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D I A G R A M A N D T H E S P R I N G F I E L D Z O N I N G M A P / M A R C O L A M E A D O W S . 

ITEM TITLE: 

ACTION 
REQUESTED: 

Con t inue cons idera t ion of the p roposed Me t ro P lan d i a g r a m and Spr ingf ie ld Zon ing 
M a p a m e n d m e n t s begun o n M a y 7 r th. 

A N O R D I N A N C E A M E N D I N G T H E E U G E N E - S P R I N G F I E L D M E T R O P O L I T A N 
G E N E R A L P L A N D I A G R A M BY R E D E S I G N A T I N G 56 A C R E S F R O M C A M P U S 
I N D U S T R I A L T O : C O M M U N I T Y C O M M E R C I A L ; M E D I U M D E N S I T Y 
R E S I D E N T I A L / N O D A L D E V E L O P M E N T A R E A ; A N D C O M M E R C I A L / N O D A L 
D E V E L O P M E N T A R E A O N L A N D L O C A T E D N O R T H O F M A R C O L A R O A D A N D 
W E S T O F 2 8 t h / 3 1 s t S T R E E T S . 

A N O R D I N A N C E A M E N D I N G T H E S P R I N G F I E L D Z O N I N G M A P BY R E Z O N I N G 
56 A C R E S F R O M C A M P U S I N D U S T R I A L T O : C O M M U N I T Y C O M M E R C I A L , 
M E D I U M D E N S I T Y R E S I D E N T I A L ; A N D M I X E D U S E C O M M E R C I A L O N L A N D 
L O C A T E D N O R T H O F M A R C O L A R O A D A N D W E S T O F 28 T H /31 S T S T R E E T S . 

I S S U E T h e City Counc i l ' s approva l , on May 7 t h, o f a reques t to ho ld t he record o p e n has 
S T A T E M E N T : resul ted in the submi t ta l o f add i t iona l wr i t ten mater ia ls relat ing to the p roposed 

Met ro Plan d i a g r a m and Spr ingf ie ld Zon ing M a p a m e n d m e n t s . T h e s e mater ia ls a re 
a t tached for the Ci ty Counc i l ' s rev iew and cons idera t ion . 

A T T A C H M E N T S : A t t achmen t 1 Sta f f Ove rv iew /Conc lus ion a n d R e c o m m e n d a t i o n 
A t t achmen t 2: Wr i t ten Mater ia ls Submi t ted by Ne ighbor ing Proper ty O w n e r s 
A t t a c h m e n t 3: Wr i t ten Mater ia ls Submi t ted by G o a l 1 Coal i t ion 
A t t achmen t 4: Wr i t ten Mater ia ls Submi t t ed by the App l i can t 
A t t achmen t 5: Rebut ta l Mater ia ls Submi t t ed by the App l i can t 
A t tachmen t 6: M a y 7 t h Ci ty Counc i l W o r k Sess ion M inu tes 
A t t achmen t 7: M a y 7 t h City Counc i l Publ ic Hear ing (First Read ing) Minu tes 
A t t achmen t 8: O rd inance A m e n d i n g the Me t ro P lan D iag ram 
A t t achmen t 9: O rd inance A m e n d i n g the Spr ing f ie ld Zon ing M a p 

D I S C U S S I O N : O n May 7 l h , t he Ci ty Counc i l he ld a wo rk sess ion and conduc ted a publ ic hear ing 
(f irst reading) o n the p roposed Met ro P lan d i a g r a m and Zon ing M a p a m e n d m e n t s . 
O n e letter w a s en te red into the record a n d e ight pe rsons s p o k e at the hear ing. 
Add i t iona l mater ia ls w e r e en te red into the record by the app l icant and staff . T h e 
City Counc i l comp l i ed w i th a reques t that the wr i t ten record be held open for o n e 
w e e k (unti l M a y 14 th). Staf f rece ived 6 let ters f r o m nearby ne ighbors , a letter f r o m 
Goa l O n e Coal i t ion and addi t iona l in fo rmat ion f rom the appl icant . T h e Ci ty Counc i l 
a l lowed o n e add i t iona l w e e k (unti l May 21 s t ) for e i ther the app l icant o r t hose in 
oppos i t ion to c o m m e n t o n any n e w in format ion. No o ther c o m m e n t s w e r e 
submi t ted. T h e City Counc i l a l l owed an add i t iona l w e e k (unti l May 29 t h ) fo r the 
app l icant to rebut all wr i t ten mater ia ls . T h e app l i can t submi t ted rebuttal c o m m e n t s . 

Th i s packe t a n d the May 7 t h packe t compr i se the ent i re publ ic rev iew record for 
these appl icat ions. T h e Staf f Ove rv iew /Conc lus ion and R e c o m m e n d a t i o n 
(A t tachment 1) is p rov ided to a id the City Counc i l in the rev iew of the add i t iona l 
wr i t ten mater ia ls and p rov ides the staf f conc lus ion a n d recommenda t i on upon 
rev iew and cons idera t ion of the add i t iona l wr i t ten mater ia ls . T h e s e mater ia ls 
add ress speci f ic ne ighbo rhood issues (A t t achmen t 2 ) and the Sta te-wide P lann ing 
Goals, Met ro Plan pol ic ies (A t tachmen ts 3, 4 and 5) a l ready in the record. No n e w 
issues w e r e ra ised. 

Un less o the rw ise d i rec ted by the City Counc i l , s taf f wi l l p lace these o rd inances o n 
the July 2nd C o n s e n t Ca lendar . 



ATTACHMENT 1 
STAFF OVERVIEW/CONCLUSION AND RECOMMENDATION 

ATTACHMENT 
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STAFF OVERVIEW 

Th is Staf f Overv iew is p rov ided to ass is t the Ci ty Counc i l in the rev iew of the addi t ional wr i t ten 
mater ia ls . Th is A t t achmen t is b roken d o w n into th ree top ics: 

1 T o p i c 1 is the ora l (A t tachment 7) a n d wr i t ten (A t tachmen t 2) tes t imony p resen ted by 
ne ighbor ing proper ty owners . T h e tes t imony f rom both A t t a c h m e n t s and responses to the 
tes t imony are s u m m a r i z e d in the a t tached table. 

2. Top i c 2 is based upon the wr i t ten mater ia ls submi t ted by G o a l 1 Coal i t ion (A t tachment 3) and 
the rebut ta l mater ia ls submi t ted by t he app l i can t (A t t achmen t 5). The d iscuss ion speci f ical ly 
add resses the S ta te -w ide P lann ing G o a l s a n d Met ro P lan pol ic ies wh ich re late direct ly to the 
cr i ter ia o f approva l for both the Me t ro Plan d i ag ram ( S D C Sec t ion 7 .070(3) ) a n d the Z o n i n g 
M a p a m e n d m e n t s (SDC 12.030). Key issues are: the val id i ty /appl icabi l i ty of the Spr ingf ie ld 
C o m m e r c i a l Lands S tudy (SCLS) a n d reso lu t ion o f conf l ic ts be tween Met ro Plan pol icies. 
A t t achmen ts 3 and 5 shou ld be rev iewed as submi t ted . Sta f f c o m m e n t s re lated to these 
i ssues are d i scussed in the a t tached conc lus ion a n d recommenda t i on . 

Note: A t t achmen t 5 a lso add resses the ques t ions of fami ly w a g e j obs ra ised by the 
ne ighbors , impac ts on M o h a w k redeve lopmen t ra ised by Counc i lo r Ra ls ton and schoo l 
capac i ty issues ra ised by Counc i lo r Lundberg . A t t a c h m e n t 4 con ta ins a copy of Schoo l 
Distr ict 19 's Faci l i t ies Plan. 

3. Top ic 3 speci f ical ly d i scusses schoo l capac i ty ; land supp ly a n d economic issues; and the 
ex is t ing Concep tua l Deve lopmen t P lan that appl ies on ly to t he C a m p u s Industr ia l por t ion of 
the sub jec t proper ty (A t tachment 4), wh i ch w e r e submi t ted by the app l icant in suppor t of 
t hese appl icat ions. T h e s e issues a re a lso s u m m a r i z e d in t he appl icant 's rebut ta l (A t tachment 
5). A t t achmen t 4 s tands on its own . T h e r e is no add i t iona l a t tachment address ing these 
issues. 
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RESPONSES TO THE NEIGHBOR'S WRITTEN AND ORAL TESTIMONY 

Since staf f d id not have an oppor tun i ty to rebut each top ic o f tes t imony be fo re the May 7 t h Ci ty 
Counc i l publ ic hear ing (first reading) w a s c losed, it wi l l occu r here. T h e s e responses are in tended 
to a d d r e s s issues ra ised at the publ ic hear ing (A t tachment 7) a n d the addi t ional wr i t ten c o m m e n t s 
f r o m the ne ighbor ing proper ty owne rs (A t tachmen t 2 ) rece ived by s ta f f as of May 14 th. 

T h e wr i t ten c o m m e n t s submi t ted by Goa l 1 Coal i t ion (A t t achmen t 3), the app l icant (A t tachment 4) 
a n d the appl icant 's rebuttal (A t tachment 5) a re cons ide red separa te ly . 

T h e fo l lowing people presented oral tes t imony at the May 7 t h Ci ty Counc i l publ ic hear ing: 

Ka ren Boden , 2187 N. 32n d St reet 
J e a n Fraga, 2 1 8 7 North 23 r d St reet 
G a y l e Wagenb las t , 2457 Ot to St reet 
Nancy Falk, 2567 Marco la Road 
Lou Chr is t ian, 80767 Turkey Run Road 
Br ian Jones, 2491 16 th Street 
Dar lene Hrouda, 2595 Marco la Road 

T h e fo l lowing peop le submi t ted wr i t ten tes t imony by the M a y 14 t h dead l ine g ran ted by the City 
Counc i l : 

An i t a Davis , 2 4 8 2 32n d St reet 
G e o r g e D. Dav is 2482 32 n d S t reet 
S tu Burge, 830 McKenz ie Cres t Dr ive 
G r e g Wagenb las t , 2457 Ot to St reet 
F red a n d Vi rg in ia Jasmer , 1974 L o m a n d A v e n u e 
Nancy Falk, 2 5 6 7 Marcola Road 

T h e fo l lowing people submi t ted wr i t ten tes t imony af ter the May 14 t h dead l ine g ran ted by the City 
Counc i l ( these letters are en tered into the record, but not a d d r e s s e d below), however , issues 
ra ised in t hese letters w e r e addressed at the P lann ing C o m m i s s i o n level - s e e Pages 7 -14 
t h rough 7 -18 of the May 7 t h staff report): 

Cl i f f Iverson, 2 5 9 5 Marco la Road 
Rober t and Daisy Lind, 2 3 5 9 31s t Street 

For e a s e of review, all of the ne ighbor tes t imony, both wr i t ten and oral have been comb ined in 
th is tab le fo rma t wh ich responds to each ques t ion and/or topic. T h e major i ty of issues ra ised by 
the ne ighbors , whi le factual and legi t imate, do not add ress the cr i ter ia of approva l l isted in S D C 
Sec t i on 7 .030 for a Metro Plan d iag ram a m e n d m e n t and/or S D C Sect ion 12 .030 for a Zon ing 
M a p a m e n d m e n t . For this reason, staff has s ta ted that t hese issues wil l be addressed dur ing the 
nex t p h a s e o f Marco la M e a d o w s - Mas te r P lan rev iew - wh i ch mus t be app roved by the P lann ing 
C o m m i s s i o n at a public hear ing, if the p roposa l is to be a l lowed. 

Name Summary of Testimony Response 
G r e g 
W a g e n b l a s t 
F red and 
V i rg in ia J a s m e r 

1. The impact to the es tab l ished 
ne ighbor ing h o m e s and the 
qual i ty of the p roposed homes . 

I ssues relat ing to impact on 
ne ighbor ing h o m e s and the qual i ty of 
p roposed h o m e s wi l l be addressed 
dur ing the Master Plan rev iew process. 

G r e g and Ga i l 
W a g e n b l a s t 
Ka ren B o d e n 
Da r l ene Hrouda 

2. The impact of the p roposed 
deve lopmen t on Br iggs a n d 
Yo landa schools . 

T h e schoo l sys tem as a who le has 
suf f ic ient capac i ty for addi t ional 
s tudents . Th is issue is add ressed on 
P a g e 7 -21 of the May 7 t h packe t and in 
A t t achmen t 5 of this packet and in 
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A t t a c h m e n t s 4 a n d 5 of this packet . 
G reg and Gai l 
W a g e n b l a s t 

3. Dra inage/ f lood ing issues. Grad ing and d ra inage p lans wi l l be 
a d d r e s s e d dur ing t he Mas te r Plan 
rev iew p rocess a n d addi t ional 
app l ica t ions to fo l low. T h e y mus t be 
p repa red by O regon l icensed 
eng inee rs and thei r wo rk rev iewed by 
the C i ty 's Publ ic W o r k s Depar tment . 
Inc reas ing d ra inage to ad jacent 
proper t ies is not permi t ted. 

G r e g and Gai l 
W a g e n b l a s t 
Ka ren B o d e n 
Dar iene Hrouda 
Stu Burge 

4. Inc reased traf f ic c a u s e d by the 
deve lopment /d i f f i cu l ty back ing 
on to Marco la R o a d f r o m 
exis t ing houses ac ross the 
st reet / the in tersect ion of 1-105 , 
and M o h a w k . 

T h e app l ica t ion has been rev iewed by 
t raf f ic eng ineers f rom the Sta te and the 
City f o r comp l i ance wi th all of the 
s ta tu tory requ i rements . In o rder to 
m e e t the cri teria o f approva l for these 
appl icat ions, the test is the ef fect of the 
p roposed deve lopmen t on Sta te 
H i g h w a y faci l i t ies in order to comp ly 
w i th S ta te -w ide P lann ing Goa l 12, 
Transpor ta t ion . T h e s e appl icat ions are 
cond i t i oned to requ i re improvemen t o f 
the eas t -bound o f f - ramp at the I -
1 0 5 / M o w h a w k intersect ion as requ i red 
by O D O T . 

Inc reased traff ic caused by the 
p roposed deve lopmen t on City st reets 
wi l l b e add ressed dur ing the Master 
P lan approva l p rocess wh ich wi l l 
inc lude but is not l imi ted to: the need 
for add i t iona l t raf f ic s ignals and/or 
o ther t raf f ic cont ro l devices; and the 
speci f ic locat ion of requi red s t reets a n d 
d r i veways . 

G r e g 
W a g e n b l a s t 

5. Cr ime. Th i s issue wi l l be the s a m e whe the r o r 
not zon ing is changed . T h e pr incip les 
of C r i m e Prevent ion Th rough 
Env i ronmenta l Des ign ( C P T E D ) 
sugges t encourag ing persons or 
act iv i t ies to max im ize surve i l lance 
possibi l i t ies. For example , 
imp rovemen t a n d ma in tenance of the 
b ike pa th wil l increase natural 
surve i l lance and possib ly reduce cr ime. 

An i ta Dav is 
G e o r g e Dav is 
Nancy Falk 
Fred a n d 
Vi rg in ia J a s m e r 

6. H o m e Depot /No more big 
boxes /The appl icant has not 
p roven a need for another 
h o m e improvemen t center . 

Past p roposa ls to deve lop on the 
sub jec t property have been p iecemeal . 
T h e p roposed a m e n d m e n t s wi l l requi re 
the deve lopmen t of this 100.3 acres 
proper ty to be coord ina ted by the 
requ i red Master Plan. 

T h e cr i ter ia of approva l for t hese 
appl icat ions do not requi re a f ind ing 
that add resses the "need" for a 
par t icu lar use, inc lud ing a big box. 

2-4 



T h e City Counci l current ly does not 
have a policy l imit ing the type of 
deve lopment , including a big box, 
wh i ch may occur even if the Metro Plan 
designat ion and zon ing w e r e 
consistent . 

Gai l 
W a g e n b l a s t 

7. S o m e of the open space is in 
the commerc ia l area, wh i ch 
includes a 30 foot swa tch a long 
the road. 

# 

T h e Prel iminary Plan d iag ram 
submi t ted by the appl icant shows that 
all o f the proposed open space will be 
located north of the p roposed 
commerc ia l deve lopment (Page 6-85 of 
the May 7 t h packet). T h e 30 foot 
swatch ment ioned is a bui lding setback 
proposed for those bui ld ings front ing 
Marco la Road. 

F red and 
Vi rg in ia J a s m e r 

8. Request for a delay or fur ther 
considerat ion of the 
development . 

T h e publ ic hear ing has been c losed 
a n d the wri t ten record has been held 
open as previously descr ibed. The City 
Counc i l wil l consider these addi t ional 
wr i t ten mater ials on June 18th. 

G reg and Gai l 
W a g e n b l a s t 
Karen Boden 
J e a n Fraga 

9. Is there a need for so m a n y 
homes in Marco la M e a d o w s ? Is 
there a hous ing study current ly 
underway? 

The re are currently 35.7 acres of 
M e d i u m Density Resident ia l (MDR) 
zon ing on the subject property in p lace 
s ince 1982. The appl icant is request ing 
an addit ional 19 acres of M D R zoning, 
for a total of 56.7 acres. The densi ty 
range in the MDR District is 10-20 
dwel l ing units per acre. T h e m in imum 
densi ty standard to imp lement the 
TransPlan Nodal Deve lopment Area, 
as proposed, is 12 dwel l ing units per 
acre. Condi t ions of approva l #8 and 
# 1 0 require the required Master Plan to 
demonst ra te that resident ial 
deve lopment will occur at 12 dwel l ing 
units per acre and ensure that, for 
each type of land use, the amounts 
proposed do not exceed those shown 
in Tab le 4C of the approved 
Transportat ion Impact Analysis. T h e 
f inal number of units wil l be determined 
dur ing the Master Plan review process. 
A n y proposed revision to an approved 
Master Plan wil l require addit ional 
Planning Commiss ion review. 

A resident ial lands study is currently 
underway, with adopt ion scheduled for 
later this year. 

G reg and Gai l 
Wagenb las t 

10. The Wi l lamalane Park property 
should remain as open space 
and School Distr ict 19 property 
designated open space/ 
p laygrounds might d isappear 

T h e City adopted the Wi l lamalane Park 
and Recreat ion District 's 
Comprehens ive Plan in 2004. Map 2, 
Exist ing and Proposed Park and 
Recreat ion Resources, shows that 

2-5 



d u e to schoo l expans ion . S c h o o l Distr ict 19 schoo l s i tes are part 
o f W i l l ama lane ' s resource base. 
W i l l ama lane ' s park proper ty and the 
S c h o o l Distr ict play a reas north of the 
sub jec t p roper ty a re o n a list for park 
d e v e l o p m e n t dur ing the Phase 1 
Cap i ta l I m p r o v e m e n t P lan (years 2004 -
2009) . W h e t h e r this park is improved 
is d e p e n d e n t upon ava i lab le funds. 
A n y park imp rovemen t or school 
e x p a n s i o n p roposa l w o u l d require a 
sepa ra te app l ica t ion a n d approva l f r o m 
the Ci ty w h i c h w o u l d inc lude publ ic 
not ice. 

Ga i l 
W a g e n b l a s t 
L o u Chr is t ian 

11. Ques t i ons a b o u t the a m o u n t of 
deve lopab le land in the 
Ga teway CI District. 

S ta f f has s ta ted that there are current ly 
118 ac res o f vacan t land in the 
G a t e w a y CI Distr ict. Por t ions of th is 
land are w i th in both t he f loodway a n d 
f loodp la in . T h e S D C a l lows bui ld ings in 
the f loodp la in if cer ta in e levat ion 
s tandards a n d o ther s tandards are 
met . T h e S D C a lso a l lows 
d e v e l o p m e n t in the f l oodway based on 
a n Eng inee r ' s cer t i f icat ion that the 
d e v e l o p m e n t wi l l not increase f lood 
levels. T h e deve lopmen t a l lowed in 
t he f l oodway is typical ly l imi ted to 
s t reets , park ing a n d trai ls. 

S t u Burge 
G e o r g e Dav is 
Lou Chr is t ian 
G r e g 
W a g e n b l a s t 

12. Fami ly w a g e j o b s / C a m p u s 
Industr ia l is v iab le if marke ted 
proper ly. 

T h e s e issues have been addressed by 
both staf f and the app l icant in both the 
M a y 7 t h packe t beg inn ing on Page 6 -
30. 

Ka ren B o d e n 13. Wi l l a wal l be cons t ruc ted to 
protect ex is t ing res ident ia l 
proper t ies f r o m noise genera ted 
by the deve lopmen t? 

I ssues re lat ing to no ise wi l l be 
add ressed dur ing the Mas te r Plan 
rev iew process. 
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CONCLUSION AND RECOMMENDATION 

In s u m m a r y , the appl icant reques ts approva l to c h a n g e the 56 ac re C a m p u s Industr ia l 
des igna t ion and zon ing on the sub jec t proper ty to: C o m m u n i t y C o m m e r c i a l (11 acres) ; M e d i u m 
Dens i ty Res ident ia l (19 acres) ; and M ixed U s e C o m m e r c i a l (26 acres) . T h e Met ro Plan 
des igna t ion /Noda l Deve lopmen t A r e a wi l l app ly to 80 .7 ac res o f the 100.3 acre s i te to imp lemen t 
P r o p o s e d Noda l Deve lopmen t A rea 7C. 

T h e Met ro Plan d iag ram and the Zon ing M a p a m e n d m e n t s have been c o m b i n e d into one 
app l ica t ion due to the dupl ic i ty of cer ta in cr i ter ia of approva l per ta in ing to comp l i ance wi th Met ro 
P lan po l ic ies and Sta te-wide P lann ing Goa ls . T h e t w o pr imary cha l l enges con ta ined in the 
add i t iona l wr i t ten mater ia ls (A t tachment 3) a re the val id i ty /appl icabi l i ty o f the Spr ingf ie ld 
C o m m e r c i a l L a n d s Study (SCLS) and its re la t ionsh ip to Goa ls 2 a n d 9 and reso lu t ion of conf l ic ts 
b e t w e e n Met ro P lan pol icies. 

Both the app l i can t and staff have demons t ra ted that the S C L S is the mos t recent economic 
oppor tun i ty ana lys is for commerc ia l lands in th is A t t achmen t w h e r e staf f s tates (e-mai l da ted M a y 
29 f r o m Greg Mot t to Gary Karp): "Regarding Lauri's comments; she is absolutely correct 
that the SCLS was not adopted as a specific amendment to the Metro Plan. We undertook 
a supply and demand analysis to determine if there was adequate commercial land in the 
adopted inventory to accommodate projected demand and, based on these conclusions, 
identify what the City could do to address these conclusions. If you look at Chapter 4 of 
the SCLS, which includes policies and implementation strategies, all recommended 
actions are already in the Metro Plan or TransPlan; are a recommendation to amend the 
Code; or are suggestions to improve some of our business practices. The City and DLCD 
[must have] concluded it was not necessary to adopt the SCLS as an amendment to the 
Metro Plan because all recommendations regarding inventory adjustments contained in 
the Study could be implemented through the PAPA process as increases in the 
commercial lands inventory; the SCLS would be used at that time as part of the findings, 
reasons and conclusions for those PAPA actions. Laurie's cite of 197.175 is applicable to 
anything a city or county does with respect to its comprehensive plan. I continue to rely 
on the applicability provision of the rule: 660-09-0010(2): 'Comprehensive plans and land 
use regulations must be reviewed and amended as necessary to comply with this division 
as amended at the time of each periodic review of the plan pursuant to ORS 197.712(3). 
Jurisdictions that have received a periodic review notice from the Department (pursuant to 
OAR 660-025-0050) prior to the effective date of amendments to this division must comply 
with such amendments at their next periodic review unless otherwise directed by the 
Commission.' (mv emphasis) Since the amendments of the rule went into effect on 
January 1, 2007; and, since we did not complete periodic review until April 17, 2007; and, 
since we have not received anything from the Commission directing us to incorporate the 
new provisions of this rule into our comp plan, my conclusion is that we do not need to 
perform the work required by OAR 660-09-0010(4) [notwithstanding Lauri's opinion to the 
contrary] until we receive our next periodic review notice (2012?), are directed to do so by 
the state, or voluntarily undertake this work (extended CIBL)." and A t tachmen t 5 w h e r e the 
app l i can t s tates. "The SCLS is the most recent economic opportunity analysis for 
commercial lands. The only other analyses that exist in the Metro Plan area is the Eugene 
Commercial Lands Study, which, of course, only addresses the Eugene portion of the 
Metro Plan, and the Commercial Economic Opportunity analysis incorporated into the 
Metro plan, in the Springfield portion of the Metro Plan area, created sometime before 
1987. The rule calls for consistency with the most recent economic opportunity analysis 
for the area. To not consider the SCLS would be inconsistent with that rule." The record is 
n o w c lear that s taf f and the app l icant used the two mos t recent ly adop ted land inventor ies ( the 
S C L S a n d the M ILPR) to just i fy the approva l of these appl icat ions in the response to Sta te-wide 
P lann ing Goa l 9. 
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Both the app l icant and staf f add ressed the issue of conf l ic t be tween Met ro p lan pol ic ies in the 
M a y 7 t h packe t and the app l icant aga in add resses th is i ssue in the wr i t ten submi t ta l (A t tachment 
5) stat ing: "The Metro Plan addresses the issue of conflict between policies: 'The 
respective jurisdictions recognize there are apparent conflicts between and among some 
goals and policies when making decisions not based upon the Metro Plan. Not all of the 
goals and policies can be met to the same degree in every instance. Use of the Metro Plan 
requires a balancing of its various components on a case-by-case basis, as well as a 
selection of those goals, objectives and policies most pertinent to the issue at hand." 
"... Oregon LUBA cases confirm that where plan policies conflict, the governing body may 
consider and balance those plan policies favoring some over others based on that 
balance." 

T h e bu rden of proof is on the app l icant to comp ly w i th the cr i ter ia o f approva l for both the Met ro 
P lan d i a g r a m (SDC Sect ion 7 .070(3) ) a n d the Z o n i n g M a p a m e n d m e n t s (SDC 12.030). Staf f 
c o n t e n d s that the app l icant has me t the bu rden o f proof test b a s e d upon the staf f report 
con ta ined in the M a y 7 t h packe t and t he submi t ta l o f the add i t iona l wr i t ten mater ia ls (A t tachments 
4 a n d 5). 

Now , the Ci ty Counc i l mus t dec ide: if the app l icant 's p roposa l to r e m o v e the 56 acres of C a m p u s 
Industr ia l des ignat ion and zon ing o n the sub jec t proper ty shou ld be app roved because there is 
e n o u g h vacan t C a m p u s Industr ia l land both wi th in Spr ingf ie ld 's jur isd ic t ion a n d wi th in the Met ro 
P lan boundary to rep lace the acreage; or if the remova l of the 56 acres can be of fset by a 
c o m m e n s u r a t e addi t ion of C a m p u s Industr ia l des igna t ion e l sewhere in the City as an e lemen t of 
the u p c o m i n g commerc ia l / indust r ia l land supp ly d e m a n d ana lys i s is on the app l icant to 
d e m o n s t r a t e comp l iance w i th the cr i ter ia of approva l . 

Final ly, the issues ra ised by the ne ighbors wi l l not be fo rgo t ten by staf f or the appl icant . The re 
a re 14 cond i t ions o f approva l for t hese appl icat ions wh i ch requ i re and/or relate to the submi t ta l of 
a Mas te r Plan that m u s t be rev iewed and app roved by the P lann ing C o m m i s s i o n if the p roposed 
d e v e l o p m e n t is to be a l lowed. T h e s e cond i t ions are speci f ica l ly l isted in the Zon ing M a p 
a m e n d m e n t Ord inance. Master P lan cond i t ions of approva l re lat ing to mi t igat ion of issues ra ised 
wi l l b e d i scussed dur ing the P lann ing C o m m i s s i o n rev iew o f that appl icat ion. 

There fo re , staf f r e c o m m e n d s approva l o f the p roposed Met ro P lan d iag ram and Spr ingf ie ld 
Zon ing M a p amendmen ts , as cond i t ioned, b a s e d o n the a t tached f indings; and the p lacement o f 
the a t tached ord inances on the July 2 n d C o n s e n t Ca lendar . 
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ATTACHMENT 2 
WRITTEN MATERIALS SUBMITTED BY NEIGHBORING PROPERTY OWNERS 

ATTACHMENT 
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Spr ingf ie ld , Or. 
May 16, 2 0 0 7 

M a y o r l e i k e n . 

M e m b e r s of the Spr ing f ie ld City Counc i l 

Counc i l o rs ; 
Th i s is in r e s p o n s e to your reques t regard ing the p r o p o s e d d e v e l o p m e n t of t he a rea 

ca l led " the P ie rce Proper ty" Th i s proper ty w a s b o u n d to be d e v e l o p e d at s o m e po in t in 
t i m e s o I h a v e no p r o b l e m wi th t h a t T h e r e a re , howeve r , s o m e th ings tha t g ive m e c a u s e f o r 
c o n c e r n . T h e s e inc lude; 

1) F o u r h u n d r e d p lus hous ing uni ts on th is s ize of a rea . C o n s i d e r i n g the a m o u n t of a r e a 
t a k e n o u t b e c a u s e of "wet land" and o the r reasons , th is s e e m to be m o r e than 
" m e d i u m densi ty" hous ing . W i t h lot s i zes runn ing a b o u t 4 5 0 0 sq. f t that is qu i te 
c r o w d e d . My lot s i ze is a b o u t 8 0 0 0 sq . f t a n d I d o n ' t h a v e m u c h ya rd space . 

2) I r esen t peop le c o m i n g he re f r om N e v a d a / Ca l i fo rn ia a n d br ing ing their p r o b l e m s 
a n d w a y s of do ing bus iness to a hea l thy , r espec tab le ne i ghbo rhood . 

3) T h e p l a c e m e n t o f a sol id s t r ing of t h ree s tory a p a r t m e n t s d i rect ly ac ross t he s t ree t 
F r o m m y f ront d o o r is d is tu rb ing to m e . Par t icu lar ly w h e n t h e r e is a bet te r locat -
ion fo r t hese bui ld ings w h e r e they w o u l d no t b lock ex i s t i ng h o m e s to such a large 
deg ree . 

4 ) Th i s p ro jec t is go ing to c o s t us a lot o f m o n e y . T h e p r o p o s a l they g a v e us severa l 
yea rs a g o w a s j u s t over 510 ,000 . A t t h e e n d of t w e n t y years , if w e c h o s e to use the 
p a y m e n t plan, a d d 6 0 % to that. A s 31 s t St. Is a co l l ec to r s t ree t the locals shou ld not 
be requ i red s tand the full cos t o f rebu i ld ing the s t reet . 

T h a n k y o u for g iv ing our conce rn you r cons ide ra t ion . 

Robe r t L ind 
n • r • < 

2 3 5 9 31s t St. 
Spr ing f ie ld , Or. 9 7 4 7 7 

Da isy L ind 

RECEIVED 
MAY 1 7 2007 
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Cliff Iverson 
2595 Marcola Road 
Springfield, Oregon 
541-747-4037 

I would like to oppose the proposal to develop Marcola Meadows. 

The addition of 435 two and three story dwellings would house 500 
minimally and with just 4 per household. 1740 additional people. This type 
of high density housing will have unfavorable consequences impacting the 
surrounding neighborhoods and schools. 

The average home has 2 vehicles occasionally 3 or 4 which increases the 
daily traffic by 870 +/- vehicles multiplied by the number of trips taken 
each day in an area where traffic congestion is already at an uncomfortable 
level. There are many times when I must wait for 10 cars in each direction to 
pass before exiting my driveway on Marcola Road with the current 
circumstances. The proposed traffic improvements will not relieve the 
current congestion and will easily add an additional 1000 vehicle trips daily 
to this equation. 

I am concerned about the drainage and sewage system with this type of 
increase. That area already experiences poor drainage. I would feel more 
comfortable if an evaluation from Springfield Utility Board was performed 
and made available to the public reassuring us that this proposal was actually 
feasible and development would not be at the taxpayer's expense. 

I am also concerned about the quality of education the children in this 
proposed development would have access to. There could potentially be over 
1000 children in the proposed development. What schools would these 
children be assigned or distributed to? Will the community provide 
transportation at the taxpayer's expense? Would additional schools be 
required and if so why aren't they included in this proposal? I currently have 
children attending school and it is no secret that the teacher / student ratio 
is already dangerously excessive and inadequate without the addition of 
another 1000 students I would like to see firm documentation available to 
the public from several members of the school board confirming that the 
addition of potentially 1000 students in this immediate area will not further 
compromise or impact the education of the current community enrollee's. 

R E C E I V E D 
MAY 1 5 Z007 

BY: 
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Further more, what impact will this have at the community college level that 
is currently eliminating classes due to a lack of funds? 

Where will these children play? They have proposed one park for 
potentially 1000 children? Most proposed lots have minimal or no yard. 
The open area proposed although "attractive" is not "usable". You could 
most certainly anticipate the shop parking lots will be used as their 
recreational area for loitering, bike and skateboard activities. 

What will this "ant hill" type of housing do to my property value? How will 
this "change" affect property taxes? I know I certainly would not want to 
live next to this type of development so most likely there will be little 
interest from buyers for my home if I were to try to sell and relocate 
especially with such a poor real estate market. 

Last but certainly most important is why would a proposal for an additional 
435 residences be approved right now when there is no need for that level of 
additional housing? All of the above considerations would most likely have 
considerable impact on the surrounding neighborhoods even if the proposed 
area was developed with the current style of single level home and lot size as 
the surrounding neighborhoods and certainly everyone is aware that the 
current real estate market is already saturated with homes for sale for all 
income levels that no one is interested, able or qualified to purchase. 

I am not in favor of developing this area and destroying the habitat that it 
currently supports although I assume that the 100 + geese that spend most 
nights there will, out of necessity, find another place.. Perhaps not, perhaps 
they will just sit in the parking lots after they are developed. .. Watching 
everyone shop and sip coffee from yet another coffee or shopping 
establishment this community simply could not do without. I also suspect 
that it won't stop people from dropping off their unwanted pets, the shops 
and trash bins will allow the lucky ones that don't get hit by a car due to the 
increased traffic additional survival resources 

Thank you for giving the above neighborhood concerns your consideration. 
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May 14, 2007 
REC'D MAY 1 4 2007 

Springfield City Council 
Springfield OR 97477 

Dear Council Members: 

We have been inactive members of the North Springfield Citizens Committee but still 
live in the area and continue to be concerned about the future of our community. 

We request a delay or further consideration of the development of the property located at 
42d and Marcola Road - formerly known at the Pierce Property. 

We are concerned that the area is in danger of being over-developed and ruining the 
character of the area. We are worried that the increased amount of traffic would have a 
negative impact also. 

Another big box store plus the sunrounding development would nearly duplicate what we 
found right across the Freeway - ie. WalMart and Jerry's Home Improvement Center. 

Please don't amend the Metro Plan just to accommodate such an enterprise. We do not 
want to look like Beaverton and other metropolitan areas with traffic and other 
nightmares. 

1974 Lomond Ave 
Springfield OR 97477 



To: Springfield City Council 

From: Greg Wagenblast 
Homeowner& resident 
2457 Otto St, Spfld Oregon 91 All 

RE: The Villages at Marcola Meadows 

City Councils, Mayor, & City Manger, 

As a landowner who directly abuts to this proposed land use change, I have some 
concerns for our area. I am not opposed to landowners having the ability to manage their 
lands nor do I want to prevent activities that are appropriate for the situation. I believe 
that the land use changes and zone that are being proposed for this 100 acre parcel are not 
appropriate for the current conditions in our Briggs/Yolanda/Marcola Rd/Mohawk Blvd 
area. I am concerned about council maintaining an open mind and considering this entire 
projects impact to our local area which is a portion of the city of Springfield. It did not 
appear that the council and city staffs were looking at the project objectively from the 
local area, but more from the bigger picture of the city in general for revenue potential. 
Additional tax revenue should not be driving what is permitted in our city, it should be 
balanced with quality of life and personal enjoyments. At your public hearing last week, 
it appeared that during your closed session the developer's consultant and city staff have 
become very close and the council was presented with their side of the project. As you 
were informed by several local residents and companies in the immediate area, we have 
concerns on impacts to our local "community" with the city of Springfield which have 
major implications to our families and businesses. 

Listed below are some of my concerns: 
• Re-classifying lands to allow additional home sites will cause increased numbers 

of vehicle traffic and students in our schools. There is already an area designated 
for homes sites. The Developer's consultant has proposed that they would like to 
increase the upper limit of homes that could be placed on 1 acre of land, resulting 
in even a higher number of vehicles and potential students. When you build a 
home that fills the lot resulting in no front yard and very little back yard, why 
don't you call them apartments? Home site development under our current 
permitting process is to pack as many people into as small an area as possible, 
which does not allow anyone privacy and the ability to sneeze without their 
neighbors hearing and saying "god bless you"- if they are still friendly ! 

• It appears that there are a number of homes for sale on the market and a very large 
development going in on Mountain Gate (Potato Hill). How many new homes are 
proposed for this area ? With these homes, is there a need for so many homes in 
the Village at Marcola Meadows (VMM) ? Seems that folks refer to some study 
for the need of ## of homes over the next several years, What study is this, who 
developed this, what projections are they using for influx of people, etc. ?? 

RECEIVED 
MAY 1 4 2007 
i r A i f ^ 

CITY OF SPRWGF1ELD 
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• I believe that allowing high density stocking levels of homes per acre, you are 
increasing the risk of children becoming involved in unacceptable activities or 
exposed to additional risks (playing in the road, running the streets, hanging out in 
areas of questionable activities - ie behind buildings smoking, tagging, etc..). I 
believe this is one of the reasons that kids are getting into more trouble than we 
did during the 60's, 70's, and 80's. When lot sizes were larger and homes had 
actual yards that children could play ball, yard games, have a swing set, etc... the 
kids stayed home and neighborhood friends would all gather at home and rotate 
from home to home where the parents could keep an eye and be engaged with the 
kids. 

• The residents who have been involved with the meetings from the "Community 
Mtg @ Briggs Middle School" that the consultant held this winter and the 
Planning Commission meeting, have been told different "Plans" from the 
consultant. I believe that this is indicative of the consultant telling people what 
they want to hear rather than a definitive truth. This is not the way to embrace the 
community and obtain local support for your project. The consultant has 
repetitively implied that moving the development to nodal development to allow 
for more homes per acre is a blessing. He has also mentioned many times that the 
upper limit for nodal development is 20 homes per acre thus implying that the 
plan they are submitting could be changed to include even more apartment style 
living. 

