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Executive Summary

This report presents the Commercial and Industrial Buildable Lands
Inventory (CIBL) and Economic Opportunities Analysis (EOA) for the
City of Springfield for the 2010 to 2030 period. The purpose of the analysis
is to forecast employment growth in Springfield, document the inventory
of commercial and industrial land in Springtfield,» and determine whether
Springfield has enough land to accommodate expected growth.

In addition, this project establishes a clear economic development
direction that identifies the city’s strengths and opportunities, and its
position in the broader Southern Willamette Valley region. This project
will facilitate employment opportunities and job creation in Springfield by
identifying industrial/employment land needs and developing an
economic development strategy aimed at selected target industries.

This analysis is consistent with the requirements of statewide planning
Goal 9 and the Goal 9 administrative rule (OAR 660-009).

This document, the final CIBL and EOA, includes revisions from the Draft
Springfield Commercial and Industrial Buildable Lands Inventory and Economic
Opportunities Analysis from September 2009. These changes incorporate
feedback about the report and address the requirements of recent legal
cases about economic opportunity analyses. The primary changes to the
document are:

e (larifications to the methods, definitions, and terms used in the
buildable lands inventory, including clarifications about
potentially redevelopable land in Springtield.

e Analysis of potentially redevelopable sites larger than 5 acres to
determine which sites are likely to redevelop over the 2010-2030
planning period.

1 OAR 660-009 0005(3) defines "Industrial Use as “employment activities generating income from the production, handling or
distribution of goods. Industrial uses include, but are not limited to: manufacturing; assembly; fabrication; processing; storage;
logistics; warehousing; importation; distribution and transshipment; and research and development. Industrial uses may have
unique land, infrastructure, energy, and transportation requirements. Industrial uses may have external impacts on
surrounding uses and may cluster in traditional or new industrial areas where they are segregated from other non-industrial
activities.

OAR 660-009 0005(6) defines "Other Employment Use: " all non-industrial employment activities including the widest range of
retail, wholesale, service, non-profit, business headquarters, administrative and governmental employment activities that are
accommodated in retail, office and flexible building types. Other employment uses also include employment activities of an
entity or organization that serves the medical, educational, social service, recreation and security needs of the community
typically in large buildings or multi-building campuses.
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e C(larifications about Springfield’s target industries and their
existing site and other characteristics of the target industries.

e Revision to the number of needed sites, removing the range of
needed sites and using historical data to identify the number
and size of needed sites.

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

e Additional information about the sites needs of Springfield’s
target industries.

e Other clarifications that made the analysis and results clearer.

WHAT IS SPRINGFIELD’S ECONOMIC DEVELOPMENT VISION?

Springfield is a business-oriented city. The City is undergoing
revitalization, with on-going redevelopment efforts in Downtown and
Glenwood, and the opening of the hospital at RiverBend in 2008. The
City’s vision for economic growth over the next 20-years combines
sustaining existing businesses and helping those businesses expand, and
embracing a broad variety of new opportunities for growth.

The economic development strategy for Springfield can be summarized as
follows:

(1) Facilitate the redevelopment of Downtown Springfield and
Glenwood through strategic infrastructure and other investments
from programs such as urban renewal and planning for
redevelopment.

(2) Provide sites with a variety of site characteristics to meet both
commercial and industrial economic opportunities, including
providing sites that are available for relatively fast development.
This includes providing large sites for major employers.

(3) Use land within the existing urban growth boundary efficiently,
through promoting redevelopment, infill development, and dense
development in nodal areas. The study assumes that 46% of new
employment would not require vacant land.

(4) Provide infrastructure efficiently and fairly by coordinating capital
improvement planning with economic development planning.

(5) Support and assist existing businesses within Springfield by
assessing what help businesses need and developing programs to
respond to business needs.

Page ii
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(6) Attract and develop new businesses, especially those related to
regional business clusters. The City would like to build on the
developing health care cluster, promote development of high-tech
businesses, and attract sustainable businesses.

(7) Maintain flexibility in planning through providing efficient
planning services and developing flexible planning policies to
respond to the changing needs of businesses.

This is a brief summary of Springfield’s economic development strategy.
Chapter 3 of this report provides more detail on Springfield’s comparative
advantages and target industries; the Springfield Economic Development
Strategy (included in Appendix D) articulates the City’s economic
development vision.

TARGET INDUSTRIES

An analysis of growth industries in Springfield should address two main
questions: (1) Which industries are most likely to be attracted to the
Eugene-Springfield area? and (2) Which industries best meet Springfield’s
economic objectives? The types of industries that Springfield wants to
attract to meet economic development objectives are: high-wage, stable
jobs with benefits; jobs requiring skilled and unskilled labor; employers in
a range of industries that will contribute to a diverse economy; and
industries that are compatible with Springfield’s community values.

The characteristics of Springfield will affect the types of businesses most
likely to locate in Springfield. Springfield’s attributes that may attract
firms are: the City’s proximity to I-5, high quality of life, proximity to the
University of Oregon, the presence of the RiverBend campus, positive
business climate, availability of skilled and semi-skilled labor, and
proximity to indoor and outdoor recreational opportunities. Table S-1
summarizes target industries for Springfield during the 2010 to 2030
planning period.

Table S-1.Target industries, Springfield, 2010-2030
Target Types of firms Attraction to Springfield
Industry
Medical Services | Medical firms, medical research firms, Development of a medical cluster at
and other professional services RiverBend
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Target Types of firms Attraction to Springfield
Industry
Manufacturing Manufacturers of: food processing, Labor force, existing businesses, land

high-tech electronics, recreational
equipment, medical equipment
manufacturing, furniture manufacturing,
specialty apparel, cottage industries
(such as jewelry, apparel, or personal
care products), plastics manufacturing,
and wood products manufacturing

availability, proximity to natural resources,
access and proximity to Interstate 5, and
access to comparatively inexpensive
electricity

Specialty Food

Food processing firms, such as those

Proximity to agricultural resources,

Processing that specialize in organic or natural natural foods innovation cluster, access
foods, brewing and wine industry and proximity to Interstate 5, and access

to comparatively inexpensive electricity,

High-Tech The types of firms range from high-tech | Access to highly educated labor, access

manufacturing to data centers to
software development

to comparatively inexpensive electricity,
access and proximity to Interstate 5, and
high quality of life

Professional and

Engineering, research, medical-related

Access to highly educated labor and high

Technical professionals, and other professional quality of life
Services services that are attracted to high-
quality settings
Call Centers Call centers Existing call center cluster and trained
labor force
Back-Office Back-office functions, including High quality of life, available and trained
Functions administrative functions such as labor force, and relatively low wages
accounting or information technology
Corporate Corporate headquarters High quality of life, location along I-5, and
Headquarters availability of educated workers
Tourism Industries that serve tourists, such as Proximity to University of Oregon, outdoor
food services and accommodations recreational opportunities and regional
events such as the Olympic Track and
Field trials, NCAA sporting events, the
Oregon Country Fair, or the University of
Oregon Bach Festival
Green Green construction firms, organic food | Access to highly educated labor, access
businesses processing, sustainable logging and/or | to natural resources, and high quality of

lumber products manufacturing, or
alternative energy production

life

Services for

Retail and government services,

Growing population

Residents especially education
Services for Health services that provide services to | Aging population and presence of
seniors older people, such as assisted living RiverBend Hospital and McKenzie
facilities or retirement centers Willamette Hospital
Page iv ECONorthwest August 2015 Springfield Economic Opportunities Analysis




COMPARISON OF LAND CAPACITY AND DEMAND

This section presents an analysis of land availability and capacity for
employment uses in Springfield. The key conclusions in this section are:

(1) The majority of employment growth in Springfield will not
require vacant land. The analysis concludes that that 46% of new
employment would not require vacant land, consistent with the
City’s economic development strategies to encourage
redevelopment, especially in Downtown and Glenwood. This
portion of employment addresses the OAR 660-024-0050(4)
requirement that the City demonstrate that some needs can
reasonably be accommodated through by increasing the
development capacity of land already inside the city prior to
expanding the UGB. The City’s Springfield 2030 Comprehensive
Plan describes the specific policies the City will adopt to achieve
this level of increased capacity through infill development and
redevelopment. Those policies will be adopted as part of the City’s
overall UGB justification.

(2) Springfield will need employment land with characteristics that
cannot be found within the existing UGB. The City will need 7
sites with about 223 acres of industrial and other employment land,
on sites five acres and larger that cannot be accommodated within
the existing UGB.

Figure S-1 summarizes how Springfield will accommodate new
employment based analysis in Chapter 5.
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Figure S-1. Summary of Location of Employment Growth by Type of
Land, Springfield UGB, 2010-2030

B New Employment on
Potentially
Redevelopable Sites

B New Employment in
Non-Employment
Designations

ONew Employment in
Existing Built Space

O New Employment on
Vacant Land

Source: ECONorthwest

Table S-2 shows a comparison of land supply and need in terms of sites by
site size, based on the analysis of potential growth industries in
Springfield in Chapter 4. The results show that Springfield has a deficit of
two Industrial sites (both 20 acres and larger) and seven Commercial and
Mixed Use sites (ranging in size from 2 to 5 acres and 20 acres and larger).
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Table S-2. Comparison of vacant land supply and site needs, industrial and

other employment land, Springfield UGB, 2010-2030

Site Size (acres)

Less 20 and
than1 1to2 2to5 5to20 Larger

Buildable Land Inventory

Vacant
Industrial 72 24 20 12 0
Commercial and Mixed Use 104 14 6 4 0
Potentially Redevelopable
Industrial 122 28 31 6 1
Commercial and Mixed Use 305 20 15 0 0
Total Buildable Sites
Industrial 194 52 51 18 1
Commercial and Mixed Use 409 34 21 4 0
Site Needs
Needed sites
Industrial 7 7 7 12 3
Commercial and Mixed Use 174 31 23 8 1
Surplus (deficit) of sites
Industrial 187 45 44 6 -2
Commercial and Mixed Use 235 3 -2 -4 -1

Source: ECONorthwest.

Note: The redevelopable sites in Table 5-1 are assumed to increase employment capacity on the redeveloped sites. As
discussed in Chapter 2, redevelopment means a net increase in employment capacity, rather than only the replacement of

an old building with a newer building.

Converting from the site needs shown in Table S-2 to an estimate of land
needs requires making assumptions about average site sizes needed in
Springfield. The average site sizes in Table 5-2 are based on empirical
analysis of the size of Industrial and Commercial taxlots with employment
in Springfield. Table S-3 shows the average site size for needed sites in
Springfield.

Table S-3. Average size of needed sites based on average sizes of
sites with employment in Springfield, Springfield UGB

Site Size (acres)

Less 20 and
than 1 1to 2 2to 5 5to 20 Larger
Industrial 0.5 14 3.0 10.0 63.0
Commercial and Mixed Use 0.4 14 3.2 9.3 60.0

Source: ECONorthwest based on QCEW data
Note: Average site size for sites 20 acres and larger is rounded to the nearest acre.

Table S-4 shows sites needed (from Table S-2) and land need (based on
number of sites needed in Table S-2 and average site size in Table S-3).
The results show that Springfield has a deficit in the current UGB of the
following land types for the 2010 to 2030 period:

e Industrial land. Springfield has a need for 126 acres of industrial
land on two sites larger than 20 acres. In the context of this study,
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industrial use means any use that would be allowed in an
industrial land designation (e.g., campus industrial, light-medium
industrial, light-medium industrial mixed use, heavy industrial, or
special heavy industrial).

e Commercial sites. Springfield has a need for 104 acres of
commercial land on 9 sites. Springfield’s commercial site needs
range from sites 2 to 5 acres in size to one site that is 60 acres in
size. In the context of this study, commercial use means any use
that would be allowed in a commercial land designation (e.g.,
commercial, commercial mixed use, employment mixed use).

Table S-4. Comparison of employment land supply and site needs,
Springfield UGB, 2010-2030

Site Size (acres)
Less 20 and
than1 1to2 2to5 5to20 Larger Total

Industrial
Sites needed none  none none none 2 2
Land need (acres) none  none none none 126 126
Commercial and Mixed Use
Sites needed none none 2 4 1 7
Land need (acres) none none 6 37 60 104
Total sites needed none none 2 4 3 9
Total acres needed none nhone 6 37 186 230

Source: ECONorthwest

The summary of land needs in Table S-4 shows Springfield’s land need for
all sites of all sizes. One of the City’s economic development strategies is
to encourage redevelopment, especially in Downtown and Glenwood.
Table S-2 shows that 188 industrial sites and 340 commercial and mixed
use sites would redevelop to address land needs over the 20-year period.
In addition to this assumption about redevelopment, Springfield
concludes that all land needs on sites smaller than five acres would be
accommodated through redevelopment. The City had a deficit of two
commercial and mixed use sites smaller than five acres, which would
require six acres of land (Table S-4).

Table S-5 shows Springfield’s employment land need, assuming that all
site needs for sites smaller than five acres would be addressed through
redevelopment. Springfield has the need for approximately two
industrial sites on 126 acres and five commercial and mixed use sites on
about 97 acres that cannot be accommodated within the existing UGB
over the 2010 to 2030 period.
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Table S-5. Employment site and land needs, Springfield UGB, 2010-

2030
Site Size (acres)
Less 20 and
than5 5to20 Larger Total
Industrial
Sites needed none none 2 2
Land need (acres) none none 126 126
Commercial and Mixed Use
Sites needed none 4 1 5
Land need (acres) none 37 60 97
Total sites needed none 4 3 7
Total acres needed none 37 186 223

Source: ECONorthwest

CHARACTERISTICS OF NEEDED SITES

The Goal 9 Administrative Rule (OAR 660-009) requires that jurisdictions
describe the characteristics of needed sites (OAR 660-009-0025(1)). The
Administrative Rule defines site characteristics as follows in OAR 660-009-
0005(11):

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

The analysis of employment land needs in Springfield showed need for
two industrial sites (both 20 acres and larger) and five commercial and
mixed use sites (ranging in size from 5 to 20 acres and 20 acres and larger).
The site characteristics for commercial and industrial sites are
summarized in Table S-6.
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IMPLICATIONS

The analysis presented in the economic opportunities analysis has
implications for Springfield’s economic land needs.

e Economic growth. Decision makers and community members that
participated in the economic opportunities analysis agreed that
economic growth is desirable over the planning period. The
employment forecast indicates Springfield will add 13,440 new
employees between 2010 and 2030. The economic opportunities
analysis assumes that Springfield will have employment growth in
a wide variety of businesses, from services and retail for residents
to industrial development to medical services. The City wants to
diversify its economy and attract higher wage and professional
jobs.

e Buildable lands. Springfield has 3,414 acres that are designated for
industrial and other employment use. About two-thirds of the land
designated for employment within Springtield’s UGB is considered
developed and is not expected to redevelop over the 20 year
planning period. Less than 15% of this land is buildable,
unconstrained land. The majority of buildable, unconstrained
employment land in Springfield has existing development on it that
is expected to redevelop over the planning period. Springfield has a
lack of buildable large sites, with one buildable site 20 acres and
larger and 22 buildable sites in the five to 20 acre size range.

e Redevelopment potential - The analysis of potentially redevelopable
land and need for employment land assumes that Springfield will
have substantial redevelopment over the planning period. The
analysis of potentially redevelopable land assumes that the
employment capacity of redeveloped areas will increase, not
simply that a new building will replace an old building. Consistent
with City Council policies, the areas that are expected to have the
most redevelopment are in Glenwood, especially along the
Willamette Riverfront and Franklin/McVay corridor, and in the
Downtown Urban Renewal District.

The City will need to make strategic investments that support
redevelopment and continue supporting redevelopment through

2 This study identifies land with redevelopment potential as land on which development has already occurred but on which,
due to present or expected market forces, there exists the potential that existing development will be converted to more
intensive uses (providing additional employment capacity) during the planning period.
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City plans and policies. For example, redevelopment in the City’s
targeted Downtown and Glenwood areas will require substantial
investments in public infrastructure to provide public facilities and
to overcome the existing impediments to development, including
parcel assembly issues.

e Employment that will not require vacant land. Springfield assumed
that 46% of employment would not require vacant employment
land.> Springfield’s assumptions about employment that will not
require vacant land are as follows:

o Fourteen percent of employment (1,918 employees) will locate
in non-employment designations. These employees will include
people with home occupations, working from home, and
businesses that locate in residential or other non-employment
designations.

o Ten percent of new employment (1,344 employees) will locate in
existing built space.

o Twenty-one percent of new employment (2,921 employees) will
locate on redevelopable sites. Table S-2 shows that Springfield
assumes 188 industrial sites and 342 commercial and mixed use
sites will redevelop over the planning period.

e Need for large sites. Springfield will be able to meet all employment
land needs on sites five acres and smaller within the existing UGB,
through redevelopment, infill development, and employment uses
on non-employment land (e.g., home occupations). The
employment land needs that may not be met within the UGB are
for sites five acres and larger. The City has only one suitable site
over 20 acres.

Availability of sites 20 acres and larger is important for attracting or
growing large businesses, which are often trade-sector businesses.
If the City does not have these large sites, there is little chance that
the City will attract these types of businesses. While it may not be
clear exactly what the business opportunities may be in ten to
twenty years, it is clear that these businesses will not locate in
Springfield if land is not available for development.

3 The estimate of 46% of new employment not requiring vacant land is based on the assumption that 1,918 employees will
locate in non-employment designations, 1,344 employees will locate in existing built space, and 2,921 employees will locate on
redevelopable sites. The total number of new employees not requiring new land is 6,183 employees, which is approximately
46% of the forecasted growth of 13,440 jobs.

Page xii ECONorthwest August 2015 Springfield Economic Opportunities Analysis



e Redesignation of Smaller Sites. Springfield’s land deficit cannot be
met through redesignating a surplus of small industrial- and
commercial-designated sites, most of which are smaller than two
acres. Map 2-3 shows that these sites are scattered throughout the
City, generally along Main Street or in Mid- Springfield. There are
few opportunities for assembly of a contiguous, unconstrained site
with a configuration that makes it developable. These areas do not
and are not expected to provide large sites for target employers that
require large sites.

Even where small vacant sites are located adjacent to other small
vacant sites, there are few places where a site larger than 5 acres
could be assembled from small sites. There is probably no place
where a 20-acre site could be assembled from small sites.

e Site assembly. Assembly of numerous small sites into 5 to 10 acre
sites is difficult at best and often not feasible. Land assembly is
difficult and often costly. Developers attempting land assembly
often have difficulty assembling a site at a cost that makes
development economically viable. When assembling land,
developers often find that owners of key sites are not willing
sellers, have unrealistic expectations of the value of their land, or
cannot get agreement among multiple owners to sell the land. As a
result, developers, especially developers of industrial buildings,
typically choose to develop sites with one or two owners.

e Need to expand the UGB to accommodate need for large sites.
Springfield’s need for large sites cannot be met within the UGB.
Meeting this need for large sites for large employers requires the
City to expand its UGB into areas with suitable sites. These areas
will have relatively large, flat sites with little parcelization and few
owners, where businesses will have access to I-5 or a State
highway.

e Short-term land supply. Based on the Goal 9 definition of short-term
land supply and criteria for “engineering feasibility,” the majority
of inventoried commercial and industrial land supply within the
Springfield UGB is part of the short-term land supply, assuming
that funding is available to extend or increase capacity of
infrastructure and urban services. The Goal 9 rule definition of
short-term land supply does not account for land availability, such
as whether the landowner is willing to sell it or the owner is willing
to redevelop it. The Goal 9 rule definition of short-term land supply
also does not account for needed site characteristics, such as site
size. As a result, the City’s short-term land supply as defined by
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Goal 9 may not be available and developers may have difficulty
tinding developable land with specific site characteristics.
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Chapter 1

Introduction

This report presents an Economic Opportunities Analysis (EOA) for the
City of Springfield consistent with the requirements of statewide planning
Goal 9 and the Goal 9 administrative rule (OAR 660-009). Goal 9 describes
the EOA as “an analysis of the community's economic patterns,
potentialities, strengths, and deficiencies as they relate to state and
national trends” and states that “a principal determinant in planning for
major industrial and commercial developments should be the comparative
advantage of the region within which the developments would be
located.”

