springfield. Parcels in 
Subarea D meet a variety of these desirable site attributes: flat sites; parcel 
configuration and parking; soil stability and ground vibration characteristics; road 
transportation; rail transportation; air transportation; transit; pedestrian and bicycle 
facilities; labor force; amenities; fiber optics and telephone; potable water; power 
requirements; and land use buffers.  

 The land use proposal for Subarea D preserves land for employment uses and enables 
Springfield to concentrate commercial retail opportunities in close proximity to the proposed 
residential mixed-use area (Subarea A). 
 

Not only did Springfield consider existing conditions; local, state, and Federal regulations; and the most 
current available information regarding future land needs in determining the appropriate zoning for 
Subarea D, but Springfield also considered the decision to exclude new residential uses from those uses 
permitted in Subarea D in balancing all applicable comprehensive plan policies related to housing and 
proposed implementation of these policies in the Phase I Glenwood Refinement Plan. 
 
In 2007, the Oregon Legislature passed and the Governor signed into law Chapter 650, Oregon Laws 
2007, codified as ORS 197.304 and commonly known as “House Bill 3337”.  ORS 197.304 required 
Springfield to evaluate the sufficiency of its residential buildable land supply and to establish a separate 
Springfield UGB.  Springfield conducted a residential land study to evaluate the sufficiency of its 
residential buildable land supply and prepared local housing policies that meet the requirements of 
Oregon Statewide Planning Goal 10 (ORS 197.295 to 197.314, ORS 197.475 to 197.490, and OAR 600-
008). The Springfield Residential Land and Housing Needs Analysis (RLHNA) and the Springfield 2030 
Refinement Plan Residential Land Use and Housing Element (2030-R) were adopted by Springfield and 
Lane County and acknowledged in September 2011 (Ordinance #6268).   
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Adoption of Ordinance #6268 required Springfield to address Statewide Planning Goal 10, including 
goals, objectives, policies and implementation actions that supplement, refine, and support the Eugene-
Springfield Metropolitan Area General Plan Residential Land Use and Housing Element (Chapter III-A) 
and demonstrate the City’s ongoing commitment to increasing housing choice and residential densities 
within Springfield’s separate Urban Growth Boundary.  The goals, policies and implementation strategies 
were developed to respond to the findings in the RLHNA in ways that best implement Springfield’s 
preferred residential land use growth management strategies — as identified and prioritized through 
the public involvement process.  The policies and implementation actions in Springfield’s housing 
element support a 20% increase in density over the historical development pattern by facilitating more 
dense development patterns.   
 
As the policies of the 2030-R supplement, refine, and support the Metro Plan’s housing policies, the 
2030-R policies provide clear direction for Springfield in updating refinement plans, zoning, and 
development regulations to address the community’s housing needs.  The 2030-R states “in those 
instances where findings and policies in this element differ quantitatively from policies in the Metro Plan 
Residential Land Use and Housing Element, the Springfield 2030 Refinement Plan Residential Land Use 
and Housing Element policies shall prevail.  Issues not addressed in this element are addressed in the 
Metro Plan…”  The 2030-R further states “as Springfield implements this element of the Springfield 2030 
Refinement Plan – through future land use refinement plan updates at the city-wide, district, 
neighborhood, and corridor scale – the City shall continue to analyze the suitability of residential and 
residential mixed-use designations in terms of density and location and, based on this analysis, may 
propose changes to the Metro Plan Diagram and Springfield 2030 Refinement Plan Diagram.”  In 
adopting the Phase I Glenwood Refinement Plan, the Springfield City Council and Lane County Board of 
Commissioners did precisely this.  They also “balance[d] the need to provide a sufficient amount of land 
to accommodate affordable housing with the community’s goals to maintain compact urban form” in 
accordance with Metro Plan Policy A.30.   
 
Ordinance 6268 specifically calls out the definition of needed housing under Statewide Planning Goal 10 
(ORS 197.303) which includes “(c) Mobile home or manufactured dwelling parks as provided in ORS 
197.475 to 197.490; and (d) Manufactured homes on individual lots planned and zoned for single family 
residential use that are in addition to lots within designated manufactured dwelling subdivisions.”  The 
adopted and acknowledged RLHNA identified a surplus of low-density residential land in Springfield, and 
the adopted and acknowledged 2030-R does not include any policy guidance that would direct 
legislative action to permit manufactured home parks in perpetuity or the establishment of new 
manufactured home parks.  Indeed, Springfield is ‘conserving the metropolitan area’s supply of existing 
affordable housing’ by permitting manufactured dwelling parks in all Low-Density Residential land in 
Springfield.  The 2030-R does, however, include a goal of ‘Fostering Housing Choice and Affordability’ 
and a number of policies and implementation strategies that do provide guidance for subsequent 
legislative policy actions, such as those taken by the Springfield City Council and Lane County Board of 
Commissioners in co-adopting the Phase I Glenwood Refinement Plan.  
 
“Policy H-8:  Continue to support and assist affordable home ownership through programs that 
subsidize the development of affordable homes and provide down payment assistance to income 
qualified homeowners. 
 
Policy H-9:  Provide a broad range of quality accessible and affordable housing options for very low-, 
low-, and moderate-income residents.  Affordable housing is defined as housing for which persons or 
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families pay 30 percent or less of their gross income for housing, including necessary and essential 
utilities (ORS 456.055). 
 
Implementation Action 9.2: Create a land banking program to reserve land for affordable housing, as 
described in the 2010 ‘Complete Neighborhoods, Complete Streets’ grant application, continue to seek 
grant funding sources for the program, and seek to implement this strategy in the Glenwood 
Riverfront District. 
 
Policy H-10 : Through the updating and development of each neighborhood refinement plan, district 
plan or specific area plan, amend land use plans to increase development opportunities for quality 
affordable housing in locations served by existing and planned frequent transit service that provides 
access to employment centers, shopping, health care, civic, recreational and cultural services. 
 
Implementation Action 10.2: Continue to creatively explore funding tools and options to leverage 
public, non-profit, and private investment in affordable housing. 
 
Implementation Action 10.3: Continue to develop strategies and programs that support the repair, 
preservation, and improvement of the existing supply of affordable housing stock and the 
enhancement of existing affordable neighborhoods. 
 
Implementation Action 10.5: Consider establishing urban renewal district set-asides for affordable 
housing.” 
 
The New Housing Development section of the Housing and Economic Development Chapter of the 
Glenwood Refinement Plan states “The Residential Mixed-Use designation in the Glenwood Riverfront, 
coupled with the proximity of that area to transit stations serving a high-frequency transit corridor, 
existing and future job centers, riverfront views, and unique development opportunities, provides an 
outstanding environment to stimulate residential development interest. Acknowledging that converting 
interest into action requires strong public/private partnerships, the Glenwood Urban Renewal Plan 
authorizes the Springfield Economic Development Agency (SEDA) to assist private, non-profit, and public 
developers in acquiring land and developing new housing and related infrastructure in the Glenwood 
Riverfront. 
 
Sustainable neighborhoods must be inclusive and provide housing and employment opportunities for 
people of all races, ethnicities, ages, disability status, and income levels. Due to the Glenwood 
Riverfrontʼs unique and desirable central location in the region, natural amenities and access to 
employers and institutions, housing developed in the Residential Mixed-Use area may be out of reach for 
low- and moderate-income persons8 unless proactive measures, implemented through the policies and 
implementation strategies below, are taken to facilitate the development of new affordable housing9 in 
this area. These housing units would also provide an opportunity for potentially displaced Glenwood 

                                                           
8 Low- and moderate-income persons are defined by the U.S. Department of Housing and Urban Development (HUD) as those persons whose 
household incomes are less than 80% of Area Median Income (AMI). In 2010, 80% of AMI for a four-person household in Lane County was 
$46,000. 
9 The cost of housing is generally considered to be affordable when it equals no more than 30% of household income (for owners, housing cost 
includes mortgage, principle and interest, property taxes, and insurance; for renters, housing cost includes rent and utilities). 
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residents to continue to live in affordable dwellings located in a desirable riverfront setting near their 
current neighborhood. 
 
Transportation is the second highest household cost behind shelter, so reducing transportation costs, 
especially for low- and moderate-income families, frees up income for housing and other essential 
household expenses, provides affordable access to jobs, and offers convenience if services cluster nearby 
in mixed-use areas. Requiring housing developers to provide parking onsite or nearby increases 
development costs and makes the resulting housing less affordable. To help encourage reduced vehicle 
usage and provide for more choice on housing costs, this section also includes policy direction to evaluate 
and develop special parking standards. In coordination with the policy direction included in the 
Transportation Chapter, these standards should provide sufficient parking to meet demand while 
supporting Plan goals for housing and multimodal transportation. 
 
Objective: 
Facilitate the development of new high-density housing units, including affordable housing units, that 
enable residents from a wide range of economic levels, household sizes, and ages to live in the Glenwood 
Riverfront. 
 
Policies & Implementation Strategies: 

• Provide financial incentives for the development of new high-density housing units, including 
affordable housing units, through SEDAʼs tax increment-funded programs, as funding becomes 
available. 

o Pursue opportunities to collaborate with SEDA to set aside captured tax increment funds 
for the development of affordable housing. 

o Explore the feasibility of collaborating with SEDA to require the execution of some form 
of a ʻCommunity Benefit Agreementʼ10 for housing development that receives financial 
support from SEDA. 

o Explore the feasibility of collaborating with SEDA to require new high-density housing 
units developed with the assistance of SEDA to provide a variety of unit sizes and 
occupancy opportunities. 

• Provide financial incentives for the development of new high-density affordable housing units 
through local, state, and federally-funded housing and community development programs, as 
annexation occurs and funding becomes available. 

o Explore the feasibility of requiring new high-density housing units developed with the 
assistance of housing and community development programs to provide a variety of unit 
sizes and occupancy opportunities. 

o Consider prioritizing housing and community development investments for qualified 
housing and community development projects. 

o Explore the possibility of partnering with Eugene and Lane County, through the 
Intergovernmental Housing Policy Board, to establish a regional housing trust fund11. 

o Establish a Vertical Housing Development Zone12. 

                                                           
10 As defined by the Partnership for Working Families, a community benefit agreement is “a project-specific negotiated agreement between a 
developer and a broad community coalition that outlines the projectʼs contributions to the community and ensures community support for the 
project.” 
11 Housing trust funds are distinct funds established by city, county, or state governments that receive ongoing dedicated sources of public 
funding to support the preservation and production of affordable housing and increase opportunities for households to access decent 
affordable homes. Housing trust funds systematically shift affordable housing funding from annual budget allocations to the commitment of 
dedicated public revenue. 
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o Seek opportunities to landbank for affordable housing development. 
o Pursue opportunities to incentivize and support future innovative affordable housing 

options that may arise over the course of the Plan period. 
• Prioritize and offer opportunities for Glenwood residents who qualify for new Springfield- and 

SEDA-assisted housing to relocate to such housing units. 
• Scope and plan projects to effectively develop and implement programs that provide 

development incentives, such as density bonuses, to developers that agree to include affordable 
housing in their development mix. 

• Evaluate and develop parking standards for inclusion in the Glenwood Riverfront Mixed-Use Plan 
District that: support Plan goals for housing that meet the needs of a range of households and 
supports multi-modal transportation choice; maximize efficient and economical use of the 
residential land supply; and provide sufficient parking to meet demand, in conjunction with an 
access system that provides balanced travel mode options. 

 
The Existing Housing Stock section of the Housing and Economic Development Chapter of the Glenwood 
Refinement Plan states “At the time this Plan was prepared, over 60% of Glenwoodʼs housing stock was 
comprised of travel trailers, mobile homes, and other manufactured dwelling units, many of which are 
located in the Glenwood Riverfront. Given the age, variety, and limited durability of these types of units, 
manufactured home park owners in the Glenwood Riverfront will face increased pressure to redevelop 
their land for more valuable mixed uses. Further, most of the manufactured home parks in the Glenwood 
Riverfront are served by aging and marginal onsite septic systems. As these systems fail, owners will face 
considerable expense to annex and connect to the public wastewater system. These costs may factor into 
ownersʼ decisions to close existing manufactured home parks.  
 
Most existing manufactured home parks in the Glenwood Riverfront are now pre-existing non-
conforming uses, either by zoning, plan designation, or both. As an example, if a developer came to 
Springfield to redevelop a mobile home park consistent with current zoning, prior to Plan adoption, (e.g., 
an industrial use on a property zoned and designated for that use), the same State regulations and levels 
of local assistance for displaced residents discussed above will apply. These mobile homes may remain as 
pre-existing non-conforming uses until such time the properties are redeveloped. 
 
Objective: 
Provide assistance to manufactured home park residents possibly displaced by the redevelopment of 
property in the Glenwood Riverfront. 
 
Policies & Implementation Strategies: 

• Allow existing residential uses in manufactured home parks to continue under the pre-existing 
non-conforming use provisions of the Springfield Development Code. 

• Rely on State laws and regulations, while responding with applicable referrals to available 
services, to address the needs of individual manufactured home park tenants. 

• Consider providing financial assistance for mandated expenses of relocation or displacement of 
residents from potentially closed manufactured home parks through SEDAʼs tax increment-
funded programs, as funding becomes available. 

                                                                                                                                                                                           
12 A Vertical Housing Development Zone (VHZ) is an area designated by local jurisdictions to encourage dense, mixed-use developments. Eligible 
projects within a VHZ may receive partial property tax exemptions, which vary based on the number of ʻequalized floorsʼ in the development, 
with a maximum property tax exemption of 80 percent over a 10-year period. An additional partial property tax exemption may be given if 
some or all of the residential housing is for low-income persons (80 percent of area median income or below). 
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• Explore the feasibility of partnering with a non-profit or for-profit entity to acquire land and 
develop a new manufactured home park in Springfield or other affordable housing opportunities 
for relocating potentially displaced manufactured home park residents. 

 
Ten parcels comprising 1.42 acres in the Glenwood Riverfront contain single family dwelling units on land 
that was zoned and designated for residential uses prior to adoption of this Plan. This Plan designates 
these parcels as Employment Mixed-Use in the event of redevelopment during the Plan period, for the 
reasons described in the Land Use Chapter. Until such time as redevelopment occurs, these single family 
dwelling units may remain as pre-existing, non-conforming uses.  
 
A majority of the housing stock in Glenwood is in need of major repair, and the need for rehabilitation, 
weatherization, and major system upgrades increases as the housing ages. In the event that emergency 
repairs are needed on these single family housing units, certain low-income property owners could be 
eligible for Federal housing and community development programs managed by Springfield and other 
public agencies. While these programs may change and/or evolve over time, Springfield has made many 
of these or similar programs available to the residents of Springfield over the past 30 years and 
anticipates continuing to do so, subject to continued Federal funding support. The Emergency Home 
Repair Program provides financial support for urgent home repairs to enhance health, safety, or 
accessibility, and the Springfield Home Improvement Program provides financial support for substantial 
home repairs.  
 
In 2006, SEDA initiated a tax-increment funded Glenwood Residential Improvement Program, which is 
designed to provide low- and very low- income Glenwood residents the means to perform major repairs 
to their owner-occupied single family and duplex structures. Homeowners with qualifying homes on 
these single unit parcels in Glenwood Phase I may be eligible for this program. Further, Federal housing 
and community development programs managed by Springfield, and tax-increment funded programs 
managed by SEDA, may be used to provide financial incentives to income-qualified property owners to 
connect to public infrastructure, such as public wastewater facilities.  
 
In the event these parcels are annexed for emergency health and safety purposes, additional Federal 
housing and community development programs provided by the City will be made available to income-
qualified residents and property owners. These programs currently include: the Chore Program, which 
provides financial assistance towards home and yard maintenance for senior and disabled homeowners; 
the Springfield Home Ownership Program, which provides financial support for first-time homebuyers; 
and the Emergency Rental Assistance Program, which provides one-time emergency assistance to 
residents facing eviction for non-payment of rent. 
 
Objective: 
Support the maintenance of safe and sanitary existing single family dwelling units in the Glenwood 
Riverfront. 
 
Policies & Implementation Strategies: 

• Allow existing residential uses to continue under the pre-existing non-conforming use provisions 
of the Springfield Development Code. 

• Continue existing programs designed to help improve the housing stock through Federal housing 
and community development programs and tax increment funded programs. 
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“Implementation Action 10.6: In order to control the effects of regulatory processes on housing price, 
strive to minimize the time taken to process land use and building permits, subject to the need to 
review projects in accordance with applicable regulations.  Continue to give priority in the plan review 
process to permits for very low-income housing.” 
 
Glenwood Phase 1 provides updated standards that will reduce the time taken to process land use and 
building permits in Glenwood by 1) providing updated plans for infrastructure extension and design that 
will inform and expedite the annexation process and by 2) designating and zoning land for multi-family 
housing.  Springfield gives priority in the plan review process to permits for very low-income housing. 
 
Conclusion:  Designating Subarea D Employment Mixed-Use and thus making existing manufactured 
dwelling parks non-conforming use is consistent with Policy A.25 in that it does one of the measures 
explicitly suggested in the policy for increasing the stability and quality of older residential 
neighborhoods – ‘[establishing]appropriate zoning.’  In establishing appropriate zoning, Springfield 
balanced all comprehensive plan policies and proposed policies within the Phase I Glenwood 
Refinement Plan.   
 
Further, it is important to note that the Plan designation for the Shamrock Homes LLC property as per 
the 1986/1999 Glenwood Refinement Plan was Industrial/Commercial/Multi-Family Residential Mixed 
Use.  At the time that plan was adopted, designation of this property for Medium-Density Residential 
uses did no more to preserve the existing manufactured home parks than the current Employment 
Mixed-Use Designation applied to the property in the Glenwood Refinement Plan, Phase I adoption.   
Manufactured home parks are not permitted in Medium Density Residential districts, so simply resolving 
the Plan/Zone conflict that exists on the property by re-zoning this property Medium Density Residential 
(a required first step prior to re-development under the existing Plan Designation) would also render the 
existing manufactured home parks a pre-existing non-conforming use.  Additionally, since the property 
is not designated for Manufactured Home Park uses, Springfield has seen no net loss in land designated 
for this use.  In fact, Glenwood Phase I substantially increases the housing development capacity in 
Glenwood (50 du/net acre, Subarea A), so Glenwood Phase I actually increases the affordable housing 
options for the metropolitan area.  While those amendments do not force any change to uses in existing 
manufacture home parks, any plans for changes to those uses to intensify or redevelop the affordable 
housing on the Shamrock Homes LLC would have faced difficulties under the previous designations and 
zoning of those properties.  
 

B. Low-Density Residential Zoning for Manufactured Dwelling Parks 
 
The acknowledged 1986/1999 Glenwood Refinement Plan contained the following policies for what, 
under that plan, was considered Subarea 9: 
 

1. This subarea shall be considered appropriate for: 
• Mixed use for parks, office and industrial parks and medium-density residential use on 

the east side of McVay Highway; 
• Low-density residential use for the two manufactured dwelling parks on the west side of 

McVay Highway; 
• Commercial use in the vicinity of 20th Avenue; 
• Park use for James Park and the old Glenwood school site; and 
• Light-Medium Industrial for the remainder of the subarea. 
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2. The City shall allow for appropriate zoning reflecting the land use designations within this 
subarea. 

2.1 Allow for a mixture of zoning districts that would allow parks, office, and industrial 
parks, and medium-density residential use. 

2.2 Allow manufactured dwelling parks to have Low Density Residential zoning. 
2.3 Allow Neighborhood Commercial or Community Commercial zoning within the 

commercially designated area. 
3. The City shall consider this area as appropriate for RV use. 

3.1 Continue to allow RVs to replace RVs and manufactured dwellings in existing 
manufactured dwelling parks that contain RVs. 

4. The City shall defer to Willamalane to consider the potential for future park development within 
the area adjacent to the Willamette River. (GRP 33-34) 

 
The first three policies represented the Glenwood Refinement Plan text that described the Refinement 
Plan Diagram and Zoning Map for Subarea 9.  Therefore, since Glenwood Phase I amended both the Plan 
Diagram and the Zoning Map for the Glenwood Riverfront, the text in the plan describing these maps 
was similarly amended.  As discussed above, Metro Plan policy A.25 directs Eugene and Springfield to 
increase the stability and quality of older residential neighborhoods by, among other actions, 
establishing appropriate zoning.  As discussed above, the Phase I process included an analysis of 
appropriate zoning for all parcels within the Glenwood Riverfront consistent with the Metro Plan policy 
A.25 when considered in context of other applicable plan policies.   
 
Policy 3, including Sub-policy (Implementation Action) 3.1, was included in the 1986/1999 Glenwood 
Refinement Plan to demonstrate clear conformance of the Glenwood Refinement Plan with Metro Plan 
Policy A.21: “Allow manufactured dwelling parks as an outright use in low-density residential zones if the 
local jurisdiction’s prescribed standards are met.”  Since Glenwood Phase I determined that the 
appropriate zoning for the Glenwood Riverfront did not include Low-Density Residential, a policy that 
further articulates the uses permitted in a Low-Density Residential district no longer applies.  Further, 
Springfield Development Code section 3.2-210 permits “RVs in existing RV or manufactured dwelling 
parks, unless the park rules prohibit the replacement of RVs” in all Low-Density Residential zoning 
districts.  The Glenwood Refinement Plan, Phase I amendments continue to comply with Metro Plan 
policy A.21 and are consistent with policy A.25 for the reasons described above.  For similar reasons, 
changes to the Glenwood Refinement Plan to eliminate applicability of those sub-policies in Phase I 
areas is consistent with the applicable Metro Plan policies, including policy A.25 when considered in 
context of other applicable plan policies. 
 
Conclusion:  Deletion of Sub-Policy (Implementation Action) 2.2 and replacement with Policy A.1.a.6., as 
articulated in Appendix 3 of the Springfield Development Code (Designate and zone land on both sides 
of McVay Highway from the Springfield Bridges to the southern terminus of Springfield’s Urban Growth 
Boundary as Employment Mixed-Use, as depicted in Figure 2), is consistent with Metro Plan Policy A.25.  
Deletion of Sub-policy (Implementation Action) 3.1 is similarly consistent with Metro Plan Policy A.25, 
especially since the implementing regulations of the Springfield Development Code continue to carry 
out and reflect the sub-policy’s intent to allow for continued residential trailers, RVs, and manufactured 
home replacement.   
 
SIXTH ASSIGNMENT OF ERROR – REGARDING STATEWIDE PLANNING GOALS 2 (LAND USE 
PLANNING) AND GOAL 12 (TRANSPORTATION) AND THE GOAL 12 RULE  
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LUBA remanded the Sixth Assignment of Error to address three subassignments of error. As discussed in 
Footnote #9, LUBA’s decision applied the 2012 TPR.  Accordingly, Springfield and Lane County respond 
to the Remand applying the 2012 TPR by: 

I. Establishing a Multimodal Mixed-Use Area (MMA) under OAR 660-012-0060(10), as 
amended January 1, 2012, that allows the establishment of a Multimodal Mixed-Use 
Area (MMA) by amending the Glenwood Refinement Plan for Glenwood Phase 1; and  

II.  Amending the adopted Phase I Glenwood Refinement Plan and Springfield Development 
Code Sections 3.4-245 and Appendix 3 to reflect the establishment of the MMA 
refinement plan designation for the Glenwood Riverfront to comply with the TPR and 
eliminate any requirement to address whether the amendments to the Glenwood 
Refinement Plan, Phase I necessitate a finding of no “significant effect” on existing or 
planned transportation facilities as described in findings below. 

INTRODUCTION  
 

What is an MMA? 
The MMA designation is applied by local governments to downtowns, town centers, main streets, or 
other areas inside Urban Growth Boundaries where the local government determines that there is 
and/or is planned to be: 
 High-quality connectivity to and within the area by modes of transportation other than the 

automobile; 
 A denser level of development of a variety of commercial and residential uses than in 

surrounding areas; 
 A desire to encourage these characteristics through development standards; and 
 An understanding that increased automobile congestion within and around the MMA is 

accepted as a potential trade-off. 
 

How does the MMA work? 
The flexibility gained by the MMA designation comes from the lifting of a requirement in the 
Transportation Planning Rules (TPR) to apply automobile congestion standards to the review of 
certain land use changes. Specifically, a local jurisdiction does not need to apply local or state 
congestion performance standards when evaluating proposed plan amendments against the TPR in 
OAR 660-012-0060. The act of designating an MMA is also not subject to significant effect evaluation 
requirements under this rule. 
 
What actions, standards and policies does an MMA affect? 
The MMA only applies to land use actions subject to TPR requirements in OAR 660-012-0060, 
including comprehensive plan and zoning map amendments, as well as plan and land use regulation 
text amendments. Within an adopted MMA, these land use decisions need not be tested for 
“significant effect” for performance standards related to motor vehicle traffic congestion. Other 
transportation performance standards and policies – including those addressing safety, other modes 
of transportation, network connectivity, and freight accessibility – still apply. Where there are 
concerns about meeting other performance standards and policies, the MMA designation action 
could provide for monitoring, potential triggers and/or management strategies to address the 
concerns. 
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I. FINDINGS OF COMPLIANCE WITH OAR 660-12-0060(10) FOR GLENWOOD PHASE I 

 “Notwithstanding sections (1) and (2) of this rule, a local government may amend a functional 
plan, a comprehensive plan or a land use regulation without applying performance standards 
related to motor vehicle traffic congestion (e.g. volume to capacity ratio or V/C), delay or travel 
time if the amendment meets the requirements of subsection (a) of this section. This section does 
not exempt a proposed amendment from other transportation performance standards or policies 
that may apply including, but not limited to, safety for all modes, network connectivity for all 
modes (e.g. sidewalks, bicycle lanes) and accessibility for freight vehicles of a size and frequency 
required by the development. 
(a) A proposed amendment qualifies for this section if it: 
(A) is a map or text amendment affecting only land entirely within a multimodal mixed-use area 
(MMA); and  
(B) is consistent with the definition of an MMA and consistent with the function of the MMA as 
described in the findings designating the MMA. 
(b) For the purpose of this rule, “multimodal mixed-use area” or “MMA” means an area:” 
 
Section (10)(b)(A) requires the MMA to be an area “with a boundary adopted by a local 
government as provided in subsection (d) or (e) of this section and that has been acknowledged;” 
 
Findings: Exhibit 12-1 includes proposed text describing the MMA and a map (revised Figure 2) of 
the proposed MMA boundary as an amendment to the Glenwood Refinement Plan. Exhibit 12-2 
depicts the affected Tax Lots shown on revised Figure 2. Exhibit 12-3 includes proposed text as an 
amendment of the Springfield Development Code (SDC). The proposed MMA boundary is identical 
to the Glenwood Phase I boundary.  
 
Conclusion: This requirement can be met through the adoption and acknowledgement of the 
proposed MMA boundary in the Glenwood Refinement Plan and the SDC through the Remand 
process. See also the response to OAR 660-012-0060(d). 
 
Section (10)(b)(B) Requires MMAs to be located “ entirely within an urban growth boundary;” 
 
Findings:  The jurisdiction of Glenwood was transferred to Springfield on December 12, 1998 
through a joint adoption of a Metro Plan amendment by the cities of Springfield and Eugene and by 
Lane County (Springfield Jo. No. 98-09-199 – Ordinance 5900). The jurisdictional transfer means that 
Glenwood, including Glenwood Phase I, is entirely within Springfield’s UGB. 

 
Conclusion: The proposed MMA boundary is located within Glenwood Phase I, which is within 
Springfield’s UGB. This requirement is met. 
 
Section (10)(b)(C) requires MMAs to have “adopted plans and development regulations that allow 
the uses listed in paragraphs (8)(b)(A) through (C) of this rule and that require new development 
to be consistent with the characteristics listed in paragraphs (8)(b)(D) through (H) of this rule;” 
 
The proposed MMA amendments are included in adopted plans and development regulations that 
allow the uses listed in (8)(b)(A) through (C) and require consistency with the characteristics listed in 
(8)(b)(D) through (H) of the TPR as described in OAR 660-012-0060(10) and the findings below. 
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Subsection (8)(b)(A) requires MMAs to allow “A concentration of a variety of land uses in a well-
defined area, including the following:” 
 
Findings: The proposed MMA is centered on Franklin Boulevard and McVay Highway.  Glenwood 
Phase I allows a variety of mixed-use high-density residential, commercial, office and employment 
uses as specified in Exhibit 12-4 (SDC 3.4-250).  
 
Conclusion:  The proposed MMA allows a variety of land uses within a well-defined area. This 
requirement is met. 
 
Subsection (8)(b)(A)(i) requires MMAs to allow “Medium to high density residential development 
(12 or more units per acre).” 
 
Findings: Glenwood Phase I allows high density residential development in Subareas A, B, and C as 
specified in Exhibits 12-4 (SDC 3.4-250) and 12-5 (SDC 3.4-245) as a primary use. The minimum 
density is 50 dwelling units per net acre. There is no maximum density. There is no building height 
limitation except within the Willamette Greenway boundary as specified in Exhibit 12-7 (SDC 3.4-
270).  
 
Conclusion: The proposed MMA exceeds the minimum density of 12 dwelling units per acre. This 
requirement is met.  
 
Subsection (8)(b)(A)(ii) requires MMAs to allow “Offices or office buildings.” 
 
Findings: Glenwood Phase I allows offices (professional, scientific, and technical services) in 
Subareas A, B, C, and D as primary or secondary uses and office buildings (office employment uses) 
in Subareas B, C and D as primary uses as specified in Exhibits 12-4 (SDC 3.4-250) and 12-5 (SDC 3.4-
245).  
 
Conclusion: The proposed MMA allows offices and office buildings. This requirement is met.  
   
 
Subsection (8)(b)(A)(iii) requires MMAs to allow “Retail stores and services.” 
 
Findings: Glenwood Phase I allows retail stores and services (retail sales and services) in Subareas 
A,B, C, and D as secondary uses as specified in Exhibits 12-4 (SDC 3.4-250) and 12-5 (SDC 3.4-245).  
 
Conclusion: The proposed MMA allows retail stores and services. This requirement is met.  
 
Subsection (8)(b)(A)(vi) requires MMAs to allow “Restaurants” 
 
Findings: Glenwood Phase I in its entirety allows restaurants (eating/drinking establishments) as 
specified in Exhibits 12-4 (SDC 3.4-250) and 12-5 (SDC 3.4-245) as either a primary or secondary use. 
 
Conclusion: The proposed MMA allows restaurants. This requirement is met.  
 
Subsection (8)(b)(A)(v) requires MMAs to allow “Public open space or private open space which is 
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available for public use, such as a park or plaza.” 
 
Findings: Glenwood Phase I in its entirety allows parks and open space for public use as specified in 
Exhibits 12-4 (SDC 3.4-250) and 12-5 (SDC 3.4-245) as part of the Riverfront Linear Park/multi-use 
path required along the entire Glenwood Riverfront and the Neighborhood Urban Park Blocks 
required in Subarea A. 
 
Conclusion: The proposed MMA allows public open space. This requirement is met.  
  
Subsection (8)(b)(B) requires MMAs to “Generally include civic or cultural uses.” 
 
Findings: Glenwood Phase I allows civic uses (public uses including, but not limited to police and fire 
stations) in Subarea C as specified in Exhibits 12-4 (SDC 3.4-250) and 12-5 (SDC 3.4-245).  
Educational facilities are permitted in all Subareas as either a primary or secondary use. Historic and 
cultural resources are addressed as specified in Exhibit 12-7 (SDC 3.4-270). 
 
Conclusion: The proposed MMA includes civic and cultural uses. This requirement is met.  
 
Subsection (8)(b)(C) requires MMAs to allow “A core commercial area where multi-story buildings 
are permitted.” 
 
Findings: Glenwood Phase I, Subareas B, is designated Commercial Mixed-Use and allows 
commercial and office uses as specified in Exhibits 12-4 (SDC 3.4-250) and 12-5 (SDC 3.4-245). There 
is a building height minimum of two stories, and there is no building height limitation except within 
the Willamette Greenway boundary as specified in Exhibit 12-6 (SDC 3.4-275D.).    
 
Conclusion: The proposed MMA allows for a commercial core where multi-story buildings are 
permitted. This requirement is met.  
 
Subsection (8)(b)(D) requires MMAs to have development standards where “buildings and building 
entrances [are] oriented to streets.” 
 
Findings: Glenwood Phase I, in its entirety, requires proposed buildings and building entrances to be 
oriented to streets as specified in Exhibit 12-6 (SDC 3.4-275) – Orientation/entrances (Subsection G.) 
and build- to lines and maximum building setbacks (Subsection H.) 
 
Conclusion: The proposed MMA has development standards where buildings and building entrances 
are oriented to streets. This requirement is met.  
 
Subsection (8)(b)(E) requires MMAs to have “street connections and crossings that make the 
center safe and conveniently accessible from adjacent areas.” 
 
Findings: As required by Springfield Development Code Section 3.4-270A., a collector and local 
street grid system will serve Subareas A, B and C with short blocks and pedestrian-friendly larger 
block development sites by providing through block streets or accessways every 250 to 350 feet, as 
depicted in Exhibit 12-9 (Figure 4).  The north/south streets in this grid will intersect Franklin 
Boulevard, which is being redesigned as a pedestrian- and transit-oriented hybrid multi-way 
boulevard 
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A street network similar in functionality to the street grid in the Franklin Riverfront that supports 
mixed-use development adjacent to McVay Highway, enhances multi-modal internal circulation, 
disperses traffic, facilitates walking and biking, orients development to a public realm, and enables 
clear and direct physical and visual routes between McVay Highway and the riverfront will be 
established at the time development is proposed in accordance with Springfield Development Code 
Section 3.4-270A..  Primary east-west streets will be located eastward from intersections with 
McVay Highway, which will be re-designed and re-constructed as a multi-modal transportation 
facility, in the vicinity of three future intersections as specified in Exhibit 12-10 (Figure 10), and 
access to individual development sites will be established via connections to the primary east-west 
streets or connections to shared driveways with special design considerations for minimizing out-of-
direction travel, traffic congestion, and conflicting turning movements.   
 
Conclusion: The proposed MMA has street connections and crossings that make the center safe and 
convenient, and accessible from adjacent areas. This requirement is met.  
 
Subsection (8)(b)(F) requires MMAs to have “a network of streets and, where appropriate, 
accessways and major driveways that make it attractive and highly convenient for people to walk 
between uses within the center or neighborhood, including streets and major driveways within the 
center with wide sidewalks and other features, including pedestrian-oriented street crossings, 
street trees, pedestrian-scale lighting and onstreet parking.” 
 
Findings: The network of streets is discussed above. Glenwood Phase I in its entirety address the 
following topics as specified in Exhibit 12-7 (SDC 3.4-270) Subsection A, (Public Streets, Alleys and 
Sidewalks); Subsection B. (Street Trees and Curbside Planter Strips); Subsection C. (Lighting); and 
Subsection G. (Vehicle/Bicycle Parking and Loading Standards). 
 
All local streets will be developed consistent with maximum speeds of 20 miles per hour, and the 
elevation and appearance of sidewalks will be maintained where crossed by vehicular access points. 
A maximum of one through alley per block face may be considered to provide service access to 
mixed-use inner block development sites, and access to inner block development from north/south 
streets is limited unless access for loading, parking, and/or collection services is not possible from 
east-west streets.  The frequency of curb cuts, loading docks, garage entrances, and driveways will 
be kept to a practical minimum, ideally no more than one vehicular access point per block face on 
east/west service streets.   
 
All streets will provide for direct, continuous, and safe bicycle travel along both sides of the streets, 
and all streets will include wide, setback sidewalks that are buffered from traffic flow on both sides 
of the street. Traffic calming techniques, such as reduced lane widths, raised crosswalks and 
intersections, mini roundabouts, and pedestrian priority crossings are required for all streets. 
 
Short-term on-street parking will be provided on both sides of streets, with the exception of the 
riverfront street, which will only have parking on the south (development) side of the street. 
 
All development is required to enhance the urban design of the area and differentiate the 
building/frontage zone, the travel/throughway zone, the furnishing zone, and the curb/edge zone of 
the sidewalks by incorporating distinct elements, patterns, and/or materials such as pavement 

Exhibit A, Page 26 of 35

Attachment 1, Page 29 of 601



treatments, street trees, landscaping, water quality facilities, street furniture, bicycle parking, public 
art, street lights, and pedestrian scale lighting. 
 
Conclusion: The proposed MMA has a network of streets and, where appropriate, accessways and 
major driveways that make it attractive and highly convenient for people to walk between uses 
within the center or neighborhood, including streets and major driveways within the center with 
wide sidewalks and other features, including pedestrian-oriented street crossings, street trees, 
pedestrian-scale lighting and onstreet parking. This requirement is met.  
   
Subsection (8)(b)(G) requires MMAs to have “one or more transit stops (in urban areas with fixed 
route transit service).” 
 
Findings: The Lane Transit District provides transit service for the Eugene-Springfield metropolitan 
area. Franklin Boulevard currently has fixed-route bus rapid transit (EM-X) service with three 
existing transit stations. The Franklin Multi-way Boulevard redesign will relocate these transit 
stations with the intent to make them compatible with future redevelopment.  Exhibit 12-7 (SDC 
3.4-270K.) addresses the location of Transit Stations.  
 
McVay Highway currently also has fixed-route transit service with five existing transit stops.  Future 
re-design of McVay Highway will relocate these transit stops with the intent to make them 
compatible with future development.  LTD is currently evaluating the feasibility of extending high 
frequency transit service along this corridor.  Exhibit 12-7 (SDC 3.4-270K.) addresses the location of 
Transit Stations.  
 
Conclusion: The proposed MMA has more than one transit stop. This requirement is met.  
 
Subsection (8)(b)(H) requires regulations within MMAs to “limit or do not allow low-intensity or 
land extensive uses, such as most industrial uses, automobile sales and services, and drive-through 
services.” 
 
Findings: Glenwood Phase I, Subareas A, B and C do not permit Industrial uses; Subarea D is 
designated Employment Mixed-Use and allows for light manufacturing uses that are limited as 
specified in Exhibits 12-4 (SDC 3.4-250), 12-5 (SDC 3.4-245) and 12-7 (SDC 3.4-270). Minimum 
building height in all of Glenwood Phase I is two stories. 
 
Exhibit 12- 8 (SDC 3.4-255) lists over 20 uses that are prohibited within Glenwood Phase I, a portion 
of which pertain to automobile-related uses. Drive-through facilities and services are included in this 
list with the exception of a portion of Subarea D south of the Union Pacific railroad trestle.  Drive-
through facilities in this portion of Subarea D must meet specific standards that limit this use and 
are intended to limit disruption of on and off-site pedestrian and bicycle traffic as specified in Exhibit 
12-8 (SDC3.4-255). 
 
Conclusion: The proposed MMA limits and does not allow low-intensity or land extensive uses, such 
as most industrial uses, automobile sales and services, and drive-through services. This requirement 
is met. 
 
Section (10)(b)(D) requires MMAs to have “land use regulations that do not require the provision 
of off-street parking, or regulations that require lower levels of off-street parking than required in 
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other areas and allow flexibility to meet the parking requirements (e.g. count on-street parking, 
allow long-term leases, allow shared parking); and” 
 
Findings: Glenwood Phase I in its entirety has no minimum off-street parking requirement; there are 
maximum parking standards as specified in Exhibit 12-7 (SDC 3.4-270), Subsection G. 
(Vehicle/Bicycle Parking and Loading Standards).  The maximum vehicle parking standards apply 
primarily to on-site surface parking. These standards require lower levels of off-street parking than 
required in other areas of Springfield and allow flexibility to meet the parking requirements by 
providing options to help meet parking maximums such as: a shared parking agreement; unbundled 
parking; car sharing; carpool and vanpool parking; subsidized transit passes; and establishment of 
alternative work schedules. There is a provision to allow additional parking over the maximum if the 
developer constructs a parking structure.   
 
Conclusion: The proposed MMA does not require any minimum off-street parking and, therefore, 
requires lower levels of off-street parking than required in other areas and allows flexibility to meet 
the parking requirements. This requirement is met. 
 
Section (10)(b)(D)  requires the MMA to be “located in one or more of the categories below: 
(i) at least one-quarter mile from any ramp terminal intersection of existing or planned 
interchanges; 
(ii) within the area of an adopted Interchange Area Management Plan (IAMP) and consistent 
with the IAMP; or 
(iii)within one-quarter mile of a ramp terminal intersection of an existing or planned interchange 
if the mainline facility provider has provided written concurrence with the MMA designation 
as provided in subsection (c) of this section. 
(c) When a mainline facility provider reviews an MMA designation as provided in subparagraph 
(b)(E)(iii) of this section, the provider must consider the factors listed in paragraph (A) of this 
subsection. 
(A) The potential for operational or safety effects to the interchange area and the mainline 
highway, specifically considering: 
(i) whether the interchange area has a crash rate that is higher than the statewide crash rate for 
similar facilities; 
(ii) whether the interchange area is in the top ten percent of locations identified by the safety 
priority index system (SPIS) developed by ODOT; and 
(iii)whether existing or potential future traffic queues on the interchange exit ramps extend onto 
the mainline highway or the portion of the ramp needed to safely accommodate deceleration. 
(B) If there are operational or safety effects as described in paragraph (A) of this subsection, the 
effects may be addressed by an agreement between the local government and the facility 
provider regarding traffic management plans favoring traffic movements away from the 
interchange, particularly those facilitating clearing traffic queues on the interchange exit ramps.” 
 
Findings: The southeast boundary of Springfield’s UGB and Glenwood Phase 1 are approximately 
1,700 feet (over one-quarter mile) from a ramp terminal intersection of an existing (Exit 189) 
Interstate 5 interchange.  The Glenwood Phase I boundary is also located approximately 2,500 feet 
(over one-quarter mile) from a ramp terminal intersection of an existing (Exit 191) Interstate 5 
interchange.  No future interchanges are planned in this part of the metropolitan area. 
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Conclusion: The proposed MMA is located at least one-quarter mile from any ramp terminal 
intersection of existing or planned interchanges.  This requirement is met.   
 
“(d) A local government may designate an MMA by adopting an amendment to the 
comprehensive plan or land use regulations to delineate the boundary following an existing zone, 
multiple existing zones, an urban renewal area, other existing boundary, or establishing a new 
boundary. The designation must be accompanied by findings showing how the area meets the 
definition of an MMA. Designation of an MMA is not subject to the requirements in sections (1) 
and (2) of this rule. 
(e) A local government may designate an MMA on an area where comprehensive plan map 
designations or land use regulations do not meet the definition, if all of the other elements meet 
the definition, by concurrently adopting comprehensive plan or land use regulation amendments 
necessary to meet the definition. Such amendments are not subject to performance standards 
related to motor vehicle traffic congestion, delay or travel time.” 
 
Findings: Subsection (d) applies because the proposed establishment and adoption of an MMA for 
Glenwood Phase I will meet the intent of the MMA definition as addressed above. See also 
Subsection (10)(a)(A) (B)(b)(A). 

 
Conclusion: Adoption of the amended Glenwood Refinement Plan and the SDC amendments 
discussed in Exhibits 12-1 through 12-3 will implement the proposed MMA. This requirement is met. 

 
II.        AMENDMENTS TO THE PHASE I GRP AND SDC TO REFLECT ESTABLISHMENT OF MMA 
 
Please refer to Exhibits 12-1, 12-2, AND 12-3. 
 

 
SEVENTH ASSIGNMENT OF ERROR – REGARDING STATEWIDE PLANNING GOAL 15 
(WILLAMETTE GREENWAY).  

Springfield and Lane County will:   
 
I.  Amend the adopted Phase I Glenwood Refinement Plan (GRP) and Springfield Development Code 

(SDC) Sections 3.4-280, 4.3-115, and Appendix 3 to reflect the establishment of a Greenway Setback 
Line in the Glenwood Riverfront consistent with Statewide Planning Goal 15. 

 
II.  Address the LUBA Remand topics pertaining to Statewide Planning Goal 15. 
 
INTRODUCTION 

Glenwood Phase 1 proposed to: Establish a coincident Greenway Setback Line and Riparian Setback of 
75 feet measured from the top of bank as specified in the proposed Glenwood Mixed-Use Riverfront 
Plan District, Section 3.4-280. The intent of the coincident setbacks was to have only one setback line for 
developers to establish, thus reducing time and cost to the applicant. No adjustment of the 150 foot 
Willamette Greenway boundary was proposed.  LUBA remanded the Seventh Assignment of Error to 
address one subassignment of error.  Specifically, that Springfield and Lane County demonstrate that the 
Greenway Setback established in Glenwood Phase I is consistent with acknowledged Greenway Plans 
and considers inventoried resources. 
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I.          AMENDMENTS TO THE PHASE I GRP & SDC TO COMPLY WITH THIS LUBA REMAND TOPIC 
 
Please refer to Exhibits 15-4 and 15-5. 
 
II. LUBA REMAND TOPIC 
 
The LUBA Remand requires Springfield to address the following topic: 

 
A. Inventory – Demonstrate that the proposed Willamette Greenway Setback Line is based on 

protection of resources as identified in Greenway inventories.   
 

RESPONSE  
Background: 
o 1973 – The Oregon legislature passed the Willamette River Greenway Act House Bill 2497 (ORS 

390.310-368), which established ties to a comprehensive state land use law (Oregon Senate Bill 100) 
passed that same year.  

o 1975 – The Oregon Department of Land Conservation and Development included the Willamette 
River Greenway as one of nineteen Goals for statewide planning. 

o 1976 – On November 6, Lane County approved moving the Willamette Greenways’s south bank 
from Franklin Boulevard to a line 150 feet from the ordinary low water line. (Eugene Register Guard 
article dated November 7, 1976.)  

o 1979 – The Draft Metro Area General Plan Background Report – “Goal 15 Willamette River 
Greenway. The Willamette River Greenway is the subject of individual planning processes by 
Eugene, Springfield and Lane County within the metropolitan area. The draft Plan includes a specific 
element reflecting the decisions resulting from those processes and elaborates on some of the 
concepts of the Greenway as they might be applied to other metropolitan area waterways. The 
Greenway is depicted on Auxiliary Map 2 in the draft Plan” (See also 1982 Metro Plan 
acknowledgement). 

o 1980 – Lane County adopted the Willamette River Greenway Plan (See Exhibit 15-1) by Ordinance 
783 on February 27, 1980 as specified in ORS 390.318. Note: At this time, Glenwood was under the 
jurisdiction of Lane County. 

o 1980 – The Willamette Greenway Subdistrict adopted as part of the Springfield Zoning Code. Section 
13.04 discusses a Greenway Setback Line for those lands along the Willamette River within 
Springfield’s jurisdiction.  

o 1982 – The Eugene-Springfield Metropolitan Area Plan, acknowledged by LCDC, contained 
Willamette Greenway policies. The jurisdictional area of the Metro Plan (i.e., Metro Plan Boundary) 
was found to be in compliance with Goal 15 on September 12, 1982. 

o 1983 – The Comprehensive Zoning Code of the City of Springfield regarding the Greenway Setback 
Line is amended by Ordinance 5261.  

o 1984 – On October 15, 1984 Springfield adopted Ordinance 5268 regarding Glenwood based on the 
1984 Jurisdictional Study. Alternative No. 2 was approved giving Glenwood to Eugene. Note: Prior to 
this date Glenwood was under the jurisdiction of Lane County. 

o 1986 – Springfield Development Code is adopted including the Willamette Greenway (WG) Overlay 
District. The WG Overlay District, currently Section 3.3-300, has not been amended since. The 
Greenway Setback Line in Springfield was established as top of bank.  

o 1990 – Eugene adopts the Glenwood Refinement Plan (Ordinance 19713). The GRP referenced 
Section 9.260 of the Eugene Code that regulates development within the Willamette Greenway. The 
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adopting staff report addressed Statewide Planning Goal 15 as follows: “Goal 15 is intended to 
protect and enhance the quality of the Willamette River by creating the Willamette greenway. 
Glenwood has extensive frontage along the Willamette River. The refinement plan provides 
guidelines for development within the Willamette River greenway. It also provides for bicycle and 
pedestrian access along the riverbank.” (Ref. Exhibit C P. 3) 

o 1998 – On November 16th, by Ordinance 5900, the Springfield Council approves the transfer of the 
jurisdiction of Glenwood from Eugene to Springfield. Note: Prior to this date, Glenwood was under 
the jurisdiction of Eugene. 

o 1999 – On November 8th Springfield adopts Ordinance 5944, the Glenwood Refinement Plan with no 
policy changes. The Glenwood Refinement Plan contained Site Development Guidelines, that 
established a 20 to 35 foot Greenway Setback Line “…from the top of the riverbank, unless the 
location of the floodway boundary requires a greater separation.” (Ref. P. 37) 

o 2001- The National Marine Fisheries Service (NMFS) endorsed the concept of a 75 foot “Salmon 
Setback” which would preclude development and an additional 75 feet of limited impact area to 
make up a 150 foot “salmon recovery zone” along the bank of the Willamette River.  

o 2002 – Riparian standards were adopted by Springfield (ref. SDC Section 4.3-115) implementing 
Federal regulations imposed by the Clean Water Act, the Endangered Species Act and the Safe 
Drinking Water Act establishing a 75 foot setback, measured from the top of bank. 

o 2003 – Letter from Rob Hallyburton, Community Services Manager, DLCD, to Greg Mott, Susan Muir 
and Kent Howe regarding the Eugene-Springfield Metro Plan Periodic Review Work Program 
Modification – Deletion of Task 6 (Order 001578). “The director is authorized to grant a modification 
to an approved periodic review work program if requested by a local government pursuant to OAR 
5660-025-0170(1)(c). The rationale was that the Willamette River Greenway work task did not relate 
to economic development, housing, public facilities and services, or urbanization.  

o 2004 – On November 23, Salix Associates prepared a ”Report on Establishment of a Draft Willamette 
River Greenway Setback Line on the South and West Sides of the Willamette River Glenwood 
(Springfield), Oregon” (See Exhibit 15-2) as part of the 48-acre Glenwood Specific Area Plan Report. 
The report discussed the “Salmon Setbacks” cited earlier.  The report included aerial photos that 
showed the boundaries of the vegetative fringe along the Willamette River in Glenwood. Field 
mapping was also used to establish the proposed Greenway Setback Line. This recommended 
Greenway Setback Line in that report was not adopted by the Springfield Council at that time. 

o 2005 – The Springfield Council adopted amendments to the Glenwood Refinement Plan, Subarea 8, 
and the Springfield Development Code, the Glenwood Riverfront Plan District, SDC Section 3.4-200. 
The Glenwood Specific Area Plan, aka the Glenwood Riverfront Plan, was never officially adopted by 
the City.  However the existing SDC Section 3.4-205B., states: “The GR regulations also implement 
the guiding principles of the “Glenwood Riverfront Plan”; and, in Subsection D., there is a reference 
to the Willamette Greenway Overlay District.  The Glenwood Specific Area Plan did show the 75 foot 
riparian setback, but there is no mention of the salmon setback or the salmon recovery zone. 

o 2005 – The Springfield Hearings Official established a Greenway Setback Line (SHR 2005-00004) on 
the Marvin property (Assessor’s Map 17-03-34-41, TL 00100). The decision required a recorded 
survey showing “… the existing riparian vegetation line….” that delineated the variable-width 
setback line. 

o 2005 - The Lane Council of Governments published Willamette River Greenway Activity in the Metro 
Region (1987-2004). The document stated: “The Land Conservation and Development Commission 
adopted orders approving the Oregon Department of Transportation’s Willamette River Greenway 
Plan segments for Lane County and the Cities of Eugene and Springfield where those plans were 
reflected in the acknowledged Metro Plan” (Ref. P. 2) “Conclusion Activities permitted in the 
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greenway area in the City of Springfield from 1987-2004 are shown to be within the intent of Goal 
15: The Willamette River Greenway,”  (Ref. P. 5)  

o 2012 – The Springfield Planning Commission established a Greenway Setback Line (TYP312-00004) 
on the Shinn property (Shamrock Mobile Home Park - Assessor’s Map 17-03-34-44, TL 00301). The 
application included a Site Inventory of Natural Resources. The variable-width Greenway Setback 
ranges from 5 feet to 85 feet.   

o 2014 – Salix Associates completed a Report on Establishing a Draft Greenway Setback Line for the 
Willamette River Greenway in Glenwood. This report is an update of the 2004 Salix and Associates 
report (See Exhibit 15-3).  

Findings: 
The 2014 Salix Associates “Report on Establishing a Draft Greenway Setback Line for the Willamette 
River Greenway in Glenwood” updates the 2004 Salix Associates Report and focuses on providing the 
technical evidence needed to support meeting three of the criteria associated with establishing a 
Greenway Setback Line in Springfield (SDC 3.3-325); “C. Significant fish and wildlife shall be protected”; 
“D. Identified scenic qualities and view-points shall be preserved”; and “F. The natural vegetative fringe 
along the river shall be enhanced and protected to the maximum extent practical.”  

Since the determination of the Greenway Setback Line will continue to be established as development 
and/or redevelopment occurs, staff contends the following additional criteria of approval under SDC 3.3-
325 do not require to be addressed now, but at the time of development approval: “A. Local, regional 
and State recreational needs shall be provided for consistent with the carrying capacity of the land. The 
possibility that public recreation use might disturb adjacent property shall be considered and minimized 
to the greatest extent possible;” “B. Adequate public access to the river shall be provided”; “E. The 
maintenance of public safety and protection of public and private property, especially from vandalism 
and trespass shall be provided for, to the maximum extent practicable”; and “H. Developments shall be 
directed away from the river to the greatest possible degree; provided, however, lands committed to 
urban uses shall be permitted to continue as urban uses, including port, public, industrial, commercial 
and residential uses, uses pertaining to navigational requirements, water and land access needs and 
related facilities.”  

Under SDC 3.3-325 Criterion “G. The location of known aggregate deposits shall be considered. 
Aggregate extraction may be permitted outside the Greenway Setback Area subject to compliance with 
State law, the underlying zoning district and conditions of approval designed to minimize adverse effects 
on water quality, fish and wildlife, vegetation, bank stabilization, stream flow, visual quality, quiet and 
safety and to guarantee reclamation” does not apply because there are no known (inventoried) 
aggregate deposits located within the Glenwood Riverfront.  

Springfield is placing the 2014 Salix Associates Report, which will be made available to property owners 
and developers as a resource tool, in the record and is amending the Glenwood Refinement Plan (See 
Exhibit 15-4) and the Springfield Development Code (See Exhibit 15-5) to eliminate the 75-foot 
Greenway Setback (coincident with the established 75-foot Riparian Setback) and establish a variable-
width Greenway Setback. The Greenway Setback, when established on a case by case basis at the time 
of development, will protect the inventoried resources discussed in the 2014 Salix Associates Report. 
The proposed amendments of the Glenwood Refinement Plan and the Springfield Development Code do 
not change what may occur within the setback area (water-dependent and water-related uses), but 
establish a variable-width setback based on protection of inventoried resources.   

Conclusion:  
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The Willamette River Greenway Plan adopted by Lane County in 1980 is the metropolitan area’s initial 
Greenway development and management plan based on consideration of the Goal 15 resources and 
considerations identified in that Plan and subsequent refinements. The Metro Plan was found to be in 
compliance with Statewide planning Goal 15 in 1982. In 2004, the Salix Associates Report was prepared 
to inform the establishment of a Greenway Setback Line based upon existing riparian vegetation and 
other resources along the entire Willamette River frontage in Glenwood Phase I, but the 
recommendations were not adopted by the Springfield Council at that time. The 2014 Salix Associates 
Report provides the basis for the establishment of a variable Greenway Setback Line based upon a 
protection of natural resources. The actual Greenway Setback Line will be established on a case-by-case 
basis as development/redevelopment occurs. Springfield and Lane County will comply with this Remand 
topic regarding Statewide Planning Goal 15 with adoption of the proposed amendments to the 
Glenwood Refinement Plan and the Springfield Development Code as described above.   
 
CONCLUSION 

On the basis of this record, the proposed Glenwood Phase 1 supplemental findings, Glenwood 
Refinement Plan diagram and text amendments, and the Springfield Development Code amendments 
have been addressed under the LUBA Remand and are found to be consistent with the criteria of 
Springfield Development Code Sections SDC Section 5.6-115 A.-B. 
 