• Vehicle traffic concerns: 
o I believe that the city staff may have forgotten about the new Federal 

Building for the USFS and BLM that is going to be built on the National, 
Guard armory property. These two agencies employ a large number of 
staff who will be arriving and exiting before and after business hours as 
the home owner will be leaving and returning also. These agencies will 
also have folks leaving and returning during the business day as they go to 
and return from the. woods. When you ad$ the retail spaces traffic with 
these, our roads could-be pushed to capacity of beyond, 

o Large retail space (potentially Lowes or any other large vendor as such) 
who would bring in a high volume of vehicle traffic, would overload the 
existing roadways in this area. Folks living directly on the roadways or on 
side roads that feed into the maiij. roads (32nd, Mafcola, Mohawk blvd, 
etc..) are currently at a high volume-that make it challenging and at times 
placing folks at risk to enter.or exit. The volumes from the high number of 
homes and retail spaces for the major store and all the secondary retail ' 
spaces would make this even more difficult for the local residents, 

o Access onto 1-105 from Mohawk Blvd appears to already be at capacity 
and adding the volume from retail and 400+ homes will definitely cause 
back-up issues on the on and off ramps, similar to Beltline in Eugene 
(which is why a number of us did not choose to live in Eugene). Once you 
add the new federal building for USFS and BLM on the National Guard 
facility, you will add another large volume of traffic to this entire area 
also. 
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o I have trouble believing or understanding the consultant's statement that 
there would be no major difference in vehicle traffic between the original 
Master Plan and his proposed "trip reducing" neighborhood. Vehicles and 
people are going to travel to the retail stores (people will not ride bikes or 
walk to Lowes and pack building materials home using these modes of 
transportation). Homes will have people making multiple trips. With 
400+ homes (228 of which were not in the original Springfield Master 
Plan) and some having children with activities, that could mean coming 
and going 3 or 4 times extra during a day/evening, 

o I do not believe that ODOT has been presented the full picture of 
development in the area and the implication of this on the exit/entrances to 
1-105. I would request that the City of Springfield city manager discuss 
with ODOT about the current roadway load and determine if a recent 
(within the past year) traffic count has been completed on the ramps, 1-105 
itself, along with the City and County traffic studies for Mohawk Blvd and 
Marcola Rd. I would request that you take those,studies and determine 
what USFS and BLM anticipate for their projected staffing at their new 
building starting construction at the National Guard facility across from 
the Kingsford plant. I would like to know what the total traffic count is 
projected for these roadways with out the new VMM and then what it 
would be with the VMM and how the roadway widths, traffic volume and 
intersection controls will be able to handle such increases, 

o I would also like to remind the Council that there is also a new housing 
development being built in the Ambleside area. 

• Campus Industrial land would be beneficial for future development by companies 
moving into the city, bringing family wage jobs. Campus Industrial would employ 
small companies with small groups of employees with less traffic impacts to the 
local area. 

• Schools are another major concern of mine from this development. Under 
campus industrial, no homes would be built that would increase the potential 
number of students in the existing schools in the area. Our schools at Yolanda 
and Briggs are at capacity. Yolanda has large numbers of students per teacher 
and the rooms are crowded as it is. I would encourage the City Councilors to visit 
the school and sit in some of the classrooms during school day to see school 
conditions. Briggs Middle school is the same way, with kids doubled up sharing 
lockers and having large classes (students per teacher). We wonder why our 
educational system is having problems, we need to work at reducing our teacher 
to student ratio. I understand that the Springfield School District provided a letter 
indicating that they would not have problems accepting a volume of new students 
to the schools. I would request that the City Council invite the school district 
administration to the next meeting to have them make a presentation on how they 
are going to accept all of the potential new students from the various housing 
developments around town (Potato hill/Mountain Gate, the new site south of 
Mountain Gate, the area south of Douglas Grade School, and now the VMM 
area). Where are all of these potential students going to go, are there other 
schools besides Yolanda and Briggs that have lots of room and teacher/student 
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ratio that is low ?? Even if that is the case, remember that that would result in 
boundary changes. The bond that was voted on recently was to assist with the 
current schools and keep our kids safe with existing systems. Where are they 
going to build a new school? Are all of these developments going to all be 
charged a development fee that would pay for a new grade, middle, and high 
school ??? As you overload schools with increased student population and low 
adult supervision (teachers), you increase the potential for conflicts, smoking, 
drugs, gangs, students left behind, and other problems as have occurred in the 
past. It is in the interest of the school district to accept new students from all of 
these developments because of the additional funding to the school district. When 
looking at the bottom line, extra $$ would result in most any organization 
supplying a positive acceptance letter for a developer. I would request that the 
city council have a open public discussion and forum for the citizens of 
Springfield, School District, and City Council on how our schools and 
development within our city can work together in a coordinated effort to provide 
the safest and best services to our students. 

• Parks or open space, which I have two concerns about: 
o Willamalane Park - This is currently an open space grass field with a 

couple trees. I believe that the developer has discussed developing this 
open space with Willamalane (who I will also voice my concerns with). It 
should remain an open space. There is great value in leaving some areas 
as "open space" and not developing everything as parks with playground 
equipment. Open space is of great value to wildlife, water quality, 
aesthetic, and human use. There are a number of people who use this area 
as open space to walk/run their dogs, which is a necessity for those with 
postage size lots and no yard. I don't believe that a developer should be 
able to design a new development and assume that they will utilize open 
space as part of the relief for the lack of yard space in the development. If 
the city approves the new zoning and lot sizes, the developer should 
include their own park space on the 1 OOacre property with the homes. I do 
not want an influx of higher traffic volume on our dead-end road system at 
the open space/park. Our current parking situation with the existing use of 
the area at times is limiting. Our road system is already forgotten about by 
the city for cleaning and maintenance, and with increased volume, will it 
be remembered then?? As volume of users to the area increase, the risk 
for property crimes and safety is also a concern. There have been several 
times police services have been called where local residents have had to 
argue that YES we are within the City of Springfield, even though you 
have to travel thru County service areas to get back into our small city 
development. Are we going to have to argue more if the property crime or 
safety issues increase?? 

o My other concern with parks - 1 have listened to the developers consultant 
at 2 different meetings indicate that the Briggs and Yolanda school 
grounds are open space/play grounds/fields/lawns that the new residents 
will be able to utilize. I believe that this is false, and the increased number 
of homes in the city may require schools to build additional buildings if 
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they can get the $$ for students which may then result in some of these 
open space around the existing school being removed from fields and have 
foundations and walls standing on them. If you allow the re-zone for more 
homes and increased stocking levels, I would request that zoning 
conditions would require a higher level of open space and parks 
(playgrounds, etc...) within the housing development area. 

• I am concerned also about the storm drainage - with campus industrial, there 
would be areas that potentially could remain open and allow natural filtration of 
rainfall. With this type of development, there will be a large volume of asphalt, 
roofs, and very little yards resulting in high volume of storm water runoff. My 
concern would be on how the zoning will allow the majority of the area to be 
impermeable surfaces increasing the volume to drains currently running at full 
capacity in various portions of the city (at a minimum along Main Street). With 
more open space and ability to filter, you might reduce .some of your loading to 
the system. This 100 acre parcel is a great wetland area for water and wildlife 
during the winter. We currently have a portion of this water make it onto our 
property during the winter season with the high water levels and flooding that 
occurs. During large storm events our storm drainage system for our street in the 
Willamalane park backs up and floods the area for periods. With the asphalt, 
buildings, and roofs collecting water and running it off immediately, the storm 
drainage system will have to have a higher capacity of flow that is capable of 
reacting quickly to this influx of water from lOOacres. 

1 appreciate your time and consideration on these and all of the concerns of you existing 
City of Springfield residents that have submitted our concerns verbally and written. I 
would encourage you to spend some time in our local area with in the city, along with the 
2 local schools here in the "backyard" of the VMM. I would be happy to discuss any 
concerns or additional information they you might have or want. I hope that you will 
consider my requests and explore and make happen the public meeting with the 
Springfield School District on impacts with this VMM development and all the 
current/future development coordination as to how it impacts our local school system. I 
am very concerned about our local area and am beginning to evaluate what the future 
holds for me residing in or out of the City limits of Springfield. 

Thank you for your time and consideration, 

wagenblast 

Greg Wagenblast 
Homeowner & Resident 
2457 Otto Street Springfield, Oregon 97477 
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SOWA Amy 

From: dave ralston [chess714@msn.com] 
Sent: Monday, May 14, 2007 10:55 A M 
To: S O W A A m y 
Subject: FW: RE: Former Pierce Property 
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MAY 1 4 2007 
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>From: StuBurgel@aol.com 
>To: chess714@msn.com 
>Subject: RE: Former Pierce Property 
>Date: Wed, 9 May 2007 15:18:57 EDT > 
> 
>Dave Ralston, Springfield, Oregon City Councilor 
> May 9, 2007 
> 

>RE: Marcola Road, Springfield, Or. Real Property Zoning & Permitted Use 
>Considerations > 
> I was extremely disappointed to hear that the City 
>Council is considering a zone & permitted use change that would allow 
>for a major retailer & several hundred multi-family units on the 
>subject site. 
> 
> A few short years ago we decided [ while I was on the 
>council ] , after months, or years of study, that in the best interest 
>of the community the subject land should be used for Campus industrial 
>that would provide family was jobs [ not minimum wage retail ] in a 
>central location so as, in part. reduce travel from home to work 
> 

> How can such a complete reversal of logic take place 
>within such a short time frame ??? Campus industrial is still very 
>viable if marketed properly . What we don't need are several hundred 
>more multi-family rental units that attract a more transit population, 
>far more auto trips per day, a historically higher crime rate, a 
>greater demand on public services I.e. 
>police, and a lower rate of revenue generation for the city. Also, is 
>there a logical need for an additional level of redundant retail that 
>would have a much higher potential for failure due to a population 
>base that is inadequate to serve an excess of similar type services 
>and products, as currently exists ?? 
> 

> It should always be remembered that even the nicest 
>appearing developers, and development concepts are solely driven by 
>the desire for financial gain, and not by the desire to serve benefit 
>to the communities future. Having been a previous council 
representative of the subject ward 4, I am fully aware of the many 
>negative issues that would be generated by the proposed development 
>concept. The Mohawk overpass is nearing gridlock at present and an 
additional high density development would surely accelerate that 
>issue. 
> 

> There are not many design concepts that ultimately 
>have as high a level of negative impact on any community as does a 
>large box concept that fails, and goes dark. The end result is usually 
>it's occupancy by a large used goods retailer i.e. second hand store 
>We certainly have seen that event take place throughout the Eugene / 
>Springfield area over the years, with the added benefit of graffiti, 
deteriorated landscaping, vandalism & etc. 
> 

> Dave, I request that the planning commission, city 
1 
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>council, city staff and p. .lie meeting minutes, notes, ccmwnts and 
>recommendations, relevant to the zoning 4 permitted uses, that were 
>attached to the subject property during the Pierce Trust ownership, be 
>made available to me ASAP, for review. > 
> I thank you sincerely for your attention to this 
>matter, and would ask that you share my concerns with your fellow city 
>c'ouncilors Mayor & City Manager. 
> 

>Stu Burge 
>830 McKenzie Crest Dr. 
>Springfield, Or 97477 
>hone: 747-3360 
> 

************************************* see what's free at 
>http://www.aol com. 
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George D. Davis 
2482 North 32nd Street 
Springfield, OR 97477 

May 8,2007 

Sid Leiken, Mayor and 
Springfield City Council 
City Hall, 225 5th Street 
Springfield, OR 97477 

RE: Marcola Meadows Project 

Dear Mayor Leiken and Councilors: 

I regret I was unable to attend either hearing on the Marcola Meadows project but have 
followed reporting on the development with some concerns. 

I believe it is in the best interest for the City of Springfield to retain the Pierce property in 
the campus industrial zone. This zone is scarce in Springfield, and this property has the 
potential to provide many jobs at a living wage. A Lowe's box store does not fit the 
criteria for this area any better than the Home Depoe proposal that was defeated a short 
time ago. 

Sincerely, 

George D. Davis 

RECEIVED 
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2482 North 32nd Street 
Springfield, OR 97477 

May 8, 2007 

Mayor Sid Leiken and 
Springfield City Council 
City Hall 
225 5 th Street 
Springfield, OR 97477 

RE: MARCOLA MEADOWS PROJECT 

Dear Mayor Leiken and City Councilors: 

I was present at a meeting a short whi le ago when the Counci l considered and 
rejected a proposal f rom Home Depoe to build on the Pierce property. I am 
rather concerned that we are once again facing the prospect o f a box store, 
Lowe's home improvement center, for this same property. One must ask 
whether there have been any substantial changes in the character of the area to 
warrant such a turnaround. 

Unfortunately the number of people attending your recent hearing was not great. 
However, I believe the majority of voters in the area and in Springfield in general 
would oppose any Marcola Meadows project that includes a box store. I do not 
believe a home improvement center is an appropriate anchor for the proposed 
"dense neighborhood". 

Thank you for the opportunity to express my views. 

Sincerely 

Anita L. Davis 
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GOAL ONE COALITION 

Goal O n e is Ci t izen Involvement 

City of Springfield Planning Commission 
Gary Karp, Planner III 
City of Springfield 
225 Fifth Street 
Springfield, OR 97444 

May 14,2007 

RE: LRP 2OO6-OOO27/ZON 2006-00054, Plan Amendment & Zone Change 

Dear Members of the Commission: 

The Goal One Coalition (Goal One) is a nonprofit organization whose mission is to provide 
assistance and support to Oregonians in matters affecting their communities. Goal One is 
appearing in these proceedings at the request of and on behalf of its membership residing in 
Lane County. This testimony is presented on behalf of Goal One and its membership; 
LandWatch Lane County, 642 Charnelton Suite 100, Eugene, OR 97401; and LandWatch's 
membership in Lane County, specifically to include President Robert Emmons, 40093 Little 
Fall Creek Road, Fall Creek, OR 97438, as an individual. 

I. Introduction 

This proposal is for a site-specific metropolitan plan amendment (PAPA) to amend the Metro 
Plan Diagram and a concurrent zone change within the Springfield city limits. 

The proposal concerns 56 acres of a 100.3 acre site located north of Marcola Road at its 
th tfi intersection with north 28 Street and approximately % mile east of north 19 Street/Marcola 

Boulevard in Springfield OR. The property is 100.3 acres identified as Tax Lot 1800, Map 
17-02-30 and Tax Lot 2300, Map 17-03-25-11. TL 2300 was platted in 1994 as parcel 3 of 
land partition plat 94-P0491. A property line adjustment was recorded with Lane County in 
1997 affecting the common boundary between parcels 2 and 3 of land partition plat 94-P0491, 
completing the current configuration of the subject site (City of Springfield file # 97-02-029). 

The Comprehensive Plan proposal is to change the Campus Industrial portion of the site to 
Commercial/Nodal Development Area, Community Commercial, and Medium Density 
Residential/Nodal Development Area. The Zone Change proposal is to change zoning from 
Campus Industrial to Community Commercial, Mixed Use Commercial and Medium Density 
Residential 

The site is currently planned and zoned a combination of Medium Density 
Residential/ND/Medium Density Residential (MDR) (35.7 acres), Commercial/Community 
Commercial (8.6 acres), and Campus Industrial/Campus Industrial (56 acres). 

Eugene office: 642 Charne l ton Suite 100 - Eugene O R 97401 • 541 -431 -7059 Fax 541 -431 -7078 
Lebanon office: 39625 A l m e n D r i v e • Lebanon O R 97355 541 -258-6074 Fax 541 -258-6810 
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The plan amendment and zone change would allow an additional 19 acres of MDR/ND 
development, and an additional 11 acres of Commercial/Community Commercial 
development. The plan amendment and zone change would allow an additional 26 acres of 
Commercial/ND/Mixed Use Commercial on the entirety of the 100.3 acre site. The proposals 
would eliminate all the Campus Industrial plan designation and zoning (56 acres) from the 
100.3 acre site. 

The 56 acres of Campus Industrial plan designation and zoning classification that is the 
subject of this proposal is part of a 100.3 acre site that is currently planned for and zoned 
Campus Industrial, and which is built out with campus industrial uses. 

II. Criteria applicable to the request 

Local approval criteria are found in the following documents: Springfield Development 
Code, Metro General Plan as provided by the staff report. 

* 

The proposed plan amendment must also be found to be consistent with applicable statewide 
planning goals. ORS 197.175(2)(a). Applicable goals include Goal 2, Land Use Planning; 
Goal 9, Economy of the State; Goal 10, Housing; and Goal 12, Transportation. The proposed 
plan amendment must also comply with administrative rules implementing applicable 
statewide planning goals. 

III. Analysis 

COMPREHENSIVE PLAN CONSISTENCY AND COMPLIANCE WITH 
STATEWIDE GOALS 

All comprehensive plan amendments are reviewable for compliance with the statewide 
planning goals. Residents of Rosemont v. Metro, 173 Or App 321 (2001); 1000 Friends of 
Oregon v. Jackson County, 79 Or App 93, 97, 718 P2d 753 (1986), rev den 301 Or 445 
(1987); Opus Development Corp. v. City of Eugene, 141 Or App 249, 254, 918 P2d 116 
(1996). 

Goal 2 - Land Use Planning is: "To establish a land use planning process and policy 
framework as a basis for all decisions and actions related to use of land and to assure an 
adequate factual base for decisions and actions." Specifically, local land use actions "shall be 
consistent with the comprehensive plans." Goal 2, Part I. Further, the information upon 
which land use decisions are made "shall be contained in the plan document or supporting 
documents." Goal 1, Part I. 

A planning decision based on a study not incorporated into the comprehensive plan, such as 
the SCLS, is not a planning decision that is made on the basis of the comprehensive plan and 
acknowledged planning documents, as required by Goal 2. D. S. Parklane Development, Inc. 
v. Metro, 165 Or App 1, 22, 994 P2d 1205 (2000). Also, the city cannot rely on an 
unacknowledged inventory over one that is part of an acknowledged plan. 1000 Friends of 
Oregon v. City of Dundee, 203 Or App 207, 216, 124 P3d 1249 (2005). In this case, there 
appears to be reliance on the Springfield Commercial Lands Study (SCLS) which, although 
acknowledged, does not address the entire Metro UGB area, and is not a refinement plan of 
the Metro Plan. The 1992 Metropolitan Industrial Lands Study, however, does address the 
entire Metro UGB area, and is part of the Metro Plan. 

Marcola Meadows, LRP 2006-00027 & ZON 2006-00054 
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The suggested findings in the Staff Report rely on reports and other documents containing 
inventories, assumptions, and data that have not been established for the entire Metro UGB 
area or incorporated into the comprehensive plan. This material includes data used to justify 
findings of compliance with goal 9. Any decision relying on such findings would not comply 
with Goal 2. 

Goal 5 

Responding to initial comments from Goal One Coaltion concerning applicability of 
land inventories pursuant to Ordinance #6150, adopting the Springfield Natural 
Resource Study, staffs position is that inventories established pursuant to Goal 5 are 
relevant considerations in considering availability of commercial and industrial land. 
While it may be true that these inventories are relevant to the Marcola Meadows Plan 
Amendment and Zone Change proposal, the 'relevant' analyses (tables 11-2 and 11-
3) actually show little impact on the commercial lands inventory from Goal 5 
protection measures, and provide no little if any analyses of land availability within 
the entire Metro UGB area, rather than just the Springfield UGB area. Table 11-2, 
Analysis of Maximum Possible Impact on Supply of Commercial Lands within the 
Springfield Urban Growth Boundary shows an impact of 11.56 acres on Springfield's 
(not the urban growth boundary area in it's entirety) commercial land supply. 

Additionally, the analysis pursuant to Ordinance #6150 fails to account for lands ADDED TO 
the commercial inventory since 2000, including but not limited to the Gateway MDR site's 
100 acres, providing a skewed picture of the actual commercial land inventory. 

To skew the picture even further, the analysis of maximum possible impact from Goal 5 
protection measures on supply of industrial lands (Ordinance #6150, table 11-1) considers 
ALL industrial lands within the entire Metro UGB area, rather than just the Springfield portion 
of the UGB, and does not provide a breakdown of number of industrially zoned acres in 
Springfield vs. Eugene. The 2000 SCLS, however (Table 3-2) shows that the number of 
campus industrial acres by plan designation (i.e. - light medium industrial acres) in the 
Springfield UGB area is 198.77. 

Goal 6 - Air, Water, and Land Resources Quality is: "To maintain and improve the 
quality of the air, water and land resources of the state." Goal 6 provides that discharges 
from future development, combined with discharges from existing development, shall not 
"(1) exceed the carrying capacity of such resources, considering long range needs; (2) 
degrade such resources; or (3) threaten the availability of such resources." 

The Staff Report concludes that additional traffic from development allowed by the plan 
amendment will be no more significant than that allowed with the current plan 
designation. However, the proposed plan amendment and zone change would allow for 
and encourage more of the automobile-dependent, fossil-fuel dependent, and greenhouse-
gas spewing development patterns that are degrading the air quality of Earth's 
atmosphere and threatening humanity's very existence. The adverse impacts on C02 
emissions resulting from development allowed by the plan amendment and zone change 
have not been evaluated or considered. 
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Goal 9 - Economic Development is: "Ta provide adequate opportunities throughout the 
state for a variety of economic activities vital to the health, welfare, and prosperity of Oregon's 
citizens." 

The Staff Report's discussion of Goal 9 is based upon a 2000 Springfield Commercial Lands 
Study (SCLS). The Staff Report does indicate that the SCLS has not been adopted as part of 
the Metro Plan. Goal 2 requires that information upon which land use decisions are made be 
contained in the plan document or supporting documents. If the SCLS has not been adopted 
as part of the Metro Plan, any reliance on that study alone for justification of the proposed plan 
amendments is inappropriate and unjustified. 

Oregon Administrative Rule OAR 660 009 0000 , Division 9 establishes the applicability of 
Goal 9 rules to Post Acknowledgement Plan Amendments (PAPA's) and specifies certain 
procedures and requirements for local governments to follow in the adoption or amendment of 
all plan or land use regulations pertaining to Goal 9. In OAR 660 009 0010 4 the rule 
discusses procedures relevant to this application. 

Staff has incorrectly dismissed the applicability of the new provisions of the Goal 9 
administrative rule that became effective January 1,2007. In staff's "responses to written and 
oral testimony", staff insinuates that because "the application was submitted in September 
2006, prior to the effective date of changes made to Goal 9 by DLCD", the new Rules don't 
apply. That is incorrect. 

ORS 227.178 [Final action on certain applications required within 120 days; procedure; 
exceptions; refund of fees] at subsection (1) establishes: "Except as provided in subsections 
(3) and (5) of this section, the governing body of a city or its designee shall take final action on 
an application for a permit, limited land use decision or zone change (emphasis added), 
including resolution of all appeals under ORS 227.180, within 120 days after the application is 
deemed complete." 

The current proposal includes a plan amendment, which is not a permit, limited land use 
decision, or zone change. ORS 197.175 [Cities' and counties' planning responsibilities; rules 
on incorporations; compliance with goals] at subsection (2), states: "Pursuant to ORS 
chapters 195, 196 and 197, each city and county in this state shall: (a) Prepare, adopt, amend 
and revise comprehensive plans (emphasis added) in compliance with goals approved by the 
commission;" This provision establishes that plan amendments must comply with the Goals; 
in the case of this proposal, that means the new Goal 9 rules are applicable to the proposed 
plan amendments. 

The recently amended Goal 9 Administrative Rule (OAR 660-009-0010 at subsection (4) is 
NOT the provision that the applicant has addressed in their March 17 revised Goal 9 findings. 

This provision establishes that for a PAPA that proposes to change the plan designation of 
land in excess of 2 acres within an existing urban growth boundary from an industrial use 
designation to a non-industrial use designation, or an other employment use designation to any 
other use designation, a city or county must address all applicable planning requirements, and 
(emphasis added): 
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(a): Demonstrate that the proposed amendment is consistent with its most recent economic 
opportunities analysis and (emphasis added) the parts of its acknowledged comprehensive 
plan which addresses the requirements of this division; 

The applicant appears to rely heavily on inventory and policy statements established by the 
2000 SCLS in establishing that the proposal is consistent with the Goal 9 rule. However, the 
applicant's analysis of the proposals' consistency with comprehensive plan Economic 
Element policies found in the Metropolitan General Plan, Chapter III, B-l - B-7 is insufficient 
and does not address the most significant policies that must be considered. 

The proposal would decrease the City's campus industrial land inventory by 56 acres. The 
applicant has not justified the conversion of scarce, shovel ready industrial land, especially 
land designated and zoned campus industrial inside the Metro UGB, even though Metro Plan 
(comprehensive plan) Economic Element policy # 12 establishes that the cities are to 
"discourage future Metropolitan Area General Plan amendments that would change 
development ready industrial lands (sites defined as short - term in the metropolitan Industrial 
Lands Special Study, 1991) to non-industrial designations." 

In addressing applicability of the Springfield Commercial Lands Study 2000 SCLS, the 
applicant also appears to try to separate the Metro Area by jurisdictional boundary. However, 
Eugene and Springfield have a shared and adopted UGB, Comprehensive Plan, and Industrial 
Lands study. The jurisdictionally focused SCLS does not analyze supply and demand for the 
entire Metro UGB area and cannot be relied upon to establish consistency with the 
requirements of OAR 660-009-0010 (4), which establishes that the proposed PAPA be 
consistent with both (emphasis added) the most recent economic opportunities analysis (i.e. 
the 2000 SCLS) and the comprehensive plan. 

A related problem with placing such heavy reliance on the 2000 SCLS to establish Goal 9 
compliance is that in analyzing supply and demand, the study fails to consider or otherwise 
account for lands added to the commercial inventory via applicant initiated and city approved 
zone changes and plan amendments. One very obvious example of an addition to the 
Springfield commercial lands inventory was the 2003 plan amendment and zone change at the 
100-acre Gateway Medium Density Residential site that had the effect of rezoning and 
redesignating 100 acres of residential land to commercial. The applicant and staff have failed 
to account for or otherwise address the addition of any commercial land to the SCLS, even 
though it is clear that more than 100 acres of commercial land has been added to the inventory 
since the year 2000. 

The applicant also relies in part on inventories established in conjunction with adoption of 
Springfield's Natural Resource (NR) Study, by Ordinance #6150 on November 28, 2005. 
While those inventories may be relevant to this proposal in that possible 'impacts' resulting 
from Goal 5 protection measures were considered for all zoning classifications, the analysis of 
maximum possible impact on supply of commercial lands pursuant to the study is limited to 
the area within the Springfield portion of the Metro UGB (table 11-2). Again, because 
Eugene and Springfield share a UGB and a comprehensive plan, an analysis of the entire 
UGB area is necessary to establish an accurate picture of the supply of commercial lands. 
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In any case, the NR Study found that the maximum possible impact of Goal 5 protection 
measures on the Springfield Commercial Lands Inventory would be the loss of 11.56 
"commercial acres." 

LOSS OF INDUSTRIAL LAND 

The proposed plan amendments and zone changes would remove 56 acres of shovel ready 
campus industrial land from the Metro UGB area industrial lands inventory. The applicant is 
proposing to site a Lowe's home improvement center on 11 acres of community commercial 
zoning within the subject parcel. The applicant has said nothing about the existence of another 
home improvement store located within V* mile or less of the subject property. Given that 
there already is a home improvement store within the existing neighborhood, the applicant has 
not justified converting the scarce, shovel ready campus industrial land for commercial uses 
that already exist within the neighborhood. 

The applicant has cited only two comprehensive plan (Metro Plan) policies from the 
'Economic Element' (Chapter III, Section B) of the Plan as "directly relevant" to the 
proposed PAPA. The two Plan policies considered by the applicant as relevant to the supply 
of industrial land are policies 6 and 12. 

Policy 6 merely states: "Increase the amount of undeveloped land zoned (emphasis added) for 
light industrial and commercial uses correlating the effective supply in terms of suitability and 
availability with the projections of demand." The applicant states that this policy is 
"imperative and provides clearer guidance than Policy 12." This is incorrect. This policy 
addresses zoning only, not plan designation, and concerns the necessity of having adequate 
supplies of land of both commercial and industrial designations. It says nothing concerning 
the applicability of favoring one plan designation over the other. 

Policy 12 is stronger than Policy 6 on the issue of the supply of campus industrial land. This 
policy states: "Discourage future Metro Plan amendments (emphasis added) that would 
change development-ready industrial lands (sites defined as short-term in the metropolitan 
Industrial Lands Special Study, 1991) to non-industrial designations (emphasis added). The 
subject property, identified in the Industrial Lands Policy Report (1993) as being in Region 7, 
site #5, is noted in the Report (on page 50) as appropriate for a campus industrial Plan 
category. The site is also noted in the same document as a "short term site" (page 20). 

Although the applicant states that these two policies "will often be in conflict" because 
"increasing the amount of undeveloped commercial land will frequently be at the expense of 
the inventory of industrial land", this opinion is not substantiated by evidence in the record 
establishing how much industrial land (designated, not zoned) has been converted to 
commercial land. In fact, 100 acres of land designated residential was approved for 
conversion to commercial by Springfield City Council in 2003. Both staff and the applicant 
are silent on the issue of conversions to commercial from other designations within the Metro 
UGB area. Applicant's assumption that increasing the supply of commercial land will 
"frequently" be at the expense of the industrial inventory is clearly unsubstantiated. 

The PAPA proposal must be consistent with the Economic Element of the Comprehensive 
plan in it's entirety. A major omission found in the application and staff report is an analysis 
of all the Metro Plan Economic Element policies other than the two addressed by the applicant 
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(policies 6 and 12). The remaining 30 policies should be addressed in some manner. More 
specifically, the following policies are directly relevant to the inventory of industrial lands 
throughout the Eugene-Springfield Metro UGB area. 

5 - Provide existing industrial activities sufficient adjacent land for future expansion. 

This Plan provision is directly applicable because the 100.3 acre site is currently zoned, 
designated, and built out to take advantage of campus industrial designation and zoning. This 
proposal to eliminate 56 acres of campus industrial zoning adjacent to existing and developed 
campus industrial zoning, plan designation, and uses is clearly inconsistent with the Metro 
Plan Economic element, and if approved would have the effect of limiting future growth and 
expansion of the existing campus industrial uses. 

7 - Encourage industrial park development, including areas for warehousing and distributive 
industries and research and development activities. 

The applicant and staff state that there is little or no interest in industrial development these 
days, and paint a picture of industry that is other than what campus industrial zoning and plan 
designations expect. However, the Economic Element of the Metro Plan, Finding #17 
establishes: "Special light industrial firms" (i.e. campus industrial) "have varied site location 
requirements, prefer alternative sites to choose from, and usually benefit from location of other 
special light industrial firms within the community and within the same industrial 
development." The subject site is located within an existing campus industrial (s.l.i.) site. The 
proposal fails to address the impacts on the existing campus industrial uses from the potential 
loss of 56 acres of adjacent campus industrial land. 

9 - Encourage the expansion of existing and the location of new manufacturing activities 
which are characterized by low levels of pollution and efficient energy use. 

Staff has not discussed efforts to attract and/or encourage expansion of manufacturing 
activities that could be sited on campus industrial zoned and designated lands. The only 
reference to this issue from staff is that there hasn't been much interest in the site from the 
industrial development sector. 

15 - Encourage compatibility between industrially zoned lands and adjacent areas in local 
planning program. 

Neighbors have expressed no concern about their quality of life from existing campus 
industrial uses. The concern is with the conversion to commercial and residential uses. The 
applicant has not addressed why or how the existing campus industrial zoning and plan 
designation is incompatible with the adjacent neighborhood zoning and plan designation. 

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

The subject property (56 acres) is part of a large parcel (100.3 acres), all of which is zoned and 
designated campus industrial. Staff is directed by this policy to encourage retention of this 
large parcel of industrially zoned and designated land, which is the last remaining large parcel 
of campus industrial land within the Springfield city limits. 
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21 - Reserve several areas within the UGB for large scale, campus type, light manufacturing 
uses. 

Staff has failed to address the impact that this proposal will have on the dwindling supply of 
shovel ready campus industrial land inside the Springfield city limits, including prior actions 
approving land use code amendments to the campus industrial zone that established more 
'flexibility' for what uses are allowed in the city's campus industrial zones. These 
amendments contributed to the consumption of most of the remaining campus industrial land 
in the Gateway area, leaving the 100.3-acre campus industrial site at 28th Street and Marcola 
Road (which includes the 56 acre subject property) as the last remaining large parcel zoned 
and designated for campus industrial use inside the Springfield city limits. 

28 - Recognize the vital role of neighborhood commercial facilities in providing services and 
goods to a particular neighborhood. 

This PAPA proposal requests nodal designations and Zoning yet has not considered or 
otherwise addressed the applicability of neighborhood commercial zoning vs. the requested 
community commercial zoning. Commercial scale development is incompatible with true 
nodal development elements including provision of services for neighborhood access rather 
than regional scale access, pedestrian and alternative mode accessibility, a mix of housing 
types and affordability throughout the nodal area 

Additionally, applicant states that the commercial zoning 'would not be part of the node.' 
However, the location of the proposed additional 11 acres of community commercial zoning 
and commercial plan designation is clearly part of the subject parcel and the 'draft master 
plan' that the applicant is promoting concurrently with the plan amendment and zone change 
proposal. 

Staff and applicant have not addressed the applicability of community commercial zoning 
within a node, or explained why neighborhood commercial zoning is being ignored for higher 
intensity uses in this existing neighborhood. 

All the Metro Plan Economic Element policies are applicable to this application, and should 
have been addressed by the applicant. 

Goal 10 - Housing is: "To provide for the housing needs of citizens of the state. Goal 10 
requires that cities maintain an inventory of buildable land for residential uses. OAR 660 
Division 8 interprets and implements Goal 10. OAR 660-008-0010 requires that 
"[s]ufficient buildable land * * * be designated on the comprehensive plan map to satisfy 
housing needs by type and density range as determined in the housing needs projection. The 
local buildable lands inventory must document the amount of buildable land in each 
residential plan designation." 

The Staff Report discusses the availability of land for housing within the Metro UGB area, 
and relies on any acknowledged BLI in reaching its conclusions that there is a surplus of 
buildable land through the 2015 planning horizon. Approval of the proposed plan 
amendment to add an additional 19 acres of residential land is not justified on a need for 
additional residential designation and zoning. Findings must show that increasing the city's 
already adequate supply of buildable residential lands at the expense of losing 56 acres of 
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scarce shovel ready campus industrial land is consistent with the Housing and Economic 
policies of the Metro Plan. 

Goal 12 - Transportation is: "To provide and encourage a safe, convenient and economic 
transportation system." OAR 660 Division 12 implements Goal 12. 

OAR 660-012-0060 (the TPR) requires a comparison of traffic impacts allowed under 
pre- and post-amendment plan and zoning by comparing the most traffic intensive use 
allowed in each zone. However, the proper point of comparison is "allowed land uses," 
not uses allowed under a specific development plan, particularly development plans that 
can be modified at any time without a plan amendment or zone change. Griffiths v. City 
of Corvallis, 50 Or LUBA 588 (2005). 

To adequately address the requirements of the TPR, the TIA must assume the most 
intense traffic-generating use allowed under the proposed zoning and must assume that 
use is developed at the maximum allowed intensity. The proposal to apply the /ND 
designation to the entire 54.7 acres of proposed MDR designation and zoning would be 
appropriate if this were to be a truly nodal development. However, the inclusion of a 
Lowe's Home Improvement store adjacent to proposed residential development raises 
concerns about traffic and congestion and safety that would not otherwise be an issue in a 
pedestrian, transit oriented area. 

In applicant's discussion of why a home improvement center is appropriate in a Nodal 
Development Area, applicant states that the "application does not seek to apply the Nodal 
Development Area designation to the land on which the home improvement store will be 
proposed by the Master Plan application." 

While stating that the PAPA would have the effect of establishing a node on 80 acres of 
Medium Density Residential and Commercial land that do not include the possible site of 
the home improvement center, the applicant does not discuss or justify the 
appropriateness of siting a home improvement center within the boundaries of a Nodal 
area. 

According to the applicant "a home improvement center affiliated with the proposed 
Nodal Development Area will augment the neighborhood retail traffic of the stores within 
the Nodal Development designation thereby increasing their chances for commercial 
success." However, as a result of the level of traffic expected from this kind of 
development, the applicant has suggested establishing 'trip caps' that will limit the 
number of dwelling units allowed in the 54.7 acres of proposed MDR/ND designated 
land. This internal inconsistency (/ND to allow more density to support a walking, 
transit oriented area is lost in the shuffle to deal with extra traffic actually generated by 
Lowes' more so than by additional residential density which is not just allowed but 
expected pursuant to the /ND designation) is an indication that a commercial designation 
for Lowe's and a nodal designation is inconsistent with the Transportation element of the 
Metro Plan. 

An adequate transportation impacts analysis must assume the most intense traffic-
generating use allowed under the proposed zoning and plan designation and must assume 

Marcola Meadows, LRP 2006-00027 & ZON 2006-00054 
3-10 

10 



G O A L O N E C O A L I T I O N 

that use is developed at the maximum allowed intensity. This proposal has failed to do so 
and cannot be relied upon to adequately evaluate potential transportation system impacts 
as required by the TPR. 

The subject property is actually located within 54 mile of an "interstate interchange 
area."1 The close proximity of the 1-105/126 Eugene-Springfield Higway and 19th Street 
intersection to the subject 'nodal site' is likely to allow and encourage a large amount of 
regional shoppers traveling by automobile to easily access this site. Consideration of 
this situation as inconsistent with the policies supporting Nodal Development in the 
Metro Plan (Transportation element) has not been addressed by the applicant or staff. 

The proposal states only that the suggested mitigation at this intersection will help avoid 
further degradation of the system in the plan year 2025." "Avoids further degradation" is 
not the applicable standard: the mitigation must meet the city standard and maintain LOS 
D or better. The mitigation must meet the state standard and "assur[e] that the allowed 
land uses are consistent with the function, capacity and performance standards of the 
facility. 

As has been previously discussed, in determining whether the applicable standards are 
met the TIA must assume the most intense traffic-generating use allowed under the 
proposed CR zoning and must assume that use is developed at the maximum allowed 
intensity. 

Goal 13 - Energy is: "To conserve energy." Goal 13 requires: "Land and uses 
developed on the land shall be managed and controlled so as to maximize the 
conservation of all forms of energy, based upon sound economic principles." 

The Staff Report makes conclusory findings regarding Goal 13. However, the proposed 
findings are not supported by any evidence whatsoever. 