BACKGROUND

In 2007, the Oregon Legislature passed House Bill 3337 that directed
Springfield and Eugene to establish separate Urban Growth Boundaries
(UGBs). The city started work on a key element of its new UGB in 2006 by
initiating a residential buildable lands inventory and contracting
ECONorthwest to conduct a Goal 10 housing needs analysis. Springfield’s
UGB was acknowledged in 2011. The City concurrently prepared
additional studies necessary to determine employment land needs —
including an economic opportunities analysis (EOA) and an economic
development strategy.

The project includes two key phases:

1. Aninventory of commercial and industrial lands and a
projection of the acreage needed to accommodate Springfield’s
future commercial and industrial needs. This phase is called the
economic opportunities analysis (EOA).

2. An analysis of alternative locations where the UGB might be
expanded to accommodate the city’s future commercial,
industrial, and residential needs —if the City identifies a
deficiency of lands. This phase is called the alternatives analysis.

This report presents the results of the economic opportunities analysis,
with the economic development strategy presented in Appendix D.
ECONorthwest worked closely with City staff, a Technical Advisory
Committee, and a Stakeholder Committee in preparing the Springfield
Economic Opportunities Analysis. This report incorporates many
comments provided by these groups. It is an update to the 2009 Draft
EOA, designed to address questions and comments about the EOA raised
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through public testimony, as well as update the EOA to address
requirements of recent court decisions.

FRAMEWORK FOR ECONOMIC DEVELOPMENT PLANNING IN
OREGON

The content of this report is designed to meet the requirements of Oregon
Statewide Planning Goal 9 and the administrative rule that implements
Goal 9 (OAR 660-009). The Land Conservation and Development
Commission adopted amendments to this administrative rule in
December 2005.: The analysis in this report is designed to conform to the
requirements for an Economic Opportunities Analysis in OAR 660-009 as
amended.

1. Economic Opportunities Analysis (OAR 660-009-0015). The Economic
Opportunities Analysis (EOA) requires communities to identify the
major categories of industrial or other employment uses that could
reasonably be expected to locate or expand in the planning area
based on information about national, state, regional, county, or
local trends; identify the number of sites by type reasonably
expected to be needed to accommodate projected employment
growth based on the site characteristics typical of expected uses;
include an inventory of vacant and developed lands within the
planning area designated for industrial or other employment use;
and estimate the types and amounts of industrial and other
employment uses likely to occur in the planning area. Local
governments are also encouraged to assess community economic
development potential through a visioning or some other public
input based process in conjunction with state agencies.

2. Industrial and commercial development policies (OAR 660-009-0020).
Cities with a population over 2,500 are required to develop
commercial and industrial development policies based on the EOA.
Local comprehensive plans must state the overall objectives for
economic development in the planning area and identify categories
or particular types of industrial and other employment uses desired
by the community. Local comprehensive plans must also include
policies that commit the city or county to designate an adequate
number of employment sites of suitable sizes, types and locations.
The plan must also include policies to provide necessary public
facilities and transportation facilities for the planning area. Finally,
cities within a Metropolitan Planning Organization (which includes

4 The amended OAR 660-009, along with a Goal 9 Rule Fact Sheet, are available from the Oregon Department of Land
Conservation and Development at http:/ /www.oregon.gov/LCD/econdev.shtml.
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Springfield) must adopt policies that identify a competitive short-
term supply of land for desired industrial and other employment
uses as an economic development objective.

3. Designation of lands for industrial and commercial uses (OAR 660-009-
0025. Cities and counties must adopt measures to implement
policies adopted pursuant to OAR 660-009-0020. Appropriate
implementation measures include amendments to plan and zone
map designations, land use regulations, public facility plans, and
transportation system plans. More specifically, plans must identify
the approximate number, acreage and characteristics of sites
needed to accommodate industrial and other employment uses to
implement plan policies, and must designate serviceable land
suitable to meet identified site needs.

Plans for cities and counties within a Metropolitan Planning
Organization or cities and counties that adopt policies relating to
the short-term supply of land must designate suitable land to
respond to economic development opportunities as they arise.

This report is an Economic Opportunities Analysis, the first key element
required by Goal 9. This EOA includes an analysis of national, state,
regional, and county trends as well as an employment forecast that leads
to identification of needed development sites. It also includes an inventory
of buildable commercial and industrial land in Springfield.

ORGANIZATION OF THIS REPORT

The remainder of this report is organized as follows:

e Chapter 2, Land Available for Industrial and Other
Employment Uses presents an inventory of industrial and other
employment lands.

e Chapter 3, Economic Trends and Factors Affecting Future
Economic Growth in Springfield summarizes historic
economic trends that affect current and future economic
conditions in Springfield. It also summarizes Springfield’s
comparative advantages formed by the mix of factors present in
Springfield

¢ Chapter 4, Land Demand and Site Needs in Springfield
presents the employment forecast for Springfield and an
estimate of how much land is needed to accommodate the 20-
year employment forecast. It also describes the types of sites
that are needed to accommodate industries that are likely to
locate or expand in Springfield.

Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page 3



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

This report also includes three appendices:

Appendix A, Review of National, State, Regional, County, and
Local Trends describes national, state, and local economic
trends that will influence the regional economy. Appendix A
presents detailed information about economic trends that may
affect Springfield, which is summarized in Chapter 3.

Appendix B, Factors Affecting Future Economic Growth in
Springfield discusses the comparative advantages formed by
the mix of factors present in Springfield. Springfield’s
comparative advantages are summarized in Chapter 3.

Appendix C, Employment Forecast and Site Needs for
Industrial and Other Employment Uses presents an
employment forecast and analysis of needed sites for
Springfield for the period 2010-2030 and is summarized in
Chapter 4.

Appendix D, Economic Development Objectives and
Implementation Strategies presents objectives and strategies to
implement the City’s economic development goals. It will be
used to guide development of land use policies to implement
the City’s economic development vision.

Page 4
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Land Available for Industrial
chapter2@Nd Other Employment Uses

The Springfield Commercial and Industrial Buildable Lands (CIBL)
inventory is intended to identify lands within the Springfield urban
Growth Boundary (UGB) that are suitable for development and can
accommodate employment growth. This chapter addresses the
requirements of OAR 660-009-0015(3) to inventory vacant and developed
lands that are designated for industrial or other employment uses.

Buildable lands inventories are sometimes characterized as supply of land
to accommodate growth. Population and employment growth drive
demand for land. The amount of land needed depends, in part, on the

density of development as well as assumptions about redevelopment and
infill.

This chapter presents the CIBL inventory for the City of Springfield. The
results are based on analysis of Geographic Information System data
provided by the City of Springfield Public Works Department and the
Lane Council of Governments. The buildable land inventory also used
aerial orthophotographs and review by city staff for verification.

Some updates were made to this chapter as part of the 2015 update of the
EOA. Text was added to clarify data and methodologies used in the BLI.
The column titles were updated to clarify the results of the BLI in some
tables. The results of the buildable lands inventory were not revised as
part of this update. This update resulted in modifications to the narrative
of this chapter, with the intent of clarifying the methods and results.

For the purpose of the buildable lands inventory, lands east of the
Interstate 5 center line in the Metro UGB were considered to be in the
Springfield portion of the UGB

ECO worked closely with City Staff, a Technical Advisory Committee, and
a Stakeholder Committee during the development and review of the
Springfield commercial and industrial buildable lands inventory (CIBL).
ECO developed the inventory using the following steps:

5 Springfield did not have a separate UGB at the time this study was completed. The Springfield UGB was acknowledged in
2011.
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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
determine the optimal definitions and supporting methodology to
base the final analysis and database structure.

Data processing and GIS analysis. In this step ECO performed the GIS
analysis and data processing steps necessary to populate the
database. Table 2-1 shows plan designations that were included in
the commercial and industrial buildable lands inventory. All of the
designations included in the inventory allow employment outright.
The inventory, however, includes several mixed use designations
that allow both employment and housing. The inventory generally
uses the 2004 Metro Plan designations with two exceptions: (1)
Glenwood, where a 2005 plan amendment changed the designation
on approximately 47 acres from Light Medium Industrial Mixed
Use to Mixed Use; (2) the PeaceHealth site where land was
redesignated from residential to designations that allow
employment; and (3) the Marcola Meadows site that included a
plan designation change from Campus Industrial to Medium
Density Residential/Nodal Development, Mixed-Use
Commercial/Nodal Development, and Community Commercial.
The implication of these exceptions was to include land that would
not have otherwise been included in the inventory. The intent of
this step was to increase the accuracy of the inventory.
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Table 2-1. Metro plan designations included in the Springfield
commercial and industrial buildable lands inventory, 2008

Allowed Land Uses (yes/no)

Plan Designation Commercial Industrial Residential In CIBL?
Campus Industrial yes yes no yes
Commercial yes no no yes
Commercial Mixed Use yes no yes yes
Heavy Industrial no yes no yes
High Density Res Mixed Use yes no yes yes
Light Medium Industrial no yes no yes
Light Medium Industrial Mixed Use no yes no yes
Major Retail Center yes no no yes
Medium Density Res Mixed Use yes no yes yes
Mixed Use yes yes yes yes
Special Heavy Industrial no yes no yes

Note: Allowed land uses indicates which uses are allowed in each plan designation. The
CIBL includes any plan designation that allows employment, including mixed use
designations.

o Verification. ECO used a multi-step verification process. The initial
verification occurred as part of the preliminary analysis. This step
included a staff-level review of preliminary database output (maps)
showing the land base and plan designations. The second round of
verification involved a “rapid visual assessment” of land
classifications using GIS and recent aerial photos for this analysis.
The rapid visual assessment involved reviewing classifications
overlaid on 2005 aerial photographs to verify uses on the ground.
ECO reviewed all tax lots included in the inventory using the rapid
visual assessment methodology. The third round of verification
involved city staff verifying the rapid visual assessment output.
The draft inventory was then circulated for review by the TAC and
the Stakeholder Committee. This review resulted in a number of
changes which are reflected in the inventory as presented in this
report.

In summary, ECO used a systematic process to complete the CIBL
inventory that was intended to provide the greatest degree of accuracy
possible.
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DEFINITIONS

The first step in the buildable inventory was to develop working
definitions and assumptions. ECO initially classified land using a rule-
based methodology. The rules applied by ECO to classify land are
described below. The accompanying maps show the results of the
application of those rules, with some adjustments made based on review
of 2004 aerial photos and building permit data.

ECO began the buildable lands analysis with a tax lot database provided
by the City’s GIS Staff. The inventory used tax lots as the unit of analysis
because (1) it is a commonly accepted unit for land inventories, and (2) tax
lots link directly to other data sets (e.g., assessment data, addresses, etc.)
The tax lot database was current as of February 2008. The inventory builds
from the tax lot-level database to estimates of buildable land by plan
designation.

All of the methods, definitions, and assumptions used in the CIBL were
reviewed by the CIBL Stakeholder Committee over the course of several
meetings. The Committee made many suggestions that are reflected in the
final set of methods, definitions, and assumptions used for the CIBL.s

¢ Meetings with the CIBL Stakeholder Committee are documented in in Springfield planning file LRP 2007-00031 and on the
City webpagehttp:/ /www.springfield-or.gov/dpw/2030Background.htm
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A key step in the buildable lands analysis was to classify each tax lot into
a set of mutually exclusive categories. Table 2-2 shows the relationship

between definitions used in this study and the definitions related to land
inventories in OAR 660-009-0005.

Table 2-2 Relationship between land classification definitions used in the
Springfield EOA and definitions in OAR 660-009-0005.

Land classification in
EOA

Definition used in EOA

Related definition in
OAR 660-009-0005

Implications

Vacant Land

Tax lots that have no
structures or have buildings
with very little value. For
the purpose of this
inventory, lands with
improvement values under
$10,000 are considered.

(14) "Vacant Land" means a
lot or parcel: (a) Equal to or
larger than one half-acre
not currently containing
permanent buildings or
improvements; or (b) Equal
to or larger than five acres
where less than one half-
acre is occupied by
permanent buildings or
improvements.

Springfield included more
land in the inventory than
required by rule. The
Stakeholder Committee
believed it would provide a
more accurate estimate of
Total Land Supply as defined
by OAR 660-009-0005(13).

Developed Land

Land that is developed at
densities consistent with
current zoning/plan
designation and
improvements that make it
unlikely to redevelop during
the analysis period.

(1) "Developed Land" means
non-vacant land that is likely
to be redeveloped during
the planning period.

The EOA separates the
definition of developed and
potentially redevelopable
land.

Springfield uses a standard
definition of developed—
that is that the land has
improvements and is
committed to those uses for
the planning period. The
rule does not include a
definition of “developed” in
the standard context

Potentially Redevelopable
Land

Land on which development
has already occurred but on
which, due to present or
expected market forces,
there exists the potential
that existing development
will be converted to more
intensive uses (providing
additional employment
capacity) during the
planning period.’

EOA uses term “developed
land” differently than OAR
definition of “developed
land” as “non-vacant land
that is likely to be
redeveloped during the
planning period.” Instead
the EOA uses “potentially
redevelopable” to classify
non-vacant land that is likely
to be redeveloped during
the planning period.

This category corresponds
to the definition used in
OAR 660-009-0005(1)

7 While Springfield expects many buildings and sites of all types to be re-used, re-purposed, revitalized and renovated
throughout the city over the planning period, for the purposes of analyzing the capacity of the land base to absorb a portion
of employment growth, only redevelopment that increases capacity for accommodating additional employment is a
identified as redevelopment in this analysis.
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The inventory assigns only one land classification (e.g., vacant, developed,
or potentially redevelopable) for each tax lot. Each tax lots in the UGB is
classified into one of the following categories:

Identifying Vacant
Land

The City’s definition of
vacant land is more
inclusive than what
statewide planning policy
requires. The implication
of using a more inclusive
definition are that more
land was considered
available in the inventory
than would be if the state
definitions were used.

e Vacant land. Tax lots that have no structures or have buildings
with very little value. For the purpose of this inventory, lands with
improvement values under $10,000: are considered vacant (not
including lands that are identified as having mobile homes).c Note
that this definition is considerably more inclusive than what is
required by OAR 660-009-0005(14). It includes all lots or parcels
that are less than one half-acre and did not automatically classify
lots between 0.5 and 5.0 acres as developed if they had pre-existing
development. Lots in that category were visually inspected to make
a determination of whether they should be classified as developed
or vacant.

e Developed land. Land that is developed at densities consistent
with current zoning/plan designation and improvements that
make it unlikely to redevelop during the analysis period. Lands not
classified as vacant, potentially redevelopable, or public are
considered developed.» Note that OAR 660-009-0005(1) uses the
following definition: (1) "Developed Land" means non-vacant land
that is likely to be redeveloped during the planning period. This
study defines developed land as developed and defines land
“likely to be redeveloped” as potentially redevelopable. Thus, the
definition of developed land used for the CIBL is different (e.g.,
more inclusive) than the definition in the administrative rule. For
purposes of the CIBL, developed land is considered committed
during the 20-year period and unavailable for redevelopment.

Lands in public ownership were generally considered unavailable
for development unless identified by City staff as being available
for development at some time during the 20-year planning period.
This includes uses such as electrical substations, parks, and private

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

market value of improvements.

9 Note that this definition is more inclusive than what statewide planning policy requires. OAR 600-009-0005(14) provides the
following definition: "Vacant Land" means a lot or parcel: (a) Equal to or larger than one half-acre not currently containing
permanent buildings or improvements; or (b) Equal to or larger than five acres where less than one half-acre is occupied by
permanent buildings or improvements. The implication of using a more inclusive definition are that more land was
considered available in the inventory than would be if the state definitions were used.

10 Note that OAR 660-009-0005(1) uses the following definition: (1) "Developed Land" means non-vacant land that is likely to
be redeveloped during the planning period. This study defines developed land as developed and defines land “likely to be
redeveloped” as potentially redevelopable.
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cemeteries. Lands in Federal, State, County, or City ownership
were also considered committed.

e Potentially Redevelopable land. Land on which development has
already occurred but on which, due to present or expected market
forces, there exists the potential that existing development will be
converted to more intensive uses during the planning period.»

While Springfield expects many buildings and sites of all types to
be re-used, re-purposed, revitalized and renovated throughout the
city over the planning period, for the purposes of analyzing the
capacity of the land base to absorb a portion of employment

growth;onty redevetopment-thatincreases capacity for
accommodating additiomatemployment isafactor i thisamatysts:

Potentially redevelopable land is a subset of developed land that
was identified using improvement to land value ratios and
building coverage ratios. For the purpose of the CIBL, “potentially
redevelopable” land corresponds with the definition of “developed
land” as stated in OAR 660-009-0005(1) as described in Table 2-2.
This study included a detailed evaluation of developed land to
determine its redevelopment potential. Lands that were
determined to be potentially redevelopable were classified as such.
Redevelopment potential is discussed in more detail later in this
chapter (See page 27).

The inventory assigns only one land classification (e.g., vacant,
developed, or potentially redevelopable) for each tax lot. The land
classifications result in identification of lands that are vacant or
potentially redevelopable. The inventory includes all lands within
the Springfield UGB. Map 2-1 shows lands by plan designation
within the Springfield UGB.

ECONorthwest used a systematic process to develop and review
Springfield’s Commercial and Industrial land inventory. Processing and
analyzing data from the Lane Council of Governments (LCOG) land use
database (a database that inventories land uses at the sub-tax lot level),
ECONorthwest identified the developed or unsuitable portions of tax lots.
Areas of partially vacant tax lots with development were included in the
“developed acres” category and remainders were considered “suitable”

11 This definition is based on the definition in OAR 660-009-0005(1).

2 OAR 660-009-0005(12) defines “suitable” land as “serviceable land designated for industrial or other employment use that
provides, or can be expected to provide the appropriate site characteristics for the proposed use.”
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(unless they had absolute constraints). The inventory also deducted the
“absolute constraints” that make land unsuitable for employment uses:
wetlands (as identified in Springfield’s local wetland inventory),
floodways, slopes over 15%, and riparian resource areas. Each of these
constraints was available in a GIS format. The four constraints layers were
“dissolved” together to create a single “absolute” constrained layer. This
was done to avoid double counting since some constraints (e.g.,
floodways and wetlands) occur in the same place. The combined
constraints layer was then used to calculate the portion of the lot that was
constrained and therefore unsuitable for development.
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CONSTRAINTS

Constraints are factors that preclude land development or affect the
desirability of land for development. OAR 660-009-0005(2) provides the
following definition of “development constraints:”

“Development Constraints” means factors that temporarily or
permanently limit or prevent the use of land for economic
development. Development constraints include, but are not
limited to, wetlands, environmentally sensitive areas such as
habitat, environmental contamination, slope, topography, cultural
and archeological resources, infrastructure deficiencies, parcel
fragmentation, or natural hazard areas.