 
SHAMROCK HOMES, LLC SETTLEMENT AMENDMENTS 
 

The revised refinement plan designations in the Goal 12 discussion above include one change to where 
different refinement plan designations and zoning will apply to property located at Assessor’s Maps and 
Tax Lots 18-03-03-11-01401, 17-03-34-44-03300, and 17-03-34-44-00301, currently owned by Shamrock 
Homes, LLC.  That change reflected in the Glenwood Refinement Plan, Springfield Zoning Map, and the 
Springfield Development Code is due to concerns brought forward by the property owner during the 
public process.  As detailed in Exhibit S, the 14.29 acres in Subarea D comprised of the aforementioned 
tax lots (10.85 acres east of McVay Highway and 3.74 acres west of McVay Highway) is to be designated 
Commercial Mixed-Use/Multimodal Mixed-Use Area rather than Employment Mixed-Use/Multimodal 
Mixed-Use Area, and the zoning is to be Commercial Mixed-Use rather than Employment Mixed-Use.  
This change from Employment Mixed-Use to Commercial Mixed-Use is based on the findings supporting 
the initial Ordinance No. 6279 (June 18, 2012) and this remand ordinance, as further supplemented by 
the findings below. 
 
CONSISTENCY WITH STATEWIDE PLANNING GOALS (SDC 5.14-135C.1.) 
 
Goal 1, Citizen Involvement:  The policy decision to make this acreage Commercial Mixed-Use rather 
than Employment Mixed-Use was the subject of a public notice dated March 12, 2014 prior to 
consideration by the City Council, as required by the city’s acknowledged program for citizen 
participation. 
 
Goal 2, Land Use Planning:  The policy decision to make this acreage Commercial Mixed-Use rather than 
Employment Mixed-Use was made consistent with the substantive and procedural requirements of the 
statewide planning goals, the Metro Plan, and refinement plans. 
 

Exhibit A, Page 33 of 35

Attachment 1, Page 36 of 601



Goal 3, Agricultural Land:  This goal does not apply inside an urban growth boundary. 
 
Goal 4, Forest Land: This goal does not apply inside an urban growth boundary. 
 
Goal 5, Natural Resources, Scenic and Historical Areas, and Open Space:  The policy decision to make 
this acreage Commercial Mixed-Use rather than Employment Mixed-Use has no impact on any 
acknowledged inventory of Goal 5 resources.  Neither does it affect any acknowledged Goal 5 
regulation.  Therefore, Goal 5 is not triggered. 
 
Goal 6, Air, Water and Land Resources Quality:  The policy decision to make this acreage Commercial 
Mixed-Use rather than Employment Mixed-Use is neutral in terms of compliance with state and local 
standards and programs relating to land, air and water quality. 
 
Goal 7, Areas Subject to Natural Hazards: The policy decision to make this acreage Commercial Mixed-
Use rather than Employment Mixed-Use is neutral in terms of compliance state and local law that 
protects life and property from natural hazards.  At this location flooding is the principal hazard.  No 
additional area in the floodplain will be potentially developable due to this shift. 
 
Goal 8, Recreational Needs:  The policy decision to make this acreage Commercial Mixed-Use rather 
than Employment Mixed-Use is neutral in terms of compliance with state and local park plans and 
regulations.  The same recreational policies and regulations will apply, and the same footprint of 
development will be allowed. 
 
Goal 9, Economic Development:  The policy decision to make this acreage Commercial Mixed-Use rather 
than Employment Mixed-Use will increase the Commercial Mixed-Use/Multimodal Mixed-Use acreage in 
the Phase 1 area from 14.58 acres to 28.87 acres.  It will decrease the Employment Mixed-
Use/Multimodal Mixed-Use in the Phase 1 area from 173.11 acres to 158.82 acres.  The findings above 
justify the initially proposed Commercial Mixed-Use and Employment Mixed-Use designations and 
zoning in terms of the requirements of Goal 9, the Goal 9 rules, the Metro Plan and the relevant Metro 
Plan commercial and industrial inventory documents.  The shift from Employment Mixed-Use to 
Commercial Mixed-Use designations and zoning for the modest amount of acreage involved here is not 
a material change with respect to any of the relevant standards addressed above. 
 
Goal 10, Housing: The policy decision to make this acreage Commercial Mixed-Use  rather than 
Employment Mixed-Use  is neutral in terms of Goal 10 housing issues. 
 
Goal 11, Public Facilities and Services:  The policy decision to make this acreage Commercial Mixed-Use 
rather than Employment Mixed-Use is neutral in terms of public facilities issues.   
 
Goal 12, Transportation:  The policy decision to make this acreage Commercial Mixed-Use rather than 
Employment Mixed-Use should have a positive impact on Goal 12 compliance.  As the Remand findings 
above explain, the entirety of the Phase 1 area is being redesignated as a Multimodal Mixed-Use Area 
(MMA) under OAR 660-012-0060(10).  This designation may be applied only to areas that meet strict 
state standards limiting auto-dependent uses.  Under the new Glenwood Phase 1 zones, the Commercial 
Mixed-Use zone has more stringent standards with respect to auto use than the Employment Mixed-Use 
zone.  It allows fewer auto-dependent uses.  Thus, a shift to more Commercial Mixed-Use acreage, at 
the expense of Employment Mixed-Use acreage, further enhances the transportation objectives of the 
entire Phase 1 area. 
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Goal 13, Energy Conservation:  The policy decision to make this acreage Commercial Mixed-Use rather 
than Employment Mixed-Use is neutral in terms of energy conservation. 
 
Goal 14, Urbanization:  This goal does not apply, as no change is being made in the urban growth 
boundary. 
 
Goal 15, Willamette River Greenway:  The policy decision to make this acreage Commercial Mixed-Use 
rather than Employment Mixed-Use is neutral in terms of Greenway issues.  The Greenway and the 
Greenway setback have been established for the subject property.  No additional uses will be allowed in 
the Greenway as a result of this change. 
 
Goals 16 through 19:  These coastal and shore lands goals do not apply. 
 
METRO PLAN INTERNAL CONSISTENCY (SDC 5.14-135C.2.) 
 
The initial Ordinance No. 6279 found that the Phase 1 amendments did not make the Metro Plan 
internally inconsistent.  The policy change from Employment Mixed-Use to Commercial Mixed-Use for 
the property located at Assessor’s Maps and Tax Lots 18-03-03-11-01401, 17-03-34-44-03300, and 17-
03-34-44-00301 does not affect that conclusion. 
 
REFINEMENT PLAN, PLAN DISTRICT AND SPRINGFIELD DEVELOPMENT CODE AMENDMENTS (SDC 5.6-
115) 
 
The initial Ordinance No. 6279 found that the Phase I amendments were in compliance with the 
standards for plan and code amendments.  The policy change from Employment Mixed-Use to 
Commercial Mixed-Use for the property located at Assessor’s Maps and Tax Lots 18-03-03-11-01401, 17-
03-34-44-03300, and 17-03-34-44-00301 does not affect that conclusion. 
 
ZONING MAP AMENDMENTS (SDC 5.22-115C) 
 
The initial Ordinance No. 6279 found that the Phase I zoning changes were in compliance with these 
standards for zone changes.  The policy change from Employment Mixed-Use to Commercial Mixed-Use 
for the property located at Assessor’s Maps and Tax Lots 18-03-03-11-01401, 17-03-34-44-03300, and 
17-03-34-44-00301 does not affect that conclusion. 
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EXHIBIT B 
GLENWOOD REFINEMENT PLAN, PHASE I AMENDMENTS 

          
REDESIGNATING 33.26 ACRES FROM RESIDENTIAL MIXED-USE TO RESIDENTIAL MIXED-
USE/MULTIMODAL MIXED-USE AREA, 14.58 ACRES FROM COMMERCIAL MIXED-USE TO COMMERCIAL 
MIXED-USE/MULTIMODAL MIXED-USE AREA, 46.33 ACRES FROM OFFICE MIXED-USE TO OFFICE 
MIXED-USE/MULTIMODAL MIXED-USE AREA, AND 173.11 ACRES FROM EMPLOYMENT MIXED-USE TO 
EMPLOYMENT MIXED-USE/MULTIMODAL MIXED-USE AREA IN GLENWOOD PHASE I; REDESIGNATING 
AND REZONING 14.29 ACRES FROM EMPLOYMENT MIXED-USE/MULTIMODAL TO COMMERCIAL 
MIXED-USE/MULTIMODAL; AMENDING THE GLENWOOD REFINEMENT PLAN, PHASE I TEXT, 
DEVELOPMENT POLICIES AND IMPLEMENTATION STRATEGIES IN PORTIONS OF THE LAND USE AND 
OPEN SPACE CHAPTERS FOR GLENWOOD PHASE I; AND AMENDING THE FINDINGS OF TYP411-00005 
AND TYP311-00001. 
 

SECTION 1: The Glenwood Refinement Plan Diagram and Springfield Zoning Map under the Land 
Use and Built Form Chapter and the Land Use Section, Figure 2, is hereby amended as follows:   
         

 
 
SECTION 2: The Glenwood Refinement Plan text under the Land Use and Built Form Chapter and 

the Land Use Section, the plan designation discussion is hereby amended as follows to add:   
 

• “The Multimodal mixed-use area (MMA) is established where the local government determines 
that there is and/or is planned to be: high-quality connectivity to and within the area by modes 
of transportation other than the automobile; a denser level of development of a variety of 
commercial and residential uses than in surrounding areas; a desire to encourage these 
characteristics through development standards; and an understanding that increased 
automobile congestion within and around the MMA is accepted as a potential trade-off.” 
 

Figure 2 
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SECTION 3: The Glenwood Refinement Plan Diagram under the Land Use and Built Form Chapter 

and the Land Use Section, Figure 3, is hereby amended as follows:   
 

 
 
SECTION 4:  The Glenwood Refinement Plan text under the Land Use and Built Form Chapter 

and the Land Use Section, the Subarea D discussion is hereby amended as follows to add: 
 

“Within Subarea D, Assessor’s Maps and Tax Lots 18-03-03-11-01401, 17-03-34-44-03300, and 
17-03-34-44-00301 allow the primary and secondary uses associated with the Commercial Mixed-Use 
designation.” 

 
SECTION 5: The Glenwood Refinement Plan text under the Land Use and Built Form Chapter and 

the Land Use Section, “Policies & Implementation Strategies“ is hereby amended as follows:   
 
“Policies & Implementation Strategies: 
 

• Designate and zone land that meets the fundamental characteristics of the Mixed Use and 
Nodal Development Area designations, as defined in the Metro Plan, and Multimodal Mixed-
Use Areas (MMA), as defined in OAR 660-012-0060. 

o Delete the following bullet: Identify four Glenwood Riverfront Subareas with primary 
and secondary uses that are specific to each. 

o Maintain and expand the existing nodal designation boundary to include land on both 
sides of Franklin Boulevard from the I-5 Bridges to the Springfield Bridges and on both 
sides of McVay Highway between the Springfield Bridges and an area just south of the 
railroad trestle, as depicted in Figure 2. 
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o Designate and zone land north of Franklin Boulevard in between the northern 
extension of Henderson Avenue and the northern extension of McVay Highway as 
Residential Mixed-Use, as depicted in Figure 2. 

o Designate and zone land north of Franklin Boulevard in between the northern 
extension of McVay Highway and the Springfield Bridges as Commercial Mixed-Use, as 
well as Assessor’s Maps and Tax Lots 18-03-03-11-01401, 17-03-34-44-03300, and 17-
03-34-44-00301, as depicted in Figure 2. 

o Designate and zone land on both sides of Franklin Boulevard from the I-5 Bridges to 
South Brooklyn Avenue as Office Mixed Use, as depicted in Figure 2. 

o Designate and zone land on both sides of McVay Highway from the Springfield Bridges 
to the southern terminus of Springfield’s Urban Growth Boundary as Employment 
Mixed-Use except for Assessor’s Maps and Tax Lots 18-03-03-11-01401, 17-03-34-44-
03300, and 17-03-34-44-00301, as depicted in Figure 2. 

o Designate all land within the Phase I Glenwood Refinement Plan boundary a Multi-
modal Mixed-Use Area (MMA), as depicted in Figure 2.  

o Compliance with the Transportation Planning Rule (TPR). The TPR (OAR 660-012-0000, 
et seq.) requires that when making an amendment to a land use plan, a local 
jurisdiction shall put in place measures to ensure that land uses are consistent with the 
identified function, capacity and performance standards of a State or City facility, when 
the plan amendment has a significant effect on that facility. The TPR defines 
“significant effect” as reducing performance below the minimum acceptable standard 
in the relevant plan, or worsening the performance of a facility otherwise projected to 
perform below the minimum acceptable standard. However, a local government may 
amend a land use plan without applying the performance standards if the proposed 
amendment is entirely within a multimodal mixed-use area (MMA) (OAR 660-012-
0060).” 

SECTION 6: The Glenwood Refinement Plan text under the Open Space Chapter, the Natural 
Resources Section, the Wetlands & Riparian Areas Subsection beginning with ”Statewide Planning Goal 
15…”, is hereby amended as follows:   

 
“Statewide Planning Goal 15, Willamette River Greenway, requires a greenway boundary of 150 feet 
measured from the ordinary low water line, which allows development to occur within this zone as a 
discretionary use.  Within this boundary, a Greenway Setback line is a also required to delineate where 
only water-dependent and water-related development may occur, such as boat ramps, multi-use paths, 
and viewing areas (Figure 3).  For much of the Glenwood Riverfront, the location of the Greenway 
Setback Line has not been formally established.  The Implementation Strategies discussed below include 
working with property owners to establish property-specific, variable-width Greenway Setback Lines in 
the Glenwood Riverfront, as depicted in Figure 3.” 
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SECTION 7: The Glenwood Refinement Plan text under the Open Space Chapter, the Natural 
Resources Section, and the Wetlands & Riparian Areas Subsection Figure 3 is hereby amended as 
follows:   

 

 
 
SECTION 8: The Glenwood Refinement Plan text under the Open Space Chapter, the “Objective” 

is hereby amended as follows:   
 

“Objective: 
 
Provide ample opportunities for people to access and enjoy the Willamette River and the natural 
environment while: complying with State and Federal Regulations; providing stable riverbanks; and 
conserving, protecting, restoring, and establishing a diversity of riparian habitats and wetlands in order 
to retain their properly functioning condition related to fish and wildlife habitat, riverine flood control, 
sediment and erosion control, water quality, and groundwater protection.” 
 

SECTION 9: The Glenwood Refinement Plan text under the Open Space Chapter, the Policies & 
Implementation Strategy beginning with “Restore, enhance, and protect…” and the policy beginning 
with “Establish…” is hereby amended as follows:   
 

• “Restore, enhance, and protect the riverbank and riparian and wetland areas. 
o Work with property owners to establish Willamette River Greenway Setback Lines for 

water-dependent and water-related uses in the Glenwood Riverfront”. 
 
SECTION 10: The Glenwood Refinement Plan text under the Open Space Chapter, the Policies & 

Implementation Strategy beginning with “Integrate natural resources…” and the policies beginning with 
“Limit recreation…” and “Locate a multi-use path…” is hereby amended as follows:   

 
• “Integrate natural resources, urban interface/built environment, and water resources 

management. 
 

o “Limit recreation and associated improvements within the Riparian Setback to passive 
activities including, but not limited to: picnicking; pedestrian activities; bicycling; bird 
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watching; fishing; educational, interpretive, and directional signage; and riverfront 
viewing”. 

o “Locate a multi-use path at the outer most edge of the Riparian Setback to the 
maximum extent practicable.” 
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EXHIBIT C 
SPRINGFIELD DEVELOPMENT CODE AMENDMENTS 

          
AMENDING THE SPRINGFIELD DEVELOPMENT CODE BY AMENDING SECTION 3.4-245; AMENDING 
SECTION 3.5-280; AMENDING SETION 4.3-115; AMENDING APPENDIX 3; AND AMENDING THE 
FINDINGS FOR TYP411-00007. 

 
SECTION  1:  SDC Subsection 3.4-245A.2.a. is hereby amended to read as follows:  

 
“A. Applicable Land Use Designations.  
 

2. The Glenwood Refinement Plan designations are as follows: 
 

a. Residential Mixed-Use, Commercial Mixed-Use, Office Mixed-Use, and 
Employment Mixed-Use. The descriptions of these designations are the 
same as the base zoning districts described in Subsection 3.4-245B.  

 
b. Multimodal Mixed-Use Area (MMA) designation applies to all land within 

the Glenwood Riverfront.  The MMA is established where the local 
government determines that there is: 

 
i. High-quality connectivity to and within the area by modes of 

transportation other than the automobile; 
 
ii. A denser level of development of a variety of commercial and 

residential uses than in surrounding areas; 
 
iii. A desire to encourage these characteristics through 

development standards; and 
 
iv. An understanding that increased automobile congestion within 

and around the MMA is accepted as a potential trade-off.” 
 

SECTION 2:  SDC Subsection 3.4-245B.4. is hereby amended as follows to add: 
 

“EXCEPTION:  Assessor’s Maps and Tax Lots 18-03-03-11-01401, 17-03-34-44-03300, and 17-03-
34-44-00301 permit primary and secondary uses as specified in Subsection 3.4-245B.2.” 
 
SECTION  3:  SDC Subsection 3.4-250. The Schedule of Use Categories header is hereby amended 

to read as follows:  
 

“Categories/Uses  Residential 
Mixed-Use  

Commercial 
Mixed-Use  
 

Office 
Mixed-
Use 

Employment 
Mixed-Use”    
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SECTION  4:  SDC Subsection 3.4-255. The Prohibited Use Note (2) is hereby amended to read as 
follows:  

 
“(2)  EXCEPTION: Along McVay Highway in Subarea D south of the Union Pacific railroad 

trestle and outside of the nodal development area (except for Assessor’s Maps and Tax Lots 18-03-03-
11-01401, 17-03-34-44-03300, and 17-03-34-44-00301), drive through facilities shall be permitted if they 
are in compliance with the following criteria:” 

 
SECTION  5:  SDC Subsection 3.4-265. The Base Zone Development Standards header is hereby 

amended to read as follows:  
 

“Development Standards  Residential 
Mixed-Use  

Commercial 
Mixed-Use  
 

Office 
Mixed-
Use 

Employment 
Mixed-Use”    

 
SECTION  6:  SDC Subsection 3.4-270G. Vehicle/Bicycle Parking and Loading Standards 

Subsection 5.b. and 11.b. are hereby amended to read as follows:  
  

“5.b. In Subarea D south of the Union Pacific railroad trestle and outside of the nodal 
development area (except for Assessor’s Maps and Tax Lots  18-03-03-11-
01401, 17-03-34-44-03300, and 17-03-34-44-00301), in addition to parking 
facilities permitted in Subsection 3.4-270G.5.a.i.-iv., surface parking facilities 
that are screened as specified in Subsection 3.4-270F.4.b. shall be permitted 
along McVay Highway and any other street frontage, in the following 
circumstances:” 

  
“11.b. In Subarea D (except for Assessor’s Maps and Tax Lots  18-03-03-11-01401, 17-

03-34-44-03300, and 17-03-34-44-00301), vehicle access to a parking lot or 
parking structure also may be from a common driveway serving multiple 
developments; in this case, a recorded joint-use/access easement shall be 
required”. 

 
SECTION  7:  SDC Subsection 3.4-275D. Building Design Standards – Height. Subsection 3. is 

hereby deleted in its entirety and Subsections 4. and 5. are hereby renumbered and amended to read as 
follows: 

 
“3. In Subareas A, B, C, and Assessor’s Maps and Tax Lots  18-03-03-11-01401, 17-03-34-44-

03300, and 17-03-34-44-00301, step backs that are a minimum of 15 feet wide shall be 
required beginning at the fourth story of a building and after each additional 3 stories to 
minimize shadow impacts and reduce the scale of the building as perceived along the 
street.  Uses for the lower roofs may include, but not be limited to balconies and 
observation decks.  

 
4. In all Subareas, non-residential ground floor space (commercial/office/light 

manufacturing businesses) shall have a minimum floor to floor height of 15 feet to 
accommodate space for mechanical systems.”     
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SECTION  8:  SDC Subsection 3.4-275F. Building Design Standards – Windows and Doors.  
Subsections 1.b. and 2. are hereby amended to read as follows: 

 
“1.b. In Subarea B and Assessor’s Maps and Tax Lots  18-03-03-11-01401, 17-03-34-

44-03300, and 17-03-34-44-00301:” 
  

“2. EXCEPTION:  In Subarea D (except for Assessor’s Maps and Tax Lots  18-03-03-
11-01401, 17-03-34-44-03300, and 17-03-34-44-00301), window-like treatments 
(e.g. window frames or tromp d’oeuil windows), may be substituted.”    

 
SECTION  9:  SDC Subsection 3.4-275G. Building Design Standards – Orientation/Entrances. 

Subsection 2 is hereby amended to read as follows: 
 

“2. In Subarea A, B, and Assessor’s Maps and Tax Lots 18-03-03-11-01401, 17-03-
34-44-03300, and 17-03-34-44-00301, all new individual residential dwellings 
that do not have businesses on the ground floor shall be designed so that each 
individual unit has a front door, or there is a primary entrance with a lobby that 
includes windows for safety facing the street.”    

 
SECTION  10:  SDC Subsection 3.4-275H. Building Design Standards – Build-to Lines and Building 

Setbacks. Subsections 2a. and 2d. are hereby amended to read as follows: 
 

“a. In Subareas A, B, C, the portion of D north of the Union Pacific railroad trestle 
and within the nodal development area, and Assessor’s Maps and Tax Lots  18-
03-03-11-01401, 17-03-34-44-03300, and 17-03-34-44-00301, buildings may be 
setback a maximum of 10 feet behind the build-to-line. This standard will still 
allow the establishment of a pleasant and diverse experience by providing 
additional pedestrian amenities. Pedestrian amenities shall be addressed as 
specified in Subsections 3.4-275I.2.a. and b.” 

 
“d. In all Subareas, no parking shall be permitted within any building setback. 
 

EXCEPTION: In Subarea D, south of the Union Pacific railroad trestle and outside 
of the nodal development area (except for Assessor’s Maps and Tax Lots  18-03-
03-11-01401, 17-03-34-44-03300, and 17-03-34-44-00301), parking is permitted 
as specified in Subsections 3.4-270G.b.1. and 3.4-275H.2.b.” 

 
SECTION  11:  SDC Subsection 3.4-280C. “Greenway Setback Line” is hereby amended to read as 

follows:  
 
“Greenway Setback Line. A line that divides the Glenwood Riverfront portion of the WG Overlay 
District into two distinct areas. In the area between the ordinary low water line and the 
Greenway Setback line, only water-dependent and water-related uses may occur.  In the area 
from the Greenway Setback Line to the WG Overlay District outer boundary, uses permitted in 
the base zone may be allowed in accordance with the standards and criteria of this Section”.  
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SECTION  12:  SDC Subsection 3.4-280D.1. is hereby amended to read as follows:  
 

“D. Establishment of the Greenway Setback Line and Permitted Uses. 
 

1. Establishment of the Greenway Setback Line.  In the Glenwood Riverfront portion of the 
WG Overlay District, the Greenway Setback Line shall be established to protect, 
maintain, preserve, and enhance the natural, scenic, historic and recreational qualities 
of the Willamette Greenway.  Only water-dependent and water-related uses are 
permitted between the Willamette River and the Greenway Setback Line.  The location 
of the Greenway Setback Line shall be determined consistent with the criteria specified 
in Section L.1.; L.4.; L.5.; L.7.; L.10.; and L.11. 

 
EXCEPTION: For property owners who received City approval to establish a Greenway 
Setback Line along the Glenwood Riverfront as specified in Section 3.3-300 prior to the 
effective date of this Ordinance, that approval shall continue to be in full force and 
effect when development is proposed within the WG Overlay District.”  

 
SECTION  13:  SDC Subsection 4.3-115B.6. is hereby amended to read as follows:  
 

“B. Permitted Uses in Riparian Areas. The following uses are permitted in riparian areas as long as 
they do not diminish riparian functions: 
 
6. Multi-use paths for pedestrian and/or bicycle use shall be permitted, provided that the 

multi-use path drains away from the watercourse. Multi-use paths shall be located along 
the outer edge of the required riparian area and away from the watercourse. The multi-
use path shall be located at the outermost edge of the 75 foot-wide Riparian Setback to 
the maximum extent practicable. Utilities may be extended within a multi-use path.”   

 
SECTION 14:  SDC APPENDIX 3 GLENWOOD REFINEMENT PLAN POLICIES AND IMPLEMENTATION 

STRATEGIES, Subsection A.1.a. is hereby amended to read as follows: 
 

“A.1.a. Designate and zone land that meets the fundamental characteristics of the 
Mixed Use and Nodal Development Area designations, as defined in the Metro 
Plan, and multi-modal mixed-use areas (MMA), as defined in OAR 660-012-
0060.” 
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SECTION 15:  SDC APPENDIX 3 GLENWOOD REFINEMENT PLAN POLICIES AND IMPLEMENTATION 
STRATEGIES, Figure 2 in Subsection A.1.a. is hereby amended as follows: 

 

 

 
SECTION 16:  SDC APPENDIX 3 GLENWOOD REFINEMENT PLAN POLICIES AND IMPLEMENTATION 

STRATEGIES, Subsection A.1.a1 is hereby deleted. 
 
SECTION 17: SDC APPENDIX 3 GLENWOOD REFINEMENT PLAN POLICIES AND IMPLEMENTATION 

STRATEGIES, Subsection A.1.a.4 is hereby amended to read as follows: 
 

“A.1.a.3. Designate and zone land north of Franklin Boulevard in between the 
northern extension of McVay Highway and the Springfield Bridges as 
Commercial Mixed-Use, as well as well as Assessor’s Maps and Tax 
Lots 18-03-03-11-01401, 17-03-34-44-03300, and 17-03-34-44-00301, 
as depicted in Figure 2.” 

 
SECTION 18:  SDC APPENDIX 3 GLENWOOD REFINEMENT PLAN POLICIES AND IMPLEMENTATION 

STRATEGIES, Subsection A.1.a5 is hereby amended to read as follows: 
 

“A.1.a.4. Designate and zone land on both sides of McVay Highway from the 
Springfield Bridges to the southern terminus of Springfield’s Urban 
Growth Boundary as Employment Mixed-Use except for Assessor’s 
Maps and Tax Lots 18-03-03-11-01401, 17-03-34-44-03300, and 17-
03-34-44-00301, as depicted in Figure 2.” 

 
SECTION 19:  SDC  APPENDIX 3 GLENWOOD REFINEMENT PLAN POLICIES AND 

IMPLEMENTATION STRATEGIES, Subsection A.1.a7. is hereby amended to read as follows: 

Figure 2 
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“A.1.a.6. Designate all land within the Phase I Glenwood Refinement Plan 

boundary a Multimodal Mixed-Use Area (MMA), as depicted in Figure 
2.” 

SECTION 20:  SDC  APPENDIX 3 GLENWOOD REFINEMENT PLAN POLICIES AND 
IMPLEMENTATION STRATEGIES, Subsection A.1.a8. is hereby added and reads as follows: 

 
“A.1.a.7. Compliance with the Transportation Planning Rule (TPR).  The TPR 

(OAR 660-012-0000, et seq.) requires that when making an 
amendment to a land use plan, a local jurisdiction shall put in place 
measures to ensure that land uses are consistent with the identified 
function, capacity, and performance standards of a State or City 
facility when the plan amendment has a significant effect on that 
facility.  The TPR defines “significant effect” as reducing performance 
below the minimum acceptable standard in the relevant plan, or 
worsening the performance of a facility otherwise projected to 
perform below the minimum acceptable standard.  However, a local 
government may amend a land use plan without applying the 
performance standards if the proposed amendment is entirely within 
a multimodal mixed-use area (MMA)  (OAR 660-012-0060).”   

SECTION 21:  SDC  APPENDIX 3 GLENWOOD REFINEMENT PLAN POLICIES AND 
IMPLEMENTATION STRATEGIES, Subsection C.1.a1. is hereby amended as follows: 
 

“C.1.a.1. Work with property owners to establish Willamette River Greenway 
Setback Lines for water-dependent and water-related uses in the 
Glenwood Riverfront.” 

 
SECTION 22:  SDC  APPENDIX 3 GLENWOOD REFINEMENT PLAN POLICIES AND 

IMPLEMENTATION STRATEGIES, Subsection C.1.b.2. is hereby amended as follows: 
 

“C.1.b.2. Limit recreation and associated improvements within the Riparian  
Setback to passive activities including, but not limited to: picnicking; 
pedestrian activities; bicycling; bird watching; fishing; educational, 
interpretive, and directional signage; and riverfront viewing.” 
 

SECTION 23  SDC  APPENDIX 3 GLENWOOD REFINEMENT PLAN POLICIES AND IMPLEMENTATION 
STRATEGIES, Subsection C.1.b.3. is hereby amended as follows: 

 
“C.1.b.3. Locate a multi-use path at the outer most edge of the Riparian Setback 

to the maximum extent practicable.” 
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PROPOSED GLENWOOD REFINEMENT PLAN, LAND USE & BUILT FORM CHAPTER 
AMENDMENT 
 
 
 
 
 
 
 
Note:  Existing text to remain is depicted with an ellipsis (…).  Proposed changes are highlighted, proposed text to 
be added appears underlined, and proposed text to be deleted appears in strike-through. 
 

   
 

   

CHAPTER:  Land Use & Built Form 
SECTION: Land Use Framework  
SUB-SECTION: Land Use Designations, Zoning & Subareas 
PAGES: 43-44 
 

Figure 2 Figure 2 

Figure 3 Figure 3 
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Subarea D 
… 
 
Within Subarea D, Assessor’s Maps and Tax Lots 18-03-03-11-01401, 17-03-34-44-03300, and 17-03-34-
44-00301 allow the primary and secondary uses associated with the Commercial Mixed-Use designation. 
 
Policies & Implementation Strategies: 

• Designate and zone land … 

o Identify four Glenwood Riverfront Subareas with primary and secondary uses that are 
specific to each. 

o … 

o … 

o Designate and zone land north of Franklin Boulevard in between the northern 
extension of McVay Highway and the Springfield Bridges as Commercial Mixed-Use, as 
well as Assessor’s Maps and Tax Lots  18-03-03-11-01401, 17-03-34-44-03300, and 17-
03-34-44-00301, as depicted in Figure 2. 

o … 

o Designate and zone land on both sides of McVay Highway from the Springfield Bridges 
to the southern terminus of Springfield’s Urban Growth Boundary as Employment 
Mixed-Use, except for Assessor’s Maps and Tax Lots  18-03-03-11-01401, 17-03-34-44-
03300, and 17-03-34-44-00301, as depicted in Figure 2. 

o … 
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PROPOSED SPRINGFIELD DEVELOPMENT CODE AMENDMENTS 
 

Note:  Existing text to remain is depicted with an ellipsis (…).  Proposed changes are highlighted, proposed text to 
be added appears underlined, and proposed text to be deleted appears in strike-through. 
 
3.4-245 Land Use Designations, Zoning District Descriptions and Applicable Overlay Districts 
 
A. Applicable Land Use Designations.  

 … 

2. The Glenwood Refinement Plan designations are as follows: 

a. Residential Mixed-Use, Commercial Mixed-Use, Office Mixed-Use, and 
Employment Mixed-Use and are described as Subareas A, B, C, and D, 
respectively. The descriptions of these designations are the same as the base 
zoning districts described in Subsection 3.4-245B. 

… 
B. Establishment of Base Zoning Districts… 
 
 4.  Employment Mixed Use… 
 

EXCEPTION:  Assessor’s Maps and Tax Lots  18-03-03-11-01401, 17-03-34-44-03300, and 17-03-
34-44-00301 permits primary and secondary uses as specified in Subsection 3.4-245B.2. 

 
 
3.4-250 Schedule of Use Categories 
 
… 
 

  

 

Categories/Uses  

 
 
 
Residential 
Mixed-
Use Subarea 
A 

 
 
 
Commercial 
Mixed-Use  
Subarea B 
 

 
 
 
Office 
Mixed-
Use Subarea 
C 
 

 
 
 
Employment 
Mixed-
Use Subarea 
D   

 
… 
 
3.4-255  Prohibited Uses 
 
… 
 
(2)  EXCEPTION: Along McVay Highway in Subarea D south of the Union Pacific railroad trestle and outside of 

the nodal development area (except for Assessor’s Maps and Tax Lots  18-03-03-11-01401, 17-03-34-44-
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03300, and 17-03-34-44-00301), drive through facilities shall be permitted if they are in compliance with the 
following criteria… 

  
3.4-265  Base Zone Development Standards 
 
… 
 
  Zoning Districts  

Development Standards  

Residential 
Mixed-
Use Subarea A 

Office  
Mixed-
Use Subarea B  

Commercial 
Mixed-Use 
Subarea C 

Employment 
Mixed-Use 
Subarea D 

 
… 
 
3.4-270  Public and Private Development Standards 
 
… 
 
G. Vehicle/Bicycle Parking and Loading Standards 
… 
 5. Types of Vehicle Parking Facilities Permitted 
   
  … 

 
b. In Subarea D south of the Union Pacific railroad trestle and outside of the nodal 

development area (except for Assessor’s Maps and Tax Lots  18-03-03-11-
01401, 17-03-34-44-03300, and 17-03-34-44-00301), in addition to parking 
facilities permitted in Subsection 3.4-270G.5.a.i.-iv., surface parking facilities 
that are screened as specified in Subsection 3.4-270F.4.b. shall be permitted 
along McVay Highway and any other street frontage, in the following 
circumstances: 

… 
  

11. Vehicle Parking Access and Driveways. 
 
 … 
 

b. In Subarea D (except for Assessor’s Maps and Tax Lots  18-03-03-11-01401, 17-
03-34-44-03300, and 17-03-34-44-00301), vehicle access to a parking lot or 
parking structure also may be from a common driveway serving multiple 
developments; in this case, a recorded joint-use/access easement shall be 
required. 

… 
 
 
3.4-275  Building Design Standards 
 
… 
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D. Height… 
 

3. In Subarea A: 
 

a. The building height standard is intended to ensure that high-density residential 
development will be maximized by promoting a Residential Mixed-Use 
designation and zone that supports a minimum density of 50 dwelling units per 
net acre.  High-density residential development at the densities prescribed 
above allows for 5 to 6 story or taller buildings.  High-density residential 
development over 4 stories will be permitted if the buildings are stepped back 
as specified in Subsection 3.4-275D.4. to minimize shadow impacts and reduce 
the scale of the building as perceived along the street. 

 
b. Developers may utilize any type of construction permitted by the Oregon 

Structural Specialty Code, related building codes, fire codes and referenced 
standards in effect at the time of an application for a building permit. 
 

43. In Subareas A, B, and C, and Assessor’s Maps and Tax Lots  18-03-03-11-01401, 17-03-
34-44-03300, and 17-03-34-44-00301, step backs that are a minimum of 15 feet wide 
shall be required beginning at the fourth story of a building and after each additional 3 
stories to minimize shadow impacts and reduce the scale of the building as perceived 
along the street.  Uses for the lower roofs may include, but not be limited to balconies 
and observation decks.  

 
54. In all Subareas, non-residential ground floor space (commercial/office/light 

manufacturing businesses) shall have a minimum floor to floor height of 15 feet to 
accommodate space for mechanical systems.     

  
…. 
 
F. Windows and Doors… 
  

1. …. 
   

b. In Subarea B and Assessor’s Maps and Tax Lots  18-03-03-11-01401, 17-03-34-
44-03300, and 17-03-34-44-00301: 

… 
 
 2. … 

 
EXCEPTION:  In Subarea D (except for Assessor’s Maps and Tax Lots  18-03-03-11-01401, 
17-03-34-44-03300, and 17-03-34-44-00301), window-like treatments (e.g. window 
frames or tromp d’oeuil windows), may be substituted.    

 … 
 
G. Orientation/Entrances…. 
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2. In Subarea A, B, and Assessor’s Maps and Tax Lots 18-03-03-11-01401, 17-03-34-44-03300, 
and 17-03-34-44-00301, all new individual residential dwellings that do not have businesses 
on the ground floor shall be designed so that each individual unit has a front door, or there 
is a primary entrance with a lobby that includes windows for safety facing the street.    

 
… 

 
H. Build-to Lines and Building Setbacks. 
  
 … 
 
 2. Building Setbacks. 
 

a. In Subareas A, B, C, and the portion of D north of the Union Pacific railroad 
trestle and within the nodal development area, and Assessor’s Maps and Tax 
Lots  18-03-03-11-01401, 17-03-34-44-03300, and 17-03-34-44-00301, buildings 
may be setback a maximum of 10 feet behind the build-to-line. This standard 
will still allow the establishment of a pleasant and diverse experience by 
providing additional pedestrian amenities. Pedestrian amenities shall be 
addressed as specified in Subsections 3.4-275I.2.a. and b. 

 
… 
 
d. In all Subareas, no parking shall be permitted within any building setback. 
 

EXCEPTION: In Subarea D, south of the Union Pacific railroad trestle and outside 
of the nodal development area (except for Assessor’s Maps and Tax Lots  18-03-
03-11-01401, 17-03-34-44-03300, and 17-03-34-44-00301), parking is permitted 
as specified in Subsections 3.4-270G.b.1. and 3.4-275H.2.b. 

  
… 

 
 
 
… 

A.1.a.1. Identify four Glenwood Riverfront Subareas with primary and 
secondary uses that are specific to each. 

   … 

A.1.a.43. Designate and zone land north of Franklin Boulevard in between 
the northern extension of McVay Highway and the Springfield 
Bridges as Commercial Mixed-Use, as well as Assessor’s Maps 
and Tax Lots  18-03-03-11-01401, 17-03-34-44-03300, and 17-
03-34-44-00301, as depicted in Figure 2. 

 

Appendix 3 – Glenwood Refinement Plan Policies and Implementation Strategies – Phase I 
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A.1.a.54. Designate and zone land on both sides of McVay Highway from 
the Springfield Bridges to the southern terminus of Springfield’s 
Urban Growth Boundary as Employment Mixed-Use, except for 
Assessor’s Maps and Tax Lots  18-03-03-11-01401, 17-03-34-44-
03300, and 17-03-34-44-00301, as depicted in Figure 2. 

… 
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10- 03
RESOLUTION NO. ~-

A RESOLUTION OF THE COMMON COUNCIL OF THE CITY OF SPRINGFIELD

ADOPTING THE DRAFT SPRINGFIELD COMMERCIAL AND INDUSTRIAL

BUILDABLE LANDS INVENTORY, ECONOMIC OPPORTUNITIES ANALYSIS,

ECONOMIC DEVELOPMENT OBJECTIVES AND IMPLEMENTATION

STRATEGIES AS PART OF THE SPRINGFIELD 2030 REFINEMENT PLAN

PURSUANT TO LCDC' S ECONOMIC DEVEVLOPMENT GOAL AND RULE IN

ORDER TO CARRY OUT MANDATE OF 2007 OR LAWS CHAPTER 650

REQUIRING SPRINGFIELD TO ESTABLISH ITS OWN URBAN GROWTH

BOUNDARY PURSUANT TO STATEWIDE LAND USE GOALS.

WHEREAS, in 2007 the Oregon Legislature passed and the Governor signed into

law 2007 Or Laws Chapter 650, codified as ORS 197.304 and commonly known as

House Bill 3337; and

WHEREAS, HB 3337, as codified, provides as follows:

197.304 Lane County accommodation of needed housing. (1) Notwithstanding an

intergovernmental agreement pursuant to ORS 190.003 to 190. 130 or acknowledged
comprehensive plan provisions to the contrary, a city within Lane County that has a

population of 50,000 or more within its boundaries shall meet its obligation under ORS

197.295 to 197.314 separately from any other city within Lane County. The city shall,

separately from any other city:
a) Establish an urban growth boundary, consistent with the jurisdictional area of

responsibility specified in the acknowledged comprehensive plan; and

b) Demonstrate, as required by ORS 197.296, that its comprehensive plan
provides sufficient buildable lands within an urban growth boundary established pursuant
to statewide planning goals to accommodate estimated housing needs for 20 years.

2) Except as provided in subsection ( 1) of this section, this section does not alter

or affect an intergovernmental agreement pursuant to ORS 190.003 to 190.130 or

acknowledged comprehensive plan provisions adopted by Lane County or local

governments in Lane County. [2007 c.650 92]

Note: Section 3, chapter 650, Oregon Laws 2007, provides:
Sec. 3. A local government that is subject to section 2 of this 2007 Act [ 197. 304]

shall complete the inventory, analysis and determination required under ORS 197.296 ( 3)

to begin compliance with section 2 of this 2007 Act within two years after the effective
date of this 2007 Act [January 1, 2008],[ 2007 c.650 S3]; and

WHEREAS, the City of Springfield has commissioned a Commercial and
Industrial Buildable Lands Study (CIBL) to outline Springfield' s employment land needs
for the next 20 years as part of Springfield 2030 Refinement Plan pursuant to LCDC's
Economic Development goal and rule in order to carry out mandate of 2007 Or Laws

Chapter 650 requiring Springfield to separately establish its own urban growth boundary
pursuant to statewide land use goals; and
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WHEREAS, the components of the Commercial and Industrial Buildable Lands

Study (CIBL) are a Commercial and Industrial Buildable Lands Inventory, an Economic

Opportunities Analysis and Economic Development Objectives and Implementation
Strategies; and

WHEREAS, the Commercial and Industrial Buildable Lands Inventory,
Economic Opportunities Analysis and Economic Development Objectives and

Implementation,Strategies are necessary components of Springfield' s UGB

determination;

WHEREAS, local adoption of the Springfield Commercial and Industrial

Buildable Lands Inventory, Economic Opportunities Analysis and Economic

Development Objectives and Implementation Strategies is an interim step towards

establishing Springfield' s own urban growth boundary pursuant to statewide land use

goals; and

WHEREAS, the initial stage does not include adoption or amendment of an

urban growth boundary or amendment to any comprehensive plan policies or

designations; and

WHEREAS, the remaining steps required by HB 3337 and ORS 196.296 and

state land use goals require consideration of a variety of legal, policy, and factual issues

before adoption of a final inventory, analysis, and determination of capacity; and

WHEREAS, the formal adoption of the Draft Springfield Commercial and

Industrial Buildable Lands Inventory, Economic Opportunities Analysis and Economic

Development Objectives and Implementation Strategies by a resolution recognizes the

nonfinal nature of this preliminary step; and

WHEREAS, the final decision on adoption of the Springfield Commercial and

Industrial Buildable Lands Inventory and Economic Opportunities Analysis shall be
made by the Springfield City Council and the Lane County Board of Commissioners as

the Springfield Commercial and Industrial Buildable Lands Inventory and Economic

Opportunities Analysis is incorporated into the Springfield 2030 Refinement Plan, a

refinement plan of the Eugene- Springfield Metro Plan. Subsequent action in compliance
with HB3337 to establish a separate urban growth boundary for Springfield may rely in

part on this document, a variation of this document, or entirely new documentation. The

adoption of a UGB is an iterative process, and depending on how the record develops, the

background assumptions, analysis and determinations in the attached Springfield
Commercial and Industrial Buildable Lands Inventory and Economic Opportunities
Analysis may change; and

WHEREAS, the City of Springfield commissioned ECONorthwest to prepare a

Commercial and Industrial Buildable Lands Inventory and Economic Opportunities
Analysis outlining Springfield' s employment needs for the next 20 years; and

10- 03
RESOLUTION NO. =0:9=--j8=
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WHEREAS, Springfield has conducted the Commercial and Industrial Buildable

Lands Study planning process to date in a manner consistent with Statewide Planning
Goals 1 and 2, and evidence of the citizen involvement and intergovernmental
coordination processes thus far is fully documented in the public record: application file

number LRP2007-00031; and

WHEREAS, timely and sufficient notice of the public hearing, pursuant to

Springfield Development Code Section 5.2- 115, has been provided; and

WHEREAS, the Springfield Commercial and Industrial Buildable Lands

Inventory and Economic Opportunities Analysis is consistent with 2007 Or Laws Chapter
650, State Economic Development Planning Goals and Rules OAR 660- 0015, OAR 660-

009-0020, OAR 660- 009- 0025 as amended by LCDC in 2007, and applicable
comprehensive plan policies. While not explicitly required by Or Laws 2007 Chapter
650, the Commercial and Industrial Buildable Lands Study supplements the residential

lands determination required by Or Laws 2007 Chapter 650 by evaluation of the

additional buildable lands necessary for the establishment of an urban growth boundary;
and

WHEREAS, on December 15, 2009, a public hearing on the Springfield
Commercial and Industrial Buildable Lands Inventory and Economic Opportunities
Analysis was held before the City of Springfield Planning Commission. The oral

testimony, letters received, written submittals of the persons testifying at the hearing, and

the public record for Springfield Development Services Department file # LRP2007-
00031 have been considered and hereby are incorporated into the record for this

proceeding; and

WHEREAS, on December 15, 2009, the Planning Commission forwarded a

unanimous recommendation to the City Council to approve the determination set forth in

the Commercial and Industrial Buildable Lands Inventory and Economic Opportunities
Analysis, as presented in Case No. LRP2007-00031; and

WHEREAS, on the basis of this record, the proposed Springfield Commercial
and Industrial Buildable Lands Inventory and Economic Opportunities Analysis as

submitted is consistent with the criteria of 2007 Or Laws Chapter 650, State Economic

Development Planning Goals and Rules OAR 660- 0015, OAR 660- 009- 0020, OAR 660-
009- 0025 as amended by LCDC in 2007, and applicable comprehensive plan policies.

10- 03
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NOW THEREFORE BE IT RESOLVED, that the Common Council of the

City of Springfield hereby declares its intention as follows:

Section 1: The Common Council of the City of Springfield provisionally adopts,
subject to further public input, refinement, correction, and revision, pending completion
of the HB 3337 process, the determinations set forth in the Springfield Commercial and

Industrial Buildable Lands Inventory and Economic Opportunities Analysis, as submitted

and revised in the course of these proceedings presented herein at (Case No. LRP 2007-

00031), and attached hereto as Exhibit" A."

ADOPTED by the Common Council and approved by the Mayor of the City of

Springfield, Oregon, this 12-
th

day of Januar , 2010. by te f 5 for and

o against ( 1 Absent - Leezer)

ATIE*J~/JW~

REVIEWED & APPROVED
AS TOfORM

1kfS~"DATE; .... 2..-. (]

OFFICE.OF CITY ATTORNEY
10- 03

RESOLUTION NO.= 8~=~ 8=
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heSteering Committee proyided community ahd businessinputm the economic "
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Sprmgfield~s ~dmo~ icdeveloPD:lent ~ trategy aIld proviged input on assumptions used in,

the economic opportunities analysis. SteeringC=OInmittee members illduded: City of,

Sp~irig~eld' ~I(:"!cted or appointedoffida] s, lo~a.l busin~ss owner~ 'and business people, land-,
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I. ",,' t.
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Lauri Segel, Planner. Goall Coalition

Tim Stokes, Local business owner

Guy Weese, Board Member Emerald Empire Art Association

Kari Westlund, Executive Director, Convention Visitors Association of Lane County
Steven Yett, Paramount Center, LLC.
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Executive Summary ,
1 ,','

J,'. ",

c;" 
i'?' ," : " ,,' : ' , ': ,', ,,; " " ,: " ::: ,-' , :' ;"",: ',;: ,', \','. :: < _ ;' " , .:

Jh.is r~portprysents atiEc,onomic Opporhiniti~s, ATIalysiS( EOA)f~rthe ',; ,

ityofSpririgfield c<?TIsistept with the, n~quirements Of statewide p1aIming' ,
Goaf9:and 'the, Goa19 admiIiistratiye: rule( OAR 660-009). A goal of this,

project is to establish a clear'~conoInic development direction that' , ,,'"

identifies the city' s strengths arid opportunities, and its position in th.e

broader SouthernWillamette Valley region. This project will facilitate

employment opp()rtunities and job creation in Springfield by identifying
iridustrialj emPloyment land needs and developing an, ec,onomic '

develop~ erit strategy aimed ,at selected target industries.

WHAT'lSSp~fNGFIELb' S. ECONOMIC:[) EVELOPMENT,VISION?'
Springfield is 'a bti~iIless:oriented city. the City is~ dergoing
revitalization, with' on-gomg 'redevelopment effortS m Downtown and

Glen-wood, and therecentopemng of the hospital at RiverBerid~TheCitY's
vision foi, ecollorilic grqwth oyer the next 20-years ,combines sustaining , '
existh1gbusinesses' cffidhelping them eXPand aild embracing a l?road ,','

var~ety of new opportririities for growth.

The economic dev~lopmeht strategy for Sprmgfield can be summarized as

follows: " ' ' ' , .' " , "
I .

n) 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 52% of new

employment during the planning period will locate on lands that

are already developed.
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.

Draft: Springfield Economic Opportunities Analysis September 2009 ECONorthwest Page i

Exhibit 9-4, Page 10 of 177

Attachment 1, Page 356 of 601



11)-

6) Attract and develop new busine's~es, especially those related to

regional business'clusters. The 'City would like t~ build on the

deyeloping heal~ care ' duste:t:,'p! oin9tedevelopl,Ilentof high-tecp.
businesses, and attract sustamable'businesses.' , ' ", ' ': " ,

7) MC),mtain fleXibility ill pla:ilpillg ilirough providing efficient .

plapUng ~e~ ices' mJd :developiTIg 'flexible planning policies to.

respohdto ~ e changing needs of businesses. . . ' . "

This is a brief summary of Springfield' s economic<:ievelopilU~ nt strategy.
Chapter 3 of this report provides more d~tail on Springfield' s comparative
advantages and target industries; the Springfield EconomicDevelopment .
Strategy (under separate COVe!) articul,ates the City'se,conomic',.'

development vision. '" ' " "; "

TARGET, INDVStRIES.,..
I,. .

klaii.alysis of~ owtl{ iI,l4tistries in Spiingfieklshmlld~d(hess~ o mam ,.

questioris:.(i)Which'indllstri~sareiIlostlikelyto b~ attraCted toth,e., '.'

Eugene~Sprmgfield ar~~? ahd (2) Whichindustfie~ bestlIleet Sprirlgfield.'s,:

economic objectiv~s? The tYpes of industries that Springfield'w,-~ ts to ' "

1ttracthavethe followirig attributes: high-wage, stablejobswith benefitS; .

jobs requiring skilled .arid unskilled labor; employers in a range of.

industries that will contribute toa diverse economy; and indus~ ies that

are compatible ~ ith Springfield' s conUrimiity ~ci1ues: .' . .

The characteristics of Springfield will affect the types of busm.esses most

likely to locate in Springfield.' Springfield' s attributes that may attract ,
firms are: the City' s proximity to 1- 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-l

summarizes target industries for Springfield during the 2010 to 2030

planning period.

Page ii ECONorthwest September 2009 Draft: Springfield Economic Opportunities Analysis
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Table S- 1. Target industries, Springfield, 2010~2030 '

M~di~al ~ ervi~es

Ta~get 'ndus~ry ,: Types of firms,

Servic~s:f~r s~niors

Smail Scale,

Manufacturing,

Call Centers

Back-Office
FunCtions ,

Tourism'

Specialty Food

Processing

High-Tech

Professional and

Technical Services

Green businesses

Corporate
Headquarters

Services for

Residents

Attra<:~i~ n t,o, Springfield
I , . . . .

l" "" ' ". J, ': "," , . . ' " ,", . '! ';

Medical firms, medical research firms" ' Deveiopmemt of a medical cluster at

andother profess'ionalse'rVices' , giverBenc\ ',,', '

Health services that p'rovide services
to older peo'ple, such, as assistec\ living
facilities or retirement centers

Manufacturers of: medical equipment,
high4ech electronics, recreational
equipment, furniture mamifactui'ing,
speCialty apparel, and other 'specialty' '
manufacturing ,

Call 'cen.ters

Aging population and 'presence of
RiverBend Hospital,

Labor force, existing businesses, 'land

availability, proximity to natural
resources ' .

E~isting call center cluster and trained'
labor .force" ,

High quaiityof ii.fe, availabl~ c:ind, ' "
trainedlClbodorce, and relatively low"

wage~ '

Outdoo( recreational opportunities and

regional events such as the Olympic
Track <;lnd Fieldtrials, ,the Oregon '
Country Fair, or the University of

Oregon Bach Festival '

Proximity to agricultural, resources,

Access to highly educated labor,

access to comparatively il1expensive
electricity, and high quality of life

Access to highly educated labor and

high quality of life

Access to highly educated labor,

access to natural resources, and high
quality of life

High quality of life, location along 1- 5,

and availability of educated workers

Growing population

Back~office functions Include, '
administr<;ltiye, functions, such as

accounting or information tec~nology .

Industries that semietoui"ists, such as

food, services and accommodatio~s

Food processing firms, such as those

that specialize in organic ornatural

foods or wineries

The types of firms range from high-
tech manufacturing to data centers to

software development

Engineering, research, medical~related

professionals, and other professional
services that are attracted to high-
quality settings

Green construction firms, organic food

processing, sustainable logging and/or

lumber products manufacturing, or

alternative energy production

Corporate headquarters

Retail and government services,

especially education

Draft: Springfield Economic Opportunities Analysis September 2009 ECONorthwest Page iii
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COMPARISON OF LAND CAPACITY AND DEMAND

1ffis section presents an ah~ly~ is9f.1altd~~ aila~ility and capac~ty for

employment uses in. Sprir1gfi~14. The.~eyconclU:sio~s jn this section ate:
i' ." ,'> .> ., , '. " " "

1) The '~ajority of empI()y~ ent grpwth in S'pringfi~Idwi~(not'

require vacant land. The analysis concludes thafthat 52 % of new' "

employment \-VouId not require vacant l~ d, consistent with the '

CitY's economic' developmentstrategies to encourage.
redevelopment, especially in Downtown arid,Glenwood, This

portion of employment addresses' the OAR 660- 024':'0050

requirements that the City;consider " land use efficienCy measutes" '

priot to expandirigth~ UGH,. TheEOAdoes notd~scribe the' ,

specific pQlicies the Cl~ will adopt to acfueve.tl1isleveI6finfilland"
redevelop~ ent. Those p'()li~ies~ however, will be adopted aspart of

thec:ity's overallUGB justification. ',' " .' '. " ,. ",' , .
2) SptingfieId wiUllee4eIDPlOyment iand with chai~cte~isticsithat,'

ca~ l1()tbe ~oun~ within the ~xisting UGH,. ~ e City willneed17' .,.,.
sites ~ ithabout 6~0 acresof..industrial arid other empIoymentland.
on si~esfive acr~s and larger that cannot be ilccommodated within
the existing UGB, , . ," , . .

Table S-2 sl}ows'acomparison of land supply and need in terms 'of sites by '.
site size, based onthe analysis of potential growth industries' in' ','

Springfield in Chapter 4. The results show that Spiipgfield has a deficit.of

about 6 industrial sites and 44 commercial and mixed use sites. '

Page iv ECONorthwest September 2009 Draft: Springfield Economic Opportunities Analysis
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I,. ,

I
I'

Table 5-2. Comparison of vacant land supply and site needs, industrial and

other employment land, Springfi:~ld VGB, 201 Q- 2030 '

Site Size (acres) ,

Less , , ' , Greater' "
than 1.' 1 to 2 ' 2 to 5 , 5 ,to 2020 to 50 ' than' 50", ' Total

Buildab,le ~ al'ld Im,entory . ,
Vacant ~. ',',' , ,

Industrial,' '. '.,

Commerci~ land Mixed Use

Rede" elopable
Industrial., .' '

Commercial and Mixed Use,

Total Buildable Sites

Indu!)trial , .