The type of development that would be enabled by the plan amendment and zone change 
is nothing else than more of the auto-dependent development that has led to the energy 
and climate crises we face. Truly energy-efficient development would be smaller in scale 
so that the market area drawn upon by the facilities would truly limited to surrounding 
neighborhoods; and so the facilities would be accessible not by cars but by people - by 
foot, bicycle, and public transportation. 

No studies have been done demonstrating that customers of development allowed by the 
amendments would in fact come from the market area defined by the surrounding 
neighborhoods. No studies have been done evaluating the energy consequences of 
alternative development patterns - of relying on more, smaller, and well-distributed 
commercial and office areas rather than larger and fewer areas. 

1 OAR 660-012-0060(4XeXQ defines "interchange area"-
"Interstate interchange area means: 

"(i) Property within one-half mile of an existing or planned interchange on an Interstate 
Highway as measured from the center point of the interchange; or 

"(ii) The interchange area as defined in the Interchange Area Management Plan adopted as an 
amendment to the Oregon Highway Plan." 

Marcola Meadows, LRP 2006-00027 & ZON 2006-00054 
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GOAL O N E COALIT ION 

In the absence of any analysis of the energy consequences of the proposed amendments, 
findings of compliance with Goal 13 cannot be made or justified. 

HI. Conclusion 

The proposed amendments would create a 56-acre residential and commercial site within an 
existing 100.3 acre campus industrial site. 

The proposed plan amendment is not logical and harmonious with the land use pattern for 
the greater area. The proposed change is not "logical and harmonious" because it is not 
consistent with the development pattern envisioned in the Metro Plan. 

The plan amendment would allow for "big box" or other high-intensity retail 
development; development could not be limited in scope so as to be appropriate to the 
surrounding neighborhoods and community. 

Development allowed by the proposed amendment would disrupt and be incompatible 
with the surrounding residential and campus industrial environments and is not consistent 
with the Metro Plan. 

As explained above, the proposed amendment is inconsistent with the intent of the Economic 
Element of the Metro Plan, and does not comply with Metro Plan policies. Therefore it cannot 
be found to be compatible with these Plans. 

Compliance with statewide planning goals, including goals 2, 6, 9, 10, 12, and 13, has not 
been established. In particular, it has not been established that the Eugene-Springfield Metro 
UGB area's supply of campus industrial land will be protected pursuant to the PAPA and zone 
change proposal. 

The requested plan amendment does not comply with policies of the Metro Plan and 
Metropolitan Industrial Lands Special Study. 

The requested plan amendment and zone change does not benefit the public and are not 
appropriate. 

Goal One and other parties whose addresses appear in the first paragraph of this letter request 
notice and a copy of any decision and findings regarding this matter. 

Respectfully submitted, 

Lauri Segel 
Community Planner 

Marcola Meadows, LRP 2006-00027 & ZON 2006-00054 
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K A R P Gary 

F r o m : L a u r i S e g e i p a u r i @ g o a i 1 . o r g ] 
S e n t : Monday , M a y 14, 2 0 0 7 4 :50 P M 
T o : K A R P Gary 
S u b j e c t : Marco la M e a d o w s P A P A c o m m e n t s 

I m p o r t a n c e : H igh 

A t t a c h m e n t s : Marco la M e a d o w s p lan & z o n e c h a n g e v .2 .doc 

M a r c o l a M e a d o w s 
p l a n & z o n e c h . . . 

Gary: 

Please enter the attached comments into the record-of planning action LRP 
2006-00027 and ZON 2006-00054 

Please confirm receipt of these comments as well. 

Thank you. 

Lauri Segel 
Community Planner 
Goal One Coalition 
642 Charnelton, Suite 100 
Eugene OR 97401 

Phone: 541-431-7059 
Fax: 541-431-7078 
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WRITTEN M A T E R I A L S S U B M I T T E D BY T H E A P P L I C A N T 

A T T A C H M E N T 

4 -1 



May 14, 2007 

SATRJE 
ASSOCIATES 

City of Springfield 
Development Services Department 
Planning Division 
225 Fifth Street 
Springfield, Oregon 97477 

Attn: Gary Karp 

Re: The Villages at Marcola Meadows 
Metro Plan Amendment (LRP 2 0 0 6 - 0 0 0 2 7 ) 
Zone Change (ZON 2 0 0 6 - 0 0 0 5 4 } 

Dear Gary, 

Enclosed please find material that the applicant would like entered into the record 
for the subject applications referenced above. In summary, this material is intended 
to provide background regarding questions posed by councilors and neighbors 
during the City Council Public Hearting on May 7, 2007, including: 

• School Capacity. 
• Land Supply and Economic Issues. 
• Existing Conceptual Development Plan. 

As the Applicant's designated contact, Satre Associates is available to answer 
questions or provide clarification as needed to facilitate the review process. 

In advance, thank you for your consideration of this material. We look forward to 
our continued association on the project. 

Sini erely, 

Ri$ard M. Satre, AICP, AS LA, CSI 
President 
Satre Associates, P.C. 

Fax 541.465.4722 
1.800.662.7094 

www.satrepc.com 

MA"! 1 4 ft® 

Planners, Landscape Archit^ ^ id Environmental Specialists 

http://www.satrepc.com


Throughout 2005, a group of eight community members and six 
District staff dedicated their time to in-depth research, study, and 

evaluation of Springfield Public Schools facilities and sites. This 
group, the Facilities Advisory Committee (FAC)*, compiled their 
findings, options, and recommendations into the Facilities Plan. To 
view the completed plan, go to wtvw.sps.lane.edu/facilities or stop 
by the Administration Building, 525 Mill Street, Springfield. 

Something for Everyone 

Plan Highlights 
Seventeen of Springfield's 
schools are 40 years or older, 
and are becoming increasingly 
expensive to maintain. They 
have safety, health and effi-
ciency concerns of: 

• need for seismic upgrades, 
• poor air quality and vastly 

fluctuating temperatures, 
due to older heating and 
ventilating systems, 

• lack of flexible spaces to 
accommodate students 
with modern technology 
and innovative teaching 
practices, 

• traffic congestion, 
• energy inefficiency, and 
• many schools are not 

designed to meet Crime 
Prevention Through Environmental Oesign (CPTED) recom-
mendations for safety and security. 

To accomplish educational goals identified in the Springfield Quality 
Education Model (SQEM), schools need to provide a healthy, safe 
environment. They also need to feature maximum design flexibility 
for up-to-date teaching practices and the changing nature of use by 
the public. Numerous community activities, such as Willamalane, 
Kidsports, adult sports and Family Centers, are accommodated by 
District facilities during and after school hours. 

The Facilities Plan lists eight main issues (see the "Eight Issues" 
box on the back), from "providing safe, healthy, and secure cam-
puses for ail students and employees" to "replacing or moderniz-

ing dated, high-cost facilities." Each issue is summarized into 
three timeframes based on need: 

• Immediate (0-3 years), 
• Intermediate (0-10 years), and 
• Long-term (10 years or more). 

The Facilities Plan Identifies Needs, Options, and 
Recommendations for Each School 
The Facility Plan states that the District should look to partner 
with the community through possible bonding to fund replace-
ments and improvements of existing schools. The Plan further 
states that the District should identify and commit resources on 
an annual basis to address ongoing facilities priorities. 

Prior to putting forth a bond measure, the District would conduct 
statistically valid community surveys, offer more public input oppor-
tunities, and involve staff, community members, and other key audi-
ences in any process leading up to placement on the ballot of a 
bond measure. However, the final decision for placement of a facili-
ties bond on the ballot rests with the Springfield Board of Education. 

Additionally, many options on the Facilities Plan Immediate, 
Intermediate and Long-range lists may be funded from one-time 
funds, the annual operating budget, grants or other resources. 
For example, recently, Board and staff requested $800,000 from 
the Office of Juvenile Justice and Delinquency in Washington, DC. 
If approved these funds would be used to upgrade school securi-
ty at schools across the District to meet the Crime Prevention 
Through Environmental Design (CPTED) recommendations (as 
mentioned in the Plan's Issue 3, under Immediate needs). 

The Facilities Plan, is a guide for future decisions - not a policy. 
Accepting the Plan does not necessarily mean that all recommen-
dations will be implemented - only that the Plan guidelines, 
options and recommendations will be considered. 

Many of the boilers in Springfield 
schools are area 1950. They are 
extremely energy inefficient and 
ineffective in providing even 
heating throughout the school. 
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Students at Thurston 
Elementary have to eat 
lunch in their classrooms 
because of the lack of 
adequate gym and 
cafeteria space. 

Examples of Immediate 
3 (0-3 years) N e ^ ^ 

Recommendations, Options 
j a J f Replace Maple and Thurston 

elementary schools, with^new 
bui ldings w i t h c a p a c i t y of up 

. to 500 s tudents . These new 
r * bui ldings are;not needed to . 

Substantial cracks 
in floor tile are 

common-place 
throughout 

Maple Elementary. 

I which have retcNed the end: of 
their useful l ife: 

• Replace roofs o n T f i 
H i g h ; S c h o o l . / i ; : ^ | a ™ ™ 

• Replace football f ieics at M t | 
high schools w i t f t H f f i ^ S e ^ l 
al l-weather turf. 

• Build athletic seating at THS 
• Replace inefficient boilers at ' 

f ive schools. % 
H « 

Example of an Intermediate 
(0-10 year) Needs, 
Recommendations, Options 

Improve and upgrade security 
at each facility, consistent with 
the Crime Prevention Through 
Environmental Design (CPTED) 
recommendat ions; # 

• Address heating/ventilation/air 
quality needs identified at almost 
every building fri the District. : iaHB i 

IifTi* 2 
DISTRICT 1 J 

SPRINGFIELD 
Public Schools 

For further information, contact 
Steve Barrett, 726-3267 or 
sbarrett@sps.lane.edu. 

"The Facilities Plan reports the Committee's findings," 
stated FAC chair John Lively. "It is up to the Board and 

the community to determine what next steps will be 
taken, which parts to implement, when and how." 

Eight Issues in the Facilities Plan 
1) Adjusting school capacities and boundaries to ensure optimum numbers of 

students in each school. 

2) Providing safe, healthy, and secure campuses for all student and employees. 

3) Providing adequate technological infrastructure and support for educational 
initiatives and instructional programs. 

4) Replacing or modernizing dated, dilapidated, or high-cost facilities. 

5) Improving the educational effectiveness of District classrooms through day-
lighting, thermal comfort, and acoustics. 

6) improving and adding outdoor facilities, including athletic and recreational 
fields, playgrounds. 

7) Reviewing all vacant property to determine if any should be sold or devel-
oped for nonschool use, and using any proceeds to purchase future school 
sites or for repairing or extending the life of existing schools. 

8) Addressing future and unmet programmatic facility needs. 

"Facilities Advisory Committee 
In response to the Springfield Quality Education Model, staff created the Facilities Advisory 
Committee (FAC) to research and bring recommendations to the School Board about Springfield 
school buildings and campuses. Throughout 2005 the FAC, eight community volunteers and six 
staff, met twice monthly to evaluate school environments and to identify Immediate, Intermediate, 
and Long-term needs. The Committee assessed each school, based on Crime Prevention through 
Educational Design recommendations and facility-evaluation reports by Dull, Olsen and Weeks 
architectural firm. They reviewed the Americans with Disabilities Act and conducted in-depth 
research regarding best school environments. Members visited schools, talked to maintenance 
staff, surveyed employees and conducted public input forums. From this year-long intensive study 
and research, the Facilities Advisory Committee developed the Facilities Plan. 
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SPRINGFIELD SCHOOL DISTRICT 
LONG RANGE FACILITY PLAN 

EXECUTIVE SUMMARY 
MARCH 10, 2006 

In November of 2004, the Springfield School District Facility Advisory Committee was formed 
for the purpose to review and study all District facilities and sites leading to recommendations on 
a long-range plan addressing current and future needs for consideration of the School Board. 
This review was prompted by changes in the District since the release of the 2002 Sites & 
Facilities Report and the continued focus on the Springfield Quality Education Model (S-QEM) 
as it relates to the importance of sites and facilities. The S-QEM specifically says in addressing 
the learning environment: "Create an environment that fosters the well being of our students, 
staff, and community. Aim to construct new facilities and remodel existing facilities in 
collaboration with community partners to meet District and community needs." 

The members of the committee were Bill Bowers, Bill Davis, Steve Dustrude, Neal Forrester, 
Jennifer Heiss, John Lively, Don Lutes, Bill Medford and Gary Ross. In addition the committee 
was supported by Fred Tepfer, architect consultant from the University of Oregon and 
Springfield School District staff of Steve Barrett, Jeff DeFranco, Will Lewis, Nancy Schmidt, 
Bruce Smolnisky, John Saraceno, and Brett Yancey. Since November 2004, the committee has 
met 29 times to gather and understand all the information needed to recommend the final plan. 

The process included reviewing and understanding the current condition of all sites and facilities 
throughout the District, trends occurring within the District and community over the next decade, 
survey information obtained from user groups in each school, input from community members, 
the latest information on education from current literature and other similar items to establish a 
common knowledge base for all committee members. Based on that common understanding the 
committee: 

1 Established criteria to assess each school building to determine baseline as of today, 
2. Developed eight long-term planning issues to guide discussions around potential 

options to address needs going forward, 
3. Based on the long-term planning issues, developed an extensive list of possible 

options for each issue to guide final recommendations, and 
4. Held a public conversation to review the eight long-term planning issues for 

completeness. In addition, we communicated regularly with each facility staff to seek 
their input as to key issues and potential recommendations. Completed the public 
input process by holding five public meetings to review and test the key issues and 
list of potential options. 

All the materials developed from this process are part of the long-range sites and facility plan 
being presented to the school board. However, of particular note is the 2005 Building 
Assessment "Bookends Evaluation," which shows an overall snapshot of building needs based 
on the established criteria and ranking buildings by those needing immediate attention, to those 
that have longer term value with the need for less immediate investment. Ultimately, this 
baseline of buildings is a key component of the recommendations being made and clearly shows 
the need to continue to make key investments in buildings in order to extend the useful life of all 
District facilities. 
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PAGE 2 
SITES & FACILITIES LONG-RANGE PLAN 

A summary of our recommendations is listed below, with all the detailed information available 
within the complete report. 

• Key recommendations for addressing immediate ( 0 - 3 years) District needs. 

1. Operations & Maintenance Projects, The District has identified $3,781,510 
worth of non-bondable deferred maintenance projects that have high priority. 
These projects are critical to maintaining and extending the life of existing facilities 
and for maintaining the appropriate learning environment as described in the S-
QEM. The District should identify and commit resources on an annual basis in 
order to address these immediate needs and insure financial support for similar 
needs which will continue to arise as the District facilities age. 

2. Adjusting school capacities and boundaries to ensure optimum numbers of 
students in each school - Add capacity to Mt. Vemon and Riverbend by 
constructing final additions; adjust boundaries between Mt. Vemon, River Bend, 
Douglas Gardens, Ridgeview and Thurston Elementary in response to shifting 
school populations in East Springfield; begin process for reaching final decisions 
on school closures based on enrollments, costs to operate and other changes 
occurring throughout the District. 

3. Replacing or modernizing dated, dilapidated or high-cost facilities. As highest 
priorities the committee recommends the District move forward with plans to 
replace Maple and Thurston Elementary schools with new buildings with a 
capacity of up to 500 students and to replace roofs on Thurston High School. 
These new buildings are not needed to address increasing enrollment, but rather 
needed to replace facilities which have reached the end of their useful life. In 
addition, several key policy decisions need to be made in conjunction with any new 
construction (see Key Policy Issues). In addition the committee recommends that 
the District move forward on developing a strategy for replacing Hamlin Middle 
School, recognizing that at this time the two elementary schools are the highest 
immediate needs. 

4. Improving and adding outdoor facilities, including athletic, recreational fields 
and playgrounds. - As highest immediate priorities, the committee identified 
building athletic seating at Thurston High School; replacing football fields at both 
high schools with multi-use all weather turf; replacing both high school tracks, and 
replacing the field lights for school and city activities at the Hamlin fields. 

5 Reviewing all vacant property for long term District needs. - The committee 
recommends that the District move forward with buying property in southeast 
Springfield to address the growing needs based on housing being constructed in 
that part of the city. If possible, this purchase should be made in conjunction with 
Team Springfield partners, who may be interested in co-locating facilities. In 
addition, continue purchasing property at landlocked sites, and sell/and/or develop 
the Rainbow site. The committee strongly recommends that any proceeds from 
selling or developing sites continue to be dedicated for future land needs, versus 
other District operational budget needs. 



PAGE 3 
SITES & FACILITIES LONG-RANGE PLAN 

• Key recommendations for addressing longer term (0 - 10 years) District needs. 
1. Close Goshen and/or Mohawk based on a thorough review and application of criteria 

established by District (if enrollment falls below 50 students). 
2. Build an elementary school in Southeast Springfield, if population growth 

necessitates. 
3. Rebuild Thurston High School instructional core to provide additional and updated 

classrooms. 
4. Reevaluate Briggs and Thurston Middle Schools to determine if renovation, 

expansion, or replacement is needed. 
5. Continue evaluation of District vacant properties to include potential development of 

District/community use of the Reed site, the Clearwater site, and the old Thurston 
Elementary site, if the new elementary school has been moved to a new site. 

6. Identify a facility for a Community Service Center (health services, Brattain House 
services) and other instructionally related District services (alternative education, 
special education, teen parent services, etc.). Serious consideration should be given 
to using an existing educational facility which is no longer needed for daily classroom 
instruction for this need before consideration of constructing a new facility for these 
specific needs. 

7. Improve and upgrade security at each facility, consistent with the Crime Prevention 
Through Environmental Design (CPTED) recommendations and address HVAC 
needs identified at almost every building in the District. 

In addition to the items summarized above, we recommend the District consider the 11 key 
policy discussion items we have outlined in detail as part of the report in any deliberations 
around our key recommendations and put a process in place to review progress on this plan at 
least every three years and sooner if recommended solutions can not be achieved. 

The committee appreciates the opportunity the District has provided us to make these 
recommendations and will continue to be available to clarify and discuss the report going 
forward. 
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FACILITIES ADVISORY COMMITTEE PRIORITIES 
March 14,2006 

IMMEDIATE INTERMEDIATE L O N G - T E R M 
0 - 3 years 0 - 1 0 years 10 y e a r s p l u s 

Issue 1: Adjusting 
school capacities and 
boundaries to ensure 
optimum numbers of 
students in each 
school. 

Adjust boundar ies to ba lance enro l lment , in 
re lat ionship to faci l i ty size, be t wee n Mt. 
Vernon, R ivs rbend, Douglas Gardens , 
R idgev iew, and the new Thurs ton 
E lementary Schoo l . 

Const ruct final two -c lass room addi t ions to 
Mt. Vernon and R iverbend for add i t iona l 
educat ional space . 

8eg in d iscuss ion of schoo l c losure 
enrol lment l imit; de f ine v iable schoo l . 

R e c o m m e n d eff ic ient schoo l s izes of 4 5 0 
at e lementary leve l and up to 650 at the 
middle school level. 

C lose G o s h e n a n d M o h a w k if s tuden t 
n u m b e r s d o ho t a l low the schoo l to be 
educat iona l l y v iab le as de f ined : 

C lose M o h a w k if s tuden t enro l lment d rops 
be low 50. 

C lose G o s h e n if s tuden t enro l lment d rops 
be low 50 at the K -5 level . 

Bui ld new e lemen ta r y in sou theas t 
Spr ingf ie ld if popu la t i on g rowth necess i ta tes . 

Based on enro l lment cons ide r 
c los ing Spr ingf ie ld Middle School . 
Students wi l l shif t to Haml in and 
possib le expans ion of ei ther 
Thurs ton Midd le Schoo l and 
Spr ingf ie ld M idd le Schoo l . 

Cons ider conso l ida t ing C a m p Creek 
and send ing s tudents to Waltervi l le. 

Issue 2: Providing 
safe, healthy, and 
secure campuses for 
all students and 
employees. 

Cr ime Prevent ion Through Env i ronmenta l 
Des ign (CPTED) recommenda t i ons : 
survei l lance s y s t e m s at middle schoo ls 
a n d network h igh schools to cent ra l i zed 
server . 

Ca rd ident i f icat ion sys tem and key less 
locks at the h igh schools . 

Retrof i t c l ass rooms to be able to l o c k d o w n 
f rom the inside of the c lass room at ne ed ed 
sites. 

Park ing improvements and expans ion 
coup led wi th traff ic reduct ion at G u y Lee, 
Page, Centenn ia l , Douglas Ga rdens 

Fire safety spr ink ler sys tem inc luded in 
n e w facil it ies 

Cont inue imp lement ing indoor air qual i ty 
assurances and sys tem upgrades . 

Se ismic s tud ies : faci l i t ies as pr ior i t ized by 
init ial se ismic sc reen ing (Haml in , Bnggs , 
Spr ingf ie ld H igh Schoo l , Admin is t ra t ion 
Bui ld ing, etc.) . 

Secur i ty mon i to r i ng to cen t ra l i zed server . 

Prov ide b a c k u p powe r at faci l i t ies. 

Instal l fire safe ty spr ink ler s y s t e m at schoo ls 
w i th suppor t i ng in f rast ructure a l ready in 
p lace. 

Install fire safety spr ink ler s ys tem at 
remain ing schoo ls . 
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IMMEDIATE INTERMEDIATE LONG-TERM 
0 - 3 years 0 - 1 0 years 10 years plus 

Issue 3: Providing 
adequate 
technological 
infrastructure and 
support for 
educational Initiatives 
and instructional 
programs. 

instal l wi re less ne tworks at midd le schools 
and h igh schools . 

Retrof i t computer labs to p rov ide adequa te 
coo l ing and power . Use spl i t s y s t e m s to 
remove ex t ra heat f r o m c o m p u t e r labs. 

Deve lop st rategy for respond ing to heat 
bu i ld up f rom techno logy. 

Add ress current needs for f iber networks . 

Upgrade facil ity powe r a n d network 
connec t ion l ines in faci l i t ies. 

Instal l w i re less ne tworks a t e l emen ta ry 
schoo ls . 

Identi fy ded ica ted t echno logy rooms for 
ne twork ing a n d sys tem suppo r t . 

Increase electr ical out le t access . 

Expand f iber ne twork to add i t iona l schoo ls . 

Retrof i t learn ing e n v i r o n m e n t s to < 
a c c o m m o d a t e t e c h n o l o g y - b a s e d inst ruct ional 
tools. 

A s s e s s m e n t to up g r ad e Dis t r ic t -wide 
(network based) p h o n e s y s t e m to V O I P 
(Voice Ove r Internet Pro toco l ) . 

Issue 4: Replacing or 
modernizing dated, 
dilapidated, or high-
cost facilities. 

PHASS1; 
Replace Map le on ex is t ing si te with a 
bui ld ing capac i ty of up to 500 s tudents . 

Rep lace Thurs ton E lementary School o n 
the East Thurs ton si te w i th a bui ld ing 
capaci ty of up to 5 0 0 s tudents . 

New e lementary schoo ls wil l inc lude s p a c e 
for compute r labs, fami ly centers , spec ia l 
educat ion, and commun i t y space . 

Master p lan East Thurs ton si te for future 
e lementary and midd le schoo ls . 

Rep lace roofs at Thurs ton High School . 

Address immed ia te A D A needs. 

Improve interior r o o m f inish (floor, p a i n t 
cei l ings) at neediest si tes 

Rebui ld T H S ins t ruc t iona l c o r e to p rov ide 
addi t ional and upda te c l a s s r o o m s . 

A c c o m m o d a t e A D A as faci l i ty changes 
requi re ( remode l a n d p r o g r a m access) . 

Reva luate Br iggs & T h u r s t o n Middle Schoo l 
and de te rm ine if renova t ion , expans ion or 
rep lacement is n e e d e d . 

Improve interior r o o m f in ish ( f loor, pa int , 
cei l ings) at need ies t s i tes . 

Repa i r / remode l Spr ing f ie ld H igh Schoo l 
meta ls bui ld ing. 

Rep lace p layg round equ ipmen t . 

Rep lace Distr ict Admin is t ra t ion 
Bui lding. 

A c c o m m o d a t e A D A as facil i ty 
changes requ i re ( remode l a n d 
p rog ram access) . 

Determine if there is an addi t ional 
need (or a middle schoo l at the 
master -p lanned East Thu rs ton site. 

Improve interior r o o m f in ish (floor, 
paint, cei l ings) at need ies t si tes 



IMMEDIATE INTERMEDIATE LONG-TERM 
0 - 3 years 0 - 1 0 v e a r s 10 years plus 

Issue 4: Replacing or 
modernizing dated, 
dilapidated, or high-
cost facilities (cont). 

PHASE 2: 
Replace Haml i n on current Haml in /Mof f i t t 
site wi th a bui ld ing capac i ty of up to 650 
s tudents . Master p lan the si te and bui ld the 
school so it can be e x p a n d e d in the future. 

If a new Map le is bui l t , cons ider the 
fo l lowing opt ions b a s e d u p o n enro l lment 
and condi t ion of rema in ing schoo ls in the 
down town core area, (a) C lose Moff i t t and 
redistr ibute s tudents to the n e w Map le , 
Brattain, and Centenn ia l (b) C lose Brattain 
and redist r ibute s tuden ts to n e w Maple , 
Moffitt, and Centenn ia l . 

If a new Maple is not bui l t , cons ider the 
fol lowing opt ions b a s e d u p o n enro l lments 
and condi t ion of the schoo ls , (a) C lose 
Maple and redistr ibute s tuden ts to Brat ta in 
and Moffitt. (b) C lose Moff i t t and 
redistr ibute s tudents to Map le , Brattain, 
and Centenn ia l , (c) C lose Brat ta in and 
redistr ibute s tudents lo Map le , Moffitt, and 
Centennia l . 

Issue 5: Improving 
the educational 
effectiveness of 
District classrooms 
through dayiighting, 
thermal comfort, and 
acoustics. 

Replace and/or e x p a n d hea t ing and 
vent i lat ing (HVAC) sys tems in five 
bui ld ings (Waltervi l le, Thu rs ton High 
School , Thurs ton Midd le Schoo l , 
Spr ingf ie ld Middle School , a n d Camp 
Creek) . 

Address Spr ingf ie ld H igh Schoo l and 
Br iggs Middle School day l ight ing issues. 

Replace bo i le rs in f ive schoo ls (Thurs ton 
Middle School , Spr ingf ie ld Middle School , 
Brattain, Yo landa, and Centenn ia l ) . T M S 
and S M S have two boi lers. 

Day l ight ing pro jec ts as r e c o m m e n d e d . 
S o m e faci l i t ies suf fer f rom not enough day 
l ight ing whi le o the r faci l i t ies requ i re a 
reduct ion of day l ight ing th rough reglazing of 
w indows a n d o the r s t rategies. 

Address acous t i cs needs at c lass rooms, 

Provide ad jus tab le l ight ing to integrate w i th 
presenta t ions mater ia ls . 

Imp lement c o m p r e h e n s i v e energy st rategy 
and m a k e r e c o m m e n d e d bu i ld ing 
improvements . 

Prov ide coo l ing, as needed , to 
suppor t 
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IMMEDIATE INTERMEDIATE LONG-TERM 
0 - 3 years 0 - 1 0 years 10 years plus 

Issue S: Improving 
the educational 
effectiveness of 
District classrooms 
through day lighting, 
thermal comfort, and 
acoustics, (continued) 

N e w faci l i t ies wil l have var iab le air v o l u m e 
H V A C to address chang ing tempera tu re 
throughout bui ld ing. 

Deve lop comprehens ive energy s t ra tegy 
for al l bui ld ings. 

Issue 6: Improving 
and adding outdoor 
facilities, Including 
athletic and 
recreational fields, 
playgrounds. 

Bui ld T H S athlet ic seat ing. 

Rep lace two footbal l f ields w i th mul t i -use 
all weather turf spor ts f ields (at Spr ingf ie ld 
H igh School and Thurs ton H igh School ) . 

Rep lace both h igh schoo l t racks. 

Replace Hamlin field lights for school and 
city activities. 

Instal l fire p reven t ion spr ink ler sys tem at 
Si lke Field. 

Master p lan pa rk and athlet ic faci l i t ies at 
Br iggs in coord ina t ion w i th Wi l l ama lane . 

Master p lan G u y Lee park space wi th 
Wi l lamalane. 

Master p lan A g n e s Stewar t M idd le 
School /Mi l l R a c e s i te as a potent ia l 
env i ronmenta l educat ion si te in coord inat ion 
wi th T E A M Spr ingf ie ld 

Issue 7: Reviewing all 
vacant property to 
determine if any 
should be sold or 
developed for non-
school use, and using 
any proceeds to 
purchase school sites 
for the future or for 
repairing or extending 
the life of existing 
schools. 

Buy property in southeast Spr ingf ie ld. 

Purchase proper ty at land locked si tes 
(Springf ield H igh School , Spr ingf ie ld Midd le 
School , Maple, Thurs ton H igh School , 
etc.). 

Sel l or develop Rainbow site. 

Use proceeds f rom sale of land tor 
purchase of land. 

Rev iew potent ial a l ternat ive uses for any 
schoo l r e c o m m e n d e d for c losure. 

Deve lop R e e d proper ty as Distr ict inves tment 
(e.g., conven t ion center , med ica l of f ices, 
hous ing, etc.). 

Deve lop C lea rwa te r site for educa t iona l and 
fundra is ing p u r p o s e s (e.g., t ree farm, golf 
course , you th serv ices farm, etc.). 

Dia log with T e a m Spr ingf ie ld m e m b e r 
agenc ies for oppor tun i t ies of a shared facil i ty 
at C learwater si te. 

Recons ider C lea rwa te r si te if U rban Grow th 
Boundary e x p a n d e d . 

Sel l or deve lop o ld Thu rs ton E lementary 
Schoo l si te, if appropr ia te . 
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IMMEDIATE INTERMEDIATE LONG-TERM 
0 - 3 years 0 - 1 0 years 10 years plus 

Issue 8: Address 
future and unmet 
programmatic facility 
needs. 

Upgrade a n d mod i fy the cu r ren t distr ict 
facil ity to mee t the needs of the A c a d e m y 
of Arts a n d Academics (A3). 

Identi fy faci l i ty for C o m m u n i t y Serv ice Cente r 
(Heal th Serv ices, Brat ta in H o u s e serv ices, 
etc.). 

Identify faci l i ty for ins t ruct iona l ly re la ted 
District serv ices inc lud ing : a l ternat ive 
educat ion , spec ia l educa t ion , t een parent 
serv ices, e tc . 

District inst ruct ional se rv i ces faci l i ty and/or 
C o m m u n i t y Serv ices Cen te r c a n be h o u s e d 
in ei ther a c l osed e l emen ta r y schoo l , a new 
facil ity in the o ld footpr int o f the Brat ta in 
House, and /o r c l osed w i n g of Spr ing f ie ld 
Middle Schoo l . 
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SPRINGFIELD SCHOOL DISTRICT 
LONG RANGE FACILITY PLAN 

KEY POLICY ITEMS 

MANAGEMENT OF DISTRICT OWNED PROPERTY 
The District owned properties are key assets that serve not only as a places for school facilities 
and activities, but also, in a much broader context, as community recreation sites and longer term 
strategic investments for future needs. As such, the committee recommends a broader view of 
the value these properties can bring to the District and the community at large than has been 
traditionally recognized. Below are some key points to consider in future discussions regarding 
school owned properties. 

• The Reed and the Rainbow property seem less Likely now to be needed for school 
facilities but are well positioned in the community for other uses. Both should be 
considered for the ability to maximize any return from the original investment up to and 
including considering school district or joint development of the sites for long-term, 
income-producing capabilities. Any development of these sites should also consider the 
opportunity to create housing that might attract additional student population to the west 
end of Springfield. 

• With the student population growth rate relatively flat but shifting to the east, careful 
planning and strategic purchasing of sites must be considered for east Springfield. 

• As population shifts east, the long-term use of the Guy Lee site should be reviewed in 
light of the intense commercial uses adjacent to this site. 

• All District properties should continually be reviewed for the long-term potential joint 
use with other community partners ensuring maximum public return on the investment 
and the ability to enhance the educational environment with other programs. 

RE-USE OF EXISTING FACITLITIES 
While over time some facilities will reach their useful life and need replacement, others with 
ongoing maintenance and some remodeling can continue to be used as primary places of learning 
and/or fill other District needs. With the shifting student population to the east and diminishing 
population in the rural areas, it is likely the District will have excess school facilities within the 
intermediate time frame (0- 10 years). Some key considerations need to be analyzed. 

• Springfield Middle School and Brattain Elementary are two examples of schools that may 
not be needed in the long term for traditional classroom instruction, but which are good 
enough structurally for consideration of other District uses. Some examples of other 
potential uses include future location for administrative functions, alternative and special 
education, health services and other similar services that do not necessarily need to be 
accommodated in each individual building. 

• Mohawk and Goshen Elementary schools are both near decision points regarding long-
term viability of keeping them open. For Mohawk, certainly, consideration of any 
opportunity with the neighboring school district should be a consideration. Consideration 
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PAGE 2 
FACILITY PLAN KEY POLICY ITEMS 

for Goshen should include other community uses given the newest building constructed 
there after the recent fire. 

• Key to any long term re-use of District facilities is close cooperation and discussion with 
other community groups to identify all community programs that might benefit from co-
location on existing school sites. 

THE ADMINISTRATION BUILDING 
The Administration Building on Mill Street is reaching the end of its functional life in its current 
configuration. As such, the committee has recommended the District begin planning for its long-
term replacement at a new location which could be an existing school facility. However, as a 
location the current building site is in a key community location and so careful analysis should 
be concluded before any decisions are made regarding the,future use of the building and/or the 
site. 

• Any future use of the building and/or site should be part of a larger community 
discussion regarding the importance of the building and location to overall community 
goals. 

• The District should solicit support of key public partners to be part of any longer range 
plans for this building and site. 

WEST TO EAST STUDENT POPULATION SHIFT 
As noted earlier, the student population in the city is shifting east as the majority of new family 
housing is being constructed in the eastern half of the city. This shift is creating the need for the 
District to not only consider the construction of an additional elementary school in the eastern 
half, but also so look carefully at how to accommodate the student population left in West 
Springfield. 

• If the current grade school population could be evenly split into schools of approximately 
450 students in existing buildings, no new elementary schools would need to be 
constructed. However, such a plan would require major boundary adjustments, major 
transportation issues, and extensive remodeling at some schools that may not be the best 
long-term sites. 

• Key for consideration in this area, though, is what the District would do if ultimately a 
bond measure is not passed to replace Maple and Thurston Elementary and both those 
schools become un-usable. 

• If a new Maple School is built, it will accommodate more students than currently 
attending Maple. Any opening of a new school in the western part of the city needs to be 
coordinated with plans to shift boundaries between the remaining schools to fully utilize 
the newest facility and eliminate the need for buildings of small population and /or less 
functional capacity. 

ENERGY CONSERVATION 
All current school facilities and certainly any new ones should be built to take advantage of latest 
technology, allowing for energy conservation and maximum control of the comfort of the in-
school environment. The number one issue heard from the staff throughout the District was the 
inability to control the comfort within the classroom environment. Many needs have already 
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PAGE 2 
FACILITY PLAN KEY POLICY ITEMS 

been identified in existing facilities to replace boilers and/or substantially improve HVAC 
systems. These need to be part of any overall long-term financing commitment of the District to 
address, as noted in the immediate and intermediate needs chart. Additional sources of financing 
these improvements might be available in the form of low interest loans, tax credits, and other 
similar items available through the utility companies or the Department of Energy. 

CONTINGENCY PLAN 
As part of adopting a strategy for financing the long-range facility plan, the District should also 
address a contingency plan to be followed if no new buildings are constructed as recommended. 

• Certainly, any contingency plan will need to consider all potentials for transporting the shifting 
population to areas where school capacity exists and the buildings can be reasonably assumed to 
meet the minimum educational needs. In addition, the consideration of other community 
structures available but not currently used for school uses would need to be identified and 
considered. 
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CRITERIA CATEGORIES 

Educational Environment 
Research shows that a good physical environment within a classroom improves learning 
and enhances health. Educational effectiveness depends on a proper acoustics, 
reasonably comfortable temperatures, proper lighting (electric lighting and daylighting), 
adequate ventilation, and so forth. We will examine each school's learning environments 
to see if they help students learn or hinder them. 

Space Suitability 
The design of the rooms of a school is part of how successful a school building can be. 
This category includes classroom size, ease of use for community activities, overall 
school size, and spaces for other activities, 

Operating Cost 
This category compares the cost-efficiency of schools. Some schools are more expensive 
than others to operate (per student) because of utilities, staffing, maintenance, 
transportation, or other reasons. A close examination will compare schools and also 
estimate how big an investment is needed to reduce operating costs to a reasonable level. 

Building Organization & Design 
The layout of a school can affect safety, security, and accessibility. Building entrances, 
main offices, hallways, floor levels, restrooms, and other building elements can make a 
school less safe and more difficult to learn and work within. We will look at each school 
to ensure that it provides a safe, healthy, place to learn and work that is accessible to all. 

Site Suitability 
School locations and outdoor areas are important to the success of quality education 
within them. Sites need to be large enough for a variety of outdoor uses from 
playgrounds to parking. They need to be located for safe and convenient transportation 
to and from schools. They may or may not be usable by the community. We will 
examine each school to determine whether its site is suitable for its purpose. 

Durability and Flexibility 
Some schools are built with better materials and systems than others. Some schools are 
more worn out that others. A school may be in good condition, but lacks enough 
flexibility to allow for future change or to keep up with recent and current changes. We 
will examine studies of the physical condition of each school to determine whether it is 
worth investing more money in it. 

Student Population Size 
The Oregon Quality Education Model identified preferred student enrollment sizes for 
schools by level: elementary - 400, middle - 600, and high - 1500. An efficiency model 
calculated desired enrollment by level, elementary - 450, middle - 650, and high - 1500. 
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2004-2005 FACILITIES ADVISORY COMMITTEE 
Long-Term Planning Issues and Options 

for Improving Schools as Places of Learning (S-QEM Goal #4) 

Issue 1. Adjusting school capacities and boundaries to ensure optimum numbers of 
students in each school. 

• Student academic performance is linked to school size according to many research 
studies. This consideration balanced by efficient use of administrative and support 
staff has led to the following targets for school size: elementary schools at 450 
students, middle schools at 650 students, high schools at 1,500 students. 