Thus, the Administrative Rule provides a broad definition of constraints
and leaves discretion for local governments in the application of the
definition. Absolute constraints!® were deducted from the buildable
portion of lots as they were determined to be factors that temporarily or
permanently limit or prevent the use of land for economic development as
defined in OAR 660-009-0005(2). For the purpose of this study, the
following factors are considered absolute development constraints which
make employment land unsuitable for development:-

e Wetlands - Source: City of Springfield Local Wetland Inventory.
File used: wet_lwi.shp, accessed 2008

e Floodway - Source: Army Corps of Engineers digital “FIRM”
maps. File used: fld_way.shp, accessed 2008

e Slopes over 15% - Source: 10 meter digital elevation model (DEM).
File used: slopes_over_15.shp, accessed 2008

e Riparian resource areas - Source: City of Springfield. File used:
Riparian_resource_areas.shp, accessed 2008

The following factors are partial development constraints. Partial
constraints are factors that may create difficulties in development, but do
not preclude development. Partial constraints were not deducted from the
inventory. Land with these constraints is classified as “constrained” on
employment land. Development can occur on “constrained” land and no
deductions were made from the inventory for these factors.s

13 The subset of constraints to be considered “absolute constraints” for the purposes of this inventory and analysis were
determined through ECONorthwest’s discussions with staff, the TAC, Stakeholder Committee, Planning Commission and

City Council.

14 Each of these files were provided to ECONorthwest by the City in 2008.

15 Each of these files were provided to ECONorthwest by the City in 2008.
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e Floodplain - Source: Army Corps of Engineers digital “FIRM”
maps. File used: lane_dfirm.shp, accessed 2008

e Willamette River Greenway - Source: Lane Council of
Governments. File used: Greenway_10m_20080303.shp, accessed
2008

e BPA Easements - Source: Bonneville Power Administration. File
used: bparow_lane.shp, accessed 2008

The inventory summary that follows addresses “absolute” and “partial”
constraints separately and summarizes lands as either “unbuildable acres”
(e.g., no development may occur per “development constraints” as
defined by OAR 660-009-0005(2)) or “constrained acres” (e.g., one or more
constraints are present but those constraints do not preclude
development). Portions of individual tax lots can be in one or more of the
following categories: “unconstrained,” “constrained,” or “unbuildable”
(e.g., they are not suitable for development).

Figure 2-1 shows the framework for constraint and classification used in
buildable land inventory. The framework has two dimensions:
development status (indicated by the presence or absence of
improvements) and constraining conditions. Lands with constraints can
be prohibitively constrained by commitment to a specific use (e.g., streets
or parks) or protected (e.g., wetlands) or partially constrained. Lands with
prohibitive constraints have no development capacity; those that are
partially constrained have development capacity.

On the dimension of developments status (presence of improvements),
developable lands (which can be thought of as vacant lands) have
capacity; developed lands generally do not have capacity, but some may
have redevelopment capacity. In short, redevelopment can be thought of
as a subset of developed land.

Figure 2-1. Framework for land and constraint classification in a buildable
land inventory

Presence of Improvements
Developable Developed
_‘é" @ Prohibitively Constrained No capacity
£ 0
g % Partially Constrained Full capacity Potential
e 5 redevelopment
8 © | Unconstrained Full capacity capacity
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Constraints are one element of land suitability. Throughout this chapter,
the following terms are used to refer to the status of employment land:
suitable and unsuitable. These terms as defined as follows:

e 'Suitable" means serviceable land designated for industrial or
other employment use that provides, or can be expected to
provide the appropriate site characteristics for the proposed
use. (this definition is from OAR 660-009-0005(12))

e “Unsuitable” is land with absolute constraints.
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RESULTS OF THE BUILDABLE LANDS INVENTORY

LAND BASE

The first step in the CIBL inventory was to determine the land base. This
step was necessary because the inventory only covers a subset of land in
the Springfield UGB (lands that accommodate employment). The land
base is the subset of tax lots that fall within the plan designations included
in the CIBL (see Table 2-1).

Table 2-3 shows acres within the Springfield UGB and city limits in 2008.
According to the City GIS data, Springfield has about 14,603 acres within
its UGB. Of the 14,603 acres, 12,139 acres (about 83%) are in tax lots. Land
not in tax lots is primarily in streets and waterways. Springfield has about
9,958 acres within its City Limits; of these 8,060 acres (about 81% of total
acres in the City Limit) are in tax lots. Additionally, the City has about
4,645 acres between the City Limits and Urban Growth Boundary (the
UGA); of this about 4,079 acres are in tax lots.

Table 2-3. Acres in Springfield UGB and
City Limit, 2008

Percent

Total Acres in in Tax

Area Tax Lots Acres Tax Lots Lots
City Limits 19,477 9,958 8,060 81%
Urban Growth Area 3,150 4,645 4,079 88 %
Total 22,627 14,603 12,139 83%

Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Urban Growth Area is the unincorporated area between the City Limits and Urban Growth Boundary

Table 2-3 summarizes all land in the Springfield UGB. The next step was
to identify the commercial and industrial land base (e.g., lands with plan
designations that allow employment or “employment lands”). The land
base includes traditional commercial and industrial designations, as well
as mixed-use designations. Table 2-1 provides a list of plan designations
included in the land base. Note that not all of the land in mixed-use
designations will be used for employment. While mixed-use land can be
used for the range of allowed uses, the CIBL inventory assumes that the
mixed-use sites are available as employment sites consistent with their
size.

Table 2-4 shows that about 3,415 acres within the Springfield UGB are
included in the commercial and industrial land base. Thus, about 28 % of
land within the Springfield UGB is included in the Commercial and
Industrial land base. The database includes all land in tax lots that have
any portion that is in a commercial or industrial plan designation.
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Table 2-4. Lands designated for commercial and industrial uses,
Springfield UGB, 2008

Area Value

Springfield UGB
Number of Tax Lots 22,627
Acres in Tax Lots 12,139
Springfield CIBL
Tax Lots in Employment Designations 2,104

Acres in Land Base in Employment Designations 3,415

Source: analysis by ECONorthwest

Table 2-5 summarizes acres by plan designation for employment lands
within the Springfield UGB. Of lands designated for employment, about
65% (2,203 acres) are in industrial designations, 21% (716 acres) are in
commercial designations, and 14% (495 acres) are in mixed use
designations. .

Table 2-5. Acres by employment plan designation, Springfield UGB,

2008
Total Acres
Plan Designation Tax Lots in Tax Lots
Industrial
Campus Industrial 43 352
Light Medium Industrial 375 541
Heavy Industrial 250 1,163
Special Heavy Industrial 5 147
Subtotal 673 2,203
Commercial
Commercial 731 570
Community Commercial 4 30
Major RetailCenter 119 116
Subtotal 854 716
Mixed Use
Commercial Mixed Use 430 222
LightMedium Industrial Mixed Use 19 116
Medium Density Res Mixed 64 34
Mixed Use 64 123
Subtotal 577 495
Total 2,104 3,415

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

Table 2-6 shows acres by classification and constraint status for the
Springfield UGB in 2008. Analysis by constraint status (the table columns)
shows that about 2,040 acres are classified as developed (e.g., unavailable
for development), 543 were classified as vacant. Not all vacant lands are
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available for development — the inventory identified 189 unbuildable acres
on vacant tax lots, leaving 355 acres of vacant, Suitable land.

The inventory also includes two sites with approved master plans:
Riverbend and Marcola Meadows. These sites have master plans that
approve a specific amount of employment. The CIBL only inventoried the
portion of these sites that are approved for employment uses.

The inventory identified 669 acres that are potentially redevelopable based
on the criteria described in the definitions section. All of these lands have
existing improvements, but the value or character of the improvements
suggests redevelopment potential. Of lands with redevelopment potential,
88 acres are unsuitable and the remaining 581 acres are buildable (e.g.,
they have redevelopment potential).

Table 2-6. Acres by classification, Springfield UGB, 2008

Suitable Acres
Unsuitable Constrained
Acres Suitable Acres Total
Tax Acres in  Developed (Absolute (Partial Unconstrained Suitable

Classification Lots Tax Lots Acres Constraints) Constraints) Suitable Acres Acres
Developed 1,295 2,040 1,711 329 0 0 0
Master Plan 18 163 0 2 0 161 161
Potentially Redevelopable 535 669 na 88 37 544 581
Vacant 256 543 0 189 76 279 355
Total 2,104 3,415 1,710 608 112 985 1,097

Source: City of Springfield data; analysis by ECONorthwest

Note: Totals may be off by up to one acre due to rounding.

Note: The 2015 update to the EOA did not update the buildable land analysis. The changes in tables in Chapter 2 are
clarifications of column titles.

Note: The CIBL only inventoried the portion of the master planned sites that are approved for employment uses.

Map 2-2 shows land by classification.
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Map 2-2. Land by Classification, Springfield UGB

Map 2-2

Commercial and Industrial
L.and by Classification

City of Springfield

Oregon

Legend

City Limits

D Urban Growth Boundary
Tax Lots

Classification

- Developed

- Potentially Redevelopable

MNote: Master planned category includes sites with approved master
plans. PeaceHeakh and Marcola Meadows are ncluded i this
classification.
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VACANT* SUITABLE AND POTENTIALLY REDEVELOPABLE LAND

The next step in the land inventory is to deduct portions of vacant tax lots
that are unavailable for development. Areas unavailable for development
fall into two categories: (1) developed areas of partially vacant tax lots,
and (2) areas with absolute development constraints (areas with steep
slopes, floodway, riparian resource areas, or wetlands).

Table 2-7 shows vacant land by development and constraint status. The
data show that about 189 acres within vacant tax lots have absolute
development constraints, making them unsuitable, leaving about 355
vacant suitable acres (76 partially constrained and 279 unconstrained
acres) within the UGB. About 88 acres of potentially redevelopable and
suitable land has absolute development constraints, making them
unsuitable, leaving about 581 potentially redevelopable and suitable acres
(37 partially constrained and 544 unconstrained acres) within the UGB.

Table 2-7. Vacant and potentially redevelopable land by constraint status,

Springfield UGB, 2008

Suitable Acres
Unsuitable Constrained
Acres Suitable Acres Total
Tax Acres in  Developed (Absolute (Partial Unconstrained Suitable

Classification Lots Tax Lots Acres Constraints) Constraints) Suitable Acres Acres
Potentially Redevelopable 535 669 na 88 37 544 581
Vacant 256 543 0 189 76 279 355
Total 791 1,212 1,710 277 112 823 935

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

Note: The 2015 update to the EOA did not update the buildable land analysis. The changes to the table above were clarifications of

column titles.

Table 2-8 shows vacant land by plan designation. Map 2-3 shows the
location of suitable vacant land by plan designation. Map 2-4 shows
vacant land with absolute constraints that are unsuitable and Map 2-5

shows suitable vacant land with partial constraints.

16 “Vacant” is defined in Chapter 2 of this document as “Tax lots that have no structures or have buildings with very little
value. For the purposes of this inventory, lands with improvement values under $10,000 (2008 Lane County Assessment and
Taxation Data) are considered vacant (not including lands that are identified as having mobile homes).” This definition of
“vacant” is more inclusive that what OAR 600-009-0005(14) requires, with the result that Springfield’s inventory includes more

available land in the inventory than it would if the OAR600-009-0005(14) definition is used.
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Table 2-8. Vacant land by Plan Designation, Springfield UGB, 2008

Suitable Land
Unsuitable | Constrained
Acres Suitable Total
Acres in (Absolute | Acres(Partial Unconstrained  Suitable
Plan Designation TaxLots TaxLots Constraints) | Constraints) Suitable Acres Acres
VACANT LAND
Industrial
Campus Industrial 14 131 77 40 14 54
Light Medium Industrial 65 124 33 17 74 90
Heavy Industrial 48 133 32 3 98 101
Special Heavy Industrial 1 48 39 1 8 9
Subtotal 128 435 181 61 194 255
Commercial
Commercial 71 51 3 3 45 49
Community Commercial 0
Major Retail Center 11 6 0 0 5 6
Subtotal 82 57 3 3 51 54
Mixed Use
Commercial Mixed Use 27 28 2 2 24 26
Light Medium Industrial Mixed Use 0
Medium Density Res Mixed 7 2 0 1 1 2
Mixed Use 12 21 3 9 9 18
Subtotal 46 51 5 1 34 46
Total 256 543 189 76 279 355

Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Totals may be off by up to one acre due to rounding.
Note: The 2015 update to the EOA did not update the buildable land analysis. The changes to the table above were clarifications of

column titles.
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Table 2-9 shows vacant land by plan designation and by parcel size.” This
analysis is useful in that it shows the distribution of vacant land by parcel
size, which allows an evaluation of whether a sufficient mix of parcel sizes
is available or not. The distribution of buildable land by parcel size varies
by plan designation, with the results showing the City has no vacant tax
lots 20 acres or larger. Parcel size is an important element in assessing
whether the land supply meets needed site characteristics as defined by

OAR 660-009-0005(11).

Table 2-9. Suitable acres in vacant tax lots by plan designation and parcel size,

Springfield UGB, 2008

Lot Size (Suitable Acres)

0.25- 0.50- 1.00- 2.00- 5.00- 10.00- 20.00-
Plan Designation <0.25 0.49 0.99 1.99 4.99 9.99 19.99 50.00 50+ Total
Total Acres
Industrial
Campus Industrial 0.2 0.3 0.0 4.7 18.6 19.7 10.8 0.0 0.0 54.3
LightMedium Industrial 3.5 5.2 9.7 15.3 20.7 6.1 30.0 0.0 0.0 90.5
Heavy Industrial 1.0 2.4 8.8 14.7 29.3 19.0 25.8 0.0 0.0 101.0
Special Heavy Industrial 0.0 0.0 0.0 0.0 0.0 9.1 0.0 0.0 0.0 9.1
Subtotal 4.7 7.9 18.5 34.6 68.6 53.9 66.6 0.0 0.0 254.8
Commercial
Commercial 4.4 6.4 10.8 7.5 6.5 13.0 0.0 0.0 0.0 48.6
Community Commercial
M ajor Retail Center 0.7 1.4 1.8 1.7 0.0 0. 0.0 0.0 0.0 5.
Subtotal 5.0 7.8 12.6 9.3 6.5 13.0 0.0 0.0 0.0 54.1
Mixed Use
Commercial Mixed Use 1.2 1.3 1.9 5.4 7.6 8.5 0.0 0.0 0.0 25.9
Light M edium IndustrialMixed Use
Medium Density Res Mixed 0.5 0.6 0.6 0.0 0.0 0.0 0.0 0.0 0.0 1.7
Mixed Use 0.5 0.3 0.0 4.9 7.2 5.2 0.0 0.0 0.0 18.0
Subtotal 2.2 2.2 2.5 10.3 14.8 13.6 0.0 0.0 0.0 45.6
Total 11.9 17.9 33.6 54.1 89.9 80.5 66.6 0.0 0.0 354.5
NumberofTax Lots
Industrial
Campus Industrial 1 1 0 3 5 3 1 0 0 14
Light M edium Industrial 19 13 12 11 7 1 2 0 0 65
Heavy Industrial 8 6 12 10 8 2 2 0 0 48
Special Heavy Industrial 0 0 0 0 0 1 0 0 0 1
Subtotal 28 20 24 24 20 7 5 0 0 128
Commercial
Commercial 29 17 16 5 2 2 0 0 0 71
Community Commercial
M ajor Retail Center 4 4 2 1 0 0 0 0 0 11
Subtotal 33 21 18 6 2 2 0 0 0 82
Mixed Use
Commercial Mixed Use 12 5 3 4 2 1 0 0 0 27
Light M edium IndustrialMixed Use
Medium Density Res Mixed 4 2 1 0 0 0 0 0 0 7
Mixed Use 4 1 0 4 2 1 0 0 0 12
Subtotal 20 8 4 8 4 2 0 0 0 46
Total 81 49 46 38 26 11 5 0 0 256
Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Buildable acres includes “constrained” acres and “unconstrained” acres
Note: Acres may not sum to tenths due to rounding.
17 The table shows total acres in vacant tax lots (constraints are not netted out)
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Map 2-3. Vacant Commercial and Industrial Land, City of Springfield
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Map 2-4. Vacant Commercial and Industrial Land with Absolute Development Constraints, City of Springfield
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Map 2-5. Vacant Lands with development constraints

A Map 2-5
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CAPACITY TO ACCOMODATE EMPLOYMENT GROWTH THROUGH
REDEVELOPMENT

For the purpose of this study, we define redevelopment in the context of
the Goal 9 Administrative Rule. OAR 660-009-0005(1) defines developed
land (redevelopment) as follows:

(1) "Developed Land" means non-vacant land that is likely to be
redeveloped during the planning period.

The key components of this definition are “non-vacant” and “likely to be
redeveloped.” Thus, any non-vacant land could be considered
redevelopable, but only land that is “likely to be redeveloped” are
required to be considered. Statewide planning statutes and administrative
rules do not provide any guidance on how to determine what land is
“likely to be redeveloped.”

Moreover, not all redevelopment is relevant to a buildable land inventory;
onty redevelopment thatadds capacity for moreemptoyment is relevant
in the context of Springfield’s commercial and industrial buildable lands
inventory. An operational definition of redevelopment that would apply
to both residential and employment lands in the context of the statewide
planning program is:

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

For the purpose of this study, redevelopment must add capacity for it to
be relevant to the buildable lands inventory.

IDENTIFICATION OF POTENTIALLY REDEVELOPABLE LAND

Redevelopment potential addresses land that is classified as developed
that may redevelop during the planning period (e.g., potentially
redevelopable land as defined for the purpose of the Springfield CIBL).ss
While many methods exist to identify redevelopment potential, a common
indicator is improvement to land value ratio. Different studies use
different improvement to land value ratio thresholds.

Redevelopment potential can be thought of as a continuum — from more
redevelopment potential to less redevelopment potential. The factors that

18 This study identifies land with redevelopment potential as land on which development has already occurred but on which,
due to present or expected market forces, there exists the potential that existing development will be converted to more
intensive uses (providing additional employment capacity) during the planning period.
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affect redevelopment are complicated and include location, surrounding
uses, current use, land and improvement values and other factors. To
facilitate a discussion with the CIBL advisory committees about
redevelopment, we established a set of three increasingly inclusive
criteria: improvement-to-land value ratio, lot coverage, and amount of
employment on the site.

In the context of the Springfield commercial and industrial buildable lands
inventory, redevelopment potential addresses land that was initially
classified as developed that may redevelop during the planning period.
While many methods exist to identify redevelopment potential, a common
indicator is improvement to land value ratio. A threshold used in some
studies is an improvement to land value ratio of 1:1. Not all, or even a
majority of parcels that meet this criterion for redevelopment potential
will be assumed to redevelop during the planning period.

The factors that affect redevelopability are many, but the economics are
pretty straightforward. Redevelopment occurs when achievable rents
exceed the current return on investment of the land and improvements.
The reality, of course, is much more complicated. One way to think about
the market for land is “highest and best use,” which is a function of:

1. Achievable Pricing - Given the product type and location, what
lease rates or sales prices are achievable?

2. Entitlements - What do local regulations allow to be built?

3. Development Cost - What is the cost to build the range of product
types allowed (entitled) at that location?

4. Financing - What is the cost of capital, as well as the desired
returns necessary to induce development of that form?

In our many conversations with commercial realtors and developers for
this and other studies, the conclusion has been consistent: it is very
difficult to develop reliable models of redevelopment potential. The
factors are complicated and are location and time specific. Moreover,
public policy can play a significant role in facilitating redevelopment.

To identify lands with redevelopment potential, ECO analyzed
improvement to land value ratios and building coverage on tax lots. Tax
lots were classified using the following criteria:
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Category Criteria

Higher Redevelopment Potential Improvement to land value ratio <=0.3:1.0

Moderate Redevelopment Potential Building coverage <10% of total lot area
and improvement value <=0.3:1.0

Lower Redevelopment Potential Building coverage <20% of total lot area
and improvement value >=0.3:1.0 and
<=0.5:1.0

The criteria above were used in combination with employment data to
identify a reasonable threshold assumption to use for redevelopment.