Commercial and Mixed Use'

Site Need:>.', .",. '.
Needed sites ' '

Industrial. .... . , ,'.
Commercial and Mixed Use

Surplus (deficit) 'of sites

In,dus.trial, . "., .
Commercial and Mixed Use

Source: ECONorth~ est.':

72 24 20 , 12 0 9 128

104 14.. 6 4 0 0 , 128

122 28 31 5 1 0' 187

305  . 20 15,' 0 0 , 0. 340

194 : 52 ' 51 ' 23 1 . 0. 321

409  "' 34 '. 21 4 6' . 0 .' 468

f.....7 , 13 16 4 48

53 35 14 1 0' . 323

38 "  ,'( 3) ::( 3) 273189 45 ' 7" '.'
189  ,.( 19) ( 14) ( 10) , : ',( 1). 0 ,' 145

CbnVerting fr<;>Inthe site needs shown in 'TableS-.2 toallestimate oHand

nee4s requires makillg assumptions about average site sizes needed in '

5prmgfield. Table 5-3 shows average site for needed sItes in: Springfield.

tabl~S~3. Average size of needed sites; Springfield' UGB

Site Size (acres)

Industrial

Commercial and Mixed Use

Source: ECONorthwest

Less

than 1

0.5

0. 3

1 to 2 . 2 to 5 5 to 20 20 to 50

1. 5 3.0 15.0 50.0

1. 5 3.0 15.0 40.0

Greater

than 50

100.0

50.0

Table S-4 shows total sites needed (from Table S-2) and total land need

based on number of sites needed in Table S-2 arid average site size in

Table 5-3). The results show that Springfield has a deficit of the following
land types for the 2010 to 2030 period:

Industrial land. Springfield has a need for 450 acres of industrial

land on six sites. Springfield has a need for three 50 acre sites, and

need for three 100 acre sites. In the context of this study, industrial

uses means any major employer 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).

Draft: Springfield Economic Opportunities Analysis September 2009 ECONorthwest Page v
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Commercial sites. Springfield has a nee~ for 261 acres of

qJmmercialland ~:ri'4! sites. Sprmgfield' s commercial site ,needs

r~ ge fro~ sites,l tCJ2acresm size to one

r,
ite that i~ 40 a~res in

s~ e.," '~;,"

j' '., ' ' " > , - ,

al?leS4.)~~tal ~niployrrient ~i,~e and I'c:lnd' n~eds, Spr.ingfield'UGB, 2010~20~ O: : ' '

Site Size (acres) , , '

Less G re~t~r '

than 1 1to 2' 2 to 5 ' 5 to 20 20 to 50 than 50' , Total

Industrial

Sites needed "'"

Land need ( acres) "

C()mmercial,and Mixed Use
Sites' needed, ' '
Land need ( acres) "

Totals,itesneeded' '.

Total ades needed "

Source: ECONorthwest, , " " , ,'.,' ' " ',' .
Note: TableS4 shows toial site arid land needs for the 201 0~2030 per'iqd, "none' 

none none

I)one none , none

none 19 14

none ',;: 29, 42,

none 19 14

none' 29 42

none,

none

3

150

3

300,

6

450

10

150

10

150

1

40
4

1'90

o

0

3'" .

300,':

44
261,; ,

O

711 .

rhesumn:laty of land needsmTable 5-4 sho~~ Springfieldt s landn~ed fo'r '

all sites cifall sizes. One of the City' s econormc development strategi~s is ,

to ~ nc()urage redevelopment, especiallym [) o~ ntowI).and Glenwoocl.' , , ,

Spri?gfield concludes tha~ 187 indu,sti'ial sites and 340 commercial and '

mixed-use siteswould redevelop to (iddress land needs over the20-year
period. In addition to this assumption about redevelopment, SpriI}gfield
assumes thatall 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).

Table S- 5 shows Springfield' s employment land deficiency, assuming that

all site needs for sites smaller than five acres would be addressed through
redevelopment. In short, Table 5-5 shows the amount of land Springfield
will need to add to its UGB to accommodate forecast employment growth
and site needs. Springfield has a deficiency of six industrial sites on 450
acres and eleven commercial and mixed-use sites on about 190 acres that

cannot be accommodated within the existing UGB over the 2010 to 2030

period.
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1_':',

Table S~5. Employment site and land deficien~y, Springfield UGB,

2010-2030 ' ,.

1" "\ Site Size (acres) ,
Less . , Greater,

than~. 5 to '2920 ~o 50 , than 59 ' , Total I' "

Irldus~rial, ' :

ites needed '
Land need (acres)

Commercial and Mixed Use

Sites needed
Land need (acres)

Total sitesrieeded

Total acres needed

none

none

3, '

300

11

190

17,

640

Source: ECONorthwest , ..' . . '. ' '.'., ' " ' .
Note: Total sites and t9tal ac:res needed represent the sites and acres Spdngfield need~ to add to .its !JGR

jnone ' none,

none none ' 150

none 10 1

none 150 40

none 10 . 4

none, , 150, 190

300
6,'

450

CHARAC,TERlsrlcs OF NEEDEDS'ITES:
The GoCli9 AdminisfrativeR~le (dAR660~009) requires' thatjuris4ictions' "
describe the characteristics.of needed sites (QAR 660-

009:-0075(1)). The .;..

Administrative Rul~ ciefines site chaiacteristics as ,follo~ s ill pAR~?0-009-

0005(11): .

11) " Site Cl1aracteristicsH means theattributes of asIt~ ~ecessary fora'
particulc,u industrial or other employment use to operate. Site. ,

charaCteristics include/ but arenat limited to, a minimum acreage or

site configuration including shape ~ dtopogiaphy, visibility, specific.
types or levels of public facilities, servi~es or energy infrastructure, or

proximity to a particular transportation or freight facility stich as rail,

marine ports and airports, mriltimodal freight or tranSshipment
facilities, and major transportation routes.

The site needs analysis in Chapter 4 identified site needs for five types of

buildings: warehousing and distributiQn, general industrial, office, retail,

and other services. The characteristics of needed sites for each of these

building types are described in Chapter 5. In general, the site

characteristics for commercial and industrial sites include the following:

1) Site size. The analysis concludes that Springfield will need to add
land to its UGB for sites larger than five acres. Site sizes vary from
five to ~O acres to greater than 50 acres.

2) Street access. These larger sites will all need to have access to major
streets within Springfield, with some sites located near an

interchange on 1- 5. Traffic from the sites should not be routed

through residential neighborhoods.
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I'

3) Topography. The sites shoul<;l be relatively flat, with not more than

15% slope;:with ~ites that ,are ideally less than 5% slope.

4) A~cess to seryices.,city' se~ lces ~hould be acces~ible t~ the site,,' , "inCluding streefacc~ss, sapitaiysewer, angmurikip~l water. Oth,er

services 'to sites shotiIcl :inClude: electticity; plioiu~,'arid,high~speed ,
telecommunications. CapacitY and d~matld f9r thes'e servjces will

varyby uses dn each site>: ",' ' ,

5) Lan~ ownership. Sites witha single owner are stronglypr~ferred,

to reduce the cost oHandassembly. ' '

1" ,
l

IMPllCATIQNS
The economic opportunities amily~is hasthefollowmg uriplicationSfor'
Sprihgfield' setol1omiclaria:~ee9.s. " " ' " " ' , , ' ','

t. '.

Economic growth. Decisiori' Iliakersarid conmllln,ity melllb~r~thaT.'

p'articipated ip. the econqinicopportu9ities :analysis ' agreedtha:t
economic growtl1 i~ desir~bie over the pl~ g period. The ' ,

enlployment forecast indicates Sprmgfield will add 13, 440ne'W"
employees between 20id ~ d 2030 using the OAR 660':'024-

0040(8)( a)( ii) safe harbor methodology. The economic opportunities
analysis concludes thafSpringfield will have employment growth
ill 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 arid ,

professional jobs.

Buildable lands, Springfield has3,415 acres currently designated for

industrial and other employment use. About two-thirds of the land

designated for employment within Sprmgfield' s UGB is considered

developed land that 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 23 buildable sites in the five to 20 acre size range.

Employment that will not require vacant land. Springfield concludes

that 52% of employment growth would not require vacant
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i , lil!.,: 1 [:

I tC

employment land.' Springfield' s assumptions about employment
that will no't r~quire vac~ t land are as follows: .

0 ,,'Fbrifteen perceri,~6f einploYnlent (1, 918 eJ?J.pl~ye~s) ~ i1i' :
locate ~ nori~enlployPie~tdesigmiti6ns'. ThesE:! ,:~,', :. :. ,'.
employees will inclllqe' p~opl~ 'with ' hoti;1e occtipa~o~ i

working fr(rm. home, arid bti~#i~~sesthat),6~ ate.in . .'

residential or other non-employmeilt designati6ns., This

Clssumption isbased on thepercent of employment
located in hon..:employment designations ill 2006~ See, '

Appendix C and Tahle C-7 for more inforinationabout , .
this assmIlption~ .' . '.

o .. Ten percent ofnew~mploymeht( 1, 344 employees) ~ ill

locate in existing built space. See AppeIldiX C ~ clTable
C~7 for ~'ore informationabotitthis~ ssuinptiop.;.,

oTw~
ntY-:
s~ven p~rcent ~f ne~ elllploym.erLt'( 3,669' , .

eIIlploy~~s) ~ illlocate ~nredevelopaP1~sit~s: Table 5.;1"
shows that Springfieldassllmes 187 industrial sit~s arid .

340corilIrt~rci~lcind nlix~<iusesit~s willredev~lop 'over' .'

the pl~ gperiod. The es~ ate of em, ployn,tent on '.

thesesites was based onthe'(lveragenumber of

employees per site by site size ill 2006. See Chapter 2 for
more inforination about redev~lopment assumptions.,

Redevelopment potential. The analysis of redevelopment potential
and need for employment land 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 in the plan period are in Glenwood, especially
along the Willametle Riverfront and FranklinjMcVay.corridor,

and in the Downtown Urban Renewal District. All land deficiencies
for sites smaller than five acres are expected to be addressed

through redevelopment of existing sites. The majority of retailland

needs are expected to be addressed through redevelopment.

The City will need to make strategic investments that support
redevelopment and to continue supporting redevelopment through
City plans and policies. For example, the City has established urban
renewal districts in Glenwood and Downtown to help finance the

public improvements necessary to support redevelopment and is

The estimate of 52% 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 3,669 employees will locate on

redevelopable sites. The total number of new employees not requiring new land is 6,931 employees, which is approximately
52% of the forecasted growth of 13,440 jobs.
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l, ,"

Cl

currently conducting planning studies in both districts to update '
plans and policies. ,Redevelopment in Springfield requites a, "" "

varia;ble level of inve~t;ments m public. infrastructure to. provIde Cilld ":'.

upgradep~?li~'facijities,andre~ ove e'xistipg imped4ne~tSto" ","

developn:u:~rit.'\."" ,:;",',", :". '."" ,',: ::; , "

This portion 'of employment add~~sses the OAR 660':024-0050

requiteme~ts' th~t th~CitY' conSider "lalul use effi<:iencymeasures"
prior toexpanding the UGH, TheE9A. does not describe the . ,

specific policies the CitY will adopt to achieve, this level of infill and

redevelopment. Those policies; however, will be adopted as p~lIt of .,

the City' soverall UGB justific~tiOI1' . .' .

Need for largesites.' SpririgfieldwID be able tOllleetemploYni~n( '. "

andneeds on s~tes fi\r~,acres aIld smaller within, the existingUGB,
thro~gh redevelopP'lerit, infill develoPITlent, and employment uses,'

on n()n-~Ii1ployrrierit land (e.g., home occuPa.tions). The"..;. .'

employment IClIld"needs ~ at may hot be met withini:l1e UGB are'

for ~itesfive acres and larger, Th~'City currep,tlyhas' only one'

buildables1te~O acr~s b!.Jarger. ' . '" , ,

A vailabilit)r of sites 20 acres arid larger is important for attracting or

growing large businesses, which are oftentradecl-sector.businesses.
H the City doesnot have these large sites, there is ptt1e chance that

the City will attract these types of bu.sinesses. While it may not be

clear exactly what the business opportunitiesIriay be in ten to

twenty years, it is clear that these businesses will not locate in

Springfield if land is not available for development. For example, in
the past twentY years, most of the Gateway area developed. The

area has a mix of uses including a regional mall, apartments,
offices, and more recently, the PeaceHealth.Campus. Twenty-years

ago it would have seemed highly unlikely that PeaceHealth would

build their new facility in Springfield. H the City had not had

desirable, serviceable land available, PeaceHealth would probably
not have located their new facility in Springfield.

Short-term land supply. Based on the Goal 9 definition of short-term,

land supply and criteria for" engineering feasibility," the majority
of 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.
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Chapter 1

li ~

Introduction
1;: '," .', : :.' ; ~: 

l :: " ' :, ::; _ : ,': 
1 " ' , ' , " , ~,> " .

Tlrisreport'pr~sentsart Ec()~o~ kOppor~ tiesAllaly~i~ (~qi\) for th~..

City' of Springfield cOrlsisf~ntwithth~reqtiit~m~ntSOf statewide planning
Goal9artd theGo(.l~ 9administnltive rule,'(OA~'660-009)'. Gqal9 describes

the EOA as~' art analysis of the commurlity's economic patterns,
potentialities,~ ttengthsl artd.deficiencies as they relate to state and .

national trends" artd states that "a principal determinant in planning for . .

majmindustrial and commercial developments should qe.thecomparative
advarttage oithe region within which the dev~loPlllentsw()liIdbe ." .
located.'i . . . .. . " " . . '

I

1' '

BACKGRo. UN'o,:,'
I ',"

In 2007, tne Or~gon Legisl~h.1re passedHQuseBill 3337 wJych d~ ects '

Spririgfield .and Eugen,e to establish 'separate Urbart .Growth Boulldaries .
UGBs). Thedty started~ orko~ akeyel~Inent ofitS new U<;;Bin 2006 ~:Y

initiating a residentialbuildable,lartds inventory and contra~ting .
ECONor~ w, estto, .conduct 'a. Goal 10 housing reeds artalysi,s. WI,.th the

passage ,of lIB 3337, the City is preparing a.dditiorial studies riecessaryfor .
the establishlnent of asepC!,rate UGB- including art economic, ' .

opportunities artalysis (EQA), arid art economic developnientstrategy."

2. An artalysis of alternative locations where the UGB might be

expanded to accommodate the city' s future commercial,

industrial, artd residential needs - if the City identifies a

deficiency of lands. This phase is called the alternatives artalysis.

This report presents the results of the economic opportunities artalysis.
The economic development strategy is presented in a separate document,

as is the alternatives artalysis.

ECONorthwest worked closely with City staff, a Technical Advisory
Committee, artd a Stakeholder Committee in preparing the Springfield
Economic Opportunities Analysis. This report incorporates marty
comments provided by these groups.
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FRAMEWORK FOR ECONOMIC DEVELOPMENT PLANNING IN

OREGON" 
0 ' , , ',,:

1 _ ' > " . " , , ' ;' ~ " ~ ' ',- ,",:

1be :c<mtenfoftlus report is desi~ edto meet fue requirements of Oregol\ ' , ,
Statewide ,Planning Goal, 9 and th.e' admWstrative nile that inrplements.,
GOal 9 (OAR, 660-009).' The L~ d CcinserVatioIi and Development ", ,,:,,'
Commission: adopted amendm~ntS to this ;administrativerule in '

December 2005.2 The 'analys'is iri this report is designed tocohfonTI to the

requiTements for an Economic Opportunities Arlalysisin OAR 660-009 as

amended. "

1. Economic Opportunities Analy~is ( QAR660-009-0015). Th~ Eccmomic '
Oppqrturiities Artalysis( EOf\) ,requrrescommunities to~dei1tifythe, '
majorcategories of industrifil orOth~r employment uses that could', ,

re~sbnablYlJeexpected toloc~te pr ~xpana intbe' piiutning area" ,

bCisedoninformation, abollt h~tion~, state; regional, cotmtyorlocal
trends; idehtify the number of sites by type reasonably exp~cte' d.to

be 'needed to acco~ m()date prOjected eniplo,yment growth based on "

thes,ite characteristicstypi,cal of exp~d~d uses; 41clude ~n',',' """

inventory 'of vacart and deve~oped lark~s within the planning area, "

desigllated for industrial ,or otller einploym~nt use; and estiIDate "

the types~ damotints of industria.! and other e~ ployment uses, ,"

likely to occur in the plcllming area. L()cal governments are also ,',

encouraged to assess commurrity economic' development potential '
through a visioning or soine 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

Springfield) must adopt policies that identify a competitive short-

2 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:f fWWW.oregon.gov fLCDfecondev .shtml.
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term supply of land for desired industrial ahd o~ er e:rpploY! llent
uses as an e<::qnomic dev~lopment objective. ' '" ,,'

1 ,', 
J " ,

Designation of l~n~s for lndustrial dnd, qom'rrTfrdal uses ( OAR 6'6Q~00~.,

0025. Cities arid cc>unties mllst ad9ptmeasuresto impleine:p.t , '
p'qlkie~ a:dopt~d p~r$Uan( t6 QA~ 660-009~d020.Appropriate ' '
impl~mentation measutes include amendments to plan and zone

map designatiqns, land use regulations, public facility pianS, and

transportation system planS. More specifically, plans must identify
the approximate number, acreage and characteristics 'of sites

n~eded to accommodate industrial and other erriploymentus,es to

i.1:frplement plan' policies, and must designate serviceable hind ' '
suitabl~,to meet,identified site needs, '"

PlaIls for dties,and c~)Unties witllin a Metropolitan Planning , '
Orgaillzation or ci1;ies anti cOUpties ,that adoptpolicies relating to ,

the short~term supply of land lmist desigllat~ suitablehmci ~o ' .'

re~ po;nd to economic dev~ lop:rnent opportUilities as they arise. '

This reportis ~n Ecori6mic OpportuI)iti~ s ~ alysis, the first key eleinerit '
requited by Goal 9. Thi~ EOA ffidudes an analysis of national, state, , , '

region~, and countY trends as 'w~ll as all employmerit forecast that le~ds

to ide,ntificatioIl of Ileeded develoPlIlent sites. It also iricludes an inventory
of buildable commercial ~ d industrial land in Springfield.

ORGANIZAflONOF THIS REPORT ,

The remainder of this report is organized as follows:

Chapter 2, Land Available for Industrial and Other

Employment Uses presents an inventory of industrial and other

employment lands.

Chapter 3, Economic Trends and Fadors Mfecting Future

Economic Growth in Springfield summarizes historic

economic trends that affect current and future economic

conditions in Springfield. It also summarizes Springfield
comparative advantages formed by the mix of factors present in

Springfield

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.
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Chapter 5, Implications presents a comparison of land supply
and site needs and discusses the implications of the Economic

opp~rtunities ~ aiysis." .". ' ." " " . '
I _." , i _,' , ,! . ,

i1;Usrepor, t 9-1so iI1~hi~es t:lu:ee app'endic~s: ' , . . ,

AppendiX A, R~view of ~ationai, State, Regional, County ,and
Local Trends describes national, state, and local economic :.

trends that will iilfluence the regional economy. Appendix A .

presents detailed information about economic trends that may
affect Springfiel?, whi<;:h is,summaiized in Chapter 3. . ': , .

Appendix BiFactors Affecting Future Economic Growth in

Sptingfielq'di~cusses the 'cOIllparatiye a:dvcmtage~ formed hy
the mix of factors present in Springfield. Springfield' s' .

cbmparative advantages aresumm~riz~dln Chapter 3. ' . .

Appendix C,' ED1ploy~ eJ:lt Fore~astand SiteNeedsf~i.'

Industrial alui OtlIer Employment Uses presents an

employment forecast arid analysis of needed sites' foi . '. ....'..

Springfield, for' th~ period, 2010':'2030, and is ,srlmmariiedin

Chapter 4. .,'. ,,' , ' .' " .
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I ' I' 
I. ~ . 1, ;'

1 I) , I"

Iii II'

Chapter 2:

land AV,~ilable for Industri'al

and OthetEhi'ploymerlt Uses:
1

f'

The Sp~ingfield Commercial and Inaustri~IB~ildable Lands (CIBL) :",

inventory is intended to identify lands w~thin the'Springfield urban .

Growth BoUndary (UGB) that are suitable for development and can

accommodate employment gro':Vth. BUildable Jands inventories are

s()metimes characterized as sufrplyof land to accommodate growth.
Population and employment growth drive demand for land. The aIIlount of .

land needed 'depends, inpart, on the denSity ot develoIHnent as well as.

assumptioIlSapoufr~ aevelop:inentandinfiIL', ",.,

this chapter presents theCIBL irrventoryfor fheCityof Springfield. The' '. ,

results are based on analysis ofGeographic Informa'ti, on'Systein data .,

provided by ~ e City of Springfield Publi~Works Departnl~htand the

ane CounCil ofGovernments.Thebuilciable landinventory also useq
erial orthophotogt'aphsan~ review bycitystaff for verification.

The buildabl~ iand~ inventory inCludeshmds eastof the Interstate 5 center

line in the Metro UGB. For the purpose of the iriventory, these lands were

conSidered to be' in ~ e Springfield portion of the UGB.3

ECO worked closely with City Staff, a Technical Advisory Co~ mittee, 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:

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.

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

3 Springfield did not have a separate UGB at the time this study was completed. This study is intended to meet part of the

requirements of H.B. 3337 which will lead to the establishment of a UGB for the City of Springfield independent of the

Eugene-Springfield Metropolitan UGH.
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I

determine the optimal definitions and supporting methodology to

base the final analysis and database structur~. '
1

J

batirprocessing and GJSdhalysis, Intli1sstep ,ECO p~rforIDed the GIS,

anaiysisaIid,'dat~,pro'c~ss,~ gste'ps n~ce~sary.~o poppi~i:e th~ ":, ,:' ,,'
d(;ltcibase: Table 2"'1 shows plan designations that were includ,ed, in ': '

the co~ me'r:~ial and industrial buildable l~ d~ iii.vent~ry. 'Alloftlle

designations induded in ,the inventory allow employment outright. '
The inventory, lwwever, mclude~ several mixed use designations '
that allow both employment and housmg. The invent~ry generally
uses the 2004 Metro Plfill de~ignatioIlS with two ,exceptions: (1) ,,'

Glenwood, wh~rea? 005 plan amendmentchanged the, designatio~ "
onapproxinlately47acre~frOrn Light Mediuin Industrial Mixed', .'

Uset() NiixedUse; anci( 2) the PeaceH~alth sib~wh~re hmdwas
rede,sigIloated f~om residenti:al to desIgnations thatallow "

etpployil1ent. ·

Table 2- 1. Metroplal1 designations included in the Springfield ," ,',
c()rTIm~ r~ialandindustrial buildable 'Ia~ds irweritory' " ,,' ,,' ',: '"

Allowed Land Uses (yes/no)

Plan Designation Commercial ' InduStrial' ' Residential ' In Clli~L?

Camptjs industrial yes , yes , no, ' ' yes

Commercia,1 ,,", ' yes no no', yes

Commercial Mixed Use yes no, ' yes, ' yes

Heavy Industrial no yes no yes

High Density Hes 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 what uses are allowed in each plan designation. The

CIBL includes any plan designation that allows employment, including mixed use

designations.

I'"~

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
II

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
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Iii:
1: 11,

visual assessment methadolagy. The third raund .of verific;atian'

invalved city ,staff verifYing the rapid visual assessment .output.
The' draft inventory was ,then c~ culated far review by the ), AC an,d ,

the Stakeholder C6~ mlttee. This review result~_dm: a nUmper of ,: ":,

changd':~lrich are refle~ted' iii, the inventory l;l;~p~~s~nted' in this

rep',a,'rt,: ' ';' -:.', ,'.' .::,. " "":,",,<, ',;':' , ,,'
i-, ~.

In summary/ Eta u~ed a systematic pracess to' camplete the CIBL ,

inventary that was intended ta provide the greatest d~gree ,.of accuracy
passible." .

DEFINITIONS

Thefir~tstep in'th~ buildablefuv~ntaIy wasta dev~ldp workIng
defInitions andaSSllinptians.. ECo' initially classified, iarici tishtg a rule- .

b~sed methadal,agy~ The, rulesapplie<i by ECa tadassify land are

ciescribedbelaw. 'fl1.e acc6Iripanying ~ aps shaw the results c{ the .

application oftha~e rules, with SOme adjustmentS madebas~d .on review

of 2004 a~rial phata~ and buildmgpermit data.: ..,. . ,

Eea began the bUildable lands analYSIS with a tax lot database pravided
by the Cityis GIS Stiff. The inventaryusedtax19tS asthe umt .of an,alysis
because (1) itis a<:a~ arily accepted tmitf6rland inventaries, and (2) tax .'

lotS link dIrectly t6ather data sets (e.g:, assessmentdata; addresses, etc.) ,

The tax lat database was curreritas .of February 2008. The inventary builds

from the tax lat-Ievel databa15e ta estimatesaf'buildpble land by plan
designatian. ' .

A key step in the buildable lands anaiysis was ta classify each tax lat inta

a set .of mutually exclusive categaries. Cansistent with accepted methads

far buildable lands inventaries and applicable administrative rules, all tax

lats in the UGB are classified inta .one .of the fallawing categaries:

Vacant land. Tax lats that have na structures .or have buildings with

very little value. Far the purpase .of this inventary, lands with

improvement values under $10,0004 are cansidered, vacant (not

including lands that are identified as having mabile hames). 5

4 Improvement values were from 2008 Lane County Assessment and Taxation data and reflect the County' s estimate of the

market value of improvements.

5 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.
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Developed land. L'u,l';l that is developed at de,nsities consistent with

current zoningjplan'designation and improvements that make it

unlikely tq redevelop:duiipg the qnalysis perio~. Lands not '

classified 'as' vacant, :pot~ntiaIiy, r~deye~oPClbie, or public are' "

9~ i~ereddeveloped.6

Th\1S'~ the' ctef4titiori of. deyel~ped tand u~ed : '

for"the,CIBLis'differenf(e:g., more inclusive) than the'defiTIitionm' ,
the ad~ inistTative rule. For purposes of theCIBL; dev' el()ped land

is corisidered commItted during the 20"year 'period arid unavailable :,'
for redevelopment. ' '

e

Lands in public owIlershipwere generally considered unavailable

for development unless identlfie<;l by City staffasbeing available,

ford~velcipmentat sometime durmg the 20Nea! plannmgperiod.
This inducies uses such as ~lectikal svbstations, parl<S, and private "
cetriet~iies. Lands inFed~r~i,State"County! or cjityoWn~~slUP ,
were also cbrisideredc()~itted; ';. " '" ,

ePotentiallyRedevelopable land. Lfu)d oriwluclldeve19pmenthas', "
already occurred but on which,'duetopre~entor expe<;:tedmarket ,'"

forces, there exists the' p~te~ti~l tJ1ateXistirtgdevelop~~ nt\Villb~ " "

converted bJ more intensive use~ during the' planning period.
Rede~elqpable land is a subset of dev~loped, land and was" ,

identified using improvementto land value ratiosandbu~dfug
coverage ratios. For the purpose of the CIBL, potentially "
redevelopable land corresponds with the definition Qf ~' developed

land/'. as stated in OAR 660-009~0005(1). Redevelopment potential is

discussed in more detail later in this chapter.

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.

6 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.
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Commercial and Industrial

Plan Designations
City of Springfield
Oregon

Legend

D City Limits

D Urban Growth Boundary

Tax Lots

Plan Designation

m campus Induktri~ I'

D""commerCial

0 CommerciaLMixedUse '.

HeavY, ln'dustrial

LIGHT MED IND MIXED USE:

Light Medium Industrial'"
ji.,\".:..' ' Ii ',..,. ,-"."

Major Retail Center, " . "

spe: i~' 1 He~vYlrldustfi~1' "
Mi~,~

d..U~e' '

D Medi~m 'Density Re~icle.Qtiai Mi?< edJ.Jse

30Tft,' ".',..'

f)' '." .
Q'
01'

i

Note: P~aceHeath plan amendments ~re not reflected in the pl~n

designations shown on this map. ~ hePeaceHealth Campus is

considered part of the commercial and industrial land base,

i<
I .'~

I..

t

t PL

i! .

4.~ OO~
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CONSTRAINTS

Cpnstr~mtS ~re factors that precludeJand d~veloPIfleht or, affect the ,

desirabilitY of land for: devel6pment: OAR 660-009~0005(2) Ptovidesth,e'.,

foJl~w4tg' de~ tio~ of '
I

qeyelop~~ 1itc()pstraints:" '. .:' " ',',", ':,'. : ' " : I 1_

D~velopI1ient C~ns'tramt~~' mearu, factors that temporadiy or

permanently limit or prevent the use of land for economiC, ,

development. Development constraintsinclucle, but arenot '

liJ:hitedto, wetlands, environrrlentally sensitive areas suchas ' " ,

habitat, environmental contamination, slope, topography, cultural

and archeologIcal resources, infrastructure deficiencies, parcel '
fragD;lentcitionlor natural hazardareas: " '

Thus, th~ AdffimistnitiveRrue provtdes abroad definitiqnqf coilstniints

cln<i leaves 'discretion forl()cal goverrunerits,in' the application of the '

definitioll: ForthePllI'Poseofthis' s,tudy~ the followiIlgfactorsare, " : '
corisider~d absolute developtpent constraints~ hich makeemploytnent'
laridunsuitable for ,develoPITlerit: ' , , . ",.. 'J'.,.", _ , , ,. ,",. ,.,'

1., WetI(illds "

2.

3.

Floo?~ ay" ",.,

Slopes over 15 ~

4. Riparian nisource areas ", ' " , , ' "

The following factors are partial development constraints. Land 'Yith
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.

Floodplain

Willamette River Greenway
BPA Easements

The inventory summary that follows addresses " absolute" and "partial"
constraints separately and summarizes lands as either" unbuildable acres"

e.g., no development may occur) 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).
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RESULTS'

LANOBASE"
The' fustsfep in,theCn~~ iI:tveritory, wCl~ tq deterll1.fue,~ e) and, b~se. This
step was necessary because t;hemventbrYori1y', C~ vets a subset of hlrid in

the Springfield UGH (lqllds tlmt accoIIliilddateeinployment). Tl1e land ,

base is the subset of tax lots that fall withlii. the plan designatioru; included

in the CIBL (see Table 2-1). , ' ' "

Table 2.,
2, sh?ws acres within theSpringfield UGB and city limits in ~008. "',

According to the City 'GIS data~ Sp~ gfield has about 14,603 acres wit:ltiJ;1 ,
itsUGB. Of the 14,603 acres, 12,139 acres (about83%) are in taxlots.'~an~

pot ill tax lots is primarily ,in streets and waterways. SP! mgfie~cl has a.bbrit '
9,958 acres within itsCityLiInitS; Qf these,8~060 acres(about81% of total '

acres ~ , the 'City LiInit) areintaxl~ts. Additionally, theC:ity has ab~tit,
4,645 acres between th,e CityLimi~ aIld Urb~ Growth Boundary (the' , " .

PGi\); of thisab?ut 4, 07Q(icres, are in tax lois. ';
Table ,2-2. Acres in Sprlngfield!JGB and "

ityLimit, 20~8, " , ",'

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 dat!i; analysis by ECONorlhwest ,
Note: Urban Growth Area is the unincorporated area between the City Limits and Urban Growth Boundary

Table 2-2 summarizes all land in the Springfield UGB. The next step was

to identify the commercial and industrialland base (e.g., lands with plan
designations that allow employment or " employment hinds"). The land

base includes traditional commercial and industrial designations, as well

as mixed-use designations. Table 2- i 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.

Table 2-3 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.
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Table 2- 3. lands designated for commercial and industrial uses,

pringfield UGB, 2008 .' , '

Are'a Value,

Spiipgfleld UGB

N~ mbef :6fT~~ L~ts

Ac~es: in Tax 'Lots

22,627, ...'

12, 139 ,

I'", "

Springfi,eld CIBL ' ,: .

Tax Lots in Employment Designations " . 2, 104

Acres in Land Bas'€! in EmploymentDesignations . 3,415

Source: analysis by ECONorthw~st

I:able2-4 summarizes ~cre~byplanq.esigtlati6rtforemploymentlands '. .
witlliritheSpriIlgfie' Idl! GB. Of landsde'sign:~ te<if() r emF'loyrrient~about: .' ' '

65% ( 2!203 ac~es)are in industrial Clesignations~21 % ( 71(J act:es) ~ ie~ "

ommerdal designations, and 14 % (495~ cr~s) ar~ in m1Xed~ se . . '.

desigruitions~ Ncitall,of the.lan.d in mixed ~sedesignatioIls :will be used

or e~ ploymeht"'::'housirig isa k~y'~lement of mixed-use ' deslgnatio:qs~" .,

T~ ble2-4.' A~res by employment plan designation, Springfie~d UGB,
2008" .. . . , .

Total Acres

Tax Lots in Tax LotsPlan Designation.
Industrial

Campus Industrial

Light Mediumlridustrial .

Heavy Industrial

Special Heavy Industrial

Subtotal
Commercial

Commercial

Com munity Com mercial

Major Retail Center

Subtotal

Mixed Use

Commercial Mixed Use 430

Light Medium Industrial Mixed Use 19

Medium Density Res Mixed 64

Mixed Use' 64

Subtotal 577

Total 2, 104

Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Totals may be off by up to one acre due to rounding errors.

43

375

250

5'

673

352

541

1, 163

147

2, 203

731

4

119

854

570

30

116

716

222

116

34

123

495

3, 415

Table 2-5 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 built or committed (e.g.,
unavailable for development), 543 were classified as vacant. Not all
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vacant lands are available for development- the inventory identified 189

unbuildable acres on vacant tax lots, leaving 355 acres of vacant, Suitable

land.
1

The inventory ~d~ntified 669 acre,s that are poterltially recU:velopa~le bf!lsed ,
on the criteria described in the definitions section. All of these lands have

existing improvements; but the v'alue or character of the hnprovements '
suggests redevelopment potential. Of lands with redevelopment potential,
88 acres cue 'unbuildable and the remainir1.g 581 acres are buildable (e.g.,

they have redevelopment potential).

Table 2-5. Acres by classification, Springfield UGB, 2008

SunableLand

Acres in Tax Developed, UnbuildableConstrai~ed unc,ori'strain~d

Classification Tax Lots' Lots Acres' Acres ',' ACres Acres ,

Developed ' 1, 295' , 2,039", 1, 710 " 329

Master Plan , 18 163 0 2

Potentially Redevelopable 535 669 na ; 88,

Vaca:nt" , 256 543 0 189

Total 2,104 3,415 1, 710 608

Source: City of Springfield data; analysis by ECONorthwest ' I,

Note: Total~ m~y be off by up toone acre due to roundin'g errors" '

o

161

544 '
279

985
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Commercial and Industrial

Land by Classification and

Nodal Overlay Status

City of Springfield
Oregon

Legend

CJ City Limits

D Urban Growth Boundary

Tax Lots

Classification

Developed

PotentiallyRede~elopable
Vaca~t':' .

Master Planned

No~al Develo'pmentOverlay

l

1; .

Npte: MCisterplanriecj category include~ sites ,with '

approved' master plans. 'Peac~Healtn ,and , , '

Marcola Me~dows a~e included in ~his classification: '

H

Lj\
1

Zj
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t'

i

I'

t-7/\
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N,

A
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VACANT SUITABLE LANO

The ne~t stepin the l~ d inv~I).tory is to net out pbrtions of vacant tax lots

1;hat are i-IDavailable for development.' AreaS unavailable for development'
fall :intotw~: ca'tego~ ies; (1) dev~lop'edare~s pf parti~lly v~cant fa?, lo~, ,

and (2) areas\ vith physkal'constraintS( in'this instanc'e areas with steep,
slopes~ wat~rway buffers, or wetlands). : ' " ,

Table2-6 shows vacantland byde~elopment and constr'aint status. Th~ ,

data show that about 18.~ acres within vacant tax lots have development
c;onstraints that are Unsuitable, leaving about 355 vacant suit~ble acres

within Ute UGB. About 88 acres of redevelopable land has development .
cOnStraibts. tfuit ar~ unbtiildat>le; leaving abo~ t 581 sUltablered~velopable'
acres within: the UGB. " ,

Classification

Pote~tially Redevelopable' '
Vacant

Total ' , ' '"

Acres in Tax Developed , Unbuildable

Tax Lots. ' Lots , ACres ' AcreS

669

543

1, 212

na

0

1, 710

88

189

Xl7

37

76

112

544,

279

823

Source: City of Springfield GIS data; analysis by ECONorthwest
Note: T<?tals may be off byup to one 'acre due to rounding errors,

Table 2-7 shows vacant land by plan designation. M~p 2-3 shows the

location of vacant land by plan designation. Map 2-4 shows vacant land

with absolute constraints that are unbuildable and Map 2-5 shows vacant'

land with constraints. ' '
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Table: 2-7. Vacant land by Plan Desigmition, Springfield UGB, 2008

Tax lots

Suitable land

Acres in, Unbuildable Constrained Uncons~ained'

Tax lots Acres Acres, AcresPlan Design'ation '

W~CANT, lAND

hldlistriai
Campus Industrial

Light Medium Industrial

Heavyl ndustrial

SpeCial Heavy Industrial

Subtotal

Commercial

COmmlilrc.ial ,

Com'munityCommeidai "
Major Retail Center

Subtotal

ixe~ l)se, " "

omrT1ercial, Mixed Use'" '

Light Mediunil~dustrial Mixed, Use

Medium Density Res ~ iXed' ,: , 7 '

Mixed ,Use' , ' , 12
Subtotal' ,,', ' , 46

Totell ' 245

Source: City 6fSpringfielct GISdata;,analysls by ECONorihwest
Note:.Totals may be off by lip to' one acre due to rouncting e,rr: ors:,'

14,

5

48

1

128

71 '

11

71

27

131

124
133

48

435

51

6
57

28, '

2

21

51

543

77 40 ' 14

33 17 74
32 3 98

39 1 8

181 61 194

3 3 4$

0 0' 5

3 3 51,"

2 2,' 24

Q 1 1

3 , 9 9

5 11 34

189 76 ' 279
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Map 2- 4

Vacant Commercial and

Industrial Land and Prohibitive

Development Constraints

City of Springfield

Oregon

Legend

D City Limits

D Urban Growth Boundary

Tax Lots

Plan Designation
Campus Industrial

D Commercial

D Commercial ~ ixed Use

Heavy Industrial, : .'

LiG~ TMEDIND MIXED USE,. i

ight Medium Indu'strial

Major' Retail Ce,nter;.., ,", '.
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Prohibitive Development'Co'nstraints

Slopes over 1' 5% '

YVeUands "

CJ, Ripa~ian Resource Arec:i~ ", ::, :', '
i

J FI6~ dway.' :: ':' :, ',<. > , : ',,' "
Not~: Prohibitive develop~ ent ~bn straint~ ~re C;;;nstraints that

prohibit development Lands that have one or more prohibitive
constraint are removed from acr!'lages counted as buildable. '

N
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Vacant Commercial and

Industrial Land and

Development Constraints

City of Springfield
Oregon

Legend

D City Limits

D Urban Growth Boundary

Tax Lots

Plan Designation
Campus Industrial

D Commercial "

D Commercial Mixed Use

Heavy Ind~striar '

LIGHT MS[) INO M'IXEP USE

Light~~ diufn. Illdusfrial

Majqr Retail Center ~"

r:-I" ,".,',.
Mediun;1Density Res Mixed

I,,' .'~' _:, "', "'. '''::.,''_' ,. :;:. . -','." " ;,'

Mixed Use'\

SpecicdHeavy Inqustrlal

DevelopmentGonstraints
m Willam~tte River Greerwvay

1 Oq- year Floodplain

HT/ J SPA Easements
1;~~i

t- ,", .' . < ., 0.'

Note: Developmlilntpo'nstraints sh~~ n on this m'a~ do ~ot

presl,yde de~el? pment. These constraints may add complexity
to l'!ind use review or potentially reduce development density,
Thes; ar,eas,are counted a~ ~~n~ trained, but buildable,

r
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Table 2-8 shows vacant lc;md by plan designatio~ and by parcel size.~ This

analysis is useful in that ~t shows the distribution of vacant l(illd by,parcel
size, which allows an evaluation o{ whether ,a sufficient mix of parcel' sizes

is ~Vai1able: Th~ distribution of bUil,dal;~e, lan,d by p~~~ lsize ~~ries ~y: . '

plan designC).p,on, with the r~sults showing the,Cityhasnbvacanttax l<;lts '
20 ~l(:res ai-larger. ": " . .

Table 2~8. Suitable ac.resin vacant taxl~ts by plan designation and parcel size,'

Springfield UG~,, 2008' .

0.25

0,2

3:5
1, 0

0,0,

4.7

4.4

0,5 '

0,5

2.2
11. 9

0.25-

0.49,

0, 3

5, 2

2,~

0, 0'

7. 9,

0.7

5.0

1, 2

0,6,

0, 3

2. 2

17. 9

1

19 '

8

o

28

29

4

33

12

0.50-

0.99

Lot Size (Suitable Acres)

1. 00- 2.00-" 5.00~

1. 99 4.99 , 9.99 .'

0,0 '

9.7

8.8

0,0,

18.5" ,

6.4, 10,8

4,7

15,3

14,7

0,0

34.6,

0,0

4,9

10.3
54.1

0

12

12

o

24

16

2

18

3

1

o

4

46

7 The table shows total acres in vacant tax lots (constraints are not netted out)

Plan Designation
Total Acres

Industrial
Campus Industrial

Light Mediu'm I~ dustrial

Heavy Industrial

Special HeaVy I (ldustrial '
Subtotal' " , ,

Commercial

Conimercial' , :
Community Commercial
Major Retail Center

Subtotal'

Mixed Use ",

Commercial Mixed Use ,
Light'Medium Industrial Mixed Use

Medium Density Res Mixed

Mixed Use

Subtotal
Total

Number of Tax Lots

Industrial

Campus Industrial

Light Medium Industrial

HeavY Industrial

Special Heavy Industrial

Subtotal

Commercial

Commercial

Community Commercial

Major Retail Center

Subtotal

Mixed Use

Commercial Mixed Use

Light Medium Industrial Mixed Use

Medium Density Res Mixed 4 2

Mixed Use 4 1

Subtotal 20 8

49

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 errors,

1.4 '

7. 8 '

1,.8

12.6

18,6
20,7 '

29,3
0,0

68.6

7,5,

1, 7

9.3

0',0

6.5

19,7

6, 1

19.0

9.1 ,

53.9

6,5 13,.0

10.00- 20.00- "

19.99 ' , 50.00

10,8

o, o

25,8

0, 0

66.6,

0,0

0,0

0.0

8,5 0, 0

0,0,

0,0

0,0

0,0

0.0

0,0

0,0

0.0

0.0

1

2

2'

o

5

o

o

o

o

o

o

o

5

50+ Total

0, 0 54,3

0; 0 " ' 90,5
0,0 101: 0

0, 0, 9, 1

0. 0 254.8

0, 0 . 0, 0' 48,6

1,, 3 1, 9 4 7.6

0,0 "

13,0

0,0

5, 2

13.6

80.5

5

7

8

o

20

2

o

2

2

o

2

4

26

0,0

0, 0

0.0,

66.6

3

1

2

1

7

2

o

2

o

1

2

11

Q, Q
0.0

0,0 5,6, '

0. 0 54. 1

0,6

0, 0 '

2.5

33.6 '

1

13

6

o

20

17

4

21

5

0,0,

7,2

14.8 :

89.9

3

11

10

o

24

5

1

6

4

o

4

8

38

0,0 0, 0 25,9

0, 0 1, 7

0, 0 18.0

0. 0 45.6

0. 0 354.5

o

o

o

o

o

o 14

o 65'

o 48

o 1

o 128

o o 71

o

o

o 11

o 82

o o 27

o

o

o

o

o 7

o 12

o 46

o 256
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REDEVELOPMENT POTENTIAL

Redevelopmen~ p:otential addresses land that is classified as developed
that may redev~~op dur~ g 1;J:1e ' plaimjTIg period. Whilema:r.y plethods'
eXIst'to identify redevelopment potential, a ' co:rp.nlon ihdicator is , , '

improvement to land value'~atio. Different studies use different, '

inlprove~ ent to land ~~luei~tio thresholds. . . , "

Redevelopment potential can be thought of as a continuum - horn more

redevelopment potential to less redevelopment potential. The factors that '

affect redevelopment arecolllplicated and include location, surrounding
uses, current use, land and improvementvalues and other faCtors. To

facilitate a discussion with the Sfuk,eholder Committee abo'ul, ,

red,eveloPlllent, we established as~t of~ eeincr'easingly inchl~i~e

criteda. ' , ' · ' , ' " ,"

To Identify lands, With r'ed~velopmerit p~tential, Ec:O analyzed', , "
inlprovement tolqnd v'alue,rafjos arid bUilding covera.ge'on tax lots~ Tax'

lotSwere cias~ified using tl1efoiIo~ ing criteria: , " , "

Category ,   : ' ' , Criteria'

Higher Re.development Potential Im'provement 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 Potent,al 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 2-9 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 employment.
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II!

Table 2-9. Tax lots by Redevelopment Potential categori~s

Total Acres'

52

304

947

1, 603

Uncor:'lstrained : 0% 'of Land

Acres ' Base

352 " 1P%

236 9% '

947 28%

1 : 535 47%

Employ-
ment (2006)

478

833

7; 107

8,418

Category "

H!ghe~ Poten,~al

Moderate Potential
j

Lower Potential

totai

Sotirc~: City ofSpririgfield GIS data; analysis by ECONorthwest . . .

Note: Table '2-9 shows all redevelopment potential categories; lands in the lower pot~ntial category are not

included as part of the redevelopable land inveritory as explained below,

Because the, improvement to land value ratio is a gross ipdicat()
r, it is

reasonaple to assume that not all of parcels that meet thiS criterion for,.

redevelopmentpotential will be assumed to redevelop during the planning
perio4.". ...'.'.,

The data show that thelower potentiai criteria ( buildingc'()Verage <20% of

to~ llo~ area ,andimprovemerit valu~ >~0.3:1. 0 and <=:0.5:1.0) includes
28%, oftheCitY' s total elIlPloYlllentlanci base and more than 20% of

covei~d eD;lploymeritin 2006: The significant ainoUnt of land and

employment in this category suggests limited redevelopment potential
from a land capaCity perspective, redevelopment only happenS wh~n an

existing use is replaced by a use that has more employment). Thus, the
lower potenti~l category is not included as part of the redevelopahle base.

Excluding the lower cCitegoty leaves 588 unconstrained acres that are .

potentially rede~elopable. This represents the redevelopable land base that is

used for the purpose of this study. .

Table 2-10 shows potentially redevelopable land by plan designation and

by parcel size.8 This analysis is useful in that it shows the distribution of

potentially redev:elopable 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 pIan designation, with the results

showing the City has very few vacant tax lots (1) over 20 acres with

redevelopment potential.

8 The table shows total acres in vacant tax lots (constraints are not netted out)
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Table 2-10. Buildable acres in potentially redevelopable tax lots by plan designation
and parcel size, Springfield UGB, 2008 '

L.olSize (Buildable Acres)

I.    : 10.00-  20.00- 
j,

PI;m 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

Light Medium Industrial:" 3,9 1.0.. 0 , 1.0, 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

Commercial 7.6 13',7 21, 8 1P 22,6 . 0,.0 0,.0 0,.0 . 0,.0 78,4

Co.hmunity Commercial . 0,.0 . 0,.0'. . 0,.0 . 0,.0 . 0,.0 , . 0,.0 . 0,.0 , Q, Q . 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 0.0 82.7
Mixed Use

Commercial Mixed Use 9,6 7,8. 14,3 1.0,.0 8,!3 0,.0 . 0,.0 , . 0,.0 , . 0,.0 5.0, 6

Light Medium Industrial Mixed 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 . 0,9 . 0,.0 . 0,.0 13,5

Mixeii Use, ' . 1, 5 2.2 2.8 3,8 12,4 . 0,.0 . 0,.0 '. 0,.0 , :'. 0,.0 22,7

Subtotal " 11. 6 1.0. 5 ' 20;2 ' 15.0 3.0. 5 ,. 0.0 0.0 0.0 87.9

Total' . , 26.2 39.4 65.2 ' 69.7, 148. 1 ' ' 52.1 34.9' " 63.2 89.5 588.2

Number'ofTax Lots'

InduStrial .             '
ilCam piis ,InduStrial 1 1 2. . 2 2, . 0  . 0 . 0 . 0 .'

Light Mediu":, Industrial , 38.. ' ~ 6 14 ,~ 13, : . 3'  . 0, . 0 . 0 1.03 .

HeavY Industrial', , ' 22 6 12 16 16 5 2 '. 0 , 1 8.0

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

Commercial , , 7.0 37 31 9 6 . 0  . 0 0 b 153

Community Comniercial
Major Retail c;enter 17 6 1 . 0 . 0 . 0  . 0 . 0 . 0 ' 24 '

Subtotal 87 43 32 , 9 6 0 1n

Mixed Use

Commercial Mixed Use 69 ' 22 21 ' 7 3 . 0  . 0 . 0 . 0 122

Light Medium' InduStrial Mixed Use 1 1 ' 1 . 0 . 0 . 0 ci . 0 . 0 3

Medium DensityReS 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'  535

Saurce: City .of Springfield GIS data; analysis by ECONarthwest

Nate: Buildable acres includes "canstrained" acres and "uncanstrained" acres

Nate: Acres may nat sum ta tenths due ta rounding errors,
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o SHORT-TERM LAND SUPPLY

This ~ection evaluates t4e short-term,supply of lan'd in ,the Springfield
portion ,oftp.e Metropolitan OGB. It b~gins with anovervi'ew of the policy
context, that requires ipisanalysis, and then evahlates the short-term leJrid,
s~ pply. ' . .

POLICY CONTEXT'

TIle Goal 9 Administrative Rule (OAR 660-009) includes provisions that ,

reguirecertain cities to 'ensure an adequate short-term supply of industrial'

arid other employment lands. OAR 6{)0;-
009-00?( lQ) defines short term

supply as follows:' " ,

means suitable~land tftat is ready fe>r constructic)n ~ithin ~he'
year of an application fora Quilciing permit or reque.st for service,

extension. Enginee'ring feasibility issufficient to qualify lan<:i for'

the"short- tei;m supply of land. Ftinding availability is not '.' '

required. "'Competitive Short~t.erm Supply" m~aru> !he short-term "

supply of land provides a range of sIte sizes and locations to, "

accomiIiodateth~ market needs of a variety of fudustdal and '

other employment uses." ,

The Goal 9 rtilealso requITes cities in a Metr~politan Planning
Organization (MPO, whichincludesSpringfieid) to make a cofumitment '

to provide a competitive short-term supply of leind 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

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
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the totallan:,d supply within the urban growth bouitdary
designat~d for it;1du' strial cip.d o~ er ~mployment u~es ~ s short-

terni supply~ ..., 
i, '" :' , ' ':. ", '

l ''?'''; :", :,,;:, ',: ,. :' ,:":", ":,','.> ' ; 

i"::"

b) Affected c~ti~s and,counties that are un,!-ble to ac~ eve th~':" ,

target in subsection (a) above may set 'an alternative target based,' "

mitherr econonuc'opportunities analysis. .', ". " . '

c) A planning area withlO percent or more of tf:le total land

supply enrolled in Oregon's m9.ustrial site certification program

ptirsuantto,ORS 284.565 satisfies the requrrements of this s,ectiol1.

Insmnmary, the rulerequU:~,s Sprin~ eldto .assesstheshort-term supply
of land based on the criteria that land can be ready for conStruction within

oneyear.T~edeterhunatio~ i~ l?ase.d on " engin~eripg feasibility." ','

ANALYSjsbFSH()Rt~TERM' SUPPLY' OF LAND

Th~ shor~-te~m supply analysis includesa~l~ds withiI1: the Springfield .'
portion of the

Metrop()Jjfun UG.B~ Toal1alyze the shoitterlIl supplyof
I"~ - . \' . ,

liuld available for industrial and other employment uses, ECO worked

closeiy with stclff. from the Springfield P~blic Works and bevelOpm~n~ .
Serv'ices Departinents~ A nuiriber'()f service is~ues were identifie~ through'
this prpcess that affects many different sites wIthin the city. Identified

deficiencies spanned the range of servic~s;: indudmg water, wastewater, ..'
stormwater and transportation.

Despite the issues staff identified, all areas within the SpringHeld UGB can . .

be considered to technically meet the Goal 9 Rule criteria 'of
II

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).

Table 2-11 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 }asper-
Natron area is not considered part of the short-term land supply. The
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Jasper-Natron area is the only area of the city with employment lands that

are not considered pattbf the short term ~upply.

Tabl~ 2~11,. ~ hort-term ~and supply
Acresin ':

I>, , .

Ca~ go~/ Plan Buildable, Short-Term'

Designation, ' Acres Supply

V~cant ,

Co'rrimercial

fndustrial

Mixed Use

Subtotal

Potentially Redevelopable
Commercial

Industrial

Mixed Use

Subtota,1 " '

54. 1,

254. 8

45.6,

354.5

45. 5

231. 5

45.6

322.7 '

80.7

412;'2 , "

87.9

580.9' .

80.7

325.6, '

87,9

494.2

SOlirce:,City of Springfield GIS data; amilysis by ECONorttiwest
1 .

Note: Acres may not sum to tenthsd~e to roun~ing errors" '

Percent !n '

Short Te~"

Supply ,

84%

91%

100%

91%

100%

79%

100% '

85%',
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Econ,omic Trend~ and Factors
ffectin,g:::Fut~te,' Ec~'n9mic

Growth: inS'pr,in'gfield". "Chapter 3

Springfield existS as part of the larger economy of the southern Willamette

Valley and is strongly influenced by regional economic conditions. For ·

many fac,tors, such as labor, Springfield does not differ significantly from

the broader ! egion. For other factors, such as income, it does.Thus~" '

Springfi~ld benefin; trom being'a partof the larger regional economy Ml;d

playsa spe~ific role in the r,egioIlal economy. '

This chapter ~timmariz~sriationai/ state, county, and l()cal trends ~ d

otherfactOfsaffE!cting economic gtowthiIl Sprirlgfield.'f:ach heading m

f:h;is chapterrej:m:~sentsak~y tren~ qreconomic factor that will:clffed. '

Springfield' s economy an,dec<:momicdevelopment potential. A,more

d~tailedanalysis of economic trends arid factors affectingSpringfield' s

futUieeconomicgr6w~ is pfE~sentedinAppendices A aiid~,.,"

AVAILABILITY OF LABOR ','
The availability. of trained workers in, Springfield will iIDpaet development
of Springfield' s economy over the plantting period. Based on the analysis
in this section, the key trends thatwill affect the workfor~ein 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.
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I, J I'

Table 3- 1. Population in the U. S., Oregon, the Willamette Valley, Lane

County, Springfield, and Eugene, 1990-2007

Population Change 1990 to 2007 .

1990 2000 2007 Number PercentAAGR

248,709,873281,421,906 301, 621, 157 52,911, 284 . 21 % " " 1.1 %

2,842,321 3, 421, 399' ' 3, 745,4~5 ,: 903, 134, 32% ." 1.60/~

1, 962,816 2, 380, 606,' 2,602,790 639,974 33%, 1.7%

282,912 322,959 343, 140'" 60,228 21% 1.1 %

44,683 ' , 52,864 ' 57,320 ' 12, 637 28% 1.5%

112,669, 137,893 153, 690 41, 021 36% 1.8%

Area

U, S.

Oregon: ,
Willamette Valley
Lane County'

Springfield
Eugene

Source: U.S, Census, the Population Research Center at Portland State University,
Notes: Benton, Clackamas, Lane, Lirm, Marion, Multnomah, Polk, Washington, and Yamhill Counties represent
the Willamette Valley Region. Figures for Springfield and Eugene are for areas inside their f.espective city limits.

Migratiori isthe largest component ()f population gr()wth inQregon. "
Betwe'en 1990 arid 2007, in-migrationaccouritedfor? O% of,Oregon' s

population growth~ 'Ov~rthesame period, ~- migr~tion accounted for:

74% of population gro'ftl1~ Laile County, adding nearly44;500 ! eSidents',
over, the seventeen-year period.

j

I

AGINGPOPULATION

The numbe~ of people age 65, and older in 1;he U., S.' is expectedtodouble
by 2050, while the numberofpeople Under age 65 willonly grow'by 12%,

The economic effectS of this demographic change include a slowing of the

growth of ,the labor force, need for workers to replace retire~s, 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 Sodal Security and Medicare.9

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 people
aged 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%).