" This balanced approach should improve academic outcomes, and if schools are 
kept close to these numbers, should also create efficiencies that allow more 
operating budget to be put into classroom activities and less into administration 
and building support. 

Possible Options: 

• In Phase 1, replace schools as fast as is financially feasible, starting with the oldest and/or with the 
most worn out. Replace with ultra high-efficiency schools, allowing more resources to be put into 
instruction. In Phase 2, begin major upgrades at "keeper" schools. 

• Close small outlying schools: Goshen, Mohawk and Camp Creek or establish minimum size. 
• Rent school classrooms at Mohawk, Goshen, or Camp Creek to other districts or non-profit 

organizations. 
• Close SMS and send students to HMS, BMS, and ASMS. 
• Retain SMS as alternative education facility. 
• Retain SMS as elementary or middle school during construction of new Maple, Moffitt, or Hamlin. 
• Change Douglas Gardens boundary to send students north of Main Street to Riverbend. 
• Change Mt. Vemon boundary to send more students to Riverbend. 
• Close Brattain as K-5 and send current students to Moffitt and Maple. 
• Retain Brattain as K-5. 
• Retain Brattain for other District uses. 
• Build additions on Mt. Vemon and Riverbend to serve special services students and/or future 

growth. 
• Convert an elementary or middle school into an alternative education facility. 
• Replace Thurston Elementary on District-owned site at Bob Artz or on existing site. 
• Remodel Camp Creek and Goshen elementaries and operate as K-8 schools. 
• Mothball Camp Creek and Mohawk and enhance Walterville's K-8 program 
• Add four-classroom module to BMS to accommodate additional students. 
• Replace Maple Elementary on existing site and retain existing fields. 
• Retain Maple Elementary on existing site. 
Possible Issue 1 Options continued 
• Demolish Springfield Middle and construct new "central" elementary on site to accommodate 

Moffitt and Brattain students. Retain fields and infrastructure. 
1 
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• Demolish existing Moffitt and construct new Hamlin Middle on former Moffitt site. 
• Demolish Hamlin, retaining present fields and parking. 
• Rehabilitate Thurston High School library/administration, and add two-story classroom building 

south and southeast sides of school. Convert south side of school for entry and major parking, use 
west side for drop-off and staff parking. 

• Replace Thurston Middle School on existing site. Retain fields. 
• Close, rent, or mothball Mohawk Elementary. 
• Add two classrooms to Riverbend. 
• Add two classrooms to Yolanda 
• Demolish Brattain House and relocate agencies to Brattain Elementary Develop plan for re-use of 

site. 
• Establish enrollment/operating cost standards for rural schools, to apply to Camp Creek, Goshen, 

Mohawk, and Walterville. Close/consolidate schools as needed to remain within established 
standards for rural schools. ~ 

• Identify site for future South Springfield High and additional elementary school in SE Springfield. 
(Jasper-Natron) 

2 
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Issue 2: Providing safe, healthy, and secure campuses for all students and 
employees. 

• Healthy, safe students and employees can concentrate their attention on the task at 
hand, the education of the students. Buildings can detract from this through safety 
issues (fall risks, glass hazards, earthquake risk), security issues (securable entries, 
supervisable common areas), health issues (indoor air quality, safe building 
materials), and transportation issues (safe arrival and drop-off, walkable 
neighborhoods). 

Possible Options: 
• Install sprinkler system at Silke Field grandstands. 
• Continue district-wide identification of technology infrastructure needs for security. 
• . Further implement recommendations for the Crime Prevention Through Environmental Design 

report for each school. 
• Develop additional security measures, e.g., card identification systems, keyless locks, classroom 

locks, remote monitoring video equipment, security cameras, electric locks on main school doors 
and bus-tracking and security systems of schools. 

• Survey and plan for seismic upgrades to Administration Building and all older schools. 
• Develop a storage facility that can also house emergency supplies/food/equipment as needed. 
• Address traffic flow issues at Guy Lee, Centennial, Thurston Elementary, Douglas Gardens, and 

THS 
• Continue air quality measuring and data collection. 
• Do detailed seismic analysis of the Administration Building, Hamlin, Briggs, and Springfield High 

School 
• Do seismic upgrades at Centennial, Goshen, Guy Lee, Thurston High School within three-to-six 

years 
• Do seismic upgrades at Douglas Gardens, Maple, Moffitt, Mohawk, Walterville, and Yolanda 

within six-ten years. 
• Start a program to install fire sprinklers in all schools, with a Phase 1 goal of 50% coverage of 

District schools, and 100% coverage in Phase 2. 

3 
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Issue 3: Providing adequate technological infrastructure and support for 
educational initiatives and instructional programs. 

• Students and teachers need current tools for learning, ranging from computers and 
other electronic technology to specific equipment related to technical training. 
Learning without appropriate tools and technology is slower and the outcomes are 
less effective in the workplace. 

Possible Options: 
* Provide capital improvement funds for each school to allow for changing educational computing 

needs. 
• Continue development of fiber optics network in Springfield schools. 
• Continue development of back-up centers for District computing. 
• Update District computer room. 
• Develop wireless systems. 
• Develop videoconferencing capabilities. 
• Replace network hubs with switches. 
• Provide UPS (uninterruptible power source) for all facilities. 
• Continue developing fiber optics network for District technology to support instruction program 

and security in schools. 

4 
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Issue 4: Replacing or modernizing dated, dilapidated, or high-cost facilities. 

• Research shows that students learn better in high-quality buildings (as 
perceived by students and teachers). Improvement of building quality 
improves educational outcomes directly as well as reducing building 
operating costs so that more of the budget can be directed to classroom 
activities. Investment in durable, maintainable materials and systems will 
result in buildings with long useful lives. 

Possible Options: 
• Replace Thurston Elementary within two years on site or at District's east Springfield 

property. 
• Do major building upgrades at Brattain and Maple. 
• Combine the current Maple and Brattain student populations (with some to Moffitt) and 

build a new school (phased) at the current Maple site. 
• Replace the THS instructional core with multi-story classroom and library wing. 
• Re-design Guy Lee, Centennial, page, and Thurston High School parking areas for 

additional parking and to address entry/exit issues. 
• Construct a storage facility at the Maintenance/Transportation Center to house District 

stock goods now at old Mt. Vernon gym, 525 Mill Street, and schools. 
• Construct major building upgrades at Hamlin. 
• Close Camp Creek and send students to Walterville. 
• Retain Camp Creek as K-8 and replace building except for gym. 
• Pave roadways at the District Maintenance/Transportation Center to reduce mud and dust. 
• Build planned for additions to Mt. Vemon and Riverbend for new special ed classes and/or 

growth. 
• Close SMS and send students to Hamlin, Briggs and Stewart. 
• Close Goshen. Send middle school students to SMS. 
• Retain Goshen as K-8 and replace building except for new gym. 
• Re-use a building for, or develop a site for alternative education programs. 
" Improve interior room finishes in oldest, most run-down schools, including floor finishes, 

interior paint, ceilings, etc. 
• Replace Administration Building. 
• Execute phased replacement of worn out classroom furniture. 

5 
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Issue 5: Improving the educational effectiveness of District classrooms 
through daylighting, thermal comfort, and acoustics. 

• Better classroom environments help students learn. Good room acoustics, daylighting 
and windows, and thermal comfort can improve learning in measurable ways 

• Students who can't hear clearly don't learn well, and better room acoustics can help 
increase learning as well as reduce teacher stress and burnout. Moderate adjustments to 
classrooms can make large differences in student learning. 

• Learning is enhanced when room temperatures are comfortable, typically between 66 
degrees and 78 degrees. Better heating, cooling, and ventilation systems can also reduce 
noise levels and increase indoor air quality as well as improving instructional budgets by 
saving energy costs. 

• Daylighting and windows also enhance learning. This improvement in academic 
outcomes is significant relative to the small cost of providing daylight through windows 
and skylights. 

Possible Options: 

• Improve thermal comfort with heating/ventilating upgrades at schools that report major thermal 
discomfort, with a goal of providing classroom temperatures within the range of 68° to 76° during 
instructional hours/seasons. 

• Study energy systems at schools with highest per-student or per s.f. energy costs, modify HVAC 
systems to bring costs down to district average or lower 

• Do technical analysis of heating/venting systems at Brattain, Thurston Elementary, Hamlin, 
Centennial, Camp Creek, Maple, Briggs, Moffitt, Mohawk, Springfield Middle, Thurston Middle, 
Walterville, and Thurston High School for immediate term action. 

• Do technical analysis of HVAC systems at Goshen, Yolanda, Douglas Gardens, Guy Lee, Maple, 
and Riverbend for intermediate action. 

• Close older schools or replace older school HVAC systems with newer, more-efficient systems. 
• Mitigate super-heating problems at Maple Elementary School. 
• Add air conditioning to Briggs Middle School. 
• Add air conditioning to Centennial Elementary. 
* Replace water piping at Springfield High School. 
• Add air conditioning to all schools. 
• Improve room acoustics by replacing or adding acoustical materials in classrooms in all schools, 

budgeting $100,000 per elementary school, $150,000 per middle school, and $250,000 per high 
school 

• Improve daylighting by adding windows and skylights at Centennial, Douglas Gardens, Guy Lee, 
Yolanda, Briggs, and Springfield High. Provide better daylight control and reduce glare with 
exterior shading devices and/or decrease in windows at Page, Goshen, Maple, Moffitt, Hamlin, 
Springfield Middle, Thurston Middle, and Thurston High. 

• Use utility incentives, BETC credits, and SELP loans to finance these elements so that bond dollars 
are minimized. 

• Invest aggressively in occupancy sensors, daylight sensors, occupancy control of temperature, and 
other leading-edge energy conservation strategies. 
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Issue 6: Improving and adding outdoor facilities, including athletic and 
recreational fields, playgrounds. 

• Learning occurs outdoors as well as in the classroom, and through physical 
activity as well as through academics. Physical and outdoor activities are 
key to student health and well-being. Safe, adequate, suitable facilities are 
an essential part of this aspect of the educational environment. 

Possible options: 
• Upgrade field turf at Silke and THS to all-weather turf for lighted soccer and football. 
• Upgrade Silke track surface. 
• Upgrade THS track surface. 
• Replace lights at Hamlin field for safer light poles and higher directed light output. 
• Master plan the Willamalane soccer fields access with Guy Lee Elementary parking needs. 
• Develop softball fields at ASMS, Mt. Vemon, and Riverbend. 
• Develop tennis courts, outdoor basketball, playing fields, and master plan the east Thurston 

(Bob Axtz Park) property for elementary/middle configuration and playing fields for soccer, 
softball, and baseball. 

• Retrofit the gym at old Mt. Vemon (42nd Street) for community/Willamalane/Head Start use. 
• Work with Willamalane to master plan the park and athletic facilities at Briggs. 
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Issue 7: Reviewing all vacant property to determine if any should be sold or 
developed for non-school use, and using any proceeds to purchase schools sites for 
the future or for repairing or extending the life of existing schools. 

• Sale of vacant property that has no apparent future use for Springfield 
schools can provide resources that will directly support and improve 
education. By the same token, preservation of needed vacant land, and 
purchase of land that may be needed in the future, will save money in the 
long run. 

Possible Options to Sell, Lease, or Retain: 

• Clearwater (Fix) - Clearwater Lane (19.27 acres) 
• East Thurston (Michaels) - 7807 Thurston Road (65 acres) 
• 736 G Street (.28 acres) 
• 812 G Street (.18 acres) 
• Old 42nd Street School (2.32 acres) 
• Rainbow (Chase) - Rainbow Drive (13.54 acres) 
• Reed site - Flamingo Drive (10 acres) 
' 28th Street (7 acres) 
• 611 Main Street, 637 Main Street (.71 acre) 
• 810 7th Street (.10 acres) 
• Brattain House - 1030 G Street (2 acres) 
• If new site in Southeast Springfield is acquired, sell Clearwater and/or Rainbow properties. 

Possible Options to Purchase: 

• Buy properties adjacent to either SHS or THS (when available) 
• Property in Southeast Springfield (Jasper-Natron) for elementary school. 
• Property in Southeast Springfield (Jasper-Natron) for high school. 
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YOLANDA ELEMENTARY SCHOOL 
2350 Yolanda Avenue 
Springfield, OR 97477 

HISTORY 
• C o n s t r u c t e d in 1 9 6 3 
• N o a d d i t i o n s 10 a c r e s 
• 4 5 , 1 2 1 s q . f t . 
• E n r o l l m e n t 9 / 3 0 / 0 5 - 4 2 8 
• C a p a c i t y : 4 5 0 
• F u n c t i o n a l C a p a c i t y : 3 7 5 

STAFF COMMENTS - What Works 
• G o o d l i gh t i ng 
• C o v e r e d p l a y s t r u c t u r e 
• O f f i c e s b e t w e e n c l a s s r o o m s 
• A b u n d a n t f r e s h a i r 
• E x t e r i o r d o o r s in c l a s s r o o m s 
• G o o d e a t i n g 
• C e n t e r a r e a s a r e n i c e fo r m i n i -

l e s s o n s , m i n - c o m p u t e r l a b s , e tc . 
• A d e q u a t e e a t i n g & d e s k s 
• L a r g e p l a y g r o u n d 

STAFF COMMENTS - What Doesn't 
Work 

• H e a t i n g s y s t e m i n c o n s i s t e n t , b a d 
c o n t r o l 

• L a c k of w i n d o w s , d a y l i g h t 
• C a f e t e r i a t o o s m a l l 
• C l a s s r o o m s t o o s m a l l , c r o w d e d 
• S t a l e air , no v e n t i l a t i o n c o n t r o l , lack 

of o p e r a b l e w i n d o w s 
• I n a d e q u a t e s t o r a g e 
• C e n t e r s of p o d s d o n ' t w o r k 
• M o v e a b l e wa l l s , n o o u t l e t s n o i s e , 

e tc . 
• B r e e z e w a y s i n s t e a d of c o r r i d o r s 
• N e e d n e w f u rn i t u re 
• A n t i n f e s t a t i o n s 

WHAT TO CHANGE 
• M o r e w i n d o w s , w i n d o w s t h a t o p e n 
• M o r e c l a s s r o o m s , m o r e s p a c e 
• F ix t h e h e a t i n g s y s t e m ' 
• L a r g e r c a f e t e r i a 
• E n c l o s e h a l l w a y s 
• M o r e s t o r a g e 

ARCHITECT'S REPORT - Building Needs 
H i g h P r i o r i t y 

• R e r o o f b u i l d i n g , i n c l u d i n g c o v e r e d 
w a l k w a y s . 

• Ins ta l l f i re s p r i n k l e r s y s t e m 
• R e p l a c e w i n d o w s & g l a s s 

M o d e r a t e P r i o r i t y 
R e n o v a t e s t u d e n t r e s t r o o m s (2 t o ta l 
t o p r o v i d e A D A a c c e s s ) . A s s u m e a 
m a j o r p r o j e c t to e x p a n d o n e p o d to 
a c c o m p l i s h t h i s w i t h o u t t a k i n g 
c l a s s r o o m s p a c e . 
R e n o v a t e g y m / c a f e t e r i a & k i t c h e n 
in te r i o r . 

L o w e r P r io r i t y 
• R e p l a c e o l d e r V A T f l oo r c o v e r i n g s . 
• R e p l a c e o l d e r c a r p e t i n g . 
• R e p l a c e o l d e r c e i l i n g t i le. 
• R e n o v a t e i n te r io r of c l a s s r o o m s , 

o f f i c e s , h a l l w a y s : f i n i s h e s , 
c a s e w o r k , d o o r s , f l o o r c o v e r i n g s , 
i n c l u d i n g p o s s i b l e inf i l l of t h e 
m o v a b l e wa l l s . 

M e c h a n i c a l , P l u m b i n g & E lec t r i ca l 
R e c o m m e n d a t i o n s 

N o t h i n g r e q u i r e d b a s e d o n t h e 
m e c h a n i c a l f ie ld s u r v e y of 2 0 0 4 . 

• E m e r g e n c y l i gh t ing . 

CPTED RECOMMENDATIONS 
• E n l a r g e o f f i ce a r e a & r e m o d e l fo r 

b e t t e r s u r v e i l l a n c e of en t r y . 
• Ins ta l l e m e r g e n c y ex i t s in o f f i c e s of 

p r i n c i p a l & s e c r e t a r y . 
• A t t a c h c l a s s r o o m p o d s to l imi t v i s i t o r 

a c c e s s to o f f i ce a r e a . 
• C o n v e r t b r e e z e w a y s in to g l a s s e d - i n 

h a l l w a y s w i t h p i t c h e d roo fs . 
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BRIGGS MIDDLE SCHOOL 
2355 Yolanda Avenue 
Springfield, OR 97478 

HISTORY 
• C o n s t r u c t e d in 1 9 6 3 
• N o a d d i t i o n s 
• 1 9 . 0 6 a c r e s 
• 9 3 , 3 0 3 sq . ft. 
• E n r o l l m e n t 9 / 3 0 / 0 5 : 5 5 2 
• C a p a c i t y : 5 8 0 
• F u n c t i o n a l C a p a c i t y : 5 4 6 

STAFF COMMENTS - What Works 
• N a t u r a l l ight & w i n d o w s 
• F r e s h ai r , g o o d v e n t i l a t i o n v i a 

w i n d o w s 
• G o o d l i gh t i ng 
• A d e q u a t e r o o m s i z e 

STAFF COMMENTS - What Doesn't 
Work 

• T h e r m a l c o m f o r t , i n a d e q u a t e h e a t , 
l a c k of c o n t r o l 

• L a c k of w i n d o w s in s o m e a r e a s 
• V e n t i l a t i o n , f r e s h a i r 
• R o o f l e a k s 

STAFF COMMENTS - What To Change 
• A d d w i n d o w s a n d / o r s k y l i g h t s 
• T e m p e r a t u r e c o n t r o l s 
• P r o v i d e be t te r v e n t i l a t i o n 

ARCHITECT'S REPORT - Building Needs 
H i g h P r i o r i t y 

• D o a s e i s m i c e v a l u a t i o n of t h e 
m a s o n r y w a l l s ; m a k e 
r e c o m m e n d a t i o n s fo r s a f e t y 
u p g r a d e s . 

• I ns ta l l f i re s p r i n k l e r s y s t e m . 
• M a j o r r o o f i n g p ro jec t . I n c l u d e 

i m p r o v e m e n t of t he g r e e n h o u s e roof 
c o v e r at t h e s c i e n c e w i n g . It is no t 
w e a t h e r t ight . 

• E v a l u a t e a r e a s of t he b u i l d i n g w h e r e 
s i n g l e - p a n e g l a s s s h o u l d b e 
r e p l a c e d w i t h s a f e t y g l a s s . 

• C o n s t r u c t a r e a s e p a r a t i o n w a l l s to 
d e f i n e f i re a r e a s p e r c u r r e n t c o d e . 

• R e p l a c e o l d e r w o o d & r u s t e d m e t a l 
w i n d o w s o n t h e s o u t h wa l l of t h e 
b u i l d i n g . 

• R e n o v a t e s t u d e n t r e s t r o o m s to 
p r o v i d e A D A a c c e s s (1 e a c h b o y s & 
g i r l s ) . 

M o d e r a t e P r io r i t y 
• R e p l a c e run -o f f w a l l p a d s in b o t h 

g y m s . 
• R e n o v a t e i n te r i o r of l o c k e r r o o m s . 
• R e p l a c e V A T f l oo r in s m a l l g y m w i t h 

r u b b e r a th l e t i c f l oo r . 
R e f i n i s h l a r g e g y m w o o d f loo r . P r e p 
& r e p a i n t e x t e r i o r w a l l s a t e a s t , 
s o u t h & w e s t w a l l s . 

• R e p l a c e c l a s s r o o m c a s e w o r k 
s p e c i a l t i e s s u c h a s w i n d o w 
c o v e r i n g s , t a c k s u r f a c e , m a r k e r 
b o a r d s , e tc . 

L o w e r P r i o r i t y 
• R e p l a c e o l d e r V A T f l oo r c o v e r i n g s . 
• R e p l a c e o l d e r c a r p e t i n g . 
• R e p l a c e o l d e r c e i l i n g t i le. 
• R e n o v a t e i n te r i o r of c o m m o n s . 
• R e n o v a t e h a l l w a y s i n c l u d i n g n e w 

c e i l i n g s , wa l l f i n i s h e s ( s o m e d i s p l a y 
c a b i n e t r y ) & f l o o r f i n i s h e s . 

• R e p l a c e e x t e r i o r d o o r s . 
• P a r k i n g lot e x p a n s i o n / i m p r o v e m e n t 

p ro j ec t . 
M e c h a n i c a l , P l u m b i n g & E lec t r i ca l 
R e c o m m e n d a t i o n s 

• P r o v i d e c o o l i n g to c o m p u t e r l a b s . 
• E m e r g e n c y l i gh t i ng . 
• R e p l a c e e l e c t r i c a l s e r v i c e 

CPTED RECOMMENDATIONS 
• C o n t a i n e n t r y a r e a w i t h w r o u g h t i ron 

f e n c i n g a l o n g n o r t h f a c e of c o u r t y a r d 
a r e a . 

• Ins ta l l g a t e s w i t h e m e r g e n c y e g r e s s 
h a r d w a r e at e a s t & w e s t e n d of t h i s 
f e n c i n g . 

• M o d i f y o f f i ce a r e a s o e a s t e r n e n d 
b e c o m e s p r i m a r y r e c e p t i o n a r e a . 

• Ins ta l l e l e c t r o n i c c o n t r o l s o n e n t r y 
g a t e s , r e q u i r i n g v i s i t o r s to 
c o m m u n i c a t e w i t h s ta f f b e f o r e 
g a i n i n g a c c e s s . 
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SITES AND FACILITIES HISTORY 
June 2004 

YEAR PROJECT MONTH/YEAR CONTENT 

1 9 8 7 

Ridgeview Elementary - 8 
classroom addit ion 
comp le ted September 1 9 8 7 

High enrol lments in east Springfield and the closure of 
Thurston Elementary at tendance area brought need for 
increased space. 

1988 

Sites & Facilities 
Commi t tee , A r t Paz, 
chairman June 1988 

Specific recommendat ions for landholdings, remodeling 
Mohawk Elementary, and providing a portable classroom for 
Mt. Vernon. 

1988 Purchase 1 1 2 4 N. 9 th July 1988 
As per Sites and Facilit ies recommendat ion, t o expand SHS 
site. 

1989 
Old Mt. Vernon portable 
comple te 

As per the Sites and Facilities recommendat ions, a portable 
classroom was purchased and placed at Mt. Vernon (42nd 
Street) . 

1989 
Mohawk Elementary 
Remodel complete 

As per Sites and Facilities recommendat ion, Mohawk 
Elementary remodeled. 

1990 Purchase 1093 D Street January 1990 
As per Sites and Facilities recommendat ion to expand Brattain 
Elementary site. 

1990 Purchase 919 J Street April 1990 
As per Sites and Facil it ies recommendat ion, t o expand SHS 
site. 

1 9 9 0 Purchase 1082 C Street May 1 9 9 0 
As per Sites and Facilities recommendat ion t o expand Brattain 
Elementary site. 

1990 

Summary and 
recommendat ions, 
arch i tects ' reports 

Summary of major and /o r minor improvements l isted by school 
as presented by local archi tects. 

1991 
A t t i t udes & opinions of 
Distr ict employees Apr i l /May 1991 

Mar%Stat Market Research, Vol. A-Distr ict Residents, Vol. B-
Employees, Vol. C-High School Students 

1991 

Sites & Facilities 
Commi t tee , John Lively, 
chair June 1991 

Made recommendat ions that were incorporated into Distr ict 
bond proposal. 

1992 
School Distr ict Facility 
Sit ing Analysis, L-COG April 1992 

Short and long t e r m enrol lment project ions, Educational 
Capacity Analysis, Site Analysis of Sites 8 acres and larger in 
Springfield 

1992 Springfield Tomorrow January 1992 
A strategic plan expressing broad goals and strategies for the 
communi ty of Springfield 

1992 

The A t t i t udes and Opinions 
of Residents, Springfield 
Tomorrow Project, 
Mar%Stat Market Research 

Apri l -August 
1992 

Cumulative scores fo r rank ing/communi ty values, "a s t rong 
education sys tem" 

1992 

Purchase of site in east 
Thurs ton f rom Michaels' 
family (76.5 acres) September 1 995 

11.3 acres t raded t o Willamalane as part of Bob Ar tz t rade 
( 1 9 9 6 ) . Remaining site is 65 .2 acres. 

1993 
School Distr ict Voter 
Survey, Moore Information January 1993 

Lack of funding ident i f ied as Distr ic t 's leading problem, 
fol lowed by overcrowding, lack of parental support , lack of 
discipline, and drugs. A $30 mill ion bond measure was more 
popular than a $ 4 0 million bond ( 5 5 % to 32%) . Opposit ion 
was f rom older vo ters . 

1993 Purchase 81 2 G Street September 1 990 
As per Sites and Facilities recommendat ion, t o expand SHS 
site. 

1993 Purchase 736 G Street November 1 9 9 0 
As per Sites and Facilities recommendat ion, to expand SHS 
site. 
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SITES AND FACILITIES HISTORY 
June 2004 

YEAR PROJECT MONTH/YEAR CONTENT 

1 9 9 4 

Report to Springfield School 
Distr ict , telephone survey 
( 3 0 9 residents), Nan Heim 
& Associates, Portland 

January 3-7 , 
1994 

* $ 3 6 million bond measure 47% in favor, 3 9 % opposed, 13% 
unsure; *vo ters closely divided in measure; * 4 6 % gave 
Springfield Schools an A or B grade; *Respondents more 
support ive of renovat ing and repairing than of building new 
schools; * 6 3 % agree: "No point in new schools if can' t a f ford 
teachers." 

1 9 9 4 Bond Election September 1 9 9 4 Successful elect ion fo r $37 .7 million bond. 
1995 Purchase of Gorrie site March 1995 Site for Agnes Stewar t Middle School 

1995 
Technology wiring upgrade, 
all facil it ies 1995 -97 Bond project 

1995 

Capital Improvement 
Program, management plan, 
Heery International March 29, 1 9 9 5 

Research and analysis of issues af fect ing the $37 .7 million 
bond pro ject passed in September 1994, including budget 
review. 

1995 Purchase of Callis site October 1995 Site for Mt. Vernon Elementary School 
1995 Maple roof 1995 -1997 Replace roof at Maple. 
1995 Douglas Gardens roof 1995 -1997 Replace roof at Douglas Gardens. 
1995 Thurston High library 1995 -1997 Bond pro ject 

1995 
Thurston Hgih technical 
changes 1995 -1997 Bond project 

1995 Brattain roof 1995 -1997 Replace roof at Brattain. 
1995 Thurs ton High School roof 1995 -1997 Replace part of Thurs ton High roof . 
1995 Springfield Mid paving 1995 -1997 Bond project 
1995 Silke Field blacktop 1 9 9 5 - 1 9 9 7 Resurface Silke Field blacktop. 
1995 Yolanda backflow 1995 -1997 Yolanda backf low doghouses 
1995 Page backf low 1995 -1997 Page backf low doghouses 

1996 
Acquisi t ion of Bob Ar tz site, 
t rade w i th Willamalane May 1996 Site for Riverbend Elementary School secured.D47 

1996 
Duncan and Brown, real 
estate analysts 

Potential al ternat ives for old Mt. Vernon School: * removing 
property and selling; de ta in ing property and uti l izing existing 
building for school purposes; de ta in ing proper ty and leasing 

1996 
Distr ict Boundary Hearings, 
Boundary Booklet Revised 

New boundaries set af ter public hearings t o accommodate new 
school at tendance areas. 

1996 
Asset Management Study, 
Reed & Associates August 1996 

Review of land-use status of Distr ict vacant property 
landholdings. 

1 9 9 6 - 9 7 
51 st Street development 
complete 

Joint pro ject between school d istr ic t and c i ty (CDBG funds) to 
develop 51s t Street . 

1997 

SHS Improvements 
complete, auditorium and 
classrooms August 1997 Bond project 

1997 Agnes Stewart Opens August 1997 Bond project 

1997 
Thurston High School 
improvements completed August 1997 

Bond project planned wi th LCC t o provide t w o LCC classrooms 
at THS. 

1997 Mt. Vernon Opens August 1997 Bond project 

1997 
Riverbend Elementary 
Opens August 1997 Bond project 
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SITES AND FACILITIES HISTORY 
June 2004 

YEAR PROJECT MONTH/YEAR CONTENT 

1997 Sale of Rolling Oaks si te September 1 9 9 7 
As per Sites and Facilities recommendation, the 40-acre site 
was sold. 

1997 
System Inventory, Reed & 
Associates December 1 997 Review of land use s ta tus of all schools and landholdings. 

1997 Thurston Middle windows 1997 -1999 Replace windows at Thrston Middle School. 
1997 Camp Creek gym 1997 -1998 Replace gym siding. 
1997 Hamlin cour tyard 1997 -1998 Install drainage sys tem in Hamlin courtyard. 

1997-
1998 

Jasper Road extension, 
stakeholder process, Land 
County, City and School 
Distr ict 

Unprecedented jo in t pro ject using capital improvement monies 
f rom the County, the City, and the School Distr ict t o turn 
Jasper Road into a safe s t ree t corridor serving three Distr ict 
schools. 

1997-
1998 Page roof 1997 -1998 

1997-
1998 Springfield High roof 1997 -1998 

1997 -
1998 

Adminis t rat ion recept ion 
area 1997 -1998 Remodel Admin is t ra t ion Building recept ion area. 

1997-
1998 Yolanda of f ice 1997 -1998 Install windows in Yolanda off ice. 

1997-
1998 Waltervil le fence 1997-1998 Install fence around Waltervil le Elementary site. 

1997-
1998 Springfield High landscaping 1997 -1998 

Install landscaping on east side of 7 th Street , f ron t entry of 
Springfield High 

1997-
1998 Springfield High cour tyard 1997 -1998 Concrete cour tyard at Springfield High School. 

1997-
1998 Thurston High parking 1997-1998 Install gravel at Springfield High baseball /soccer parking. 

1997-
1998 Thurston High canopy 1997-1998 Install ent ry canopy at Thurston High School. 

1997-
1998 Teen Parent program 1997 -1998 Relocate Teen Parent Program. 

1998 ADA projects 
Various th roughou t Distr ict , including Silke Field and Hamlin 
Field access improvements. Bond project . 

1998 
Remodel Centennial locker 
room Bond pro ject 

1998 Purchase 8 1 7 7 th Street March 1998 

1998 

Install maple floors to gyms 
at Hamlin Middle and 
Springfield and Thurston 
Highs. Measure 52 

1998 
Maple Elementary Street & 
Parking Improvements 1998 

Distr ict and City jo int ly planned st reet improvements at Maple 
Elementary. 

1998 
Long Range Planning Final 
Report 

September 28, 
1998 

Long-range recommendat ions f rom cit izens long range 
planning commi t tee ; specifics related to Operations and 
facil i t ies on page 5-6. 

1998 
HVAC upgrade, Brattain 
Elementary November 1998 Measure 52 

1998 
Guy Lee library and of f ice 
remodel complete December 1998 Bond pro jec t 

1998 Thurston High auto shop 
March t o 
December 1998 Reroof THS auto shop. 
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SITES AND FACILITIES HISTORY 
June 2004 

YEAR PROJECT MONTH/YEAR CONTENT 

1998 Thurston Elementary roof 
March t o 
December 1998 Reroof Thurs ton Elementary. 

1998 Maple rel ight ing 1998 Replace l ights at Maple w i th energy ef f ic ient lights. 
1998 4 2 n d Street 1998 Demoli t ion of two buildings at 42nd Street site. 
1998 Bill's Market 1998 Demoli toin of Bill's Market 
1998 Centennial locker room 1998 Remodel locker room at Centennial. 
1998 Thurston Mid computer lab 1998 
1998 Thurston Elem. Roof 1998 Repair s to rm damage t o Thurston Elementary roof. 

1995-
1999 Mof f i t t ADA 1995 -1999 ADA accommodat ions updates made at Brattain. 

1995-
1999 Brat ta in ADA 1995 -1999 ADA accommodat ions updates made at Mof f i t t . 

1995-
1999 Camp Creek ADA 1995-1999 ADA accommodat ions updates made at Camp Creek. 

1995 -
1999 Centennial ADA 1995 -1999 ADA accommodat ions updates made at Centennial. 

1995-
1999 Douglas Gardens ADA 1995 -1999 ADA accommodat ions updates made at Douglas Gardens. 

1995-
1999 Goshen ADA 1995 -1999 ADA accommodat ions updates made at Goshen. 

1995-
1999 Guy Lee ADA 1995-1999 ADA accommodat ions updates made at Guy Lee. 

1995-
1999 Maple ADA 1995-1999 ADA accommodat ions updates made at Maple. 

1995-
1999 Mohawk ADA 1995 -1999 ADA accommodat ions updates made at Mohawk. 

1995-
1999 Mt. Vernon ADA 1995 -1999 ADA accommodat ions updates made at Mt. Vernon. 

1995-
1999 Page ADA 1995 -1999 ADA accommodat ions updates made at Page. 

1995-
1999 Ridgeview ADA 1995 -1999 ADA accommodat ions updates made at Ridgeview. 

1995-
1999 Waltervil le ADA 1995-1999 ADA accommodat ions updates made at Walterville. 

1995-
1999 Yolanda ADA 1995-1999 ADA accommodat ions updates made at Yolanda. 

1995-
1999 Briggs ADA 1995-1999 ADA accommodat ions updates made at Briggs. 

1995-
1999 Springfield Middle ADA 1995 -1999 ADA accommodat ions updates made at Springfield Middle. 

1995-
1999 Thurs ton Middle ADA 1995 -1999 ADA accommodat ions updates made at thurs ton Middle. 

1995-
1999 Thurston High ADA 1995 -1999 ADA accommodat ions updates made at Thurston High. 

1995-
1999 Thurston Elementary ADA 1995-1999 ADA accommodat ions updates made at Thurston Elementary. 
1999 Hamlin roof 1997 -1999 Reroof Hamlin 

1999 
Purchase of 665 Main 
Street . January 1999 Site for Gateways Learning Center. Bond project 
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SITES AND FACILITIES HISTORY 
June 2004 

YEAR PROJECT MONTH/YEAR CONTENT 

1999 
Purchase 611 , 614, 615 
Main March 1999 

To provide addit ional parking for Gateways Learning Center. 
Bond project 

1999 Maple reroof ing project . 1 9 9 9 - 2 0 0 0 Bond pro ject 

1999 
Willamalane tennis cour t 
resurfacing 1999 

Intergovernmental agreement wi th Willamalane t o provide 
access t o tennis cour ts for SHS tennis teams. Bond project 

1999 
Food Service Warehouse 
comple te October 1999 Bond pro ject 

1999 
Hamlin locker room roof 
comple ted October 1 9 9 9 Bond pro ject 

1999 
Employee Survey, August 
1 9 9 9 , Moore Information 1999 

9 2 % of employees are very content w i th job; 7 6 % rate morale 
as high; 7 4 % decreased class size; 6 4 % District provides 
excellent or above average education. 

1999 

Springfield Tomorrow Phase 
III, a benchmark report to 
t he communi ty sponsored 
by Team Springfield September 1999 

Focus groups included focusing on ge t t ing back t o basics 
curriculum, parent responsibil i ty, resources shortages, 
accountabi l i ty, more local control of budgets, need for more 
alternative programs for at risk kids, school safety, and 
graduat ion rates. 

1999 Gateways completed November 1999 Program for al ternat ive education program receives a home. 

1999 
Sonitrol Replacement (all 
schools) 1 9 9 9 - 2 0 0 0 Measure 52 funding t o replace defunct system. 

1999 Hamlin gym siding 
March t o 
December 1999 Replace siding on Hamlin gyms. 

2 0 0 0 SHS Softbal l fields 1 9 9 9 - 2 0 0 0 
Develop t w o sof tbal l fields wi th drainage, new tu r f , irr igation, 
and electrical access. 

2 0 0 0 Goshen Ramp 2000 Provide ADA ramp and walkway at Goshen. 
2 0 0 0 Springfield Middle Roof 2000 Replace SMS roof w i th metal roof. 
2 0 0 0 Silke Field pole vault areas 2000 Builld t w o pole vault areas at Silke Field. 
2 0 0 0 Centennial entrance 2000 Improve visibi l i ty of main entrance at Centennial Elementary. 
2 0 0 0 Silke Field restrooms 2000 Improve restrooms at Silke Field 
2 0 0 0 Brat ta in boys restrooms 2000 Remodel boys restrooms at Brattain for ADA access. 
2 0 0 0 SHS securi ty lighting 2000 Install secur i ty l ighting on SHS campus. 
2 0 0 0 Hamlin cour tyard May-June 2 0 0 0 Pave cour tyard at Hamlin. 

2 0 0 0 
Hamlin 
basketbal l /p layground May-June 2 0 0 0 Resurface basketbal l /p layground at Hamlin 

2 0 0 0 SHS Child & Health Center February 2 0 0 0 Health care for teens now served. 

2 0 0 0 
EMC & Printshop remodel 
comple ted March 2 0 0 0 Depar tment eff ic iency improved. Bond project 

2 0 0 0 
SHS women's softbal l fields 
comp le ted 2000 

Project was funded f rom bond fund earnings and responded t o 
Tit le IX concerns about field availability for women's softbal l 
teams. Bond pro ject 

2 0 0 0 

Facilities Condition 
Assessment Report, Dull, 
Olsen & Weekes Archi tects August 2 0 0 0 

A facilit ies evaluat ion at District elementary, middle, and high 
schools tha t was commissioned to (1 ) identi fy and document 
structural , archi tectural , mechanical, and electrical condit ions 
in each school and (2 ) to assign priorit ies to the observed 
condit ions, provide preliminary cost est imates and make 
est imates of the useful life of the school buildings. 

5 
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SITES AND FACILITIES HISTORY 
June 2004 

YEAR PROJECT MONTH/YEAR CONTENT 

2 0 0 0 

Crime Prevention Through 
Environment & Design 
(CPTED): 
Recommendations for 
Springfield Schools, Tod 
Schneider, CPTED inspector, 
Eugene Police Department June 2 0 0 0 

Specific improvements for each school t o improve securi ty 
identif ied. Funded by federal grant dollars 

2 0 0 0 

Bleacher Inspection, C.H. 
Youngman, civil & structural 
engineer, Salem, Oregon March 30, 2 0 0 0 

Made specific recommendat ions for repair and/or replacement 
of distr ict bleachers at schools. 