Table 2-10 shows the results of applying the criteria above. To better
understand the implications on pre-existing employment, ECO associated
the number of employees associated with each category. The results show
a distribution that suggests lands in the higher and moderate categories
account for a relatively small percentage of total employment in
Springfield (about 3.5%). The lower potential category includes 19% of the
city’s total employment.

Table 2-10. Tax lots by Redevelopment Potential categories

% of Land Employ-ment

Category Total Acres Suitable Acres Base (2006)
Higher Potential 352 352 10% 478
Moderate Potential 304 236 9% 833
Lower Potential 947 947 28% 7,107
Total 1,603 1,535 47% 8,418

Source: City of Springfield GIS data; analysis by ECONorthwest

Note: Table 2-10 shows all redevelopment potential categories; lands in the lower potential category are not
included as part of the redevelopable land inventory as explained below.

Note: Suitable acres includes vacant land with partial constraints and unconstrained suitable land.

Note: The 2015 update to the EOA did not update the buildable land analysis. The changes to the table above
was a clarifications of column titles.

Because the improvement to land value ratio is a gross indicator, it is
reasonable to assume that not all of parcels that meet this criterion for
redevelopment potential will be assumed to redevelop during the planning
period.

The data show that the lower potential criteria (building coverage <20% of
total lot area and improvement value >=0.3:1.0 and <=0.5:1.0) includes
28% of the City’s total employment land base and more than 20% of
covered employment in 2006. The significant amount of land and
employment in this category suggests limited redevelopment potential
(for a land capacity analysis, redevelopment provides sites for
employment growth only when an existing use is replaced by a use that
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has more employment). The rationale for this statement is that land that
has more employment on it, and/or higher improvement value is already
in a higher use. The economics of real estate development make it less
desirable to redevelop land with substantial employment on it —in large
part because it has tenants that are paying leases. Thus, the fower
potentiat category is not included as part of the redevelopable base.

Use of this approach in the analysis was discussed with the Technical
Advisory and Stakeholder Committees and supported by Springfield’s
Planning Commission and City Council. In these meetings ECONorthwest
explained the challenge of estimating redevelopment potential — an issue
that confounds many analysts. Approximating redevelopment potential
with this analytical approach has its limitations. Statewide planning policy
provides no direction on how to evaluate redevelopment potential, and
the academic literature on redevelopment does not identify specific
models or tools that provide reliable identification of redevelopment sites.

In previous studies, ECONorthwest has frequently approached
redevelopment from the demand side by making deductions from total
employment growth to account for new employment that will not need
any new land. For the Springfield EOA, we explored supply side
approaches to corroborate the demand side deductions. The problem with
supply side approaches is that the base data available to conduct such
analyses is quite coarse and as a result, the analyses are limited. One
typical approach is to use the ratio between improvement value and land
value. Lands that fall under a pre-specified threshold (1:1 or 0.5:1 or some
other figure) are considered underutilized. This approach has many
problems; for example, it does not make distinctions for land intensive
employment uses that require minimal built structure investments.

More robust approaches can consider employment densities, floor area
ratios, and other factors. Often, however, the quality of the data is a
limiting factor and the analysis is a crude indicator of what properties will
actually redevelop over the planning period. In the Springfield-Eugene
metropolitan area, we have seen properties redevelop over the past
decade that would not be identified with the methodology used for the
Springfield EOA. Conversely, many properties that would be identified
using this approach will not redevelop.

Excluding the “Lower Redevelopment Potential” category leaves 581
unconstrained acres that are potentially redevelopable in Springfield. This
represents the redevelopable land base that is used for the purpose of this
study.
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Table 2-11 shows potentially redevelopable land by plan designation and
by parcel size. This analysis is useful in that it shows the distribution of
potentially redevelopable land by parcel size, which allows an evaluation
of whether a sufficient mix of parcel sizes is available. The distribution of
buildable land by parcel size varies by plan designation, with the results

showing the City has very few tax lots (1) over 20 acres with
redevelopment potential.

Table 2-11. Buildable acres in potentially redevelopable tax lots by plan designation

and parcel size, Springfield UGB, 2008*

Lot Size (Buildable Acres)

10.00- 20.00-
Plan Designation <0.25 0.25-0.49 0.50-0.99 1.00-1.99 2.00-4.99 5.00-9.99 19.99 50.00 50+ Total
Total Acres
Industrial
Campus Industrial 0.2 0.5 1.9 3.4 5.0 0.0 0.0 0.0 0.0 11.0
LightMedium Industrial 3.9 10.0 10.6 12 .4 36.3 19.4 0.0 0.0 0.0 92.7
Heavy Industrial 1.4 2.8 9.7 24.5 53.7 32.7 22.4 0.0 89.5 236.7
Special Heavy Industrial 0.0 0.0 0.0 1.7 0.0 0.0 12.4 63.2 0.0 77.4
Subtotal 55 13.3 22.2 42.0 95.0 52.1 34.9 63.2 89.5 417.7
Commercial
Com mercial 7.6 13.7 21.8 12.7 22.6 0.0 0.0 0.0 0.0 78.4
Community Com mercial 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Major Retail Center 1.5 1.8 0.9 0.0 0.0 0.0 0.0 0.0 0.0 4.3
Subtotal 9.1 15.5 22.8 12.7 22.6 0 0.0 0.0 0.0 82.7
Mixed Use
Commercial Mixed Use 9.6 7.8 14.3 10.0 8.9 0.0 0.0 0.0 0.0 50.6
Light M edium IndustrialMixed Use 0.1 0.3 0.7 0.0 0.0 0.0 0.0 0.0 0.0 1.1
Medium Density Res Mixed 0.4 0.3 2.5 1.2 9.2 0.0 0.0 0.0 0.0 13.5
Mixed Use 1.5 2.2 2.8 3.8 12.4 0.0 0.0 0.0 0.0 22.7
Subtotal 11.6 10.5 20.2 15.0 30.5 0.0 0.0 0.0 87.9
Total 26.2 39.4 65.2 69.7 1481 52.1 349 63.2 89.5 588.2
NumberofTax Lots
Industrial
Campus Industrial 1 1 2 2 2 0 0 0 0 8
Light M edium Industrial 38 26 14 9 13 3 0 0 0 103
Heavy Industrial 22 6 12 16 16 5 2 0 1 80
Special Heavy Industrial 0 0 0 1 0 0 1 2 0 4
Subtotal 61 33 28 28 31 8 3 2 1 195
Commercial
Commercial 70 37 31 9 6 0 0 0 0 153
Community Com mercial
Major Retail Center 17 6 1 0 0 0 0 0 0 24
Subtotal 87 43 32 9 6 0 177
Mixed Use
Commercial Mixed Use 69 22 21 7 3 0 0 0 0 122
LightMedium Industrial Mixed Use 1 1 1 0 0 0 0 0 0 3
Medium Density Res Mixed 2 1 3 1 2 0 0 0 0 9
Mixed Use 11 7 4 3 4 0 0 0 0 29
Subtotal 83 31 29 11 9 0 0 0 163
Total 231 107 89 48 46 8 3 2 1 535

Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Buildable acres includes “constrained” acres and “unconstrained” acres

Note: Acres may not sum to tenths due to rounding.

Map 2-6 shows the location of potentially redevelopable land in
Springfield.

19 The table shows total buildable acres in potentially redevelopable tax lots (constraints are not netted out)
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Map 2-6. Potentially redevelopable land
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EVALUATION OF POTENTIALLY REDEVELOPABLE LAND IN
SITES 5 ACRES AND LARGER

Table 2-11 identified 14 sites 5 acres and larger as being potentially
redevelopable. Table 2-12 presents a site-by-site evaluation of these 14
potentially redevelopable sites. This evaluation determined whether the
sites had at least 5 acres of redevelopment potential when site constraints,
site configuration, and existing uses were considered. Table 2-12 presents
the site-by-site summary of that analysis.

This section only evaluates sites five acres and larger because the analysis
that determines whether Springfield has enough land in Chapter 5 (Table

5-1) assumes that all potentially redevelopable sites smaller than 5 acres
may redevelop over the 2010-2030 period and that sites identified as
providing redevelopment opportunities with at least 5 acres of suitable,
unconstrained land in Table 2-12 may redevelop over the 2010-2030

period.

Table 2-12. Site-by-site review of parcels with redevelopment potential, sites 5 acres and
larger, Springfield UGB, 2008

Site

Size and
Absolute
Development
Constraints

Suitable Land and
Other Development
Considerations

Implications for

Redevelopment

Potential of Sites
Larger than 5 Acres

Sites that provide redevelopment opportunities with at

least 5 acres of suitable,

unconstrained land.

Taxlot: 1802100000200
Location: Jasper-Natron

Plan Designation: Special Heavy Industrial

1802100000200

47-acre site that
is constrained by
wetlands and
slopes. It has a
BPA easement in
the southeast
corner of the site.

This site has 36 acres of
unconstrained land, which
are divided by seven areas
of wetlands on the site.

Development on this site
will be affected by the
lack of contiguous areas
for development, with
wetland constraints and
the BPA easement.

The City is considering
changing the plan
designation and zoning
from Special Heavy
Industrial to General
Employment. The rail spur
that formerly served this
site was eliminated when
Straub Parkway was
constructed.

This site provides
opportunity for
redevelopment of areas
across the site but may
not provide
opportunities for
redevelopment in a
contiguous site.

This site provides
opportunity of 36 acres,
across two or more
areas within the site.
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Site

Size and
Absolute
Development
Constraints

Suitable Land and
Other Development
Considerations

Implications for

Redevelopment

Potential of Sites
Larger than 5 Acres

Taxlot: 1802100001001
Location: Jasper-Natron

Plan Designation: Light Medium Industrial

21-acre site
constrained by
wetlands and
slopes.

This site has 12
unconstrained acres, with
some interleaved
wetlands.

This tax lot has a split Plan
Designation.

This site provides
opportunity for
redevelopment of a 12
acre site that is
between wetland areas.

Taxlot: 1803010000100
Location: 28™Street
Plan Designation: Heavy Industrial

gy M . 3l |
i . ‘.A". ol |

10 acre site with
no absolute
constraints.

This site has 10 acres of
unconstrained land.

This site provides
opportunity for
redevelopment of a 10-
acre site.

Taxlot: 1702311404300
Location: Commercial Ave.
Plan Designation: Heavy Industrial

8-acre site with
little area with
absolute
constraints.

This site has 8 acres of
unconstrained land.

This site provides
opportunity for
redevelopment of an 8-
acre site.
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Site

Size and
Absolute
Development
Constraints

Suitable Land and
Other Development
Considerations

Implications for

Redevelopment

Potential of Sites
Larger than 5 Acres

Taxlot: 1702300002002
Location: 30™/Olympic
Plan Designation: Heavy Industrial

7-acre site with
no absolute
constraints.

This site has 7 acres of
unconstrained land. This
site only has one access
point for heavy trucks,
which may constrain the

types of uses on this site.

This site provides
opportunity for
redevelopment of a 7-
acre site.

Taxlot: 1802060001004
Location: South 28"Street
Plan Designation: Heavy Industrial

Eﬂ:‘
B
i

7 acre site with
no absolute
constraints.

This site has 6.5 acres of
unconstrained land.

This site provides
opportunity for
redevelopment of a 6.5-
acre site.

Taxlot: 1702280000400
Location: Highbanks Road
Plan Designation: Heavy Industrial

7-acre site with
about an acre
acres in absolute
constraints.

The site has 6
unconstrained acres of
land.

The site has developed
since 2008, into Hyland
Business Park.

This site provides
opportunity for
redevelopment of a 6.5-
acre site.
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Site

Size and
Absolute
Development
Constraints

Suitable Land and
Other Development
Considerations

Implications for

Redevelopment

Potential of Sites
Larger than 5 Acres

Sites that do not provide opportunities for redevelopment of a site 5-suitable

-acres and larger

Taxlot: 1702320000100
Location: 42" Street
Plan Designation: Heavy Industrial

115 acre site with
25 acres of
absolute
constraints.

Since the BLI was
completed in
2009, the tax lot
split. Willamalane
Parks District
owns 5 acres, at
the south east
portion of the
site.

This site has 90 acres of
unconstrained land,
including the land now
owned by Willamalane.

This site is owned and
used by a paper mill. As
long as the paper mill is
operational and continues
to use this site, it will be
unavailable for
redevelopment.

The City of Springfield
identified the business on
this site as one of its “Top
thirty Springfield
Employers,” with 225
employees.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.

Taxlot: 1802100000900
Location: Jasper-Natron
Plan Designation: Special Heavy Industrial

29-acre site with
about 5 acres
with absolute
constraints.

The site has more than 24
acres of unconstrained
land

This site is owned and
used by a wood products
manufacturer. As long as
the business is
operational and continues
to use this site, it will be
unavailable for
redevelopment.

The City is considering
changing the plan
designation and zoning
from Special Heavy
Industrial to General
Employment.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.
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Site

Size and
Absolute
Development
Constraints

Suitable Land and
Other Development
Considerations

Implications for

Redevelopment

Potential of Sites
Larger than 5 Acres

Taxlot: 1702280000500

Location: Highbanks Road/Rice Farms
Plan Designation: Heavy Industrial

12-acre site with
more than 3
acres in absolute
constraints.

The site has 8.5 acres of
unconstrained land. The
site is separated into two
segments, both of which
are smaller than 5 acres of
unconstrained land. Site is
part of a 200-acre filbert
orchard operation.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.

Taxlot: 1702332101219
Location: 52" Street and Highway 126
Plan Designation: Light Medium Industrial

1702332101219

6 acre site with
little area with
absolute
constraints

This site has 6 acres of
unconstrained land.

This site is owned and
operated by a mini-
storage facility. As long as
the mini-storage facility is
operational and continues
to use this site, it will be
unavailable for
redevelopment.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.

Taxlot: 1702311200100
Location: Industrial Ave./35th
Plan Designation: Heavy Industrial

6 acre site with
little area with
absolute
constraints

This site has 6 acres of
unconstrained land.

This site is owned by and
adjacent to an operational
lumber yard. The site is
used as a stacking area for
the lumber yard. As long
as the lumber yard is
operational and continues
to use this site, it will be
unavailable for
redevelopment.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.
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Site

Size and
Absolute
Development
Constraints

Suitable Land and
Other Development
Considerations

Implications for

Redevelopment

Potential of Sites
Larger than 5 Acres

Taxlot: 1702310000400
Location: Main Street, east of 30"
Plan Designation: Light Medium Industrial

6 acre site with
no absolute
constraints.

The site has 6 acres of
unconstrained land.

This site is owned by the
State Board of Forestry
and has offices for the
Oregon Department of
Forestry and U.S. Fish and
Wildlife. As long as these
offices continue to be
located on this site and
the State owns the site, it
will be unavailable for
redevelopment.

The buildable lands
inventory assumes that
land in public ownership
is not available for
development, unless it is
identified as surplus by
the agency that owns it.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.

Taxlot: 1702300001910
Location: Marcola Road
Plan Designation: Heavy Industrial

o

M ettt

5 acre site with
no absolute
constraints

This site has 5 acres of
unconstrained land.

This site is owned by and
used by a freight service
business that is
operational, with an office
building in the middle of
the site. As long as this
business continues to
operate, it will be
unavailable for
redevelopment.

This site provides does
not provide an
opportunity for
redevelopment of a site
5-acres and larger.

In summary, the evaluation of sites 5 acres and larger identified as
potentially redevelopable shows that seven of these sites offer
redevelopment opportunities, once site constraints, configuration issues,
and existing employment uses are accounted for. These sites are:

e Six sites between 5 and 20 acres in size.

o 12-acre site in the Jasper-Natron Special Heavy Industrial
District
o 10-acre site on 28t Street in Heavy Industrial
o 8-acre site on 42d Street in Heavy Industrial
o 7-acre site at 28t and Marcola Road in Heavy Industrial
o 6.5-acre site on 28 Street in Heavy Industrial
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o 6-acre site on Highbanks Road in Heavy Industrial
e One site larger than 20 acres in size.

o 36-acre site in the Jasper-Natron Special Heavy Industrial
District

SHORT-TERM LAND SUPPLY

This section evaluates the short-term supply of land in the Springtfield
portion of the Metropolitan UGB. It begins with an overview of the policy
context that requires this analysis, and then evaluates the short-term land

supply.

POLICY CONTEXT

The Goal 9 Administrative Rule (OAR 660-009) includes provisions that
require certain cities to ensure an adequate short-term supply of industrial
and other employment lands. OAR 660-009-005(10) defines short term
supply as follows:

“...means suitable land that is ready for construction within one
year of an application for a building permit or request for service
extension. Engineering feasibility is sufficient to qualify land for
the short-term supply of land. Funding availability is not
required. "Competitive Short-term Supply" means the short-term
supply of land provides a range of site sizes and locations to
accommodate the market needs of a variety of industrial and
other employment uses.”

The Goal 9 rule also requires cities in a Metropolitan Planning
Organization (MPO, which includes Springfield) to make a commitment
to provide a competitive short-term supply of land and establishes targets
for the short-term supply of land. Specifically, OAR 660-009-0020(1)(b)
states:

“Cities and counties within a Metropolitan Planning Organization
must adopt a policy stating that a competitive short-term supply
of land as a community economic development objective for the
industrial and other employment uses selected through the
economic opportunities analysis pursuant to OAR 660-009-0015.”

The rule goes on to clarify short-term land supply targets for cities in an
MPO (OAR 660-009-0025):

(3) Short-Term Supply of Land. Plans for cities and counties
within a Metropolitan Planning Organization or cities and
counties that adopt policies relating to the short-term supply of
land must designate suitable land to respond to economic
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development opportunities as they arise. Cities and counties may
maintain the short-term supply of land according to the strategies
adopted pursuant to OAR 660-009-0020(2).

(a) Except as provided for in subsections (b) and (c), cities and
counties subject to this section must provide at least 25 percent of
the total land supply within the urban growth boundary
designated for industrial and other employment uses as short-
term supply.

(b) Affected cities and counties that are unable to achieve the
target in subsection (a) above may set an alternative target based
on their economic opportunities analysis.

(c) A planning area with 10 percent or more of the total land
supply enrolled in Oregon's industrial site certification program
pursuant to ORS 284.565 satisfies the requirements of this section.

In summary, the rule requires Springfield to assess the short-term supply
of land based on the criteria that land can be ready for construction within
one year. The determination is based on “engineering feasibility.”

ANALYSIS OF SHORT-TERM SUPPLY OF LAND

The short-term supply analysis includes all lands within the Springfield
portion of the Metropolitan UGB. To analyze the short term supply of
land available for industrial and other employment uses, ECO worked
closely with staff from the Springfield Public Works and Development
Services Departments. A number of service issues were identified through
this process that affect many different sites within the city. Identified
deficiencies spanned the range of services, including water, wastewater,
stormwater, and transportation.

Despite the issues staff identified, all areas within the Springfield UGB can
be considered to technically meet the Goal 9 Rule criteria of “engineering
feasibility.” Staff identified few areas where it was not possible to extend
services within one year —provided that funding is available. Funding is a
much broader and more complicated issue, but falls outside of the Goal 9
rule as written.

The analysis did identify the Jasper-Natron area as unlikely to meet the
short-term supply criteria. This is due to a combination of wetlands that
make drainage an issue as well as the distance from existing water and
sewer trunk lines (more than one mile from the nearest 18” sewer line to
the north end of the site).
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Table 2-13 summarizes the number of vacant and potentially
redevelopable acres in the short-term land supply. The results indicate
that 91% of the vacant commercial and industrial land is considered
available as short-term supply, and 85% of land with redevelopment
potential is available as short-term supply. Buildable land in the Jasper-
Natron area is not considered part of the short-term land supply. The
Jasper-Natron area is the only area of the city with employment lands that
are not considered part of the short term supply.