9 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 Suroivors Insurance and Federal Disability Insurance Trust
Funds, Apri1lO, 2008. The Budget and Economic Outlook: Fiscal Years 2007 to 2016, January; and Congressional Budget Office,
2005, The Long- Tenn Budget Outlook, December.
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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 60/0 0.00/0

Source: U, S, Census 2000 and Claritas 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 hada 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 of2.3%. .,

Note: Percentages may not add to 100% as a result of roundi~g ~ rrors.

Springfield' s population was younger than the CountY, or State averages
in 200K Figure3-1 shows the age structure for Oregon, Lane County, .
Eugene, .and Springfield in 2008. Springfield had a greater proportion of

its population under 44 y~ars of age (66%) than Eugene (62%), Lane

County (58%), orOregon (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.
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Figure 3- 1. Population by age, Oregon, Lane County,
Eugen~, and, Springfield, 2,008

65 and o\er
j

55-64

I
I, '

i
I

i
I

45-54

35-44

Gl
Cl

l:

25-3.4

J

18-24

I

I

10-17

I
I
I

I

Under 10

0% 5% 10% " 15% 20%

Percent of Population

Oregon I!!I Lane County 0 Springfield 0 Eugene

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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shorter than the State average, these com~ uting patt~rns create demand

for a:utomotiye and qther forms of transpor~ tion; both within;Springfield ,
and. ~n ~oa~s ~ oughout the Eugene~Springfie~d regio~,' :' :;' ;' " ,

increaskgel1etgy pric~~ may ~ piict i;Jinin~tirlgpatterl1swithin the ': .. .
Eug;~n~'':~pringfield area: The nnpact i~ most likely' to be gre,at~st for'], : ~ :"

reside;nts livrngk,the ~ri1Jlle~,'~lti~'~ ar~und the Eugene-Springfi~id 'area':, ,
e.g., V ~n~ta or Qakridg,e) ~ ecause the commute to Springfield is longer,', ,

froDJ.'the~e outlying c~ties. W~ gness to commute by most w()rkersliving ':
andworkitlg within I?ugerie' and Sprmgfield ,is like~y to ha,verelatively , . '
little ~ pact.from fuel pri<;:es, :unles's prices increase dramatically.,'

l' " ,_. 
J'," ", ').

CHAN<:; ESINEI\ IIPLOYMENT

1 .'

The 'econ~IpY of tl1.~'ndti~~ ~ h(ll1ged} nth~i980 to1606J)erio~~'ibese." ,,'
chang~s 'affect~~ the compositio~'~f Oregop' s' e,conomy, m~l.u(ling'Laile,'

C()~ty ~~, Sprmgf~eld~' !i1e: ~os~'41lp~i. tan:t shift <;It#ing tlU.~p~riod'~t '

t4e ri~tional-Iey~i was t.he,'~ hif~ in'employment from (l fbc~s'on', ' i, ',' . .'

rrlan~ a<;~ring to, $erVlces~ }be m<;>st, iniP~rtant s1.illt ill Qreg~ll;, ~~luding' ,',
Lane, C,ounty 'and, OSpting[teld,' ~ as b~en the shift fr~~, a' tim~~r~bas~d ,', .

economy toamdre' diverse,'~'~oncHny,'with the greatest employment ffi'

servtces.,'The mosfm:portcl~ttten~~ 'andchariges memployment fdr ,,'

Springfield <?yer the 'next 20-year~ are: shifts in employment, growing
importance of healtl). care, ,continued iplportarlce 'of manufacturing, and '

outlook for growth' in ~pringfield. ' ' ,

SH'I,FTS' IN ,EM,PLOYMENT "

Over the past few decades, employment in the u.S. has shifted from

rilanufacturing anci resour<;:e- intensive industrie~ to service-oriented

se(:tors of the economy. Iricreased 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 industry10 and concurrent

growth of employment in high-technology manufacturing industries

Industrial Machinery, Electronic Equipment, and Instrumentsn).

10 Lumber and Wood Products manufacturing is in Standard Industrial Oassification (SIC) 24

n SIC 35, 36, 38
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t

ill'
1;,

AsOregon has transitioned a~ ay froll). naturaJ re~ource~ b?lsed industries,

the cqm,PQsi~ on of Oregon' s emplqym~nt:h,a~,shif~ed f1: oIl).:natural;

r~~o~ fc,e base9- manufac~ riJ;Lg' anq. ?ther ,~~~~tr~~s, to' 'seryic~ ~~~ stries. ;,'
11~~"~n~t~ ofOregon',s ,tot~l emploY~~ ilti!L" Sery'i~e ~~ histHes in~reased ' ,: '

Jr~~ its ~~70s, ave~age of 19'% :~6 30% ':in 2QOQ, while eD;ipI6yril~ ntiri ' ,," ,,'
Manufa~mriPg de~1illed froD;l ap,ay~rage, o~ 18 % of total erP- pl<?ymetlt ,in ,

th~ 1970( to,' arl 'average of 1~ % in '~OOO. : ' " ,

1 ,-

i' ' ,"

The changes in employment in Lane Co~ ty h~n~e' followed similar trends '
as changes ill ~a~ onaland s~ te' employment: Between 1980 and 2006, ,
L~ e <:ouhty' added more: tIlan'53,000 jobs. The sectorswith tile ~ eate~t",

ch~ ge in sh~reqf eri1ploYD)entwer~ Seririce,s,'aIld,Retai! Trad~, adding,
Illore, thaIl38~?OO 9r73% ofnewjqbs~6Ver the 46~yeat' period( , ,",
WaI)Ufacmrmg add.~d m:or~ than4;000jobs (8% 'ofnewjobs),' With the,

great~stgto'~thiri: ,Transpo~~ fionE(l1iip~~~~ manUfac~ ririg ~(R.V'~ ',~, '

tilan~ actU~ g);~<?inptiter and' Ele~tro'nics, mari~ cicttiriI1g, and, ' , '

Ma~~ ery~~ ufa~mr,uig.\,,': ," ", "",,' '" ':

r,

I

I' 
J, ' '

Soine i~,d~stries 41' the're'gion' s' eItipl~yment base' hcnre vola~ e' ,: ,", ,'"

emp~oym~nt cycl~s. Th~s~ indu~triestyp~cally 'have hoom, ~n,d bJl~tcycles,' ,,', '
which r~s~ lt cy~les 'of hiring and l~yoffs>TheI~mber and ~ o,6d ,produ~ts

ind~,stryistiedto nati? nC;llhol: 1~irig marketcycles, Wi~, decreased '

productivio/and,empI6y~ entin slow housing ~ ark~ts.:'TheRY', '
manUfacm:dng industry is tied, to broader national 'e~6nbmi~ trends arid '

energy price changes~, Fin~lly, the region' s high~tech"cotitpan1~S are ~ubjec~ .'
to m~rket' trer.'-ds ~ the high-~ech ~ dustry, including changes in, "

production methods and consumer purchasing patterns. Two majo:r high-
tech fimis, 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 Manufacmring (10%). These sectors accounted for
17,863 or 65% of Springfield' s jobs.
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J

Increases in fuel prices have resu~t~d In higher transportation costs,

decreasing ~ e benefits of lower ~ age~. It is pqssi1?le thflt, if fuel and, ,

transp<?rtatiori~osts :remain ,p.igh and/ ()r::increase>comp~ esmay m~v.-e ,

to b~ ~los~,r ~o ~lIPpli~rs .or ~6llsu~ ers~" ~ ~ ff~<;e~c~~ ts iJ:tS!~ l.llentally/ ", , , '

oyer tim~ and it is 'difficult to ql~asure ~ e iinpa<;t m ~ e short-term. 'If fuel,:'

p~ic~s, ciriCi ;tr~ po~tciti~n cos~ decrease ove* th~ p~~ g pe~iod; ::~ " :::, ,;':

tIsn,je~ se,s may not #lak~ the decision to relocate (bas~d on' tTanspor~ atiort.';" '.
cosl$) because the benefits of being closer ~o ,suppliers and inarketsn;iay , ,
not exceed the costs .of relocation~ ' ' ,

1

REGIONALB,~S'INES~' ACTIV,TY: ,',

GR()
WINGi"'rORTAN9~ OFH~ ALTI-ICARl;

p'~ . ..... ..' . ...., .

Pea~ er,Ieill~ , has ~ece,rttly relocate4 'jts ~~~, hP:spital to the ,G~te~ ay :area :', .-

inSp~iJ;lgfield~, The Riv~rBe,:Qd 'calllPlls willhave ,~,5QO, Peac~lfealth :' :. .'
employees pythe ~n~ of.200~,,~ occ~pationsil}clud~ g:'Pllysicians> " .

u.-rs~~/'mediqd tecMicialls, 9ther me4ical staff,' envrron~ ental' ~ervkes" "

sfaf[",aild'fo~d"~erVices staff.,PeaceH~althstar1:e4relptClting' '",' ':'. i ,': ". .".' " ,,'

admillJstfati~e and~ th~r st~ f to the, ~verBend '~~~' in 20, 0(j (loc~fed ,iri ,
the former Sony (li~cmfu1t1facturing build~ g),~~ chha~' 7qO,empI6y~es.

The RiverBen.d c~mpus ~ ill attract ~<.lditi~naff~ s. For ex~ ple, br~gon
Medical Labs, Oregon ~maging Centeriaridthe,Northwest,Specic~1ty.. ,
CJinics will have,appro~iInately 350 staff an~ 'p~y~Icians at ~ eRiver13e9~
camPt1~. The RiverBend Pciv:ilion will have about 300 ~mployees~ at the

Oregon Medical Gro~p, Oregon Imaging, ,and pther medIcal businesses.,

Elllploymen~ in health care may also increase in Springfield, depending
on where McKenzie-Willametle Medical Center locates its riew 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. 12 Manufacturing industries
continue to offer jobs with above-average wages, making these jobs more

desrrable.

12 Oregon Employment Department
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l' , .

sou~) and M~Kenzi~ River (to the north). Interstate 5 runs to

the ,we~~ of Spring~eld and High~ ay 126 runs east-we,st

tht?ug~ ?priAg#~~~.> ,0'. : , ,

SpriPgfleld' s Ip~ap~~, atce~~ 1:0 J-~ arid tIigliway ~26l ai1a ,', '
p! oxiri# tY to Eugene ~ e pr~ alycomp~ ative' adv~ tag~sf~r :

conomic de~elopmei1t in Sp~mgfield. tl;1ese factor~'Iriake :',' '

Springfield a~ a.ctiv~ to businesses, esp~cially ',those ' wan1#l'g 'to '
locate in the WWamette:Va~ey. "

Buying P~wei, 'ofM~ kets. The buying po,~e,r o{ Springfield'
and theEugelle-Springfield area form$ part QfSprmgfield' s '

corrip~r'ative advaJ;ltage by providirig am~!ket for' good~ and
s~rvic~,s.,1} cc<?r~ing to'estinlates''on hou~ehqld sperid1ng'by.,':: ' ' "
Cla,ritas; households ip'Sprmgfield are exi)~ct~d to. spetldabout' ' ", '

93? millioJ:l,m2~08.~ a~oyt 14%<?ft~taf~olIs~1l0Id expenditures.'
m the'Euge,rie-Springfiel~ RegioJ;l.'Sprlngfield house~ol,ds' spe!l~' , .
anaverag~,~ f$4~;700 on co~ oruy' purchased i~eIrts, n6:t, '" " "'.',.,.

in~hid~ g, h6usll1g~ Spririgfi~ld' s hoiis~holds spe;rtt less '~ an th~., .' '

regional an<l nation aver~g~s, \ vith about, 91 %, of the $47,000,,"

aver~geexpe~dituresJbr 'al( house~olds intheEU:gene- ,,' '
Springfield MSA' ~ d 84% ~of natio~al average,househ9ld "
expenditures (Claritas, 4008).' , . " . "

The buYing power of households in the Euge~e-Springfield
region,proviq.es Springfield ~ ith a comparative advantage.
Access to. households in the'Eugene-Springfiel~ Regi~n ,

provides businesses jn Sprln~field with greater sales p()tential

than other, smaller cities m the Southern Willamette Valley. As

the population in Springfield (and the Eugene-Springfield
region) grows, Springfield will need to provide more lan~ for

firms that provide, services to residents and businesses. The

majority of this land will be in areas of growth, such as in the

Mohawk area.

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 visa West Coast ports.

Springfield has developed along Highway 126, Highway 126 is
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Ill'

the priInary east-west hig~way in Lan~ County, running from

Fl6r~nce to R~d~ oria. ' ':',
I , . l

OthJrtr.~ por~ tio~ opti~~ in;$pr~ gfield, iIlcl~de:; ~~ ltip~e .

Yirldn Pac~ c ra~ lines' ptoyi<;le ' fr~fght ~~rv,ice~ ';tr~ t~ s~!" lce ' ,

froni the L~ e Transtt'District pro~~d~~'b~s'"s~rvlce;withill,,'
Springfield and C()im~cts Springfiel~ withi?ugene; ~ d, the
E~ geneAirport provides both pas~ e:q~ er and freight' service.'

J ;:

pringfield' s~ cce~s t~:muitiple mod~s ot transportCitl9n
provl~e~ Sprmgfield with"a9-vantages ill attracting busin~sses

tl1a'tlleed easy access to I~5 .for ,:\utbmonve ~ rs<?ine types of.

freight m'ovement., Sprmgfield may :J;ave di~adYmitag~s' ~

attj~c1ii1g business'~s that.,n~~d large lots'arid easy a<;cess to ~-;;

e.g.,'warehousing atld tr~ PP'r,~ti9n) beqauseof the,l~ck'~f ":, '.'

hu~dat>le irl~~striall~ d ~~oIlgl-$~ea~ :J.::Iig~ wa~ ,in~~rc~~. ges,..;,- .:

Public F~ciiities an4- Se~~ ce~., Pr6Vi~io~,of:,pulJJic facilities and "
I ' . ' '~ '.' ' . .. ' ",

sehilcescan impact a; '~ lll' s d~<;ls~on 9n1()cation ~ ithiIt,C;\ ,
region. Once a 'busilles:s 11as'~hosen i:oloc~te.'Withiri a' regi9n,
they conSider 'the factqfs ~ at local'gQvernmei1.tS c'an',most .

directlyciffec~ tax rates,' the cost and qua,lity of public services,
and regul~torY, p()li~ies~' . ' .' '

Springfield'sproperty.mxrate,range's from $16.?2,and $18.65

per $1, 000 of assesse<:f value, comp'ared with a state average of

15.20. The property tax rate in Eugene is more va! iahle than

Springfield' s, rangir1gfrom $10.31 ( possibly located in ,an area

outside of Eugene' s' city limits) to $24.68 per $1, 000 of assessed

value.14 Springfield' s property tax reites may provide the City
with little comparative advantage in afuacting businesses,

relative to Eugene. .

The City has sufficient water to meet expected residential and

employment needs. The local water provider, Springfield 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 ofavailable and lower cost

water may be an advantage to afuacting some types of

businesses to Springfield.

14 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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l

plication of ~ s workforce analysis is that, whil~ only one-,

third of Spriil.gfi~l~' s ~ o~kforce lives ~ ithin the City, , : '
pringfield are '~ble to ~ttr~ct educated ~ or,kers frgm m<?,st of '

Euge~e ai1~, s11rioimdingaT~as~'~ aI1eC<~im~~: , ' '" '

0 . _~'.: 

l' " ' . ",. '. ~. ",': 1 . ,. '." ' '..

Itjioes ~otappeaJ; that \Vorl1oic'~, ~ill be acol1~tramt ()~ "

mployDient growth ip. Spring? el<:i,~ Spririg~eld 'shotilq be able

to contit:lue. to draw on'residents <?f Eugene for workers, 'even if

ep, erg)r prices continue tonse but Springfielc;l's ability to a:ttr~ ct

workers ft:om outs~de ,of the Erigen;e~Spting~eid area may be' ,

negativ~ly ~ pacted by c()ntiriued~~ reases m ene~gy ,price~. ,<'.

Orpor~ ties for'.w~r~ orc~, tr~ining ~~' p6st~s~coridaty:',";" ..
e<:iucati. orrJo! res~derits of the ;Euge.?e~Spr~ gfiel(ra!eainclud~:'

t4~ Um~~r~ity' of . Q:reg~ n;' Lan~' ~ommumty ,c::o~~ge" Northwes~ ,
Christian <=o,llege~,,~4} Outenperg~Co~eg~~ "

J ,

I ..~
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ill,
i

A decrease in the share of employment in Retail Trad~, ~6m 21 % to

13 %. ~ e number of jobs in retail did not '~~cre~se st1?~~ tially :'
ov~r the 27~year pe! iod ( alQs~ of n~arly 550 re~ U jobs) but growth
iP'r,eta~ j9bs lag~~d ~e~ d gi~Wth~I(~ ther sest?! s,:,~specicWY,
serirlCe sectors.:,", ,;" ,', /~", , '",'", '

l " ',' ,";_ , ", ,", . ",'

e

e A, decline in 'the"shat~, cof~ mpl:~y~~~t in "iv1;ain#acturing, which fell '
from'20% to 13% b,f covered 'employment.' ' , '

A ~eclineintheshare of employme'nt'mGoverirm~nt",which

ecreas~d fr.()lll,20% to 16% ()f covere<:l,e~ pl~ rJ;rlept

Tog~~ er; ~~ se sec'torstepresent about 84% <?f eJ:Pploy~ e~ t ~ :the, County.::
Other se,c~ors of th~ ~ounty' s ~ con6my hav~ a'r~ l(:itive, ly sta.ble'and smaIJ :..
share?f ~e"to~ tY',~ ewploYlp.~nt.,',,' ' , " '",,,' ,', "

lfi.st()J;i~al, employrrient t:r:~n~~ sho~' a' su~s~ tlal shif! in th.~ Region~~,
econqtily that mrrfb,red'shiftsin the State and:natio1i.aletono~ ies,,;

speci#ca~y"the subs~ ti(llgrowth' in :?ervices and dec~ eof " , ,

MClliufacturmg. Whi1e~ ese trends arE~ e~pecte.d:to cOl,ltinue ipto'the
fuhir~"fu~ e shiftsaren9texpected tobe,as'dtama'p.c,as those", '

exp~rienced ov~r' thepasf.twenty years. ',There' are several reasonsJor this '

expectati911 (~~g., '~ at"the '~ ture ,:"illbe somew~at different thatthe pa~t):

e, G~~~ th in the Services s~ctor has, mattired, and'should track more

closely. with ,overall employment and popuhition growth tath~r

than continuing to gain a substantia~ 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 1970sgrow to a harvestabie size. While outsourcing will

continue, much ofwhat 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.
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BUSINESS CLUSTERS IN SPRINGFIELD '

One way to asse~s the types of busmess~,s that are ~ ely, tb'h~ve f:u~ re

gro,wth in ';ill area is , toexa:mine,: relati~e; corcentrat;i:on and. 'employment "
o\y~, 'of, ~xi~t;mg lj~sine~,ses:, 11Us me'thOcl'of 'analysis c~ ~ elp ,4eter~~

r,eia,tib~ hip~ ~ d ~ ages, \vithin,in;~ dy~tries, al~o called'~ dusttial ~," ", " '

c,lustets. Sectors tha~~~~,~ghlY:fP~centrated,(mealling there are mo~e "

than the
II

average" nu~ ber, <?f businesses in a sector in a given 'area) and

havel1ad ,high employment growth are likely to b~ successful industrial

cluster. Se~tors with either 'J;righconcent; ratiol1 of b:usinesse~ or'irigh,

emploY~,ent group m~y be part of an emer~ g cluster, with potential.for
future growth., , ' ,,',,' ' ,

The se'ct<?r~'withlli~ tnbst growth'pbtentlal (identifledm Ch~pb:~~'?) are: ' ,

Real~ and SocIal 'AssishUl~~; Admi:rlistrati~ e'''and Support; Cprl,struction; , ',:
Mld'}\cco.imrtod~tionSand Fo()~,Serykes. Other,s~cto! S with.gro~ th' "

opport:ullities' are: :Arts; Entertaiiune~t,~ d,'Reci'~ation~,Management of"

InPaw~s an4 Ent~rprises; Pr6.fe~siona!, SCie~ tifi~, aIld Technic~l " "

Setvites;~ dPijyat~ EducationalSenikes. ' .. '

I

Table 4-J '~hows existing and, potenti~ busmess chisters:'in Springfield. ,
The,c.lusters,~denti#ed,41T~ble 4~1,~re'bas~d oriemployme: rjt trends, , ,

Sprmgfield' s compar~tive advaritages,' the QED' s employment f()re~as,t f~r'

Lane County, the types, offirms tlla( haveconsidered locating in" " ' "

Spririgfield, and analysis of 'existing and developmg busiriess clllsters ih )"

Spririgfield and ,Lan,e CountY~

Table 4-1. Existing and potential business ~Iusters In Springfield
Cluster Er:nployment Potential. Secondary Site Needs

Employment
Medical Associated with RiverSend: Associated with RiverSend: Small sites (2 acres or

Services . 3,400 new jobs in 2008 Medical Services and less) on the RiverSend

Additional medical Suppliers Campus or in the

services Research and Education Gateway area

Additional services Non-medical office space
Small sites (2 acres or

less) distributed in

Employment at a new Services like retail, neighborhood or

McKenzie-Willamette restaurants, financial community commercial

Facility, if the Hospital services, etc. centers

opens a new facility in

Springfield over the

planning period
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Cluster Employment Potential Secondary
mploymen~ ' ,

elated. biote~~ firm~' ' :'"

Suppliers' or other: ':: ; ,"

spec!alized service pr?viders'

Site Needs

Biotech Growth 'potential depends'
on firms choosing to locate

in SpringfIeld. There' is a lot '
of national competition 'for "

t~esefi'rms..< ,< ",:: i ','::< :~"

5,pringfield has advantages', '
in attra,cting the:se fi'rms',
because of the University of

Oregon's Biotech ,Program,'
ptesen~e of I nvitrogem, 'and,' ,

national 9rowth in, the ' '

industry. ' "

Site needs rangefr~m ,

sites 1 acre ',?r' less :to' '
la'rge, sites ' of2,Q , acres

or more.,' " " '",:"" ,

TAR:GET ,lNt)U~STRIES ' ,

rhe charad:eri~~cs of~prirtgfield~ c#f~ct the ,types 6f~~smesse~ most ,

like,ly t~ 16cClt~ 'in Springfi~ld;:.spririgfi~ldjS a~~ but~sthat fi\ ayattr(ict :',', " '

fiI-msar,e,: the City"s prd'XiIriity ,t9 I-5, Ng}{'qualio/ Of) ife(pr~Ximio/!o,'the

Uniyersio/:bf9rego~, thepr~se~,c~ 'of th~ RiverBend 9at?pus, P9sitive" '
busip~ss c~ ate, ayailab,ipty ,of skilled arid ~emi-skiJ1ed ~abo~('~~, "

proximitY to'il;14oor 'andoutdoor recreational opportunities. The types of

bu~inesses t4at'~ aybe~ ttractive to ~pringfieid ~ clu~e: ' ,

Me~icalServ~ces. The development of a medicCiI cluster at "

Riv~rBend preserits an opportUirity to attra~t medi~al firms~
medical research finns, and other professional serVices~ '

PeaceHealth is in' the process of ~ttracting these firms, through
development of a research-oriented relationship with' QHSU and

the University of Oregon. The possible siting of a n~w facility for

McKenzle- Willametle 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.

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,
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I." ,

II I'

recreational equipment, furhi~ re mf;lIlufacturing, specialty apparel,
and other specialty manufachirm&. :": '

o;~ !: CaI1 C~nt~r~. ~ e e~$, ting\:
o~

ll ~~nter cl~~ter,th~y ~~,ftt:~ct ~~ll,~enters'
o '$ prfi:1gf~ eld., The potential for growth' m 'call :~~~te! s ~ tile" ,; , : : ': '

geri~~Spr~ gfie~~ a! ea' will bed~pende~t bf~the ~vcWability,'t~f
sJdll~d labor ~ :',:

Back-Office ,fu~ctions~ Spdn~ el~'~ hig4 qU,allty" of life and

relatively'low wages' may attract bac~~office ftIDctions, 'such~.s the,'

LeviStrauss financialcenter hi Eugene. ~~ck-offic~ ~ ctions

clude ,administrative ftlll~tio~'~ llthas' a.cc9unting qr ~ 6rwatio:n '

teclulology'.,The potential for '~9wth:ill back~offic;e / unc,ti~ns 'may ,
b~ limited;by,pati,onal c6~ petiti()n for thi~type oremp,loyment.
Spr~ gfie~d l!laY lJe more siIc~~~~ful ~t'attr~c'ting'b~c~-office ',' ,,' ,,'
fu~ctio~. f9r ~rms thCitha" e,'a 'rea~on to'locate in~ e' Re~i9p.,such ,

fiiIns~~~ CorporClte heCl,~q~art~rs o~ t:he ''' Yes~,<:o:~st"or tiI;~lS
that,~o, a ~ ubstant:ia1. ain,btintof busiilessin the:Willallle~eV~lley.

J " " ,,:' ';,.", " ' .' , " ,: j', ',,' '>: , ' ',', ? ' ,," ',' , .'

Totiri~m. 'Visiion;,may heafuac1~~ dt(),~prnigfi~id to ,ta~e"adv~ ta,ge,
f r~c~eational opportunities and other a~ enities~ Tl:1ey' may also l?e ,

attracte<;l~s a result ~f regional events, s~ chas the, Olympic Track:
and Field tri~ls, theqr~gon CountiyFair; or the l.Jniyersity, bf
OregollBach F~stiva1. Industries that serve touristsi,su~h a~ food

serVices and,'accommodations( are likely. to 'grow if tourism

in,cr~ases"

Specialty Food Processing. Springfield' s proXimity to 'agricultural ,
resources may make the City attractive to specialty food processirtg ,
firms, 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, research, and other professional serVices that are

attracted to high-quality settings.
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uses." The number of needed s! tes is dependent on the site requirements
of emvloyers. The es~ ate of l~nd need is presented in the site ne~ds

iqlaly~if? in the next sec~ ori. ,

I?~mand fo! cQ~~ erciai and,~ dristriall~ d wilrb~,d#v~~ by,~~ " . "
expansion and r~loc~tion of existing businesses and new bUf?ip.e~ses ' ,

locatirig in Springfield. Th~ level of this busin~ss expansion acti'tity cap be ,:.'

measured by employment growth in Sprin~ eld~ 'Dris section pres~nts a; ,

projection offutur~ employment levels m Springfield fo~ 'th'e purpose of

estimC:l~ g demand forcom~ erctaland ~ dustrialland.' ' ' ,

Appendi~ ,C P! esen~ the pr<?cess used to arriyeat the employment '
forecast for Sp~ingfield. Table 4-;-

2 shows that ~mployinent isfore,cast to

groW- bY13,440 ~mployees( a3i% increase) befu;een 2010 and 2030. , ' '"
I " '. , . ~ . . ,

ra~ IE!.4-2. ~ mploymer.-t,gro~ tJ, in'

Springfield'sU9.B" ~O,1 O~ 2~40. ",

T()~al.,

Yea'';' , Emplpyment '
2008 ' 41, 133

2qlO. " ', 42,284'
2030,' , , 55, 724 '

2030, ' , 55,724

2031 56,'49. 8

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 320/0

AAGR 1.40/0

Source: ECONorthwest

1" , I'

Springfield is part of the regional economic center in the Eugene-
Springfield 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 will continue to have

employees who commute from Eugene or other cities in the region.

Table 4-3 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
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employment is in ,office and other services' building types. About 18 % is

in retail, 15% i~ in g~neral industrial and 7% IS in warehousing and

distribution. ' ,

T~ble 4-3. Forecast of e,mploYrTlent growtli in:by bliil,d,ing ~ pe,

Sp~ingfieldUGB, 201 0- 2()30 . ',>.'.: '> ',' ,,' '> >

2010 2030 C~ ange
f  ' % of, 2010 to

Building Type Employment Total Employment Total 2030

Industrial

Warehousing, & Distribution . 2,954 7. 00/0 3,~ 43 6. 00)0 389

General Indus~rial 6,457 15. 30/0 7i523 13. 50/0 1,066

Commercial
I

Office 12, 56,1 29.70/0 17, 274 3 LO% , 4,713 '

Retaii    . 7, 709 18~2~/0 9, 752 ' l?:S~/o 2, 043

Other Services 12, 603 : 29.130/ 0 17, 832 '. 32~00/0 5, 229

Total ., , . " . . 42,284 ' 100.0% , 55,724 100~0% ' . 13,440'

Source: ECONorthwest .
Note: Green shading denotes ~m assumption by ECONorthwest , , '.'
Note: The forecast assumes that the share of employmemt in other services' building types will increase by
about2.2% O\~er 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 4-3 a'ssumes thatSpringfield will have growth m all

cate'gories o.f employment. It also assumesfucit the share of employment
will increase in other services (2.2% increase in share) arid office (1.3%

increase in share). At the same time, the share" of employment will

decrease in general industrial (1.8% decrease in share), warehousing arid

distribution (1. 0% decrease in share), and retail (0.7% decrease in share).

The rationale supporting these assumptions is presented in Appendix C.

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.
Types of needed sites are based on the site characteristics typical of

expected uses. The Goal 9 rule provides flexibility in how jurisdictions
conduct and organize this analysis. For example, site types can be

described by plan designation (i.e., heavy or light industrial), they can be

by general size categories that are defined locally (i.e., small, medium, or

large sites), or it can be industry or use-based (i.e., manufacturing sites or

distribution sites).

Firms wanting to expand or locate in Springfield will be looking for a

variety of site and building characteristics, depending on the industry and

specific circumstances. Previous research conducted by ECO has found

that while there are always specific criteria that are industry-dependent
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and specific firin,'many firms share at least a few common site criteria. In

general, all ,firms ne~:~ sites t:h~t are ~,e~ativ~ly flat, free of nab1,ral or

r~gulatory, constra~:ts on deve~opm~nt, with gqoq transpo! tatio:t;l access

aIld ~9-~quate publlc's~rvice,s,~:r1t~ ~xact,a~ o~ t, qualitY;,an~,~e,I~tiye "
importance of these' factors vary,:aDiong differ~nt tYpes qffirm~.' ThIs ,,"

ection discusses the site requirepientS for firms ~' indu~tr~e$ with gt: q\vth
potential in the Eugen~-Sprip.gfieki 'Regio~, ~s, lnd~cated ,by',the; ,qr~gon
Employment Departm~nt fore'cast (see Table ,A-12' in Appendix A for the

regional for~~ast): '

Appendix C discu~ses, th~ pro~uctive fa~tois' tltat affe~t busiri~'ss" ,

location~ decisions and th~ ~ plicationsQf these factors for'busin~ss~s

that ~ ay loca~e, ip',Spring~~ld. The?ppepdix~~~o'di~,c~ sses th~ '

ch~rac~~rlstlcsof, &itesp.e~cled to accomITL6date , e:mployme~~,' growth and"

Springfielq'sabilitY to p~ovicl:e:~~t~~ ~ith t4es,e c~ ara~t~ris~c'&'." ,~: ' "

L6'f;.JG'~ T~RMLAND Ar.JD SITE"N~ E,b~,:"

Apperid~x C presen~ the prbces~ for tonv~rtiTlgbetween th~, ~mplQyment
forecast to sit~ needs. Table4~4;presentS the estimate of need,ed sites by: '
site size and type o{ bul1ding~ 1?e tes:u~tS sho.~ that~Springfiel4 needs " ,

approximately 371 sites. 'Most sites are's~ all, 2-~cres or ~es~~ Sp~ing#eld
needs approximately 8 sites larger than' 20-:-a~res. '

I

T,able 4-4. Estimated needed 'site,s' by 'site size and building type, ,
Springfiel~, 2010 to 2030 '

Site Size '(acres)  

GreaterLess Total

Building Type than 1 1 to 2 2to 5 5 to 20 20 to 50 than 50 Sites

Warehousing &
Distribution 3 5 1 9

General Industrial 5 7. 10 11 3 3 39

Office 100 20 20 5 1 146

Retail 70 15 10 4 99
Other Services 50 18 5 5 78
Total 225 60 48 30 5 3 371

Source: ECONorthwest

The identified site needs shown in Table 4-4 do not distinguish sites by
comprehensive plan designation. It is reasonable to assume that industrial

uses will primarily locate in industrial zones. Retail and service uses could

locate in commercial zones, mixed use zones, and residential zones.

SHORT-TERM SITE NEEDS

Springfield has four large-scale development plans currently Underway:
RiverBend Node, Marcola Meadows Node, the Glenwood Riverfront

Node and the Downtown District Node. RiverBend, Marcola Meadows
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and Gle~w90d Riverfront District have approved master plans and are

available for immediate development. In addition, th~ C~ty is currently
deyelop'~g ,~ Downt~\V~ District Plan and I~ ple~ entation Strategy to

facili~ t~ anq ,p~ o:r,note d9W"nto~ n redey~l~~~~pt. '

RiverBend Node. ~eaceHealth"s ma~ ~ ospitai ~t'RiverBend'

opened in August 20.08. The relocation ~r e~p~ ion 'of other

medical firms to the RiverBend campus is 'un4~rway. Irladdition to

these uses" PeaceHealth, plans further develop~ entof the, '

RiverBend ~ampus, which is' about 72 acres in size. Other uses may ,
in~lud~ a mixture of residential development, office and

commercial support services, retail, arid education~l and resem;ch

fuJlctions to support colla1;>oraijons ~ ith Oregon Health Services'

Universityand,theUmversity of Oregon~ Studies for~ e Riv~rBend'
master plan iI1dicated, ~at therelnay be demand for additional "

office development (4DP, DOD.,.5DD,DDD, square fe~t) and conimercia~ "

reta~ serv~c~s (? D ,0.0.0.' to 70. ,DQO square feet).

Marcohl Meadows Node. Marc6la Meadowsis a proposed mixed-:-
use project located on 'a vacant 10D"7acreparcel in Sprir1-g~eld~ The

project is expected to include about ~9psingleunitdetac~ed homes,

about 120. townhouses, about 120. homes in ~partffients, and 54

homes for senior living. The total proposed land requ~ ement of the

residential vil~ages would, be 39 acres.

Marcola Meadows is also expected to ~ave commercial

development, anchore'd by a Lowe' s Home Improvement store, and

including professional offices and retail. The commercial

development will occupy about 44 acres, have more than 40.9,0.0.0.

square feet of built space, and require more than 1,20.0. parking
spaces. The remaining land in the development will be used for

common open space and streets.15

Glenwood Node. Glenwood currently has a mixture of residential,

commercial, and industrial zoning, with areas that are

underdeveloped or undeveloped. Glenwood' s current

development pattern is: 83 acres of industrial land, 64 acres of

retail, 66 acres of manufactured dwellings, 37 acres of single-family
dwellings, and 167 acres of vacant land.

Redevelopment of Glenwood is in the planning stages. The 48 acre

Glenwood Riverfront Plan District is currently designated for

15 Marcola Meadows Pre Plan.
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Table 5-2. Average size ,of needed sites, Springfield ,UGB

Site Size (acres) ,

Less - ~ 0 , Greater?"
l . 0 )

than ,1, 1 tQ 2 > 2 to 5, 5 to 20' 20 to,50 thap50
0.5 . ,', 1. 5 3.0,' 15.0 " ',,' 50..0' ,: 100.0

0.3 '," '", 1. 5,;, ,: 3.0 15.0, , 40.0 ' 50.0'

Indu~tri~1 ,:; ," ;

Commercial 'and Mixed Use

Source: ECONorthwest J )"

o ,_.~ '" '

Table 5-3 shows sites needed (from Table 5~i) an:d la:nd :need (based on ,

number'of sites neededin'Taple5-1 and ave'rage si~e size in table 5-2). The

results show ,that Springfield has a deficit in the current UGH 9f,the,

following l~ d types ~or the 2010 to 2030 pe:t;~od: , '

In,d,ustriafla114.~ p:ririgfield has '~need for 450 acres of industricll' ,

lapd on six sit~s.,Springfi~l~ h~sa n~edforthr~e 50 clcresites, and '

need f()rthre~100~ cre ,site~.. In ~ e cqnt~xt d,fttUs stUdy, industrial

uses means anYIIlajo! employer thilr''Yould, be ~1l6wedin an , ','

iridustriall~ d ~lesi~ ation {e.g./,campus indtistrial~,light-medjuiri,
mdustriClll~g~t- me<iiuIl: 1 ~dustri~ l.n:iixed ~se>~ eavy mdustrial, ,or" ,

pecia! hea:vY,~' 4~~trial). ',' ,'''" '

Commercial s~tes.,Springfi,eld has ane~(f,f~r 261 ~cres of" "

cODl~ ercialland, o~ 44 sites. Springfield' s commercial site needs, '

range ,from sites i ,to 2'acres in size tq ,one sHe tha'tis 40 acres ip.
size. "

t '"

Table 5-3. Comparis,on of employmeritland supply and site' needs, Springfield
UGB, 2010-2030' " ,

Site Size (acres)

Less'     Greater

than 1 1 to 2 2to5 5 to 20. 20 to 50 than 50 Total

Industrial

Sites needed none none none none 3 3 6
land need ( acres) none none none none 150 300 450

Commercial and Mixed Use

Sites needed none 19 14 10 1 0 44

land need ( acres) none 29 42 150 40 0 261

Total sites needed none 19 14 10 4 3 50
Total acres needed none 29 42 150 190 300 711

Source: ECONorthwest

The summary of land needs in Table 5-3 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 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

Page 58 ECONorthwest September 2009 Draft: Springfield Economic Opportunities Analysis

Exhibit 9-4, Page 76 of 177

Attachment 1, Page 422 of 601



r
il,I"

h~d a deficit of 23 commercial and mixed use sites smaller than five acres,

which would require 71 acres of land (Table 5-3). '

Table 5-4;shows Springfield' s empl?yment l,and need< ass-q.ming that all

site needs for sites smaller than five acres woUld 'b~ addressed through
redeye~opm~nt. ,Springfield ,has tlie ~eed for appro'xlmately six' , " ' '

industrial sites on 450 act~s 'and eleven commercial and mixed use sites

on about 190 acres that cannot be acco~ odated within the existing UGB

over the ,2010 to 2030 ,period:
Table 5-4. Employment site and land needs, Springfield UGB, 2010-

2030

Site Size (acres)" "

Less ,',',', ,,' ,,', f3reater
than5, 5 to, 20 , 20 to 50 than 50 :, Total,

Industrial

Sites ne~ded, "

Land need, (acres~, '
Commercial,'and Mixed Use

Sites ne~~ed ",

Land need (acres) ,

Total sites needed

Total acres 'needed

Source:' EC'oNorthV> lest '

none

none'

none'

none,

3

150
3

300

6

450

11'
190 "

17" '

640

none,

none

none

none

10

150

10

150

1

40

4

190

none

none,

3

300"

The data in Table 5-3 address employment needs on vacantand partially,
vacantland. Some employment in Springfield will not require new hmd '

but will locate on land that is currently used. ECO assumed that 24% of

employment (more than 3,200 new employees) would not require any
vacant land. This would include employment that will locate in residential

areasas well as employment that will locate on land that is already
classified as developed because employment uses in some built spaces

may intensify.

In addition, Springfield identified economic development strategies of

encouraging redevelopment in Downtown and Glenwood. ECO assumed

that all commercial and mixed use land needs on sites smaller than five

acres would be accommodated through commercial redevelopment. The

City had a deficit of 33 commercial and mixed use sites smaller than five

acres, which would require 71 acres of land (Table 5-3). Springfield
assumes this need will be accommodated through redevelopment of

existing commercial land.

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
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The site n~~ds cfu~lysis in c:hapter 4identifi~ci stteneeds infiye Wpe~ of

buildings::Wareho~sing and diskibution; geperal ~ ind,.ttstrlal; office, retaii, ,
aridotherserYice~~1be' thar~cteri~tics ~f needed ~ites fareach tifthese':',: . . "

btiildfugt,yp~~ aredesc# bed, beio'V ~,All~it~s~ ill~eed ,a~c~s~ t() elec.tTicity~ " .'. '
p~ore~,and~ gh-s~ eedJ~I~ coD:lirluni~ a.ti9n~.,. ", ,,'

VVAREHq:U: SIN'c;': AND':DI:~tRIButI6'N. .
Th~ sife:Ile~ds analY'~ is('rable4-~) identifieda need forsixsiteslarger' ., .
than. five a<;:res'Jor ware~ousing ,alld distributioll. Based ,on the all-aly~i~ of '

l~ d ~vpplyand site needsin Table , 5-:
1; Springfield 'will n~ed one site for

are~ous~ g ,and dIstribution ,over the: 2010-2030 p~riod~17 " .' .' ' ': ,

Site size. Spr~ gfield 'w~lneed one ,site between 35 and 50 acres.' ,

Street access. Warehousing and distribution sites should be locab~d
on an arterial street within 1/2 niile of an Interstate 5 interchange.'
the freight traffic from the site should not be routed through '.
residential neighborhoods. '

Topography. Warehousing and distribution sites should be

relatively flat with slopes of 5% or less.

Access to services. City services should be accessible to the site,

including sanitary sewer, and municipal water.

Land ownership. Sites with a maximum of two owners to

minimize the cost and uncertainties of land assembly.

Surrounding land uses. The warehousing and distribution site

should be abut compatible uses, such as industrial, business park or

commercial uses. The site should not abut urban residential, school
or park uses.

17 Table 5- 1 shows that Springfield will need a total of six industrial sites larger than 20 acres over the 2010-2030 period. One of
these sites will be for warehousing and distribution and five will be for general industrial uses.
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GENERAL I,ND,USTRIAL

The sit~ needs analysis (Table 4-4) ide~tified' an~~d fbt;' 17 s~tes larger than '

five acres fdr' ge~eral ii;1dusb' ial 'us~s. 'B~s~don' t4e, analY~ls, qf lahq ~upply >
an,d s~~e"nee,d~ in Tabl~ 5,~1; Sp~il)g#~J~,' will Ile~d five:sit~s'20 acres~ na" '
l~rger fa.r gen~rafindUs1lia16verthe20'ld~2030 period.18 : industri~l sjtes"
in'a)rbe u~~d f,o~"~'rte~fir~' 6rfuay,,be 'used for an industri~lpark~' toprqvide '
spa,ce for. multiple; s~ aller ,firms~: " " , " ,',' . " " " ,

Site s~~e. Spring~eid will need five sites largerthan 20 ac're~ fo!'

geJ?-eral industri~luse.' :." '

0" Springfield will need ~ o, sitesofappro)(inlat~ly35 to,: 50

acres~ a,ch~" '. , .' ' ,

6 .'., "Sprin~ el~,wilJnee~,'~ o sites ~', the 80~120acre range and. '~ ;

n~',~i~~$in'~~'i~O~2p,R~,:a~r~,r~ ge~',.'.." . " '.' ':'

Sfr~et acce~s. Industrial sites shquld be l()~ated ~n cui ~ i-'teriai.' street
tl1atpro,,!i~esactess to~ I~b~r~ta~e.q or ~ ghway 1~ 6 itlterch~ g~.'.

S should pe n() tpQ! e' th~: on~',~ e 'from, an mterchaii~e.;TIle, '" ,
freighttraJficfromjndust!ial sites sh6uldnot be routed throtlgh ,,', '

resic.ien~ ai lle!ghporho9d~. , ". ' . . '.. .' .. , ' ' :,' ",,, "
RalI '~ccess., Some,iridtistda~, usesm:ay benefit from rail a,ccess, ,',

especially b~siriess~s thaf,ship bllIky, irtexpensive) tel!lsover long' .
istance.s. Access to ar,ailline, or the pqssib~ ty ofdev~16ping 'arail , "

spur, is an~ dvantage for some businesses.

Topography. Industrial s~~es should be relatively flat with slopes of

not more than 10% slope. >

Access to services. City serVices should be' accessible to the site~ :

including s~ tary sewer" and municipal water during the 20-year

planning period. .

Land ownership. Sites with a single owner are strongly preferred,
to reduce the cost of land assembly.

Surrounding land uses. General industrial sites should abut

compatible uses, such as other industrial uses, warehousing and

distribution, business parks or commercial uses. The site should not

abut urban residential, school or park uses.

18 Table 5- 1 shows that Springfield will need a total of six industrial sites larger than 20 acres over the 2010-2030 period. One of

these sites will be for warehousing and distribution and five will be for general industrial uses.
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The site need~ analysis (Table4-4) i~~:q.~ ed, aO'I)e~ci fOt:;~b~ '~i~~~ larg~r ;

tll,an five acr~s for :offic~ uses. 'Basecl On the ,~nalysis of J~ d :stipply ,~ 4 ' _
si~e heeds ' ill'l'ahle 5~llSpting#~14'wilin~~'d ,~ix'~ites 20acr~s ~~ : i~iger ',:

JO! ,Qffi,~~' oyer:the:'~P10~2099perio'd~ 'Tllese, ~a~'ger office"~ite~'couI4<hav~'~,' "

ya! ie'tY of de~ elopri;1enttyp~ s:, a',carrLpussite for alarge'brismes~;'a..' ',' :' ",,'
bU:sme~s pa! k~ a'mix~d 6ffice'anrl Ught indu~trialpark, or othergronpings
ofoffice buildings. " , , ' ,

Site size.' Sprmgfieldwill,needfiye' sites ~, to 20 acr~s and one ~ite',

20 and 50 acres for office Jlse~'." ", ,

0 " Sprmgfield w~l need five sHes,,()f~ppro,xint~tely to t~l~

acres~ ach..:, ' ,'" " ':,,:, " , , , " ", "'" " :

8,.:'$piipgfieidwW~ e~4 qhesite:()[ apP~()xYnately' ~pto4b ": '
cres. This ,si~e,s~()llJ1be de~ icate:~,tpim Qffic~,park~", " '

treetaccess.,() fficesHfs~h9uldb~~o,cated on an arteri~ r()r,k~jo~: '
c<l,llector'~tr~ets'~, Trat~cfrbpt .offic~,sites should notbe T()uteq ,

thr'ol1ghre~identiClJnejg~,borhoods."

Topograp~y. 6ffic~ ~itesshould be r~l~tively flat slop~ s().f~6t ..
mo're thcin 15%e."

The site needs analysis (Table 4-4) identified a need for four sites larger
than five acres for retail uses. Based on the analysis of land supply and site

needs in Table 5- 1, Springfield will need one site 20 to 50 acres for retail

use over the 2010-2030 period. This site is expected to provide
opportunities for large-scale retail development for multiple retail

businesses (i.e., a community shopping center).

Site size. Springfield will need one site of approximately 10 to 15

acres for a community shopping center.
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Street access. The retail site should be located on ,an arterial or

major collector stre~t Traffic ~ om th~ site s~ o~ dnot be l'()uted

Q~ gh r~si~~~ti~l
nFigh:~~r4o,0~~~ ' >' < , :>'.., ' ,',;: " :'

T~p~~~ p~:y~ The r, elf-iil ' site should lJ,e re~ati~elyflatwith,:slop~s no:

gr:ea~er ~~ J9<X{. ,'",,', '," i: " ' ;,

Access to services: City services should be asces~ible to the site, ",

inchid~ g sanitary sew~r, ~ d municipal water during the 20-year

planning period~ , '

L~1.ld ownership'. S~b~s with'itat more th~ two ,oWnerships are

necessary to t,educe the costanduilcertamty of land ass~mbly~", '
I " ' ,> ~ , "", .

SUtroun(.ling land,~ses~ l{etailu~esare c~inp~tib,le:'iJith office, ,

others~tvi~e~'" indtis~ i~tpv~irtess p~tk,:,9thigh-density '!'~sidenti~l
Uses.

VlsibiIiW. The retail~ite nrllsFbewglllYvi~ible fro~Ilar~erial streets '"
i, Or Interstate 5,. ' ' , , " , " ,

OTHE'RSERVICES:: "
1 .:

1 ,

The site nee'~~ analysis (Table 4~4) identffied an~ed fo'r fiv~ sites larger" , '
than fiv~ acresfotother services~ Based on theanalysi~'of larid,stipplyand"
site needs in Table 5- 1,.~pringfie~d will need four site~' 20 to 50 acres for,

other services over the 201o.~2030 period. Thesesi~es an~ ,expected' to ',' ,

provide opportunities for a wide range of service uses, ~uchas medical,'

serVices; govel'lUllel} t facilities, 'and education. '

SIte size. Sprmgfleldwill need four sites of approximately 10 to 15 '
acres each.

Street access. Other service sites should be located on an arterial or

major collector streets. Traffic from the sites should not be routed

through residential neighborhoods.

Topography. The sites should be relatively flat with slopes of 15%

or less.

I'

Access to services. City services should be accessible to the site,

including sanitary sewer, and municipal water over the 20-year

planning period.

Land ownership. Sites with two are fewer owners are necessary to

reduce the cost and uncertainty of land assembly.

Surrounding land uses. Other service sites uses may be compatible
with office, retail, industrial, business park, or high-density
residential uses.
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jn 1>99~' to ~% of the ,workforce in 2002, an increase of 64%. O\rer the

sa~~'.t~n-yea! i?ei'ioq, ~ or~ers 45 to 64 yea~s ~ creased ~y 70,%.22

0 ~ .' ,

1 _' _ 3'. ;:. _. , , , :

Ti~ t~rilltgiabor (~ rce.' G~owth ~n thela~ rf()rceisprojecte?, to :' .: . .

slow over the 2006-2016:period (isa result. of: ( 1},aging'aild ,,;" ,

retirement6f the baby hoonlef g~Il~f~tioh ~~( 2)~~ 1~pbrJorce:
partkipationby women' has p~aked,.}ob gr9~$, i~'~~pected to,

o~ tpa~e popiIlationgr,owth, witq."a. 10% 'inq:ease in employment
15.6 mIllion jobs) 'compared toa'9%, in<:reasein,civiliari ':', " '

noninstitutloll(ll population 16 yea~s: and ()ider (22 miiliQn people).'23" ' ' :

1 ' '

la' ' Need forreplaceJ:l1ent work~rs. Tl1e'need, fot \york~r~ to replac,e ':;' '

r~fuing'~apy ,bOOmers \iVill ?ritpace }ohgt8~ th. ',Aq:ording,to th~,

Bureau of Labor StatiStic~, net replaceJ;llent neeq.s :wili be 3:3.4
Ir~~Ol1 job 'operurig~ ov~r"fh~: 200~~,2~l6 perio,d; Tbrethan,tWice

0.':, th~,grbwth ine!l}pIQym~ nt<?f1?~6 :lllilHon job~~ 'MaPage~ ent ',' ,','

o~c~ patiq~ apatea~he,rsw~~ have the,gf~ah~st,~ee4 ,for. ' , "

teplac~ment~ orkers b~cat1se these,~ c<:tipati9rU; h,rv,~ older~than- "
ye,r,age,\, Vorkfor<:

e.2~ ' ',,' ,:," " ' ,: , ",,'" " " , , ,

Increases iplabor 'producti~ity~' Pr()ductivity, as"D;H:~astired by', ,:' .
output perhour, ilic,rease~ Qver the 1995 ~o 2005 ,period. 'Thel~rgest
increases in producHvity"occurred ,over'tIle 19Q5 to 2000 period, led

by industries that pr~duce~~ sold, or 'intensively used information
technolo~ products. Prod~c1ivity in:creased over the 2000 to 2005 "

period hut at a slower rate ~ an dur~ g the latter'half of the 1990' s.

The sectors that experienced the larges~ productivity:increases' over

the 2000 to 2005 period were: Information, Manufacturing, Retail

Trade, and Wholesale Trade. Productivity in mining decreased

over the five-year period. 25,

Continued trend towards domestic outsourcing~ Businesses

continue to outsource work to less expensive markets. Outsourcing
generally falls into two categories: (1) moving jobs from relatively
expensive areas to less expensive areas within the U.S. and (2)

moving jobs outside of the U.S. to countries with lower labor costs.

22 " Growing Numbers of Older Workers in Oregon," Oregon Employment Department.

23 Arlene Dohm and Lyn Shniper, " Occupational Employment Projections to 2016," Monthly Labor Review, November 2007, pp.
86-125.

24 Arlene Dohm and Lyn Shniper, " Occupational Employment Projections to 2016," Monthly Labor Review, November 2007, pp.
86-125.

25 Corey Holman, Bobbie Joyeaux, and Christopher Kask, "Labor Productivity trends since 2000, by sector and industry,"
Bureau of Labor Statistics Monthly Labor Review, February 2008.
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It
r

costs) because the b~nefits of being closer to suppliers and mark,ets

ay not exc~ d thecos1:1i ofrelocation. .............. .. ,. .. .

9rowing oppo'rtUp.~ties'for Ilgreen" b~siiu~s~es~:l3tisin~ss~~ ~:re, ; .', :

ipcr~as~ gly'~6D-~~med \yith "/gr~~n'~'bvsiness,opp'6~~ q~sait(l'",,: ',"
pra:~ti~es:; Th~s,e '~u~~~s~ :p: rat.tice,~" a,t~; ~o~~emedwith " the desi~, ,

oll1.rrie~ ciallzatl<;>ri, ,~<i ,~se :o~ pro~e'ss~s ~ d products that are, ,,:'

Jeasibl(~ and 'ecb~ omi<;alw~ le, redu~mg the ,generation of pollution
at the,soul'<:e an4 ininiffiizing the:r,isk to human ~ealth'aild the " ,

II, " ' '

envrronment.~ ,

G~eei1bus~ ess opportliniti~s have histqricallyb~enat;tl1e ~ erg,<?f,'
f~asibilitY and,econotriics; ifa .fiJm igri~res 'feasibility fillet,' : ' " '
e'c~nQInicsWlUle trying to be,greeri, th~ fUIIl m~ YJ:lqfbe , aple to' :, :',

affqrdto opeJ;ate ~oPg' en6~gh',t9 i~aTI1,how~oma~e ,~ eetl ,", , ' . ,,"" ,
h~sines,s~s feaslbl~.:'The trne,e types.bfgreen :b~~iness'opportunities "
ar~ p:roduc~/ prbt~sses, aIl~ e;du~ation." " ' , " , '""

0 .. Prod~cing gr~en prod~cts, qreen produ~ts' pel"f()rtn the

function 6~' regul~r pro~uc~; ,btit'-do it in a'waytl1at uses' , '

fewer ,~ es()urces or~:reat~~,less pO~ l1.tion." 'For,ex~#Lple, ,
I, hybrid'vehicles are gl'een p~cause they useless gasoline 'to'

operatea. ndaddfe""er'pollutclnts t6:the air. Yethybrid' '", "
vehIcles servetliesame functiqil as ~ dn~hybrid cars. Ano~~ r'

e:xample is bambqpfericing and lumber, which is green,
because bambQo is more renewable thari traditionallu~ ber.

Bamboo products have the strength necessary for buildmg.