2 0 0 1 ADA Survey and Database May 2001 ADA requirements and costs projected. Measure 52 

2 0 0 1 Ten-Year Project Projection May 2001 Completed by Distr ict Maintenance staf f . 
2 0 0 1 Springfield High HVAC October 2001 Replace/upgrade SHS HVAC'system. 

2001 
EICON Ceres Control 
Irr igation Agreement June 2001 

Five-year jo in t agreement between SUB, Willamalane, and 
School Distr ict t o use computer-a ided irrigation control t o 
factor local i rr igat ion rates based on local evapotranspirat ion 
(ED) levels minus rainfall t o avoid peak demand t imes or t o 
respond t o emergency condit ions. 

2001 
Springfield/Wil lamalane/ 
City Land Trade October 2001 

The proper ty t radeincluded the fo l lowing: ! , annex and init iate 
a lot line ad justment t o the Volunteer Park proper ty t ha t will 
separate the f ron tage along South 42nd Street, 2. expand the 
Mt. Vernon School p roper ty east t o include the western 
port ion of Volunteer Park, 3. convey the east port ion of 
Volunteer Park f ron t ing South 4 2 n d Street f rom Willamalane to 
the City of Springfield, and 4. convey the eastern port ion of 
the 42nd Street School proper ty f rom the School Distr ict t o 
Willamalane. 

2001 Sites & Facilities Process November 2001 
2 0 0 2 Camp Creek fire alarm March 2 0 0 2 Bring Camp Creek fire alarm up t o meet ADA requirements. 
2 0 0 2 Guy Lee fire alarm August 2 0 0 2 Bring Guy Lee fire alarm up t o meet ADA requirements. 
2 0 0 2 Ridgeview fire alarm August 2 0 0 2 Bring Ridgeview f ire alarm up to meet ADA requirements. 
2 0 0 2 Briggs fire alarm August 2 0 0 2 Bring Briggs f ire alarm up to meet ADA requirements. 
2 0 0 2 Hamlin fire alarm August 2 0 0 2 Bring Hamlin fire alarm up t o meet ADA requirements. 

2 0 0 2 Guy Lee restrooms September 2 0 0 2 Uprade Guy Lee rest rooms t o meet ADA requirements. 
2 0 0 2 Page HVAC O c o e r 2 0 0 2 Install new HVAC system at Page. 
2 0 0 2 Yolanda ki tchen August 2 0 0 2 
2 0 0 2 Mof f i t t Off ice August 2002 Remodel o f f ice t o meet CPTED (securi ty) needs 
2 0 0 2 THS Intercom December 2 0 2 Replace thurs ton high School intercom for greater securi ty. 

2 0 0 3 
Springfield High lighting 
re t ro f i t 2003 Replacement of SHS lights w i th more energy-eff ic ient l ights. 

2 0 0 3 
Thurston High lighting 
re t ro f i t 2003 Replacement of THS lights wi th more energy-eff ic ient l ights. 

2 0 0 3 Briggs Bleachers February 2003 Replace worn bleachers wi th ADA bleachers 
2 0 0 3 Hamlin Bleachers February 2 0 0 3 Replace worn bleachers wi th ADA bleachers 

2 0 0 3 
Springfield Middle School 
Bleachers February 2003 Replace worn bleachers w i th ADA bleachers 

4 
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SITES AND FACILITIES HISTORY 
June 2004 

YEAR PROJECT MONTH/YEAR CONTENT 

2 0 0 3 
Thurston Middle School 
Bleachers February 2003 Replace worn bleachers w i th ADA bleachers 

2 0 0 3 
Agnes Stewar t Middle 
School Bleachers February 2003 Replace worn bleachers w i th ADA bleachers 

2 0 0 3 
Springfield High School 
Bleachers February 2003 Replace worn bleachers wi th ADA bleachers 

2003 
Thurston High School 
Bleachers February 2003 Replace worn bleachers w i th ADA bleachers 

2 0 0 3 
Thurston High School pole 
vault pi t April 2 0 0 3 Construct new pole vaul t pi t at THS 

2 0 0 3 Camp Creek l ighting re t ro f i t 2 0 0 4 
Replacement o f Camp Creek l ights w i th more energy-eff ic ient 
l ights. 

2003 Mof f i t t l ight ing re t ro f i t September 2003 Replacement o f Mof f i t t l ights w i th more energy-ef f ic ient lights. 

2 0 0 3 Ridgeview l ighting re t ro f i t September 2003 
Replacement of Ridgeview lights w i th more energy-ef f ic ient 
l ights. 

2 0 0 3 Waltervil le l ighting re t ro f i t September 2 0 0 3 
Replacement o f Waltervil le lights w i th more energy-ef f ic ient 
l ights. 

2 0 0 3 Yolanda l ighting re t ro f i t September 2003 
Replacement of Yolanda lights wi th more energy-ef f ic ient 
lights. 

2 0 0 3 Briggs l ighting re t ro f i t September 2003 Replacement of Briggs l ights w i th more energy-ef f ic ient lights. 

2 0 0 3 Hamlin l ight ing ret rof i t September 2003 Replacement of Hamlin l ights wi th more energy-ef f ic ient lights. 

2 0 0 3 
Springfield Middle l ighting 
re t ro f i t September 2003 Springfield Middlelights w i th more energy-eff ic ient l ights. 

2 0 0 3 
Thurston Middle l ighting 
re t ro f i t September 2003 Replacement of TMS lights wi th more energy-ef f ic ient lights. 

2 0 0 3 THS stadium lights December 2003 Installation of l ights for Thurston High School stadium project . 

2 0 0 4 
Administrat ion Building 
boiler January 2 0 0 4 Replacement of boiler as per DEQ requirements. 

7 
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Springfield School Distririct #19 
Classroom Usage -- 2003 

Middle Schools 

Agnes 
Stewart Briggs Hamlin Springfield Thurston 

Used as "Classrooms" 19.4 16.5 17.0 8.0 15.5 

Used for other purposes 7.6 5.5 11.0 13.0 5.5 

TOTAL CLASSROOMS 27.0 22.0 28.0 21.0 21.0 

Springfield School District #19 Classroom 
Survey 2003 Middle Schools 

CO 
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Springfield School Distririct #19 
Classroom Usage - 2003 

High Schools 

Springfield High Thurston High 
Used as "Classrooms" 41.0 42.5 
Used for other purposes 8.0 11.5 

TOTAL CLASSROOMS 4 9 . 0 5 4 . 0 

Springfield School District #19 
Classroom Survey 2003 

High Schools 

S p r i n g f i e l d H i g h T h u r s t o n H i g h 
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Enrollments - Projections for 2004-2009 

I. Overview 
District enrollments peaked in 1996 at 11,232 and have stayed in a steady to slightly 
declining rate ever since. The District is projecting 10,728 students in the year 2009. 
This represents an estimated decline of 282 students by the year 2009 as compared to 
2003 actual enrollments. 

In reviewing these projections, it is important to note that elementary enrollments hold 
steady and are projecting slight gains (91), while the middle school populations (199) and 
high school student populations (184) will be declining. 

II. Enrollment Issues. 
a. Elementary Enrollment Issues. 

1) Low enrollments at Camp Creek, Goshen, and Mohawk - what is the 
lowest, cost-effective enrollment? 

b. Middle School Enrollment Issues 
1) Low enrollment at Springfield Middle School and need for reducing 

numbers at Agnes Stewart 
2) Significant number (70 to 80) South Thurston Hills residents transfer to 

Thurston Middle School every year from Agnes Stewart 
3) Enrollment decline could argue for one school reduction by 2009 

c. High School Enrollment Issues 
1) Find alternatives for keeping high school students enrolled. 
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DltTMCT If 

fjuSPRINGFIELD 
Public Schools BOARD POLICY: FBB 

ENROLLMENT PROJECTIONS 

Enrollment projections will be prepared at the direction of the superintendent and will 
be reviewed and updated annually. 

Projections will consider information including, but not limited to, the following: 

1. Figures from the latest school census; 

2. School registration figures; 

3. Review of forthcoming changes in planning and zoning; 

4. Review of current and planned community land development and housing 
projects; 

5. Cohort survival ratios. 

END OF POLICY 

Legal References: 
ORS 332.107 ORS 195.110 
OAR 581-022-1630 

Other: 

Adopted: 6-12-95 
Amended: 2-26-2007 
Replaces: 

Springfield Public Schools • 525 Mill Street • Springfield, OR 97477 • (541) 747-3331 
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f SPRINGFIELD 
Public Schools BOARD POLICY: FBB 

FACILITIES PLANNING 

The Board will gather and analyze appropriate data to evaluate the District's facilities 
needs on a long-range basis. Such data will include, but not be limited to, enrollment 
projections, anticipated changes in the instructional program, analysis of community 
building plans, analysis of sites, and evaluation of present facilities. 

END OF POLICY 

Legal" References: 
ORS 195.110 ORS 197.295 -197.314 ORS 332.155 
OAR 581-022-1530 
Toxic Substances Control Act, 15 U.S.C. §§ 2601-2629 (2006); Asbestos Hazard 

Emergency Response Act of 1986,15 U.S.C., §§ 2641-2656 (2006). 

Other: 

Adopted: 8-14-95 
Amended: 2-26-2007 
Replaces: 

Springfield Public Schools • 525 Mill Street • Springfield, OR 97477 • (541) 747-3331 
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f SPRINGFIELD 
Public Schools 

DiarnieT 

BOARD POLICY: FBB 

BOUNDARIES AND ATTENDANCE 

The boundaries for school attendance areas are set by the Board. They are subject to 
change as conditions affecting enrollment and building capacity require. The 
boundaries are not changed after the opening of school except in extreme emergencies. 
Proposed boundary changes are announced through the newspaper of record, other 
news media and at public meetings. 

The Board requires that students attend the schoofassigned to the attendance area in 
which they live. Requests for exceptions must follow policies and procedures outlined 
in Board Policy JECBB—Intradistrict Transfers. 

END OF POLICY 

Legal References: ORS 330.780 
ORS 332.107 
ORS 332.595 
ORS 339.010 - 330.090 

Other: Special Programs Department, Transfer Request Form 

Adopted. 6-26-95 
Amended: 1-13-97, 3-9-04 
Replaces: 5140 & 5140.1 

Springfield Public Schools • 525 Mill Street • Springfield, OR 97477 • (541) 747-3331 

4-44 



November 2006 Bond Measure 

Explanatory Statement 

Springfield Schools face a number of problems as a result of aging facilities. 
• 18 of the district's 24 schools are more than 40 years old. 
• 8 of those 18 schools were originally built more than 55 years ago. 
• There have been no bond-funded renovations, upgrades or improvements to district 

facilities in more than 9 years.* 

> 

This proposed bond measure to fund projected classroom and facilities.requirements for all 
Springfield schools would: 

• Renovate and upgrade existing school facilities 
• Replace two of the district's oldest schools 

Renovate and upgrade existing school facilities 
The proposed bond measure would provide funds to renovate and upgrade existing school 
buildings to extend their use. Specifically it would: 

• Increase access to technology and the Internet by upgrading technology infrastructure 
District-wide. 

• Replace roofs and weather damaged siding, and upgrade plumbing systems. 
• Increase energy efficiency by upgrading heating and ventilation systems and replacing 

windows and boilers. 
• Make health, life safety upgrades in older schools such as fire and security alarm/entry 

upgrades to improve school safety, asbestos removal including replacement of flooring, 
seismic upgrades, and drinking water improvements 

• Make required ADA (Americans with Disabilities Act) improvements to increase 
handicapped access. 

• Provide upgrades and seating at high school outdoor facilities. 
• Pay associated bond issuance costs. 

Build two new replacement schools 
• Replace Maple and Thurston Elementary Schools, originally built in 1946 and 1950, 

respectively. Due to the condition of these buildings, it is more cost effective to tear down 
and replace than repair the existing structures, according to architect and engineering 
assessments. 

-1 -
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Explanatory Statement, cont. 

Bonds can only be used for bond projects 
The bond issue's principal amount cannot exceed $42,745,000. Bond proceeds can only be used 
for costs associated with completing projects listed on this ballot. The use of bond lunds for any 
project not listed on this ballot would be prohibited. 
Because the district's 1997 bond levy is being paid down, it is anticipated that property taxes for 
this proposed bond levy would remain at the current tax rate of approximately 97 cents per 
$1,000 of assessed value. For a home with an assessed value of $150,000, the annual property tax 
would be $145.50. This bond would be in effect for 22.5 years. Personal property taxes could be 
higher or lower depending on interest rates and growth in the District's total assessed value and 
other factors.* 

t 

* Information source: Springfield School District Business Office 
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Facilities Bond Measure 
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Facilities Band Mesusure 
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with Adobe Reader. 
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Click here to download 
Adobe Reader for free. 
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2007 Bond Basics Project Schedule 
Sorted By Facility & Project Type 

Substantial 
Board Approval Project Start Complet ion 

Bidg # Facility Project Desc Date Date Target 
119 Brattain Boiler Replacement Not Required 18-Jun-07 1-Aug-07 
119 Brattain Tech - Additional network wiring Not Required As Needed As Needed 
119 Brattain Tech - High Speed Internet Connection Not Required 13-Feb-07 15-Aug-07 
122 Camp Creek Tech - Additional network wiring Not Required As Needed As Needed 
124 Centennial Siding Replacement (LP) Top of Building Not Required 18-Jun-07 18-Jul-07 
124 Centennial Tech - Additional network wiring Not Required As Needed As Needed 
182 D Gardens Security/CPTED Gating Quads Not Required 18-Jun-07 18-Jul-07 
162 D Gardens Siding Replacement (LP) Gym & Classrooms Not Required 18-Jun-07 18-Jul-07 
162 0 Gardens Tech - Additional network wiring Not Required As Needed As Needed 
173 Page Roof Replacement Not Required 7-May-07 7-Jun-07 

Siding Replacement Southern Classrooms, 
173 Page Window Replacement Not Required 18-Jun-07 15-Aug-07 
173 Page Tech - Additional network wiring Not Required As Needed As Needed 
181 Riverbend Siding Mold Evaluated Not Required 26-Mar-07 15-Aug-07 
181 Riverbend Tech - Additional network wiring Not-Required As Needed As Needed 
197 Goshen Tech - Addit ional network wiring 'Not Required As Needed As Needed 
204 Guy Lee Asbestos Abatement Floor Tile (90%) 21-May-07 18-Jun-07 15-Aug-07 
204 Guy Lee Floor Replacement Not Required 2-Jul-07 31-Aug-07 
204 Guy Lee Siding Replacement G y m & Upper Band Not Required 18-Jun-07 18-Jul-07 
204 Guy Lee Tech - Additional network wiring Not Required As Needed As Needed 
204 Guy Lee Tech - High Speed Internet Connection Not Required 13-Feb-07 15-Aug-07 

273 Moffitt Siding Replacement (LP) All Exterior Classrooms Not Required 18-Jun-07 18-Jul-07 
273 Moffitt Tech - Additional network wiring Not Required As Needed As Needed 
275 Mohawk Tech - Additional network wiring Not Required As Needed As Needed 
282 Mt Vernon Siding Mold Evaluated Not Required 26-Mar-07 15-Aug-07 
282 Mt Vernon Tech - Additional network wiring Not Required As Needed As Needed 
312 Ridgeview Floor Replacement - Carpet Halls Not Required 18-Jun-07 15-Jul-07 
312 Ridgeview Tech - Additional network wiring Not Required As Needed As Needed 
349 Walterville Roof Replacement - Breezways & Office Not Required 7-May-07 1-Apr-07 
349 Waltervil le Tech - Additional network wiring Not Required As Needed As Needed 
372 Yolanda Siding Replacement (LP) Upper Band & Gym Not Required 18-Jun-07 15-Aug-07 
372 Yolanda Tech - Additional network wiring Not Required A s Needed As Needed 

Floor Replacement Upper & Lower Classroom 
503 Agnes Stewart Wings - State Contract Rubenstien's 12-Feb-07 18-Jun-07 15-Aug-07 
503 Agnes Stewart Tech - Additional network wiring Not Required As Needed As Needed 
505 Briggs Tech - Additional network wiring Not Required As Needed As Needed 
530 Hamlin HV - Total Replacement Design Not Required 7-May-07 1 -0c t -07 
530 Hamlin Security/CPTED Entrance Design & Construction 7-May-07 18-Jun-07 15-Aug-07 
530 Hamlin Siding - Dry rot repair all exterior framing Not Required 18-Jun-07 31-Aug-07 
530 Hamlin Tech - Additional network wiring Not Required As Needed As Needed 
530 Hamlin Tech IDF Updates Not Required 18-Jun-07 15-Aug-07 
584 Springfield Middle Siding - Gym Not Required 25-Apr-07 31 -Aug-07 
584 Springfield Middle Tech - Additional network wiring Not Required As Needed As Needed 
584 Springfield Middle Tech - IDF Updates Not Required 18-Jun-07 1 -Apr-07 
584 Springfield Middle Windows - West, North, South Sides 4 Library 7-May-07 18-Jun-07 15-Aug-07 
590 Thurston Middle Security/CPTED Entrance Construction Not Required On Hold On Hold 
590 Thurston Middle Siding Replacement Not Required 18-Jun-07 15-Aug-07 
590 Thurston Middle Tech - Additional network wiring Not Required As Needed As Needed 
664 Springfield High Asbestos Abatement - Beams in Commons 21 -May-07 18-Jun-07 15-Aug-07 

Siding Replacement Old Teen Parent, Metals 
664 Springfield High Building" Not Required 18-Jun-07 31-Aug-07 
664 Springfield High Tech Additional network wiring Not Required As Needed As Needed 
664 Springfield High Tech Built in projection capabilities (5 rooms) Not Required 18-Jun-07 15-Aug-07 
664 Springfield High Track Resurface 21-May-07 1-Jun-07 15-Jul-07 
668 Thurston High Bleachers - Home Games 7-May-07 14-May-07 15-Aug-07 
668 Thurston High Field Renovation/ Next Cycle - 2008 Not Required Under Review Under Review 

Roof Replacement Phase I Library, Offices, 40-
668 Thurston High 50 Wngs , Kitchen 11-Jun-07 30-Jun-07 15-Jul-07 
668 Thurston High Tech - Additional network wiring Not Required As Needed As Needed 
668 Thurston High Tech - Built in projection capabilities (5 rooms) Not Required 18-Jun-07 15-Aug-07 
668 Thurston High Track Substructure & Resurface 21-May-07 1-Jun-07 1-Aug-07 
951 Operations Center Tech - Additional network wiring Not Required As Needed As Needed 
951 Operations Center Tech - High Speed Internet Connection Not Required 13-Feb-07 15-Aug-07 
961 Admin Bldg Tech Additional network winng Not Required As Needed As Needed 
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COHORT-SURVIVAL MODEL 
Springfield Enrollment Projections 2007-2013 

SEPTEMBER 30 ENROLLMENT 
Cur ren t Surv iva l 

Grade Enro l lment Rat ios Pro jec ted En ro l lmen t 
2006 2007 2008 2009 2010 2011 2012 2013 

Kindergart 847 819 864 811 814 853 830 830 
1st 812 1.032871 875 846 892 838 841 881 857 

2nd 872 0.986223 807 863 834 880 826 829 869 
3rd 891 1.000476 878 807 863 835 881 827 830 
4th 823 0.984873 880 865 •795 850 822 867 814 
5th 901 0.999316 822 879 864 795 850 821 867 
6th 855 0.998244 896 821 878 863 793 848 820 
7th 847 0.979323 837 877 804 860 845 777 831 
8th 813 0.975541 829 817 856 784 839 824 758 
9th 901 1.022801 850 848 "835 876 802 858 843 
10th 863 0.946311 858 804 802 790 829 759 812 
11th 787 0.951728 821 817 766 764 752 789 722 
12th 755 0.976535 769 802 797 748 746 735 770 

Total 10967 10941 10910 10798 10695 10677 10644 10622 
Change -26 -31 -111 -104 -18 -33 -22 
Percent Increase -0.24% -0.28% -1.02% -0.96% -0.16% -0.31% -0.21% 

School Name Year Built Size Acres 
s u i i u i f i y 
Area gsf 

Buiiumy 
Capacity 

runcuunai 
Capacity 

dMU/UO 
Enrollment 

Brattain 1925 2.7 27,746 350 275 241 
Camp Creek 1949 7 2 12,697 125 100 80 
Centennial 1963 13.4 64,868 550 500 389 
Douglas Garder 1963 13.3 50,321 475 400 468 
Goshen 1949 9.7 26,073 225 175 93 
Guy Lee 1961 11.3 51,110 550 475 409 
Maple 1946 8.3 41,706 500 425 324 

Moffitt 1950 11.9 41,910 500 400 291 
Mohawk 1963 9.8 19,100 175 150 73 
Mt. Vernon 1997 19.0 58,000 500 500 535 
Elizabeth Page 1953 12.8 38,283 475 400 432 
Ridgeview 1980 9.2 67,915 532 475 415 
Riverbend 1997 10.1 58,000 500 500 401 

Thurston Elem. 1950 10.7 43,674 500 425 447 

Walterville 1950 15.4 22,668 300 250 188 

Yolanda 1963 10.0 45,121 450 375 426 

Elementary a\ 1957.0714 11 41,825 419 364 326 

MIDDLE SCHOOLS 
Agnes Stewart I 1997 21 7 94,000 750 750 643 

Briggs MS 1963 19.1 93,303 580 546 533 

Hamlin MS 1957 13.7 83,881 740 649 425 

Springfield MS 1950 18.3 70,389 516 480 294 

Thurston MS 1953 34.6 72,212 556 498 554 

Middle school 1964 21.5 82,757 628 585 490 

HIGH SCHOOLS 
Springfield HS 1968 20.5 250,829 1575 1500 1497 

Thurston HS 1959 52.4 290,210 1650 1550 1567 

High school a\ 1964 36 270,520 1613 1525 1532 
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The Villages at Marcola Meadows 
Metro Plan Amendment (LPR 2006-00027) 
Zone Change (ZON 2006-00054) 

Communication with Springfield Schools Financial Office 
April 3,2007 

Original Message 
From: William Lewis III [mailto:wlewis@sps.lane.edu] 
Sent: Tuesday, April 03, 2007 2:21 PM 
To: Anthony Noble 
Cc: Brett Yancey; sbarrett@sps.lane.edu 
Subject: Data Request 

Anthony, 
As per our telephone conversation here is the data you requested. There are two types of 
capacities used. Building capacity is all regular classroom space (less gym, library, 
cafeteria, offices, etc.) this figure never changes. Functional capacity is all regular 
classroom space less classrooms designated for resource rooms, self-contained special 
education classes, music, and others (parent centers, Title I program etc.) this figure 
changes annually based on the demographics of current enrollment. 

On a side note within the district boundaries for every 100 new single-family homes built 
we can expect 39 students. For every 100 new multi-family units we can expect 21 
students. This is based on all plan designations. In the case of Marcola Meadows based 
on the MDR designation the question becomes, is the residential portion of the property 
appealing to families with children versus families without children based on 
affordability, desirability of the area, and lot size. Either way the above students per 
home figures should get you in the ball park for planning purpose's. 

Let me know if you need any additional information or assistance. 
Thank you. 

William Lewis III 
Finance Department 
Springfield Public Schools 
(541) 726-3258 
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Summary 

BACKGROUND AND PURPOSE 
This report (the Springfield Nodes Market Analysis and Development 

Strategy) is a market analysis in support of an effort by the City of 
Springfield to adopt implementation measures that will encourage higher-
density mixed-use developments in six subcenters (nodes) in Springfield. 

The Springfield Nodal Site Selection and Implementation project, of 
which this report is a part, will include analysis of regional transportation 
conditions, Springfield's development code, and implementation issues at 
each nodal development site, in addition to this Market Analysis. 

NATIONAL TRENDS IN NODAL DEVELOPMENT 
Chapter 2 describes key national trends related to nodal development. 

The primary message is that nodal development is happening in cities across 
the United States, suggesting that it could be successful in Springfield. 
Chapter 2 leads to several key conclusions about nodal development in 
Springfield, including: 

• While nodal development is intended to facilitate walking, bicycling, and 
transit use, it must also accommodate the automobile to be successful. 

• In nodal developments, public amenities such as walkways, open space, 
and plazas substitute for private amenities in typical developments. 
Creating high-amenity environments is critical for the success of nodal 
development. 

• Given the higher costs associated with higher-density development and 
the potential need for structured parking to achieve the densities 
sometimes desired or specified in nodes, some form of public assistance is 
usually necessary for successful nodal development. 

REGIONAL GROWTH AND DEMAND 
Population and employment growth will drive demand for residential and 

commercial development in Eugene-Springfield. 

Population in Eugene-Springfield is expected to increase by over 100,000 
between 1995 and 2020, averaging about 4,000 people per year. This level of 
population growth is expected to generate demand for about 1,800 residential 
units per year in the metropolitan region. 

Roughly 16% of single-family and apartment units built in Eugene-
Springfield are expected to locate in nodes, generating regional demand of 
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250 units per year in nodes. Demand in Springfield nodal development areas 
could range from 50 to 96 units per year based on Springfield's share of 
population and buildable residential land in the region. 

Employment in Eugene-Springfield is expected to increase by 46,140 over 
the 1995-2015 period, or about 2,300 jobs per year over the twenty-year 
period. This employment growth is expected to generate demand for 14 to 23 
million sq. ft. of commercial and industrial development, or 700,000 to 1.2 
million sq. ft. per year. 

NODAL DEVELOPMENT AREAS 
The City of Springfield has designated six areas for nodal development: 

Downtown Springfield, Glenwood, Mohawk, Riverbend, Jasper-Natron North, 
and Jasper-Natron South. These six nodal development areas have a total of 
682.7 acres. 

Concept plans have been developed for each of the nodal development 
areas that describe proposed land uses that are consistent with nodal 
development goals. All of the concept plans call for creating higher-density 
mixed-use centers in each of the nodal planning areas: 

• Downtown Springfield: reinvigoration of Downtown Springfield as the 
heart of the city, with streetscape improvements, better pedestrian 
connections, and public spaces. Establishment of an arts and cultural 
district, with infill development and redevelopment to reinforce existing 
retail and add residential uses Downtown. 

• Glenwood: redevelopment of the nodal development area into a mixed-
use center that is primarily residential with some office and retail uses. 
Redevelopment of the entire area could add 600-800 residential units, 
100,000-200,000 sq. ft. of office, and 50,000-100,000 sq. ft. of retail. 

• Jasper-Natron: development of this mostly greenfield site into two 
nodes. The North node would be primarily residential with some 
community commercial uses to serve the node, while the South node 
would be an employment center with a mix of commercial and industrial 
zones. 

• Mohawk: infill and redevelopment of the existing commercial district to 
increase a higher-density mixed-use core, including residential uses, in 
the nodal development area. 

• Riverbend: development of this mostly greenfield site as a regional 
medical campus surrounded by 882 units of medium-density residential 
and a mixed-use center with 105,000 sq. ft. of retail and commercial 
businesses that serve both the node and regional markets. 
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MARKET SUPPORT FOR NODAL DEVELOPMENT IN 
SPRINGFIELD 

We compared the amount of development envisioned in the concept plans 
to the amount of development that will likely be supported by economic 
conditions over the next 15-20 years. 

We estimate that the concept plans call for 3,900 and 4,675 new 
residential units in the nodal development areas between now and when the 
areas are built out (the plans are indefinite about when that would be). Our 
assessment in Chapter 3 suggests that the likely average for residential 
development in Springfield nodes is on the order of 900 units over the 2001-
2015 period, substantially less than the amount in the concept plans. What 
does that mean? There are several possible interpretations: 

• The concept plans are fine, and our estimates of demand in nodes is too 
pessimistic. We think this is the wrong interpretation. 

• The concept plans are fine, but they are plans for a much longer period 
than the 15 years we are using in this study. This is a plausible 
interpretation. 

• The concept plans are too aggressive about density. This may be true in 
the long run: it is almost certainly true in the short run. Even though the 
concept plans are probably aggressive, our assessment is that they are not 
wildly so. 

The concept plans up to 1.3 million sq. ft. of retail and office development 
at buildout. This amount of development appears supportable by forecasted 
employment growth in the region. 

IMPLEMENTATION ISSUES 
Downtown Springfield 
• Lack of development activity 
• Availability of parking 
• Need for business and streetscape improvements to improve visual 

appeal 

• Current rent levels do not support development or renovation 

Glenwood 
• Need for access from Franklin Boulevard and internal circulation 

streets • Lack of sewer service and stormwater drainage 
• Need for pedestrian and bicycle facility improvements to Franklin 

Boulevard • Need to improve visual appeal of Franklin Boulevard corridor 
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Jasper-Natron 
• Jasper Parkway Extension needed for regional access; location and 

speed will affect nodal development areas 
• Local streets needed for internal circulation 
• Need for sewer, water, and utility service 
• Need for stormwater management 

• Industrial uses may be incompatible with nodal development 

Mohawk 
• Streetscape and pedestrian investments needed to facilitate 

pedestrian access and improve visual appeal 
• Incentives may be necessary to encourage infill and redevelopment 
• Internal streets may be needed in Central Mohawk area 
Riverbend 
• Approval of the PeaceHealth proposal requires amendments to the 

Gateway Refinement Plan and Metro Plan Diagram 

NODAL DEVELOPMENT STRATEGY 
The implementation issues Springfield faces in each node, and our review 

of plans and policies in other jurisdictions, suggests the following nodal 
development strategy: 

• Make zoning amendments and apply the nodal development overlay in 
nodes. 

• Provide incentives for desired nodal development products. Incentives 
could include: 

• Expedited permitting 
• Fee waivers 
• Allowing wood frame construction 
• Reducing parking requirements 
• Tax increment financing for public improvements 
• Multi-family housing tax credits 

• Focus public investments into nodes: 

• Support development in Riverbend first 
• Follow-through on planned investments in Glenwood 
• Make streetscape and pedestrian improvements in Downtown and 

Mohawk 
• Make Jasper-Natron improvements a low priority 

• Be flexible and opportunistic 
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Chapter 1 Introduction 

BACKGROUND AND PURPOSE 
This report (the Springfield Nodes Market Analysis and Development 

Strategy) is a market analysis in support of an effort by the City of 
Springfield to adopt implementation measures that will encourage certain 
types of higher-density land uses in six subcenters (nodes) in the City of 
Springfield (the Springfield Nodal Site Selection and Implementation 
project). 

The Transportation Planning Rule' requires metropolitan areas in 
Oregon to adopt transportation system plans that include policies designed to 
reduce per capita vehicle miles traveled (VMT) 5% over a 20-year planning 
period. The Land Conservation and Development Commission (LCDC) 
allowed the Eugene-Springfield transportation plan, TransPlan, to meet the 
reduced VMT requirement by adopting policies to implement nodal 
development. TransPlan identified over 50 potential nodal development areas 
in the urban region. 

A node is an urban subcenter: an area of higher-density development. 
Nodes have always occurred naturally in metropolitan areas. The intention of 
state and City policy is to encourage more and certain types of development 
in nodes. Among the motivations is the reduction of automobile trips by 
creating high-density urban subcenters that contain a mix of uses in 
developments designed to facilitate walking, bicycling, and transit use. 

When the LCDC allowed TransPlan to meet the reduced VMT 
requirement through nodal development, it adopted recommendations to 
provide guidance to local governments.2 These recommendations included 
three relevant to this project: 

1. Eugene and Springfield need to specify specific areas for nodal 
development by May 2002. 

2. Eugene and Springfield need to adopt Metro Plan designations and 
zoning amendments for the specified nodes by September 2003. 

3. Eugene, Springfield, and Lane County need to review plan 
amendments and zone changes outside nodes to assure that they are 
consistent with the nodal development strategy. 

1 Oregon Administrative Rule 660-012. 

2 State of Oregon, Land Conservation and Development Commission, LCDC Order 01-LCDC-024, June 2001. 
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The City of Springfield met the first recommendation by selecting six 
nodal development sites (Spring 2002): Downtown Springfield, Glenwood, 
Jasper-Natron North, Jasper-Natron South, Mohawk, and Riverbend. The 
location and characteristics of these nodal development areas are described in 
Chapter 4 of this report. The City must still take action to meet the 
recommendations to adopt policies to implement nodal development 
(scheduled for Spring 2003). 

METHODS 
This report relies heavily on the substantial amount of planning that has 

already been conducted for regional growth, land supply and demand, nodal 
development in general, and development of the Springfield nodal sites. That 
planning consists of many reports that were written by various organizations, 
at different times, for various geographic areas, and for different purposes. To 
reach conclusions about the market for nodal development in Springfield, we 
frequently must bring together data from a variety of sources. We use three 
primary techniques to "standardize" data from different sources to allow 
comparison: 

• For data such as growth trends or forecasts that cover different time 
periods, we use the average growth per year to standardize the data. 
For example, we can compare the forecast number of housing units 
needed per year in 1995-2015 to actual housing construction per year 
in 1995-2001 to compare forecast development to actual development. 

• For data that covers different geographic areas or different time 
periods, we use the average annual growth rate to standardize the 
data. For example, if we have a forecast of population growth in the 
Eugene-Springfield UGB for 1995-2015 and we have actual 
population growth within Eugene and Springfield city limits 1995-
2000, we can use the average annual growth rate (in percent) to 
compare forecast growth in the UGB to actual growth within city 
limits. 

• For real estate rents or sales prices associated with developments of 
various sizes, we will dollars per square foot (sq. ft.) or per acre of land 
or per building area to standardize the data. For example, if we find a 
500 sq. ft. office unit that rents for $250 per month, we can apply the 
rent per sq. ft. ($0.50) to a similar 400 sq. ft. office to estimate that it 
would rent for $200 per month. 

REPORT ORGANIZATION 
Chapter 2: National Trends in Nodal Development describes 

characteristics of nodal developments around the country and successful 
projects in these developments. 
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Chapter 3: Growth and Development in the Metropolitan Area 
describes the regional context for growth and development in the region, and 
implications for development in Springfield nodal sites. 

Chapter 4: Nodal Development Site Evaluation describes current 
conditions in the selected nodal development sites and existing concept plans 
for future development in the nodes. 

Chapter 5: Nodal Development Potential in Springfield describes 
the likely scale and type of development in the nodal development sites based 
on expected market conditions and trends. 

Chapter 6: Implementation summarizes implementation issues raised 
by the market analysis and organizes these issues into a development 
strategy for the City of Springfield. 

This Market Analysis and Development Strategy is being prepared as part 
of a larger Springfield Nodal Site Selection and Implementation project. That 
project will include analysis of regional transportation conditions, 
Springfield's development code, and implementation issues at each nodal 
development site, in addition to this Market Analysis. The results of all of 
these project elements and their implications for implementation of nodal 
development in Springfield will'be summarized in an Evaluation Report at 
the end of this project. 
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C h a p t e r 2 

National Trends in 
Nodal Development 

This chapter describes key national trends related to nodal development. 
The primary message is that nodal development is happening in cities across 
the United States.' By looking at development trends in cities larger than 
Eugene-Springfield we can anticipate some of the development patterns that 
will occur as our region grows. The descriptions of nodal development in this 
chapter focus on the characteristics of places where it is happening and of 
successful developments. This chapter will help support the conclusions 
about market support for nodal development in Springfield in Chapter 5 and 
implementation issues in Chapter 6 of this report. 

This chapter is organized under four headings: 

• Characteristics of Nodal Development 

• Elements of Successful Nodal Development 

• Case Studies of Nodal Development Projects 

• Applying Nodal Development Concepts in Springfield 

CHARACTERISTICS OF NODAL DEVELOPMENT 
There are a variety of terms in popular and academic literature that refer 

to development styles that are similar to, or synonymous with, nodal 
development. These terms include "neotraditional development," "smart 
growth," "new urbanism," and "transit oriented development." At their most 
basic level, all of these terms imply a higher level of activity than in 
surrounding areas. Usually, this will mean an urban center (or subcenter) 
with a higher density of both commercial and residential land uses that are 
more integrated, or "mixed," than in typical modern developments. These 
centers reduce automobile use by design that facilitates walking and 
bicycling within the center, and by having transit service for regional trips. 
These terms also imply a higher level of public activity within the center. 

Most metropolitan downtown areas and some older neighborhoods have 
the characteristics of a node because they were developed in a traditional 
street grid before widespread use of automobiles and before exclusionary 
zoning separated uses. Nodal development and similar terms are frequently 
applied to modern developments that use alternative design to achieve the 

1 Using a broad definition, nodal development has always occurred in cities of Springfield's size throughout the world. A 
node is a spatial concentration of development (more density, more construction, higher land value, more activity) 
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lower automobile use associated with older traditional urban centers. Nodes 
have some common characteristics: 

• Pedestrian Orientation: Nodes are designed to support the goal of 
reducing traffic congestion by offering a variety of residences, shops, 
and employers within walking distance of each other, with a connected 
street network that supports pedestrian activity while de-emphasizing 
the automobile and parking. To support regional goals of reduced 
vehicle miles, a node must encourage pedestrian activity so that 
people can walk or bicycle to destinations within the node. 

• Transit Service: Frequent transit service in nodes allow residents 
and workers in the node to make regional trips without using an 
automobile. A network of nodes in an urban area connected by transit 
can help people to reach multiple destinations using transit. 

• Public Spaces: With more people out on the streets, a node has more 
prominent public spaces. In some nodes, this may include actual parks 
or public plazas, but in others it may simply mean a higher emphasis 
given to the existing public space provided by streets and sidewalks 
through such measures as wider sidewalks, street furniture, sidewalk 
dining, etc. 

• Urban Densities: In order to provide for a mix of uses in a compact 
space, nodes are by definition denser (more residential units or 
commercial floor space) than the surrounding area, which is a relative 
term from one node to the next. Density is a key to providing a range 
of services and uses within walking distance. 

• Variety: A node is a mixed-use center with varying combinations of 
commercial and residential projects. 

The characteristics of nodal developments vary widely, ranging from a 
traditional downtown business district to a brand-new suburban 
neighborhood center. While all nodes have a few principles in common, 
nodes have many characteristics that make them different: 

• Mix of Uses. Most nodes are defined by more than one use, although 
the exact mix of uses varies. Some nodes may have a primarily retail 
and office character, while others may be primarily residential with a 
small retail component to support the residents 

• Scale. The size of a node can range from a single intersection of retail 
services to serve a residential neighborhood to an entire downtown 
spread over dozens of blocks. The smallest nodes may be comprised of 
a single real estate development by one property owner, while the 
largest nodes will involve dozens of property owners and many public 
and private investors. 