Table 2-13. Short-term land supply

Acres in Percentin
Category/Plan Buildable Short-Term Short Term
Designation Acres Supply Supply
Vacant
Commercial 54.1 45.5 84%
Industrial 254.8 231.5 91%
Mixed Use 45.6 45.6 100%
Subtotal 354.5 322.7 91%
Potentially Redevelopable
Commercial 80.7 80.7 100%
Industrial 412.2 325.6 79%
Mixed Use 87.9 87.9 100%
Subtotal 580.9 494.2 85%

Source: City of Springfield GIS data; analysis by ECONorthwest
Note: Acres may not sum to tenths due to rounding.

Note: This table has not been updated to reflect construction of the Jasper Natron Trunk Sewer Phase One,
completed in 2013.

20 In 2013, the City constructed the first phase of the Jasper Natron Trunk Sewer, serving the northern portion of the Jasper

Natron area.
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Chapter 3

Economic Trends and Factors

Affecting Future Economic
Growth in Springfield

Springfield exists as part of the larger economy of the southern Willamette
Valley and is strongly influenced by regional economic conditions. For
many factors, such as labor, Springfield do differ significantly from the
broader region. For other factors, such as income, it does. Thus,
Springfield benefits from being a part of the larger regional economy and
plays a specific role in the regional economy.

This chapter summarizes national, state, county, and local trends and
other factors affecting economic growth in Springfield. Each heading in
this chapter represents a key trend or economic factor that will affect
Springfield’s economy and economic development potential. A more
detailed analysis of economic trends and factors affecting Springfield’s
future economic growth is presented in Appendices A and B.

This chapter and the information in Appendices A and B addresses the
following Goal 9 requirements:

¢ OAR 660-009-0015(1), which requires a review of national, state,
regional, county, and local trends to “identify the major
categories of industrial or other employment uses that could
reasonably be expected to locate or expand in the planning
area.”

e OAR 660-009-0015(4), which requires the City to assess
community economic development potential to “estimate the
types and amounts of industrial and other employment uses
likely to occur in the planning area.” This estimate must
consider the planning area’s economic advantages and
disadvantages.
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AVAILABILITY OF LABOR

The availability of trained workers in Springfield will impact development
of Springfield’s economy over the planning period. Based on the analysis
in this section, the key trends that will affect the workforce in Springfield
over the next 20 years include Springfield’s growing population, aging
population, relatively low income, and commuting trends.

GROWING POPULATION

Population growth in Oregon tends to follow economic cycles.
Historically, Oregon’s economy is more cyclical than the nation’s, growing
faster than the national economy during expansions and contracting more
rapidly than the nation during recessions.

Table 3-1 shows population growth in the U.S., Oregon, the Willamette
Valley, Lane County, Eugene, and Springfield for the 1990 to 2007 period.
Lane County grew slower than the State average between 1990 and 2007,
growing at 1.1% annually and adding more than 60,000 people. More than
60% of the County’s population lived in the Eugene-Springfield area in
2007, with about 17% of the County’s population in the Springfield city
limits. Springfield’s population grew faster than the County average, at
1.5% annually, adding 12,637 residents over the seventeen-year period.

Table 3-1. Population in the U.S., Oregon, the Willamette Valley, Lane
County, Springfield, and Eugene, 1990-2007

Population Change 1990 to 2007
Area 1990 2000 2007 Number Percent AAGR
u.s. 248,709,873 281,421,906 301,621,157|52,911,284 21% 1.1%
Oregon 2,842,321 3,421,399 3,745,455 903,134 32% 1.6%
Willamette Valley 1,962,816 2,380,606 2,602,790 639,974 33% 1.7%
Lane County 282,912 322,959 343,140 60,228 21% 1.1%
Springfield 44,683 52,864 57,320 12,637 28% 1.5%
Eugene 112,669 137,893 153,690 41,021 36% 1.8%

Source: U.S. Census, the Population Research Center at Portland State University.
Notes: Benton, Clackamas, Lane, Linn, Marion, Multnomah, Polk, Washington, and Yamhill Counties represent
the Willamette Valley Region. Figures for Springfield and Eugene are for areas inside their respective city limits.

Migration is the largest component of population growth in Oregon.
Between 1990 and 2007, in-migration accounted for 70% of Oregon’s
population growth. Over the same period, in-migration accounted for 74 %
of population growth in Lane County, adding nearly 44,500 residents over
the seventeen-year period.

AGING POPULATION

The number of people age 65 and older in the U. S. is expected to double
by 2050, while the number of people under age 65 will only grow by 12%.
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The economic effects of this demographic change include a slowing of the
growth of the labor force, need for workers to replace retirees, aging of the
workforce for seniors that continue working after age 65, an increase in
the demand for healthcare services, and an increase in the percent of the
federal budget dedicated to Social Security and Medicare.

The average age of Springfield residents is increasing. According to the US
Census, Springfield’s average age was 32 in 2000, 30 in 1990, and 26 in
1980. Table 3-2 shows the change in age distribution for Springfield
between 2000 and 2008. The age group that increased the most was 45 to
64, which grew by 2,540 people (24%). This age group’s proportion of the
total population increased from 20% to 23% during this time period. The
largest percentage decrease was in people aged 18 to 24, which shrunk by

913 people (16%).
Table 3-2. Change in age distribution, Springfield, 2000-2008
2000 2008 Change 2000 to 2008

Age Group Number Percent Number Percent | Number Percent Share
Under 5 4,327 8% 4,121 7% -206 -5% -0.8%
5-17 10,069 19% 10,477 19% 408 4% -0.3%
18-24 5,890 11% 4,977 9% -913 -16% -2.3%
25-44 16,609 31% 17,372 31% 763 5% -0.4%
45-64 10,546 20% 13,086 23% 2,540 24% 3.4%
65 and over 5,423 10% 5,983 11% 560 10% 0.4%
Total 52,864 100% 56,016 100% 3,152 6% 0.0%

Source: U.S. Census 2000 and Clarita’s 2008

Note: Percent change over the 2000 to 2008 period is based on the growth in the age group divided by the
number of people in the age group in 2000. For example, people 5 to 17 years old had a 4% percent change,
which was calculated using the following calculation: 408/10,069 = 4%.

Note: Share refers to the change in the percent of an age group between 2000 and 2008. For example, the
share of people 18 to 24 years old decreased from 11% to 9%, a decrease of 2.3%.

Note: Percentages may not add to 100% as a result of rounding errors.

Springfield’s population was younger than the County or State averages
in 2008. Figure 3-1 shows the age structure for Oregon, Lane County,
Eugene, and Springfield in 2008. Springfield had a greater proportion of
its population under 44 years of age (66 %) than Eugene (62%), Lane
County (58%), or Oregon (60%). Springfield also had a smaller share of
population aged 55 and older, 21% of Springfield’s population, compared
to 24% in Eugene, 27% in the County, 26% in the State.

2t The Board of Trustees, Federal Old-Age and Survivors Insurance and Federal Disability Insurance Trust Funds, 2008, The
2008 Annual Report of the Board of Trustees of the Federal Old-Age and Survivors Insurance and Federal Disability Insurance Trust
Funds, April 10, 2008. The Budget and Economic Outlook: Fiscal Years 2007 to 2016, January; and Congressional Budget Office,
2005, The Long-Term Budget Outlook, December.

Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page 45



INCOME

Figure 3-1. Population by age, Oregon, Lane County,
Eugene, and Springfield, 2008
T
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Source: Claritas 2008, percentages calculated by ECONorthwest.

Over the last twenty-four years, income in Oregon has been below
national averages and income in Lane County has been below state
averages. There are four basic reasons that income has been lower in
Oregon and Lane County than in the U.S.: (1) wages for similar jobs are
lower; (2) the occupational mix of employment is weighted towards lower
paying occupations; (3) a higher proportion of the population has transfer
payments (e.g. social security payments for retirees), which are typically
lower than earnings; and (4) lower labor force participation among
working age residents. To a certain degree, these factors are all true for
Oregon and Lane County. The combination of these factors results in
lower income for Oregon and Lane County.

In addition, wages in Lane County and Oregon tend to be more volatile
than the national average. The major reason for this volatility is that the
relative lack of diversity in the State and County economy. Wages in
Oregon and Lane County are impacted more than the national average by
downturns in either the national economy or in industries in Oregon that
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are dependent on natural resources (e.g., timber and wood processing or
R.V. manufacturing).

Lane County’s median household income in 2006 was $42,127, compared
with $46,230 for Oregon and the national average of $48,451. Figure 3-2
shows the distribution of household income in Oregon, Lane County,
Eugene, and Springfield in 2008. Figure 3-2 shows that a larger share of
households in Springfield (32%) had an income of $25,000 or less,
compared to Lane County (27%) or the State (23%). Springtfield also has a
lower share of households with income above $75,000 (17%), compared to
Eugene (23%), the County (23%), or the State (27%).

Figure 3-2. Distribution of household income of U.S., Oregon,
and Lane County, 2008
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The low average income in Lane County and Springfield, relative to
Oregon and the U.S., makes Springfield attractive to some firms
considering moving within the United States. Firms continue to outsource
back-office functions, such as call centers or administrative functions,
within the United States Lane County’s relatively low labor costs and the
availability of trained workers make Lane County attractive to firms
considering relocating back-office functions.
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EDUCATIONAL ATTAINMENT

The availability of trained, educated workers affects the quality of labor in
a community. Educational attainment is an important labor force factor
because firms need to be able to find educated workers. In 2007, 26 % of
Springfield’s residents had an associate’s degree or higher, compared to
the County average of 37% and Eugene’s average of 47% of residents with
an associate’s degree or higher. Firms locating in Springfield will be able
to attract employees from within Springfield and across the Eugene-
Springfield region.

WORKFORCE PARTICIPATION

The current labor force participation rate is an important consideration in
the availability of labor. The labor force in any market consists of the adult
population (16 and over) who are working or actively seeking work. The
labor force includes both the employed and unemployed. Children,
retirees, students, and people who are not actively seeking work are not
considered part of the labor force.

In 2007, Springtield’s labor participation rate was 67% of their over-16
population of over 43,000. Of their 67% in the labor force, 10% were
unemployed. In comparison, Lane County had 63% labor force
participation, 8% of whom were unemployed. Labor force participation
rates have dropped by about 1% since 2000, when Springfield’s labor
participation rate was 68%, compared to the State average of 64%.

COMMUTING PATTERNS

Commuting plays an important role in Springfield’s economy. Springfield
residents generally have a shorter commute than residents of Lane County
or Oregon. Eighty percent of Springfield residents commute 29 minutes or
less, compared to 77% of Lane County residents and 69% of Oregonians.
Residents of Springfield are less likely to have a long commute, with 7% of
Springfield’s residents commuting 45 minutes or more, compared to 10%
of Oregonians.

The majority of Springfield’s workforce (79%) lives in Lane County, with
29% in Springfield and 23% in Eugene. The majority of Springfield
residents (81%) work in Lane County, with 25% working in Springfield
and 40% working in Eugene.

The implication of this data is that most people living or working in
Springfield commute within the Eugene-Springfield area. This commuting
pattern gives Springfield firms access to the workforce within the Eugene-
Springfield region. Even though commutes in Springfield are generally
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shorter than the State average, these commuting patterns create demand
for automotive and other forms of transportation, both within Springfield
and on roads throughout the Eugene-Springtield region.

Increasing energy prices may impact commuting patterns within the
Eugene-Springfield area. The impact is most likely to be greatest for
residents living in the smaller cities around the Eugene-Springfield area
(e.g., Veneta or Oakridge) because the commute to Springfield is longer
from these outlying cities. Willingness to commute by most workers living
and working within Eugene and Springfield is likely to have relatively
little impact from fuel prices, unless prices increase dramatically.

CHANGES IN EMPLOYMENT

The economy of the nation changed in the 1980 to 2006 period. These
changes affected the composition of Oregon’s economy, including Lane
County and Springfield. The most important shift during this period at
the national-level was the shift in employment from a focus on
manufacturing to services. The most important shift in Oregon, including
Lane County and Springfield, has been the shift from a timber-based
economy to a more diverse economy, with the greatest employment in
services. The most important trends and changes in employment for
Springfield over the next 20-years are: shifts in employment, growing
importance of health care, continued importance of manufacturing, and
outlook for growth in Springfield.

SHIFTS IN EMPLOYMENT

Over the past few decades, employment in the U.S. has shifted from
manufacturing and resource-intensive industries to service-oriented
sectors of the economy. Increased worker productivity and the
international outsourcing of routine tasks have lead to declines in
employment in the major goods-producing industries.

In the 1970s Oregon started to transition away from reliance on traditional
resource-extraction industries. An important indicator of this transition is
the shift within Oregon’s manufacturing sector, with a decline in the level
of employment in the Lumber & Wood Products industry» and concurrent
growth of employment in high-technology manufacturing industries
(Industrial Machinery, Electronic Equipment, and Instrumentsx).

2 Lumber and Wood Products manufacturing is in Standard Industrial Classification (SIC) 24

2 SIC 35, 36, 38
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As Oregon has transitioned away from natural resource-based industries,
the composition of Oregon’s employment has shifted from natural
resource based manufacturing and other industries to service industries.
The share of Oregon’s total employment in Service industries increased
from its 1970s average of 19% to 30% in 2000, while employment in
Manufacturing declined from an average of 18% of total employment in
the 1970s to an average of 12% in 2000.

The changes in employment in Lane County have followed similar trends
as changes in national and state employment. Between 1980 and 2006,
Lane County added more than 53,000 jobs. The sectors with the greatest
change in share of employment were Services and Retail Trade, adding
more than 38,500 or 73% of new jobs. Over the 26-year period,
manufacturing added more than 4,000 jobs (8% of new jobs), with the
greatest growth in: Transportation Equipment manufacturing (R.V.
manufacturing), Computer and Electronics manufacturing, and
Machinery manufacturing.

Some industries in the region’s employment base have volatile
employment cycles. These industries typically have boom and bust cycles,
which result cycles of hiring and layoffs. The lumber and wood products
industry is tied to national housing market cycles, with decreased
productivity and employment in slow housing markets. The RV
manufacturing industry is tied to broader national economic trends and
energy price changes. Finally, the region’s high-tech companies are subject
to market trends in the high-tech industry, including changes in
production methods and consumer purchasing patterns. Two major high-
tech firms, Hynix and Sony, located in the Eugene-Springfield region and
closed their production facilities between the mid-1990’s and 2008.

The average pay per employee in Lane County in 2006 was $33,240. The
sectors with above average pay and high employment were: Construction,
Manufacturing, Government, and Health and Social Services. The sectors
with below average pay and high employment were: Retail,
Accommodations and Food Services, and Administration and Support
and Waste Management.

In 2006, Springfield had 27,310 jobs at 1,819 establishments, with an
average firm size of 15 employees. The sectors with the greatest
employees were: Retail (13%), Government (13%), Health Care and Social
Assistance (11%), and Manufacturing (10%). These sectors accounted for
17,863 or 65% of Springtfield’s jobs.
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OUTLOOK FOR GROWTH IN SPRINGFIELD

The State forecasts that employment will continue growing in Lane
County at 1.4% average annual growth, compared with the State average
of 1.3% average annual growth. The sectors that will lead employment
growth in Lane County for the ten-year period are: Health Care & Social
Assistance (adding 5,600 jobs), Government (adding 3,600 jobs),
Professional and Business Services (adding 3,000 jobs), Leisure &
Hospitality (adding 2,800 jobs), and Retail Trade (adding 2,400 jobs).
Together, these sectors are expected to add 17,400 new jobs or 76 % of
employment growth in Lane County. Springfield has a high concentration
of employment in Health Care & Social Assistance, especially with the
relocation of PeaceHealth’s regional hospital to RiverBend. Springfield’s
concentration of employment in health care may further increase based on
where McKenzie-Willamette Medical Center relocates to and the size of
the new hospital.

One way to determine opportunities for economic development is to
determine the sectors with the greatest expected growth in the region
(based on the Oregon Employment Department’s forecast for employment
growth in Lane County between 2006 and 2016) and the greatest
concentration of existing employment in the community (based on a
comparison of employment data in Springfield and the State in 2006).
Sectors with high employment concentration in Springfield and high
growth forecasts are the industry’s most likely to grow. These sectors in
Springfield are: Health and Social Assistance; Administrative and Support
and Waste Management Services; Construction; and Accommodations
and Food Services.

Springfield may have opportunities for growth in other sectors that the
State forecasts will have high growth. Springfield, however, does not
currently have high employment concentrations in some of these sectors:
Arts, Entertainment, and Recreation; Management of Companies and
Enterprises; Professional, Scientific, and Technical Services; and Private
Educational Services.

It is unclear what long-term impact rising fuel and transportation costs
will have on Oregon’s economy, including Springfield. Globalization and
outsourcing of jobs, especially manufacturing jobs, has occurred since the
1980’s, changing the state’s economy. Globalization depends, in part, on
inexpensive transportation of materials and manufactured goods.
Businesses have relocated from areas with lower labor costs, in part,
because transportation costs were low.
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Increases in fuel prices have resulted in higher transportation costs,
decreasing the benefits of lower wages. It is possible that, if fuel and
transportation costs remain high and/or increase, companies may move
to be closer to suppliers or consumers. This effect occurs incrementally
over time and it is difficult to measure the impact in the short-term. If fuel
prices and transportation costs decrease over the planning period,
businesses may not make the decision to relocate (based on transportation
costs) because the benefits of being closer to suppliers and markets may
not exceed the costs of relocation.

REGIONAL BUSINESS ACTIVITY

GROWING IMPORTANCE OF HEALTHCARE

PeaceHealth has recently relocated its main hospital to the Gateway area
in Springfield. The RiverBend campus will have 2,500 PeaceHealth
employees by the end of 2008, in occupations including: physicians,
nurses, medical technicians, other medical staff, environmental services
staff, and food services staff. PeaceHealth started relocating
administrative and other staff to the RiverBend Annex in 2006 (located in
the former Sony disc manufacturing building), which has 700 employees.

The RiverBend campus will attract additional firms. For example, Oregon
Medical Labs, Oregon Imaging Center, and the Northwest Specialty
Clinics will have approximately 350 staff and physicians at the RiverBend
campus. The RiverBend Pavilion will have about 300 employees, at the
Oregon Medical Group, Oregon Imaging, and other medical businesses.

Employment in health care may also increase in Springfield, depending
on where McKenzie-Willamette Medical Center locates its new facility. If
the new facility is located in Springfield and if the facility is bigger and
employs more people than the existing hospital, Springfield will have
another major healthcare center as well as more healthcare employment.

CONTINUED IMPORTANCE OF MANUFACTURING

Manufacturing continues to be important to the economy in Springfield
and in Lane County. Manufacturing accounted for 14% of employment
(more than 20,000 jobs) in Lane County and 10% of employment (more
than 2,700 jobs) in Springfield in 2006.» Manufacturing industries continue
to offer jobs with above-average wages, making these jobs more desirable.

2 Oregon Employment Department
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Manufacturing grew slowly in Lane County between 1980 and 2006, at an
average annual rate of 0.3%, adding more than 4,000 jobs. The State
forecasts continued growth in manufacturing at the same rate over the
2006 to 2016 period.

Manufacturing is a traded sector industry, which brings revenue into
Oregon and Lane County from outside the State. The following
manufacturing industries accounted for two-thirds ($11 billion) of revenue
from exports in Oregon in 2007: Computer & Electronic Production,
Transportation Equipment, Machinery Manufacturers, Chemical
Manufacture, and Primary Metal Manufacturers.» These industries are all
present in Lane County, accounting for 44% of manufacturing
employment in the County.