0 Providing education about green practices or products. Green

education is often closely related to producing green

products and is often done by consultants or nonprofits.
Examples of companies involved in green education include

the U.S. Green Building Council, which certifies buildings as

green (LEED certification), or a consulting firm that writes a

gree~ (or sustainable) plan for a city or business.

o Using green business practices. Green business practices are

alternative methods of doing business that promote resource

conservation, prevent or reduce pollution, or have other

beneficial environmental effects. Examples of green business

processes include: buying products locally to reduce

shipping distance, recycling waste products (where

36 Urban Green Partnership at urbangreenpartnership.org
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possible), or maximizing the use {)f natural lIghting to

reduce use of electricity an~ light bvlbs. ,,;,,'

F~r,exaP1-ple, ECONo! t4w~st, i~ a ,gr~eIj 'e:4ucat~r .be~ausewe '

help' 9~ r ,cli,eri~'~~( lge, natU;ral r~'s6tlrce'seffec;tively ,and :- ;',

tak,~ all,(:d~tS;"and behefitS:of'~ particular action ihto :actoUI}t'
or4er' ,foPfo,perly judge ,the correc~ <;o~rse of "ctlon. ,A' '

equent lnetl1o~ Qfmarketing greeriprodticts, invo~ves ,,' ,

green education. It is 'much easier to' sell a hybrid car to a

cus,tomer ,who knows tl1e enviionmentalbenefits"of 9'wning,
a hybrid, so educating potential ,cti~to'mers, c,anal~ gr~a,tly ijl.
increasing saJe~:. , ' , ',' , ' '... '

otentlal 'impa~ts of,g~obal ~ljmatE~:cha.nge., there,i$ gto~ irig"
Sttpport f(jrbp~ J~ota cOJ:lSel1~ us al>.outwhe~ er'global climate, 

i ,','

change is Oc~u.iTw.gasa result6f gr~enho~se J~as ei;Iliss~ olls~Ther~,

jsa lot of un~ertait1tY s,urrburiding gl, ob(i1 cIin1at~ chahg~ tinchi(j.ing
the pace O! clllIlate:~hcuj.ge an? the ecologi~~l cind ' ecbi:1orniC: , impacts
of cJ.iriulte <:haiig~s. C~ ate ~hal1gemay :result in'th~ .fp~q~ mg ,
d:~anges, :,in the:pac~ c:'NOrthwest '(1) increase, in' a, verage ' , ' "
temperatlires~ (2) shift in the: type of precipi~ tioni ~ ith more. . ',',' ,

interprecipitatio~ ~aUing a.~,raint (3) decrease in moun~ in snow- '

pack aJ;ld ea! lier spring tha'Y and (4) increases in carbon di())(~de in'
theair.37 Assjiining'that glopal d.iffia~e change is occurring and 'Yill '
continue to occur over the next 20-years, a few broad; potential,
economic impacts for th~ n~tion and Pacific Northwes't inchide:~"

b Potential impact on agriculture and forestry. Climate change
may impact Oregon' s agriculture through changes m:

growing season, temperature ranges, and wateravailability.39

Clinlate change may impact Oregon' s forestry through
increase in wildfires, decrease in the rate of tree growth,
change in mix of tree species, and increases in disease and

pests that damage trees.4O

37 " Economic Impacts of Oimate Change on Forest Resources in Oregon: A Preliminary Analysis," Climate Leadership
Initiative, Institute for Sustainable Environment, University of Oregon, May 2007.

38 The issue of global climate change is complex and there is a substantial amount of uncertainty about climate change. This

discussion is not intended to describe all potential impacts of climate change but to present a few ways that, climate change

may impact the economy of cities in Oregon and the Pacific Northwest.

39 " The Economic Impacts of Climate Change in Oregon: A preliminary Assessment," Climate Leadership Initiative, Institute

for Sustainable Environment, University of Oregon, October 2005.

40 " Economic Impacts of Oimate Change on Forest Resources in Oregon: A Preliminary Analysis," Climate Leadership
Initiative, Institute for Sustainable Environment, University of Oregon, May 2007.
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o Potential impact on touriSIl) and recreation.: I~ pact$ on

ol:lri~ in apd recreatio!lmay range f~om,: (1 ).:c~.~~reases in

snow~based recreation # snow~pack inthe~ ascades ; .' '

d~c~e,as~s,' (2) n~gativ~ '~ Pa.<:~ t~' t~tiris.t?~lbng',c~~ , 9r'~,g~~" \'
Coast',is ci' resuIt:of damage and 'beach '~ro~iohIr9rnf~~~g:,:,':: '
sea' lev~is>1 '( 3) heg~ti~e impactS on ayail~bilityof ~ate,~ ,,", :,
su~ mer '~iv~r r,ecr~a,~on '( e~g'., r~ver,f' aftb.igot spo~tSfis~ g)
as C). result of 16wer'summer river flows, arid (4) negativ~, ,
hnpacts' on theav~ilab~ ty ' of""ater for d~mestic cin~

business uses. '

o. Potential changes in government polides.;Th~re iscurreritlyno
sub'stantial :nationa~ ,public', poliey,respoill;e togI9l,>aiSMmat~, ,:

cJ:lahge. States a~d 'reRiona~,~ssociatiohs 6f,s~ates. ,ar~ iri'the'

pr6~ess~ f forlIlulating p<?licYresponse~ tb addr,ess climate' '

changeincl~d~ g:, Picreasirig.rene~~~ I~:,energy gener(l,tion; ':' "

ellil)g~ grku~tural~a~po'Il seques~ ati9ncredit$~:~c1., ' ,:." '"
enS9~ r~gmg ~J:l~rgy effici~~cy.~2VVithout cle~~ inQ~cat1onS,of ,', '

eg9v~mment policies that may beadopted;' i!is'riot, , ';, '

possi1J,le to ':~~sess the ill1pa~t ofgove~rrmeilt P9li~i~s,'dJJ ~~,
eco~01flY'" '

Global climate cIlan'ge mayoffer eco~omiC opportuiutie~.The ,

searchfor~ ltemativeenergysources may'resllltinincreased, " ,

investmenfalldempl()yme!lt' in" green" energy sources, such jis
I"~ 

wind, solar, artdbiofuels. Firms in the Northwest an~ well. '

positioned to le~d efforts on climate change mitigation" which may
result in export products, such as renewable technologies or ,green
manufacturing. 43 '

I'" '

Short-term national trends will also affect economic growth in the region,
but these trends are difficult to predict. At times these trends may run

counter to the long-term trends described above. A recent example is the

downturn in economic activity in 2007 following declines in the housing
market and the mortgage banking crisis. The result of the economic

downturn has been a decrease in employment related to the housing
market, such as construction and real estate. Employment in these

industries will recover as the housing market recovers and will continue

41 liThe Economic Impacts of Climate Change in Oregon: A preliminary Assessment," Climate Leadership Initiative, Institute
for Sustainable Environment, University of Oregon, October 2005.

42 Pew Center on Global Climate Change website: http:f /www.pewclimate.org/ what_s_bein~ done/ in_the_states/

43 liThe Economic Impacts of Oimate Change in Oregon: A preliminary Assessment," Climate Leadership Initiative, Institute
for Sustainable Environment, University of Oregon, October 2005.
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10.'
I '

I; i: I

of the state' s regions, over ,the p~ribd 1,<J70-2006 but over 70% of

Oregon' s,employmentwaslocated inthe,':Willamette Valley.,
J',:.,~ ';,

Cl}arigeinthe typ~'9f'th~~~~U:s~~~~ in 9~~g'~n.,',~sP~~gon,h~s ,':;.' :'.

q~ it;iorie4 e;rwayfrolllha,Wral resourc~~basediI}d~s~ ies':",th~ :': "',', ,: '

CbIllP()'siti9rt,of,Orego~' s,employ~ erithass~~ ed#( jJJ:1'n~ tpr(;l1 ,,""', "
eso~ rce,b4se,dlIlan~fa~tllri1lg ~ d other industrie~ to ~erYice ,', "

ind1istf.~es~ ~ e' share ()fQregoll's tot~lempI9ym~rit,~,? e!Vice .
indllstries ,increased from its 1970s average.of 1,9% to.30%' in 2000"

while employment iIl' ManufacturiJ:lg declined ,fro~ an avera' ge,?f., '
18% in the 19?Os tOC:ill ave! age 9f1q%, ~ 200?~..

t iri'ln~nufa~turing frQm '#~turalr~~o~ c~~ b(;lSe' 4toi\igh~tech'
and other m~nUf~chiring indtistties;"Siil~e1970/ 0regoIl starteci to

tr~ iti()ri~w~y fr()w Xeli~J:lce () 1i't:ra,dippn~1 resoiirc~~~xtrClcti9~ ..'. .
industries. A significant indJcator of'tlp.s tranSition is the 'sNft ' ,
within Oregon' s manufacturing sector, with a decline hi the level df, '

ep:lpI9YrTI~ rtt ~ the, L~lllber '&:,., Wood !Prodri~ts ~ dtl~try and

i:<:~ pc~n'ent gro~ th:bf e.t#plpymyn~in;otl1er~ anufac~ ing',,' '. '
indu~tries, such as high-technology manufacturing (In9u,sttiaJ,'

achi1;iery ( Ei,e~troriic ~quipment, aIldI~ truri1ents)';", '. '. .,' ,

Transporta1i,on~ qulpment manufacturing, and Printmg and

Publishirig~ ~7 . , ' ' , "

Continu~d import~nce of manuf~ctriringto, Oreg'~i:t' s 'economy. ,
Revenue.from exports totaled $ 16.5 million in 2007, an increase of.

5.1 million or 45% since 2000. Four of thefive irlrlustries that. .

accounted for more than tl1iee-quarters of revenue from exports in

2007 ($12.6 million) were manufacturing industries: Computers arid

Electronic Production ($6.3 million); Crop Production ($2.2 million);

TranSportation Equipment ($1.7 million); Machinery Manufacturers
1. 7 million); and Chemical Manufacturers ($0.7'

million).Manufacturing employment is concentrated in five

counties in the Willamette Valley or Portland area: Washington,
Multnomah, Lane, Clackamas, and Marion Counties. Average
wages for employees of manufacturing firms in these counties in

2006 ranged from $71,500 to $34,200 and were generally above the

state' s average (about $38,000) 48

47 Although Oregon's economy has diversified since the 1970's, natural resource-based manufacturing accounts for more than

one-third of employment in manufacturing in Oregon in 2006, with the most employment in Wood Product and Food

manufacturing.

48 OECDD, " Economic Data Packet, March 2008."

Page 76 ECONorthwest September 2009 Draft: Springfield Economic Opportunities Analysis

Exhibit 9-4, Page 94 of 177

Attachment 1, Page 440 of 601



II!!",' I ' I !

Small businesses contin\t~ t9 "account for over ?O% of

employment in qrego,n.' S:t;h,~~ busi?e:ss, with 1,00 orle~ er

empl~yee~, ac<;ount Jor}~ % ofp:dvate se,c,~orelp.ployment iI\ '
OregolJ, ~P fr6~rfa.l?ou~ 5Q~~% o~ private~ mploYlllent41 gOQQ4-n~ ,:; " " "

0 , 

do~ from52.,5%'~ i996. Worker'sof'srriallpus~~ ssestYpi~~l1y,', .. '
ha4 lower ~ages than the' state ~verage, with' average ~~ ges of " ,

33,~3Q co,Illpared to the statewide average ofabant $3~, oQ():iil'26b6.'

Con~nu~dlackof diversity in'the State Economy. ,While the,

trans~tion from Lumber and,Wood ProductS,manUfacturfug'~o'"

high-te'ch m~nufactU,riIlg h.asmcr,easedthe div~rsity Qf', "" :"
employmentwitl1in,Ore, gon,.

ithas not, significantly :imp~oved ,

Or~gon's di~~ts~tyrelative t<?th~ ria~dnal ec~nom.y.:Orego,n'S ':, "

rel~#ve ,dlver~ityhas historlc~~y nillked, low ,~~ong st&t~s.' Qregon'" '
rCl1}ke<i35th ill diversity (lst'= most diversified) . bC:ls~< i:on 'Grpss~State'

Prodttc't dahi fo~ 1963:"'
1986,.
and 32~d, based oil data 'for thei977~':,

1.996' peri()d.49A' re~ent'~ alysi~; bClseq o~ 200,Q' qata~'rariked'Oregon '
31~t.5oTheser~ iIlgs suggest,t,h~tOregon Is sti11heaviJy, depel;1d~ nt:,

Qn a Ilmitednumber of ipdustiies::R~lativ~ly lo"v ~cori6p:lic .':,:,,'.: :: '

diverSIty mcreasesthe riskofeconoIIlicv6hitilHy' asrne,cismed,by" '
hallges' in output or employment., , ," ,"

The changingcompo~ition ofemploYnlenthasnotaffected' allre'giolls 'of,

9regon e,venly. Growth m high~teth'and SeiVicesemployment has been

conceiltratedm urban areas of the WillametteValleyand Southern "

Oregon, partictilarlym Washington, Benton, arid Josephirte ~ ounties. The
brunt of the decline m Lumber & Wood Productsemploymerit was felt in

rural Oregon, where these jobs represented a larger 'share of total .

employment and an even larger share of high-paymg jobs than m urban

areas.

49 LeBre, Jon. 1999. " Diversification and the Oregon Economy: An Update." Oregon Labor Trends. February.

50 CFED, 2007, The Development Report Card for the States, http:// www.cfed.org.
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I'

r,

l .

ii" " Jl Iliil'" iiil[:'
1: :;\,

111

I

I ' 11! llil
II

a~ le; A-4. Covered employment in Lane C~ untY, ~980-2000

Change '1980 to' 2000

sector 1980 1990 2000 Differen'cePercent AAGR

gr~cu,lture, :F9re,~try & Fi~~ ing 1, 137 1! 863, , 2, 101 ,:' 964, 850/0 ',' ') 2.5~/o

Mining" ',:", 231 ~ , t?9 ' , 15,4 ,,::' ,,-77 - 330/0, .:. 1.6~/o.

Construction , '- 4,600, ; 3, 992' " 6,834 ,,' 2,234 490/0' ' 1~~O(
o

Manufactur~ng 1~,~' 38'" ,'20,6~4,: 23,6~~ 4,020. 200/0 0.70/~

Trans., Comm.;, & ',Utilities ' 3';83~: /:;,' 3, 750': ' 3, 845 ' 9 , 00/0 O.oo/~

Wholesale Trade ?, 578" , 5,900' '~, 422 844 15010 0.60/0

Retail Trade : " : 20,299, 24,429,' 28,7588,459 , 420/0 ' , 1.40/0

Fil1ance,~ nsurance & Real Estate ' 4,217 :" , 4,523 , 6, 198 . 1, 981 470/0' 1.60/0,

Services ' i8,,27~ , 27,81~,' 3!J; 2~6 , 20,964 1150/0' 3. 10/0

NOI"!c1asslfiable/ all others 13, 50", .. 37 , 24' , ~ 850/0 4.30/0,

Government 19,779' 20,219,' 22,453 :' 2,674,: , 140/0' , , 0. 50/0'

Total ',' '" 97,600 113, 376 139,696 ' ' 42,096 , 430/0 ,';, 1:40/ 0' ,

Source: 6regbn' EmploymentDepartme~ t, Oregon ~aborMarket Information System, Covered Employmerit& Wag~s.,'

SummarY by industry and percentages calculated by ECONorthwest' " ,,' , '
Note: ,AA~ R is av~rage annual groWth rate ' ,,'

J, '

T~bl~ 1\- 5 'shows 'the ch~ gein~9yered~ p1pI6ym~~~ bys~cto~ f<)l~ ~~e, '

Coupty b~twe~n 20Q1 an4, 2007. E~ pl~ymentincreas~d by ~3i~49 j9bsot
10% ,during, thi~ per~o~.' ~ e p! ivate. sectprs with the largest' increases iri . "

numbers of employees w~reAdm, 41istra1;ion Support arid Cleanmg, Reta.'i1

Trade, C'onstru~tion, ~ d Heaith~ d Spcial Assistance. The sector thatl()st"

e greates( nuniber of em.ployees duringthi~ perio~ was Agricu)tu! e~ '

ForestryI Fishing"and Mining.

Table A-5~ Covered enlploymentinLan9 County, 2001- 2007
i

Change 2001 to 2007 "

Sector , 2001 2007 Difference Percent AAGR

Natural Resources and Mining , 2,338 2, 062 - 276 - 12% - 2. 1%

Construction 6,366 , 8,034 1, 668 260/0 4.0%

Manufacturing 19, 697 19, 864 167 1% 0. 1%

Wholesale 5, 300 6;071 771 15% 2.3%

Retail 17,912 19,755 1, 843 100/0 1.6%

Transportation & Warehousing 2, 606 3, 047 441 17% 2.6%

Information 3, 729 3, 901 172 5% 0. 8%

Finance & Insurance 3, 963 , 4,313 350 9% 1.4%

Real Estate Rental & Leasing 2, 508 2,530 22 1% 0. 1%

Professional, Scientific & Tech. Srv. 5, 571 5,658 87 2% 0.3%

Management of Companies 1, 818 1, 901 83 5% 0. 7%

Admin. Support & Cleaning Srv. 6,399 8,738 2,339 370/0 5. 3%

Education 1, 067 1, 389 322 30% 4.5%

Health & Social Assistance 16,871 18,966 2,095 120/0 2. 0%

Arts, Entertainment & Recreation 1, 542 2, 163 621 40% 5. 8%

Accomodations & Food Services 11, 746 12, 737 991 8% 1.4%

Other Services ( except Public Admin.) 5,552 5,674 122 2% 0.4%
Private Non- Classified 49 45 - 4 - 8% - 1.4%

Government 22,398 24, 133 1, 735 8% 1.3%

Total 137,432 150,981 13,549 100/0 2.40/0

Source: Oregon Employment Department, Oregon Labor Market Information System, Covered Employment & Wages.
Summary by industry and percentages calculated by ECONorthwest
Note: AAGR is average annual growth rate
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EMPLOYMENT IN SPRINGFIELD

i,

T~ble A-7 shows a summary of ~onfidential e~ l'loy~ eIl-t da~ for

Springfield in 2006. Springfield had 27;310 jobs'at 1, 819 establishments in '

2006, with ,an average firm size of 15 employees. The sectors with the

greab:~st e~ ployees were: Retail (13%), Govemme~t (13%)~ Health C~re

and Social Assistance (11 %), and Manufacturir:ig ( 10%). These sectors

accounted for ~7,863 or 65~ of Springfield' s jobs.

I'
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Ta~ le A-7. Covered er:nployment in Springfield, 2006

Establish-  Employees' ,
Sector'", Industry ments Number' % of Total

Agriculture, ~or~stry, ,Fi~~ ing, and Mining 22  ', 282 ' 1%"

Forestry and Logging: ' ';; " " , ,,; ,  11  ', 136 ' 0%

Other Agricuiture, ForestrY, Fis~ ing, and Mining' ,  : 11  :, 146 1%
11 .' '

205 1 ~922 , 7%Construction

Ma~nufacturing  , ' 104 2,714 ' 10%

Wood Product Manufacturing ,  18 1, 013 4%

Chemical Manufa~turing 3  ' 251 1%

Fabricated Metal Product ,Manufa~turing ,  1~  233 1%

Transportation Equipment Manufacturing 7  : 188, 1%

Food Manufacturing 6  · 11,1 0%

PI~~ tics and Rubbt?r ,ProductsManufact~rin~  6  , 111 0%"

F~ rniture and Related ProduCt Manufacturing 9  " : 80, 0%

Machinery ManufaCturin'g   ' 7 68 0% " I
i, '      

iqther Manufacturing   , 30  ', 659 2%"

Whol~~ale Trade 1'1, , , 1 ,23~ " 5%"

etail ,,:' ,  265:  3,~ 3~ " ' 13%'

Gel1eral Merchandise Stores' ,  ' 24 1, 008 4%
Food' ~nd !Be~erag'e Stores' ':     . 

t., .

42  ," 744 3%

Motor Vehicle and Parts Dealers :" ' , ' , 35  ' 339. ", 1% :

Build.ing Material, ,Garden Equipment, ~ '~uppiies Dealers  , 15 '  278 1%

Electronics and Applian~e. Stores '  16 ' , 210 1%

Other Retail 133"  1, 053 4%

Transportation and Warehousing and Utilities 55  : 941" ' 3%

Information '   24 1 ,3~6 5%

Finance and Insurance 99 1, 1,10 4%

Real Estate and Rental and ~easing 98 44~ 2%

Professional, Scientific, and Tec~nical Servi~es  , 97  : 576 2%

Management of Companies and Enterprises 24 343 1%

Admin. &_ Support ar:-d Waste Mgt Services 82 2~460 9%

Private Educational Services '  12 109 0%

Health Care and Social Assistance 167 3,069, 11%

Arts, Entertainment, and Recreation 30 321 1%

Accommodation and Food Services 179 2,453 9%

Accommodation 12 227 1%

Food Services and Drinking Places 167 2,226 8%

Other Services 217 816 3%

Government 68 3,535 13%

Federal and State 13 368 1%

Local 55 3, 167 12%

Total 1, 819 27,310 100%

Source: Oregon Employment Department Quarterly Census of Employment and Wages (QCEW). Summary by industry
and percentages calculated by ECONorthwest
Note: The percent column does not add to 100% as a result of rounding errors.

Map A-I shows employment in Springfield by plan designations and

number of employees in 2006. Map A-I shows that employees are

distributed throughout Springfield, with concentrations along Main Street

and in Gateway.
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Map A-2 shows the size of employers in Springfield by Plan Designation.
Larger empl()yers are clustered along Main Street, in Gateway, and in

other areas zoned for commercial and inq.ustrial use. Small employers are

scattered ,in mos,t parts of the City. '
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Table A-10. Estimated covered employment in

non- residential plan designation~ by ~ pe of , ,
buildil1g, Springfield, 2006 , ' '

Employees f ' ' Firms -,-

Building; 
l ,   "

Type NUl11ber ' Percent Number Perc~nt

WD 2,'457 11% , 50 8%

GI 4,336 20% 101 17%

Office 6,212 28% 192 31%'

Retail 5,500 ' 25% 220 36%

Med/Gov 3,604 16% 49 ' 8%

Total " ' 22,109 100% , 612, 100%

Source: ECONorth~ est ~ased on Q~ EW data

J'able'A-ll,shqws the distdbutiqh of einplQyeesbybuildipgtypeartd site'

s~~ ~ i1o~~residenti.a~ plan ~esigriati~n~"in Springfield In 2Q06~' ~bout ~2%

of Springfield' s errlJJloy~ el)t is on sites 5 to,20 acres, 21%, is on' s~tes less ' '

than)-: ac~e,~ d 19% ,IsDn sites greater th(ill50acres. ' :'. ," ''','

Table A-11.' Percent'of empl>oyees by t;>uildi'n'g tYpe' a'nd~ i~e sizes,

Sp'ringfiel~, 2Q~ 6, '

Site Size (acres) ,

B~ i1di~ g

Type
WD

GI

Office'

Retail

Med/Gov

Total

Less

than 1

13%

15%

28%

29%

9%

21%

1 to 2

6%

17%

14%

1' 3%

4%

12%

2 to 5 5 to 20

3% , 63%

7% 18%

15% 23%'

11 % 18%

8% 5%

12% 22%

20 to 50

12%'

2%,"

13%

100(0
35%'

13%

Greater

ttiai:J 50

3%

31%

8%
18%

38%

19%

Total

Employees
100%

100%

190%
100%

100%

100% '

Source: ECONorthwest based on QCEW data

Note: Total Employees may not add to 100% because of rounding errors.

The percent of employees by building type and site size was calculated based on the number of employees in

each building type and site size categories using QCEW data and CitY of Springfield tax lot data.

BUSINESS CLUSTERS

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
II

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.
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The Oregon Economic and ,Community Development Department
OECDD) prepared a .report titled

II

Oregon' s Trad~d ,Clusters: Major
Industries and Tre~ds." This report iden;t:ifted 25, clusters in Lane County.

Bu~iness Services. This cluster. is do~ fuated by Professional,

Scie~ tific, and Technical Services and Employ~ ent ~ervices. The

average annual 'wage varies by sector, with the highest' pay in

Professional, Scientific, and Technical Services (about $51,800).

Employment growth in these industries wa~ m~derate to fast

between 2003 and 2005. Business Services firms may be, attracted to

Springfield as a 'result of firm~ located In Springfield, the

availability of educated workers within ~ e region, and the ~ gh ,
iua~ty oflif~ and access to recreation in Springfield~

Comll.1unication Equipment This cluster includes manufacturing
and wholesaliJ:lg of computer, communications, and audio and,

video eqnipmellt. Lane County has chistEirs of both man~~~ turing
and wholesaliJ:lg communication equipinentbutthe manufacturing,
clusb~r is bigger in the County. Employment growth in,the cluster' ,

wa~ fastest in computer and peripheral manufac~ ringbetween '
2003 and 2005. The average annual wage ,in thiss~ctor is higher' "
than ~ e State average, at $68,076. Firms in this cluster may be

attracted to Springfie.ld as the City' s location and access to

transportation, the avail~bility of educated workers within the

region, and the high quality of life arid access to recreation in

Springfield.

Information Technology. This clust~r includes

Telecommunications, Software Publishers, and Internet Service

Providers. The average annual wage was above State averages.
Growth in the cluster varied between 2003 and 2005, wIth a

decrease in Telecommunications employment and increases in

employment with Internet Service Providers. Information

Technology firms may be attracted to Springfield because of the

availability of educated workers within the region and the high
quality of life and access to recreation in Springfield. Springfield
may be attractive as a location to outsource back-office functions

for larger Information Technology firms.

Logistics and Distribution. This cluster includes truck

transportation and warehousing. This cluster grew during the 2003-

2005 period, with the greatest growth in Truck Transportation.
Wages in this cluster were similar to State averages. Firms in this

cluster may be attracted to Springfield as the City' s location relative
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hig~ concentr~tioris ~: ,Arts, Entertainment, and Recreation; Manag~ment

of Companies and, Enterpri~es; Professional, Scientific, and Technical

Servi,ces; aild Pri\:ab:~ Educ~tional?~rvices. " ,,' ' '

j ", ~ I' , , .

T~bl~ A~12~,Pot~nti~ 1 groWt~ :bf, indLis!'ries , ir'l Spring~~,ld', ' , " " '
Lo~ Employment Growth" ,<" ,::: High Employm~nt G,rowth,Pr~jectio~,' , '
ProjeCtion for Lane CountY' , ' for .Lane Cou'n~ ' " " , , ' '

High Employment Concentration in Springfield (relative to Oregon) ,
Information, " " Health Care & Sodal Assistance
Finance & Ins~rance " ' Admin.,& Support,& Waste Mgt

Srv..Trans'portation,' Wa,rehou~ing & Utilities' Construction' ..

Re,al Estate & Rental &' Leasing, Acconimodatio'n & Food Srv.'

Wholesale Trade" "

Lowl:mploymE!~t Co" cen~i'ation ii:l Sprin,gfield (rela,tive t() Oregon),,' , '
G? vern!ll~ nt ., ' , Arts;' ,Entertainment; & R'ec~eati9n ': ' , ,
Other'S~: ",' " ' ,,' " ManagementofC9mpcuiies,& ~nterprises' , ; ,
Manuf?ctur~nQ Prof~,ssional, Scie,ntlfic,& Tech,ni'c,al' Srv.

Retail, ' '"". '" , ,',,' Private Educational Srv.

Agriculture, 'ForestrY,' Fishing; '& Mining'
s()ur~: Ore~on E~ ployment D~ p~rtme;nt;' caicul~tiqnsby, ~ C9r-Jdrthwesi "

EG,ION'AL B,U'~ INE'SS',ACTI'VITY'
Spr~ gfield existS within with:'Euge~e-Sp,rillgfieI4 regional econo~' y~."
Springfield is able to attract l~bo~ fr());n, across the region, Springfield
employers and residents benefi~ from, trainirig opportunities present in '.'

Eugene (e.g., the University ofOregon arid Lane COnllllunity College), ,
and Springfield businesses ,and r~sidents, are effected py econo~ ic ~ctlvity ,
within the region. This section presents the large-scal~ regional business

activities. '

Peace Health at RiverBend. Peace Health has built a'new

hospital complex at RiverBend and will complete the transition

of staff from the University District facility to RiverBend by the

end of Sept. 2008. The RiverBend campus will have 2,500

PeaceHealth employees, 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, which has 700 employees.

The RiverBend campus will afuact 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.
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PeaceHealthpl~ s to further develop the RiverBend campus to

ptcl~ de,.awide rang~ of uses: a'mixture:of housing typ~s, offic~ "

and c9in#lerp~ al support serVi<;es, r~~il~ ,and e~ ucationaJ and

t.e$,ea,rch ~ t~q~, to ~upp~~t. coll~b9r'a# ops ~ ith b~eg~n ':', . ,,', ,

l:Iealth, Setyice~ Uiliv~~sity:,~ Cl, ~ e' ~ WY,ersiij,()rOi~g~Il.,';'" "
StUdies for the RiverBendjnaster plap' lridicated ~~ t'ther~ may
be demand for'cidditlonal office d~veloptnent (.490,000-500,000

square feet) ~ d cOmmerci~lr~tiilseivices (50,009 to'70,QOO " ,
square feet). '

MaIiufacturing~'M~~ a~~ ring, ~s ~ po~tantto ,the economy in

pringfiel~, ,and m 'Lane"COUrlo/ .< M~ ufacturing ~ccourit~d ~or '

J4% of employm~~t(mo~~ thari20,OOO jobs) in Lan~ Co~ tyand
10% of~mploymertt,(m6r~,than 2,700j6bs) illSpr~ gheld in'

2006,.5i.' '",', ,,' ," ", " ,,", ,',... ,',,' ,,"',', ,,' 
i '

l

Mainifathrrmgis,a,b;adedse~1:oririd~'stiy,"-whic~ br~ gs: '
rev~nue ~ to Oreg'oIl ari,d LapeCoWitY ,fro~ outs~de~ e Sta1:~. "
The:follo~ ing' IIlanufac.tiIr~ g iTIdus~ ies ,:ac'cotlnted f()rtwo-
thirds ($11 billion:) , ofreye,IUie from ~xportS ip 'Oregon :m,,20p7:

C6J?ipriter & ElectrQmc 'Pr,odu~#o,n,'Ti~ porta~()n ",' ,',"

E'luipment, Mac~ erY' Manuf~c~ rers" Chemi~aI " ,'. ,,: <

qMcinutatture, and Prpn~lfy, Metal Manufacturer's.53The~e :-

industries are all present in Lane County; ,aCCOlillqllg for 44 % ,

ofmanufactuiingemployment in the County. gtherexport .,'
industries with substantial employment ill 'Lane County are:

Woods Products Manufacturing,' Food Manuf(lcturing, and
Fabricated Metal Product Manufacturmg.54 '

o Rec,reationaI Vehicles. Lane County has a cluster of

recreational vehicles (RVs) manufacturers and retailers. Two

of Lane County' s largest manufacturers are Monaco Coach

and County Coach. Employment in RV manufacturing has

declined since 2006 as a result of declining demand for RVs

due, in part, to increases in gasoline costs. High energy costs

may continue to depress demand for RVs, at least in the next

two to five years.

52 Oregon Employment Department

53 " Economic Data Packet, Mary 2008," Oregon Economic And Community Development Department

54 Oregon Employment Department
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Table A-15. State population forecast,

OregQn and Lane County, 20.~0 tp ~040

Lane

Year:, , Oregon
0 , 

c: o!Jn, tJ, ,
2000 3,~ 36!?~9:'3?~;9.?0 i'

2005, , 3, 61~,.2g9 ~ 3,3, 8?5 "

2010 3,843,:900 ' 347,494

2015 4,09?,708 ,365, 639

2020 4,359,2,58 387,574

2025 " 4,626,,015 409, 159

2030 4,891, 225',A30,454 ,

035 ' 5, 154,793 451, 038

2040 ' 5~425,408 471,511,

Change ~Oo.5 ,to 2030 ' " ' ,', '

Af:nount" '" 1, 273,~ 25'(': 96,599," ,
o/

o' ChiJ'nge '~ 50!0 " , 290/0

AAGR ' '" ' i.20/0, ," ( 00/0
I",.,..

SourCe: Office of Ec()~ornicArialysis ,,', ,:":,
Note: AAGR is,a~erage anf1IJ~ 1 growth ra1e .

Table 'A-16~ho~ stl1e ~ re'gon Ell1pioyme~ tDepattment' s f<?rec~st for '

erriployment" gr.owth, bY,iJ::lti~ strY ~or, ~~ e Co~ tY: ove( the 2006 'to 2016

period. Jbe,sect~r~ lliafwil) leaq. e:rr,lploym~ ntgr~wth in Lane County,for '

the ten-year period' areI-iealth Care' & Social Assistance (addmgS,600' ,

jobs), Gove~ ent (~dding 3,600 jobs), Prof~s~ional and BusinessServices

adding 3,000 jobs), Leisure & Hospitality (adding 2,800 jqbs), and Retail

Trade (adding2,400 jobs). Together, these sectors are expected to add

17,400 new jobs ,or 76% of emploYtnent grow~ in Lane County.
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LOCATION

Springfield is a'city with a popula~ o:t;l of approxImately 57,320 people in

2097, 10~atedin the ~outhem W~ a~ ett~Valley:' Int~rstate 5 ~un~ to the

west of Spri?gfieJ~, apd Highway ~26 ~urls east-we~t,through ~pringfield.
Springfi~ld is located between the Willamette River (to the south) and

McKenzie ~ verJto the north}. Springfield' s location wi>> continue to

impact Springfield~s fu~ re economic development.

Springfield shares a border with Eugene, the 2nd largest city in the

Sta,.te of Oregon, with a population of approximately 153,690 people
in 2007. The Erigene-BpringfieldMetropolitan Sta~stical Area

MSA), which includes all of Lane County, had more ,than 343,000

people in 2007, acco1inting for 9% of Oregon'spoptilation. '

Springfield has eaSy access to the, State' s highway system and ,other'

portationopp6rtunities. Interstate 5 runs to the west of' 
I '

pringfield'and Highway 126 is the main east~we,st"route through
Springfield. Residents and businesses' in Spririgfleld can acce,ss

otl1er modes of transportation in Eugene, incllldmg the Eugene
Airport, Greyhound bus service,' arid passenger railservice~

Residen~ of Springfield have easy, access to 'shopping, cultural
activities, iridoor and outdoor n~creational a<,:tivities, ando,ther
amenities in Springfield, Eugene, and rural Lane County.

Springfield residents have several opportunities for post ~secondary
education: the University of Oregon, Lane Community College, ,
Northwest Christian College, and Gutenberg College.

Springfield' s location, access to 1- 5 and Highway 126, and proximity to

Eugene are primary comparative advantages for economic development
in Springfield.

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. Table B-1 shows the combined total expenditures for

households in Springfield and the Eugene-Springfield Metropolitan
Statistical Area (MSA) in 2008. Households in Springfield are expected to

spend about $937 million in 2008, about 14% of total household

expenditures in the Eugene-Springfield MSA.
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Table B-2. Average annual household expendit~res for common purchases,
Sprir:--gfield and the Eugene-Springf~eld Metropolitan Statistical Are~ (MSA), 2008

Sp,i"ingfield's Expenditures,
Compared ,to:

It
Ii

Ii,:'
I: . 1

Eugenei '
Spring~~ I~

MSA

3, 869

5,490

6, 177

3.175
2,595

2,606 ~

9,206

13, 347 '

47,065

0,'0 o.f Total
8% $

11% $

14% $

8% $

5% $

5% $

20% $

28% $,

100% $

E/S' MSA

93%

89%

100%

88%

89%
87%

92%

89% "

91%

Expe'nditures

Apparel ,:
Entertainment

Fo.od at Home

Health Care

Household Equipment
Shelter-Related Expenses'
Transportation
Miscellaneous Items '

Total

Source: Claritas, 2008 '" ' " " " " '".',:" , ,',', '

Note: Table B- 2 does not include spending on shelter <?r housing, which typically acCounts for 20% or m()reof household
expenditures.' "',, , ' ','," , ' , ' ,,'
Note: The Percent of Total does not add to 100~ as a, result of riJunding errors. '

u.S

77%

84%

98% .

77%

76%

75%

90%

80%,,'

84%

AVAllABILITY'OF TAANSPORTA liON FACiliTIES
Businesses an,d n~siderits in Springfield haY~' access to a variety of modes

of tranSportati<?n:,~utomotive( Interstate 5, multiple Sta~~ highways, and

local roads); rail (Union Pacific and Amtrak); transit (LTD); andair

Eugene Arrpolt). '

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. Springfi~ld has developed along Highway 126, connecting
Springfield to rural areas to the East of Springfield. Highway 126 is the

primary east-west highway in Lane County, r~ g from Florence to

Redmond. Businesses and residents of Springfield also have access to

Highway 99 in Eugene and Highway 58 in Pleasant Hill.

Other transportation options in Springfield are:

Rail. Multiple Union Pacific rail lines serve Springfield, providing
freight service. There are two primary junctions in Springfield: (1)

the Springfield Junction is located in the Glenwood area in

Southwest Springfield and (2) the Mohawk Junction is near the

city' s southern boundary, near 25th St.

Transit. The Lane Transit District (LTD) provides transit service to

the Eugene-Springfield region. LTD serves Springfield with

multiple bus lines, providing bus service within Springfield and
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connecting Springfield with Eugene. LTD recently began operating
a bus rapid transit (BRT) syste~,' called EmX, wliich provides
service betweeh Sppngfi~ld Sta# on and Eugene station.' ,

y . 11 , .. . - _ .'. ;

CO,nstructiqn'is:uItdehyay f~,r the>newPion~er:Park~ ay J3~ T:route, ,

Vhich "':'"ilJ S~ nrlect to th~ Sacred Heart'Med!qil (:e'ri~e!} ~ 4 :the', " , ,,' ,

G~teway,~~ li.,' """ , :,: " , " ,'; " : :' ,:>',.' :,' , , , i::,,: ',~ "

I

I

1

J '. 

J , . ,
J ~. ,.' '

Air. T~e, Eugene Airport provides ~oth pa~sengerand 'freight, "
service for Eugene' at:ld Sprmgfield residerts. Th~ ai~port is ,the

secoIld busiest in the state, and the fifth largest in the: Pac~ c

Northwest. The'(iirport is serVed by fiv~ commertial airlines,'and' is

the primary ~irpoit for ~,six county !egion.' ,,', ' ,
l. ,,'

i ..','.' " ..' " "'..' ,

TrarlSportatlon is, a 'compariltive (ldvaritage that:prllrlarily' ~ ects ~ e

pve~all type of ~mpl, oymellt apd ~tsgrowth .f9r ,th~ ,r~gi9~: .

P~ B~ IC":F'A'C'ILltl'E$' AN:D:'S,ERVICES,
Pro~.~sio'n ()f pu~~~"~acili~es"and seriric'~s' can im:pa~ fa '#r~'s"decis~~n ?Il ',:

10,cation withina region bU,t ECO~ s pa~t researc,h l1aB~ hown that ,'
e ,.',' ::'",

l?usip.essesmake locational decisions primarily based pn factors that are' ,

sin;1ilar)~ ltha region. These factors are:, theavailability~ dcost of labor, ,

tranSportation, raW-materials, and capital. Th~ 'ayailability and costof "

these production factors are usually sllnilar 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. 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 affect on the level and

type of economic development in the community.

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 ~eltline Highway.

Springfield' s decisionmakers articulated their support for provision of

employment land through the economic development strategy and in
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I

wells in 7 we~ fields"which,provide the majority of Springfield' s water.

SUB has purch~se.d'rights"to water from the McKenzie ~ iver, to supply
future ne'ed for 'water.' ' ,; :' .

J

Spr~ gfield' s w~ tef:.tr~~~ en~ plant ~~1~cat~4o,ri the Miq~ e fo~k;pf, th~. ' ','
Wma1?~tt~ River, whic~ p! ovides w~t~i treatinent for theFity. ,'~rh,~\V~t~~ :

treatment plant is at ~r near capacity,'w~th pea~'sumnH~r resid~nti~l ~~

com,mercial irr'igation demands exc~edihg ~ e' plant's, capacity at ti.ffi~s.

SUB is 'addressing peak demands by educating custom~rs peak shiftirlg,
the practice of irrigating lands~aping in the eve~ g or at night

SUB is plarimr,tg' upgrades t~ ~e' water b;eatfnent plant ~ 20.08 and '2009 t~ ' "

addres,~ is~uesmeeting 4e,~and at p~a~ ,tinle~~ SUB is,also,planning ,
upgrades double~hepl~ t's capacit}r,in 20~O. ~ prlngfield, rIms to bUild,'
two additi~riaJ watertiea~ eftt plaIlts 011- the) v1~i<e~ ie, Rive~, ~s d~maJ}d, '

for 'w~ter' iricr~as~s. SUB expectS tOIleeg ~ ene~ treatln~nt pl~ tS'by20,13 '

to 2018.' '
I,"

SYB ha~ s~ fici~nt wat~r to mee.t expected ir~wth'an9.be able"t~ 'm~et'; ,
residential and employment' needs. 'SUB isnof~qnceme'~ ab()ut its. ability
to s~ pply 'Y~ter t() any type of in~ustrY" including water':hltensive '
industnes like food processing. SUB has 16wer~ ater rates ~ an~ e, ,

natio~al averag~. The combination o{~ v~il~ble,e:lnd lo~ er cost water 'may
be an 'advantage to a~ acting some types of ,businesses to Spri?g~eld. .

WASTEWATER
Springfield' s wastewater services are provided by Metropolitan
Wastewater Management Commission (MWMC), which operates a

wastewater facility that ~erves Springfield, Eugene, and Lane County.
Springfield' s wastewater system, which includes the sanitary sewer and

other equipment, is managed by Springfield Public Works.

Springfield is about to meet current wastewater demands, except in

instances of heavy rainfall. On dry days, Springfield generates about 6

million gallons of wastewater per day. During heavy rainfall, Springfield
can generate 100 million gallons of wastewater per day, as a result of

infiltration and inflow into wastewater pipes.

Springfield recently completed an update of the Wastewater Master Plan,

which identified $65 million of upgrades to the system, which will

provide service to unserviced areas in Springfield and address problems
with infiltration and inflow into wastewater pipes.

Springfield expects to be able to meet expected growth. The City expects
to provide service to 6,100 new equivalent dwelling units, which includes
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I " I

E,mployment Forecastculd
Site Needs for Industrial'

andoth~r E:mplr,ymentUses,>':" 'Appendix C

This appendix' pr~sents a d~'tailed analysis of Springfield' s site' ne~ds '

c~nS~stent 'with the,require~ en,ts of ,OAR 6?0~o.09~0015(2) and o~ OAR 660-'

009~002~(1). Thi~ ~ppendix includes an employment fo~ecast and an

arialysi~ of sit~ ne~~s to acc~~ odat~ ind~stiial 'and othe~ employment
uses in ?pririgfiel~ for the 2C)10. to 2030 period. Tl1e ipfo,r~ ationpresent,ed

in this app~~d~x is s~ mar~ ed ,in C~ap~er 4:~ , . .

I:NlPLOYNlENTFORi:CAst" '

T()'provi~eJ6r an., u;I~ q~'l.tes~pply'of ~oIpme~c;ialan~~ d~stTi~1 sHes', "
co~ istent, w~th plCffi P9~t~e~" Springfiel~ needs an es~ ate of tlleap:l()unt , '

of cormri~rcial cin~ industrial land that willbe needed , over the planping "
period. ': GoaJ 9 re"quires cities identify '~the' number of sites by, type ',' '
re~sonflbly eX:pe~ ted to be needed to'accommodate the e,-,pecte~" ",' :'
e~ ployment growth bas, e(l, on the :si,te,characteristics typical of ~xp~cted

uses."' The numlJer ofl1eeded si~es is dependent on 'the sit~ requirements
of employers. The~ stimate of land need is presented in the site ~eeds

analysis in the next sectiqn~ '

Demand for commercial and industrial land will be driven by 'the,

expansion and relocation of eXisting businesses and new busines'ses

locating in Springfield. The level of this business expansion activ~ty 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 projection of employment has three major steps:

1. Establish base employment for the projection. We start with

the estimate of covered employment in Springfield' s UGB

presented in Chapter 3. Covered employment does not include

all workers, so we adjust covered employment to reflect total

employment in Springfield.

2. Project total employment. The projection of total employment
will be calculated using the safe harbor method suggested in

OAR 660-024.
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Table C- 1. Estimated total etnployment i~ th~ Springfield UGB by
sect~r, ,2006 , " " "

Sector

Agri9~ I~ ure," F<?restry, 'F,is~in~, .& Mining
Construct!on, ' '.,' '"

Man~facturirig
Wholesale'Trade

Retail' , ','" " , '""

Tran'sportcltion & Warehc:>using ~ Utilities,

Ir,form,atiorl "
Finance & Insurance ,

Real Estate & Rental & Leasing " ,
Professional" Scie,ntific, ~~ e,chnic~1 ? ervic~s '

N!~riage~~ nt,o~ Compapies. ;&' ,~,~terpris~s

dmin. &Support &V~~steMgt ~ef"ice~

PrivateEduca~i~ mil: Serv,ices, ,: .~" '

Health C'a're & SoCial ~ ssista~ce'
Arts, Entertainm~nt,& Re~re~tion "

Accom rTlOdation & FoOd Services'"
Oth~ r Services
Government "

Total,' ",

Covered Emplo ment
of To'~al

Number" . I;m'p~ '
282 ;, , 73% '

1, 922 , 95%
2,714 99%

1, 230 85%

632 ' 79%

941 70%

1, 356 79% . ,

1, 110 66%

441 " 33% ' '
576 , 52%
3~ 3 97,~

2,46076~
109 ,' 38<y'~ , '

3, 0~ 9 ' , 77%

321,' ,' 41%

2,453, '\", 91 %

81$ , 48%
3, 535 82%

27,310 74%

Estimated
Totill

10 ment

7,"

973..,

2,750

1,446
4,609

1, 349

1, 710

1, 673

1, 341

1.,:-107 ' '.
354," ..

3,2~~, '"

290

4, 0.9~ ':,
77.7,

2,~86"

1, 685 '

4,322 '

36,706

Source: 2005 cdve~ed employmentfromconfidEmtial Quarterly Census of Employm~ntand Wage (QCEw> data,
provided by the Oregon Employment Department. Govered,employmentas a percent ~ftotal ernploymen~ ,
calculated by ECONorthwest using data for Lane County employment from the U. S. Department of Commerce,

Bureau of Economic Analysis (total) and the Oregon Employment Department (covered). '

The employment forecastcovers the 2010 to 2030 period, requiring all " '
estimate of total employment for Springfield in 2008. 'Since 2006,

Springfield has had one major change in employment, beyond expected
employment growth: PeaceHealth has built a new regional medical center

at RiverBend. PeaceHealth estimates that there will be approximately
3,400 new employees in Springfield in 2008 as a resUlt of the hospital at

RiverBend.

ECO estimates that Springfield has 37,733 employees in 2008, plus the

3,400 employees at RiverBend. The result is an employment base of 41,133

total employees in Springfield in 2008.

EMPLOYMENT PROJECTION

OAR 660-024-0040 (8) ( a) ( A) allows the City to determine employment
land needs based on "The county or regional job growth rate provided in

the most recent forecast published by the Oregon Employment
Department." Springfield is part of Region 5, which includes all of Lane

County. Based on this safe harbor, employment in Springfield can be

assumed to grow at 1.4 % annually. Table C-2 shows the result of applying
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on ~ e target industries that Springfield has identified and

e Oregon E~ ployment Department's forecast for

employment growth in L~ e ~ ounty for 2006 to 2016.

0' Springfield expe~ts' that eJ? pl<?y~ ent lJ:1 ,~ a~epousing and

distributiori "Y"ill'gro~ but slow~r thap .~ employment
because Springfield is at adisa~vantage for siting
warehous~ arid distribution fi!ms. These fums need sites '

tha~ hav~ easy,access to 1.:.5 and flat sites 'of 20' or more acres. '

There are relatively few sites ip or around Springfield that

meet these criteria. '

0' Employment in retail will grow with pop~latio1i. Springfield, '
exp~cts,that r~tail will grow s~ ghtly slo~~ r,than all

employnient.'This assumption is base~ ont4e,'expectatlo~ '
that Springfield' s target industrjes'wiJ! gr~ n\r faster than

ove,rall'employmentgrowth, ~ cl~d~$ r'~tail empl~yment. '

It is worth rioting ,that t,he employment projec~ oJ:1S in this appendb( do n()t"

take' jnto accoUnt a major jump in emploYIll,enttllatcould result froIll the

location of one or more large eriiployersin the coD:mi~ ty during th~ ' '

planning ,period. This' could take place if the City were success~ In itS'

recruitment efforts, 'either o~ its own and/ or iri c<?njunction with the

Governors Initiative to bring new industry to the State. PeaceHealth and

Symantec are examples of such events. Such a ,major change in the

commUnity' s employment would essentially be, over and above the

growth anticipated by the City' s employment forecast and the implied "
land needs (for employment, but also for housing, parks and other uses).

Major economic events such as the successfu~ recruitment of a very large
employer are very difficult to include in a study of this nature. The

implications, however, are relatively predictable: more demand for land

of all types) and public services.

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.
Types of needed sites are based on the site characteristics typical of

expected uses. The Goal 9 rule provides flexibility in how jurisdictions
conduct and organize this analysis. For example, site types can be

described by plan designation (i.e., heavy or light industrial), they can be

by general size categories that are defined locally (i.e., small, medium, or

large sites), or it can be industry or use-based (i.e., manufacturing sites or

distribution sites).
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Ii: '-. I',

1.111

omm:unities within a region ~re mor~ important in the locatici~

qe<;.
isio~ ,than are, ~iffe~eno~s' in ~x levels ;between regions"".":; , "

j' ,', _ ~. , ~. 
0 " '

J:' ; _,' )";' , 

I. ~

o ] , ~ ", ',') :: ~ \

Fin~nci~fip.c~~ Hves.:Goveimllei)ts ~an offer firms iPcenfiv~s' t() '.'.

enc,~urage, 'g~9wfu..'S~ 4i~s h~ye '~,~q~ n' thafInost,typ~s '9ffulancic~J'

incentiv~s have had ~ttle' sign#i~an~ effec,t '6ij. firm 19s~ ti6h betw~~n

regioi;1S~ F6rmculufac'1ll~~ g' industf~~s # ith 'sigIDfi~cUit ,'~quip~ ent

costs, hOWever, property oririveS~~ Jlt'tax creditor ab~tement,

incentives ,can playa signIficant roi~;mlocatiQn deci~ionS.

rncenti~es are lr,lore effe,cti~e 'atredirectitlg grQwth,within'a region
th~ they are at p! oyiding a competitive advantage ~etween: " :
r~giorjs~, " ' " "

T4ts disclls~idn lIlay~~ggest 'tbata.locaijort d~cisioil is'bas~4~ rttirely~n'~ '

stiaight~f9rwa.rd: accoiffitingofcosts;:with',thebes,t l()c. atl.o~ ~ ei.ng the()n~ ':

ith'~ elowestJevel of oyer~ll costS. 9tudle~9feconomic' ~ev~lopment,
h~ wever;'have: $hoWIl that Jocation decislon~ dep~rid oIl "a ,~ariety of 9the'i ' :.
f"ctors tha( iI1~ ir~ctJy:affect costs ofp~oductioil,~ Th,esein4irectf~ctQrs "", ,"
include agglome':rativeeconoIriie~ (al~6'k1j9,Wn irldu~tiycluster.s) t qualitY, '
of ilie~ aI"LdinnoviHiYecapacity~': " " " " ", ,

I~dustly~ lust~rs. Firlllswithsimilar business'activities' carireallie"

operation~i sa,vings when'theycongregate' in a single,'lo~ation or "

region. Chlster.41g caTIreduce co~ts~ y creatiJlg' econo~ ies of s~ale
for suppliers~ For tlp.s ~eason, firmstend' to locate iri areas where
there is already a pres~nce of other firms engaged in 'similar or

related activities.,' "

Quality: of life. A community that features' many quality amenities,

such as access to recreational opportunities, culture, low crime,

good schools, affordable housing, and a clean environment can

attract people simply because it is a nice place tbbe. A 'region's

quality of life can attract skilled workers, and if the amenities lure

enough potential workers to the region, the excess labor supply
pushes their wages down so that firms in the region can find skilled

labor for a relatively low cost. The characteristics of local

communities can affect the distribution of economic development
within a region, with different communities appealing to different

types of workers and business owners. Sometimes location

decisions by business owners are based on an emotional or

historical attachment to a place or set of amenities, without much

regard for the cost of other factors of production.

Innovative capacity. Increasing evidence suggests that a culture

promoting innovation, creativity, flexibility, and adaptability is
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essential to keeping U.s. cities economically vital and" "

intema~onally ,compe,titive. Innovation is parti~ularly, important in

mdusbies that.requife an ~ducated workforce., High-tech, ','". ,;' ".','

comp~ e~ rlee,9.t9 hav~: a~c~ss' ~o~ e~' idea~ typ~(:~~r' as~otlate~: , , " , :
wi~:,a uni~~rsity:or r~s~* tcI1:~~ hIte~, ~ ni19yati()~ ~fec~ both the "

6ver~} evel ~ d type:ofe~<? horrii<: dev~lopm~nt,in a region~' " :' :,'
Govetnmen~,can be'ak~y pa~t <?fa ~om~ Unity~~ inpovativ~ culture/'

thioughthe pr<;>vision of services and regu~ation of development
and business activities that ate re~p~risive. t9"t4echanging needs of '

business. ' , , ' ,

J~bl~ C-4 providesastiirrmary ofprodt1~tion factors ill Springfield as wen., '
sc6mmenffion, locaJopporhu;1ities ' a:qdconstraints. Jt also'discQss~s ," , ",

pUcationS 'Of e~~h f~~torJor fu~ re,~
c()

rio~~c 4e.v~lopmel1thl'" "
prfugfiel~~ . " ,,', ",' ,

0--

I,
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Category

Entrepreneur
ship

Regulation

Taxes

Industry
clusters

Quality of life

Opportunities

Proximity of the University of

Oregon

Quality of life

Pro-business attitudes among

City officials and leaders

Ability to craft regulations that

are conducive to business

Property taxes are comparable
to Eugene

Presence of a developing
medical cluster and existing
call center cluster

Opportunities for development
of other clusters

High quality of life, including
access to recreation, proximity
to cultural amenities in

Eugene, regional shopping
opportunities and

environmental quality

Challenges Implicat~oi1s "

Springfield' s image as havi'ng a," Spririgfiefd'~ ay be attractive to entrepreneurs 'who" '.
blue collar" business value the City's, quality:of lifeattribLltes, .access~. toC~" " '

environment ' outdoor recreation,' and other locationalattributes:"

Springfield has opportunities' to encourage: ,'"."

entrepreneurship:throughtontinued improvehienfof~
the' City's image and through attracting more:, ' 

00

pr6fessionaljobs, sLlch as the ,developingmedi'cal

Cluster. '

Comparatively high System"
Development Charges '(SDCs) :'

High Systems Development"
Charges (SDCs)

Availability of sites'

Transportation access,'

Labor availability

Growth management,
challenges, such as balancing
development with protection of

environmental quality ,

Th'e Ci'ty:has th~ opportunity to develop a, regOlatbry
fram'ework that can promote economic activi~y' -,

through eco.nomicdevelopm~ nt policies, 'plans' for

providinginfrastructure, ,and provision of a vaii~ty,o[

housing types.:: ' ,

Springfield needs: revenue sources 'for providing ,
pubJic .servicesand infrastructure, just as',other cities

do~The,Cityhas options about how to, raise these

funds: throOgh propertytaxesi:developmeot, fees,
and:' other..fees to"' taxes. " , '" "

0

Springfield maybe'able :to' builo ,employment in.~'o~..

existing clusters, especially: the developihg' medicaL

c1uster.Sprihgfield has opportunities to develop "~" ~ '.
otner' e1usters:: suchas high- tech or small scale , ;' .

manufacturing; " . .'