• Reach. Smaller nodes may primarily serve residents in a relatively 
small radius of just a few blocks in either direction (representing a 5 
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to 10 minute walk), while other nodes may be large enough to have 
their own internal population as well as draw from a large 
surrounding area. By definition, downtown nodes have the largest 
reach by serving the entire city and even surrounding communities. 

• Location. Nodes can be geographically spread throughout a city and 
region. Establishing a network of nodes linked by arterial roadways 
and transit service within an urban area is important to allow travel 
between home, work, and shopping without using an automobile. 
Within an urban area, nodes can be located virtually anywhere with 
adequate transportation access: 

• Corridors. By creating "pulse points" of interest along suburban 
strips or corridors, nodes can break the monotony characterized by 
so many of America's a^ing and deteriorating commercial strips. 
Located on corridors, nodes can give definition to weakly defined 
areas and can help tame traffic to make an area more pedestrian 
friendly. The Urban Land Institute (ULI) has recently concluded 
that deteriorating suburban strips represent one of the greatest 
threats to America's cities and has developed a revitalization 
strategy that is centered on the use of pulse points to focus 
development. 

• Waterfronts. Springfield is located along two rivers, providing 
ample opportunities for nodal development that takes advantage of 
and respects these natural assets. Along waterfronts, nodes can 
take on a special recreation, residential, or commercial character 
that uses the visual and natural amenities to add interest and 
value. RiverPlace in Portland is an example of a waterfront node. 

• Neighborhoods. Smaller nodes provide services to support 
surrounding residential neighborhoods. Neighborhood nodes can 
include small commercial centers with grocery stores, dry cleaning, 
banks, and other services as well as housing in multi-family 
developments or over retail uses. 

• Freeways. As an alternative to the typical auto-dominated, big 
box freeway commercial centers found at many freeway off-ramps, 
nodes can accommodate development that takes advantage of the 
extraordinary access and visibility provided by a freeway location 
but in a pattern that facilitates pedestrian movement and allows 
for a mix of uses. 

• Transit stations. Transit stations are ideal locations for nodes, 
particularly those with a housing or office focus. Retail uses 
require convenient automobile access to survive, but nearby 
transit is an amenity for housing and offices. Portland's WTestside 
light rail line, has transit-oriented nodes in many stations, most 
with primarily with a residential focus. 
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• Downtowns. By their very nature, most downtowns already 
function as nodes. Most are mixed-use, pedestrian friendly, and 
offer a variety of transportation options. Continued nodal 
development patterns in downtowns can help to preserve these 
qualities. 

• Subcenters. Nodal development is appropriate for both urban and 
suburban locations. Indeed, it is in the typically auto-dominated 
framework of suburban development that a nodal development 
could have the most impact. Nodal development can occur through 
redevelopment of existing centers or through new development in 
greenfield sites. Redevelopment of aging centers is more difficult to 
achieve than new development, but the sheer number of aging 
suburban centers suggests that there is overwhelming potential. 
In urban locations, many existing neighborhood centers already fit 
the definition of nodes, but there is ample opportunity for 
enhancement and redevelopment of these centers into higher-
density mixed-use nodes. 

ELEMENTS OF SUCCESSFUL NODAL DEVELOPMENT 
The key to successful nodal development is that the node respects basic 

real estate development principles. While the location, size, and design of a 
node supports many public goals and benefits, it must ultimately be a 
profitable real estate venture in order to attract and sustain private 
investment. Basic requirements for successful nodal development follow. 

LOCATION 
The location of a node is the first and most critical element of success. To 

be successful, a node must be located on or near a major roadway and be close 
to residential areas so that it can both be a convenient regional destination 
and draw from adjacent markets. The number and income of people working, 
shopping, and living in a nodal development area will determine the type and 
amount of convenience-oriented retail development in the node. Regional 
retail developments and office-oriented employers will be less dependant on 
the characteristics of the people in a node. 

RETAIL 
For retail in a node to be successful, it needs the same things that retail 

anywhere needs: adequate buying power, pass-by traffic, visibility, 
population base, and parking. Successful retail in nodes must be located in 
visible locations on or near streets with high traffic counts. Despite the 
pedestrian convenience of a node, most shoppers are likely to arrive by car 
and the node must accommodate this fact if retail is to be successful. 
Therefore, adequate parking must be available. To maintain a pedestrian 
environment, parking can be located behind buildings and in shared 
facilities, but it must be available for the retail component to succeed. 
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Retailers look for locations where the income of daytime and nighttime 
population (workers and residents) and passing traffic has the potential to 
generate adequate sales. As suburban greenfield sites near major 
intersections are developed, more national retailers are looking at 
nontraditional formats in urban infill locations. For example, new Target 
stores in Portland and Seattle are multi-level, allowing for smaller footprints 
that fit in urban neighborhoods. In Portland, a new Safeway is under 
construction that will be multi-level and will have housing located above the 
store. These examples show that nodal development can accommodate both 
small and large-format retailers. Current trends indicate growing acceptance 
of urban locations by the retail industry. 

HOUSING 
Housing is an important element of nodal development, particularly when 

using it as a tool for revitalization. Housing helps keep a node active seven 
days a week, including weekends and evenings when most employment-based 
centers are quiet. Residents enhance safety and create a tnore active place. 
As a land use, housing has a number of advantages for nodal development: 

• Parking: Urban housing units often require only one parking space 
per unit, which is far less than the three or four per 1,000 square feet 
required for retail and office uses. This reduces the need for land for 
surface parking or expensive structured parking. 

* Retail: For nodes with retail components, the addition of residents to 
the area is extremely beneficial to the success of retail. Office workers 
typically support only one half square foot of retail space near their 
place of employment, while residents can support up to ten square feet 
of retail. While residents will not shop exclusively in their immediate 
node, their retail spending will still be much higher than by office 
workers in the node. 

» Fewer on-site amenities: Instead of having on-site clubhouses, pools, 
exercise rooms, and open space amenities typical of suburban housing 
developments, urban residents can utilize the public spaces, shops, 
and nearby parks for their cultural and recreational needs. In this 
sense, the node is the amenity, eliminating the need for developers to 
provide amenities at their expense without having to reduce rents. 
This also helps offset the higher cost of building urban style products. 

The type of housing appropriate for nodes can vary widely depending 
upon the intensity of the node. Most housing in nodes will be small-lot single-
family and attached units of varying densities. These could include: 

• Rowhouses: Single family housing units that are typically attached on 
the sides, but with no other units above or below. These can reach 
densities of 12 to 20 or more units per acre. They are usually 
ownership units, and may also be known as townhouses when offered 
for rent. 
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• Apartments: Rental units can appeal to younger people entering the 
workforce as well as those who cannot afford homeownership. 
Depending upon the size of the project, apartments can range in 
density from 20 to 24 units per acre in low-rise garden apartment 
buildings to 125 units per acre in mid-rise and higher developments. 

» Condominiums: Condominiums provide an ownership alternative for 
those who seek the maintenance-free and compact lifestyle afforded by 
apartments. They usually offer more interior amenities than 
apartments and are best suited for areas that already exhibit a strong 
housing market. A three-story condominium building can achieve 18 
to 24 units per acre with surface parking. 

« Senior housing: Nodal development can be ideal for senior housing by 
offering a variety of services and amenities in a walkable environment 
without the need for a car. Senior housing projects are similar to 
apartments and can range from 15 to 150 units per acre. 

« Mixed-use housing: In addition to single-use housing projects, housing 
can also be mixed with other land uses, usually with retail on the 
ground floor and housing above. This is a good way to utilize otherwise 
empty space, but adds costs due to the different building code 
requirements for residential and commercial spaces. 

P U B L I C - P R I V A T E FINANCING 
A node is by definition a denser development than its surrounding 

neighborhood. These higher densities can require structured parking and 
more expensive building types. In many cities, however, market rents are not 
high enough to support these higher building and infrastructure costs. 
Therefore, without additional financial support, these projects will not 
happen. These are ideal opportunities for public-private partnerships where 
the public can assist in the construction of shared parking facilities and other 
features to offset the developer's added expense of building more expensive 
buildings. As long as market rents in nodes are at the same level as 
elsewhere in Springfield, public assistance in achieving nodal development 
may be necessary. 

TRANSIT SERVICE 
While it must accommodate the automobile to some degree, a node must 

be served by multiple transportation types to be successful in reducing 
automobile trips. Transit service can also have a positive impact in property 
values for property near a transit stop.2 Property value benefits are greater 
for fixed-route systems like bus rapid transit and light rail than they are for 

2 Diaz, Roderick B. "Impacts of Rail Transit on Property Values," APTA Rapid Transit Conference proceedings paper, 
1999. 
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flexible systems like buses. Proximity to transit has minor benefits for retail, 
but is considered an amenity for residential and employment uses. 

CASE STUDIES OF NODAL DEVELOPMENT 
PROJECTS 

This section presents case studies of nodal developments and specific 
projects within nodal developments. The types of developments and projects 
selected for this section may be viable in Springfield nodal development sites. 
The case studies focus on information that may be transferred to the 
Springfield market, like project characteristics, buyer demographics, 
construction costs, and relative rent levels or sales prices. 

Princeton Village, Clackamas County. This mixed-use development 
has both residential and office space. It is located two miles east of the 
Clackamas Town Center shopping mall on the southeast edge of metropolitan 
Portland, and is part of 368-acre neo-traditional Sunnyside Village. The 
residential portion of Princeton Village is 6.4 acres with 84 rowhouses. The 
average lot size is 2,500 square feet and the average unit size is 1,450 square 
feet, with a gross density of 13.1 units per acre. 

The developers initially targeted the units to older empty nesters, double-
income young couples, and singles. They found that about half of the buyers 
were single women. The subdivision is compact, well lit, and secure, and 
those buyers liked that security. About a fifth of the buyers were older 
couples, who were downsizing their homes. The remainder of the buyers were 
made up of single men, single parents, and some younger couples. Few 
buyers have children living at home. 

The developer found that, at first, the development was a more difficult 
sell than for conventional developments. The project is located at the edge of 
the metropolitan area, and homebuyers could buy a detached house with the 
same square footage for the same price. Since the 1997 completion of the 
project, there has been little turnover. The buyers have been happy, and have 
chosen to stay. Resale prices have risen, but not excessively. Units that sold 
for $170,000 in 1997 is now $185,000, and those that sold for $150,000 are 
now about $168,000. 

Northwest Crossing, Bend. This new 500-acre development will 
included a broad range of housing types and sizes, including single-family 
homes, duplexes, accessory dwellings, townhomes, and apartments above 
commercial and retail uses. The average lot size for single-family units is 
about 6,500 square feet, and houses average about 1,900 square feet. 

Commercial areas, schools, and parks are located within the community. 
The development is designed to support sustainable development practices. 
Existing trees have been preserved and incorporated into the design, 
interconnected streets encourage residents to rely less on cars for 
transportation. Additionally, the builders are participated in the Earth 
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Advantage™ program, which addresses energy efficiency, building materials, 
water, and indoor air quality. 

The developer reported that most of the buyers include families, young 
couples, and retired couples. Phase I of the project was built near a grammar 
school, and a high school is nearby. The schools are an important amenity for 
families. The retired couples are attracted to the walkability of the 
development. 

West Bend Village, Bend, Oregon. Located 1.5 miles west of downtown 
Bend, this 22-acre residential neighborhood has 88 detached single-family 
homes. Completed in 1996, lot size ranges from 6,000 to 10,000 square feet 
and average unit size is 1,500 square feet. Gross density is 4.1 units per acre. 
Initial sale prices ranged from $120,000 to $200,000. The units sold well, 
despite a flat real estate market in.Bend. The homes were purchased by 
buyers with slightly more income than originally expected. Resale prices have 
significantly exceeded the original selling prices, and homes in West Bend 
Village now start at about $200,000.' 

Fairview Village, Fairview, Oregon. The development is located 
southwest of NE Halsey Street and 223rd Ave, east of Portland, in 
Multnomah County. A mixed-used development, it includes residential, 
retail, commercial, civic, and open space. Lot sizes for the single-family units 
range from 900 to 13,000 square feet. The average unit size is 2,100 square 
feet. 

The target market was middle- to upper-income residents including 
empty nesters, double-income professional couples, and young families. The 
developer found that there was a higher-end market than they had originally 
anticipated. The return on investment has met the expectations set down in 
the pro forma and by the winter of 2002, the 274 single-family homes had 
yielded a profit of $30,000 per units. The multi-family units had yet to show a 
profit, but the developer experts that the apartment buildings will become 
profitable within two or three years. 

The development has seen a steady appreciation of home prices, at a rate 
exceeding the average increases in the metro Portland area. Lower-end 
homes that initially sold for $139,000 are reselling for around $165,000, and 
moderately priced homes that started at $175,000 cost $220,000 in early 
2002.4 

Prospect, Longmont, Colorado: Prospect is a new planned community 
in suburban Denver that encompasses many new urbanist and smart growth 
principles to give it an urban feel. Interspersed with parks, recreation 

3 From "By the Number—West Bend Village" in New Urban News. Volume 6, Number 7. October/November 2001 and 
"West Bend Village" from Livable Oregon, February, 1997. 

' From "Fairview Village: the Full Mix in a Small Package" in New Urban News. Volume 7, Number 1. 
January/February 2002 and "Fairview Village" from Livable Oregon, October, 1998. 
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amenities, retail space, and other urban uses, the development will include 
505 residential units on just 80 acres through a mix of single family detached 
homes, town houses, condominiums, and apartments. Its detached housing 
areas have achieved net densities of 10 units per acre, significantly higher 
than what is typically found in suburban projects. 

Designed to attract an upper middle class population, homes in Prospect 
are significantly more expensive than what would be marketable in 
Springfield, with condominiums priced from the low $200,000's and homes 
going for $300,000 to $500,000. Apartments also are also expensive, with 
rents ranging from $700 to $1,100 per month. However, these prices indicate 
that people are willing to pay a premium to live in well-designed 
neighborhoods at urban densities. It also is evidence that well-designed 
urban projects can be successful in suburban environments—in the suburban 
environment of Longmont, it is the urban quality of the Prospect that 
distinguishes from other subdivisions and makes it so desirable. 

Laureola Oaks, San Carlos, California: Laureola Oaks is a small infill 
affordable housing project located in the expensive housing market of the San 
Francisco Bay Area. On less than one acre, the project includes 16 affordable, 
attached townhome units arranged around a common courtyard. Using a 
variety of affordable housing financing mechanisms, the project was built on 
a site that was too small to be considered for other commercial developments. 

Designed for families with children, the site design buffers the project 
from the busy street with landscaping and parking. Community space is 
provided by the common courtyard, which is surrounded by the entrances to 
the units. Each unit also has a small private yard in the rear. Parking is 
concentrated in one location on the site. Other innovative design features 
include front and rear entrances to each unit so that the rear of the units 
(which face the street) have a front door appearance to passers-by. 

Laureola Oaks shows that infill development in nodes can be dense yet 
still offer the open space and other amenities that are required to attract 
families. Further, by utilizing affordable housing financing mechanisms, the 
developer was able to build a residential project on a busy arterial on a small 
site that was otherwise not attractive to developers. 

Belmont Dairy, Portland, Oregon: The Belmont Dairy is a mixed-use 
redevelopment project in a close-in Southeast Portland neighborhood. 
Belmont Dairy has a mix of affordable and market-rate housing along with 
26,000 square feet of commercial space, including a Zupan's supermarket. 
The project is built upon the site of the former Carnation Dairy and was 
contaminated with toxic chemicals which had to be removed prior to 
construction. 

Through a combination of public and private financing sources in 
partnership with the City of Portland and the Portland Development 
Commission, the developer was able to make 66 of the 85 housing units 
affordable to those of moderate incomes. Rents at opening were from $472 to 
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$566 for the restricted units (section 42) and ranged from $795 to $1,295 for 
market-rate units. With a combination of shared and dedicated parking for 
the residents and the retail space, the $14 million project achieved a density 
of 28 units per acre and a parking ratio of 1.5 spaces per unit. Subsequent 
phases with new construction on adjacent blocks have included townhomes. 

Part of the project is new construction, but some of the old dairy buildings 
were reused. The entire project incorporated PGE's Earth Smart energy 
efficiency building standards. Located along a busy bus line, the project also 
reduces the need for residents to use automobiles since a supermarket is 
located onsite and they can easily hop on a bus to downtown Portland. 

Orenco Station, Hillsboro, Oregon: Orenco Station is a suburban 
residential community built on 200 acres in Hillsboro and surrounded by 
high-tech industries. The residential areas of Orenco Station offer a mix of 
attached and detached single family homes arranged in a new urbanist and 
pedestrian oriented layout. Orenco Station also includes a small town center 
located along busy Cornell Road. This town center is served by a street grid 
that provides access to 27,000 square feet of retail space, 30,000 square feet 
of office space, and a mix of 72 lofts and live/work townhomes. 

While the neighborhood is located to the north of Cornell Road, most of 
the retail is adjacent to this arterial in order to capitalize on the drive-by 
visibility. The retail center is within a 10-minute walking distance of all 
residential areas and is located between the residential area and the nearby 
MAX light rail station. 

Recent survey research of Orenco Station residents has shown that the 
design and character of the town center has had significant impacts on the 
entire community. A 2002 survey of residents showed that the town center 
was one of the best aspects of the entire community; even for those that didn't 
live directly in the town center units. That is, the mixed-use town center, 
located on only seven acres, accrued benefits to the entire 200-acre 
development. Further, the walkable nature of the entire community 
encouraged more frequent patronage at the town center retailers than in 
other neighborhoods. This helped to foster a greater sense of community and 
friendliness among Orenco Station residents than in other surveyed 
neighborhoods.5 

While proximity to the MAX light rail line is an advertised benefit of the 
community, most residents continue to commute by car. However, the rate of 
transit ridership, 18.2%, is higher than for other suburban communities. 
Resident surveys have found that Orenco Station's quality design 
(architecture, open spaces, pedestrian amenities, etc.) is a larger draw than 
the transit access. Similar phenomena are likely in Springfield—well 

5 'The Social and Environmental Achievements of New Urbanism: Evidence from Orenco Station," Bruce Pdobnik, PhD, 
Lewis and Clark College, November 2002. http://www.lclark.edu/~podobnik/orenco02.pdf. 
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designed, dense neighborhoods that are pedestrian oriented and have a mix 
of services will be attractive in the marketplace. 

APPLYING NODAL DEVELOPMENT CONCEPTS IN 
SPRINGFIELD 

The main message of this chapter is that nodal development is accepted 
and successful at some level in urban markets across the United States. The 
success and acceptance of nodal developments in other markets is an 
indicator that nodal development can occur in Eugene-Springfield as well. 
The overview and specific examples presented in this chapter lead us to 
several conclusions about nodal development in Springfield: 

• While nodal development is intended to facilitate walking, bicycling, 
and transit use, it must also accommodate the automobile to be 
successful. 

• Commercial development in predominantly residential nodes will 
depend primarily on the number and income of residents and workers 
in the immediate area. 

• Convenience-oriented retail, in particular, depends on the number and 
income of nearby residents, shoppers, and workers. For this reason, 
retail is unlikely to lead residential development in nodes. Residential 
must lead to create the market for retail, but retail may be necessary 
to make the node attractive to residents. 

• Nodes with a concentration of commercial development will have a 
mix of convenience-oriented retail that caters to residents and workers 
in the node, and regional commercial development that attracts 
shoppers and workers from the larger urban region. These nodes must 
be located in areas with good regional automobile access, and retail 
uses with a regional market area require visibility from a roadway 
and convenient auto access. Providing sufficient parking while 
maintaining a pedestrian environment is the primary challenge in 
these nodes. 

• Major "big-box" retailers are now considering urban infill locations to 
increase their presence in markets where large greenfield sites near 
key intersections are rare or non-existent. This suggests that 
Springfield may be able to attract a grocery store or similar large 
retail use to a site that is smaller than ones they would typically 
developed in the urban fringe, particularly if the supply of large 
greenfield sites in the region is constrained. 

• In nodal developments, public amenities such as walkways, open 
space, plazas, and recreational facilities substitute for amenities that 
are typically provided by private developers in suburban residential 
developments. Creating high-amenity environments is critical for the 
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success of nodal development. This has the effect of increasing the 
costs of nodal development paid by public funds. 

• Given the higher costs associated with higher-density development 
and the potential need for structured parking to achieve the densities 
sometimes desired or specified in nodes, some form of public 
assistance is usually necessary for successful nodal development. This 
assistance typically takes the form of financing, tax breaks, and public 
funding for shared facilities such as parking. 

• Alternative residential products—denser housing of the type that is 
usually desired in nodes—are already being accepted in Oregon real 
estate markets. These products include small-lot single-family, 
rowhouses, accessory units, and units above retail. 

• Residential units in nodal developments experience some kind of 
market premium in the form of higher sales price/rental rate, less 
time on the market, low turnover, and price appreciation. 

• Several developers report more demand from the high-income segment 
of the market than expected. This is good news for nodal development, 
as this segment can better afford the higher rents/sale prices needed 
to make high-density development feasible. 

• High-density buildings can allow development of small infill parcels 
that would not be suitable for traditional building styles, better 
utilizing land and increasing density in the area. 

• Nodal development sites in Springfield include sites that are primarily 
greenfields (Riverbend, Jasper-Natron) and sites that will require 
redevelopment of existing uses (Downtown, Glenwood, Mohawk). The 
Downtown and Mohawk nodal development sites already have some of 
the characteristics of a node. 

• The unique characteristics of each node, particularly transportation 
access and existing or planned development in the neighborhood, will 
affect their development potential. 
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Growth and Development in 
chapter3 the Metropolitan Area 

This chapter sets the context for evaluating the potential growth in the 
six nodes. It does that by describing expected growth in the Eugene-
Springfield metropolitan region, and in subareas of the region. Those 
estimates allow us to make some judgment about the amount of that growth 
that it is reasonable to expect in the six Springfield nodes that are the focus 
of this study. 

The Lane Council of Governments produced forecasts of population 
growth, demographic shifts, and employment by industry in the Eugene-
Springfield metropolitan area.1 These forecasts were developed as part of the 
modeling for TransPlan, the Eugene-Springfield regional transportation plan, 
and generally cover the 1995-2015 period. We use these forecasts to 
summarize expected growth in Eugene-Springfield, and we compare forecast 
growth with actual growth up to 2000. 

ECONorthwest and Leland Consulting used the LCOG forecasts as the 
basis for establishing development demand conditions in the region in a 1996 
report, Market Demand Study for Nodal Development. This report also 
describes the regional supply of land for development and the implications for 
the public sector. We draw heavily from this report for this chapter, adding 
and updating data where necessary. 

This chapter starts with an overview of expected population and 
employment forecasts. Population and employment growth in Eugene-
Springfield will drive demand for residential, commercial, and industrial 
development in the region; that development wiy require land. It then 
describes trends in residential and commercial development. It ends with a 
discussion of the implications of these forecasts for growth in Springfield's 
nodes. 

POPULATION AND EMPLOYMENT GROWTH 
Forecast population and employment growth in Eugene-Springfield is 

important because population growth drives demand for residential units and 
employment growth drives demand for commercial and industrial 
development. Table 3-1 shows forecast population in the Eugene-Springfield 
metropolitan area over the 1995-2020 period. Population is expected to 
increase by over 100,000 in this period, an average of 1.5% or about 4,000 
people per year. Population is expected to grow slower than this average in 
the first half of the forecast period, then accelerate in the second half. 

1 The study area for LCOG's TransPlan forecasts is slightly larger than the Eugene-Springfield UGB. 
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Table 3-1. Forecast population in Eugene-
Springfield metropolitan area, 1995-2020 
Year P o p u l a t i o n G r o w t h A A G R 
1995 224,100 n/a n/a 
2000 240 ,700 16,600 1.4% 
2005 257 ,400 16,700 1 .4% 
2010 277 ,600 20,200 1 .5% 
2015 301,400 23,800 1.7% 
2020 325,400 24,000 1.5% 
1995-2020 n/a 101,300 1.5% 

Source: Lane Council of Governments. Growth and AAGR calculated by 
ECONorthwest. 
Note: AAGR is Annual Average Growth Rate. 

Population within the Eugene and Springfield city limits, which is a 
smaller area than that covered by the LCOG forecast, actually increased from 
170,910 in 1995 to 190,757 in 2000—an increase of 19,847 or 2.2% per year. 
Estimated population in the LCOG forecast is roughly 50,000 greater than 
population within the city limits because the LCOG forecast include 
unincorporated areas with substantial population, most notably the River 
Road area in Eugene and the Glenwood area in Springfield. Actual 
population growth within the city limits exceeded forecast population growth 
for the metro region over the 1995-2000 period. However, actual growth in 
the city limits is close to the 4,000 people per year average for the 1995-2020 
forecast period. 

LCOG found that the actual number of people within the metro study 
area was 2% less than the forecast level in 2000, based on the results of the 
2000 Census. If this 2% less population persists through the forecast period, 
2015 population would be 2% less or 295,400. This is within LCOG's projected 
population range for 2015, 291,700 to 311,100.* 

Employment in Eugene-Springfield is expected to increase by 46,140 over 
the 1995-2015 period, or about 2,300 jobs per year over the twenty-year 
period. Expected employment growth by industry is shown in Table 3-2. 

Employment growth is expected to be led by growth in Services (17,870), 
Manufacturing (11,080), Retail Trade (6,880), and Government (5,640), which 
together account for about 90% of total employment growth expected over the 
1995-2015 period. Growth in Manufacturing will be led by industries in the 
"Other Durable Goods" categories, which includes electronics and 
transportation equipment. More than half of the growth in Government will 
be in State & Local Education, representing employment at public schools, 
colleges, and universities. Table 3-2 shows that employment is expected to 
grow at an average rate of 1.4% per year, or about 2,300 jobs per year, over 
the twenty-year forecast period. 

2 Lane Council of Governments. 2001. Eugene /Springfield Metro Area Residential Land Monitoring Annual Report. 
June. 
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Table 3-2. Forecast employment in Eugene-Springfield metropolitan 
area, 1995-2015 

Employment Sector 1995 2015 
1995G2015 

Growth % of Total AAGR 
Mining 130 140 10 0% 0.3% 
Construction 4,030 4,770 740 2% 0.7% 
Manufacturing 14,770 25,850 11,080 24% 2.3% 

Lumber & Wood Products 4,750 5,280 530 1% 0.4% 
Other Durable Goods 5,610 13,630 8,020 17% 3.6% 
Food Products 1,350 1,580 230 0% 0.6% 
Other Non-Durable Goods 3,060 5,360 2,300 5% 2.3% 

Transportation, Communications, Utilities 4,000 4,950 950 2% 0.9% 
Wholesale Trade 5,050 5,930 880 2% 0.6% 
Retail Trade 21,500 28,380 6,880 15% 1 1% 
Finance, Insurance, Real Estate 5,660 7,750 2,090 5% 1.3% 
Services 31,610 49,480 17,870 39% 1.8% 
Government 20,130 25,770 5,640 12% 1.0% 

Federal 1,360 1,500 140 0% 0.4% 
State & Local Education 12,680 16,220 3,540 8% 1.0% 
State & Local Administration 6,090 ^8,050 1,960 4% 1.1% 

Total Wage and Salary 106,880 153,020 46,140 100% 1.4% 
Source: Lane Council of Governments. Growth and AAGR calculated by ECONorthwest. 

The population and employment forecasts shown in this section reflect 
expectations for growth in the Eugene-Springfield region. Actual year-to-year 
growth will fluctuate above and below the long-run average. Actual growth 
since the forecasts were developed in 1995 has slightly exceeded forecast 
growth, but the current economic recession will probably push growth rates 
below the long-run average. Overall, neither we nor other forecasters have 
seen any information that would lead us to revise the long-run population 
and employment forecasts for the Eugene-Springfield region. 

DEVELOPMENT TRENDS 
RESIDENTIAL 

DEMAND 
Population growth will drive demand for residential development in 

Eugene-Springfield. Table 3-1 shows that forecast population growth 
averages roughly 4,000 people per year in the region, which translates to 
residential demand of roughly 1,800 units per year, assuming 2.2 persons per 
household. Table 3-3 shows residential demand by structure type and tenure 
for the 1990-2015 period. The distribution of new dwellings is based on the 
1990 distribution of housing stock and a potential distribution of new housing 
that reflects demographic shifts in the population and trends in residential 
development. 
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Table 3-3. Additional dwelling units by structure type and tenure, 
1990-2015 

Based o n 1990 H o u s i n g S tock Potent ia l D is t r i bu t ion (1) 
Tota l Un i t s % Units Tota l % Uni ts 

S t ruc ture Type/Tenure (1,000) Un i ts per Year Uni ts Un i ts per Year 
Single-family detached (2) 23-26 52-57% 980 18,000 40% 720 
Single-family attached 2.8-3.4 6-8% 120 4,500 10% 180 
Apartments 13-16 30-35% 590 15,750 35% 630 
Manufactured Homes (3) 2.1-2.8 5-6% 100 6,750 15% 270 
Total 40.9-48.2 100% 1,790 45,000 100% 1,800 
Own 21-27 47-59% 
Rent 18-24 41-53% 

Source : E C O N o r t h w e s t 
No te : B a s e d on d e m o g r a p h i c f o r e c a s t s and t h e re l a t i onsh ip o f h o u s e h o l d i n c o m e , s ize, and a g e o f h e a d w i t h 
s t ruc tu re t y p e and t e n u r e in 1990 . E s t i m a t e s d o no t i nc lude a d j u s t m e n t s for demo l i t i ons , or v a c a n c i e s , o r a n y 
ex is t ing unde r - supp l y . 
1. Potent ia l d is t r ibu t ion a s s u m e s i n c r e a s i n g cos t of l and a n d bu i ld ings , resu l t ing in m o r e a l te rna t i ve h o u s i n g . 
2. S ing le - fami ly d e t a c h e d i n c l u d e s m a n u f a c t u r e d "hous ing o n s ing le - fam i l y lots. 
3. M a n u f a c t u r e d h o m e s i n c l u d e s o n l y t h o s e in m a n u f a c t u r e d h o m e parks . 

The potential distribution of additional dwelling units shown in Table 3-3 
reflects an expected shift in the market away from traditional single-family 
housing, with increasing shares for attached single-family, multi-family, and 
manufactured housing units. Key demographic shifts, and their implications 
for residential demand, include: 

• Average household size is getting smaller; growing shares of one- and 
two-person households should increase demand for apartments and 
smaller forms of single-family housing. 

• An increasing share of non-traditional families, including singles living 
alone, non-related adults, single-parent families, and empty-nesters 
(adults whose children have left home) should increase demand for 
smaller housing units. 

• Shifts in family type, increasingly busy lifestyles, and increased demand 
for services should increase demand for units with convenient access to 
work, schools, shopping, and other urban amenities. 

• An increasing share of older households should also increase demand for 
smaller housing units, particularly attached or multi-family units that 
need less maintenance. Older households have a greater need for access to 
health services, and some will require assisted-living units. Limited 
mobility in older households will increase demand for units with 
convenient access to shopping and services. 

• Increasing relative price of housing will force households to economize on 
housing through smaller lots, smaller units, or both. 

• Current income trends suggest regional growth in households with 
incomes over $50,000. While this suggests continued demand for 
traditional single-family residential development, the strongest market 
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for mixed-use residential will be from younger and older, one- and two-
person households with middle to upper-middle incomes. 

• Traffic congestion will get worse, increasing demand for residential 
development with convenient access to shopping and employment centers. 

Countervailing trends also exist. The long-run trends match with 
consumer desires: the share of owner-occupied housing has increased (which 
means predominantly single-family housing) and the average size of a new 
single-family house has increased. 

DEVELOPMENT ACTIVITY AND TRENDS 
Table 3-4 shows that the actual number of residential units built in 

Eugene and Springfield averaged 1,502 in the 1997-2001 period, ranging 
from a low of 1,018 units in 2000 to a high of 2,189 units in 1997. While the 
average number of units built in 1997-2001 is below the forecast average of 
1,800 units per year in Table 3-4, the range of actual units per year bracket 
the forecast average. 

Table 3-4. Residential building permit units in Eugene and Springfield, 1997-
2001 
Structure 1997-2001 
Type 1997 1998 1999 2000 2001 Total Share Ann. Avq. 
Single Fami ly 913 886 886 841 858 4 ,384 5 8 % 877 
Two Fami ly 322 92 106 74 52 646 9 % 129 
Mul t i -Fami ly 954 745 556 103 122 2,480 3 3 % 496 
Total 2,189 1,723 1,548 1,018 1 ,032 7 ,510 100% 1 ,502 
Structure Type Mix 
Single Fami ly 4 2 % 5 1 % 5 7 % 8 3 % 8 3 % 5 8 % 
T w o Fami ly 15% 5 % 7 % 7 % 5% 9% 
Mult i -Fami ly 4 4 % 4 3 % 3 6 % 10% 12% 3 3 % 
Total 100% 1 0 0 % 100% 100% 100% 1 0 0 % 
Springfield Share 
Single Fami ly 2 1 % 2 5 % 2 6 % 2 6 % 2 6 % 2 5 % 
T w o Fami ly 2 9 % 3 0 % 4 3 % 5 9 % 8 1 % 3 9 % 
Mult i -Fami ly 14% 5 % 1% 8% 4 % 8% 
Total 19% 17% 18% 2 7 % 26% 20% 

Source: U.S. Census, Monthly New Privately-Owned Residential Building Permits. 
Note: Two Family structures are primarily duplexes and three + family structures are primarily apartments, but any of these 
categories could include rowhouse/townhome units. 

The actual mix of residential development by structure type built in the 
1997-2001 period is close to the mix anticipated by the long-run forecast for 
residential development shown in Table 3-3. The mix of structure types built 
in the 1997-2001 period averaged 58% single-family, 9% two-family, and 33% 
multi-family. The long-run residential forecast in Table 3-3 anticipates 
residential development to consist of 55% single-family detached and 
manufactured home units, 10% single-family attached, and 35% apartments. 
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Springfield's share of residential units averaged 20% in the 1997-2001 
period. Springfield get an above-average share of single-family and two-
family structures and a below-average share of apartment units. 

The average level'of residential construction shown in Table 3-4 is 
relatively low because 2000 and 2001 had weak demand for new construction. 
The Eugene/Springfield Metro Area Residential Land Monitoring Annual 
Report' (RLM Report) states that 14,922 housing units were built in Eugene-
Springfield between 1992 and 2000. This level of development averages 1,865 
units per year over the eight-year period, slightly higher than the 1,800 units 
per year average indicated by the long-run residential forecast for the region 
in Table 3-3. The RLM Report subtracted actual development from projected 
demand over the 1992-2015 period to estimate remaining demand at 25,078 
to 34,078 housing units between 2000 and 2015. This level of demand 
averages about 1,670 to 2,270 units per year over the fifteen year period. The 
forecast annual demand in Table 3-3 of 1,800 units per year falls within the 
range forecast in the RLM Report. 

Table 3-5 shows the characteristics of residential units developed in 2000. 
A total of 1,208 units were developed in 2000, 70% single-family detached, 
10% single-family attached, and 20% apartments. 

3 Lane Council of Governments, June 2001. 
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Table 3-5. New dwelling units by type, Eugene-
Springfield UGB, 2000 

E u g e n e S p r i n g f i e l d T o t a l 
U G B U G B U G B 

S i n g l e - F a m i l y , d e t a c h e d 
Total units 665 184 849 
Ave rage sq. ft. 2 ,305 1,655 2 ,165 
Ave rage uni ts/acre 

Low Densi ty z o n e 4.9 3.9 4.6 
Med ium Densi ty z o n e 5.6 5.3 5.6 
Hiqh Densi ty zone 4.2 n/a 4 .2 

S i n g l e - F a m i l y , a t t a c h e d 
Total units 89 28 117 
Average sq. ft. 1,144 900 1,086 
Ave rage uni ts/acre 

Low Density z o n e 12»8 8.8 11.6 
Med ium Densi ty z o n e 16.0 11.6 14.6 
H iqh Density z o n e 30.8 n/a 30.8 

A p a r t m e n t s 
Total units 231 11 2 4 2 
Average sq. ft. 767 821 769 
Average uni ts/acre 

Low Density z o n e n/a n/a n/a 
M e d i u m Densi ty z o n e 19.9 18.3 19.9 
Hiqh Densi ty zone 24.0 n/a 24.0 

Source: Lane Council of Governments, Residential Land Study Monitoring Report, June 2001. 
Note: S ing le -Fami l y , a t t a c h e d i n c l u d e s d u p l e x e s a n d r o w h o u s e s w h e r e a s ing le floor-to-roof 
wal l sepa ra tes t he d w e l l i n g un i ts . 

Residential development in 2000 was about 33% less than the average 
rate indicated in the long-run forecast in Table 3-3, 1,800 units/year. The mix 
of development in 2000 is also different than the mix assumed in the long-run 
forecast of residential growth, with actual growth having a larger share of 
detached single-family units and a lower share of apartments. The actual 
share of attached single-family units in 2000 corresponds to their share in the 
forecast, 10%. 

There have been several examples of small-lot single-family residential 
developments that incorporate neotraditional designs similar to those 
envisioned for nodal development. Examples include: 

• Overbrook in south Eugene, with small homes on lots that average 2,500 
square feet (for a gross density of about 12 units/acre). 

• Champignon, a series of small craftsman-style cottages off of Spyglass 
Drive in Eugene. 

• Field of Dreams in the River Road area of Eugene, 44 small 2, 3, and 4 
bedroom homes on lots less than 4,500 square feet. The homes all use a 
neotraditional design, with front porches and no garages. 

While these developments were successful, they had some marketing 
challenges. The lack of garages in Field of Dreams deterred some buyers, who 
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want garage space for storage more than for cars. In general, small-lot 
residential must be designed to address market preferences for privacy, 
security, and storage. 

Eugene also has several high-density multi-family residential 
developments and mixed-use projects that have the density and 
characteristics that would fit in nodal development. Examples include: 

• High Street Terrace, an 8-story 60-unit apartment building. 

• Broadway Place, with 170 apartment units above two parking structures 
that total 742 spaces and 14,000 sq. ft. of ground-floor retail. 

• Tiffany Building, a four-story mixed-use building constructed in 1902. 
The building was renovated in the early 1990s and now has 18 residential 
units above ground-floor retail space. 

All of the examples of high-density multi-family residential developments 
and mixed-use projects are in Eugene for several reasons. Rent levels are 
higher in Eugene, making higher-density (which is also higher-cost) 
development more economically feasible. Despite higher rents, all residential 
development in downtown Eugene has used some type of public financial 
assistance, such as tax breaks and low-interest loans, to make them 
economically viable. In addition to higher rents, downtown Eugene has the 
access and amenity characteristics desired by occupants of high-density 
residential developments, including pedestrian access to shopping, 
entertainment, employment, education, health services, and downtown 
Eugene is well-served by transit service to other areas of the region. 