Continuing changes in the economy may impact manufacturing in Lane
County. For example, high energy prices may have been a factor in the
decrease of RV manufacturing in Lane County, which has resulted in the
layoff of employees beginning in 2006. In addition, the economic
downturn and consolidation of the paper manufacturing industry may
result in layoffs in firms that manufacture wood products and paper.

Although much of this employment is located outside of Springfield, it
affects residents of Springfield, either directly through job layoffs or
indirectly through decreases in economic activity.

TOURISM IN LANE COUNTY

Tourism brings economic activity into Lane County from outside sources.
Tourism expenditures in Lane County in 2006 grew 7.5%, to $553 million,
exceeding the statewide tourism growth rate for the year. Tourism
accounts for about 7,500 jobs in Lane County.

A major source of tourism spending is overnight accommodations. In
2008, the Eugene-Springfield Region had 3,118 total rooms. Occupancy
rates varied from 59% in fiscal year 2002 and 2003 to 72% in fiscal year
2006. Springfield levies a 9.5% transient lodging tax on overnight
accommodations. Between 2000 and 2008, Springfield’s lodging tax
revenue varied from $1.2 million in fiscal year 2004 to $1.6 million in fiscal
year 2007. Springtield’s transient lodging tax revenues accounted for
about one-quarter of total County lodging tax revenues.

» “Economic Data Packet, Mary 2008,” Oregon Economic And Community Development Department
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SIGNIFICANCE OF AGRICULTURE IN LANE COUNTY

Agriculture continues to be important in Lane County’s economy. In 2002,
Lane County had approximately $88 million in total gross sales from
agriculture. The top five agricultural products in Lane County in 2002
were: Nursery and greenhouse ($21 million); milk and dairy ($10.3
million): cattle and calves ($7.6 million), fruits, tree nuts, and berries ($6.7
million); and vegetables, melons, potatoes, and sweet potatoes ($5.6
million).

While agriculture is an important source of economic activity in Lane
County, Springfield has relatively little agricultural employment within
the UGB. In 2006, about 1% of Springfield’s covered employment (282
employees) were employed in the Agriculture, Forestry, Fishing, and
Mining sectors. About half of these jobs (136 employees) were in Forestry
and Logging. Consistent with statewide land use policy, land within the
Springfield UGB is committed for future urban uses, rather than
agricultural uses.

SPRINGFIELD’S COMPARATIVE ADVANTAGES

Economic development opportunities in Springfield will be affected by
local conditions as well as the national and state economic conditions
addressed above and described in Appendix A. Factors affecting future
economic development in the Springfield include its location, availability
of transportation facilities and other public facilities, quality and
availability of labor, and quality of life. Economic conditions in
Springfield relative to these conditions in other portions of the Lane
County and southern Oregon form Springfield’s comparative advantage
for economic development. Springfield’s comparative advantages have
implications for the types of firms most likely to locate and expand in
Springfield.

There is little that Springfield can do to influence national and state
conditions that affect economic development. Springfield can influence
local factors that affect economic development. Springfield’s primary
comparative advantages are its location on I-5, proximity to Eugene,
access to skilled labor, cost of labor, and high quality of life. These factors
make Springfield attractive to residents and businesses that want a high
quality of life where they live and work.

The local factors that form Springfield’s comparative advantage are
summarized below and described in detail in Appendix B.

e Location. Springfield is located in the Southern Willamette
Valley, next to Eugene, between the Willamette River (to the
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south) and McKenzie River (to the north). Interstate 5 runs to
the west of Springfield and Highway 126 runs east-west
through Springfield.

Springfield’s location, access to I-5 and Highway 126, and
proximity to Eugene are primary comparative advantages for
economic development in Springfield. These factors make
Springfield attractive to businesses, especially those wanting to
locate in the Willamette Valley.

e Buying Power of Markets. The buying power of Springfield
and the Eugene-Springfield area forms part of Springfield’s
comparative advantage by providing a market for goods and
services. According to estimates on household spending by
Claritas, households in Springfield are expected to spend about
$937 million in 2008, about 14% of total household expenditures
in the Eugene-Springfield Region. Springfield households spend
an average of $42,700 on commonly purchased items, not
including housing, Springfield’s households spent less than the
regional and nation averages, with about 91% of the $47,000
average expenditures for all households in the Eugene-
Springfield MSA and 84% of national average household
expenditures (Claritas, 2008).

The buying power of households in the Eugene-Springfield
region provides Springfield with a comparative advantage.
Access to households in the Eugene-Springfield Region
provides businesses in Springfield with greater sales potential
than other, smaller cities in the Southern Willamette Valley. As
the population in Springfield (and the Eugene-Springfield
region) grows, Springfield will need to provide more land for
firms that provide services to residents and businesses.

e Transportation. Businesses and residents in Springfield have
access to a variety of modes of transportation: automotive
(Interstate 5, multiple State highways, and local roads); rail
(Union Pacific and Amtrak); transit (LTD); and air (Eugene
Airport). Springfield has excellent automotive access for
commuting and freight movement. Springfield is located along
Interstate 5, the primary north-south transportation corridor on
the West Coast, linking Springfield to domestic markets in the
United States and international markets via West Coast ports.
Springfield has developed along Highway 126, Highway 126 is
the primary east-west highway in Lane County, running from
Florence to Redmond.
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Other transportation options in Springfield include: multiple
Union Pacific rail lines provide freight service; transit service
from the Lane Transit District provides bus service within
Springfield and connects Springfield with Eugene; and the
Eugene Airport provides both passenger and freight service.

Springfield’s access to multiple modes of transportation
provides Springfield with advantages in attracting businesses
that need easy access to I-5 for automotive or some types of
freight movement. Springfield may have disadvantages in
attracting businesses that need large lots and easy access to I-5
(e.g., warehousing and transportation) because of the lack of
buildable industrial land along I-5 near Highway interchanges.

Public Facilities and Services. Provision of public facilities and
services can impact a firm’s decision on location within a
region. Once a business has chosen to locate within a region,
they consider the factors that local governments can most
directly affect: tax rates, the cost and quality of public services,
and regulatory policies.

Springfield’s property tax rate ranges from $16.32 and $18.65
per $1,000 of assessed value, compared with a state average of
$15.20. The property tax rate in Eugene is more variable than
Springfield’s, ranging from $10.31 (possibly located in an area
outside of Eugene’s city limits) to $24.68 per $1,000 of assessed
value.» Springfield’s property tax rates may provide the City
with little comparative advantage in attracting businesses,
relative to Eugene.

The City has sufficient water to meet expected residential and
employment needs. The local water provider, Springtield Utility
Board (SUB), is not concerned about its ability to supply water
to any type of industry, including water-intensive industries
like food processing. SUB has lower water rates than the
national average. The combination of available and lower cost
water may be an advantage to attracting some types of
businesses to Springfield.

Based on discussions with staff at SUB, Springfield expects to be
able to meet demand for wastewater services resulting from

2 Property tax rates for Springfield and Eugene are a composite of the rates for all properties with an address in Eugene or
Springfield. It is almost certain that some of these properties is located outside of both the Eugene and Springfield urban
growth boundaries and are subject to unincorporated Lane County tax rates.
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expected growth. The City expects to provide service to 6,100
new equivalent dwelling units, which includes residences and
businesses, over the next 20-years.

Public Policy. Public policy can impact the amount and type of
economic growth in a community. The City can impact
economic growth through its policies about the provision of
land, redevelopment, and infill development. Success at
attracting or retaining firms may depend on availability of
attractive sites for development, especially large sites. For
example, Springfield was attractive as a location of
PeaceHealth’s new hospital because the City had a large,
relatively flat site located relatively near to Interstate 5 and
Beltline Highway.

Springfield’s decision makers articulated their support for
provision of employment land through the economic
development strategy and in other policy choices. Objectives in
the economic development strategy supporting the provision of
employment land include objectives to: (1) provide employment
land in a variety of locations, configurations, and site sizes for
industrial and other employment uses, (2) provide an adequate
competitive short-term supply of suitable land to respond to
economic development opportunities as they arise, (3) reserve
sites over 20-acres for special developments and industries that
require large sites, and (4) provide adequate infrastructure to
sites.

The economic development strategy also includes objectives
that support redevelopment of existing land within the UGB,
especially in Downtown and in Glenwood, and infill
development. In addition, the City is promoting redevelopment
in Downtown through the creation of the Urban Renewal
District in Downtown Springfield.»

Labor Market. The availability of labor is critical for economic
development. Availability of labor depends not only on the
number of workers available, but the quality, skills, and
experience of available workers as well.

77 Some of the redevelopment in Downtown and Glenwood may result in redevelopment of existing buildings, replacing old
buildings with new buildings, but may not result in an increase in employment capacity in the new building. This study
identifies land with redevelopment potential as land on which development has already occurred but on which, due to
present or expected market forces, there exists the potential that existing development will be converted to more intensive
uses (providing additional employment capacity) during the planning period.

Springfield Economic Opportunities Analysis August 2015 ECONorthwest Page 57



Commuting is common in Springfield. About 40%of the people
who live in Springfield commute to Eugene for work. Less than
one-third of Springfield’s workers live in Springfield. The
implication of this workforce analysis is that, while only one-
third of Springfield’s workforce lives within the City,
Springfield is able to attract educated workers from most of
Eugene and surrounding areas in Lane County.

It does not appear that workforce will be a constraint on
employment growth in Springfield. Springfield should be able
to continue to draw on residents of Eugene for workers, even if
energy prices continue to rise but Springfield’s ability to attract
workers from outside of the Eugene-Springfield area may be
negatively impacted by continued increases in energy prices.

Opportunities for workforce training and post-secondary
education for residents of the Eugene-Springfield area include:
the University of Oregon, Lane Community College, Northwest
Christian College, and Gutenberg College.
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Chapter 4

Land Demand and
Site Needs in Springfield

OAR 660-009 requires cities to maintain a 20-year inventory of sites
designated for employment. To provide for at least a 20-year supply of
commercial and industrial sites consistent with local community
development objectives, Springfield needs an estimate of the amount of
commercial and industrial land that will be needed over the planning
period. Demand for commercial and industrial land will be driven by the
expansion and relocation of existing businesses and new businesses
locating in Springfield. The level of this business expansion activity can be
measured by employment growth in Springfield.

This chapter and Appendix C (which presents the full forecast of
employment growth and site needs) addresses the requirements of OAR
660-009-0015(2) for the City to “identify the number of sites by type
reasonably expected to be needed to accommodate the expected
employment growth based on the site characteristics typical of expected
uses. Cities and counties are encouraged to examine existing firms in the
planning area to identify the types of sites that may be needed for
expansion.”

Figure 4-1 shows the process for identifying Springtield’s site needs. The
process involved identifying potential growth industries, in the form of
target industries, and identifying characteristics of sites needed by these
industries. The process also involved forecasting employment growth in
Springfield and allocating that employment growth to building types (e.g.,
general industrial or office buildings) and site sizes (by acres).

Chapter 4 presents Springfield’s potential growth industries and
summarizes the employment forecast (which is documented in detail in
Appendix C). Chapter 5 describes the site needs of the target industries.
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Figure 4-1. Process for identifying site needs in Springfield.
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POTENTIAL GROWTH INDUSTRIES

An analysis of growth industries in Springfield should address two main
questions: (1) Which industries are most likely to be attracted to the
Eugene-Springfield area? and (2) Which industries best meet Springfield’s
economic objectives? The types of industries that Springfield wants to
attract to meet economic development objectives: high-wage, stable jobs
with benefits; jobs requiring skilled and unskilled labor; employers in a
range of industries that will contribute to a diverse economy; and
industries that are compatible with Springfield’s community values.

KEY TRENDS AFFECTING EMPLOYMENT GROWTH

Previous chapters reviewed historical growth trends by industry in the
Eugene-Springfield Region and Lane County since 1980 and employment
in Springfield. A review of key historical trends in employment in the
Eugene-Springfield Region can help identify potential growth industries
in Springfield. In other words, economic opportunities in Springfield are a
function of regional historical trends and future economic shifts.

While nearly all sectors of the economy in the Region experienced growth
over this period, some sectors grew faster than others, resulting in a shift
in the distribution of employment by sector. Key historical trends include
in the 1980 to 2007 period include:

e A substantial increase in the share of employment in Services,
which increased from 23% to 42% of covered employment in Lane
County.

e A decrease in the share of employment in Retail Trade, from 21% to
13%. The number of jobs in retail did not decrease substantially
over the 27-year period (a loss of nearly 550 retail jobs) but growth
in retail jobs lagged behind growth in other sectors, especially
service sectors.

e A decline in the share of employment in Manufacturing, which fell
from 20% to 13% of covered employment.

e A decline in the share of employment in Government, which
decreased from 20% to 16% of covered employment.

Together, these sectors represent about 84% of employment in the County.
Other sectors of the County’s economy have a relatively stable and small
share of the County’s employment.
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Historical employment trends show a substantial shift in the Region’s
economy that mirrored shifts in the State and national economies,
specifically the substantial growth in Services and decline of
Manufacturing. While these trends are expected to continue into the
future, future shifts are not expected to be as dramatic as those
experienced over the past twenty years. There are several reasons for this
expectation (e.g., that the future will be somewhat different that the past):

e Growth in the Services sector has matured and should track more
closely with overall employment and population growth rather
than continuing to gain a substantial share of total employment.

e The decline in Manufacturing was due, in part, to decreased timber
harvests and the outsourcing of production to facilities in countries
with lower costs. Timber harvests are expected to level off and
increase in the future as commercial forests that were replanted
since the 1970s grow to a harvestable size. While outsourcing will
continue, much of what can be outsourced has already gone.
Remaining Manufacturing firms are tied to their region to be near
supplies or markets, or manufacture specialized goods were small
production quantities, fast turn-around times, and the need for
quality limit the ability to outsource.

e The mix of Manufacturing jobs in the Eugene-Springfield Region
changed over the past twenty years with declines in Wood
Products and the growth of employment in Recreational Vehicle
(RV) manufacturing, machinery manufacturing, metals
manufacturing, and high-tech industries, such as Computer and
Electronics Manufacturing.

BUSINESS CLUSTERS IN SPRINGFIELD

One way to assess the types of businesses that are likely to have future
growth in an area is to examine relative concentration and employment
growth of existing businesses. This method of analysis can help determine
relationships and linkages within in industries, also called industrial
clusters. Sectors that are highly concentrated (meaning there are more
than the “average” number of businesses in a sector in a given area) and
have had high employment growth are likely to be successful industrial
cluster. Sectors with either high concentration of businesses or high
employment group may be part of an emerging cluster, with potential for
future growth.

The sectors with the most growth potential (identified in Chapter 3) are:
Health and Social Assistance; Administrative and Support; Construction;
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and Accommodations and Food Services. Other sectors with growth
opportunities are: Arts, Entertainment, and Recreation; Management of
Companies and Enterprises; Professional, Scientific, and Technical
Services; and Private Educational Services.

Table 4-1 shows existing and potential business clusters in Springfield.
The clusters identified in Table 4-1 are based on employment trends,
Springfield’s comparative advantages, the OED’s employment forecast for
Lane County, the types of firms that have considered locating in
Springfield, and analysis of existing and developing business clusters in
Springfield and Lane County.

Table 4-1. Existing and potential business clusters in Springfield

3,400 new jobs in 2008
Additional medical services
Additional services

Employment at a new or expanded
McKenzie-Willamette Hospital Facility

Cluster Employment Potential Secondary Employment
Medical Associated with RiverBend Regional Associated with RiverBend and
Services Medical Center: McKenzie Willamette hospitals:

Medical Services and Suppliers
Research and Education

Medical equipment manufacturing
Non-medical office space

Services like retail, restaurants,
financial services, etc.

Manufacturing

Growth potential depends on firms growing
locally or choosing to locate in Springfield.

Types of firms include:
e Food processing
High-tech electronics
Recreational Equipment
Medical Equipment manufacturing.

Furniture manufacturing

Specialty apparel

¢ Cottage industries such as jewelry,
apparel, or personal care products

¢ Plastics manufacturing

Manufacturing of related or
complementary products

Additional manufacturing

Services like retail, restaurants,
financial services, etc.

choosing to locate in Springfield. Eugene
and Springfield have advantages for
attracting call centers because of the pool
of trained call center workers.

Wood Growth potential depends on the Services like retail, restaurants,
Products and | international demand for wood products. financial services, etc.

Specialty The existing wood products and paper

Wood manufacturing cluster is evolving based on

Products industry innovation.

Call Centers Growth potential depends on firms Back-office functions for companies

with call centers

Services like retail, restaurants,
financial services, etc.
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Cluster Employment Potential Secondary Employment
Back-Office Growth potential depends on firms growing | Related back-office functions (if a
Functions locally or choosing to locate in Springfield. cluster grows)

There is a lot of national competition for Services like retail, restaurants,
these functions. financial services, etc.

Tourism Growth potential depends on holding Services like hotels, retail, restaurants,
events in the Eugene-Springfield area that | arts and entertainment, etc.
attract visitors.

Growth may also depend on development
of infrastructure to attract and service
visitors, such as hotels or outdoor activities.

High-tech Growth potential depends on firms growing | Service and materials providers
locally or choosing to locate in Springfield. Services like retail, restaurants,
Types of firms include: financial services, etc.

o Software development

e Computer electronics

e Computer service providers
o Data centers

Biotech Growth potential depends on firms Related biotech firms
lot of national competition for these firms. providers
Springfield has advantages in attracting Services like retail, restaurants,
these firms because of the University of financial services, etc.

Oregon’s work in Biotech, presence of
Invitrogen, and national growth in the
industry.

TARGET INDUSTRIES

Goal 9 requires cities to identify the number and characteristics of sites
“the number of sites by type reasonably expected to be needed to
accommodate the expected employment growth based on the site
characteristics typical of expected uses (OAR 660-009-0014(2)).” In
developing this assessment, cities are encouraged to examine existing
tirms in the planning area to identify the types of sites that may be needed
for expansion (OAR 660-009-0015(2)). Cities are required to “estimate the
types and amounts of industrial and other employment uses likely to
occur in the planning area,” taking into consideration relevant economic
advantages and disadvantages (OAR 660-009-0015(4)).

Identifying the number and characteristics of needed sites starts with
understanding the types of businesses that may locate in Springfield over
the 20-year planning period. Consistent with the requirements of Goal 9,
these industries are grouped into “major categories of industrial or other
employment uses” (OAR 660-009-0015(1)). This grouping is commonly
referred to as “target industries.”
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The target industries for Springfield were identified based on a range of

factors:

Springfield’s existing employment base and the clusters of
businesses in Springfield, such as those shown in Table 4-1,
Table A-12, or Table A-7.

Springfield’s comparative advantages, especially Springfield’s
location in the Southern Willamette Valley next to Eugene, the
easy access to Interstate 5 in Springfield, and the availability of
educated and trained labor force from across the region.

Local and regional economic trends, such as changes in regional
employment (Table A-5), changes in regional business clusters,
growth in tourism (Table A-13), growth in agriculture
production (Table A-14), or forecasts for regional employment
growth (Table A-16).

National and statewide economic trends over the last three
decades, such as growth in services or decline in wood products
manufacturing.

Local and regional demographic trends, such as population
growth and growth in people over age 60.

Existing businesses and business clusters in Springfield, such as
those identified in Table 4-1.

Springfield’s economic development objectives, such as:

o Increasing employment in regional clusters, including:
Health Care, Communication Equipment, Information
Technology (Software), Metals (Wholesalers), Processed
Food and Beverage, Wood & Forest Products, and
Transportation Equipment.

o Recruiting businesses that pay higher than average
wages for the region.