Springfield' s' policychoices wilraffect the, City's
qualitydf life,' such'asdecisions regarding"> , " "

developme':ltof natural areas, housing policie~'l.or."

policies that lead to redevelopment of downtown. ~ " ." 0

y ..'.
f'- ""
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If" 
II

r !
111 ~ r ~ liP'

CHARACTERISTICS OF SITES NEEDED: rO,'AC,COMM'ODATE

E~~~ OYME~ T,G,ROWTH ,'" " ,', :,: ":" "
J ' ',,', , ' ' ,.~ ,

J, _.:', ': _) _ ~ 
I. ~ ~". ! -' . '," \,.';..' ~ .', ,

j;":" <; : / . ~ '" _ ' ,~

Ta~let~5 ~~~ ar~ e~ th~ lotsiz~~.typiC'aUy.ne~ded fofo/D.1~ itt:',s(~~e~ted ;; ',:, "

indp~tries. The etrlphasis lp Table
C-:
5 is on new large firIl1s' tPa~ hay~ 'the,', " ' ,

os't p,9te~t;i~lt?gep~:~afe' e,rilploYIllent gto""th.' :For 'exa~ ple, w~ e'''th~,: ", ~', :>,

Jjur.nb~ rof.c, or.l~eriiens~"~tQ,r~~ ill the region is likely' to grow, !heshe'rieeds," "
forth,ese' storesis notincl:uded iri Table'C~S because theyare,urilikely to ,',

gene~ate.sl1b~tanti~1 employment growth: 'Large f<?od stores, which'are, "

typically Sp;OOO to'100,ObO sq.: ft. in size, ar~, ~oreJikely to generate " ,
subs~,~ tiale~ ploym~l1t growthin theregioIl' ,and ~ ese stores requjJ:e
sites 0( 5 to lQ~ cr~s.. " ' , ' . "

F ' '

J,,'

varies

5':10

0.5- 5

1- 5

1- 5

1 - 10

1 - 5

More specific site needs and locational issues for firms in potential growth
industries include a range of issues. Table C-6 summarizes site needs and

key issues related to sites in Springfield.
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Table C-6. Summary of site requirem~nts

Site Attribute
o "

F7lat .siie~'. F:lat to'pography (slop~s with grades b~ low'"
1 O~) is' neeq~dhyalr116st all fi rnlS i,n~ very' ind~stry ,',"
exceptJorsl11a! 1 , office :and Commercial firm'sthat , .
CQuld be' accomm6dat~9 in. ~mal! :structures built qn ' " "
slopecl site's: FI'at~*~ sar~ partic~ lc:lfly il'J1port, antfor :"
Industrial,firrnsin' manufa,ct~iring, trucking;:a,nd ' ':.' ;:-
warehousirlg',' since these, firh]s strongly p~efer to

locate,allof their'productiori aCtivity on one level with

loading dock'accessfor ,heavy trucks. '" ,,'

Parcel cQnfig~ ration arid parking~ L~ rge Industrial,'
and Corru-nercial firrns that require ' orl:-

site parking or, ,
truck ~lccess are.attracted to sites that offer adequate','
flexibility iri sit'ecirculation,and building layout. Parki'ng
ratios of 0.'5 to 2 spaces 'per, 1 , 000 sq'uare feet' for';' ,

Industrial a'~d 2 t03 'Sp~ q~sper. {'bO'o ~ quare' feet, fqr'
C6mmerCiala~~'typical ratios 'forth,esefirms. .In',,'..~,'

gen~ ral r,ecta'ngula~ sites 'are pr~fe~r$d, with ~ parc~ 1

width of at ,le~st206-feet an~ ,length that i~ at least two ,

tim~s thewidt~ for , buiId.:to':suit 'sites., Parc'e'l width of. at

least 4'00 feet 'is desired forflexibie industrial/ b'usiness ,

park dev~ I.o'pmeflts and the' l,a:rges'~, Com, me,rcial' us~ rs.

Soiltyp~.'Soil stability and gr6und~ibration '" " "
charaCteristics are fairly importanl,considerati6ns for '

some 'h'ighlyspecialized manufacturi'ng processes, . "
such a$ microchip fabrications. OtherWise soil types
are not very important for C~ r:nrt1ercial, Office~ or

Ir'ldustrial firms~ provided.that q~ainag~ isnot a major
issqe. ' " ,

Road transportation. J.\1i'firrnsare' heavi'ly dependent
upon surface transporta~ion for e,fficient movement of

goods, customers,' and workers. Access to an '

adequate highway and arterial roadway network is

needed for all industries. Close proximity to a highway
or arterial roadway is critical for firms that generate a

large volume of truck or auto trips or firms that rely on

visibility from passing traffic to help generate business.

This need for proximity explains much of the highway
strip development prevalent in urban areas today.

Rail transportation. Rail access can be very

important to certain types of heavy industries. The

region has good rail access to many industrial sites.

Air transportation. Proximity to air transportation is

important for some firms engaged in manufacturing,
finance, or business services.

I

Com'm~nts" :'

The BL~ excluded' I? nds' with sl,opes over '~ '

15%.' Some available sites in the ,Glenwooa ': '
area' have slopes thatexceed,5% wh idi , may' ".,' , :'
b~: in~ ppropriClte' for some' e.~pi,6y'm~ nt oses~" " , "

I

parcel configuration and parkir)g do not '

a'ppear to be a constraining faCtorwith the

7ity's ~xisting' lan~ ba.s~:' ' ,

I ' '

Soils' do not appear to be a constraining factor .o'~most
sites in Springfield. The City may want to 'consiper, ,
Iirniting dev,elopment on 'area,s sych as,^,etla~ds; flood'

plains;:riparian corridors, wildlife areas, steep slopes :
and other sensitive areas. " ' ,

Businesses in Springfield have .access tol~5, Highway'
126, Highway 99 ( in Eugene), ~ nd Highway 5R ,

Springfield also has a well-developed street network ,

within the City. The City may need to work with large
businesses to increase automotive capacity in newly
developed areas or in areas where the infensity of

employment uses increase substantially.

Springfield is served by multiple Union Pacific rail

lines. There are two primary junctions in Springfield:
1) the Springfield Junction is located in the Glenwood

area in Southwest Springfield and (2) the Mohawk

Junction is near the city's southern boundary, near 25th
St.

Springfield is located 15 miles from the Eugene
Airport.

Page 136 ECONorthwest September 2009 Draft: Springfield Economic Opportunities Analysis

Exhibit 9-4, Page 152 of 177

Attachment 1, Page 498 of 601



it- '~' ,..

Site ,Attribute

Transit. Transit ~ccess is mci~t 'iinportant for
busiriesses ir)Health Services; which h?ls a high
density6f job~ and consumer,activity, ,and serves
segme:nts"o{ thepopulaiipn ,#it~qut access to.,ar)' :
auto~ 9biIEL."',:"'-.';: ''':: 

P', "",' ':,': '\:, :',

Pedestrian" ~nd bicycle facilities. The ,abiiity for'

workers to access amenit,iesandsupport servic~s

such as retail, banking, and recr~ation areas by foot or, '

bike j,s increasingly important to empl9yers, particularly,
t~ose' with hlgh~wage professio,nal jobs, :rh~ need for,

safe ~~de, ffi<;:ient bicycle and peqestrian networ~swiU

prove their importance 'ove~, time as support ~ervices " ,
and neighborhood,s are develop'~d adjacent to' " '

errploYhi~.~it ceme~~." ,,'

L~botfo.rce. ,Firms are looking at reducing t~e,ii
workforce risk;' that is, employers want to be' assured
of an adequate,laborpool with the skills andqualities, ,

ost ,attr~ctive to that industry ~ Communities can
at;jdressthis concetn with adequate education and

training of its
populace.. 
Firms 'also review turnover

rates, productivity levels, types and amount of skilled

workers for their industry in the area, management
recruitment,' and other labor force ,issues' in a potential

site area.' "

Amenities., Accordingto the International Economic

Development Council59, attracting and retaining skilled
workers requires that firms seek out places offering a

high quality of life that is vibrant and exciting for a wide

range of people and lifestyles.

Fiber optics and telephone. Most if not all industries

expect access to multiple phone lines, a full range of

telecommunication services, and high-speed internet
communications.

0' :,' ,' Comltle~ts,

Springfield hasaccess,fo t~ansit through the Lane :,
Transit District (L1"0).: Thete: ?Ire multiple ,tius lines that
run th'rougho~t ~pri" gfield:arid n1ultiplehlises that, ,;,
connect Springfi~ ld 'andE~ge,n~:' The' EmX bys' rapi,d ,
transit system serves existing 'and' futu,re eIT)ploy'm~nt, "':
nodes in Glenwood, Downt~wn arig ,; ,', :
River.Bend/Gateway."" ',: ,,."

Springfield has pede'stria'n 'and bicycle, faciiities.
Springfield iast updated the City Bicycle Plan in 1998:

The plan propbses' expan~ ion :of bicyCle faCilities to
improve,bicyCle connectivityt,hrbughout theCityand,to ·

neighb~ri~~ com',munitie~., ,,' " '.., ,",' " ", ,

people in~ pringfieldare ab:l~ to use bicyc,l~ faciliti~s "

for 'pomrrluting' iflhf3Y ,live' and w~rkin ~re,as ',of the City ,
that h~ vebicycle Infrastructure.: Commuting via' , ..',~.: ,

peqestrlan' fadlitiesmay be more limited "to 'people who
live, rieartheir, ~ork, ' , ',' , ," ' " ",' ", ,:
S~'ri~ gfield;spede~tricm .and bicycle facilitie's can,he '
used on' conjunction with, LTD bu'ses to provide", ,'.:~ '
opportlinit!~sfor alternative 'methods of commuting for

peopl~ that, live 'fyrther ;from ,~~rk:' , " ' ' '"

Commuting patternswit~ in'$ pringfield suggest that'
businesses inSpringfle'ld have',access' t9 theworkforc,e,

of the Eugene-Springfi~ ld Region. , ,', '.' ',', "; ,
Firms in 'Springfield will need employees with a range :'
of Skills, from peoplewit.h customer service skills,~o

highly educated professionals. Some types of skills'
that employers may"n~ ed include: management skills,

technology, manufacturing '(e:g., rDachinist or vitood-' ,',
working), a range of medical training, creative skills, ' ,
and other skills or education. The '~ducational and skill

requirements of businesses in Springfield are likely to

be similar to the needs of businesses throughout the

Eugene-Springfield Region.

Springfield offers access to outdoor amenities. Many
urban 'amenities are available in Springfield and

Eugene.

j , ~.

l"

Springfield has access to high-speed
telecommunications facilities.

59 International Economic Development Council. "Economic Development Reference Guide,"

http:// www.iedconline. org/ hotlinks/ SiteSel.html. 10/ 25/ 02.
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I '

ii : ill: -,
I II ) 11" I,

ll

II' I' - I:: t.~'1
1: 111 ;~

Table C-9. Fore~~st of growth employment by building type and site size,

Spri~gfield, ,2010 to_ 20~Q' ,

G~eat~r", Total

than sq" Employeeso ij:~~iiding"Type, 1 to:2 2'toS, 5 to 20 ".'20 to 50

War~h9using & ~ istribution

General. lndustrial

Office

Retai'l
Other SerVices
Total

46

141
1, 024,

143,

817

2,171

21 ,

161

448
65,

451

1, 148

9

167

0400

116 '

460

1, 153

41

20

338; ;

535 , ,

520

1, 454

2'

302
632 ,

576

752

2,274

350

959

3,488',

1, 51,2

3,869

10,178

221 '

168

645

76

869

1 , 979

sourCe:' ECONorthwest '" '. , . " ., ,
Note: The number of employees' by site size may not add to the total shown in Tabie 6-9 as a result of small' rounding errors' in the
calc~lationofnumberofemployees.,,',: ' ", ,,',', ' ", ' " , " " ' ,

I .

Tabl~'c-io :s~()\ v~ fue;:ral)ge ()f~itesneed~dby~itesiZe'~ dbuil~~g type,',
in Springfield in 2030. The table uses 'information' the following' " ',. , '
infor~ atipn to deter~ e the range, ?fsite needs: " " .. " , , ,

Total e~ pioYD1e!lt" is 'elriploym61t by ~ite size frOlll Tabl~ C -9,

Average' employees per ,fit-ht' is based o~ analysi~ at the'aver~ge '
number ()f employees perfirinby site size inSpririgfleldni 2006.

Needed sites based on ~i~to! ic employment patte~ns es~ ates the

number of site's J:le' ede~ by dividing the total employment by
average number of employees per firm.' Although 'this calculation

provides a reasoI1able estimate of the number of sites needed based

on historical data, it does n?t take into account redev'elopment
potential of existing sites or the need for a variety of sites.

Range of needed sites presents a range of needed sites based on

the employment forecast, historical development patterns, and

potential for redevelopment.

Table C- 10. Range of needed sites by site size and building type,
Springfield, 2010 to 2030

181

180 to

250

38

40 to

70

Site Size (acres)

30

30 to

60

20

20 to

45

2 2 273

275 to

435

Less Greater

than 1 1 to 2 2 to 5 5 to 20 20 to 50 than 50 Total

Total Employment, , 2, 171, 1, 148 1, 153 1, 979 1..454 .~_~,~,~ 1Q!178

AverageEmployees- ---~.._~,--~- .
per Firm 12 30 39 101 594 1 ,432
Needed Sites based~~'~--------~--~~~~-- -------
on historic employment
patterns

Range of needed

sites 3to 6 2 t04

Source: ECONorthwest
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Economic Development Objectives
and Implementation Strategies

Table 1. Summary of input from the Springfield Economic Development
Workshop

October: 15, 2008 Page 4

Category Issues and themes

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

economy Recruit businesses that provide green or sustainable products

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

Attract businesses to the City through the use of enterprise zones

Sustainability Balance environmental protection and greenfield development
and the

Encourage green building practices for new developmentenvironment

Capitalize on opportunities to increase walkability and bicycling

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

zoning 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: Springfield economic development workshops, May 20, 2008 and July 31, 2008

FRAMEWORK FOR UNDERSTANDING ECONOMIC DEVELOPMENT

POLICIES AND ACTIONS,

A wide range of economic development policies and actions are available to cities that can affect

the level and type of economic development in their community. To affect economic

development, any policy or action must affect a factor of production that influence business

locations and job growth. In brief, the factors that have the most impact on business locations

and job growth are:

Labor

Land

Local Infrastructure

Access to markets and materials

Agglomerative economies (clusters)

Quality of life

Entrepreneurship
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Economic Development Objectives
and Implementation Strategies

Objective 7: Redevelop brownfields as the opportunities for reuse arise.

Springfield has more than 20 brownfield sites that will require clean-up before the sites can be

redeveloped. Springfield has about 20 to 50 more sites that may be brownfields if the sites were

available for redevelopment. The cost of clean-up will vary, depending ,on the prior uses and type
of contamination on the site.

October 15, 2008 Page 11

Suggested implementation steps:

Inventory existing brownfields in the Springfield UGB. The inventory should include

information about the site and brownfield: site location and size, previous uses,

pollution or contaminants, and other site characteristics.

Develop policies that support redevelopment of brownfields. Opportunities to

encourage brownfield redevelopment may include tax incentives, decreases or

waiving development fees, or private-public partnerships for state or federal grant
funding for brownfield redevelopment.

Provide non-monetary assistance with clean-up and redevelopment of 'brownfield'

commercial and industrial sites, including, for example, the possible sponsorship of

applicable state and federal grants.

Objective 8: Encourage development of commercial businesses in close

proximity with residential uses, where appropriate.

Mixing commercial and residential development is appropriate in some areas of Springfield. The

City should encourage mixed used development that includes retail, office commercial, and

multifamily housing in areas like downtown. In more residential neighborhoods, the City should
consider mixing neighborhood retail or small-scale offices with residential uses.

Suggested implementation steps:

Continue to support policies to encourage mixed-us,e development and nodal

development in Springfield' s downtown, Glenwood, and mixed-use nodes identified
in TransPlan.

Support policies to mix small- scale commercial uses into existing and new residential

neighborhoods where these uses are appropri~te and acceptable to residents.

Support the co- location of residential and commercial uses in existing buildings by
providing financial assistance for necessary building upgrades to meet requirements
in the City' s building code, such as improvements to meet seismic standards.

Reduce systems development charges ( SDCs) and other development costs to

encourage redevelopment and commercial uses in residential areas, where

appropriate.
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Economic Development Objectives
and Implementation Strategies

Objective 9: Support and assist existing businesses in Springfield.

October 15, 2008 Page 12

Springfield' s exi/sting businesses are important to the City' s continuing economic well-being.

Suggested implementation steps:

Develop and implement an outreach strategy to determine how the City can assist

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 Springfield businesses.

Encourage self-help methods and programs for business districts such as the

formation of business associations and special self-assessment districts for parking
and economic improvement.

Pursue special projects and grant applications that provide support to local business

and industry.

Support the co- location of residential and commercial uses in existing buildings by
providing financial assistance for necessary building upgrades to meet requirements
in the City' s building code, such as improvements to meet seismic standards.

Reduce systems development charges ( SDCs) and other development costs to

encourage redevelopment and commercial uses in residential areas, where

appropriate.

Objective 10: Increase the potential for employment in one of the regional
industry clusters.

The clusters include: Health Care, Communication Equipment, Information Technology
Software), Metals (Wholesalers), Processed Food and Beverage, Wood & Forest Products, and

Transportation Equipment.

Suggested implementation steps:

Provide the services, infrastructure, and land needed to attract these types of

businesses, especially where it can increase connectivity between businesses.

Designate land for industrialltechnologylbusiness parks to provide opportunities for

development of business clusters for related or complementary businesses.

Promote development of support businesses for business clusters, including
specialized suppliers for the business cluster, restaurants, financial institutions, and

other services.

Promote further development of the health care cluster in the Gateway area by
examining land-use policies in the area and, if necessary, modify the policies to

promote development of medical and other employment that requires specific types
of land.

Promote development of high-tech businesses by continuing to target these businesses

for recruitment and expansion in Springfield.
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Economic Development Objectives
and Implementation Strategies

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.

OCtober 15, 2008 Page 13

Objective 11: Increase the potential for convention- and tourist-r~lated

economic activities.

Tourism results in economic activity, especially in the service industries like retail, food services,

and accommodations. For example, the direct economic benefit of lodging tax receipts from

overnight accommodations to Springfield in 2007 was $ 1. 2 million. Springfield could increase

tourism through building tourism-relative facilities, such as a convention center, through growth
of businesses that bring tourists to the City, and through increased marketing.

Suggested implementation steps:

Assist with conference center development at a suitable site in Springfield with a goal
of making it financially independent with self-sustaining operations.

Encourage development of destination point projects (like the Springfield 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.

Ensure that the factors that are likely to attract visitors to Springfield, especially
Springfield' s environmental quality and natural beauty, are protected and enhanced.

Objective 12: Attract sustainable businesses and support sustainable

development practices.
The City should foster the creation of a local, sustainable economy by partnering with other

organizations to watch for opportunities and vulnerabilities, incubate and coordinate projects and

facilitate dialogue, action and education within the community. The City should also work to

reduce Springfield' s exposure to global economic and social vulnerabilities that could result as

fuel supplies cease to be abundant and inexpensive.

Suggested implementation steps:

Define " sustainable businesses" and what business practices qualify as " sustainable."

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

Support land use patterns that reduce transportation needs, promote walkability and

provide easy access to services and transportation options. '

Rebate development fees for development projects that are certified as sustainable to

nationally recognized standards ( e.g., LEED buildings).

Provide incentives for development that uses sustainable building materials or

solutions (e.g., instead of using traditional asphalt, using permeable asphalt) or use of
sustainable energy sources ( e.g., solar or wind power).
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Economic Development Objectives
and Implementation Strategies

October 15, 2008 Page 16

FINDINGS, OBJECTIVES, AND POLICIES

Findings
1.

2.

The structure of the Eugene- Springfield metropolitan area economy is undergoing a

shift away from lumber and wood products manufacturing (and other heavy industrial

activities) and towards a more diverse economic base characterized by growth in light
manufacturing activities and the non-manufacturing activities of trade, commercial

and professional services, fmance, insurance, and real estate.

The lumber and wood products sector is the metropolitan area' s dominant

manufacturing activity; and in this respect, Lane County' s forest is the area' s most

important natural resource utilized as a factor of production.
Major institutions in the metropolitan area including the University of Oregon and

Sacred Heart Hospital, have had a stabilizing influence on the local economy.
The Eugene- Springfield metropolitan area is developing as a regional center for

activities, such as tourism, distribution, and financial services, serving the

southwestern and central Oregon area.

Based on data from the 2000 U.S. Census, the per capita income in 1999 for the

Eugene- Springfield metropolitan area was lower than for Oregon as a whole and the

Portland metropolitan area.

In 2000, the unemployment rate in the Eugene- Springfield metropolitan area was

comparable to Oregon and higher than the national rate.

Historically, heavy-manufacturing industries, including primary metals, chemicals

and paper, have been characterized by high levels ofpollution or energy

consumption. Changes in technology and environmental regulations have reduced the

potential environmental impacts of these industries. Heavy manufacturing industries

provide benefits, such as relatively high wage scales and the potential for generating
secondary manufacturing activities.

Both expansion of existing businesses through use of local capital and entrepreneurial
skills and the attraction of new employers offer realistic opportunities for economic

development.
The healthful environment of the metropolitan area can help attract industrial

development, hold workers, and attract convention- and tourist-related economic

activities. The concern for clean air and water is high priority with area residents.

The provision of adequate public facilities and services is necessary for economic

development.
There are presently inefficiently used resources in the metropolitan area, including
land, labor, and secondary waste products.
Major employment areas include the Eugene and Springfield central business

districts, the University of Oregon area, Sacred Heart Hospital, the west Eugene
industrial area, the north (Gateway) and south Springfield industrial areas, the

Highway 99N industrial area, Country Club Road, Chad Drive, and the Mohawk-

Northgate area.

The metropolitan economy is made up of a number of interrelated and important
elements, one of which is construction and construction-related activities.

Construction, for example, is essential for all sectors of the economy, as well as for

the provision of an adequate supply of affordable housing.
The mixture of commercial and office uses with industrial uses can reduce or enhance

the utility of industrial areas for industrial purposes, depending upon circumstances.

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

13.

14.
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EXHIBITS IN SUPPORT OF SPRINGFIELD’S RESPONSE TO LUBA REMAND  
TOPICS REGARDING STATEWIDE PLANNING GOALS 2 AND 12 

 
EXHIBIT 12-1 PROPOSED PHASE I GLENWOOD REFINEMENT PLAN AMENDMENTS TO IMPLEMENT THE MMA 

PHASE I GLENWOOD REFINEMENT PLAN AMENDMENTS 
Note:  Existing text to remain is depicted with an ellipsis (…).  Proposed changes are highlighted, proposed text to be added 
appears underlined, and proposed text to be deleted appears in strike-through. 
 
 
 
 
 
 
 
 
Designations 
… 
 
Multimodal mixed-use area (MMA) is established where the local government determines that there is: 

• High-quality connectivity to and within the area by modes of transportation other than the automobile; 
• A denser level of development of a variety of commercial and residential uses than in surrounding areas; 
• A desire to encourage these characteristics through development standards; and 
• An understanding that increased automobile congestion within and around the MMA is accepted as a potential 

trade-off. 
 
Zoning 
… 
 
Subareas 
… 
 
Objective: 
Implement land use and transportation-related land use policies found in the Metro Plan, TransPlan (and/or Springfield 
Transportation System Plan), and the Springfield 2030 Refinement Plan to support pedestrian-friendly, mixed-use 
development in the Glenwood Riverfront 
 
Policies & Implementation Strategies: 

• Designate and zone land that meets the fundamental characteristics of the Mixed Use and Nodal Development 
Area designations, as defined in the Metro Plan, and Multimodal Mixed-Use Areas (MMA), as defined in OAR 
660-012-0060. 

o Identify four Glenwood Riverfront Subareas with primary and secondary uses that are specific to each. 

o Maintain and expand the existing nodal designation boundary to include land on both sides of Franklin 
Boulevard from the I-5 Bridges to the Springfield Bridges, and on both sides of McVay Highway 
between the Springfield Bridges and an area just south of the railroad trestle, as depicted in Figure 2. 

CHAPTER:  Land Use and Urban Design 
SECTION: Land Use Framework 
SUB-SECTION: Land Use Designations, Zoning & Subareas 
PAGES: 31-34 
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o Designate and zone land north of Franklin Boulevard in between the northern extension of Henderson 
Avenue and the northern extension of McVay Highway as Residential Mixed-Use, as depicted in Figure 
2. 

o Designate and zone land north of Franklin Boulevard in between the northern extension of McVay 
Highway and the Springfield Bridges as Commercial Mixed-Use, as depicted in Figure 2. 

o Designate and zone land on both sides of Franklin Boulevard from the I-5 Bridges to South Brooklyn 
Avenue as Office Mixed Use, as depicted in Figure 2. 

o Designate and zone land on both sides of McVay Highway from the Springfield Bridges to the southern 
terminus of Springfield’s Urban Growth Boundary as Employment Mixed-Use, as depicted in Figure 2. 

o Designate all land within the Phase I Glenwood Refinement Plan boundary a Multi-modal Mixed-Use 
Area (MMA), as depicted in Figure 2. 

o Compliance with the Transportation Planning Rule (TPR). The TPR (OAR 660-012-0000, et seq.) requires 
that when making an amendment to a land use plan, a local jurisdiction shall put in place measures to 
ensure that land uses are consistent with the identified function, capacity and performance standards 
of a State or City facility, when the plan amendment has a significant effect on that facility. The TPR 
defines “significant effect” as reducing performance below the minimum acceptable standard in the 
relevant plan, or worsening the performance of a facility otherwise projected to perform below the 
minimum acceptable standard. However, a local government may amend a land use plan without 
applying the performance standards if the proposed amendment is entirely within a multimodal mixed-
use area (MMA) (OAR 660-012-0060).[In evaluating whether or not the amendments to the Glenwood 
Refinement Plan contemplated in Phase I (the Amendment) have a significant impact, as defined in the 
TPR, the City has made findings with respect to the reasonable re-development potential for Subareas 
A, B, C, and D, as of the date of adoption of this Amendment, and the impact of such development on 
the relevant State or City facility (Franklin Boulevard) as follows: 

o In Subareas A, B and C in aggregate, not more than 90 percent of that area will redevelop within the 
20-year Plan horizon. This level of redevelopment will be associated with trip generation of 3,229 peak 
hour trips plus 165 peak hour trips generated by remaining non-redeveloped property.  These are the 
maximum trips that may be reasonably expected during the 20-year Plan horizon. Should development 
be proposed during the Plan horizon that, when added to trips generated from previous 
redevelopment and trips proposed to be generated on undeveloped property, may be reasonably 
expected to generate trips in excess of 3,394 trips, then the proposed development will be responsible 
to make further determinations of significant effect as required by the TPR in effect at the time of the 
proposed development and best practices, subject to the sunset provisions described below. Should 
the TPR analysis conclude that the proposed development would significantly affect an existing or 
planned transportation facility, then the proposed development shall be responsible for: 1) Successfully 
pursuing a reduced mobility standard from the State of Oregon such that the significant effect would 
no longer exist; or 2) Successfully mitigating the significant effect, to the extent necessary pursuant to 
the requirements of the TPR by actions including, but not limited to amendments to any or all land use 
and other plans, including: this Plan; the City’s Transportation System Plan; or the Central Lane 
Metropolitan Planning Organization Regional Transportation Plan. Trip generation from redeveloping 
land uses will be tracked as development is proposed and approved. 
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o In Subarea D, not more than 50 percent of that area will redevelop within the Plan horizon, with an 
associated trip generation of 1,363 peak hour trips plus 294 peak hour trips generated by remaining 
non-redeveloped property.  These are the maximum trips that may be reasonably expected during the 
20 year Plan horizon.  Should development be proposed during the Plan horizon that, when added to 
trips generated from previous redevelopment, and trips generated on undeveloped property, may be 
reasonably expected to generate trips in excess of 1,667 trips, then the proposed development will be 
responsible to make further determinations of significant effect as required by the TPR in effect at the 
time of the proposed development and best practices, subject to the sunset provisions described 
below.  Should the TPR analysis conclude that the proposed development would significantly affect an 
existing or planned transportation facility, then the proposed development shall be responsible for: 1) 
Successfully pursuing a reduced mobility standard from the State of Oregon such that the significant 
effect would no longer exist; or 2) Successfully mitigating the significant effect, to the extent necessary 
pursuant to the requirements of the TPR by actions including, but not limited to amendments to any or 
all land use and other plans, including: this Plan; the City’s Transportation System Plan; or the Central 
Lane Metropolitan Planning Organization Regional Transportation Plan. Trip generation from 
redeveloping land uses will be tracked as development is proposed and approved.] 

o In the event that Franklin Boulevard transfers to City jurisdiction, the City finds that there is no State or 
City facility on which the Amendment will have an effect, regardless of the level of development in 
Subareas A, B and C.   In the event that McVay Highway transfers to City jurisdiction, the City finds that 
there is no State or City facility on which the Amendment will have an effect, regardless of the level of 
development in Subarea D. 

o In the event that either Transportation System Plan analysis or that provided by the Franklin Boulevard 
National Environmental Policy Act process shows that even with the addition of reasonably expected 
trips at full build-out of Subareas A, B, C and D there would be no significant operational effect on 
Franklin Boulevard or McVay Highway as determined by the TPR and planned projects in effect at the 
time of such analysis, the City finds that there is no State or City facility significantly affected by the 
Amendment. 

  
Figure 2 Figure 2 
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EXHIBIT 12-2 PROPOSED GRP MAP AMENDMENTS MAP/TAX LOTS NECESSARY TO IMPLEMENT THE MMA 

MAPLOT# SUBAREA ADOPTED GRP PLAN 
DESIGNATION 

PROPOSED AMENDED GRP 
PLAN DESIGNATION ACRES CITY/UGB (10/18/11) 

1703344101000 A Commercial Mixed Use Commercial Mixed Use/MMA 0.05 UGB 
1703344202600 A Residential Mixed Use Residential Mixed Use/MMA 2.84 UGB 
1703344202700 A Residential Mixed Use Residential Mixed Use/MMA 1.61 UGB 
1703344202800 A Residential Mixed Use Residential Mixed Use/MMA 0.43 UGB 
1703344202802 A Residential Mixed Use Residential Mixed Use/MMA 4.10 UGB 
1703344202900 A Residential Mixed Use Residential Mixed Use/MMA 0.75 UGB 
1703344100500 A Residential Mixed Use Residential Mixed Use/MMA 0.48 UGB 
1703344100700 A Residential Mixed Use Residential Mixed Use/MMA 0.37 UGB 
1703344100900 A Residential Mixed Use Residential Mixed Use/MMA 0.18 UGB 
1703344101100 A Residential Mixed Use Residential Mixed Use/MMA 0.15 UGB 
1703344101300 A Residential Mixed Use Residential Mixed Use/MMA 0.14 UGB 
1703344101400 A Residential Mixed Use Residential Mixed Use/MMA 0.64 UGB 
1703344101500 A Residential Mixed Use Residential Mixed Use/MMA 1.81 UGB 
1703344101700 A Residential Mixed Use Residential Mixed Use/MMA 0.07 UGB 
1703344101800 A Residential Mixed Use Residential Mixed Use/MMA 0.07 UGB 
1703344101900 A Residential Mixed Use Residential Mixed Use/MMA 0.14 UGB 
1703344102000 A Residential Mixed Use Residential Mixed Use/MMA 0.28 UGB 
1703344102100 A Residential Mixed Use Residential Mixed Use/MMA 0.07 UGB 
1703344200100 A Residential Mixed Use Residential Mixed Use/MMA 1.49 UGB 
1703344200200 A Residential Mixed Use Residential Mixed Use/MMA 0.18 UGB 
1703344200300 A Residential Mixed Use Residential Mixed Use/MMA 0.18 UGB 
1703344200400 A Residential Mixed Use Residential Mixed Use/MMA 0.18 UGB 
1703344200500 A Residential Mixed Use Residential Mixed Use/MMA 0.34 UGB 
1703344200501 A Residential Mixed Use Residential Mixed Use/MMA 0.14 UGB 
1703344200502 A Residential Mixed Use Residential Mixed Use/MMA 0.01 UGB 
1703344200503 A Residential Mixed Use Residential Mixed Use/MMA 0.13 UGB 
1703344200504 A Residential Mixed Use Residential Mixed Use/MMA 0.27 UGB 
1703344200600 A Residential Mixed Use Residential Mixed Use/MMA 0.38 UGB 
1703344200700 A Residential Mixed Use Residential Mixed Use/MMA 0.40 UGB 
1703344200800 A Residential Mixed Use Residential Mixed Use/MMA 0.35 UGB 
1703344200900 A Residential Mixed Use Residential Mixed Use/MMA 0.42 UGB 
1703344201000 A Residential Mixed Use Residential Mixed Use/MMA 0.33 UGB 
1703344201200 A Residential Mixed Use Residential Mixed Use/MMA 0.47 UGB 
1703344201300 A Residential Mixed Use Residential Mixed Use/MMA 0.18 UGB 
1703344201400 A Residential Mixed Use Residential Mixed Use/MMA 0.18 UGB 
1703344201500 A Residential Mixed Use Residential Mixed Use/MMA 1.36 UGB 
1703344201600 A Residential Mixed Use Residential Mixed Use/MMA 3.64 UGB 
1703344201700 A Residential Mixed Use Residential Mixed Use/MMA 0.26 UGB 
1703344201800 A Residential Mixed Use Residential Mixed Use/MMA 0.11 UGB 
1703344201900 A Residential Mixed Use Residential Mixed Use/MMA 0.16 UGB 
1703344202000 A Residential Mixed Use Residential Mixed Use/MMA 0.39 UGB 
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1703344202100 A Residential Mixed Use Residential Mixed Use/MMA 0.73 UGB 
1703344202200 A Residential Mixed Use Residential Mixed Use/MMA 0.27 UGB 
1703344202300 A Residential Mixed Use Residential Mixed Use/MMA 0.27 UGB 
1703344202400 A Residential Mixed Use Residential Mixed Use/MMA 2.79 UGB 
1703344202500 A Residential Mixed Use Residential Mixed Use/MMA 3.55 UGB 
1703344100100 B Commercial Mixed Use Commercial Mixed Use/MMA 6.41 UGB 
1703344100200 B Commercial Mixed Use Commercial Mixed Use/MMA 0.55 UGB 
1703344100300 B Commercial Mixed Use Commercial Mixed Use/MMA 1.04 UGB 
1703344100400 B Commercial Mixed Use Commercial Mixed Use/MMA 0.95 UGB 
1703344100500 B Commercial Mixed Use Commercial Mixed Use/MMA 1.07 UGB 
1703344100700 B Commercial Mixed Use Commercial Mixed Use/MMA 2.34 UGB 
1703344100800 B Commercial Mixed Use Commercial Mixed Use/MMA 1.51 UGB 
1703344101000 B Commercial Mixed Use Commercial Mixed Use/MMA 0.12 UGB 
1703344101500 B Commercial Mixed Use Commercial Mixed Use/MMA 0.54 UGB 
1703343300100 C Office Mixed Use Office Mixed Use/MMA 2.34 UGB 
1703343300200 C Office Mixed Use Office Mixed Use/MMA 1.73 City 
1703343300300 C Office Mixed Use Office Mixed Use/MMA 1.73 City 
1703343300400 C Office Mixed Use Office Mixed Use/MMA 0.58 City 
1703343300500 C Office Mixed Use Office Mixed Use/MMA 1.53 City 
1703343300700 C Office Mixed Use Office Mixed Use/MMA 1.30 UGB 
1703343100100 C Office Mixed Use Office Mixed Use/MMA 1.07 UGB 
1703343100200 C Office Mixed Use Office Mixed Use/MMA 0.12 UGB 
1703343101000 C Office Mixed Use Office Mixed Use/MMA 5.28 UGB 
1703343101100 C Office Mixed Use Office Mixed Use/MMA 3.12 UGB 
1703343101200 C Office Mixed Use Office Mixed Use/MMA 0.51 UGB 
1703343200100 C Office Mixed Use Office Mixed Use/MMA 1.09 UGB 
1703343200101 C Office Mixed Use Office Mixed Use/MMA 1.87 UGB 
1703343200400 C Office Mixed Use Office Mixed Use/MMA 2.56 UGB 
1703344202802 C Office Mixed Use Office Mixed Use/MMA 1.24 UGB 
1703334400100 C Office Mixed Use Office Mixed Use/MMA 0.94 City 
1703334400200 C Office Mixed Use Office Mixed Use/MMA 0.41 City 
1703343100300 C Office Mixed Use Office Mixed Use/MMA 0.26 UGB 
1703343100400 C Office Mixed Use Office Mixed Use/MMA 0.04 UGB 
1703343100700 C Office Mixed Use Office Mixed Use/MMA 1.44 UGB 
1703343100701 C Office Mixed Use Office Mixed Use/MMA 0.57 UGB 
1703343100900 C Office Mixed Use Office Mixed Use/MMA 1.05 City 
1703343200200 C Office Mixed Use Office Mixed Use/MMA 0.98 City 
1703343200300 C Office Mixed Use Office Mixed Use/MMA 3.68 UGB 
1703343200600 C Office Mixed Use Office Mixed Use/MMA 0.80 City 
1703343400100 C Office Mixed Use Office Mixed Use/MMA 0.85 UGB 
1703343400200 C Office Mixed Use Office Mixed Use/MMA 0.30 UGB 
1703343400201 C Office Mixed Use Office Mixed Use/MMA 0.65 City 
1703344300100 C Office Mixed Use Office Mixed Use/MMA 0.78 UGB 
1703344300200 C Office Mixed Use Office Mixed Use/MMA 0.26 UGB 
1703344300500 C Office Mixed Use Office Mixed Use/MMA 0.17 UGB 
1703344309000 C Office Mixed Use Office Mixed Use/MMA 0.90 UGB 
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1703344309100 C Office Mixed Use Office Mixed Use/MMA 0.30 UGB 
1703344309200 C Office Mixed Use Office Mixed Use/MMA 0.37 UGB 
1703344309300 C Office Mixed Use Office Mixed Use/MMA 0.59 UGB 
1703344310600 C Office Mixed Use Office Mixed Use/MMA 0.44 UGB 
1703344310700 C Office Mixed Use Office Mixed Use/MMA 0.22 UGB 
1703344310800 C Office Mixed Use Office Mixed Use/MMA 0.44 UGB 
1703344310900 C Office Mixed Use Office Mixed Use/MMA 0.19 UGB 
1703344311000 C Office Mixed Use Office Mixed Use/MMA 0.12 UGB 
1703344311100 C Office Mixed Use Office Mixed Use/MMA 0.12 UGB 
1703344311200 C Office Mixed Use Office Mixed Use/MMA 0.33 UGB 
1703344311300 C Office Mixed Use Office Mixed Use/MMA 0.15 UGB 
1703344311400 C Office Mixed Use Office Mixed Use/MMA 0.22 UGB 
1703344311500 C Office Mixed Use Office Mixed Use/MMA 0.15 UGB 
1703344311600 C Office Mixed Use Office Mixed Use/MMA 0.19 UGB 
1703344311700 C Office Mixed Use Office Mixed Use/MMA 0.86 UGB 
1703344311900 C Office Mixed Use Office Mixed Use/MMA 0.61 UGB 
1703344312000 C Office Mixed Use Office Mixed Use/MMA 0.49 UGB 
1703344312100 C Office Mixed Use Office Mixed Use/MMA 0.28 UGB 
1703344312200 C Office Mixed Use Office Mixed Use/MMA 0.15 UGB 
1803023305100 D Employment Mixed Use Employment Mixed Use/MMA 4.28 UGB 
1803034000300 D Employment Mixed Use Employment Mixed Use/MMA 7.74 UGB 
1803034000700 D Employment Mixed Use Employment Mixed Use/MMA 15.94 UGB 
1703344400800 D Employment Mixed Use Employment Mixed Use/MMA 0.37 UGB 
1703344400900 D Employment Mixed Use Employment Mixed Use/MMA 0.24 UGB 
1703344401000 D Employment Mixed Use Employment Mixed Use/MMA 0.35 UGB 
1703344401100 D Employment Mixed Use Employment Mixed Use/MMA 1.20 UGB 
1703344401200 D Employment Mixed Use Employment Mixed Use/MMA 1.32 UGB 
1703344401300 D Employment Mixed Use Employment Mixed Use/MMA 0.14 UGB 
1703344401400 D Employment Mixed Use Employment Mixed Use/MMA 0.37 UGB 
1703344401401 D Employment Mixed Use Employment Mixed Use/MMA 0.11 UGB 
1703344401402 D Employment Mixed Use Employment Mixed Use/MMA 2.55 UGB 
1703344401500 D Employment Mixed Use Employment Mixed Use/MMA 1.01 UGB 
1703344401600 D Employment Mixed Use Employment Mixed Use/MMA 1.78 UGB 
1703344402200 D Employment Mixed Use Employment Mixed Use/MMA 0.06 UGB 
1703344402201 D Employment Mixed Use Employment Mixed Use/MMA 0.88 UGB 
1703344402400 D Employment Mixed Use Employment Mixed Use/MMA 0.12 UGB 
1703344402600 D Employment Mixed Use Employment Mixed Use/MMA 1.00 UGB 
1703344402800 D Employment Mixed Use Employment Mixed Use/MMA 0.50 UGB 
1703344402900 D Employment Mixed Use Employment Mixed Use/MMA 0.50 UGB 
1703344403100 D Employment Mixed Use Employment Mixed Use/MMA 0.94 UGB 
1703344402300 D Employment Mixed Use Employment Mixed Use/MMA 0.47 UGB 
1703344402500 D Employment Mixed Use Employment Mixed Use/MMA 0.37 UGB 
1703344403000 D Employment Mixed Use Employment Mixed Use/MMA 0.65 UGB 
1703344400100 D Employment Mixed Use Employment Mixed Use/MMA 5.98 UGB 
1703344400101 D Employment Mixed Use Employment Mixed Use/MMA 0.86 UGB 
1703344400102 D Employment Mixed Use Employment Mixed Use/MMA 1.89 UGB 
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1703344400300 D Employment Mixed Use Employment Mixed Use/MMA 1.50 City 
1703344400400 D Employment Mixed Use Employment Mixed Use/MMA 0.18 UGB 
1703344400500 D Employment Mixed Use Employment Mixed Use/MMA 2.35 UGB 
1703344400600 D Employment Mixed Use Employment Mixed Use/MMA 0.14 UGB 
1703344400700 D Employment Mixed Use Employment Mixed Use/MMA 1.00 UGB 
1703344400200 D Employment Mixed Use Employment Mixed Use/MMA 1.57 UGB 
1703344400301 D Employment Mixed Use Employment Mixed Use/MMA 10.86 City 
1803022002800 D Employment Mixed Use Employment Mixed Use/MMA 5.97 UGB 
1803022002900 D Employment Mixed Use Employment Mixed Use/MMA 7.04 UGB 
1803022003000 D Employment Mixed Use Employment Mixed Use/MMA 0.16 City 
1803031100200 D Employment Mixed Use Employment Mixed Use/MMA 1.12 UGB 
1803031101500 D Employment Mixed Use Employment Mixed Use/MMA 1.25 UGB 
1803031101600 D Employment Mixed Use Employment Mixed Use/MMA 1.16 UGB 
1803031101700 D Employment Mixed Use Employment Mixed Use/MMA 0.34 UGB 
1803031101800 D Employment Mixed Use Employment Mixed Use/MMA 0.62 UGB 
1803031101900 D Employment Mixed Use Employment Mixed Use/MMA 0.49 UGB 
1803031103200 D Employment Mixed Use Employment Mixed Use/MMA 0.95 UGB 
1803031103300 D Employment Mixed Use Employment Mixed Use/MMA 0.27 UGB 
1703344401700 D Employment Mixed Use Employment Mixed Use/MMA 0.17 UGB 
1703344401800 D Employment Mixed Use Employment Mixed Use/MMA 0.78 UGB 
1703344401900 D Employment Mixed Use Employment Mixed Use/MMA 0.21 UGB 
1703344403200 D Employment Mixed Use Employment Mixed Use/MMA 0.04 UGB 
1703344403300 D Employment Mixed Use Employment Mixed Use/MMA 0.66 City 
1803031101401 D Employment Mixed Use Employment Mixed Use/MMA 3.08 City 
1803031102100 D Employment Mixed Use Employment Mixed Use/MMA 2.35 UGB 
1803031102200 D Employment Mixed Use Employment Mixed Use/MMA 0.13 UGB 
1803031102300 D Employment Mixed Use Employment Mixed Use/MMA 0.13 UGB 
1803031102400 D Employment Mixed Use Employment Mixed Use/MMA 0.13 UGB 
1803031102500 D Employment Mixed Use Employment Mixed Use/MMA 0.13 UGB 
1803031102600 D Employment Mixed Use Employment Mixed Use/MMA 0.13 UGB 
1803031102700 D Employment Mixed Use Employment Mixed Use/MMA 0.13 UGB 
1803031102800 D Employment Mixed Use Employment Mixed Use/MMA 0.13 UGB 
1803031102900 D Employment Mixed Use Employment Mixed Use/MMA 0.13 UGB 
1803031103000 D Employment Mixed Use Employment Mixed Use/MMA 0.14 UGB 
1803031103001 D Employment Mixed Use Employment Mixed Use/MMA 0.24 UGB 
1803031103500 D Employment Mixed Use Employment Mixed Use/MMA 13.18 UGB 
1803022003100 D Employment Mixed Use Employment Mixed Use/MMA 4.95 City 
1803022003200 D Employment Mixed Use Employment Mixed Use/MMA 23.72 City 
1803022003300 D Employment Mixed Use Employment Mixed Use/MMA 1.13 City 
1803023203800 D Employment Mixed Use Employment Mixed Use/MMA 10.04 City 
1803031103400 D Employment Mixed Use Employment Mixed Use/MMA 0.54 UGB 
1803031400200 D Employment Mixed Use Employment Mixed Use/MMA 2.88 City 
1803031400500 D Employment Mixed Use Employment Mixed Use/MMA 2.20 City 
1803031400700 D Employment Mixed Use Employment Mixed Use/MMA 1.96 City 
1803031400800 D Employment Mixed Use Employment Mixed Use/MMA 2.00 City 
1803031400900 D Employment Mixed Use Employment Mixed Use/MMA 1.99 City 
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1803031402000 D Employment Mixed Use Employment Mixed Use/MMA 0.98 City 
1803031402001 D Employment Mixed Use Employment Mixed Use/MMA 0.79 City 
1803034000200 D Employment Mixed Use Employment Mixed Use/MMA 0.58 City 
1803034000400 D Employment Mixed Use Employment Mixed Use/MMA 0.63 City 
1803034000500 D Employment Mixed Use Employment Mixed Use/MMA 1.32 City 
1803034000600 D Employment Mixed Use Employment Mixed Use/MMA 0.48 UGB 
1803031401000 D Employment Mixed Use Employment Mixed Use/MMA 3.91 UGB 
1803034000800 D Employment Mixed Use Employment Mixed Use/MMA 1.10 UGB 
1803034000900 D Employment Mixed Use Employment Mixed Use/MMA 0.71 UGB 
1803101000200 D Employment Mixed Use Employment Mixed Use/MMA 0.71 UGB 
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EXHIBIT 12-3 PROPOSED SPRINGFIELD DEVELOPMENT CODE AMENDMENTS TO IMPLEMENT THE MMA 
 

SPRINGFIELD DEVELOPMENT CODE AMENDMENTS 
Note:  Existing text to remain is depicted with an ellipsis (…).  Proposed changes are highlighted, proposed text to be added 
appears underlined, and proposed text to be deleted appears in strike-through. 
 
        
3.4-245 Land Use Designations, Zoning District Descriptions and Applicable Overlay Districts 
 
A. Applicable Land Use Designations.  

 
1. The Metro Plan designations are as follows… 

 
2. The Glenwood Refinement Plan designations are: 
 

a. Residential Mixed-use, Commercial Mixed-Use, Office Mixed-Use, and Employment Mixed-Use and 
are described as Subareas A, B, C, and D, respectively.  The descriptions of these designations area 
the same as the base zoning districts described in Subsection 3.4-245B. 

 
b. The Multi-Modal Mixed-Use Area (MMA) designation applies to all land within the Glenwood 

Riverfront.  Multimodal mixed-use area (MMA) is established where the local government 
determines that there is and/or is planned to be: 
 

i. High-quality connectivity to and within the area by modes of transportation other than the 
automobile; 

ii. A denser level of development of a variety of commercial and residential uses than in 
surrounding areas; 

iii. A desire to encourage these characteristics through development standards; and 
iv. An understanding that increased automobile congestion within and around the MMA is 

accepted as a potential trade-off. 
 

… 
 

 
 
 
A. Land Use and Built Form Chapter. 
 

A.1. Land Use Designations and Zoning – General. 
 

A.1.a. Designate and zone land that meets the fundamental characteristics of the Mixed Use and 
Nodal Development Area designations, as defined in the Metro Plan, and multimodal mixed-use 
areas (MMA), as defined in OAR-660-012-0060. 

 

A.1.a.1. Identify four Glenwood Riverfront Subareas with primary and secondary uses that are 
specific to each. 

A.1.a.2. Maintain and expand the existing nodal designation boundary to include land on both 
sides of Franklin Boulevard from the I-5 Bridges to the Springfield Bridges, and on both 

Appendix 3 – Glenwood Refinement Plan Policies and Implementation Strategies – Phase I 
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sides of McVay Highway between the Springfield Bridges and an area just south of the 
railroad trestle, as depicted in Figure 2. 

A.1.a.3. Designate and zone land north of Franklin Boulevard in between the northern 
extension of Henderson Avenue and the northern extension of McVay Highway as 
Residential Mixed-Use, as depicted in Figure 2. 

A.1.a.4. Designate and zone land north of Franklin Boulevard in between the northern 
extension of McVay Highway and the Springfield Bridges as Commercial Mixed-Use, as 
depicted in Figure 2. 

A.1.a.5. Designate and zone land on both sides of Franklin Boulevard from the I-5 Bridges to 
South Brooklyn Avenue as Office Mixed-Use, as depicted in Figure 2. 

A.1.a.6. Designate and zone land on both sides of McVay Highway from the Springfield Bridges 
to the southern terminus of Springfield’s Urban Growth Boundary as Employment 
Mixed-Use, as depicted in Figure 2. 

A.1.a.7. Designate all land within the Phase I Glenwood Refinement Plan boundary a 
Multimodal Mixed-Use Area (MMA), as depicted in Figure 2. 

A.1.a.8. Compliance with the Transportation Planning Rule (TPR).  The TPR (OAR 660-012-
0000, et seq.) requires that when making an amendment to a land use plan, a local 
jurisdiction shall put in place measures to ensure that land uses are consistent with 
the identified function, capacity, and performance standards of a State or City facility 
when the plan amendment has a significant effect on that facility.  The TPR defines 
“significant effect” as reducing performance below the minimum acceptable standard 
in the relevant plan, or worsening the performance of a facility otherwise projected to 
perform below the minimum acceptable standard.  However, a local government may 
amend a land use plan without applying the performance standards if the proposed 
amendment is entirely within a multimodal mixed-use area (MMA)  (OAR 660-012-
0060).   

[A.1.a.7. In evaluating whether or not the amendments to the Glenwood Refinement Plan 
contemplated in Phase I (the Amendment) have a significant impact, as defined in the 
TPR, the City has made findings with respect to the reasonable re-development 
potential for Subareas A, B, C, and D, as of the date of adoption of this Amendment, 
and the impact of such development on the relevant State or City facility (Franklin 
Boulevard) as follows: 

A.1.a.7.i. In Subareas A, B, and C in aggregate, not more than 90 percent of that 
area will redevelop within the 20 year Plan horizon.  This level of 
redevelopment will be associated with trip generation of 3,229 peak hour 
trips plus 165 peak hour trips generated by remaining non-redeveloped 
property.  These are the maximum trips that may be reasonably expected 
during the 20 year Plan horizon.  Should development be proposed during 
the Plan horizon that, when added to trips generated from previous 
redevelopment and trips generated on undeveloped property, may be 
reasonably expected to generate trips in excess of 3,394 trips, then the 
proposed development will be responsible to make further 
determinations of significant effect as required by the TPR in effect at the 
time of the proposed development and best practices, subject to the 
sunset provisions described below.  Should the TPR analysis conclude that 
the proposed development would significantly affect an existing or 
planned transportation facility, then the proposed development shall be 
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responsible for:  1) Successfully pursuing a reduced mobility standard 
from the State of Oregon such that the significant effect would no longer 
exist;  or 2) Successfully mitigating the significant effect, to the extent 
necessary pursuant to the requirements of the TPR by actions including, 
but not limited to amendments to any or all land use and other plans, 
including: this Plan; the City’s Transportation System Plan; or the Central 
Lane Metropolitan Planning Organization Regional Transportation Plan. 
Trip generation from redeveloping land uses will be tracked as 
development is proposed and approved. 

A.1.a.7.ii. In Subarea D, not more than 50 percent of that area will redevelop within 
the Plan horizon, with an associated trip generation of 1,363 peak hour 
trips plus 294 peak hour trips generated by remaining non-developed 
property.  These are the maximum trips that may be reasonably expected 
during the 20 year Plan horizon.  Should development be proposed during 
the Plan horizon that, when added to trips generated from previous 
redevelopment and trips generated on undeveloped property, may be 
reasonably expected to generate trips in excess of 1,667 trips, then the 
proposed development will be responsible to make further 
determinations of significant effect as required by the TPR in effect at the 
time of the proposed development and best practices, subject to the 
sunset provisions described below.  Should the TPR analysis conclude that 
the proposed development would significantly affect an existing or 
planned transportation facility, then the proposed development shall be 
responsible for:  1) Successfully pursuing a reduced mobility standard 
from the State of Oregon such that the significant effect would no longer 
exist;  or 2) Successfully mitigating the significant effect, to the extent 
necessary pursuant to the requirements of the TPR by actions including, 
but not limited to amendments to any or all land use and other plans 
including: this Plan; the City’s Transportation System Plan; or the Central 
Lane Metropolitan Planning Organization Regional Transportation Plan. 
Trip generation from redeveloping land uses will be tracked as 
development is proposed and approved. 

A.1.a.7.iii. In the event that Franklin Boulevard transfers to City jurisdiction, the City 
finds that there is no State or City facility on which the Amendment will 
have an effect, regardless of the level of development in Subareas A, B, 
and C.  In the event that McVay Highway transfers to City jurisdiction, the 
City finds that there is no State or City facility on which the Amendment 
will have an effect, regardless of the level of development in Subarea D. 

A.1.a.7.iv. In the event that either Transportation System Plan analysis or that 
provided by the Franklin Boulevard National Environmental Policy Act 
process shows that even with the addition of reasonably expected trips at 
full build-out of Subareas A, B, C, and D there would be no significant 
operational effect on Franklin Boulevard or McVay Highway as 
determined by the TPR and planned projects in effect at the time of such 
analysis, the City finds that there is no State or City facility significantly 
affected by the Amendment.] 
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EXHIBIT 12-4 ADOPTED SDC 3.4-250 SCHEDULE OF USE CATEGORIES  

Categories/Uses 
Residential 
Mixed-Use 
Subarea A 

Commercial 
Mixed-Use 
Subarea B 

Office Mixed-
Use Subarea 

C 

Employment 
Mixed-Use 
Subarea D 

Accessory Uses          
A use or uses within a primary use building that is for the residents’ or 
employees’ benefit and that does not generally serve the public, including, 
but not limited to, building maintenance facilities, central mail rooms, child 
care, conference rooms, employee restaurants and cafeterias, indoor 
recreation areas, and indoor recycling collection centers. 

P P P P 

Commercial/Retail         
Eating and drinking establishments whose principal activity involves the sale 
and/or service of prepared foods and beverages directly to consumers, 
including, but not limited to, bakeries, cafes, delicatessens, restaurants, coffee 
shops, brew pubs, and wine bars. 

S P S S 

Personal services whose principal activity involves the care of a person or a 
person’s apparel, including, but not limited to, fitness centers, spas, hair 
stylists, shoe repair, dry cleaners, tailors, and daycare.  

S P S S 

Professional, scientific, research and technical services are small-scale 
commercial office enterprises whose principal activity involves providing a 
specialized service to others. These activities can be housed in office 
storefronts, office buildings, or in residential or live/work units where such 
residential use is permitted by this Code and include, but are not limited to, 
legal advice and representation, accounting and income tax preparation, 
banking, architecture, engineering, design and marketing, real estate, 
insurance, physicians, and counselors. 

S P P P 

Retail sales and services are commercial enterprises whose principal activity 
involves the sale and/or servicing of merchandise (new or reused) directly to 
consumers. Examples include, but are not limited to, bookstores, grocers, 
pharmacies, art galleries, florists, jewelers, and apparel shops.  