LAND SUPPLY 
Table 3-6 shows the supply of buildable residential land in Eugene-

Springfield as of 1992, residential development and other adjustments since 
1992, and remaining land supply as of June 2000. Table 3-6 shows that 
Springfield had 33% of buildable residential land in 1992, contributed 28% of 
the residential land developed since 1992, and now has 38% of buildable 
residential land in 2000. 
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Table 3-6. Supply of buildable residential land 
in Eugene-Springfield, 1992 and 2000 

Eugene Springfield 
UGB UGB Total 

Buildable Acres in 1992 
L D R 3 , 1 4 0 1 , 6 4 0 4 , 7 8 0 
M D R 5 8 4 2 4 3 8 2 7 
H D R 1 5 0 4 5 194 
To ta l 3 , 8 7 4 1 , 9 2 8 5 , 8 0 1 
+ Acres Developed in Residential Uses 
L D R (1 ,034 ) ( 4 1 9 ) ( 1 , 4 5 3 ) 
M D R (263 ) (87 ) ( 350 ) 
H D R (30) (7) (37 ) 
To ta l ( 1 , 327 ) ( 5 1 3 ) ( 1 , 8 4 0 ) 
+ Plan Amendments, Zone Changes, Other 
Uses, and Environmental Constraints 
L D R (157) 6 ( 151 ) 
M D R (74) 5 (69) 
H D R (5) 0 (4) 
To ta l (236) 12 (224 ) 
= Total Land Remaining in 2000 
L D R 1 ,949 1 , 2 2 7 3 , 1 7 6 
M D R 2 4 7 161 4 0 8 
H D R 115 3 8 153 
To ta l 2 , 3 1 1 1 ,426 3 , 7 3 7 

S o u r c e : L a n e Counc i l of G o v e r n m e n t s , Eugene/Springfield Metro Area 
Residential Land Monitoring Annual Report, June 2001. 

Table 3-7 compares the supply of remaining residential land to projected 
demand over the 2000-2015 period. Table 3-7 shows that the region has 
sufficient land in each category to accommodate the low end of estimated 
demand, but the high end of estimated demand yields a deficit of 337 low-
density acres and 38 medium-density acres. 

The bulk of buildable residential land in Eugene-Springfield is in areas 
along the urban fringe, including: 

• Jasper-Natron 

• Thurston 

• Marcola Road/Hayden Bridge Road 

• Riverbend (Medium Density Residential) 

• North Gilham 

• Santa Clara 

• Royal Avenue/Barger Drive 

• Eugene South Hills/Moon Mountain 
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Table 3-7. Supply and demand for residential land in the 
Eugene-Springfield UGB, 2000-2015 

Acres of Land 
Low Medium High 

Density Density Density Total 
Residential Land Supply 3,176 408 153 3,737 
Residential Demand 2000S2015 

L o w F o r e c a s t 2,585 328 75 2,988 
Hiqh F o r e c a s t 3,513 446 102 4,061 

Residential Surplus (Deficit) 
L o w F o r e c a s t 591 80 78 749 
Hiqh F o r e c a s t (337) (38) 51 (324) 

Source: Lane Council of Governments, Eugene/Springfield Metro Area Residential Land Monitoring 
Annual Report, June 2001. 

Of the nodal development areas considered for this study, only Riverbend 
and the Jasper-Natron nodes have substantial areas of vacant residential 
land. The Riverbend node has 117 acres of vacant Medium-Density 
Residential land, 28% of the region's total vacant land in this zoning 
category. The Jasper-Natron nodes together have almost 98 vacant acres 
zoned Low-Density Residential, 3% of the regional total. 

COMMERCIAL AND INDUSTRIAL 

DEMAND 
Employment growth in Eugene-Springfield will drive demand for 

commercial and industrial development. Table 3-2 showed that employment 
in Eugene-Springfield is expected to grow at an average rate of 1.7% or about 
2,300 jobs per year over the next twenty-five years. Estimated employment 
growth in Table 3-2 is a long-term average that reflects, but does not predict, 
short-term fluctuations in the region's employment level. Despite the current 
economic slowdown, regional employment is still expected to grow in the 
long-run. Table 3-8 estimates demand for commercial and industrial 
development based on expected employment growth in Eugene-Springfield 
over the 1995-2015 period. 

Table 3-8 shows total demand of 14 to 23 million .sq. ft. of development, or 
0.7 to 1.2 million sq. ft. per year over the twenty-year period. Again, this 
estimate of demand is a long-run average. Commercial and industrial 
development tends to be cyclical, with periods of above-average levels of 
development followed by periods of little development activity. As a rough 
estimate for the purposes of this study, it is adequate to assume that, on 
average, about 1 million sq. ft. of development for work purposes will be built 
per year, and less than half of that is the kind of development one would 
expect to find in a node that is primarily residential or commercial in nature. 

P a g e 3 - 1 0 F e b r u a r y 2 0 0 3 E C O N o r t h w e s t 

4-84 

Spr ing f i e l d N o d e s Marke t A n a l y s i s 
a n d D e v e l o p m e n t S t ra tegy 



Table 3-8. Commercial and industrial development demand in 
Eugene-Springfield, 1995-2015 

Employment Sq. Ft. per Sq. Ft. Development 
E m p l o y m e n t S e c t o r Growth E m p l o y e e ( m i l l i o n s ) 
Manufac tur ing 11,080 4 0 0 - 7 0 0 4.4-7.8 
Trans. , Comm. , & Util i t ies 950 2 5 0 - 3 0 0 0.2-0.3 
Who lesa le & Retai l T rade 7 ,760 4 0 0 - 7 0 0 3.1-5.4 
F inance, Ins., Rea l Estate 2 ,090 2 5 0 - 4 0 0 0.5-0.8 
Serv ices 17,870 2 5 0 - 4 0 0 4.5-7.1 
Gove rnmen t 5 ,640 2 5 0 - 3 0 0 1.4-1.7 
Other 7 5 0 2 5 0 - 3 0 0 0.2 
Total 46,140 14.4-23.4 

Source: ECONorthwest; employment forecast from Lane Council of Governments, and sq. ft. per employee 
from (Portland) Metro Employment Density Study (June 1990). 

DEVELOPMENT ACTIVITY AND TRENDS 

The bulk of recent commercial developmental! Eugene-Springfield has 
occurred in the urban fringe, typically in the form of big-box retail, shopping 
center, and mall development that is dependent on auto access. Areas where 
this development is occurring include: 

• Gateway Mall area 

• Chad Drive/Coburg Road 

• Barger Drive at Beltline 

• Marcola Road at Mohawk 

• West 11th Avenue 

All of these areas are well-served by arterial roadways and are near a 
freeway. 

Some infill development has occurred m the Downtown and Ferry Street 
Bridge areas of Eugene that would be suitable for nodes: 

• Ram's Head building at 13th and High, a series of small shops on the 
sidewalk with parking behind building. 

• Station Square at 5th and Pearl, ground floor retail with offices above and 
parking in back. 

• Renovations and expansions at the Oakway Mall and Sheldon Plaza. 

• Neighborhood-scale grocery stores and markets show that small-scale 
retail can be economically viable. 

This suggests that some of the commercial development that will occur in 
Eugene-Springfield could work in nodes: 
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• Declining availability of large greenfield sites at key intersections may 
lead some big-box retailers to consider smaller infill locations in 
established or emerging centers. 

• Retail development will occur to serve growing residential areas. Small 
specialty retail shops, convenience stores, and some grocery stores could 
be integrated into nodes. 

• Employment growth in the Service and the Finance, Insurance, and Real 
Estate sectors will generate demand for office space that could be 
integrated into nodes. 

LAND SUPPLY 
Eugene and Springfield have conducted separate studies of commercial 

land supply and demand.4 These sfudies were conducted at different times 
and forecast demand for development over different periods. Supply and 
demand conditions for commercial land in the Eugene-Springfield UGB are 
summarized in Table 3-9. 

Table 3-9. Commercial land supply and demand in the Eugene-
Springfield UGB 

Eugene Springfield 
UGB UGB Total 

Commerc ia l Land Supply (acres) 702 97 n/a 
Year of Supply Est imate 1990 1999 n/a 
Commerc ia l Land D e m a n d (acres) 532 255 n/a 
D e m a n d Forecast Per iod 1 9 9 0 5 2 0 1 0 1995S2015 n/a 
Commerc ia l Land D e m a n d (acres/year) 27 12.75 39.75 
Commerc ia l Bui ld ing D e m a n d (sq. f t / y e a r ) 294 .000 185,000 479 ,000 

Sources: City of Eugene, Eugene Commercial Lands Study, October 1992. City of Springfield Development 
Services Department, Springfield Commercial Lands Study, 2000. 
Note: Commercial Building Demand assumes an average floor-area-ratio for commercial development of 0.25. 

Springfield had 97 buildable commercial acres as of 1999; 31 of these 
acres, however, have since been developed by Wal-Mart, leaving 66 
commercial acres. Springfield estimated demand for commercial land totaled 
255 acres over the 1995-2015 period, or an average of 12.75 acres per year. 
This level of commercial land demand translates to 185,000 sq. ft. of 
development per year assuming an average .25 FAR (floor-area ratio). This 
level of projected demand would exhaust Springfield's supply of commercial 
land in about five years. 

Eugene had 702 acres of commercial land as of 1990, and estimated 
demand for commercial land at 532 acres over the 1990-2010 period or about 
27 acres per year. This level of demand translates to 294,000 sq. ft. of 
development per year assuming an average .25 FAR (floor-area ratio). 

4 City of Eugene, Eugene Commercial Lands Study, October 1992. City of Springfield 
Development Services Department, Springfield Commercial Lands Study, 2000. 
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Eugene's supply of commercial land is adequate for expected commercial 
development over the planning period. 

Industrial development is usually not compatible with nodal development 
because it is typically land-intensive (low density) and needs to be segregated 
from other uses because of noise and emissions. Industrial land supply is 
relevant to a discussion of regional land supply conditions because industrial 
land is frequently re-zoned for other uses. The Eugene-Springfield area had 
about 2,500 acres of land in 1997 zoned for industrial uses, while demand 
was estimated to total 400-700 acres through 2020.5 

This surplus of industrial land, the potential shortage of residential land, 
and apparent shortage of commercial land in Springfield suggests that some 
industrial land in the region might get re-zoned for other uses. 

IMPLICATIONS FOR DEVELOPMENT IN SPRINGFIELD 
NODAL SITES 

The share of residential demand that could potentially occur in nodal 
development was estimated in the Market Demand Study for Nodal 
Development in 1996.6 This estimate is shown in Table 3-10. Residential 
demand for single-family detached, single-family attached, and apartments is 
expected to average 1,530 units per year over the 1996-2015 period.7 

Table 3-10. Potential residential demand in nodes by structure 
type in Eugene-Springfield, 1996-2015 

Total 1996S2000 2001S2015 
Annual Percent Units Percent Units 

Structure Type Units in Nodes per Year in Nodes per Year 
Single-family detached 720 8-12% 72 12-15% 97 
Single-family attached 180 15-20% 32 20-25% 41 
Apartments 630 12-16% 88 16-20% 113 
Total 1,530 192 251 

Source: Leland Consulting Group and ECONorthwest. Market Demand Study for Nodal Development, 
October 1996. 
Note: shaded cells indicate assumptions by ECONorthwest and Leland Consulting Group. 

Table 3-10 shows the share of regional residential development by 
structure type that can reasonably be expected to locate in nodal 

5 Industrial land supply and demand estimated by ECONorthwest, West Eugene Parkway: Industrial Lands Analysis, 
1997. We note that several things have changed regarding industrial supply in the last five years (e.g., land consumption 
by development, increasing environmental constraints). Moreover, at the state level there is increasing concern that 
though the amount of industrial land might be adequate in some aggregate, long-run, planning sense, the short-run 
supply of development-ready parcels, especially large ones, may be constrained. That, however, is not a concern for this 
study on nodal development. 

8 ECONorthwest and Leland Consulting Group for the Lane Council of Governments, October 1996. 

7 The estimate of 1,800 units per year in Table 3-3 includes manufactured homes. Manufactured homes were not 
included in Table 3-11 because they are not considered suitable for nodal development. 
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developments. The share of regional development in nodes shown in Table 3-
11 is an assumption by ECONorthwest and Leland Consulting Group based 
on demographic and economic trends in the region and development patterns 
observed in other metropolitan areas. The share of potential development in 
nodes is expected to increase in the 2001-2015 period because demographic 
and economic shifts described earlier in this chapter are expected to increase 
demand for smaller alternative residential products. 

The Market Demand Study for Nodal Development did not include a 
forecast for the potential share of residential demand in Springfield nodal 
development sites. Springfield currently has about 28% of Eugene-
Springfield's population, has received about 20% of the region's population 
growth over the 1995-2000 period, and has about 38% of the region's 
remaining residential land. 

Table 3-11 shows the level of potential residential demand in Springfield 
nodal development sites assuming it gets a "fair share" of regional 
development based on Springfield's share of population, population growth, 
and residential land supply. This table shows that residential demand in 
Springfield nodal development sites could range from 50 to 96 units per year 
if the city receives its "fair share" of nodal development. 

Table 3-11. Potential residential demand in nodes 
by structure type in Springfield, 2001-2015 

Units per Year 
20% of 28% of 38% of 

Structure Type Region Region Region 

Single-family detached 19 27 37 
Single-family attached 8 11 16 
Apartments 23 32 43 
Total 50 70 96 

Source: ECONorthwest. 

Note that these are rough estimates for an average annual amount 
residential development that might occur in all nodes in Springfield (not just 
the six that are the focus of this study) over the long-run. Nonetheless, they 
provide some boundaries for the amount of development one might see in 
Springfield nodes. In the short-run, it is possible that the numbers could be 
even lower. In the longer run, projects in Riverbend might add over 100 units 
in a year in just that node. Our judgment is that the likely range is around an 
average of 40 to 80 dwelling units per year in the six Springfield nodes. 

The Market Demand Study for Nodal Development did not include a 
forecast for the potential share of commercial development in nodes. That 
study concluded that total demand for commercial development in the region 
would create opportunities for commercial development in nodes. Commercial 
demand from employment growth in the Trade, Finance, Insurance, Real 
Estate, Services, and Government sectors totals 9.5-15.0 million sq. ft. over 
the twenty year period, an average of 475,000 to 750,000 sq. ft. per year. 
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Existing development in Eugene-Springfield, economic trends, and the 
pattern of regional growth all suggest opportunities for commercial 
development in nodes. Commercial development that could work in nodes 
includes: 

• Grocery stores 

• Professional offices—medical, legal, and financial services 

• Restaurants ' 

• Specialty retail 

• Convenience retail 

The main challenges to getting commercial development in nodes are not 
lack of demand, incompatible developments, or poor locations. Rather, the 
challenges are primarily about changes in design and the commercial 
viability of those changes. The main design changes nodal development 
requires, and the ones most difficult in today's market, relate to 
transportation: auto access and parking, and pedestrian and transit 
orientations. 
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Chapter 4 

Nodal Development 
Site Evaluation 

INTRODUCTION 
An evaluation of future real estate markets in nodes requires, as a base of 

information, a description of current land uses and proposed land uses (per 
existing concept plans) for the nodal development sites. This chapter provides 
that information. Documents reviewed for this evaluation include: 

• Springfield Station Specific Area Plan, July 2001 

• Glenwood Riverfront Specific Area Plan, December 7, 2000 

• Glenwood Specific Area Plan: Phase 2 Task 1, November 2002 

• Final Jasper-Natron Specific Development Plan, June 1999 

• Mohawk Boulevard Specific Development Plan, January 11, 1999 

• TGM Quick Response Planning Project Maps for RiverBend, 2002 

• Proposed Gateway Refinement Plan and Metro Plan Diagram 
Amendments Review (PeaceHealth), November 18, 2002 

Even though most were written within the last three years, the 
organization and presentation of data varies greatly between the plans. Each 
plan provides different units of measurement and detail regarding proposed 
land uses and plan elements such as design guidelines for streets and 
buildings, acreage of proposed land uses, and details about public services. 

The concept plans reviewed in this chapter provide a framework for 
future development in the nodal development sites. Rather than re-create the 
planning work that has been done, this project uses existing plans as a 
starting point and evaluates whether these plans are adequate to implement 
a successful nodal development strategy. If these plans are found inadequate, 
then changes are needed to ensure the viability of nodal development. A 
review of the site development plans is an important step in this process. 

ECONorthwest reviewed each of the site development plans, planning 
reports, and numerous maps and photographs of the neighborhoods to extract 
current land use conditions and the proposed vision for each node. The 
description of that information follows in this chapter, and is organized for 
each node as follows: 

• Brief overview of the current activity and development in the node, 
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• Description of the development potential as envisioned by the site 
development plan, 

• Assessment of the development vision, and 

• Review of implementation issues raised by the concept plan. 

The concept plans reviewed in this chapter apply to neighborhood areas 
that are typically larger than the nodal development site boundaries 
established by the City of Springfield. One of our purposes in reviewing these 
concept plans is to describe the type and scale of development they envision 
for the area. However, concept plans typically provide only a general 
description of the types of developments that could happen in the study area, 
and do not dictate or require specific developments on specific sites. In this 
context, we will use the general description in the concept plan to identify the 
type and scale of development the plans envision for the nodal development 
sites. 
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SITE EVALUATION BY NODE 
DOWNTOWN SPRINGFIELD 

Figure 4-1. Downtown Springfield nodal development area 

Source: City of Springfield. 

Figure 4-1 shows the boundaries of two nodal development areas 
identified in TransPlan in the downtown Springfield area (as well as the 
southern portion of the Mohawk nodal development area, which is described 
later in this chapter). The analysis in this chapter considers only the western 
nodal development area shown in Figure 4-1. This nodal development area 
includes Island Park and Springfield's traditional city center. 

CURRENT ACTIVITY AND DEVELOPMENT 

Role of downtown in regional economy 
Downtown Springfield serves as a regional subcenter for government and 

specialty retail activity. A downtown is typically the political and economic 
center of its region, but downtown Springfield does not completely fit this 
typical role because it is part of the larger Eugene-Springfield metropolitan 
area where downtown Eugene serves as the regional center. Downtown 
Springfield is a location for government services, including Springfield's City 
Hall (which includes the library), Springfield Police station, some state 
offices, and a U.S. Post Office. Commercial activity in Downtown Springfield 
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is dominated by specialty retail, restaurants, bars, and auto-related 
businesses such as new and used car sales, repair, and accessories. 
Downtown Springfield is developed in a traditional pattern with a street grid, 
alleyways between blocks, and buildings that face the sidewalk with street 
parking. 

Current land use 
The City of Springfield has an active downtown core with a variety of 

commercial, retail, and civic uses along the couplet formed by Main and 
South "A" Streets (Oregon Highway 126 Business Route), which run through 
downtown. Table 4-1 shows a land use zoning by acre within the node site 
shown for Downtown Springfield in TransPlan. Community Commercial is 
the predominate use, with over 60% of the land zoned commercial. 
Residential uses trail far behind with a total of 27% of land zoned low, 
medium, or high density residential. The majority of the public land and open 
space zoned land is located along the banks of the Willamette River. 

Table 4-1. Acres of land by zone and development status, 
Downtown Springfield 
Zoning Improved Vacant Redevelop Total 
Low-Density Residential 16.1 0.7 16.8 
Medium-Density Residential 4.4 1.7 6.1 
High-Density Residential 2.0 2.0 
Community Commercial 49.1 4.7 2.8 56.6 
Public 3.9 8.3 12.2 
Total 75.6 15.3 2.8 93.7 

Source: City of Springfield, 2002. 

Buildings in Downtown Springfield are 1- to 3-stories and have a mix of 
uses including commercial, residential, retail, and office. Building design and 
placement varies; most buildings are built out to the sidewalk, while others 
at the fringe of downtown have parking lots between the building and the 
road. There is a mix of newer buildings among older buildings. Many older 
buildings are in need of maintenance. 

The vast majority of land in downtown Springfield is developed. Table 4-2. 
shows the mix of developed acreage by zone. According to Lane County 
assessment data provided by the City of Springfield, just over 15 acres (16%) 
of the land in downtown Springfield is vacant." However, the majority of the 
vacant land (54%) is zoned public and is park land along the Willamette 
River and two small parks. Of the remaining vacant land, less than five acres 
is zoned commercial, and approximately two acres is zoned residential. Less 

1 Vacant land is defined as having an assessed improvement value of $5,000 or less. 
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than 3% (2.8 acres) of the land in downtown Springfield is considered 
redevelopable.2 

Infrastructure and service 
Downtown Springfield has water, storm drain, sewer, and electrical 

services. The concept plan indicates that these services are adequate for the 
current uses and should not need improvements for the planning period. 

DEVELOPMENT POTENTIAL 

Development vision 
The Springfield Station Specific Area Plan (SSSAP) highlights a number 

of key features for the vision of downtown Springfield that relate to the nodal 
development site.3 Five "anchor" areas are envisioned: City Hall/Main Street 
Arts District, Island Park Area, the North Borden property, Springfield 
Station, and Booth Kelly. The plan calls for redevelopment of the City 
Hall/Main Street parking lot into a public space and parking court. 
Additionally, an arts and cultural district is envisioned between 4th and 7th 

Streets. Streetscape improvements are planned throughout downtown as well 
as a proposal to redevelop South A Street as a parkway street. 

Current downtown land uses and the plans in the SSSAP are conducive to 
the application of the TransPlan commercial center mixed-use designations. 
The SSSAP envisions a pedestrian- and transit-friendly node that mixes 
office, commercial, residential, and civic uses. There is an emphasis on 
creating both small and large public plazas and connecting the downtown to 
natural resources including the Millrace and Island Park. Mixed uses are 
already zoned and planned for in downtown to a limited extent. Government 
use, including City Hall, provides an anchor for downtown. Currently, 1- to 3-
story buildings are downtown. The plan calls for any new buildings to be built 
as 2- to 3-story buildings to increase density and support transit. 

Physical constraints 
The concept plan did not identify any physical constraints to development 

in Downtown Springfield. 

Infrastructure capacity 
Public utilities including water, storm drain, and sewer were determined 

as being adequate for the proposed site development plan and should not 
hinder nodal development in the area. Approximately six blocks of the 

2 To determine redevelopable land (i.e. land that is developed but on which there exists the potential for conversion to 
more intensive uses), ECO compared assessor data land values and improvement values for all tax lots in Downtown 
Springfield. Redevelopable tax lots are indicated by an improvement value that is 25% or less of land value. 

s Otak, Springfield. Station Specific Area Plan: Plan Report, July 2001, p. 1. 
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proposed downtown node fall inside of the boundaries of the Washburne 
Historic District. This will prevent redevelopment of these properties, but 
that will not interfere with nodal development Downtown because it involves 
only a few properties at the edge of the nodal development area. 

Downtown Springfield is currently well-served by bus transit. The 
planned Springfield Station will relocate the current Downtown transit stop 
with an improved Station on South A St. A number of transit, pedestrian, 
and bicycle improvements will enhance the role of the Station. Bus Rapid 
Transit (BRT) is expected to operate between downtown Eugene and 
Springfield Station by Spring 2004. BRT will operate buses partially on 
exclusive guideways and give buses priority when sharing automobile lanes. 
Bus service in Downtown Springfield is expected to double by 2020. Planning 
is ongoing to improve pedestrian circulation and enhance street crossings for 
pedestrians. 

Decorative lighting is envisioned in downtown to identify it as a special 
place. Bicycle connectivity from Springfield Station and the Pioneer Parkway 
multi-use path is encouraged. Additional roadway improvements identified in 
the plan include upgrading the 4th Street/Main Street intersection to City of 
Springfield operations standards, a right-lane turn lane from Main Street to 
Pioneer Parkway East, and correction of the weaving and queue spillback 
problem on South A Street. 

Buildable and redevelopable lands 
The vast majority of land in downtown Springfield is developed. Table 4-1. 

shows the mix of developed acreage by zone. According to Lane County 
assessment data, just over 15 acres (16%) of the land in downtown 
Springfield is vacant.4 However, the majority of the vacant land (54%) is 
zoned public and is park land along the Willamette River and two small 
parks. Of the remaining vacant land, less than five acres is zoned 
commercial, and approximately two acres is zoned residential. Less than 3% 
(2.8 acres) of the land in downtown Springfield is considered redevelopable.5 

Market issues 
The SSSAP noted a number of demographic, economic, and residential 

trends that affect market issues. Future regional economic conditions 
described in the concept plan correspond with expected population and 
employment growth, demographic shifts, and economic conditions described 
in Chapter 3 of this report. 

4 Vacant land is defined as having an assessed improvement value of $5,000 or less. 

5 To determine redevelopable land (i.e. land that is developed but on which there exists the potential for conversion to 
more intensive uses), ECO compared assessor data land values and improvement values for all tax lots in Downtown 
Springfield. Redevelopable tax lots are indicated by an improvement value that is 25% or less of land value. 
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The concept plan notes that both Springfield and Eugene downtowns have 
lost market share for retail and office development. Retail in the metro region 
is currently polarized between big-box and specialty, and both markets 
appear saturated in the current economy. Most recent retail development has 
been for grocery stores and related businesses. Office space has decentralized 
to suburban locations, and mixed office/industrial flex space is becoming more 
popular in the market. Most new office development is owner-occupied or pre-
leased—there is little speculative office space being built in the current 
market. 

The SSSAP anticipates that suburbanization may slow down with 
increasing costs of public facilities, traffic congestion, slow process of 
expansion of UGBs, public policy changes that encourage mixed-use and 
increased density, demographic shifts, and an increased demand for 
convenience. These trends may increase demand for residential, retail, and 
office development in central locations such as Downtown Springfield. 

Downtown has a number of competitive advantages, including its central 
location, classic "Main Street" pattern, historic buildings, specialty retail 
stores, free parking, and a pleasant setting. Downtown Springfield is 
centrally located in the Eugene-Springfield region and has good access to 
regional transportation facilities and centers. Downtown has close access to I-
5 via McVay Highway and Glenwood Boulevard as well as quick connections 
to the Gateway and Riverbend areas via Pioneer Parkway and to Downtown 
Eugene and the University of Oregon via Franklin Boulevard. Close 
proximity to the Willamette riverfront is an aesthetic asset. 

Low rents and property values in Downtown Springfield are both an 
advantage and a barrier to redevelopment. On the positive side, Downtown 
provides low-cost space for small start-up and locally-owned businesses. In 
addition, a motivated developer can acquire properties in Downtown for a 
small investment compared to prices in other commercial areas in the region. 
The low rent rates and property values, however, make it difficult for 
building owners to recover any investment in redevelopment or even modest 
building improvements. 

There is an ongoing effort by community leaders to revitalize Downtown. 
The Springfield Renaissance Development Corporation (SRDC) has recently 
been successful in securing funding the renovation of the Gerlach Building 
and the McKenzie Theatre. The SRDC hopes to attract people to Downtown 
through the establishment of an active cultural district that includes eateries 
and entertainment establishments. Given the advantages in Downtown 
Springfield, revitalization efforts have a chance to increase property values 
and rent levels relative to other regional centers, which would help to attract 
additional commercial development. 

ASSESSMENT OF THE DEVELOPMENT VISION 
Downtown Springfield currently has many of the characteristics of nodal 

development—relatively high-density development, a mix of retail, office, 
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public, and residential uses, and a pedestrian environment well-served by 
transit service. 

Current rent levels in downtown Springfield are not sufficient to justify 
new development, redevelopment, or substantial renovation of buildings in 
the area. In other words, if a developer were to build new or renovate, the 
likely rents would not be sufficient to cover costs and provide a market rate of 
return. This is why Downtown Springfield has not seen any substantial 
development in the last 25 years. Rents in other parts of the metro area, 
however, are sufficient to support new development, redevelopment, or 
renovation. Development activity in Downtown Springfield is possible if rents 
there reach parity with rents in other parts of the metro area. 

IMPLEMENTATION ISSUES 

Only minor changes to existing land use plans were recommended in the 
SSSAP One major exception was recommended mixed use changes to the 
Springfield Downtown Refinement Plan. The re'commended amendments 
emphasize a focus on revitalization through mixed use. Additional 
recommendations encouraged explicit policies prioritizing downtown as the 
place for public and governmental buildings. Residential uses are encouraged 
close to transit with 15 dwelling units per acre recommended around the 
Springfield Transit Station. 

Recommended amendments to the Springfield Development Code have 
been completed. The City of Springfield has adopted a Nodal Development 
Overlay District and Mixed Use Commercial District. 

The plan encourages visible, short-term projects to show momentum 
towards revitalization. This can be done by leveraging the Springfield Station 
project as a catalyst for further development and supporting ongoing 
activities of the Springfield Renaissance Development Corporation. 

GLENWOOD 
The Glenwood nodal development area is in the eastern portion of 

Glenwood along the Willamette River, north of Franklin Boulevard and east 
of McVay Highway. The location of the Glenwood nodal development area is 
shown in Figure 4-2. 

P a g e 4 -8 February 2003 E C O N o r t h w e s t Spr ingf ie ld Nodes Marke t Ana lys is 
and Deve lopmen t St ra tegy 

4-97 



Figure 4-2. Glenwood nodal development area 
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CURRENT ACTIVITY AND DEVELOPMENT 

Role of the Glenwood area in the regional economy 
Glenwood is a primarily unincorporated area, separated from Springfield 

by the Willamette River on the north and east, and from Eugene by 1-5 on the 
west and south. Glenwood is centrally located in the metropolitan region, 
between downtown Eugene and downtown Springfield along Franklin 
Boulevard (Oregon Highway 126 Business Route), a primary east-west link 
in the region. Traffic on Highway 126 generates significant exposure for 
businesses, which has attracted auto-oriented strip development. 1-5 access 
from Glenwood Boulevard and McVay Highway Ave., along with low land 
values, has made Glenwood attractive for low-density industrial and 
distribution uses that rely on access. Glenwood is home to two important 
regional facilities: the Glenwood Solid Waste Transfer Station and Lane 
Transit District offices and maintenance facility. 

Current land use 
Land uses in Glenwood are a mix of industrial and strip commercial uses 

along arterial roadways, with residential uses including mobile home parks 
in interior areas. Most developed areas in Glenwood lack sewer and 
stormwater service, curbs, sidewalks, and similar urban-level improvements. 
Stormwater drainage in Glenwood is currently provided by a series of natural 
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swales and sloughs. The industrial corridor along Glenwood Boulevard 
between 1-5 and Franklin Boulevard is the one area of Glenwood that has 
improved infrastructure. Street/sidewalk, sewer, and stormwater 
improvements have been completed in recent years to serve the Lane County 
Solid Waste Transfer site and Lane Transit District bus and administration 
complex. 

The nodal development site is in the eastern portion of Glenwood along 
the Willamette River. It consists of an industrial storage yard, mobile home 
park, a swath of vacant riverfront land north and south of the Main St. 
bridge, and a mix of small residential and other retail uses. 

Redevelopment and intensification of uses in Glenwood has been 
thwarted due to lack of sanitary sewer service. Most low-value uses were 
built with low-quality construction. Many buildings are in varying states of 
deterioration, which may make redevelopment of existing structures difficult. 

Table 4-2 shows land use by zone. Over half of the land is currently zoned 
as Community Commercial, and another third is zoned Light-Medium 
Industrial. Residential uses make up only 10% of zoned land in the Glenwood 
nodal development site. 

Table 4-2. Acres of land by zone and development status, 
Glenwood 
Zoning Improved Vacant Redevelop Total 
Low-Density Residential 5.8 5.8 
Community Commercial 14,5 17.8 1.6 33.8 
Liqht-Medium Industrial 13.3 1.5 4.6 19.3 
Total 33.6 19.2 6.2 59.0 

Source: City of Springfield, 2002 

Infrastructure and services 
The Glenwood area is not connected to city sewer or storm drain systems. 

Properties currently rely on on-site septic tanks for sewage. A sewer trunk 
line is located under the western portion of Franklin Boulevard and could 
service properties as far east as Myrmo & Sons, which is outside and just east 
of the nodal development area. Service farther east—in the nodal 
development area—will require extension of the trunk line under Franklin 
Boulevard east to McVay Highway. The construction of a 24-inch trunk line 
along the eastern portion of Franklin Boulevard to the railroad overpass of 
McVay Highway is included in Springfield's 2000/2005 Capital Improvement 
Program. The timing of this project is being discussed now, and will most 
likely be in Summer 2004. 

The portion of Glenwood north of Franklin Boulevard is not currently 
serviced by storm drain service. Drainage is currently handled naturally or 
by pipe to the slough on the north side of the railroad tracks. According to 
ODOT, the storm drain line that exists under Franklin Boulevard is at 
capacity and is not available to service other properties in Glenwood. Storm 
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water runoff cannot be piped directly into the Willamette River due to the 
Clean Water Act and ESA 4(d) rule provisions. Physical constraints, 
primarily the proximity of the Willamette River, may not allow on-site 
detention and filtration of water, as is done with storm water in many large 
developments. Increased costs associated with providing stormwater 
drainage may constrain development or redevelopment of some sites. One 
solution is to connect the area to the southern Glenwood drainage system, 
however, this will require investment by the City or private land owners. The 
City is currently planning to construct storm water connections for the 
northern portion of Glenwood at the same time as extension of the sewer 
trunk line under Franklin Boulevard. 

DEVELOPMENT POTENTIAL 

Development vision 
The Glenwood area is the subject of an ongoing planning process. The 

Glenwood Riverfront Specific Area Plan, developed in 2000, envisioned a 
mixed-use development that would be primarily residential with some office 
and retail uses. Development in Glenwood north of Franklin Boulevard will 
require development of streets and paths to facilitate internal circulation. 
This development vision has been refined in the subsequent plan document 
for the Glenwood area—the Glenwood Specific Area Plan Phase 2 Task 1 
report. Figure 4-3 shows the current development concept for the Glenwood 
Riverfront area. 

The area shown in Figure 4-3 is smaller than the nodal development area 
designated in Figure 4-2. The current development concept area omits the 
industrially-zoned properties west of Lexington Avenue that are included in 
the nodal development area shown in Figure 4-2. These properties were 
omitted from the current planning effort because the property owners do not 
wish to redevelop. 

Table 4-3 shows the mix of development by type anticipated in the 
Glenwood Riverfront area at full build-out. Table 4-4 shows that the 
Glenwood Riverfiront area has the potential for 850 residential units and 
135,000 sq. ft. of commercial development. 
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Figure 4-3. Development concept for the Glenwood Riverfront area 

R I V E R F R O N T A L T E R N A T I V E P L A N : 
Glenwood Riverfront Specific Area Plan 
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Source: Poticha Architects et. al„ Glenwood Specific Area Plan Phase 2 Task 1. 

Table 4-3. Proposed development program 
for the Glenwood Riverfront 
Development Type / Amount / Description 

Multi-Family Units 
482 For-rent apartments (3S5 story buildings) 
184 For-sale 2-story condominiums 

Single-Family Units 
100 1,440 sq. ft. rowhouses 

84 1,800 sq. ft. rowhouses 
Commercial Sq. Ft. 

80,000 Riverview office 
25,000 Riverview restaurant 
30,000 Franklin Boulevard commercial 

Totals 
666 Multi-family units 
184 Single-family units 
850 Residential units 

135.000 Sq. ft. commercial 
Source: ECONorthwest, Glenwood Riverfront Specific Area Plan, 2000 
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The Glenwood Riverfront Specific Area Plan determined that residential 
and office/industrial flex space is the most likely type of development in 
Glenwood within the next 5 to 10 years. Abase of residents and employment 
in the node will help attract retail activities. 

Physical constraints 
Portions of the proposed node along the riverfront are in the 100-year 

floodplain, where development is severely restricted. Potential rulings to 
protect endangered species habitat may require additional riverfront 
setbacks, further restricting the amount of land available for development. 

Infrastructure capacity 
There are a number of infrastructure constraints to the proposed 

Glenwood nodal area. The City of Springfield is currently working with the 
Oregon Department of Transportation (ODOT), Lane Transit District (LTD), 
and Springfield Utility Board (SUB) to coordinate several planned 
infrastructure improvement projects in the Glenwood area. These projects 
include: 

• LTD Bus Rapid Transit, construction Summer 2003 beginning service 
September 2004 

• ODOT bridge preservation, August/September 2003 

• City extension of sanitary sewer under Franklin Boulevard, Summer 
2004 

• City construction of storm water crossings under Franklin Boulevard, 
concurrent with sanitary sewer project 

• SUB water line improvement, February 2004 

• ODOT overlay of Franklin Boulevard, September 2004 

• ODOT sidewalk infill, 2004 or 2005 (depends on funding availability 
and right-of-way negotiations) 

These projects, particularly the extension of sanitary sewer and storm 
water service, will allow property owners to annex to the City of Springfield 
and subsequently develop or redevelop their properties. For this reason it is 
important that the City adopt a plan and establish zoning designations in the 
area to ensure that any development is compatible with the nodal 
development envisioned for the area. 

On-site infrastructure improvements will be needed in the Glenwood 
Riverfront area to accommodate nodal development. The Glenwood 
Riverfront Specific Area Plan recommended a parallel collector north of 
Franklin to provide access to riverfront property and to act as a "main street" 
for the node with slower traffic. This parallel collector is included in the 
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development program shown in Figure 4-3. Local sewer, storm water, and 
utility connections will also be necessary for development in the area. These 
improvements will be funded primarily by private property owners or 
developers in the area. Pedestrian and bicycle paths in the area, particularly 
along the riverfront, may be funded by the public sector. 

TransPlan includes two transportation projects for the Glenwood area in 
addition to the planned improvements listed above, but these projects are 
both on the future project list (beyond 20 years). These projects would 
improve the 1-5 interchanges at Franklin Boulevard and on the McVay 
Highway. These projects, if constructed, would improve regional access to the 
nodal site. 

Buildable and redevelopable lands 
For an urban site, Glenwood has a large amount of vacant and 

redevelopable land. Table 4-3 shows improved, vacant, and redevelopable 
land in the Glenwood node. The 25 acres (43%) of vacant and redevelopable 
land represents the best opportunity for development in the nodal site. 
Almost 70% of vacant and redevelopable land is vacant land zoned 
Community Commercial. Less than 10% (5.83 acres) of the nodal 
development area is zoned Low-Density Residential. (See Table 4-3) 

Market issues 
There are a variety of market issues that will affect development and 

redevelopment in the Glenwood node. Parcel size, ownership, access, 
environmental regulations, lack of sewer and storm drainage, and existing 
land uses all limit development potential in the area. Nodal development is 
likely to occur piecemeal due to the number of parcels, multiple ownership, 
and existing uses. 