The characteristics of Springfield will affect the types of businesses most
likely to locate in Springfield. Springfield’s attributes that may attract
tirms are: the City’s proximity to I-5, high quality of life, proximity to the
University of Oregon, the presence of the RiverBend campus, positive
business climate, availability of skilled and semi-skilled labor, and
proximity to indoor and outdoor recreational opportunities. The types of
businesses that may be attractive to Springfield include:

e Medical Services. The development of a regional medical center
cluster at RiverBend presents an opportunity to attract medical
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firms, medical research firms, and other professional services.
PeaceHealth is in the process of attracting these firms, through
development of a research-oriented relationship with OHSU and
the University of Oregon. The possible expansion of the McKenzie-
Willamette Medical Center in Springfield presents additional
opportunities for attracting medical services and employment in
healthcare.

Services for seniors. Springfield’s growing population of retirees
or near retirees, may attract or create demand for health services
that provide services to older people, such as assisted living
facilities or retirement centers. These facilities may prefer to locate
in relatively close proximity to RiverBend or McKenzie-Willamette.

Manufacturing. Springfield’s attributes may attract small scale
manufacturing firms (e.g., firms with fewer than 50 employees).
Springfield may also be attractive to large manufacturing firms,
provided that land is available for development. Examples of
manufacturing include medical equipment, high-tech electronics,
recreational equipment, furniture manufacturing, specialty apparel,
and other specialty manufacturing.

Specialty Food Processing. Springfield’s proximity to agricultural
resources may make the City attractive to specialty food processing
tirms, such as those that specialize in organic or natural foods or
wineries.

High-Tech. Springfield’s access to highly educated labor, access to
comparatively inexpensive electricity, and high quality of life may
make Springfield attractive to high-tech firms. The types of firms
that may be attracted to Springfield range from high-tech
manufacturing to data centers to software development.

Professional and Technical Services. Springfield’s attributes make
it attractive to businesses that need access to educated workers and
want a high quality of life. These types of businesses could include
engineering, biotechnology, research, and other professional
services that are attracted to high-quality settings.

Springfield’s reputation as a blue-collar community may present
challenges in attracting these types of businesses. Recent trends and
efforts by the City suggest the reputation as a blue-collar
community is in the process of changing. The City can facilitate this
change through building off of the medical cluster forming at
RiverBend and through promoting Springfield as a good place to
locate professional service firms.
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e Call Centers. The existing call center cluster including Symantec
and Royal Caribbean may attract other call centers to Springfield.
The potential for growth in call centers in the Eugene-Springfield
area will be dependent of the availability of skilled labor.

e Back-Office Functions. Springfield’s high quality of life and
relatively low wages may attract back-office functions, such as
Hawes Investments’ offices in Springfield. Back-office functions
include administrative functions, such as accounting or information
technology. The potential for growth in back-office functions may
be limited by national competition for this type of employment.
Springfield may be more successful at attracting back-office
functions for firms that have a reason to locate in the Region, such
as firms with corporate headquarters on the West Coast or firms
that do a substantial amount of business in the Willamette Valley.

e Tourism. Visitors may be attracted to Springfield to take advantage
of recreational opportunities and other amenities. They may also be
attracted as a result of regional events, such as the Olympic Track
and Field trials, the Oregon Country Fair, or the University of
Oregon Bach Festival. Industries that serve tourists, such as food
services and accommodations, are likely to grow if tourism
increases.

e Green businesses. There is no clear definition of what constitutes a
green industry or business. In general, green businesses are those
that produce products or services that improve or maintain
environmental quality, as described in Appendix A. Opportunities
for environmentally conscious businesses are growing. The types of
green businesses that may choose to locate or expand in Springfield
includes: green construction firms (e.g., firms that use LEED-
certified building practices), organic food processing, sustainable
logging and/or lumber products manufacturing, or alternative
energy production (e.g., manufacturing solar panels or bio-fuels).

e Corporate Headquarters. Springfield’s quality of life, location
along I-5, and availability of educated workers may make
Springfield attractive as a place to locate corporate headquarters.
These same qualities, combined with the relatively low cost of
semi-skilled labor and cluster of call centers, make Springfield
attractive as a place to locate back-office functions, such as call
centers.

e Services for Residents. Population growth will drive development
of retail and government services, especially education, in
Springfield.
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Government and Public Services. Springfield will continue to be
the location for institutions such as: Springfield City Services, State
services such as the Department of Motor Vehicles and Oregon
Department of Transportation offices, the Springfield School
District, and the Springfield Utility Board.

OAR 660-009-0025 requires cities designate sufficient land for
employment to accommodate forecast needs. OAR 660-009-0025(1) and (2)
articulate the requirements:

(1) Identification of Needed Sites. The plan must identify the
approximate number, acreage and site characteristics of sites
needed to accommodate industrial and other employment uses to
implement plan policies. Plans do not need to provide a different
type of site for each industrial or other employment use.
Compatible uses with similar site characteristics may be combined
into broad site categories. Several broad site categories will
provide for industrial and other employment uses likely to occur
in most planning areas. Cities and counties may also designate
mixed-use zones to meet multiple needs in a given location.

(2) Total Land Supply. Plans must designate serviceable land
suitable to meet the site needs identified in section (1) of this rule.
Except as provided for in section (5) of this rule, the total acreage
of land designated must at least equal the total projected land
needs for each industrial or other employment use category
identified in the plan during the 20-year planning period.

Thus, Springfield must identify the characteristics of “needed” sites and
designate enough land to accommodate the needs. Table 4-2 shows a list
of target industries and what plan designations in which the uses would
be allowable. The conclusion is that each target industry is allowed in
multiple plan designations.
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EMPLOYMENT FORECAST

To provide for an adequate supply of commercial and industrial sites
consistent with plan policies, Springfield needs an estimate of the amount
of commercial and industrial land that will be needed over the planning
period. Goal 9 requires cities identify “the number of sites by type
reasonably expected to be needed to accommodate the expected
employment growth based on the site characteristics typical of expected
uses.” The number of needed sites is dependent on the site requirements
of employers. The estimate of land need is presented in the site needs
analysis in the next section.

Demand for commercial and industrial land will be driven by the
expansion and relocation of existing businesses and new businesses
locating in Springfield. The level of this business expansion activity can be
measured by employment growth in Springfield. This section presents a
projection of future employment levels in Springfield for the purpose of
estimating demand for commercial and industrial land.

The EOA presents a forecast for employment growth for Springfield for
the 2010 to 2030 period. The City’s intent was to adopt this EOA in 2010
and the City noticed DLCD of this intent on October 30, 2009.» As a result,
the employment forecast was developed in 2008 and is based on 2006
Quarterly Census of Employment and Wages (QCEW) data.

Appendix C presents the process used to arrive at the employment
forecast for Springfield. Table 4-3 shows that employment is forecast to
grow by 13,440 employees (a 32% increase) between 2010 and 2030.

28 Springfield submitted a notice to adopt the 2009 Economic Opportunities Analysis on October 30, 2009. The date of the first
evidentiary hearing in the notice was December 15, 2009, with a final hearing in July 2010. The purpose of this hearing was to
provisionally adopt by resolution a draft Commercial and Industrial Building Lands Inventory, Economic Opportunities
Analysis, Economic Development Objections and Implementation Strategies in order to carry out mandate of 2007 Or Laws
Chapter 650 requiring Springfield to establish its own Urban Growth Boundary. The Resolution recognizes the that action
was an interim step and that further steps were needed before adoption of a final inventory, analysis, and determination of
capacity.

The City submitted notice with policy amendments to DLCD on December 31st, 2009, with a first evidentiary hearing on
February 17, 2010. This notice included the 2009 Economic Opportunities Analysis.
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Table 4-3. Employment growth in
Springfield’s UGB, 2010-2040

Total

Year Employment
2008 41,133
2010 42,284
2030 55,724
2030 55,724
2031 56,498
2032 57,283
2033 58,079
2034 58,886
2035 59,704
2036 60,534
2037 61,375
2038 62,228
2039 63,093
2040 63,970

Change 2010 to 2030

Employees 13,440
Percent 32%
AAGR 1.4%

Source: ECONorthwest

Springfield is part of the regional economic center in the Southern
Willamette Valley region. The ratio of population to employment will
decrease from 1.6 people per job to 1.5 people per job between 2008 and
2030. This change shows that employment will grow faster than
population in Springfield, suggesting that some Springfield businesses
will continue to have employees who commute from Eugene or other
cities in the region.

Table 4-4 shows the forecast of employment growth by building type in
Springfield’s UGB in 2030. In 2010, a total of about 60% of Springfield’s
employment is in office and other services” building types. About 18% is
in retail, 15% is in general industrial and 7% is in warehousing and
distribution.

For the purpose of the Springfield EOA, building types are used to relate
employment by industry to site needs. In short, the method used to
describe site needs is to group industries based on building and site
characteristics. This is consistent with how real estate markets work for
urban development—demand for land is derived from demand for space.
The type of building and industry is then related to land characteristics
needed (e.g., site needs) to accommodate that industry. It is also consistent
with OAR 660-009-0015(1) which states “Industrial or other employment
uses with compatible site characteristics may be grouped together into
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common site categories. “ For this analysis, ECO relates industries by
NAICS codes to building types which are used as a proxy for site needs.
Each sector has been uniquely assigned to a “typical” building type,
grouped by industrial and commercial uses. Table A-8 in the appendix
shows how industries are related to building types and site needs.

Table 4-4. Forecast of employment growth in by building type,
Springfield UGB, 2010-2030

2010 2030 Change
% of % of 2010 to
Building Type Employment Total |Employment Total 2030
Industrial
Warehousing & Distribution 2,954 7.0% 3,343 6.0% 389
General Industrial 6,457 15.3% 7,523 13.5% 1,066
Commercial
Office 12,561 29.7% 17,274 31.0% 4,713
Retail 7,709 18.2% 9,752 17.5% 2,043
Other Services 12,603 29.8% 17,832 32.0% 5,229
Total 42,284 100.0% 55,724 100.0% 13,440

Source: ECONorthwest

Note: Green shading denotes an assumption by ECONorthwest

Note: The forecast assumes that the share of employment in other services’ building types will increase by
about 2.2% over the 20-year period. We expect that medical employment will grow faster than government
employment, based on historical trends that show government accounting for a decreasing share of
employment and the growing medical cluster in Springfield.

The forecast in Table 4-4 assumes that Springfield will have growth in all
categories of employment. It also assumes that the share of employment
will increase in other services (2.2% increase in share) and 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 and
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
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that while there are always specific criteria that are industry-dependent
and specific firm, many firms share at least a few common site criteria. In
general, all firms need sites that are relatively flat, free of natural or
regulatory constraints on development, with good transportation access
and adequate public services. The exact amount, quality, and relative
importance of these factors vary among different types of firms. This
section discusses the site requirements for firms in industries with growth
potential in the Eugene-Springfield Region, as indicated by the Oregon
Employment Department forecast (see Table A-12 in Appendix A for the
regional forecast).

Appendix C discusses the productive factors that affect business’
locational decisions and the implications of these factors for businesses
that may locate in Springfield. The appendix also discusses the
characteristics of sites needed to accommodate employment growth and
Springfield’s ability to provide sites with these characteristics.

LONG-TERM LAND AND SITE NEEDS

Appendix C presents the process for converting between the employment
forecast to site needs. Table 4-5 presents the estimate of needed sites by
site size and type of building. The results show that Springfield needs
approximately 273 sites. Most sites are small, 2-acres or less. Springfield
needs approximately 24 sites larger than 5-acres, including 4 sites larger
than 20-acres.

Table 4-5. Estimated needed sites by site size and building type,
Springfield, 2010 to 2030
' e ' Site Size (acres)

Less 20 and
than 1 102 2to5 5to20 Larger Total

Warehousing &

Distribution 2 2 3 4 1 12
General Industrial 5 5 4 8 2 24
Office 75 12 13 4 1 105
Retail 55 10 6 2 73
Other Services 44 9 4 2 59
Total 181 38 30 20 4 273

Source: ECONorthwest

The identified site needs shown in Table 4-5 do not distinguish sites by
comprehensive plan designation. It is reasonable to assume that industrial
uses will primarily locate in industrial or campus industrial zones. Retail
and service uses could locate in commercial zones, mixed use zones, and
residential mixed-use zones.
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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
and Glenwood Riverfront District have approved master plans and are
available for immediate development. In addition, the City is currently
developing a Downtown District Plan and Implementation Strategy to
facilitate and promote downtown redevelopment.

RiverBend Node. PeaceHealth’s main hospital at RiverBend
opened in August 2008. The relocation or expansion of other
medical firms to the RiverBend campus is underway. In addition to
these uses, PeaceHealth plans further development of the
RiverBend campus, which is about 72 acres in size. Other uses may
include a mixture of residential development, office and
commercial support services, retail, and educational and research
functions to support collaborations with Oregon Health Services
University and the University of Oregon. Studies for the RiverBend
master plan indicated that there may be demand for additional
office development (400,000-500,000 square feet) and commercial
retail services (50,000 to 70,000 square feet).

Marcola Meadows Node. Marcola Meadows is a master-planned
proposed mixed use project located on a vacant 100-acre parcel in
Springfield. The project is expected to include about 190 single unit
detached homes, about 120 townhouses, about 120 homes in
apartments, and 54 homes for senior living. The total proposed
land requirement of the residential village would be 39 acres.

The Marcola Meadows Master Plan includes a commercial anchor
development, professional offices and retail. The planned
commercial component will occupy about 44 acres. The remaining
land in the development will be used for common open space and
streets.»

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.

29 Marcola Meadows Pre Plan.
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Redevelopment of Glenwood is in the planning stages. The 48-acre
Glenwood Riverfront Plan District is currently designated for
Mixed Use Nodal Development and is available for development.
The City is updating the Glenwood Refinement Plan for the rest of
Glenwood in phases. Goals for redevelopment include developing
residential, employment and mixed use areas, providing transition
between residential and industrial areas, and capitalizing on
Glenwood'’s location between Eugene and Springfield and
riverfront land.»

30 Glenwood Refinement Plan. November 1999.
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Chapter 5 Land Capacity and Demand

This chapter provides a brief summary of the implications of the economic
opportunities needs analysis for the City of Springfield. This study looked
at economic trends and land needs from a regional and local perspective.
This chapter includes a general comparison of land supply and demand.
The comparison of land capacity and demand is followed by a discussion
of the key implications of the EOA for the City of Springfield.

COMPARISON OF LAND CAPACITY AND DEMAND

This section presents an analysis of land availability and capacity for

employment uses in Springfield. Chapter 4 presents an analysis of

potential growth industries in Springfield and the employment forecast

for Springfield. Based on this analysis, Table 5-1 shows a comparison of
land supply and need in terms of sites by site size.

Redevelopment Capacity Table 5-1 uses the inventory of buildable vacant land from

, , Chapter 2.
The City makes the following

assumptions about e Vacant land. The vacant land summary in Table 5-1 is

redevelopment of industrial and summarized from Table 2-9.
commercial land:

e Redevelopable land. The redevelopable land summary
in Table 5-1 makes two assumptions about
redevelopment potential:

» All sites 5 acres and smaller
that were identified as having
redevelopment potential may

redevelop over the 2010-2030 o Sites smaller than five acres. All of the sites smaller

period. than 5 acres with redevelopment potential in Table

> Five sites between 5-20 acres .
and one site 20 acres and 2-11 are shown in Table 5-1.

larger are likely to redevelop
over the 2010-2030 period.
Table 2-12 provides a site-by-

o  Sites larger than five acres. Table 2-12 presents a site-
by-site evaluation of redevelopment potential of

site evaluation of sites identified as potentially redevelopable in Table
redevelopment potential for 2-11. Table 5-1 includes all of the sites identified as
sites larger than 5 acres. providing an opportunity for redevelopment of a 5-

acre site (in Table 2-12) as potentially redevelopable

sites over the planning period.

The results show that Springfield has a deficit of about 2 industrial sites
and 7 commercial and mixed use sites.

31 The redevelopable sites in Table 5-1 are assumed to increase employment capacity on the redeveloped sites. As discussed in
Chapter 2, redevelopment means a net increase in employment capacity, rather than only the replacement of an old building
with a newer building.
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Table 5-1. Comparison of vacant land supply and site needs, industrial and
other employment land, Springfield UGB, 2010-2030
Site Size (acres)
Less 20 and
than1 1to2 2to5 5to20 Larger

Buildable Land Inventory

Vacant
Industrial 72 24 20 12 0
Commercial and Mixed Use 104 14 6 4 0
Potentially Redevelopable
Industrial 122 28 31 6 1
Commercial and Mixed Use 305 20 15 0 0
Total Buildable Sites
Industrial 194 52 51 18 1
Commercial and Mixed Use 409 34 21 4 0
Site Needs
Needed sites
Industrial 7 7 7 12 3
Commercial and Mixed Use 174 31 23 8 1
Surplus (deficit) of sites
Industrial 187 45 44 6 -2
Commercial and Mixed Use 235 3 -2 -4 -1

Source: ECONorthwest.

Note: The redevelopable sites in Table 5-1 are assumed to increase employment capacity on the redeveloped sites. As
discussed in Chapter 2, redevelopment means a net increase in employment capacity, rather than only the replacement of
an old building with a newer building.

Converting the site needs shown in Table 5-1 to an estimate of land needs
requires making assumptions about average site sizes needed in
Springfield. The average site sizes in Table 5-2 are based on empirical
analysis of the size of Industrial and Commercial taxlots with employment
in Springfield in 2006. This analysis involved relating covered
employment data (covered employment in Springfield is shown in Table
C-1) to taxlots in Springfield. The taxlots were grouped into categories of
site size (i.e., less thanl acre, 1-2 acres, etc.) by type of land (i.e., industrial
or commercial/mixed-use). For each group, the average site size was
determined, as shown in Table 5-2. For example, there were 75 Industrial
sites smaller than 1 acre in Springfield with employment, with an average
of 0.5 acres per site.

Table 5-2. Average size of needed sites based on average sizes of
sites with employment in Springfield, Springfield UGB
Site Size (acres)

Less 20 and
than 1 1to 2 2to 5 5to 20 Larger
Industrial 0.5 14 3.0 10.0 63.0
Commercial and Mixed Use 04 1.4 3.2 9.3 60.0

Source: ECONorthwest based on QCEW data
Note: Average site size for sites 20 acres and larger is rounded to the nearest acre.
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Table 5-3 shows sites needed (from Table 5-1) and land need (based on
number of sites needed in Table 5-1 and average site size in Table 5-2). The
results show that Springfield has a deficit in the current UGB of the
following land types for the 2010 to 2030 period:

e Industrial land. Springfield has a need for 126 acres of industrial
land on two sites larger than 20 acres. In the context of this study,
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).

e Commercial sites. Springfield has a need for 104 acres of
commercial land on 9 sites. Springfield’s commercial site needs
range from sites 2 to 5 acres in size to one site that is 60 acres in
size. In the context of this study, commercial use means any use
that would be allowed in a commercial land designation (e.g.,
commercial, commercial mixed use, employment mixed use).

Table 5-3. Comparison of employment land supply and site needs,
Springfield UGB, 2010-2030

Site Size (acres)
Less 20 and
than1 1to2 2to5 5to20 Larger Total

Industrial
Sites needed none  none none none 2 2
Land need (acres) none none none none 126 126
Commercial and Mixed Use
Sites needed none none 2 4 1 7
Land need (acres) none none 6 37 60 104
Total sites needed none none 2 4 3 9
Total acres needed none nhone 6 37 186 230

Source: ECONorthwest

The summary of land needs in Table 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 188 industrial sites and
340 commercial and mixed use sites would redevelop to address land
needs over the 20-year period. In addition to this assumption about
redevelopment, Springfield concludes that all land needs on sites
smaller than five acres would be accommodated through
redevelopment. The City had a deficit of two commercial and mixed use
sites smaller than five acres, which would require six acres of land (Table
5-3).