S S S S 

Educational Facilities*         
Public/private educational facilities for primary and secondary education S N N N 
Public/private educational facilities that include, but are not limited to, higher 
education aimed at adults; business, professional, technical, trade and 
vocational schools; job training; and vocational rehabilitation services. 

N P P P 

Employment         
Business parks N N P P 
Hospitals  N N N P 
Light manufacturing uses engaged in the manufacture (predominantly from 
previously prepared materials) of finished products or parts, including 
processing, fabrication, assembly, treatment, testing, and packaging of these 
products. The uses are not potentially dangerous or environmentally 
incompatible with office employment uses and all manufacturing uses, and 
storage of materials occurs entirely indoors. These uses include, but are not 
limited to, manufacture of electronic instruments, preparation of food 
products, pharmaceutical manufacturing, and research and scientific 
laboratories. 

N N N P 

Office employment uses are typically housed in buildings where there is 
limited interaction between the public and the proprietor. These uses are 
associated with the performance of a range of administrative, medical, high 
tech, nanotechnology, green technology, pharmaceutical and biotechnology, 
information technology, information management, and research and 
development functions. These uses include, but are not limited to, call 
centers, corporate or regional headquarters, physicians’ clinics, software 
development, media production, data processing services, and technical 
support centers. 

N P P P 

Recycling facilities that occur completely within buildings and are located 
only on the west side of McVay Highway. N N N P 
Warehousing and distribution uses for the storage and regional wholesale 
distribution of manufactured products and for products used in testing, 
design, technical training or experimental product research and development 
permitted in conjunction with business headquarters. 

N N N S 

Hospitality          
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Conference/visitor centers include, but are not limited to, conference hotels, 
visitor information centers, museums, and conference/exposition centers. N P N N 
Hotels include, but are not limited to, inns, bed and breakfasts, guesthouses, 
extended stay hotels or apartment hotels, limited service hotels, and full 
service hotels. Hotels may be converted to apartments where such residential 
use is permitted by this Code and the Oregon Structural Specialty Code, 
related building codes, fire codes and referenced standards in effect at the 
time of application for a building permit. 

N P P N 

Residential (High-Density)         
Residential occupancy of a dwelling unit by a household that includes, but is 
not limited to, apartments, condominiums, live/work units, lofts, row houses, 
townhouses, and elderly-oriented congregate care facilities. 

P P P N 

Parking          
Public or private parking lots/structures S S S S 
Public Open Space          
Riverfront linear park/multi-use path  P P P P 
Park blocks to include recreational facilities and stormwater management 
facilities. P N N N 
Public Utilities and Other Public Uses         
Low impact facilities are any public or semi-public facility that is permitted 
subject to the design standards of this Code, including, but not limited to, 
wastewater; stormwater management; electricity and water to serve individual 
homes and businesses; other utilities that have minimal olfactory, visual or 
auditory impacts; street lights; and fire hydrants.  

P P P P 

Public uses, including, but not limited to, fire and police stations. N N P N 
Wireless Telecommunications Systems Facilities. Only flush mounting the 
entire antenna on a building shall be permitted if the connecting cables cannot 
be seen; they are color matched to the building; and they match the façade of 
the building. If conditions do not favor flush mounted antennas, a stand-alone 
monopole antenna not more than 15 feet high, measured from the place of 
attachment on the roof, shall be permitted if the antenna is set back so that it 
cannot be seen from street. 

P P P P 

* Educational facilities include, but are not limited to, classrooms, auditoriums, labs, gyms and libraries. 
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EXHIBIT 12-5 ADOPTED SDC 3.4-245 LAND USE DESIGNATIONS, ZONING DISTRICT DESCRIPTIONS AND 
APPLICABLE OVERLAY DISTRICTS  

B. Establishment of Base Zoning Districts. The Glenwood Riverfront Mixed-Use Plan District is comprised of Subareas 
A, B, C and D that comply with the Glenwood Refinement Plan designations and establish the following base 
zoning districts. Note: The definitions of Primary Use, Secondary Use, and Accessory Use can be found in Section 
3.4-250 and/or in Section 6.1-110. 

 1. Residential Mixed-Use. Subarea A addresses the need for high-density residential development sites 
discussed in the Springfield Residential Land and Housing Needs Analysis (RLHNA) and the Residential 
Land Use and Housing Element of the Springfield 2030 Refinement Plan adopted on June 20, 2011. This 
high-density neighborhood is intended to be pedestrian-friendly and includes park blocks and a riverfront 
linear park to incorporate public open space needs that are also discussed in the RLHNA and the 
Springfield 2030 Refinement Plan, and to provide for unique stormwater management facilities. Subarea 
A provides opportunities for high-density housing above ground-floor retail and commercial uses that 
serve the neighborhood and provide for a unique destination with riverfront views and points of access to 
the Willamette River. In Subarea A: 

 a. The primary permitted use is high-density residential with a minimum density of 50 dwelling units 
per net acre, either stand alone or in mixed-use buildings above commercial uses. Residential 
buildings at this density encourage development in a compact, urban form and are typically 4 to 
6 stories in height. For multi-phase development projects, the density of a phase may be reduced 
to 35 dwelling units per net acre for initial construction when the approved Master Plan includes 
a project phasing plan that demonstrates how the overall 50 dwelling unit per net acre minimum 
standard will be achieved by density averaging within the development area; 

 b. Additional uses, while not required, are permitted as secondary uses only within mixed-use 
buildings to provide some of the business-related needs of this high-density residential 
neighborhood. These uses are educational facilities for primary and secondary education; retail 
sales and services, including groceries; eating and drinking establishments; professional, 
scientific, and technical services; and personal service uses. No stand-alone commercial building 
is permitted. 

 c. To minimize the potential over-supply of commercial land inventory in proximity to commercial 
uses in Downtown Springfield or other commercial districts in Springfield, and to preserve the 
residential land supply, commercial uses specified in Subsection 3.4-245B.1.b. are limited to the 
ground floor of mixed-use buildings, and no single commercial use shall occupy more than 
10,000 square feet of gross floor area. 

  EXCEPTIONS: 

i. Groceries shall not contain more than 25,000 square feet of gross floor area. 

ii. Multi-floor commercial uses, other than retail sale and service uses, are permitted in 
buildings that front Franklin Boulevard. In this case, at least 50 percent of the gross floor 
area of the mixed-use building shall be dedicated to high-density residential use. 

 2. Commercial Mixed-Use. Subarea B provides for flexible mixed-use development to achieve a unique 
riverfront destination responding to developer interest and market demand for housing, lodging, 
entertainment and meeting/conference uses and office/employment uses. In Subarea B: 

a. Primary uses are permitted either as stand-alone uses or within a mixed-use building: 
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 i. Hospitality services; office employment uses; eating and drinking establishments; 
personal services; and professional, scientific, and technical services; and educational 
facilities. 

 ii. High-density residential uses with a minimum density of 50 dwelling units per net acre. 
To preserve the commercial land supply, no more than 50 percent of a development area 
shall be dedicated to high-density residential use. 

b. Retail sales and services are permitted as secondary uses only within mixed-use buildings to 
provide some of the business-related needs of the primary uses. 

c. To minimize the potential over-supply of commercial retail sales and services near Downtown 
Springfield, retail sales and services are limited to: 

i. The ground floor of a building; 

ii. No more than 50 percent of the ground floor of a single building; 
  
iii. No more than 50 percent of the total ground floor area of a development area; and 
  
iv. No single retail sales and service use shall occupy more than 10,000 square feet of gross 

floor area. 

 3. Office Mixed-Use. Subarea C provides for office and commercial uses to help meet an identified need for 
employment land in Springfield with riverfront views and access points to the Willamette River that 
complement the adjacent high-density residential mixed-use neighborhood to the east on the north side 
of Franklin Boulevard, and the same uses, with the possible addition of civic uses, on the south side of 
Franklin Boulevard. In Subarea C: 

 a. Primary uses are permitted either as stand-alone uses or within a mixed-use building: 

 i. Office employment uses; 

ii. Professional, scientific and technical commercial service uses; and 
  
iii. Educational facilities. 

  
b. Other uses are permitted either as stand-alone uses or within a mixed-use building. To preserve 

the office employment land supply, these other uses, in total, are limited to not more than 50 
percent of the gross land area of Subarea C. 

 i. Hospitality uses provided they are located southwest of the intersection of Franklin and 
Glenwood Boulevards or fronting the proposed roundabout at the northwest side of the 
intersection of Glenwood and Franklin Boulevards. 

ii. Civic uses, such as a fire station, provided they are located southwest of the intersection 
of Franklin and Glenwood Boulevards. 

 iii. High density residential housing affiliated with permitted educational facilities with a 
minimum density of 50 dwelling units per net acre, provided it is located on the north 
side of Franklin Boulevard, in the vicinity of Glenwood Boulevard. 

 c. Additional uses are permitted as secondary uses only within mixed-use buildings to provide some 
of the business-related needs of the primary uses. These uses are: retail sales and services; 
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eating and drinking establishments; and personal service uses. To minimize the potential over-
supply of commercial land inventory in proximity to commercial uses in Downtown Springfield or 
other commercial districts in Springfield, and to preserve the employment land supply, these uses 
are limited to: 

 i. The ground floor of a building; 

ii. No more than 50 percent of the ground floor of a single building; 
  
iii. No more than 50 percent of the total ground floor area of a development area; and 
  
iv. No single commercial use shall occupy more than 10,000 square feet of gross floor area. 

 4. Employment Mixed-Use. Subarea D provides for office employment and light manufacturing employment 
uses with limited external impacts; that have riverfront views and points of access to the Willamette 
River; and that helps meet an identified need for employment land in Springfield. In Subarea D: 

 a. Primary uses are permitted either as stand-alone uses or within a mixed-use building: office 
employment uses; professional, technical and scientific commercial service uses; educational 
facilities; production, assembly, testing, and packaging functions associated with light 
manufacturing or technology uses; and a hospital. 

 b. Additional uses are permitted as secondary uses only within mixed-use buildings to provide some 
of the business-related needs of the primary uses. These uses are: retail sales and services; eating 
and drinking establishments; and personal service uses. 

c. To minimize the potential over-supply of commercial land inventory in proximity to commercial 
uses in Downtown Springfield or other commercial districts in Springfield, and to preserve the 
employment land supply, the secondary commercial uses specified in Subsection 3.4-245B.4.b. are 
limited to: 

 i. The ground floor of a building; 

ii. No more than 50 percent of the ground floor of a single building; 
  
iii. No more than 50 percent of the total ground floor area of a development area; and 
  
iv. No single commercial use shall occupy more than 10,000 square feet of gross floor area. 

 d. Secondary warehousing and distribution functions associated with a primary light manufacturing 
use are permitted provided they are located on the same lot/parcel or in the same development 
area. 

e. No residential uses are permitted. 

 5. Public Land and Open Space. Subareas A, B, C and D currently provide appropriate zoning for park 
facilities and public facilities; however, in the future, the Public Land and Open Space zone may be added 
as stated in Subsection 3.4-245A.1.c. 
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EXHIBIT 12-6 ADOPTED SDC 3.4-275 BUILDING DESIGN STANDARDS  

 The following building design standards are established for the Glenwood Riverfront Mixed-Use Plan District: 

C. Building Façades. The design of buildings and their relationships to the public realm are critical factors in the 
development of an active and vital pedestrian environment. In all Subareas building façades shall have the 
following architectural detailing: 

 1. The ground floor of a building shall utilize all of the following: 

 a. Incorporate awnings, canopies, porticos, or arcades; 

 b. Provide variation in building materials, including, but not limited to, tile, brick, split-faced 
concrete block, concrete horizontal siding, masonry veneer, and powder coated aluminum or 
traditional wood storefronts that are differentiated by trim, paint, and ornamentation; 

  
c. Utilize ground floor windows and entrances that provide a high level of transparency by allowing 

views both inward and outward; and 
  
d. Utilize signs or other features, including public art. 

2. The upper stories shall utilize all of the following, as applicable: 

 a. Include architectural detailing utilizing some of the same design elements specified in Subsection 
3.4-275C.1.; 

 b. Incorporate a change in the window style; 

  
c. Integrate a change in floor height; building step backs, as specified in Subsection 3.4-275D.4.; or 

a combination of these elements; and/or 
d. Provide differences in height and architectural elements, including, but not limited to, parapets, 

cornices, and other details that may be used to create interesting and varied rooflines. In 
addition, building corners may incorporate taller elements, including, but not limited to, towers, 
turrets, and bays. 

 
3. More than one type of building material may be used for building identity. 
  
4. Building façades that do not front a street, alley or mid-block connector shall be constructed with design 

elements similar to those façades fronting streets. 

 D. Height. The following standards are intended to allow for a range of building heights within a development area, 
support an interesting skyline and the ability to market view properties, and reduce impacts of shading from tall 
structures on the public realm. Lower structures combined with taller structures within a single development area 
will be permitted to allow for a variety of design solutions. 

 1. In all Subareas, the minimum building height shall be 2 stories above grade. 

 EXCEPTION: Single-story buildings shall be only permitted within a portion of a development area in 
Subareas B, C and D. If a single-story building is proposed, the minimum height shall be 20 feet. 

 2. In all Subareas, there shall be no maximum building height. 
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   EXCEPTION: In all Subareas, the maximum building height shall be 3 stories for the 
portion of a building between the Greenway Setback Line and the Willamette Greenway Overlay District 
boundary, as specified in Section 3.2-280. 

 3. In Subarea A: 

 a. The building height standard is intended to ensure that high-density residential development will 
be maximized by promoting a Residential Mixed-Use designation and zone that supports a 
minimum density of 50 dwelling units per net acre. High-density residential development at the 
densities prescribed above allows for 5 to 6 story or taller buildings. High-density residential 
development over 4 stories will be permitted if the buildings are stepped back as specified in 
Subsection 3.4-275D.4. to minimize shadow impacts and reduce the scale of the building as 
perceived along the street. 

 b. Developers may utilize any type of construction permitted by the Oregon Structural Specialty 
Code, related building codes, fire codes and referenced standards in effect at the time of an 
application for a building permit. 

 4. In Subareas A, B and C, step backs that are a minimum of 15 feet wide shall be required beginning at the 
fourth story of a building and after each additional 3 stories. Uses for the lower roofs may include, but 
not be limited to, balconies and observation decks. 

5. In all Subareas, nonresidential ground floor space (commercial/office/light manufacturing businesses) 
shall have a minimum floor-to-floor height of 15 feet to accommodate space for mechanical systems. 

 
E. Massing/Building Articulation. Where buildings are highly visible from public areas, massing shall be addressed by 

articulating the façades with insets and projections to create visual interest and enhance views from the adjacent 
public realm. In all Subareas: 

 
1. All sides of a building that are open to public view shall receive articulation design consideration. Flat 

blank walls shall not be permitted along these areas. 
  
2. To break up vast expanses of single element building elevations, applicable to both length and height, 

building articulation shall be accomplished through combinations of the following techniques. Each story 
shall contain a minimum of 3 features listed below: 

 
a. Small insets and projections to break up the wall surface and create a more human-scale 

environment. A landscaped or raised planter bed may be provided within each recess or 
projection that contains plant materials, including, but not limited to, trees and/or shrubs; and 
trellises for climbing vines that will grow to screen the wall. Building insets and projections are 
different from building setbacks specified in Subsection 3.4-275H. 

  
b. Repeating window patterns and window trim. 
  
c. Providing design elements specified in Subsection 3.4-275C.1. 
  
d. Variation in rooflines, including, but not limited to, dormers, stepped roofs, gables, and cornices. 

If building wall offsets are used, breaks in roof elevation with a minimum of 3 feet or more in 
height shall be used. Mansard style roofs shall not be permitted. 

  
e. Changing building materials or colors. 
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f. Providing art, including, but not limited to, mosaics, murals, decorative masonry patterns, 
sculpture, or reliefs. 

F. Windows and Doors. The proportions, materials, and detailing of windows and doors are key to the attractiveness 
of a building and an active streetscape. A significant amount of glass adds to the pedestrian character of the 
development by visually linking interactions between people inside and outside of buildings, and by offering a 
clear view from the sidewalk to the interior space of shops, office lobbies, merchandise displays, and working 
areas. Windows and doors also contribute to a safe pedestrian environment by allowing ”eyes on the street” both 
day and night. Transparency for residential buildings is measured along a line 5 feet above the first floor finished 
elevation. Transparency for other buildings is measured along a line 5 feet above the sidewalk elevation. 

1. Ground Floor Windows and Doors That Face a Public Street, Alley or Mid-Block Connector. The following 
standards apply to primary entrances to buildings: 

 a. In Subarea A: 

 i. Residential windows and doors, in both individual dwelling units and apartments with 
lobbies, shall comprise a minimum of 50 percent of the length and 25 percent of the wall 
area of a building’s first floor façades. 

ii. Commercial and office windows and doors shall comprise a minimum of 60 percent of the 
length and 25 percent of the wall area of a building’s first floor façades to allow views 
into lobbies, merchandise and work areas and allow persons inside to look out. 

b. In Subarea B: 

 i. Residential windows and doors, in both individual dwelling units and apartments with 
lobbies, shall comprise a minimum of 50 percent of the length and 25 percent of the wall 
area of a building’s first floor façades, where applicable. 

 ii. Commercial and office windows and doors shall comprise a minimum of 60 percent of the 
length and 25 percent of the wall area of a building’s first floor façades to allow views 
into lobbies, merchandise and work areas and allow persons inside to look out. 

 c. In Subarea C, commercial and office windows and doors shall comprise a minimum of 60 percent 
of the length and 25 percent of the wall area of a building’s first floor façades to allow views into 
lobbies, merchandise and work areas and allow persons inside to look out. 

d. In Subarea D: 
 

i. Light manufacturing windows and doors shall comprise a minimum of 40 percent of the 
length and 25 percent of the wall area of a building’s first floor façades to allow views 
into lobbies and work areas and allow persons inside to look out. 

ii. Commercial and office windows and doors shall comprise a minimum of 60 percent of the 
length and 25 percent of the wall area of a building’s first floor façades to allow views 
into lobbies, merchandise and work areas and allow persons inside to look out. 

 
2. Upper Story Windows That Face a Public Street, Alley or Mid-Block Connector. In all Subareas, upper 

story windows shall be required on all building façades and shall comprise a minimum of 25 percent of 
the length of the building’s façade for each story. 

 
EXCEPTION: In Subarea D, window-like treatments (e.g., window frames or tromp d’oeuil windows), 
may be substituted. 
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3. In all Subareas, the use of low-reflective glass shall be encouraged as an energy conservation method. 

4. In all Subareas, frosted glass, spandrel windows, and other types of glass or film coatings between 3 feet 
above the sidewalk grade to 8 feet above the building slab that diminish transparency on the ground floor 
shall be prohibited. 
 

G. Orientation/Entrances. Safe, appealing, and comfortable street environments are necessary in order to promote 
walking and support public health. All buildings shall be oriented towards the public realm, including streets, mid-
block connectors, parks and open space. Primary entrances to buildings shall be designed so that they are not 
easily confused with entrances into ground floor businesses; provided with lighting for night time safety and 
security; and oriented so that pedestrians have a direct and convenient route from the sidewalk. Corner 
lots/parcels offer unique possibilities because of their visibility and access from two streets, and create unique 
spaces of concentrated activity where pedestrians, bicyclists and motorists come together. These possibilities 
include, but are not limited to: café seating, sidewalk vending, or the provision of public art or water features. 

1. In all Subareas: 

a. Primary entrances to all new buildings located on a street, alley or mid-block connector shall be 
designed to include at least 3 of the following design elements: an awning, canopy, overhang, or 
arch above the entrance; recesses or projections in the building façade surrounding the entrance; 
a peaked roof or raised parapet structures over the door; or display windows surrounding the 
entrance. Primary entrance design elements attached to buildings shall be: 

 i. At least 9 feet above the sidewalk or grade; 

  
ii. Suspended from the building (i.e., not supported by posts or columns that may interfere 

with pedestrian traffic); and 
 
iii. Allowed to extend over the sidewalk portion of the right-of-way. 

 
b. Primary entrances to all new buildings located on a corner lot/parcel shall face either the higher 

classification street or the intersection, using a cutaway, diagonal or other entrance design. If 
both streets are the same classification, one street may be chosen as the primary entrance. 

 
i. Enhanced building corners may include characteristics as specified in Subsection 3.4-

275G.1.a. 
  
ii. The location of stairs, elevators, and other upper story building access points shall be 

located in coordination with corner building entrances and maintain the opportunity for 
sidewalk-level building retail opportunities to occur at corners. 

 
c. Primary pedestrian ingress and egress for parking structures shall be as specified in Subsection 

3.4-275K.2. 
 

2. In Subarea A, all new individual residential dwellings that do not have businesses on the ground floor 
shall be designed so that each individual unit has a front door, or there is a primary entrance with a lobby 
that includes windows for safety facing the street. 

  
3. In Subarea D, entries to light manufacturing buildings shall portray an office-like appearance while being 

architecturally related to the overall building composition. 
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4. In all Subareas, secondary entrances shall face the side or rear of all new buildings to allow access to 
available parking, where necessary. 

 H. Build-to Lines and Building Setbacks. 

1. Build-to Lines. An urban streetscape is created by locating new buildings close to the street and close to 
one another wherever practical. The streetscape creates a sense of enclosure along sidewalks and 
provides a variety of street level façades. These standards establish a pleasant and diverse pedestrian 
experience by connecting activities occurring within a structure to adjacent sidewalk areas. The build-to 
line is a line that is parallel to the property line and contiguous with the sidewalk, interfaces with the 
façade of the building, and equates to a zero setback. In all Subareas, buildings shall be constructed up 
to the build-to line, unless the developer desires a building setback as specified below. Pedestrian 
amenities shall be addressed as specified in Subsection 3.4-275I.2.a. 

 
2. Building Setbacks. 

 a. In Subareas A, B, C, and the portion of D north of the Union Pacific railroad trestle and within the 
nodal development area, buildings may be set back a maximum of 10 feet behind the build-to 
line. This standard will still allow the establishment of a pleasant and diverse experience by 
providing additional pedestrian amenities. Pedestrian amenities shall be addressed as specified in 
Subsections 3.4-275I.2.a. and b. 

EXCEPTION: In Subareas A, B, and C, ground floor entrances of buildings fronting Franklin 
Boulevard may be set back a maximum of 4 feet behind the build-to line and windows and walls 
may be set back a maximum of 1 foot, 6 inches. Pedestrian amenities shall be addressed as 
specified in Subsection I.2.a. 

b. In Subarea D, south of the Union Pacific railroad trestle and outside of the nodal development 
area, the applicant shall comply with the building setback standard specified in Subsection 3.4-
275H.2.a. 

 
EXCEPTION: 

 
i. To accommodate on-site vehicle maneuvering and/or visitor parking that is permitted in 

the front of a building as specified in Subsection 3.4-270G.b.1., a building may be set 
back more than 10 feet from the build-to line. In this case, in order to justify the need 
for the additional setback, the applicant shall submit information, including, but not 
limited to, types of vehicles proposed to service the proposed use, vehicular turning radii 
for these vehicles, and the visitor parking layout, as necessary. The additional building 
setback shall be the minimum required for the proposed use. 

  
ii. Where buildings are not located directly adjacent to the sidewalk, the developer shall 

take into account pedestrian safety by constructing a clearly defined pedestrian walkway 
across the vehicle maneuvering and/or visitor parking area from the public sidewalk on 
McVay Highway or other street to the sidewalk serving the primary building entrance. 

 
(1) Where transit stops occur in the public right-of-way, pedestrian walkways shall 

provide a clear and direct connection from the main building entrances to the 
transit stop. 

  
(2) In parking lots, all internal pedestrian walkways shall be distinguished from 

driving surfaces through a visual, textural, and vertical separation. Examples 
include durable, low maintenance surface materials such as pavers, bricks, 
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and/or scored/pressed concrete placed to provide an attractive pedestrian route 
of travel free of abrupt changes in elevation. Special railing, bollards and/or other 
architectural features shall be required along the pedestrian walkway in the area 
between parking spaces near the building entrance. 

  
(3) Pedestrian walkways within parking areas shall be a minimum of 5 feet in width 

to provide a clear, unobstructed passage. 
 

c. In all Subareas, public park structures including, but not limited to, kiosks and restroom facilities, 
shall be exempt from all building setback standards. 

  
d. In all Subareas, no parking shall be permitted within any building setback. 

 
EXCEPTION: In Subarea D, south of the Union Pacific railroad trestle and outside of the nodal 
development area, parking is permitted as specified in Subsections 3.4-270G.b.1. and 3.4-
275H.2.b. 

 
I. Pedestrian Amenities. 
 

1. The intent of the pedestrian amenities is to provide comfortable and inviting pedestrian spaces. 
Pedestrian amenities serve as informal gathering places for socializing, resting, and enjoyment of the 
Glenwood Riverfront, and contribute to a walkable environment. Pedestrian amenities shall be consistent 
with the character and scale of surrounding developments, intended use and expected number of people. 

  
2. Pedestrian Amenities Standards. The pedestrian standards are minimums. The developer is encouraged 

to provide additional pedestrian amenities. 

 a. Where there is no building setback, the following coordinated pedestrian amenities shall be 
provided on each block or development area, as applicable, located between the curb and the 
build-to-line: 

 i. At least 1 bench for every 80 feet of street frontage; 

 ii. At least 1 trash receptacle for every 80 feet of street frontage; and 
  
iii. At least 1 pedestrian-scale wall mounted light meeting the standards specified in 

Subsection 3.4-270C.2. for every 50 feet of street frontage. 
 

b. Where there is a building setback, in addition to the pedestrian amenities specified in Subsection 
3.4-275I.2.a., 2 additional pedestrian amenities from the list specified in Subsection 3.4-275 
I.2.c., shall be provided for each 80 feet of street frontage. 

  
c. Additional pedestrian amenities include, but are not limited to: 

 i. Sitting space (e.g., outdoor seating areas for restaurants, benches, garden wall or ledges 
between the building entrances and sidewalk); 

  
ii. Building canopy, awning, pergola, or similar weather protection (minimum projection of 4 

feet over a sidewalk or other pedestrian space); 
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iii. Transit shelters; 
  
iv. Information kiosks; 
  
v. Sidewalk displays; 
  
vi. Drinking fountains; 
  
vii. Wayfinding signage for pedestrians consisting of a distinctive logo and directional 

guidance to neighborhood destinations; 
  
viii. Planting beds, hanging flower baskets, large semi-permanent potted plants, and/or 

ornamental planters; 
  
ix. Pedestrian-scale lighting either freestanding or attached to the face of the building as 

specified in Subsection 3.4-270C.2. for every 50 feet of street frontage; 
  
x. Decorative pavement patterns and tree grates; 
  
xi. Decorative clocks; 
  
xii. Public art sculpture, statues, murals, or fountains; 
  
xiii. Bicycle racks; 
  
xiv. Stands selling flowers, food or drink, as may be permitted by the Springfield Municipal 

Code; and 
  
xv. Entry steps, porches and front gardens for residential mixed-use buildings. 

3. The 80-foot spacing standard in Subsection 3.4-275I.2.a. above may be flexed, and pedestrian amenities 
may be grouped or placed closer than this standard, as long as the quantity of amenities meets the 
minimum requirements and the spacing averages 80 feet along the street frontage. 
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EXHIBIT 12-7 ADOPTED SDC 3.4-270 PUBLIC AND PRIVATE DEVELOPMENT STANDARDS  

The following public and private development standards are established for the Glenwood Riverfront Mixed-Use Plan 
District: 

A. Public Streets, Alleys and Sidewalks. 
 

1. Public streets, alleys and sidewalks in the Glenwood Riverfront shall be as described in the Glenwood 
Refinement Plan Transportation Chapter and designed and constructed as specified in the Springfield 
Engineering Design Standards and Procedures Manual. 

  
2. Applicable Glenwood Refinement Plan Transportation Policies and Implementation Strategies shall be as 

specified in Appendix 3. The following is an overview of the Glenwood Riverfront street network: 

 a. Franklin Riverfront Arterial Street. Franklin Boulevard shall be designed and constructed as a 
hybrid multi-way boulevard. 

b. Franklin Riverfront Local Street Network. A grid street pattern shall be designed and constructed 
to include north-south through streets, park block streets, a riverfront street, east-west service 
streets and alleys as specified in Subsection 3.4-270A.2.d. 

  
c. Franklin Riverfront Block Length. Block length and width shall range from 250 to 350 feet. 

EXCEPTION: Park block width (east-west) shall be a minimum of 150 feet. However, the City 
and Willamalane will seek to minimize park block width prior to the submittal of development 
applications as specified in Subsection 3.4-270J.4.b. 

 d. Franklin Riverfront Mid-block Connectors/Alleys. Mid-block connectors or alleys shall be designed 
and constructed either mid-way or every 250 to 350 feet in those larger blocks that exceed the 
block length standard specified in Subsection 3.4-270A.2.c. In addition, alleys shall be limited to 
the grid street pattern area described in Subsection 3.4-270A.2.b., and shall be used as specified 
in Subsection 3.4-270G.11. 

  
e. In the Franklin Riverfront, the developer shall coordinate with the City to allow temporary access 

to properties prior to the establishment of the required grid street system. Temporary access will 
be reviewed and approved during the Site Plan Review process. As the grid system is established, 
the developer shall be required to remove the temporary access at their own expense, while 
establishing the required grid street system as specified in the Glenwood Refinement Plan and 
the Springfield Engineering Design Standards and Procedures Manual. 

  
f. McVay Riverfront Arterial Street. McVay Highway shall be designed and constructed as a multi-

modal facility. In consideration of significant infrastructure improvements required along the 
frontage of McVay Highway and the uncertainty as to the timing of these improvements, an 
Improvement Agreement may be accepted in lieu of completing frontage improvements at the 
time of development approval. In the case of property requiring annexation to the City, the terms 
of making the improvements shall be described in the Annexation Agreement. 

  
g. McVay Riverfront Local Street Network. 
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i. Primary access from McVay Highway shall be from east-west streets in the vicinity of 
East 19th Avenue, Nugget Way and the south end of Glenwood. 

 ii. A grid street pattern may be accomplished by incorporating north-south streets as 
specified in Subsection 3.4-270A.2.b. or by shared private driveways. 

 3. Construction and design of public streets, alleys and sidewalks shall be as specified in the Springfield 
Engineering Design Standards and Procedures Manual. 

 B. Street Trees and Curbside Planter Strips. Applicable Glenwood Refinement Plan Transportation Policies and 
Implementation Strategies shall be as specified in Appendix 3. Street trees, especially those that provide shade, 
and curbside planter strips in the public right-of-way shall be as specified in the Springfield Engineering Design 
Standards and Procedures Manual. Therefore, street trees will not be subject to the regulations of this Section 
and will not be counted toward any landscaping required by this Section. As a general rule, street trees shall be 
selected on the basis of providing shade and have a size relationship with the street landscape (e.g., the wider 
the street, the larger the trees). Trees at least 40 feet tall at maturity are required for pedestrian areas. Design 
considerations shall be focused on space requirements of the selected trees at all phases of their life cycle. Scale, 
soils, underground obstruction, overhead constraints, branch height, mature tree size, and shadow patterns are 
examples of design considerations. Proposed tree species shall provide continuity between one site and the next 
in the same block. Street trees shall be placed either directly in planter strips or within tree wells located between 
the sidewalk and the curb as specified in the Springfield Engineering Design Standards and Procedures Manual. 
Street trees and planter strips in the public right-of-way shall be shown on the required Site Plan. 

 C. Lighting. 

 1. Applicable Glenwood Refinement Plan Transportation Policies and Implementation Strategies shall be as 
specified in Appendix 3. Decorative public street lighting and pedestrian level lighting, as may be 
permitted in the Springfield Engineering Design Standards and Procedures Manual, shall be included with 
all new developments or redevelopment. 

2. Private on-site lighting shall comply with the Illuminating Engineering Society of North America 
recommended practices and shall: 

 a. Be the minimum illumination necessary for a given application, including parking areas, as 
specified in Subsection 3.4-270G.9.d.; 

  
b. Be shielded or recessed so that direct glare and reflection are contained within the boundaries of 

the property; and directed downward and away from abutting properties, public rights-of-way, 
and riparian zones, wetlands and other protected areas identified in this Code; 

  
c. Create a safe and secure environment for pedestrians and bicyclists during hours of darkness and 

reduce or prevent light pollution by minimizing glare; and 
  
d. Provide private on-site pedestrian level lighting, whether freestanding or attached to a building. 

Private on-site pedestrian level lighting is distinct from public street lights described in Subsection 
3.4-270C.1. because it is intended to light private property rather than public streets. The height 
of a freestanding or attached light fixture shall be 12 to 14 feet and in no case shall exceed 25 
feet or the height of the permitted building or structure, whichever is less. In this case, height is 
measured as the vertical distance between the paved surface or finished grade and the bottom of 
the light fixture. 
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D. Bicycle Facilities. Bicycle facilities shall be required: off-street as part of the multi-use path specified in Subsection 
3.4-270E.; on-street; or as part of a mid-block connector. 

 1. Bicycle facilities in the Glenwood Riverfront shall be as described in the Glenwood Refinement Plan 
Transportation and Open Space Chapters. 

 2. Applicable Glenwood Refinement Plan Transportation Policies and Implementation Strategies shall be as 
specified in Appendix 3. 

  
3. Bicycle facilities, including, but not limited to, mid-block connectors and on-street markings, shall be 

designed and constructed as specified in the Springfield Engineering Design Standards and Procedures 
Manual and the Springfield Standard Construction Specifications. 

  
4. Bicycle parking shall be as specified in Table 3.4-2. 

 E. Multi-Use Path. The multi-use path shall be part of the riverfront linear park along the entire length of the 
Willamette River in the Glenwood Riverfront. The multi-use path shall provide opportunities for active and passive 
recreation activities, including but not limited to, walking, jogging, running, cycling, inline skating, and nature 
watching. The multi-use path shall be located at the outermost edge of the 75-foot-wide Greenway Setback 
Line/Riparian Setback to the maximum extent practicable. 

 1. The multi-use path shall be as described in the Glenwood Refinement Plan Transportation and Open 
Space Chapters. 

  
2. Applicable Glenwood Refinement Plan Transportation and Open Space Chapter policies and 

implementation strategies shall be as specified in Appendix 3. 
3. The multi-use path shall be designed and constructed as specified in the Springfield Engineering Design 

Standards and Procedures Manual and the Springfield Standard Construction Specifications. 

 G. Vehicle/Bicycle Parking and Loading Standards. 

 1. Vehicle/bicycle parking standards shall be as described in the Glenwood Refinement Plan Transportation 
and the Housing and Economic Development Chapters. 

2. Applicable Glenwood Refinement Plan Vehicle/Bicycle Parking Policies and Implementation Strategies 
shall be as specified in Appendix 3. 

  
3. Vehicle/bicycle parking and loading standards shall be designed and constructed as specified in this 

Subsection. 
  
4. Vehicle Parking—General. Adequate vehicle parking shall be provided to support new development and 

redevelopment in the Glenwood Riverfront, while minimizing adverse visual, environmental, and financial 
impacts on the public. In line with the land use vision for compact development and a walkable, 
pedestrian-friendly environment, on-street parking, aboveground and underground off-street parking 
structures, and parking located within or under buildings shall be encouraged. Locating and designing all 
required vehicle parking to minimize the visibility of parked cars to pedestrians from street frontages and 
light and noise impacts of parking lots strengthens the character of the Glenwood Riverfront, reinforces 
the emphasis on pedestrian, bike, and transit for travel, and minimizes the potential for 
vehicle/pedestrian conflicts. 

  
5. Types of Vehicle Parking Facilities Permitted. 
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a. In all Subareas, the following types of parking facilities shall be permitted: 

 i. On-street parking. 

ii. Aboveground and underground parking structures. 
  
iii. Surface parking facilities located in interior courts. 
  
iv. Parking facilities incorporated within or on top of a building. 

 b. In Subarea D, south of the Union Pacific railroad trestle and outside of the nodal development 
area, in addition to parking facilities permitted in Subsection 3.4-270G.5.a.i.—iv., surface parking 
facilities that are screened as specified in Subsection 3.4-270F.4.b. shall be permitted along 
McVay Highway and any other street frontage, in the following circumstances: 

 i. Two rows of visitor parking including a travel lane that can accommodate bi-directional 
traffic in the front of and facing a building as specified in Subsection 3.4-275H.2.b.; and 

ii. Overflow visitor parking and other permitted vehicular parking on one side of, and in the 
rear of a building. 

 6. Maximum off-street vehicle parking spaces by use category shall be as specified in Table 3.4-1. 

Vehicle Parking Standards Table 3.4-1 

 Use Category Use Sub-Category Maximum Number of Required Spaces  
Commercial Eating and Drinking Establishments (1) 1 per each 30 square feet of seating floor area plus 1 per 

each 500 gross square feet of non-seating floor area 
  Hospitality 1 per guest bedroom plus 1 space per each full-time 

employee on the largest shift 
  Personal Services 1 per each 350 square feet of gross floor area 
  Professional, Scientific and Technical Services 1 per each 350 square feet of gross floor area 
  Retail Sales and Services 1 per each 300 square feet of gross floor area 
Employment Hospital 1 per each 200 square feet of gross floor area or 1.5 per bed 
  Light Manufacturing (2) 1 per each 550 square feet of gross floor area plus 1 space 

per company owned vehicle  
  Light Manufacturing Storage (2) 1 per each 1650 square feet of gross floor area plus 1 space 

per company vehicle  
  Office Employment 1 per each 350 square feet of gross floor area 
  Educational Facilities To be determined by a parking study that considers number 

of employees, students, and hours of operation 
  Warehousing (2) 1 per each full-time employee on the largest shift plus 1 

space per company vehicle  
Recreation Park Blocks or Riverfront Linear Park Recreational 

Facilities (3) 0  

Residential 

(High-Density) 
Residential Occupancy of Dwelling Units 

1 per bedroom with a maximum of 2.5 per dwelling unit 
plus 1 space for every 15 dwelling units for visitors. 1 per 
each 4 beds plus 1 space per each full time employee on the 
largest shift for nursing homes and assisted living; or 1 per 
every 2 beds plus 1 space per each full time employee on 
the largest shift for independent living 

Vehicle Related Uses Structured Parking N/A 
Notes: 
(1) When calculating the parking requirements for an eating or drinking establishment that has outdoor seating, up to 20 outdoor seats 

shall be exempt from the seating calculation. 
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(2) The U.S. Department of Transportation establishes commercial truck classifications based on the vehicle’s gross vehicle weight 
rating. Classes 1, 2 and 3 are “light duty”; Classes 4, 5 and 6 are “medium duty”; and Classes 7 and 8 are “heavy duty.” Trucks 
classified as medium and heavy duty that are used as part of a commercial or light manufacturing use shall be located either: 

(a) Within an enclosed building; or 
(b) Outside of a building when: 
 i. Screened by a masonry or concrete wall or other permanent fully opaque screen that extends from the building and complements 

the façade of the building. The wall shall have a minimum height of 8 feet. The screen shall totally conceal trucks from McVay 
Highway and the Willamette River and shall meet the building setback standard specified in Subsection 3.4-275H.2.b.; or 

ii. Within a courtyard surrounded by buildings in a manner that medium and heavy duty truck parking cannot be seen from McVay 
Highway or the Willamette River. 

(c) Medium and heavy duty truck parking shall be prohibited in front and street side yards. 
(3) Public parking for the park blocks and riverfront linear park will be provided on street. 

 7. Parking Maximum Benefits and Options. 

a. Parking Maximum Benefits. 

 i. Supports Mobility Management. Parking management is an important component of 
efforts to encourage more efficient transportation choices, that helps reduce problems 
such as traffic congestion, roadway costs, pollution emissions, energy consumption and 
traffic accidents; 

ii. Improves Walkability. By allowing more clustered development and buildings located 
closer to sidewalks and streets, parking management helps create more walkable 
communities; 

  
iii. Supports Transit. Parking management supports transit oriented development and transit 

use; 
  
iv. Provides Facility Cost Savings. Reduces development costs to governments, businesses, 

developers and consumers; 
  
v. Supports Compact Growth. Parking management helps create more accessible and 

efficient land use patterns, and so helps preserve green space and other valuable 
ecological, historic and cultural resources; 

  
vi. Allows More Flexible Facility Location and Design. Parking management gives architects, 

designers and planners more ways to address parking requirements, creating more 
functional and attractive communities; 

  
vii. Supports Equity Objectives. Management strategies can reduce the need for subsidies, 

improve travel options for non-drivers, and increase affordability for lower-income 
households; and 

viii. Reduces Stormwater Management Costs, Water Pollution and Heat Island Effects. 
Parking management can reduce total pavement area and incorporate better design 
features. 

b. Options available to help meet parking maximums include: 

 i. A legally-binding shared parking agreement may be submitted as specified in Subsection 
4.6-110E. where multiple uses or multiple developments share one or more parking 
facilities, and peak parking demand occurs during different times of the day. An example 
of this option is office development with nearby residential development. 
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ii. Unbundled parking may be utilized where parking spaces are rented or sold separately, 
rather than automatically included with the rent or purchase price of a residential or 
commercial unit. In this option, tenants or owners are able to purchase only as much 
parking as they need or want and are given the opportunity to save money by using 
fewer parking stalls. The developer shall specify the number of unbundled parking spaces 
proposed and provide an explanation of how this parking reduction option will affect the 
proposed development as part of the Site Plan Review application submittal. No more 
than 50 percent of the parking provided shall be unbundled parking. 

  
iii. Car Sharing. 

 (a) Car sharing reduces the rate of personal vehicle ownership. In this option, a 
household or business gains the benefits of private vehicle use without the costs 
and responsibilities of ownership. A household or business has access to a fleet 
of shared-use vehicles on an as-needed basis. A household or business gains 
access to these vehicles by joining an organization that maintains a fleet of cars 
and/or light trucks, e.g., ZipCar, that are parked in designated, leased spaces in 
a network of locations. 

(b) Car sharing shall be permitted in public and private parking structures and 
parking lots. 

 iv. Carpool/Vanpool Parking. 

 (a) If the carpool/vanpool option is chosen, it shall apply when there are at least 20 
parking spaces. The number of carpool/vanpool parking spaces shall be based 
upon 5 percent of the employees on the largest shift. 

(b) The carpool/vanpool spaces shall be located closer to the primary employee 
entrance or secondary entrance from a parking lot than any other employee 
parking, except disabled accessible spaces. 

  
(c) Reserved areas shall have markings and signs that indicate the space is for 

carpool/vanpool use. 
  
(d) Parking in reserved areas for carpools/vanpools shall be established through 

rideshare programs by public agencies and to vehicles meeting minimum 
rideshare qualifications set by the employer. 

 v. Subsidized transit passes. 

vi. Establishment of Alternative Work Schedules. This option includes alternative work 
schedule techniques such as staggered and flexible work hours and the shortened 
workweek. 

 8. Additional Vehicle Parking. A request for parking that exceeds the maximum parking standards specified 
in Table 3.4-1 shall be permitted only within a parking structure that accommodates parking for more 
than one use. The parking structure may be privately owned, or in-lieu-of-fees may be paid to the City 
for an appropriately sized public parking structure upon establishment of a parking district serving 
portions of the Glenwood Riverfront Mixed-Use Plan District. 

  
9. Vehicle Parking Design Standards. The following standards shall apply to all permitted parking facilities: 

Exhibit 12-1 through 12-10, Page 35 of 44

Attachment 1, Page 558 of 601



a. In both public and private parking facilities, the stall width and length and aisle width standards 
specified in Section 4.6-115 shall apply. 

  
b. All surface parking lots shall incorporate the following elements, including, but not limited to: 

 i. Pedestrian walkways that provide priority over vehicles routes, are direct and accessible, 
and enhance safety for pedestrians and vehicles. Parking lots with 50 or more spaces 
shall be divided into separate areas by landscaping or protected raised pedestrian 
walkways at least 10 feet in width, or by a building or group of buildings. Pedestrian 
walkways shall include pedestrian-scaled lighting as specified in Subsection 3.4-270G.9.d. 
and elevated crosswalks and/or distinguishing paving colors, textures or materials, as 
specified in the Springfield Engineering Design Standards and Procedures Manual. The 
pedestrian routes shall lead to an entrance in the rear or, if applicable, the side of a 
building; 

ii. The use of alternative surfacing as specified in the Springfield Engineering Design 
Standards and Procedures Manual, including permeable surfacing, where applicable, shall 
be preferred as an option over traditional impervious surfacing; and 

  
iii. Strategies to reduce “heat island” effects, such as canopy shade trees and landscaping as 

specified in Subsection 3.4-270F.4.c. 

 c. Surface Parking Lot landscaping Standards. Parking lot landscaping shall be required as specified 
in Subsections 3.4-270F.4.b. and c. 

d. Surface parking lot lighting shall be provided as specified in Subsection 3.4-270C.2. and may be a 
mix of bollards at ground level and pedestrian-level lighting. 

  
e. Vehicle parking shall not be allowed within any required or optional building setback specified in 

Subsection 3.4-275H. 

 10. Vehicle Parking Structure Design Standards. Aboveground and underground parking structures shall be 
designed as specified in Subsection 3.4-275K. 

 11. Vehicle Parking Access and Driveways. 

 a. In Subareas A, B, and C, vehicle access to a parking lot or parking structure shall be from a 
service street, alley, or, where there is no service street, other local street in order to minimize 
the impact of auto parking and driveways on the public pedestrian environment. Each block face 
fronting a service street, alley or other local street necessary for vehicle access shall be limited to 
one curb cut. 

b. In Subarea D, vehicle access to a parking lot or parking structure also may be from a common 
driveway serving multiple developments; in this case, a recorded joint-use/access easement shall 
be required. 

  
c. Curb cuts for all parking lots or parking structures shall be constructed to maintain the elevation, 

appearance and continuity of sidewalks crossed by the curb cuts. 

 12. In all Subareas and in all types of parking facilities, electric vehicle (EV) parking stations and structures 
supporting photovoltaic panels shall be encouraged and permitted, where appropriate. 
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13. Bicycle Parking. Safe and convenient bicycle parking shall be provided for residents, visitors, employees 
and patrons. In mixed-use developments, the required bicycle parking for each use shall be provided. 
Required off-street bicycle parking spaces shall be as specified in Table 3.4-2. The required minimum 
number of parking spaces for each listed use is 4 spaces. 

Bicycle Parking Standards Table 3.4-2 

 Use Category Use Sub-Category Number of Required Spaces Long and Short Term Bicycle Parking 
Percentages 

Commercial Eating and Drinking 
Establishments 1 per 600 sq. ft. of floor area 25% long term 75% short term 

  Hospitality 1 per 20 rentable rooms 75% long term 25% short term 
  Personal Services 1 per 2000 sq. ft. of floor area 25% long term 75% short term 
  Professional, Scientific and 

Technical Services 1 per 3000 sq. ft. of floor area 75% long term 25% short term 
  Retail Sales and Services 1 per 3000 sq. ft. of floor area 25% long term 75% short term 
Employment Office Employment 1 per 3000 sq. ft. of floor area 75% long term 25% short term 
  Light Manufacturing 1 per 10,000 sq. ft. of floor area 75% long term 25% short term 
  Light Manufacturing Storage 1 per 10,000 sq. ft. of floor area 75% long term 25% short term 
  Warehousing 1 per 40,000 sq. ft. of floor area 75% long term 25% short term 

Recreation 
Park Blocks or Riverfront 
Linear Park Recreational 
Facilities  

8 per each park block and 4 per each 
mile of riverfront linear park  100% short term 

Residential Senior and Congregate Care  1 per 4 rooms 75% long term 25% short term 
  Dormitories 1 per every 3 beds 75% long term 25% short term 
  High-Density Residential 

Housing 1 per 2 dwelling units 75% long term 25% short term 

Vehicle Related Uses Structured Parking Public or 
Private 

5% of the number of vehicle spaces 
provided or 105% of the demand 75% long term 25% short term 

 14. Bicycle Parking Location and Security. 

 a. Long term bicycle parking required in association with a commercial or employment use shall be 
provided in a well-lighted, secure location within a convenient distance of a main entrance and 
any secondary entrance. A secure location is defined as one in which the bicycle parking is a 
bicycle locker, a lockable bicycle enclosure, or provided within a lockable room. 

 b. Long term bicycle parking provided in outdoor locations shall not be farther away than the closest 
on-site automobile parking space, excluding designated accessible parking spaces. 

 c. Long term bicycle parking required in association with high-density residential use shall be 
provided in a well-lighted, secure ground-level or underground location within a convenient 
distance of an entrance to the residential unit. A secure location is defined as one in which the 
bicycle parking is provided outside the residential unit within a protected garage, a lockable 
room, a lockable bicycle enclosure, or a bicycle locker. 

  
d. Short term bicycle parking shall consist of a securely fixed structure that supports the bicycle 

frame in a stable position without damage to wheels, frame, or components and that allows the 
frame and both wheels to be attached to the rack by the bicyclist’s own locking device. 
Innovative bicycle racks that incorporate street art shall be encouraged. Short term bicycle 
parking shall be provided within a convenient distance of and clearly visible from, the main 
entrance and/or any secondary entrance to the building, but it shall not be farther away than the 
closest on-site automobile parking space, excluding designated accessible parking spaces. 

 15. Loading Areas. Loading areas shall: 
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 a. Be concealed from public view; 

 b. Be located at the rear or side of the development area, with access taken from a public service 
street or alley; 

  
c. Be equipped with closable overhead doors that blend in to the design of the building; 
  
d. Not be located where pedestrian or bicycle circulation through or between development areas 

can be impeded; 
  
e. Not encroach upon required landscaping; and 
  
f. Not encroach upon public and/or private driveways and sidewalks. 

 J. Public Parks and Open Space. 

1. Public park and open space facilities shall be as described in the Glenwood Refinement Plan Open Space 
and Public Facilities and Services Chapters. 

2. Public park and open space policies and implementation strategies shall be as specified in Appendix 3. 
  
3. Public park and open space facilities shall be designed and constructed as specified in the Glenwood 

Refinement Plan and shall be consistent with Willamalane Park and Recreation District design and 
construction standards. 

  
4. The Glenwood Refinement Plan establishes 2 public open space areas in the Glenwood Riverfront, a 

riverfront linear park and multi-use path and the park blocks: 

 a. The riverfront linear park and multi-use path will follow the Willamette River through Subareas A, 
B, C and D along the entire Glenwood Riverfront within the Willamette Greenway (WG) Overlay 
District Greenway Setback Line/Riparian Area boundary. The WG Overlay District is a continuous 
area along the Willamette River measured 150 feet from the ordinary low water mark. Within the 
Willamette Greenway is the Greenway Setback Line that is measured 75 feet from the top of 
bank and contiguous with the 75-foot-wide Water Quality Limited Watercourses riparian setback. 
Development and uses riverward of the Greenway Setback Line shall be water-dependent and 
water-related. Development and uses landward of the Greenway Setback Line to the 150-foot 
WG Overlay District boundary shall be as permitted in the underlying zoning district only as 
specified in Section 3.4-280. In addition to Site Plan Review, development within the WG Overlay 
District will require Type III review procedure. Riparian and wetland areas in the Glenwood 
Riverfront shall be protected as specified in Sections 4.7-115 and 4.7-117. Access to the 
riverfront linear park and the Willamette River shall be as follows: 

 i. No development shall restrict public access to the riverfront linear park. 

ii. Required public access to the Willamette River and the riverfront linear park shall be in 
the vicinity of the intersections of the north-south streets and the park blocks with the 
riverfront street in the Franklin Riverfront and no more than one-half mile apart in the 
McVay Riverfront. Amenities including, but not limited to, benches and seating areas 
along the multi-use path, shall be required in the vicinity of public access. The developer 
may opt to provide additional river access to enhance the development area. 

 b. Park Blocks in the Franklin Riverfront in Subarea A. The design of the north-south park blocks 
requires a minimum width of approximately 150 feet, measured from the face of curb to face of 
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curb in order to provide an area needed to support both passive and active park uses and 
stormwater management for nearby development and the public street system. The maximum 
length of individual park blocks from Franklin Boulevard to the Willamette River will depend upon 
the block length of a particular development, which may range from 250 to 350 feet. 

 EXCEPTION: The minimum park block width may be reduced without the need for a 
modification, as specified in Section 3.4-230B.3., if the City Engineer and Willamalane 
Superintendent determine that the recreation, transportation, and stormwater management 
functions of the park blocks and objectives of park block policies can be met with a reduced 
width upon consulting the Engineering Design Standards and Procedures Manual, the Glenwood 
Refinement Plan, Willamalane Park and Recreation Comprehensive Plan, or other applicable 
technical supplement. The discussion regarding the reduction of the minimum park block width 
can occur at the Development Issues meeting specified in Subsection 5.1-120A.; or the Pre-
Application Report specified in Subsection 5.4-120B.; and/or the Pre-Submittal Meeting specified 
in Subsection 5.1-120C. 

 K. Location of Transit Stops. 

1. The proposed location of transit stops shall be as described in the Glenwood Refinement Plan 
Transportation Chapter. 

2. In all Subareas, the final location of transit stops on Franklin Boulevard and McVay Highway shall be 
approved during the final design review for each street project that will include input from the Lane 
Transit District and approval from the City Council. 

 M. Light Manufacturing Operational Performance Standards. Proposed light manufacturing uses permitted in 
Subarea D shall comply with the operational performance standards specified below. Light manufacturing uses 
may stand alone or be in a business park with other permitted uses. There is no use list for light manufacturing 
uses; however, if the proposed use complies with the operational performance standards listed below, that use 
will be permitted. 

 1. All light manufacturing operations shall be entirely enclosed within a building. 

EXCEPTION: The Director may allow an outdoor utility yard to store tanks containing gases and/or 
fluids that are essential to the operation of the permitted use that otherwise cannot be contained in an 
enclosed building for fire and life safety reasons, as determined by the Fire Marshal. The utility yard shall 
be screened from public view by a masonry or decorative concrete wall at least 8 feet in height that is an 
extension of the building, complements the façade of the building, and meets required setbacks and 
building landscaping standards specified in Subsection 3.4-270F. This exception shall not apply to 
development proposals adjacent to any residential or commercial mixed-use designation/zoning. 

 2. All applicable building design standards specified in Section 3.4-275 shall be met. 

3. The storage of raw materials and/or finished products shall occur entirely within enclosed buildings. The 
parking of medium duty and heavy duty trucks shall be as specified in Table 3.4-1, Note (2). 

  
4. The routine movement of heavy equipment on or off the development area shall not be permitted. 

  EXCEPTION: Trucks and necessary heavy equipment shall be allowed during construction. 

 5. Uses on the prohibited use list specified in Section 3.4-275 shall not be permitted. 

 6. Proposed uses shall comply with the additional operational performance standards listed below. The 
intent is not to specifically deny a use, but to ensure compliance with applicable local, State, and Federal 
regulations. Compliance with these operational performance standards shall be the continuing obligation 
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of the property owner. Failure to comply with these operational performance standards shall be a 
violation of this Code and/or Chapter 5 of the Springfield Municipal Code. 

  
7. Air Pollution. Air pollution includes, but is not limited to, emission of smoke, dust, fumes, vapors, odors, 

and gases. Air pollution shall not be discernable at the property line by a human observer relying on a 
person’s senses without the aid of a device. The applicant shall obtain and maintain all applicable licenses 
and permits from the appropriate local, State, and Federal agencies. 

  
8. Fire and Explosive Hazards. All activities involving the use, storage and/or disposal of flammable or 

explosive materials shall comply with the Uniform Fire Code as most recently adopted by the City. 

 9. Glare. Glare resulting from a light manufacturing operation, including, but not limited to, welding or laser 
cutting, shall not be visible from the outside of the building. 

10. Hazardous Waste. Proposed development shall not utilize or produce hazardous waste unless permitted 
as specified in Oregon Administrative Rule (OAR) 340-102-0010 through 340-102-0065 or any applicable 
Federal regulation. Where hazardous waste is permitted, the proposed use shall not be adjacent to any 
residential or commercial mixed-use designation/zoning. 

  
11. Noise. These standards apply to noise generated by any machinery or equipment on the development 

area. The maximum permitted noise levels in decibels across lot/parcel lines and district boundaries shall 
be as specified in OAR 340-035-0035, Noise Control Standards for Industry and Commerce. 

  
12. Radiation. There are various sources of radiation, including, but not limited to, ionizing radiation; 

electromagnetic radiation; and radiation from sonic, ultrasonic or infrasonic waves. Uses that involve 
radiation shall comply with the regulations in OAR 333-100-0001 through 333-100-0080 and any 
applicable Federal regulation. Where sources of radiation are permitted, the proposed use shall not be 
adjacent to any residential or commercial mixed-use designation/zoning. 

  
13. Vibration. No use, other than a temporary construction operation, shall be operated in a manner that 

causes ground vibration that can be measured at the property line. Ground-transmitted vibration shall be 
measured with a seismograph or a complement of instruments capable of recording vibration 
displacement, particle velocity, or acceleration and frequency simultaneously in 3 mutually perpendicular 
directions. 

 N. Historic and Cultural Resources. 

1. Historic and cultural resources in the Glenwood Riverfront shall be as described in the Glenwood 
Refinement Plan Historic and Cultural Resources Chapter. 

2. Applicable Glenwood Refinement Plan historic and cultural resources policies and implementation 
strategies shall be as specified in Appendix 3. 

  
3. Section 3.3-915 states that the Historic Commission makes recommendations to the Planning Commission 

or City Council on the following issues: 

 a. The establishment or modification of a Historic Landmark District; 

b. The establishment of the Historic Landmark Inventory; 

 c. The removal of individual Historic Landmark Sites and Structures from the Historic Landmark 
Inventory; and 

Exhibit 12-1 through 12-10, Page 40 of 44

Attachment 1, Page 563 of 601



 d. Demolition of a Historic Landmark Structure. 

 4. There are several properties identified in the 2010 Glenwood Reconnaissance Level Survey in the 
Glenwood Riverfront that warrant further examination to determine eligibility for the National Register of 
Historic Sites and Places and/or the City Landmark Inventory. Additional resources may be identified in 
the Glenwood Riverfront should the Historic Commission pursue a Reconnaissance Level Survey in the 
McVay Riverfront section of the Glenwood Riverfront in the future. Developers shall address this topic at 
the time of Site Plan Review submittal as specified in Subsection 3.4-270N.5. 

a. Residential structures that warrant further examination for individual listing: 

i. 295 North Brooklyn Street. 

ii. 3007 Franklin Boulevard. 
  
iii. 1780 Mississippi Avenue. 

b. Commercial or industrial structures that warrant further examination for individual listing: 

i. 3600 Franklin Boulevard (Myrmo & Sons). 

ii. 3698 Franklin Boulevard (Intercity Engineering). 
  
iii. 4206 Franklin Boulevard (Blue Cross Animal Hospital). 

c. Other resources that warrant further examination for individual listing: 

i. 3787 Franklin Boulevard. 

ii. 3998 Franklin Boulevard (Ponderosa Village). 

5. In any proposed development area that contains a building as specified in Subsection 3.4-270N.4., the 
developer shall state, at the time of Site Plan Review application submittal, whether the building will be 
part of the new development, moved to another site, or demolished. 

a. If the building will remain as part of the new development, the developer shall explain any 
proposed modifications to the building and how the historic context will be protected. 

b. If the building is proposed to be moved, the developer shall state the new location and identify 
any building modifications. 

  
c. If demolition is proposed, the developer shall document the building by submitting the following: 

i. A written statement of its historical significance, including a description of the 
architectural and historical context in which the structure was built and subsequently 
evolved; 

ii. Drawings, including, but not limited to, floor plans, elevations, architectural details, and 
construction elements; and 

  
iii. Photographs recording the environmental setting, elevations, and significant details, both 

inside and outside of the building.  
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EXHIBIT 12-8 ADOPTED SDC 3.4-255 PROHIBITED USES  

 The following uses shall be prohibited within the Glenwood Riverfront Mixed-Use Plan District: 

Agricultural machinery rental/sales/service 
Auto parts, tires, batteries, and accessories 
Auto/truck sales/rental/service 
Warehouse commercial retail sales (big box stores)(1) 
Car and truck washes 
Drive-through facilities (2) 
All equipment rental/sales/service facilities 
Exterior display and storage of merchandise (3) 
Freestanding wireless communication towers 
Key/card lock fuel facilities 
Light manufacturing uses that cannot meet the operational performance standards specified in Section 3.4-270 
Manufactured dwelling sales/service/repair 
Mini-warehouse storage facilities 
Motels 
Motor freight terminals 
Moving and storage facilities 
Recreational vehicle and heavy truck sales/rental/service 
Service stations and gas stations 
Tires, sales/service 
Transit park and ride facility 
Truck and auto repair and painting facilities 
  
Notes: 
(1) A “big-box store” (also called supercenter, superstore, or megastore) is a physically large retail establishment, usually part of a 

chain, and generally more than 50,000 square feet in size. The term sometimes also refers, by extension, to the company that 
operates the store. Examples include large department stores and specialty retailers such as Wal-Mart, Target, Best Buy and Ikea 
and/or home improvement centers such as Lowe’s or Home Depot. 

(2) EXCEPTION: Along McVay Highway in Subarea D south of the Union Pacific railroad trestle and outside of the nodal development 
area, drive-through facilities shall be permitted if they are in compliance with the following criteria: 

 (a) The applicant can demonstrate that the drive-through facility is not the primary method of selling or servicing; 
 (b) A maximum of one drive-through lane or window is proposed; 
 (c) The development meets all other requirements of Section 3.4-275; 
 (d) The drive-through lane or window and the associated access drive do not cross pedestrian walkways from the public sidewalk to 

the sidewalk serving the primary building entrance of any business on the site and are designed to minimize disruption of on- and 
off-site pedestrian and bicycle traffic. 

 (3) EXCEPTION: Outdoor seating for restaurants and pedestrian-oriented accessory uses, including flower, food, or drink stands shall 
be permitted. Temporary public gatherings, including, but not limited to, open-air markets and festivals, shall also be permitted as 
specified in the Springfield Municipal Code. 
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EXHIBIT 12-9 ADOPTED GRP TRANSPORTATION CHAPTER FIGURE 4  

  

Figure 4 
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EXHIBIT 12-10 ADOPTED GRP TRANSPORTATION CHAPTER FIGURE 10 

 

Figure 10 
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Report on Establishment of a  
Draft Willamette River Greenway Setback Line 

on the South and West Sides of the Willamette River,  
Glenwood (Springfield), Oregon 

 
23 November 2004 

 
 
Project Description 
Salix Associates was requested by the City of Springfield to draft a Willamette River Greenway Setback 
Line (GSL) in the Glenwood area, between Springfield and Eugene, Oregon.  The study area is the south 
and west bank of the Willamette River beginning at the I-5 freeway bridge, going east to the Franklin 
Boulevard Bridge (leading into Springfield), then south to the I-5 freeway Exit 189 interchange 
(Attachment A).  The total linear distance of the study area is approximately 2.5 miles. 
 
Study Area Description 
The overall character of the Willamette River riparian habitat within the study area is a narrow, treed fringe 
along the river, dominated by black cottonwood (Populus trichocarpa), red alder (Alnus rubra), white alder 
(Alnus rhombifolia), bigleaf maple (Acer macrophyllum), Oregon ash (Fraxinus latifolia), Pacific willow 
(Salix lucida ssp. lasiandra, and other willow species) and Douglas-fir (Pseudotsuga menziesii) .  The 
shrub layer varies from mostly non-native species such as Armenian blackberry (Rubus armeniacus; note 
that this species was misidentified for many years as Himalayan blackberry, Rubus discolor) and Scot’s 
broom (Cytisus scoparius), to some smaller, native-dominated areas with snowberry (Symphoricarpos 
albus), osoberry (Oemleria cerasiformis), ninebark (Physocarpus capitatus), poison-oak (Toxicodendron 
diversilobum) and tall Oregongrape (Berberis aquifolium).  Similarly, understories vary from weedy areas 
dominated by English ivy (Hedera helix), lower-growing Armenian blackberry and other non-native 
species, to a few, small, areas dominated with native species.  A highly invasive grass, false brome 
(Brachypodium sylvaticum) also is becoming established in the area. 
 
In the western half of the study area, vegetation generally reaches from the water line to the top of the bank 
and there is little vegetation beyond the top of bank.  Natural, non-maintained vegetation does extend west 
of (beyond) the top of the bank in some places in the south half of the study area, particularly near the 
south end. 
 
Methodology 
Three large aerial photos (no date) of the project area were provided by the City of Springfield for this 
project.  One small area was missing in a gap between photos.  For that area (Photo 7), we used a photo 
from a previous set provided by the City for another project.  The aerial photos and relevant documents 
were reviewed within the context of the criteria for establishing a GSL contained in Section 25.060 of the 
Springfield Development Code (Attachment B).  For field mapping, we made 8 1/2 x 11 inch copies and 
attached a transparency to each.  A draft GSL then was marked in red on the transparency during a field 
survey.  We relied heavily on the aerial photos for inaccessible portions. 
 
Establishment of the Draft GSL 
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The criteria from the code section referenced above are excerpted and addressed below.  Some of the 
criteria are specific to the establishment of a GSL, while others are more vague or address development 
issues that would occur when specific development applications are received for review. 
 

1. Local, regional and State recreational needs shall be provided for consistent with the carrying 
capacity of the land.  The possibility that public recreation use might disturb adjacent property 
shall be considered and minimized to the greatest extent possible. 

 
This item does not seem to be directly related to establishment of a greenway setback line. 

 
2. Adequate public access to the river shall be provided. 

 
This item does not seem to be directly related to establishment of a greenway setback line. 

 
3.  Significant fish and wildlife habitats shall be protected. 
 

In addition to juvenile Chinook salmon, native cutthroat trout also may use river shoreline areas in the 
study area (Adam Helfrich, river guide).  These fish (and other native species) feed on insects that rely 
on diverse, native, shoreline vegetation and a functional riparian zone for part or all of their life cycles.   
The trees that are near the river also provide aquatic habitat if and when they fall into the river. 

 
Birds such as bald eagles, osprey, great blue herons, green herons, belted kingfishers, common 
mergansers, mallards, raptors and passerines use the riparian area for hunting, fishing and gleaning.  
Some feed or rest while passing through riparian habitats, some stay seasonally to overwinter or as 
summer nesters, and some reside there year-round. 

 
Terrestrial species such as Pacific tree and red-legged frogs, and occasionally western pond turtles and 
various salamander species, use riparian areas.  Mammals such as mink, raccoon, skunk, and voles 
commonly use them.  Animals that can fly or swim can access isolated patches of riparian habitat, 
whereas terrestrial animals may not be able to do so, or may be at risk crossing barriers (such as roads 
and the railroad).  Riparian habitat that is connected both up and down river is especially valuable as it 
used by many more terrestrial species than isolated patches of habitat. 

 
During previous draft GSL determinations and other work in the area, as well as this project, we have 
noted populations of tall larkspur (Delphinium trolliifolium), Pacific waterleaf (Hydrophyllum 
tenuipes), tall meadowrue (Thalictrum polycarpum), bleeding heart (Dicentra formosa), licorice fern 
(Polypodium glycyrrhiza), Leichtlin’s camas (Camassia leichtlinii), clarkia (Clarkia amoena), rosy 
checkermallow (Sidalcea virgata) and other native, herbaceous, riparian vegetation species.  
Additionally, many native woody species have been observed, including Oregon white oak (Quercus 
garryana) – primarily near the southern end of the project area.  Most of the remaining fragments of 
native habitats in the area have, however, been compromised by the invasion of English ivy, Armenian 
blackberry and a few other species of lesser impact, and they face a new threat from false brome. 

 
 

  
4.  Identified scenic qualities and view-points shall be preserved. 
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Views of riparian vegetation on both the west and south portions of the study area are prominent from 
the River, and for the following users/residents, and from the following locations: 

 
A. automobile users view from I-5 and from local roads such as Franklin Boulevard (especially at the 

bridge into Springfield), Aspen Street, West D Street, and South 2nd Street 
B. pedestrians and bicycle users from the Springfield side of the river view the vegetation in the west 

part of the study area from a very close perspective; the vegetation on the south side is somewhat 
less visible to pedestrians and cyclists from the Springfield side 

C. residents and commercial users of adjacent and nearby property have regular views of vegetation of 
the study area 

D. river users view up at the immediate fringe of riparian vegetation, which often screens out adjacent 
and nearby development 

  
5.  The maintenance of public safety and protection of public and private property, especially from 

vandalism and trespass shall be provided for to the maximum extent practicable. 
 

Location of the GSL should have little or no bearing on vandalism or trespass, as it relates to the uses 
permitted adjacent to the river. 

 
6.  The natural vegetative fringe along the river shall be enhanced and protected to the maximum 

extent practicable. 
 

The forested areas of the south portion of the project area are dominated by native trees (including 
Oregon white oak) and shrubs (including snowberry and poison-oak).  Herbaceous vegetation is 
dominated in a few areas by native species, which are most unique in the oak-associated habitats.  
Most areas are dominated by invasive exotics such as Armenian blackberry.  Some areas have 
substantial human impact from camping and associated human waste. 

 
7.  The location of known aggregate deposits shall be considered. Aggregate extraction may be 

permitted outside the Greenway Setback Area subject to compliance with State law, the underlying 
district and conditions of approval designed to minimize adverse effects on water quality, fish and 
wildlife, vegetation, bank stabilization, stream flow, visual quality, quiet and safety and to 
guarantee reclamation. 

 
The Metro Plan diagram does not show any aggregate deposits within the study area. 

 
8.  Developments shall be directed away from the river to the greatest possible degree; provided, 

however, lands committed to urban uses shall be permitted to continue as urban uses, including 
port, public, industrial, commercial and residential uses, uses pertaining to navigational 
requirements, water and land access needs and related facilities. 

 
The designation of a GSL will contribute to the protection of native, woody vegetation along the river 
while development continues to occur on adjacent or nearby lands. 
 

Recommendation 
We have made a draft delineation of our best interpretation of the location of a GSL within the study area, 
based on the Springfield Development Code guidelines.  It is included here as Attachment C, Photos 1 - 
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I. Project Background 
  

The City of Springfield requested Salix Associates to draft a preliminary Greenway Setback Line within the Willamette 
River Greenway on the south and west shorelines of the Willamette River in Glenwood, just west of downtown 
Springfield, Oregon.  The Springfield Development Code and Statewide Planning Goal 15 provide direction for 
development and use of the Greenway. 
 
Two properties were omitted from the study area because Greenway Setback Lines officially have been established on 
them previously.   These properties both are in Township 17 South, Range 03 West: tax lot 100 (Marvin property) in 
section 34-41, and tax lot 301 (Shamrock MH Park) in section 34-44. 
 
The draft of the Setback Line was specified to include consideration of three items only, in the Springfield Development 
Code section 3.3-325 Greenway Setback: criteria c, d and f as quoted below. 
 
c. Significant fish and wildlife habitats shall be protected. 
d. Identified scenic qualities and view-points shall be preserved. 
f. The natural vegetative fringe along the river shall be enhanced and protected to the maximum extent practicable. 
 
These three items are addressed herein, and are reflected in the electronic rendition of the draft setback line provided 
concurrently with this report to the City.   
 
The area is almost entirely in private ownership.  Public ownership is limited to street rights-of-way, and (adjacent to 
the study area), below the River high water line.  Identifying and assessing potential for future enhancement was not a 
part of this project. 
 
II. Site Information 
  

From the confluence of the Coast and Middle forks, the main stem Willamette River flows northward, forming the 
eastern border of Glenwood, then it turns and flows westward, forming the north border.  The confluence of the two 
forks occurs adjacent to the upstream end of the study for this project and the new I-5 Whilamut Passage Bridge is just 
downstream.  The existing Willamette River Greenway Overlay Zone in the area is defined by a boundary line 
paralleling 150 feet above low water (City of Springfield 2013). 
 
Previous reports (Coyote Creek Environmental Services 2003 and 2008, Salix Associates 2004, Pacific Habitat Services 
2010) have documented the condition of the area, which appeared in the past to be somewhat to severely degraded, 
and may be degrading further as evidenced in an increase in cover of Armenian (Himalaya) Blackberry and other 
invasive plant species and the well-publicized increase in transient camping on undeveloped sites in the Metro area.  
 
No biological surveys (beyond general vegetation assessments) are known from the area 
 
III. Code Criteria 
  

The following three sections address site characteristics relevant to the three Code criteria listed above (c, d and f). 
 
Significant fish and wildlife habitats 
 
The Salix Associates 2004 report contains general background information on wildlife species that are known to use or 
potentially are using the area.  More detail (in most cases, more recent data) is added here in the following analysis. 
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Following is a list of species at risk identified in several agency and nonprofit documents (Table 1).  After that is a table 
of rankings and an assessment of potential habitat suitability for each species (Table 2).   These are followed by a table 
of additional values noted in the study area (Table 3). 
 
Table 1.  Rare wildlife species occurring or potentially occurring in Willamette River riparian habitats in or near 
Glenwood. 
Note: Species not occurring near the area or not known to occur in habitats similar to Glenwood habitats are not 
included here. 
 

1 
U.S. Fish and 

Wildlife 
Service 

2 
Oregon 

Conservation 
Strategy 
(ODFW) 

3 
OR Dep’t. of Fish 

& Wildlife 
Sensitive 
Species 

and Dep’t. of 
Agriculture 

4 
Northwest 
Power and 

Conservation 
Council 

5 
Oregon 

Biodiversity 
Information 

Center 

6 
Partners in 

Flight 

7 
Emerald 
Chapter 

NPSO 

Bull Trout 
Oregon Chub 
 
Kincaid’s 

Lupine 
 

Northern red-
legged frog 

Northwestern 
pond turtle 

Common 
nighthawk 

Dusky Canada 
Goose 

Little Willow 
Flycatcher 

Slender-billed 
(white-breasted) 
nuthatch 

Western 
bluebird 

Western purple 
martin 

Yellow-breasted 
chat 

Chinook salmon 
(Upper Will. 
ESU, spring 
run) 

Pacific lamprey 
Western brook 

lamprey 
California myotis 
Townsend’s big-

eared bat 
Western gray 

squirrel 
Willamette 

floater 
Wayside aster 

 
 
Northern Red-

legged Frog 
Western Pond 

Turtle 
 
Bald Eagle 
Common 

Nighthawk 
Willow 

Flycatcher 
Yellow-breasted 

Chat 
 
Chinook Salmon 
Coastal 

Cutthroat 
Trout 

Oregon Chub 
Steelhead 
Pacific Lamprey 
Western Brook 

Lamprey 
 
Tall Bugbane 
 

American 
Dipper 

Bald Eagle 
Green Heron 
Red-eyed 

Vireo 
Willow 

Flycatcher 
Yellow 
Warbler 
 
American 

Beaver 
River Otter 

Northern red-
legged frog 

Western Pond 
Turtle 

Bald eagle 
Common 

nighthawk 
Dusky Canada 

goose 
Willow 

Flycatcher 
White-breasted 

nuthatch 
Western 

bluebird 
Western purple 

martin 
Yellow-breasted 

chat 
Bull trout 
Chinook salmon 
Coastal 

cutthroat trout 
Oregon chub 
Western brook 

lamprey 
Oregon floater 
Western 

pearlshell 
California myotis 
Townsend’s bat 
Western gray 

squirrel 
Kincaid’s lupine 
Tall bugbane 
Thin-leaved 

peavine 
Wayside aster 

Downy 
Woodpecker 

Purple Martin 
Red-eyed 

Vireo 
Swainson’s 

Thrush 
Willow 

Flycatcher 
Yellow 

Warbler 

Kincaid’s 
Lupine 

Oregon 
goldenaster  

Oregon white-
topped aster 

Tall bugbane 
Thin-leaved 

peavine 
Wayside aster 
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Sources for Table 1: 
1- http://ecos.fws.gov/tess_public/countySearch!speciesByCountyReport.action?fips=41039  
2- http://www.dfw.state.or.us/conservationstrategy/read_the_strategy.asp 
3- http://www.dfw.state.or.us/wildlife/diversity/species/docs/SSL_by_category.pdf  
 http://www.oregon.gov/ODA/PLANT/CONSERVATION/Pages/statelist.aspx  
4- http://www.nwcouncil.org/fw/subbasinplanning/willamette/plan  
5- See References section. 
6- http://www.partnersinflight.org/bcps/pl_93sum.htm  
7- http://emerald.npsoregon.org/index.htm  
 
 
Table 2. Ranking/status and specific comments for Table 1 potentially-occurring rare species. 
  
Bold font – confirmed in or near Glenwood Greenway 
Italic font – possible/likely in Glenwood Greenway 
Plain font – unlikely, but some potential of occurring in Glenwood Greenway 
See sources and rankings at bottom. 
 

Species Global 
NH 

State 
NH Fed. State ORBIC NPSO General and Glenwood habitat comments 

AMPHIBIANS AND 
REPTILES        

Northern Red-legged 
Frog G4 S3S4 - SV 4 - 

Breed in slow moving sloughs or ponds.  Disperse 
into nearby forests.  Possible in south end of 
study area. 

Western Pond 
Turtle G3G4 S2 - SC 2 - 

Large population known just upstream makes 
nesting use of grassy/open habitats in study 
area possible (Yee, pers. comm.)  Site just north 
of RR and two fields east of Roaring Rapids Pizza 
are “not likely” used by turtles: from on-site 
evaluation 11/13 (Rombough 2013). 

BIRDS        

American dipper - - - - - - 
Local migrant.  Known from Island Park and 
nearby Willamette R. in winter (Contreras ed. 
2006). 

Bald Eagle G5 S4B,
S4N - SV 4 - 

Resident.  Nesting unlikely.  Uses perches over 
River for resting and fishing.  Likely fish in area, 
breeding unlikely. 

Common nighthawk G5 S5B - SC 4 - 
Summer resident, migrant.  Possible feeder over 
River on summer evenings.  Breeding on flats at 
south end of study area very unlikely. 

Downy woodpecker - - - - - - Nest in constructed cavities, often in snags.  
Possible/likely in study area. 

Dusky Canada Goose G5T3 S2S3
N - - 1 - 

Winter resident, migrant.  May temporarily rest 
and/or feed in large, open areas during winter.  
Possible temporary user at south end of study 
area? 

Green Heron - - - - - - 

Summer resident, migrant.  Breeds in trees, 
usually near slow-moving water – unlikely in 
study area.  Feeds at water’s edge; likely, 
temporary. 

Little Willow 
Flycatcher G5T5 S3B - SV 4 - Summer resident, migrant.  Summer nester in 

area in thickets, particularly in riparian areas.  
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Few suitable habitats in study area. 

Red-eyed vireo - - - - - - 
Summer resident, migrant.  Use large stands of 
large cottonwoods.  Heard along new trail SE of 
Quarry Butte.  Glenwood cottonwoods too small. 

Slender-billed 
(White-breasted) 
nuthatch 

G5TU S3 - SV 4 - Resident.  Needs mature oaks for foraging.  May 
be a few mature oaks in south end of study area 

Swainson’s thrush - - - - - - Summer resident, migrant.  Prefer lush, riparian 
understories.  Limited habitat in study area. 

Western bluebird G5 S4B,
S4N - SV 4 - 

Local, seasonal migrant.  May use oaks and 
openings near south end of study area, 
particularly for winter foraging. 

Western purple 
martin G5 S2B - SC 2 - 

Summer resident, migrant.  Feed high over 
water.  Need large nesting cavities with no 
European starlings.  Feeding possible, breeding 
unlikely. 

Yellow-breasted chat G5 S4B - SC 4 - 
Summer resident, migrant. Breed and forage in 
large thickets nearby.  Not very likely there are 
suitable habitats in study area. 

Yellow warbler - - - - - - Use larger patches of riparian habitats. 
FISH        

Bull Trout 
(Willamette SMU) G4T2Q S2 LT SC 1 - Adjacent.  Aquatic, benefit from riparian 

features. 
Chinook Salmon 

(Upper 
Willamette ESU, 
spring run) 

G5T2
Q S2 LT SC 1 - Adjacent.  Aquatic, benefit from riparian 

features. 

Coastal Cutthroat 
Trout (Upper 
Willamette River 
ESU) 

G4TN
RQ S3?   4 - 

Adjacent.  Use rocky areas along shorelines 
(Helfrich, in Salix Associates 2004).  Benefit from 
riparian features. 

Western Brook 
Lamprey G4G5 S4  SV 4 - Adjacent.  Aquatic, benefit from riparian 

features. 
INVERTEBRATES        

Oregon floater 
(mussel) G5Q S3 - - 4 - Adjacent.  Aquatic, benefiting from riparian 

features. 

Western pearlshell 
(mussel) G4G5 S4 - - 4 - 

Adjacent.  Known from Middle and Coast forks 
just upstream (pers. exper.) and from W. D St. 
Greenway access and just upstream from Dorris 
Ranch (Walton, pers. comm.).  Habitat less 
suitable in study area? 

MAMMALS        

American beaver - - - - - - Den in banks of large rivers.  Possible in study 
area.  Most likely passes through. 

California myotis G5 S3 - SV 4 - 
Mostly use forests and snags, but occasionally 
roost under bridges (Whilamut Passage or two 
Franklin bridges?). 

River otter - - - - - - Den in banks of large rivers.  Possible in study 
area.  Most likely passes through. 

Townsend’s big-
eared bat G3G4 S2 - SC 2 - 

Use caves or quiet, large structures for roosts 
and hibernacula.  Habitat very limited in study 
area. 

Western gray 
squirrel G5 S4  SV 4 - Inhabit mixed forests, especially where oak is a 

component.  South end of study area possible. 
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PLANTS        

Kincaid’s Lupine G2 S2 LT LT 1 A Usually occurs in prairie/oak habitats.  Most 
likely to occur in south end with oaks, if at all. 

Oregon goldenaster  - - - - - B Occurs on gravel bars along river edges, which 
are extremely rare in the study area. 

Oregon white-
topped aster - - - - - B 

Usually occurs on edges of oak or mixed forest 
habitats.  Most likely to occur in south end with 
oaks, if at all. 

Tall bugbane G4T4 S4  C 4 A 

Occurs in Glenwood on moist hillsides, and while 
known in riparian areas (rarely) in other places, it 
is not known in any riparian habitats in the Metro 
area. 

Thin-leaved peavine G2 S2 SOC  1 A 

Many plants exist in a population across the River 
from the study area (off S. 2nd in Springfield).  
Suitable habitat could be present in the south end 
of the study area. 

Wayside aster G3 S3 SOC LT 1 A Usually occurs on edges of oak habitats.  Most 
likely to occur in south end with oaks, if at all. 

 

No habitat information readily available for fungi, thus, they are excluded above.  Ranking definitions available on the 
ORBIC web site at: http://orbic.pdx.edu/rte-defs.html  

Global NH = NatureServe global Natural Heritage ranking 
State NH = NatureServe Natural Heritage ranking for Oregon 
Fed = US Fish and Wildlife Service, federal Endangered Species Act status 
State = Oregon Department of Fish and Wildlife Sensitive Species List rank 
ORBIC = Oregon Biodiversity Information Center status and rank 
NPSO = Emerald Chapter NPSO, Lane County Rare Plant List (http://emerald.npsoregon.org/index.htm) 
 
Habitat information from ODFW 2006, supplemented with Contreras, ed. 2006, pers. comm. and pers. obsv. 

The following table supplements information in the previous two tables. 

Table 3.  Potential additional significant wildlife habitat values of Glenwood Willamette River Greenway. 
 

Source / Value / Designation Discussion 

Potential nesting habitat for Western pond 
turtle 

Grassy areas within 50 meters (about 164 feet) of river edge are 
normally used (may use farther); especially bare areas or areas where 
grasses (and other vegetation) is not too dense (in Vesely & Rosenbaum 
2010).  Also, Yee (pers. comm.) and Holts (pers. comm.) identified the 
four open, grassy habitats in the study area (from aerial photos) as 
suitable for nesting.  A herpetologist who visited the sites immediately 
north of the railroad bridge and east of Roaring Rapids Pizza led to a 
determination of “not likely” for turtle nesting use (Rombough 2013). 

Habitat for other herptiles 

The most valuable sites are rocky areas and wood piles for lizards and 
snakes.  Native Red-legged and Tree frogs will breed in shallows 
adjacent to river, but eggs and larvae there may be subject to erratic 
(higher) flows that may eradicate them.  Red-legged Frogs disperse into 
nearby forests as adults. 

Nesting habitat for year-round or summer 
resident birds (ex.: Osprey, Great Blue 
Heron, Belted Kingfisher, Green Heron, 

Large birds use larger trees; smaller species use smaller trees or larger 
trees.  Larger patches better, and in general, the less disturbance from 
machinery and people the higher the use suitability. 
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Bullock’s Oriole, Yellow Warbler, etc.) 
Use by migrating birds: feeding or resting 
(many species: warblers, vireos, flycatchers, 
etc.) 

Trees of all sizes used during migration by gleaning or resting birds.  
Thickets and adjacent open areas may be used to some degree as well. 

Perching for hunting along the river’s edge 
(ex.: Osprey, Bald Eagle, Belted Kingfisher) 

Limbs over water preferred.  Larger birds need larger limbs to support 
them. 

Essential Salmonid Habitat Includes Willamette River adjacent to Glenwood.  Map at: 
http://www.oregon.gov/DSL/PERMITS/Pages/counties_ess.aspx  

Bull Trout Critical Habitat Includes Willamette River adjacent to Glenwood.  USFWS online Critical 
Habitat mapper at: http://ecos.fws.gov/crithab/  

Oregon Biodiversity Information Center 
(ORBIC) rare element data report 

Rare species reported/recorded in or near the study area, as contained 
in this ORBIC report, include: Western Pond Turtle (Willamette River 
and adjacent), Chinook Salmon (Upper Willamette River ESU, spring 
run) and Bull Trout (Willamette SMU) 

Connection from riparian to nearby upland 
or wetland habitat 

Other habitats with native or naturalized vegetation adjacent and 
outside the Greenway are nearly nonexistent in the study area. 

Connection up/downriver to other riparian 
habitats 

Connections upstream, downstream and through the area are weak 
because of narrowness (or lack) of corridor in many places (a result of 
adjacent development), steep banks, riprap, camping. 

Thermal regulation of adjacent aquatic 
habitat 

This is provided by shade of tree canopies hanging over the water (PHS 
2010), and benefits cold water fish and other organisms. 

Nutrient and/or invertebrate inputs into 
aquatic habitat 

Provided primarily by leaves and invertebrates falling into the river 
from overhanging vegetation (Andrus and Walsh 2002). 

PHS (2010) wildlife habitat values rating 
determined through URIAG process 

Medium in all reaches (1-5) based on number of structural layers, 
width, amount of developed area, overhang over water, presence of 
large woody debris.  Scores 13-19 were rated “medium.”  PHS Reaches 
1-5 (beginning at W end, going upstream), in order, scored 17, 17, 18, 
15 and 18.  Scoring apparently did not include a consideration of reach 
length. 

 
There are a variety of rare species that could or do occur in the Glenwood section of the Willamette River Greenway, 
and/or that benefit or potentially benefit from terrestrial Greenway habitats.  Particularly, birds and mammals likely 
use trees and snags there on occasion as in other, similar riparian areas.  Aquatic species benefit from riparian 
vegetation, particularly regarding inputs of nutrients/invertebrates and occasional large, woody debris deposition.   
 
In addition, PHS (2010) rated all Glenwood riparian habitats as “medium” in their application of the Urban Riparian 
Inventory and Assessment to address Statewide Planning Goal 5.  All of these factors were used in consideration of 
wildlife habitat as “significant” for the draft Setback Line placement. 
 
Scenic qualities and view-points 
 
The Coyote Creek Environmental Services (2005) discussion specific to the Marvin site is excerpted here: 
 
The Scenic Qualities at the site are the same as those offered by other parcels located in a similar landscape position: 
the high terrace along the Willamette River.  The visual accessibility to the Willamette River is the primary scenic quality 
offered by this parcel.  The semi-circle of Western Redcedar at the southern end of the property is an identifiable 
landmark feature near the parcel.  The Managed Meadow is neither unique nor distinctive, and the Riparian Edge is too 
narrow to provide much scenic value.  The Riparian Edge does assist in providing visual identification and definition to 
the river and riparian system.  No particular individual viewpoints were identified at the parcel: short views to the River 
and across to the Day [sic] Island Park are available along much of the parcel, through gaps in the Riparian Edge.  The 
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parcel is visible from westbound traffic on the Willamette River Bridge, and at a few locations fro Day [sic] Island Park.  
[There is confusion here between Day Island in Eugene, now a part of Alton Baker Park, and Island Park in Springfield.  
The latter was undoubtedly intended here, as it lies across the Willamette from the subject site. BN] 
 
And the same consultant described scenic qualities on the Shamrock MH Park site in 2008: 
 
Scenic qualities at the site are the same as those offered by other parcels located in a similar landscape position: a high 
terrace along the Willamette River. The visual accessibility to the Willamette River is the primary scenic quality offered 
by this parcel.  Excluding the developed mobile home park, overstory Riparian Edge, and rock streambank stabilization 
areas are identifiable landmark features within the parcel. The understory vegetation community of the Riparian Edge is 
too narrow and disturbed to provide much scenic value. The Riparian Edge does assist in providing visual identification 
and definition to the river and riparian system, but no particular individual viewpoints are identified at the parcel: Short 
views to the industrial and natural vegetation areas located across the River are available along much of the parcel, 
through gaps in the Riparian Edge vegetation community, which generally correspond to rock streambank stabilization 
areas. Currently, only employees of the industrial land use and users of the natural areas along the east bank of the 
river have a filtered view (through riparian/natural vegetation) to the Study Area. Due to natural overstory vegetation 
and general topography, no view of the Study Area is apparent from Sought 2nd Street. The Study Area is remotely 
visible, but not discernible to travelers as they cross the bridge and enter into the Glenwood community from the east. 
 
While these two area are excluded from the current study area, the descriptions shed some light on scenic aspects of 
the area in general. 
 
A more comprehensive scenic qualities and viewpoints discussion of Glenwood is excerpted here (Salix Associates 
2004):   
 
Views of riparian vegetation on both the west and south portions of the study area are prominent from the River, and 
for the following users/residents, and from the following locations: 
 
A. automobile users view from I-5 and from local roads such as Franklin Boulevard (especially at the bridge into 

Springfield), Aspen Street, West D Street, and South 2nd Street 
B. pedestrians and bicycle users from the Springfield side of the river view the vegetation in the west part of the study 

area from a very close perspective; the vegetation on the south side [i.e., the south section of the study area] is 
somewhat less visible to pedestrians and cyclists from the Springfield side 

C. residents and commercial users of adjacent and nearby property have regular views of vegetation of the study area 
D. river users view up at the immediate fringe of riparian vegetation, which often screens out adjacent and nearby 

development. 
 
Briefly, all of the tree and shrub vegetation on the Glenwood side of the Willamette is visible from somewhere on the 
Springfield side.  The most significant riparian vegetation views into the study area are closest to the new I-5 Whilamut 
Passage Bridge, the Franklin Boulevard Bridges (to/from downtown Springfield), the Aspen/West D Street area, and 
across from Island Park and South 2nd.  Vegetation at the southern end of the study area is viewed by residents of the 
Harbor Drive mobile home park area.   
 
Vegetated areas lacking tree and shrub cover (woody vegetation) may have some limited scenic appeal, however, the 
short herbaceous vegetation is less visible than the taller woody vegetation, and is often less visually prominent on 
small lots than are the buildings and other development visible behind them.  All the woody vegetation on the banks 
and on or near the edge of the terrace is viewable by River users.  The taller it is, and the closer it is to the edge, and 
the closer to it a River user is, the more easily viewed it is from the River.  Woody vegetation farther back from the 
edge, without view obstructions, is more easily seen from farther across the River. 
 
Because of the lack of public land within the study area there are public views only from transportation corridors or 
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from outside the study area or from adjacent or nearby private lands. 
 
In light of the above discussions and previous analyses, all the woody vegetation included in the draft Setback Line was 
considered a “scenic quality” of the area.  This vegetation fully or nearly so meets the other two criteria addressed in 
this report as well. 
 
The natural vegetative fringe along the river 
 
A definition or maximum width of the “natural vegetative fringe along the river” is not given in Statewide Planning Goal 
15 or the SDC, but it normally is interpreted to include native, woody vegetation in the riparian (river-influenced) forest 
and shrub communities.  It easily could be construed to include areas of woody or semi-woody (e.g., 
Armenian/Himalaya blackberry) non-native vegetation as well, as most of the values of such areas (filtration, habitat 
for some wildlife, “green” visual amenity along the river, etc.) likely intended for inclusion in this item usually are 
similar to those of native, woody vegetated areas.  In general, only professional botanists (or certain other biologists) 
recognize differences between native and non-native vegetation, and have familiarity with biogeographical aspects of 
plant distributions.  Conversely, the general public sees native and non-native plants along the river simply as “green 
trees and shrubs.”  The exception might be Armenian/Himalaya blackberry, which has broader recognition by the 
public (at least in close view) as a non-native “weed.” 
 
The vegetative fringe along the Willamette River in Glenwood also is significant fish and wildlife habitat, and provides 
important scenic qualities from opposite shorelines, from floating by on the river, and/or from adjacent or nearby 
properties.  It is included in this iteration of the draft Setback line to address all three items (habitat, scenic, fringe). 
 
IV. Results 
 
The three items covered in this report and the discussions herein were considered in development of a draft Setback 
Line.  Other required criteria of determining a Setback Line in the Springfield Development Code may necessitate 
modification of this draft line. 
 
In general, the woody vegetation in the Greenway tends to meet all three criteria addressed herein.  In addition, the 
southern portion (south of the railroad tracks) of the grassy areas identified by ODFW personnel as potential suitable 
nesting habitat for Western pond turtles is being considered significant wildlife habitat.  Western pond turtle nesting 
surveys are needed in those areas to provide additional information.  Such surveys in grassy areas north of the railroad 
tracks were evaluated as “not likely” used by turtles for nesting, but conditions (and therefore, possibly use) vary 
between sites. 
 
V. Geographic description and application of criteria 
 
 
A description of placement of the draft Setback Line follows, in three sections.  Section 1 begins at the upstream end of 
the study area and Section 3 ends just upstream from the Whilamut Passage Bridge. 
 
Section 1 
Beginning at the upstream end of the study area, the Setback Line (SL) is below Franklin Boulevard and well within the 
Greenway Boundary (GB) – which is located above and to the west of Franklin.  Franklin Boulevard provides no habitat 
or visual or riparian fringe values considered in this report, so it is not included within the draft SL here.  The SL follows 
Franklin northward, including areas with suitable wildlife habitat, as well as visual amenities (for Harbor Drive MH Park 
residents and river users), and riparian fringe values.  Continuing northward, the full 150 foot wide GB area is included 
in the SL to include potential, suitable WPT nesting habitat, and where trees or other woody vegetation are 
occasionally present, visual and riparian fringe values as well.  The SL continues northward, omitting a MH park.  
Section 1 ends at the south end of the Shamrock MH Park, where a SL previously was adopted. 
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Section 2 
Section 2 begins at the north end of the Shamrock MH Park where a SL was previously adopted, and includes a treed 
area between another MH park (on the west) and the railroad bridge across the Willamette (to the north).   The treed 
area is included to meet all three criteria.  Downstream (north) of the railroad bridge, the SL intermittently expands to 
the full GB width to mature trees – which are a suitable habitat for migratory birds and a visual asset viewed from 
Franklin and the Franklin bridge over the Willamette.  The trees closest to the river also are part of the riparian fringe.  
Section 2 ends north of the Franklin bridge where the previously adopted SL on the Marvin property begins. 
 
Section 3 
The SL in the downstream portion of the study area, Section 3 begins at the northwest corner of the Marvin property 
and includes a segment of multiple-value riparian forest (habitat, visual amenity from portions of Island Park and the 
W. D Street Greenway areas, residences, and river users, and part of the riparian fringe).  The SL of the remainder of 
the section to the downstream end essentially encompasses the narrow riparian fringe located between the River and 
the existing industrial uses. 
 
A digital version of this amended draft Setback Line has been submitted to the City of Springfield with this amended 
report.  This report is dated 2014-01-31 and the amended draft Setback Line file is dated 2014-01-28. 
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EXHIBIT 15-4 PROPOSED GLENWOOD REFINEMENT PLAN, OPEN SPACE CHAPTER 
AMENDMENT 
 
 
 
 
 
 
 
… 
 
Statewide Planning Goal 15, Willamette River Greenway, requires a greenway boundary of 150 feet 
measured from the ordinary low water line, which allows development to occur within this zone as a 
discretionary use.  Within this boundary, a Greenway Setback line is a also required to delineate where 
only water-dependent and water-related development may occur, such as boat ramps, multi-use paths, 
and viewing areas (Figure 3).  For much of the Glenwood Riverfront, the location of the Greenway 
Setback Line has not been formally established.  The Implementation Strategies discussed below 
include working with property owners to establish [establishing] a [standardized 75-foot] property-
specific, variable-width Greenway Setback Lines in the Glenwood Riverfront [(measured from the top of 
bank) coterminous with the existing riparian setback], as depicted in Figure 3.    [Formally establishing 
the Greenway Setback Line in the Glenwood Riverfront will reduce uncertainty and provide 
predictability in achieving Goal 15 standards for public access to and views of the river; protect fish and 
wildlife habitat; provide riverine flood hazard protection; promote restoration and enhancement of 
natural vegetation; and direct development away from the river.] 
 
Objective: 
Provide ample opportunities for people to access and enjoy the Willamette River and the natural 
environment while: complying with State and Federal Regulations; providing stable riverbanks; and 
conserving, protecting, restoring, and establishing a diversity of riparian habitats and wetlands in order 
to retain their properly functioning condition related to fish and wildlife habitat, riverine flood control, 
sediment and erosion control, water quality, and groundwater [pollution] protection. 
 
Policies & Implementation Strategies: 

• Restore, enhance, and protect the riverbank and riparian and wetland areas. 
o Work with property owners to [E]establish [a standardized] Willamette River Greenway 

Setback Lines [of 75 feet from top-of-bank] for water-dependent and water-related uses 
[consistent with the existing 75-foot riparian setback] in the Glenwood Riverfront. 

… 
• Integrate natural resources, urban interface/built environment, and water resources 

management. 
… 

Figure 10 

Figure 5a 

CHAPTER:  Open Space 
SECTION: Natural Resources 
SUB-SECTION: Wetlands & Riparian Areas 
PAGES: 88-92 
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o Limit recreation and associated improvements within the Riparian [and Willamette 
Greenway Setback areas] to passive activities including, but not limited to: picnicking; 
pedestrian activities; [by]bicycling; bird watching; fishing; educational, interpretive, and 
directional signage; and riverfront viewing. 

o Locate a multi-use path at the outer most edge of the Riparian [and Greenway Setback 
areas], to the maximum extent practicable. 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Figure 3 
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EXHIBIT 15-5 PROPOSED SPRINGFIELD DEVELOPMENT CODE AMENDMENTS 
 

Note:  Existing text to remain is depicted with an ellipsis (…).  Proposed changes are highlighted, proposed text to 
be added appears underlined, and proposed text to be deleted appears in strike-through. 
 
3.4-280 Willamette Greenway Development Standards 
 
… 
 
C. Definitions. As used within the Glenwood Riverfront portion of the WG Overlay District, unless 

the context otherwise requires, the following terms are defined:  
 

Boardwalk. A floating or non-floating platform that either provides pedestrian access along a 
shoreline or within a riparian area; it may also act as a bridge between two bodies of land. 
 
Change of use. Making a different use of the land or water. Change of use includes changes that 
require construction or alteration to land or water outside of existing buildings, structures, or 
open storage areas and which substantially alters or affects land or water. It does not include: a 
change of use of a building or other structure which does not substantially alter or affect the 
land or water upon which it is located; the sale of property; or modifications of existing 
structures, as may be permitted by this Section.  
 
Development. 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 impact to the riparian area 
(See also Section 6.1-110 for other definitions of this term). 
 
Dock.  An individual secured and stationary or floating structure designed for uses including, but 
not limited to: mooring boats and fishing. 
Enhancement. Increasing the net ecological functional values of the riparian buffer by any of the 
following: removal of impervious surfaces; restoring natural bank slopes; or increasing the cover 
and diversity of native vegetation.  
 
Greenway Setback Line. A line that divides the Glenwood Riverfront portion of the WG Overlay 
District into two distinct areas. In the area between the ordinary low water line and the 
Greenway Setback line,[75 feet from the top of bank] only water-dependent and water-related 
uses may occur.  In the area from the Greenway Setback Line to the WG Overlay District outer 
boundary, uses permitted in the base zone may be allowed in accordance with the standards 
and criteria of this Section.  
 
Intensification. Any addition that increases or expands the area or level of activity of an existing 
use; or any remodeling of the exterior of a structure that will substantially alter the appearance 
of the structure. For the purposes of this definition, “intensification" does not include: 
maintenance and repair necessary for the continuance of an existing use; reasonable emergency 
procedures necessary for the safety or protection of property; or existing residential use of lands 
within the Glenwood Riverfront portion of the WG Overlay District that includes the practices 
and activities customarily related to the use and enjoyment of one's home, such as, landscaping, 
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construction of driveways, modification of existing structures or construction or placement of 
such accessory structures or facilities adjacent to the residence as are usual and necessary. 
 
Ordinary high water line. The line on the bank or shore to which the high water ordinarily rises 
annually in a season.  
       
Ordinary low water Line.  The line on the bank or shore to which the low water ordinarily 
recedes annually in a season.   

 
Maximum extent practicable. Text drawn from Oregon Statewide Planning Goal 15 (F.3.b.) 
intended to require a balancing of factors so that each of the identified Willamette Greenway 
criteria is met to the greatest extent possible without precluding the requested use.  
 
Riverbank. A land feature or constructed structure that serves to contain the waters of a river. It 
can be distinguished from upland areas by the presence of riparian vegetation in close proximity 
to flowing water. Usually, the riverbank represents the limits of seasonal high water and 
periodic flood waters. 
 
Top of Bank.  See Section 6.1-110.  
 
Water-dependent use. A use or activity that can be carried out only on, in, or adjacent to a 
water body, because the use requires access to the water body for transportation, recreation, 
energy production, or source of water.  Except as necessary for water-dependent uses or 
facilities, residences, parking lots, factories and mobile home parks are not generally considered 
to be water-dependent uses. 
 
Water-related use. A use that is not directly dependent upon access to a water body, but which 
provides goods or services that are directly associated with water-dependent use. Except where 
as necessary for water-dependent or water-related uses or facilities, highways, restaurants, 
businesses, factories, and mobile home parks are not generally considered to be water-related 
uses. 

 
D. Establishment of the Greenway Setback Line and Permitted Uses. 
 

1. Establishment of the Greenway Setback Line.  In the Glenwood Riverfront portion of the 
WG Overlay District, the Greenway Setback Line shall be established to protect, 
maintain, preserve, and enhance the natural, scenic, historic and recreational qualities 
of the Willamette Greenway.  Only water-dependent and water-related uses are 
permitted between the Willamette River and the Greenway Setback Line.  The location 
of the Greenway Setback Line shall be determined consistent with the criteria specified 
in Section L.1.; L.4.; L.5.; L.7.; L.10.; and L.11.[75 feet upland from the top of the bank, 
coterminous with the existing 75 foot wide riparian setback as specified in Subsection 
4.3-115A.1. The coterminous positions of these setbacks shall not lessen the significance 
of, or reasons for protecting, the Willamette Greenway.] 

 
EXCEPTIONS:  
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a. For property owners who received City approval to establish a Greenway 
Setback Line along the Glenwood Riverfront as specified in Section 3.3-300 prior 
to the effective date of this Ordinance, that approval shall continue to be in full 
force and effect when development is proposed within the WG Overlay District.  

 
[b. For property owners who apply for approval to establish a Greenway Setback 

Line along the Glenwood Riverfront prior to the effective date of this Ordinance, 
the criteria of Section 3.3-325 shall be utilized. In this case, the Greenway 
Setback Line approval may occur after the effective date of this Ordinance. That 
approval shall also continue to be in full force and effect when development is 
proposed within the WG Overlay District.] 

 
E. … 

 
L. Criteria. In the Glenwood Riverfront portion of the WG Overlay District, the applicant shall 

demonstrate compliance with the following criteria of approval: 
 

1. Any development, change of use or intensification of use permitted in the base zone 
shall be oriented toward the river between the Willamette Greenway Setback Line and 
the Willamette Greenway outer boundary. 

 
EXCEPTION: Proposed water-dependent and water-related uses listed in Subsection 3.4-
280D.2. shall be permitted within the Greenway Setback Line. 

 
2. Between the Greenway Setback Line and the Willamette Greenway outer boundary, any 

development, change of use or intensification of use shall provide the maximum 
possible landscaped area/open space between the activity and the river. 

 
3. Significant air, water and land resources including but not limited to: natural and scenic 

areas; views; vistas; and fish and wildlife habitats in and adjacent to the Greenway shall 
be protected, preserved, restored, or enhanced to the maximum extent practicable. 

 
4. The maintenance of public safety and protection of public and private property, 

especially from vandalism and trespass shall be provided to the maximum extent 
practicable. 

 
5. The natural vegetative fringe along the river shall be enhanced, protected and 

maintained in order to assure scenic quality and view points, protection of wildlife, 
protection from erosion and screening of uses from the river. 

 
6. Areas of annual flooding, floodplains and wetlands shall be preserved or restored in 

their natural state to the maximum extent practicable to protect water retention, 
overflow and other natural functions specified in Section 3.3-400. 

 
7. Recreational needs shall be satisfied as specified in the Glenwood Refinement Plan 

and/or this Plan District. 
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8. Adequate public access shall be provided to and along the river by appropriate legal 
means for all development as specified in the applicable base zone, overlay district, or 
this Plan District.  

 
9. Areas of ecological, scientific, historical or archeological significance shall be protected, 

preserved, restored or enhanced to the maximum extent practicable. 
 
10. Significant fish and wildlife habitats shall be protected to the maximum extent 

practicable. 
 
11.  Significant natural and scenic areas, viewpoints and vistas shall be protected to the 

maximum extent practicable. 
 
12. Any necessary tree felling shall comply with Section 5.19-100 and shall occur in a 

manner that ensures the wildlife habitat and natural scenic qualities found in the 
Glenwood Riverfront portion of the WG Overlay District will be maintained and shall be 
restored by mitigation on-site. Only diseased trees or trees in danger of falling located 
between the ordinary low water line and the Greenway Setback Line may be removed 
with a certified Arborist’s statement. However, snag retention shall be allowed. In the 
area between the Greenway Setback Line and the outer boundary of the Glenwood 
Riverfront portion of the WG Overlay District, tree felling may be permitted to the 
extent necessary to accommodate those permitted uses as specified in the applicable 
base zone, overlay district or this Plan District. 

 
M. … 

 
4.3-115 Water Quality Protection  

 B. Permitted Uses in Riparian Areas. The following uses are permitted in riparian areas as long as 
they do not diminish riparian functions: 
 

1. The planting of trees and native vegetation to promote bank stability, enhance riparian 
areas, minimize erosion, preserve water quality and protect federally listed species. 
Trees may be clustered to allow the preservation of views; or to allow maintenance 
vehicles to approach City maintained stormwater facilities including detention basins, 
outfalls, culverts and similar stormwater facilities as may be permitted by the Springfield 
Engineering Design Standards and Procedures Manual. 

 
2. The felling of hazardous trees for safety reasons as specified in Section 5.19-100, Tree 

Felling. 
  
3. Riparian area restoration and enhancement including the removal of invasive plant 

species, where necessary. 
  
4. Flood control structures, where necessary. 
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5. Stormwater management systems and outfalls, as specified in the Springfield 
Engineering Design Standards and Procedures Manual or as required by other regulating 
authorities. 

  
6. Multi-use paths for pedestrian and/or bicycle use shall be permitted, provided that the 

multi-use path drains away from the watercourse. Multi-use paths shall be located along 
the outer edge of the required riparian area and away from the watercourse. The multi-
use path shall be located at the outermost edge of the 75 foot-wide [Greenway Setback 
Line/]Riparian Setback to the maximum extent practicable. Utilities may be extended 
within a multi-use path.   

 
7. Water-dependent or water-related uses between the Willamette River and the 

Greenway Setback Line as may be permitted in the Willamette Greenway Overlay 
District. 

  
8. Private driveways, public street crossings, bridges and necessary culverts when there is 

no other vehicle access to the property. Crossings shall be preferably at right angles to 
the watercourse. Public and private utilities shall be permitted within the driveway, 
public street or bridge right-of-way. 

  
9. Repair, replacement or improvement of utility facilities as long as the riparian area is 

restored to its original condition. 
  
10. Routine repair and maintenance of existing structures, streets, driveways, utilities, 

accessory uses and other similar facilities. 
  
11. Other activities similar to those listed above that do not diminish riparian function. The 

Director shall make the interpretations as specified in Section 5.11-100. 
 

 
 
 
… 
 
C. Open Space Chapter. 

C.1. Riparian Areas and Wetlands. 

C.1.a. Restore, enhance, and protect the riverbank and riparian and wetland areas.  

C.1.a.1. Work with property owners to [E]establish [a standardized] Willamette 
River Greenway Setback Lines [of 75 feet from top-of-bank] for water-
dependent and water-related uses [consistent with the existing 75-foot 
riparian setback] in the Glenwood Riverfront. 

C.1.a.2. Partner with property owners, private developers, non-profit 
organizations, and other agencies to seek opportunities and funding 
sources to acquire property and/or easements to create a contiguous 

Appendix 3 – Glenwood Refinement Plan Policies and Implementation Strategies – Phase I 
 

Exhibit 15-4 and 15-5, Page 7 of 9

Attachment 1, Page 599 of 601



riverfront that is sensitive to natural resource function and the urban 
interface. 

C.1.a.3. Restore, enhance, and protect the riverbank and riparian areas from 
the ordinary low water line to the Riparian Setback Line boundary 
using plants appropriate to the local urban aquatic and riparian areas 
and zones, as depicted in Figure 4.   

C.1.a.4. Pursue funding for public/private partnerships to achieve riverbank 
re-shaping/benching, stabilization, and riparian and aquatic habitat 
restoration, as conceptually depicted in Figures 5a and 5b (also see 
Riverfront Linear Park objective).  

C.1.a.5. Establish policy for vegetation management of river bank, riparian, 
wetland, and other natural resource areas through sustainable 
landscaping and controlling invasive species based upon introducing 
and supporting plants appropriate to the local urban aquatic and 
riparian areas and zones.  

C.1.a.6. Incorporate into the Glenwood Mixed-Use Riverfront Plan District and 
the Springfield Engineering Design Standards And Procedures Manual, 
as appropriate, riverfront/river bank design concepts for developing 
an urban river’s edge along the Glenwood Riverfront that improves 
conditions for fish, wildlife, plants and people. 

C.1.b. Integrate natural resources, urban interface/built environment, and water 
resources management. 

C.1.b.1. Establish and maintain riparian habitat connectivity to the maximum 
extent practicable, while allowing for and managing appropriate and 
limited public access to the river, as well as sight lines through the 
riparian area, as depicted in Figure 6. 

C.1.b.2. Limit recreation and associated improvements within the Riparian  
[and Willamette Greenway Setback areas] to passive activities including, 
but not limited to: picnicking; pedestrian activities; [by]bicycling; bird 
watching; fishing; educational, interpretive, and directional signage; and 
riverfront viewing. 
 

C.1.b.3. Locate a multi-use path at the outer most edge of the Riparian [and  
Greenway Setback areas], to the maximum extent practicable. 

 

C.1.b.4. Allow for Low Impact Development approaches for Stormwater 
Quality Management facilities and/or wetland educational parks that 
establish or restore natural stormwater functions to be within the 
riparian boundary and setback, as depicted in Figures 7 and 8. 

Exhibit 15-4 and 15-5, Page 8 of 9

Attachment 1, Page 600 of 601



C.1.b.5. Utilize the objectives, policy and implementation strategies listed in 
the Riverfront Linear Park section of this document. 

C.2. Flood Plains…  
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