Table 5-4 shows Springfield’s employment land need, assuming that all
site needs for sites smaller than five acres would be addressed through
redevelopment. Springfield has the need for approximately two
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industrial sites on 126 acres and five commercial and mixed use sites on
about 97 acres that cannot be accommodated within the existing UGB
over the 2010 to 2030 period.

Table 5-4. Employment site and land needs, Springfield UGB, 2010-
2030

Site Size (acres)
Less 20 and
than5 5to20 Larger Total

Industrial
Sites needed none none 2 2
Land need (acres) none none 126 126
Commercial and Mixed Use
Sites needed none 4 1 5
Land need (acres) none 37 60 97
Total sites needed none 4 3 7
Total acres needed none 37 186 223

Source: ECONorthwest

Figure 5-1 summarizes how Springfield will accommodate new
employment based analysis in Chapter 5 and Appendix C. Springfield’s
employment forecast shows growth of 13,440 new employees over the
planning period (Table C-2).

e 14% of new employment (1,918 employees) will locate on land
not designated for employment use, such as residential land
(Table C-12).

e 10% of new employment (1,344 employees) will locate in
existing commercial or industrial built space, such as vacant
buildings or office spaces (Table C-12).

e 22% of new employment (about 2,921 employees) will locate on
potentially redevelopable sites, where redevelopment results
in an increase in the amount of employment accommodated on
the site (Table 5-1 shows assumptions about potentially
redevelopable sites and Table C-6 shows that need for sites
smaller than 5 acres will be accommodated through
redevelopment).

e 54% of new employment (about 7,256 employees) will locate on
land that is currently vacant, including land within the UGB
and sites that Springfield does not currently have within the
UGB (Table 5-1 and Table C-6).
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Figure 5-1. Summary of Location of Employment Growth by Type of
Land, Springfield UGB, 2010-2030

B New Employment on
Potentially
Redevelopable Sites

BNew Employment in
Non-Employment
Designations

ONew Employment in
Existing Built Space

O New Employment on
Vacant Land

Source: ECONorthwest
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CHARACTERISTICS OF NEEDED SITES

The Goal 9 Administrative Rule (OAR 660-009) requires that jurisdictions
describe the characteristics of needed sites (OAR 660-009-0025(1)). The
Administrative Rule defines site characteristics as follows in OAR 660-009-
0005(11):

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

The site needs analysis in Chapter 4 identified site needs in five types of
buildings: warehousing and distribution, general industrial, office, retail,
and other services. The characteristics of needed sites for each of these
building types are described below. All sites will need access to electricity,
phone, and high-speed telecommunications.

The demand for employment sites (summarized in Table 5-1) is driven by
expected employment growth in industries that have historically needed
sites in different size groupings. Table C-6 shows that Springfield has a
deficit of two Industrial sites 20 acres and larger, which may be needed by
target industries such as light manufacturing, high-tech manufacturing,
recreation equipment manufacturing, wood products manufacturing,
medical products manufacturing, alternative energy manufacturing, or
specialty food processing.

Springfield also has a deficit of Commercial and Mixed Use sites,
including: four site 5 to 20 acres in size and one site 20 acres and larger.
The target industries that may locate on these sites include: Medical
Services, Professional and Technical Services, Back-Office Functions, Call
Centers, or Corporate Headquarters. Table 4-2 summarizes the
Comprehensive Plan Designations where Springfield’s target industries
are allowed within Springtield’s existing UGB.

This section describes the site needs of these target industries, focusing on
the deficit of 223 acres of employment land in Springfield identified in
Table 5-4.
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SITE SIZE AND OTHER CHARACTERISTICS

This section presents information about the sites needed by the target
industries based on information by Business Oregon, economic
development efforts in Springfield, a study about industry site needs in
Springfield by Tadzo, and other sources. Appendix C (Tables C-6 to C-11)
present details of research about site needs of Springfield’s target
industries from these sources. Table 5-5 summarizes these site needs.
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SITE NEEDS FOR SPRINGFIELD’S TARGET INDUSTRIES

This section presents a refinement of the discussion of the characteristics
of needed sites in Springfield on pages 59 to 63 of the EOA to describe the
connection between the typical site need and operations of target
industries.

The Goal 9 Administrative Rule (OAR 660-009) requires that jurisdictions
describe the characteristics of needed sites (OAR 660-009-0025(1)). The
Administrative Rule defines site characteristics as follows in OAR 660-009-
0005(11):

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

In Friends of Yamhill County v. City of Newberg, 62 Or LUBA 5 (2010), LUBA
provided a recent interpretation of this requirement, by applying a “two-
prong test” for establishing relevant site characteristics as follows: (1) that
the attribute be "typical of the industrial or employment use" and (2) that
it have "some meaningful connection with the operation of the industrial
or employment use." The first of those prongs, that the attributes be
"typical," appears expressly in OAR 660-009-0015(2), which refers to "site
characteristics typical of expected uses." In upholding LUBA’s two prong
test, the Court of Appeals agreed, “[t]hat 'necessary’ site characteristics are
those attributes that are reasonably necessary to the successful operation
of particular industrial or employment uses, in the sense that they bear
some important relationship to that operation.” Friends of Yambhill County
v. City of Newberg, 240 Or App 738, 747 (2011).

TARGET INDUSTRIES: MANUFACTURING

Springfield identified the following types of target industries in
manufacturing (as part of the General Industrial employment category)
that require sites 5 acres and larger: medical equipment, high-tech
electronics and manufacturing, recreational equipment, furniture
manufacturing, specialty food processing. Table 5-1 shows that
Springfield has a deficit of two sites larger than 20 acres to accommodate
these types of manufacturing businesses, with an average site size of 63
acres. Manufacturing is most likely to occur in an industrial or campus
industrial zone.
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The following summarizes the site characteristics and provides an
overview of the two-prong test established for site characteristics under
Friends of Yamhill County v. City of Newberg, 62 Or LUBA 5 (2010), aff'd 240
Or App 738 (2011).

1. Site size. Sites where manufacturing firms might locate range in
size from 10 to 20 acres and up to 60 acres or more for large-scale
manufacturers. Springfield has a deficit of two sites in the site size
of “20 acres and larger,” which have an average site size of 63 acres.

o Attribute has "some meaningful connection with the

operation of the industrial or employment use" - Site size is
important for manufacturers. The site needs to be large
enough to accommodate the needed built space, as well as
accommodate storage space or space for phased
development. In addition, the site needs to be large enough
to accommodate dedication of public right-of-way and/or
easements that may be needed to extend or increase the
capacity of existing transportation, infrastructure and
utilities to serve the manufacturing use, on-site circulation,
parking and loading, on-site stormwater management, waste
management, and to meet applicable site coverage or open
space requirements, and applicable land use or natural
resource buffers required through the City’s development or
building code regulations.

Table C-7 shows employment estimates for manufacturing
businesses that considered locating in the Eugene-
Springfield area. Size of site is generally connected to levels
of employment, with larger amounts of employment
generally locating on larger sites.

Attribute is "typical of the industrial or employment use" -
OAR 660-009-0005(11) specifically cites “a minimum
acreage” as a site characteristic. The average size of existing
industrial employment sites larger than 20 acres in
Springfield is 63 acres (Table 5-2).

In addition, Business Oregon finds that competitively sized
general manufacturing firms are 10 acres in size and high-
tech manufacturing or campus industrial manufacturing
require 25-acre sites. Industrial businesses that considered
locating in the Eugene-Springfield area needed sites ranging
in size from 10 acres to 200 acres or larger. The Tadzo report
concludes that manufacturers in Springfield’s target
industries that need a 200,000 square foot building require
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sites between 18 and 24 acres and businesses that need a
500,000 square foot building need sites between 45 and 60
acres in size. Major employment sites with industrial uses in
the Portland Metro area range in size from 25 to 160 acres
and average about 50 acres in size.

2. Topography. Manufacturing sites should be relatively flat, with
slopes of not more than 7% and preferably no more than 5%.
Consistent with OAR 660-009-0005(2), Springfield considers sites
with slopes over 7% to be unsuitable for manufacturing uses.

o Attribute has "some meaningful connection with the
operation of the industrial or employment use" - Business
Oregon identifies sites with a slope of less than 5% (or less
than 7% for High Tech Manufacturing or Campus Industrial)
as necessary for a competitive site. Manufacturing buildings
require level floor plates to support efficient physical layout
of equipment, materials staging, assembly, packing and
loading processes, reducing costs and offering maximum
flexibility, as well as level areas to provide for freight access
and pedestrian walkways that meet ADA standards. The
real estate development literature describes the increases in
development costs and other difficulties associated with
industrial development on a sloped site.

o Attribute is "typical of the industrial or employment use" -
OAR 660-009-0005(11) specifically cites “site configuration
including shape and topography” as a site characteristic.
Business Oregon finds that competitive sites generally have
a slope of 5% or less, except high tech manufacturing and
campus industrial, which have a slope of 7% or less.

3. Transportation Access. Manufacturing buildings generally are
located on arterial or major collector streets. Sites need to have
unimpeded access within 15 miles of an interstate highway or
principal arterial road that is designated as a freight route, based on
analysis from Business Oregon (Table C-8).

Many businesses in Springfield, especially the large businesses like
those in Springfield’s target industries, are located as close to
Interstate 5 or a state highway as possible. Map A-1 and Map A-2
show the location of employers in Springfield. Much of
Springfield’s employment base, especially large employers, is
clustered in the Gateway area, within one mile (or less) of I-5. Most
other employers are located along or within one-quarter to one-half
mile of a state highway.
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o Attribute has "some meaningful connection with the
operation of the industrial or employment use" - Distance
from transportation facilities is meaningful because it
directly affects the industry’s time, labor, and fuel costs. Cost
efficient freight movement is necessary for effective and
economical manufacturing operations. Designated Federal,
State, and local freight routes have design features that
ensure freight vehicle movement and weight. This attribute
is meaningful to industry operations because it directly
affects the industry’s travel time, labor and fuel costs to use
lower classification, slower speed streets that are designed
for local traffic

Unimpeded access to designated freight routes that are
designed and constructed to ensure passage of freight
vehicle sizes and weights is meaningful to the operation of
the manufacturing use because it directly affects the
industry’s ability to move its freight vehicles. Local streets
are not designed and built to accommodate heavy freight
vehicles. Avoiding use of the local street network minimizes
traffic conflicts with adjacent residential land uses along
streets not designed for freight vehicles and higher traffic
volumes. This site characteristic also helps to minimize
traffic conflicts on local streets, improve mobility, minimize
adverse effects on urban land use and travel patterns, and
provide for efficient long distance travel, which are all
necessary for effective industrial operations.

o Attribute is "typical of the industrial or employment use" -
OAR 660-009-0005(11) specifically cites the “proximity to a
particular transportation or freight facility such as rail,
marine ports and airports, multimodal freight or
transshipment facilities, and major transportation routes” as
a site characteristic. Business Oregon finds that
manufacturing and industrial firms need to be located
relatively close to an interstate highway or principle arterial
road, generally within 15 minutes or less, for shipping
freight. The literature about siting of industrial buildings,
including manufacturing, is clear that manufactures must be
adjacent to a major transportation facility to optimize supply
chain flows and delivery response time.» Most businesses in
Springfield are located within one-mile of Interstate 5 or
within one-half mile of a state highway.

32 Business Park and Industrial Development Handbook, Urban Land Institute, 2001.
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4. Access to services. City services should be directly accessible to the
site, including sanitary sewer, and municipal water. The pipeline
must be at least 8 inches and some manufacturers may require a 10
inch pipe minimum for both water and wastewater. Some target
industries, such as high tech or specialty food processing, may
require higher volumes of water and wastewater treatment.

o Attribute has "some meaningful connection with the
operation of the industrial or employment use" - Industrial
buildings require access to municipal water, municipal
sanitary sewer, and electricity /gas. At a minimum,
manufacturers must have access to water and wastewater
for typical manufacturing uses. Some manufacturers, such as
high tech or specialty food processors, may require water
and wastewater services as part of their manufacturing
process. Developing a site with direct access to municipal
services is substantially more cost-effective than extending
municipal services to an unserviced site.»

o Attribute is "typical of the industrial or employment use" -
OAR 660-009-0005(11) specifically cites the “specific types or
levels of public facilities, services or energy infrastructure”
as a site characteristic. Business Oregon finds that
competitive sites must have access to urban services,
including water, wastewater, natural gas, electricity, and
major telecommunications facilities.

5. Land assembly. Sites may include one or more tax lots. Sites with
two or fewer owners are necessary (a single owner is most
desirable) to reduce the cost and uncertainty of land assembly.
Consistent with OAR 660-009-0005(2), Springfield considers parcel
fragmentation as a development constraint that directly affects
suitability as defined in OAR 660-009-0005(12).

o Attribute has "some meaningful connection with the
operation of the industrial or employment use" - The cost of
land assembly, in financial terms and in terms of extra time
needed for site assembly, can make developing an industrial
site with multiple land owners infeasible, resulting in the
business choosing not to build on the site and possibly not
locating in Springfield.

3 Miles, Mike E., Haney, Richard L., Bernes, Gayle, “Real Estate Development: Principles and Process,” The Urban Land
Institute, 1997.
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o Attribute is "typical of the industrial or employment use" -
OAR 660-009-0005(2) specifically lists parcel fragmentation
as a development constraint that “ temporarily or
permanently limit or prevent the use of land for economic
development.” Developing an industrial building on a site
with more than two owners requires negotiating land
assembly and purchase from multiple owners. Land
assembly is difficult and often costly for a number of
reasons. People own land for a variety of reasons, such as
desire to develop the land, desire to keep the land
undeveloped, desire to sell the land for a profit. Getting land
owners to sell land can be difficult, especially if the
ownership is legally disputed, such as in the case of
inheritance cases. If a landowner is a willing seller, they may
have an unrealistic expectation of their land’s value, in the
context of comparable land values. In addition, one parcel of
land may have multiple owners, compounding the issues
described above.

Developers attempting land assembly often have difficulty
assembling a site at a cost that makes development
economically viable. When assembling land, developers
often find that owners of key sites are not willing sellers,
have unrealistic expectations of the value of their land, or
cannot get agreement among multiple owners to sell the
land. As a result, developers of industrial buildings typically
choose to develop sites with one or two owners.

TARGET INDUSTRIES: LARGE OFFICE EMPLOYERS

Springfield identified the following types of large office employers as
target industries that require sites of five acres or larger: high tech,
corporate headquarters, biotech, professional and technical services, back
office, and medical services. These and other target industries may locate
on stand-alone sites or may locate in business parks. The types of
buildings may be typical office buildings, flex buildings,» or multiple
buildings in a “campus” environment.

Large office employers are likely to locate in commercial or mixed-use
zones, with some large office employers (e.g., high tech, biotech,

3 Flex space is buildings that could be used for light industrial, office space, or both. Flex space typically has less costly
finishing and improvements, such as having bare concrete floors rather than carpet. Businesses that sometimes occupy flex
space include plumbing or electrical contractors, computer technology companies such as internet service providers or some
software businesses, or service firms that prefer a more “industrial” feeling to their office space, such as some architecture
firms.
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professional or technical services, back office) locating in mixed-
employment zones, such as campus industrial. Table C-6 shows that
Springfield has a deficit of four site 5 to 20 acres in size (average site size
of 9.3 acres) and one site 20 acres and larger (average site size of 60 acres).

The following summarizes the site characteristics and provides an

overview of the two-prong test established for site characteristics under
Friends of Yamhill County v. City of Newberg, 62 Or LUBA 5 (2010), aff'd 240
Or App 738 (2011).

1. Site size. Sites for office, flex, and business parks where businesses
might locate range in size from 10 to 20 acres in size to 75 or 100
acre business parks to very large (multi-hundred acre) sites for
large employers.

o Attribute has "some meaningful connection with the
operation of the industrial or employment use" - Site size is
important for businesses locating in office, flex, or business
parks. The site needs to be large enough to accommodate the
needed built space. In addition, the site needs to be large
enough to accommodate commercial activities, meet
landscaping requirements, meet parking requirements,
dedication of public right-of-way and/or easements that
may be needed to extend or increase the capacity of existing
transportation or infrastructure to serve the businesses, on-
site stormwater management, waste management. Sites
must also be large enough to meet applicable site coverage
or open space requirements, and applicable land use or
natural resource buffers required through the City’s
development or building code regulations.

o Attribute is "typical of the industrial or employment use" -
OAR 660-009-0005(11) specifically cites “a minimum
acreage” as a site characteristic. The Tadzo report concludes
that large employers in target industries (e.g., Back Office,
Corporate Headquarters, and Professional and Technical
Services) may require sites of 8 to 12 acres to 100,000 square
foot buildings or sites of 16 to 24 acres for 200,000 square
foot buildings. These and other target industries may locate
in business parks. Key characteristics of business parks in
the Portland Metro region are sites of 25 to 100 acres, with
500,000 to 750,000 square feet of built space.

2. Topography. Sites for office, flex, and business parks businesses
should be relatively flat, with slopes of not more than 15%.
Consistent with OAR 660-009-0005(2), Springfield considers sites
with slopes over 15% to be unsuitable for large office employers.
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o Attribute has "some meaningful connection with the
operation of the industrial or employment use" -
Commercial developments can occur on land with low- to
moderate slopes. For the purposes of this analysis, including
in the buildable lands inventory, the maximum slope that is
appropriate for commercial development is 15%.
Commercial buildings on sites with higher slope pose
engineering challenges that increases costs and reduces
building flexibility, as well as pose challenges for freight
delivery. In addition, client and employee access is an
important factor in commercial buildings. Sites with steeper
slopes will require greater investment in pedestrian
walkways that meet ADA standards. The real estate
development literature describes the increases in
development costs and other difficulties associated with
commercial development on a more sloped site.

o Attribute is "typical of the industrial or employment use" -
OAR 660-009-0005(11) specifically cites “site configuration
including shape and topography” as a site characteristic.
Commercial sites, including the business parks and office
developments in Portland, are generally relatively flat.

3. Transportation Access. Commercial office, flex, and business park
buildings generally locate on arterial or major collector streets, to
ensure that there is sufficient automotive access for employees and
customers, as well as for the visibility of a location along a major
road. Large office, flex, and business park buildings need to have
access to an arterial or state highway. In addition, transit access is
important for Springfield’s commercial office, flex, and business
park buildings, especially those with many employees and
customers and for businesses that employ and serve segments of
the population without access to an automobile.

Many businesses in Springfield, especially the large businesses like
those in Springfield’s target industries, are located as close to
Interstate 5 or a state highway as possible. Map A-1 and Map A-2
show the location of employers in Springfield. Much of
Springfield’s employment base, especially large employers, is
clustered in the Gateway area, within one mile (or less) of I-5. Most
other employers are located along or within one-quarter to one-half
mile of a state highway. Large office employers that have located in
Springfield over the last decade have located in the Gateway area,
such as RiverBend Hospital, Symantec, Pacific Source, or Royal
Caribbean Cruise Lines.
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o Attribute has "some meaningful connection with the
operation of the industrial or employment use" - This site
characteristic helps to minimize the amount of traffic on
local streets, minimize commercial traffic in residential
neighborhoods, improve mobility, minimize adverse effects
on urban land use and travel patterns, and provide for
efficient long distance travel, which are all necessary for
effective commercial operations. A location with access to an
arterial or state highway will have greater visibility, which is
important to businesses that depend on in-person customer
access. A location with access to mass transit within one-half
mile will provide transportation opportunities for
employees and customers without access to an automobile.

o Attribute is "typical 