Development in Glenwood is most likely to occur first on the vacant land 
in the eastern portion of the nodal development site. Vacant land is cheaper 
to develop because it does not require removal of existing development, and 
much of the vacant land in Glenwood is held in large parcels with a few 
owners. Development of vacant land in Glenwood, however, will require 
cooperation between the few owners of large parcels and some owners of 
neighboring small residential parcels to assemble a site, provide internal 
circulation for cars and people, and create allowable access to Franklin 
Boulevard. Redevelopment of parcels in the Glenwood Riverfront area is 
likely because the provision of sewer and stormwater service will create 
pressure for existing low-value, land-intensive uses to seek other locations. 

Unfortunately for nodal development, strip-commercial development is a 
possible threat along Franklin Boulevard. Fast food restaurants, gas stations, 
and automobile dealerships have all flourished along other sections of 
Franklin Boulevard, and local contacts said that these businesses are actively 
seeking locations in Glenwood. These development patterns may appear in 
Glenwood once sewer and stormwater service is established. For this reason, 
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it is important that the City adopt a plan and zoning designations for the 
Riverfront area that will ensure that development is compatible with nodal 
development. 

Resolution of transportation issues along Franklin Boulevard is crucial 
for the redevelopment of the Glenwood Riverfront area. While the site 
development plan calls for a new street north of Franklin Boulevard to 
provide interior access and circulation, Franklin Boulevard will continue to 
be the major arterial for the Glenwood Riverfront area even if this new road 
is built. Franklin Boulevard currently unattractive and suffers from poor 
pedestrian and bicycle access due to a lack of sidewalks, a lack of bike lanes, 
and utility poles along the roadway edge. The City is currently working to 
coordinate multiple improvement projects on Franklin Boulevard that will 
improve its appearance and provide better pedestrian and bicycle access. 
Subsequent development in the Glenwood Riverfront area should seek to 
allow commercial businesses in the area to be visible from traffic on Franklin 
Boulevard. 

ASSESSMENT OF THE DEVELOPMENT VISION 

Given Glenwood's central location in the metropolitan region and the 
amenity offered by a riverfront site, development and redevelopment of the 
area is very likely to occur. It is only matter of time, but time is a key 
question: will the redevelopment begin in two years or ten? Our assessment 
is that though some smaller new development might take place once sewer 
and the BRT are in place, larger scale redevelopment is at least five years 
out. That conclusion is supported by the likelihood that redevelopment 
probably cannot occur with additional public money, and public money is in 
bad shape now (January 2003) and not likely get in good shape quickly. 

Development of the mostly-vacant eastern portion of the nodal 
development site is likely to occur first, after provision of sewer service m the 
area. Multi-family residential is the most likely type of development to occur 
first, but the high-amenity riverfront site may attract office uses, lodging, or 
a pub he facility. 

Redevelopment of areas that are currently built up will take place over 
time as rising land values, increased fees and taxes, development pressure, 
and life-cycle changes slowly make these parcels available for other uses. 
Barring intervention by a well-funded developer who assembles parcels into a 
large development site, creating a truly mixed-use area will likely be an 
incremental process, not achieved in one fell swoop 

IMPLEMENTATION ISSUES 
Implementation actions identified in the Glenwood Riverfront Specific 

Area Plan include the following: 

• Adopt a Specific Area Development Plan to create a cohesive vision for 
the Glenwood area. This Plan should include participation of property 
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owners and other stakeholders in the neighborhood. Many of the 
implementation strategies listed below will stem from this plan. It is 
crucial that the City adopt a plan and implement zoning in the 
Riverfront area that will implement nodal development before 
extension of sewer and stormwater service allows development in the 
area. 

• From a development perspective, a new street north of Franklin 
Boulevard is the most desirable way to provide interior access and 
circulation, particularly in the eastern portion of the study area. If 
such a plan concept is adopted, the City should require construction of 
the relevant part of new street north of Franklin as a condition of 
development. 

• Franklin will remain the primary access arterial for development in 
Glenwood regardless of the new street construction.. Transportation 
access from Franklin Boulevard will be critical both for development 
and for creating a node in Glenwood. Nodal development can be 
promoted by extending the existing street grid system across 
Franklin—the existing right-of-way on N. Brooklyn is one possibility 
for access to vacant land in the eastern portion of the Riverfront area, 
and access for future redevelopment north of Franklin can be 
consolidated at points directly across from streets south of Franklin. 

• Provide sewer service by extending the Franklin Boulevard trunk line. 

• Provide stormwater service to the nodal site by linking it to facilities 
to the south of Franklin Boulevard. 

J A S P E R - N A T R O N 

The City of Springfield selected two nodal development sites in the 
Jasper-Natron area. We will refer to these areas as the North node and South 
node. The location of the Jasper-Natron North and South nodal development 
areas is shown in Figure 4-4. 
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Figure 4-4. Jasper-Natron North and South nodal development areas 

Source: City of Springfield. 

CURRENT ACTIVITY AND DEVELOPMENT 

Role of the Jasper-Natron area in the regional economy 
The Jasper-Natron area is located in the southeastern corner of the 

Springfield UGB. The North node has small portions within the city limits, 
and the South node is entirely outside of the city limits. Areas outside of city 
limits are currently not served by transportation or utility services needed to 
serve urban development in the area. The City plans to annex the 
neighborhood including the nodal development areas when public services 
are extended to the area. 

The role of Jasper-Natron in the regional economy has not yet been 
determined. As a primarily vacant area within the Urban Growth Boundary 
but without urban services, the area is on hold for future urban development. 
While future development in Jasper-Natron will be primarily determined by 
economic opportunity, the area's future can be influenced by public policy— 
primarily zoning and decisions about the location and timing of public 
improvements. 

Current land use 
Tables 4-4 and 4-5 show land use in the Jasper-Natron nodal development 

areas by zoning designation. Table 4-4 shows that the North node has a total 
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of 144 acres, with 88% currently zoned for low-density residential 
development. Only 12% of the North node is zoned for commercial or high-
density residential development, which could be developed as mixed-use 
center for the node. 70% of the North node is vacant or redevelopable, 
including almost all land zoned for commercial and high-density residential 
use. 

Table 4-4. Acres of land by zone and development status, 
Jasper-Natron North 
Zoning Improved Vacant Redevelop Total 
Low-Density Residential 41.6 84.4 126.1 
High-Density Residential 1.9 6.7 8.5 
Community Commercial 0.9 5.2 3.2 9.2 
Total 42.5 91.5 9.8 143.8 

Source: City of Springfield, 2002. 

Table 4-5 shows that the South node has a total of 76 acres and is a mix of 
industrial (44%), low-density residential (33%),"and community commercial 
(24%) zones. Almost 80% of the acreage shown in Table 4-5 is considered 
improved, but this overstates the developed area in the South node because 
many improved parcels are large and will likely subdivide as the node 
develops. 

Table 4-5. Acres of land by zone and development status, 
Jasper-Natron South 
Zoning Improved Vacant Redevelop Total 
Low-Density Residential 11.5 13.2 0.0 24.7 
Community Commercial 16.0 2.0 18.0 
Special Heavy Industrial 32.9 32.9 
Total 60.4 15.1 0.0 75.6 

Source: City of Springfield, 2002. 

The 32.9 acres of Special Heavy Industrial land in the South node is the 
site of a sawmill and log pond that is currently being used to dry wood veneer 
that is shipped to other locations for processing. 

Infrastructure and services 
Because the Jasper-Natron site is predominately undeveloped, almost all 

infrastructure and services need to be built to accommodate proposed 
development. Needed infrastructure includes new water supply, sewer 
service, electricity, storm drainage, telephone systems, and probably natural 
gas. There is limited telephone and electrical service to existing residences 
and companies. Water is provided by wells and sewage by septic systems. 
There is minimal drainage for storm water runoff; drainage ditches along 
Jasper Road and Brand S Road appear to be the only runoff conveyance 
features. 

Few roads currently serve the Jasper-Natron area. Existing roads include 
57th Street, Mt. Vernon Road, Jasper Road, and Brand S Road. A system of 
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arterial and collector roads will be needed to serve the development in the 
Jasper-Natron area. 

Public transportation is currently provided by three bus routes: Route 
#11—Thurston, Route #8X—Thurston Express, and Route #91—McKenzie 
Bridge. 

DEVELOPMENT POTENTIAL 

Development vision 
The Final Jasper-Natron Specific Development Plan (FJNSD) was 

intended to plan for a mixed-use neighborhood with TransPlan's nodal 
development concepts in mind. The objective of the plan is to "create a 
uniquely developed community (a "place maker") in Springfield" that 
integrates public transit, orients to pedestrians and bicycles, encourages a 
mix of uses (residential, commercial, and employment) within a 1/4 mile 
radius, and encourages high density residential development (40 to 50 
dwelling units/acre) near commercial centers. 

The FJNSD did not adhere to the potential nodal development areas 
designated by TransPlan for the Jasper-Natron area. Instead, the FJNSD 
looked at the best location for commercial and high-density residential uses 
in the Jasper-Natron study area, which is bounded by Mt. Vernon Road on 
the north, Jasper Road on the west, Weyerhaeuser Road on the east, and the 
urban growth boundary on the south. The FJNSD did not adhere to the 
TransPlan nodes in part because TransPlan did not take the Jasper Road 
Extension into account when locating the nodes adjacent to the existing 
Jasper Road. 

The preferred alternative in the FJNSD called for a commercial and high-
density residential center in the northern portion of the study area. This node 
is bisected by the Jasper Road Extension, with a 5-acre mixed-use 
commercial core area on each side of the highway that have about 4 acres of 
medium to high density residential land located in close proximity to the 
commercial core areas. This center is planned to serve both a low density 
residential area east of the JRE as well as a campus industrial area located 
to the west of the planned highway. The proposed land uses in the FJNSD 
preferred alternative are shown in Figure 4-5. 

The Plan describes two alternatives for the northern commercial and 
residential center. Both alternatives would put the center at an intersection 
on the Parkway, but the design of the center varies depending on the speed of 
Parkway traffic. With a 35-mph Parkway the center would be immediately 
adjacent to and surrounding the intersection, while with a 55-mph Parkway 
the center would consist of two separate areas set back from the Parkway. 

Spr ing f ie ld N o d e s Marke t Ana lys is E C O Nor thwes t February 2003 P a g e 5-11 
a n d D e v e l o p m e n t Strategy 

4-108 



Figure 4-5. Jasper-Natron preferred alternative land uses and 
proposed street system 

Source: The JD White Company et. al., Final Jasper-Natron Specific Development Plan, June 1999. Mapping 
by the City of Springfield. 
Note: green shading indicates wetland areas. 

The preferred alternative would also designate two other areas for 
commercial and high-density development. One of these areas is at the 
northwest corner of the study area, on land already zoned Community 
Commercial and High-Density Residential use. A "floating node" in the 
southern portion of the study area was proposed to provide flexibility in 
siting a commercial and campus industrial center outside of wetland areas. A 
proposed a Metro Plan designation would have allowed a "floating node" to be 
located within a general area to be specifically defined by a later refinement 
plan. With the passage of TransPlan in 2001, the floating node designation 
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was dropped from the Metro Plan in favor of a general description of nodal 
development. The City of Springfield does not have any comprehensive plan 
designations or zoning that could implement the "floating node" concept. 
Figure 4-4 shows that land in this area is currently zoned for industrial and 
community commercial use. 

The southern node would also allow high-density residential development 
up to 40-50 units per acre in the commercial zone. Unlike the northern node, 
the southern site is offset from the east from the JRE. The southern node was 
intended to provide a small mixed-use commercial center that would support 
the residential and campus industrial land uses called for at the southern 
end of the Jasper-Natron Study Area. 

A market analysis prepared for the FJNSD described both nodes as 
functioning to serve their surrounding neighborhoods. These centers were not 
designed to compete with the regional shopping centers already established 
about two miles to the north at the intersection of the JRE and Main Street. 

The western portion of the study area north of the Jasper Road Extension, 
and a swath of the southern portion of the study area (including the existing 
veneer mill site), would be designated for campus industrial development. 
Land in this area is currently zoned as Light Medium Industrial and Special 
Heavy Industrial use. The remainder of the study area would be designated 
for low-density residential development. 

Table 4-6. Land use and build-out development by type in the Jasper-Natron 
preferred alternative 

Land Use Build-Out Development Net Density 
Land Use Type Acres % Scenario 1 Scenario 2 Scenario 1 Scenario 2 

Low-Density Residential 481.5 60% 2,280 3,260 7.0 10.0 
Hiqh-Densitv Residential 22.9 3% 450 450 28,9 28.9 
Community Commercial '20.1 2% 120,000 160,000 0.2 0.3 
Campus Industrial 117.8 14% 1,155,000 1,155,000 0.3 0.3 
Wetlands 142.1 18% n/a n/a n/a n/a 
Road Riqht-of-Way 21.0 3% n/a n/a n/a n/a 
Total 805.4 100% n/a n/a n/a n/a 

Source: The JD White Company et. ah, Final Jasper-Natron Specific Development Plan, June 1999. Figure and Table VII-1. 
Note: Residential development is in dwelling units and net density is in dwelling units per acre. Commercial and campus industrial 
development is in sq. ft. and net density is expressed as a floor-to-area ratio. Net density is based on an assuming that 32% of 
development sites will be used for streets, circulation, and landscaping. 

Table 4-6 shows the acres of land by land use type, and the amount of 
development at build-out for the preferred alternative, based on the land use 
diagram shown in Figure 4-5. Table 4-6 shows that low-density residential 
land composes 481.5 acres or 60% of the study area. Areas zoned for 
community commercial and high-density residential center, including the 
center on the Jasper Road Extension, compose 43 acres or 5% of the study 
area. Campus industrial land composes 117.8 acres or 14% of the study area. 
Wetlands, on which development is constrained or prohibited, compose 142.1 
acres or 18% of the study area. The arterial roadway network will require 21 
acres or 3% of the study area; these roads do not include local collector streets 
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or internal private drives that will be necessary to serve development in the 
study area. 

The FJNSD plan described two scenarios for development of the study 
area that reflect different assumptions for the density of development in the 
low-density residential zone. Scenario 1 assumes the low-density residential 
portion of the study area develops at an average of 7 units per net acre, while 
Scenario 2 assumes that it develops at an average of 10 units per acre. Under 
these scenarios that amount of high-density residential and campus 
industrial development is the same but the amount of community commercial 
development increases in Scenario 2 to reflect the larger population in the 
study area. Table 4-4 shows the level of development and resulting net 
density for each of these development scenarios. High-density residential 
development in the study area is assumed to reach a net density of 28.9 
dwelling units per acre. Commercial and campus industrial development, 
while substantial, results in relatively low-density uses with floor-to-area 
ratios (FARs) of 0.2-0.3. 

Planning activities have focused on the inclusion of a variety of elements 
combined to maximize livability in Jasper-Natron. Pedestrian and bicycle 
connectivity is envisioned and encouraged through design mechanisms 
including narrow streets, bike lanes, wide sidewalks, street trees, curb 
extensions, and on-street parking. Bus routes will be extended throughout 
the study area. Preservation of wetlands and utilization of these areas for 
recreation will be provided. 

Physical constraints 
The Jasper-Natron Site Development Plan identifies 20 animals and 9 

plants that are listed, endangered, threatened, critical, and species of concern 
by the Fish and Wildlife of the State of Oregon (ODFW) that may occur on 
the Jasper-Natron site (according to the Oregon Natural Heritage Program 
database). No surveys have been conducted on the site, but species have been 
found within two miles of the site. Any projects completed in the area that 
receive federal funding must comply with the Endangered Species Act (ESA). 
If a listed, or proposed, threatened, or endangered species, or their critical 
habitat is found on the site of a federally funded project, a biological 
assessment must be conducted. 

The Jasper-Natron area contains more than 150 acres of wetlands. The 
location of the northern node site is outside of most of these wetland areas. 
As mentioned above, the southern node site is constrained by scattered 
wetlands that will affect the final layout of future development. Nodal 
development can occur in the area by using the wetlands as open space. 

Infrastructure capacity 
A system of arterial and collector streets is needed to serve any 

development in the Jasper-Natron area. The proposed Jasper Road Extension 
(JRE) is a Lane County road that will bisect the northern portion of the 
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Jasper-Natron area. This roadway will connect the Eugene-Springfield 
Highway/Main Street intersection to the north with Jasper Road near its 
current intersection with Brand S Road. The JRE will allow traffic travelling 
between Springfield and the Jasper/Pleasant Hill/Lowell area to the south to 
more easily connect with the regional highway system. As currently 
proposed, the JRE will be a 55-mph roadway with two intersections through 
the Jasper-Natron study area. The JRE will serve as the primary facility 
connecting Jasper-Natron to the regional transportation network. 

The JRE will be built in phases. The first phase will build from the 
Eugene-Springfield Highway/Main Street intersection south to 57th Street. 
The second phase would extend the first phase south through Jasper-Natron 
to connect with Jasper Road. According to ODOT staff, construction of the 
second phase of the JRE will add more traffic to the Eugene-Springfield 
Highway/Main Street intersection than it can handle, requiring the 
development of a grade-separated interchange at that intersection. Without 
the second phase of the JRE, internal roads in the Jasper-Natron area may 
not have the capacity to support development of the area. Thus, future 
development in Jasper-Natron appears to be tied to an expensive fix of the 
Eugene-Springfield Highway/Main Street intersection. Construction of the 
JRE from Main Street to Jasper Road is included in the financially 
constrained project list in TransPlan. Construction of an interchange at the 
Eugene-Springfield Highway/Main Street is listed as a "future" unfunded 
project m TransPlan. 

A system of neighborhood collector streets will also need to be developed 
to serve development in Jasper-Natron. An illustrative network of 
neighborhood collector streets in the study area is shown in Figure 4-5. These 
neighborhood collectors would be funded primarily by the City of Springfield 
and are included in the TransPlan financially-constrained project list. In 
addition, internal circulation streets will need to be provided by individual 
developments in the area. These internal circulation roadways would be 
provided by private developers. All roads in the Jasper-Natron area should be 
designed to facilitate pedestrian and bicycle circulation. 

Major utility upgrades are needed to service the proposed development m 
Jasper-Natron. The area is not currently serviced by water or sewer service, 
and both must be extended to the site to accommodate development. The City 
recently extended a sewer trunk line along Jasper Road to 42nd Street, within 
1.3 miles of the site. An additional extension of 2.3 to 3 miles of sewer trunk 
line is required to service new development. A 1998 estimate of sewer 
upgrades included a trunk fine at approximately $1 million per mile 
(minimum) to design and construct. A lift station upgrade and related 
improvements at 57th Street estimated to cost $500,000. Finally, several 
collector sewer lines will be needed within the site at an estimated cost of $1 
million for 15,000 feet of collector service. Total cost of the sanitary service in 
1998 was estimated to be $4.5 million. The City of Springfield has set aside 
$1.75 million in its Capital Improvement Plan to match developer 
investments in extending the trunk line south along Jasper Rd. to provide 
sewer service to the Jasper Natron area. City staff reported in the 
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Preliminary Staff Analysis of Potential Node Sites (2002) that matching 
funds by developers and residents would likely come only with the completion 
of the Jasper Road Extension. 

Significant water upgrades are needed to service new development. The 
Springfield Utility Board (SUB) Water Department has recommended 
servicing the area through the City's water system, as this would be less 
expensive than servicing the area through groundwater wells. The Site 
Development Plan indicates the need to study the cost of connecting to 
transmission lines that are to the north and west of the site at some distance. 
Additionally, the Plan notes the need to identify current wells and protect the 
water quality to these wells. The SUB estimated the costs of providing water 
to the site to include: 

• $500,000 to $ 1 million for the transmission line extension 

• $40 to $45 per linear foot for distribution lines off the transmission 
line extension 

• $813 for individual water supply hookups for residences and 
commercial businesses 

Storm water service is also needed in the Jasper-Natron area. The City is 
in the process of developing a stormwater management plan for the City. 
This plan will likely require treatment and detention facilities that include 
numerous drainage ditches and underground pipe system. The 1999 Jasper-
Natron Specific Development Plan estimated the cost of a storm water 
system to include $3,000 per catch basin (250 catch basins), $40 per foot for 
45,000 feet of underground drainpipes for a total project cost of $2.5 million. 
Approximately 10,000 feet of ditches for runoff will be needed for an 
additional cost of $100,000. 

Electrical service is provided in portions of the area, but significant 
improvements to increase capacity are needed. Extension of telephone lines 
and natural gas should be straightforward and no problems are anticipated. 

Buildable and redevelopable lands 
Land use data in this analysis is based on the nodal development areas as 

defined by TransPlan (see Figure 4-4). The current zone designation for the 
northern node is light-medium industrial (see Table 4-4), while the southern 
node area is currently zoned primarily for heavy industrial use (see Table 4-
5). Almost 88% of the northern node area is zoned low-density residential, 
while only 12% of the node is dedicated to both high-density and community 
commercial zoning. Approximately two-thirds of the North node is vacant or 
redevelopable, which should facilitate mixed-use development. 

The South node has a much higher percentage of land that has been 
improved compared to the North node. Over 32 acres (44%) of the southern 
node is zoned special heavy industrial and is improved. A little less than half 
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(13.2 acres) of the low-density residentially zoned land is vacant or 
redevelopable, and there is no medium- or high-density zoned land in this 
node. Of the 18 acres zoned commercial, only two are vacant. The data in 
Table 4-9, however, may overstate the developed area in the South node. 
Many improved parcels in this node are large with only a small portion of the 
parcel developed, and these large parcels will likely subdivide as the node 
develops. 

Market issues 
The Jasper-Natron area exhibits many of the characteristics that make 

greenfield development easier than redevelopment of inner city parcels. 
Many of the parcels are large with relatively few land owners. This will allow 
for master planning and infrastructure development on a large scale. 

The FJNSD identified the following market issues for development of the 
Jasper-Natron area:6 

• The preferred alternative is supportable but will require higher 
residential densities than detached single family residential dwellings 
within the Low Density Residential (LDR) District. 

• A variety of attached dwelling types should be permitted within the 
LDR zone through the standard City of Springfield subdivision and 
site plan review process. 

• An average of 10-dwelling units per acre should be developed within 
the Low Density Residential District. 

• The central commercial area is located to optimize nodal development. 

• The Preferred alternative will create a frame work for future nodal 
development and provide flexibility to adjust with future market 
forces. 

• The market forces may be different when the Jasper Road Extension 
is completed within two years, and development plans may alter 
proposed zoning designations to conform to new market conditions. 

• Based on the market analysis study, the Campus Industrial property 
will be the most marketable type of industrial property. Additionally, 
Campus Industrial (CI) zoning provides the most compatibility with 
surrounding low density residential areas. 

• Public investment such as infrastructure improvements and sewer 
extension assistance will be necessary to most successfully market the 
campus industrial employment areas to perspective businesses. 

1 City of Springfield, "Jasper-Natron Specific Development Plan." June 1999. p. VTI-4. 
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• The CI zoned property will have maximum 15% slopes to maximize 
development capacity. 

ASSESSMENT OF THE DEVELOPMENT VISION 

Given the area's location at the urban fringe, away from 1-5 and 
population centers in the region, the Jasper-Natron area is likely to be 
primarily residential development, with small commercial centers primarily 
serving neighborhood residents. Residential development in Jasper-Natron is 
unlikely to support much commercial use in the nodal centers. Jasper-
Natron's setting against hills to the east may help the area attract some 
office or campus industrial development that desires a high-amenity location. 
These uses typically have low density and may not be compatible with nodal 
development goals. 

iF 
Traffic passing through the area might support some additional retail 

development in the area, but retail centers with a regional market area are 
more likely to look for more central locations. 

The future of Jasper-Natron should be considered in a long-run regional 
context. Jasper Road links east Springfield to the rural residential areas of 
Jasper, Pleasant Hill, and Lowell. Once roadways are improved this traffic 
will flow through the middle of Jasper-Natron, and this traffic will increase 
with growth. The Region 2050 project has identified the Jasper and Pleasant 
Hill areas immediately south of Jasper-Natron as potential UGB expansion 
areas by 2050.' If urban development extends to this area, Jasper-Natron 
would be part of an urban corridor linking Springfield and Pleasant Hill, 
increasing traffic through Jasper-Natron and making it less on the urban 
fringe. 

IMPLEMENTATION ISSUES 

Infrastructure and utility services are needed to allow development in the 
Jasper-Natron area, including both the North and South nodal development 
areas. Key facilities include: 

• The Jasper Road Extension will pass through both Jasper-Natron 
nodal development areas, connecting the Eugene-Springfield 
Highway/Main Street intersection with Jasper Road. The Jasper Road 
Extension is necessary to support development in the Jasper-Natron 
area. Construction of the JRE through Jasper-Natron may require 
expensive improvements to the Eugene-Springfield Highway/Main 
Street intersection. The location of the Parkway Extension, location 
and number of intersections, traffic speed, and other characteristics of 
the Extension may have implications for the location and orientation 
of the nodal development areas. 

7 Region 2050 is planning project for the future of the southern Willamette Valley, being currently conducted by the Lane 
Council of Governments. 
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• Local streets must also be constructed for internal circulation in the 
Jasper-Natron area. These streets will be funded primarily by private 
developers. 

• Sewer improvements needed in the area include a 3-mile sewer trunk 
line extension, a lift station upgrade, and several collector sewer lines 
within the site. Total cost of the sanitary service in 1998 was 
estimated to be $4.5 million. City staff report' that matching funds by 
developers and residents will likely come only after the completion of 
the Jasper Road Extension, which will spur development in the area. 

• Extension of City water service is expected to cost $500,000 to $1 
million for the transmission line extension, $40 to $45 per linear foot 
for distribution lines, and $813 per hookup for individual water 
supply. 

• An adequate storm water system is estimated to cost a total of $2.6 
million. 

The Jasper-Natron South nodal development area contains a 33-acre mill 
site zoned Special Heavy Industrial. This site contains a wood products mill 
served by a rail spur, which is currently used to kiln dry veneer. This heavy 
industrial use may not be compatible with the higher-density and mixed-use 
development envisioned for nodes. 

8 City of Springfield, Preliminary Staff Analysis of Potential Node Sites, 2002. 
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MOHAWK 
The location of the Mohawk node is shown in Figure 4-6. 

Figure 4-6. Mohawk nodal development area 

U Z T S S L 

Source: City of Springfield. 

CURRENT ACTIVITY AND DEVELOPMENT 

Role of the Mohawk area in the regional economy 
Existing development in the Mohawk area primarily occurred in the 1950, 

when the area was at the eastern fringe of most residential development in 
Springfield. At the time Mohawk was a suburban strip development that 
included an early version of the modern indoor mall. 

The Mohawk area is now centrally located in Springfield, and is 
immediately south of an 1-105 interchange. The northern portion of the area 
has redeveloped with big-box retail stores that have a regional market area. 
The remainder of the Mohawk area consists of older strip development with 
local businesses that primarily serve local residents. Buildings in the central 
Mohawk area are not the type and quality desired by chain stores and other 
typical tenants of new strip development. The former Waremart store and 
surrounding buildings are low-quality and are primarily vacant. The 
southern portion of Mohawk is dominated by the McKenzie-Willamette 
Hospital campus. 
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Current land use 
The proposed Mohawk nodal development area is dominated by Mohawk 

Boulevard, which runs at an angle from northeast to southwest across the 
neighborhood. Automobile dominated retail commercial uses predominate 
along approximately two-thirds of the northern portion of Mohawk 
Boulevard. In most cases, buildings are set back from the street with parking 
lots located in front of the buildings. Traveling south to the I Street 
intersection, land uses transition from commercial to institutional uses, 
including a church on the northeast corner of the intersection, McKenzie-
Willamette Hospital on the southeast corner, and Willamalane Park to the 
southwest. There is limited office and multi-story residential development in 
the Mohawk area. Mohawk is bordered on the east, south, and west by 
established single-family residential neighborhoods. Many of the commercial 
and residential buildings in the area are dated and in need of repair. 

The Mohawk Node area is dominated by two zones: major retail (45%) 
and low density residential (37%), as shown in Table 4-7. All other uses 
account for about 18% of zoned land. There is no land zoned for public use, 
open space, or industrial. Table 4-7 also shows that over 90% of the Mohawk 
nodal development area is improved, with only 10.5 acres vacant or 
potentially redevelopable. Given the condition of existing buildings in the 
node, the redevelopable acres shown in Table 4-7 may understate the actual 
redevelopment potential in the node. 

Table 4-7. Acres of land by zone and development status, 
Mohawk 
Zoning Improved Vacant Redevelop Total 
Low-Density Residential 42.0 1.4 2.2 45.6 
Medium-Density Residential 1.6 1.6 
High-Density Residential 10.2 1.0 11.2 
Major Retail 52.7 1.1 1.6 55.4 
Community Commercial 5.0 0.9 0.8 6.7 
General Office 0.8 0.2 1.2 2.2 
Total 112.2 4.7 5.8 122.7 

Source: City of Springfield, 2002. 

Infrastructure and services 
Water, sewer, and storm drain facilities are provided throughout the 

Mohawk neighborhood. The area is serviced by 15- to 8-inch sewers and 
likely runs full during major rainstorm events. Water distribution pipes are 
12-inch and 10-inch loops and currently have sufficient capacity to meet 
fireflow demands. Some of the minor loop connections may need to be 
upgraded during the redevelopment process. Overall, infrastructure services 
are adequate for current demands with enough additional capacity available 
to service nodal development densities. 
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DEVELOPMENT POTENTIAL 

Development vision 
The Mohawk Boulevard Specific Plan (MBSP) envisions a "vibrant mixed-

use area" along Mohawk Boulevard. The MBSP outlines strategies that focus 
on increasing pedestrian utility and amenities to transform the environment 
from an auto-dominated, pedestrian unfriendly neighborhood to a node that 
integrates the residential areas into the commercial core by improving the 
pedestrian environment and improving transit access. 

The MBSP primarily relies on improved pedestrian facilities and 
landscaping, and secondarily on actual changes in land use, to achieve the 
"vibrant" mixed-use vision. Density and intensity changes that move the area 
towards mixed-use are likely to occur incrementally in the Mohawk 
neighborhood- The neighborhood is currently built out and property owners 
may need incentives to increase the density or intensity of land use on their 
property. 

North Mohawk Boulevard is dominated by auto-oriented development 
including fast-food restaurants, a small cinema, and miscellaneous retail 
stores. There is limited potential for redevelopment on the west side of 
Mohawk Boulevard. Older shopping centers that exhibit signs of deferred 
maintenance are the primary use in the Central Mohawk area. Offices and 
multi-family dwelling units mark the edge of the commercial corridor. The 
shopping centers could provide redevelopment sites, but they may be very 
difficult to change, as there is a concentration of successful, older businesses 
in these areas. South Mohawk features the McKenzie-Willamette Hospital 
complex. Single-family residences dominated by 1950s stock surrounds the 
commercial/ institutional corridor. 

The Plan outlines preferred roles for the Mohawk District subareas that 
include: 

• North Mohawk: Predominately auto-oriented commercial use 

• Central Mohawk: Mixed-use commercial core at the heart of the 
Mohawk Boulevard District; Mixed-use scenarios in this district could 
include a combination of: 

• Office uses: corporate, general business, medical 

• Residential redevelopment: owner-occupied, renter-occupied, 
commercial lodging, senior housing 

• Commercial: convenience, comparison, services 

• Institutional/governmental: Lane Community College, other 
educational institutions 

• Employment centers 
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• South Mohawk: Integrated health care and assisted-living 
opportunity area 

Physical constraints 
Approximately 1.88 acres of wetlands are located within the proposed 

node along the Q Street Channel (Wetland M-27). These wetlands are not 
expected to be a barrier to nodal development in the Mohawk area, given 
their small size and location along the northern edge of the nodal 
development area. 

Infrastructure capacity 
The MBSP calls for few changes to increase capacity to infrastructure. 

Many of the transportation issues are aesthetic, or address improving the 
pedestrian and transit environment. The MBSP included an analysis of 2015 
level of service (LOS)9 at intersections on Mohawk Boulevard given current 
lane configurations, expected growth in traffic volumes, and additional traffic 
generated by changes in zoning implied by the concept plan. This analysis 
found that all of the intersections along Mohawk Boulevard are expected to 
operate at an adequate level of service (above LOS "D") except the eastbound 
interchange with Eugene-Springfield Highway. This portion of the 
interchange is expected to operate at LOS F with the current lane 
configuration or at LOS D with an additional northbound through lane. 
Improvements to this interchange are included in TransPlan's financially -
constrained project list. Utilities including water and sewer were determined 
to be adequate for current uses with limited room for growth. 

Buildable and redevelopable lands 
The Mohawk node area is characterized as being almost entirely built out. 

Table 4-5 shows improved, vacant, and redevelopable land in the Mohawk 
node node. Of the almost 123 acres in the preliminary node boundary, 
approximately 112 acres (91%) are considered improved. A little less than 4% 
is vacant, and less than 5% is considered redevelopable. 

Over 55 acres (45% of the node) is zoned Major Retail; this land is located 
in the Central Mohawk area and is the most common zoning in the node. 
Low-density residential is the next most common zone with over 37% of the 
node acreage. McKenzie Willamette Hospital is located in the Mohawk node 
and occupies land zoned low-density residential. 

9 Level of service (LOS) uses the letters A, B, C, D, and F to describe a range of operation conditions on a roadway, 
including speed, travel time, freedom to maneuver, traffic interruptions, comfort, convenience, and safety. LOS A 
represents the best level of service, while LOS F represents the worst operating conditions. 
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Market issues 
According to the MBSP, the potential for substantial redevelopment in 

the Mohawk area is limited by the existing economic profile. Income levels in 
the Mohawk area are significantly lower than in Eugene or Springfield (35% 
and 26% lower, respectively). Most of the existing businesses primarily serve 
Springfield residents. While retail stores with a regional market area could 
locate in Mohawk, most of these types of stores that rent space are looking for 
higher-quality buildings in newer developments. Large retailers typically 
build their own stores rather than rent, and some of these retailers have 
redeveloped sites in the northern portion of the Mohawk node. While there 
may be potential for further redevelopment by big-box retail stores, this type 
of development is not compatible with nodal development goals for higher-
density mixed-use development. 

ASSESSMENT OF THE DEVELOPMENT VISION 

The central Mohawk area does have potential to redevelop into a higher-
density mixed-use node. Existing commercial development and the 
surrounding residential neighborhoods provide a framework for nodal 
development. Densities can be increased and uses mixed by a few infill and 
redevelopment projects. Nodal development in the area will depend on 
improvements to Mohawk Boulevard, provision of internal circulation in the 
central Mohawk area, and higher-density residential development near 
central Mohawk to increase demand for retail uses. 

IMPLEMENTATION ISSUES 

While the MBSP calls for mixed-use, no mechanisms, other than applying 
a mixed-use zone to the area, are suggested to achieve a mix of uses. 
Considering that the area is built out, this may be difficult to achieve without 
incentives that encourage land owners to change uses from a single use to 
mixed-use. 

The Plan calls primarily for improving the pedestrian environment and 
improving aesthetics. Recommended public improvement projects include: 

• Boulevard treatment of Mohawk Boulevard, Olympic Street, and 
Centennial Boulevard; 

• Entrance/focal point treatment at key locations; 

• Improve the pedestrian circulation route, including constructing of 
pedestrian routes to shopping centers, hospital/health facilities, and to 
Willamalane Park, 

• Improve transit circulation and facilities including improvements to 
difficult to negotiate intersections, implement transportation 
strategies that give priority to transit, improve overall service, and 
build a transit station in the Mohawk area; and 
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• Intersection improvements. 

In addition to pedestrian and aesthetic improvements, the Plan also 
identifies the need for an additional northbound through lane on Mohawk 
Boulevard at the eastbound interchange with Eugene-Springfield Highway to 
mitigate expected future congestion levels resulting from traffic growth and 
zoning changes. Improvements to this interchange are included in 
TransPlan's financially-constrained project list. 

The Plan also calls for a number of Development Code amendments. Most 
of these recommendations are amendments to Article 28 (Hospital Support 
Overlay District) that would allow additional uses, including day care 
centers, delis, convenience stores, and other small- to medium-sized 
commercial and retail stores that would service employees, patients, and 
visitors of the medical services. 

Numerous design guidelines were also recommended to encourage 
pedestrian-friendly design. These recommendations include using materials 
that delineate the pedestrian routes, such as using alternate paving 
materials and textures, signs, pedestrian-scale lighting, landscaping, and 
markings that are consistent throughout the neighborhood. The development 
of pedestrian plazas, as well as building standards that are oriented towards 
pedestrians are recommended. Additional changes recommended include 
making alternative modes of travel more attractive. For example, installation 
of bus shelters and better coordination between signal timing, and phasing of 
bus service may encourage more travelers to take public transit. 

Finally, the plan recommends taking advantage of opportunities to 
decreasing the number of parking spaces. This could be accomplished by 
implementation of mixed use development (parking spaces can be reduced by 
taking advantage of different peak parking demands for different uses), 
implementation of transportation demand management strategies, and 
implementation of a LTD bus pass program. 

Large-scale redevelopment will require demolition and reconstruction. 
Site plan economic analysis determined the most realistic area for 
redevelopment is the Central Mohawk Boulevard area. An assisted living or 
retirement home is envisioned near McKenzie-Willamette Hospital, though 
that would require an upgrade in water and sewer facilities. Urban water, 
sewer, and storm drain facilities are located throughout the area and can 
accommodate limited additional development. 

Spr ingf ie ld Nodes Market Analys is ECO Nor thwest February 2003 Page 5-11 
and Deve lopmen t Strategy 

4-122 



RIVERBEND 

Figure 4-7. Riverbend nodal development area 

Source: City of Springfield. 

Riverbend Node 
Zoning Map 

law Dnvtf R«Mt»MtW Ml CMMUin«f Ccm«H»M • • M»)»» R«»d C<y»<n«rctM 
iSSg M#n*MitW4l Ctnmitm LMVCC «*tw Uit S3 Ujw Mrtwr» in«u«TT*i 
WSR C»f*f vt imluffc.w Mi Sacral ft***? HJWI — («J%U!Hl Ml L»«4 L 0»«h 3*tt* m& 0«<rtk ¥w*4 Uw Ml G*»*f*IOftc» Mi Q«mty t MM Ohumms 

The Riverbend nodal development area is located along the McKenzie 
River in north Springfield, immediately east of the Gateway commercial 
district. The location of the Riverbend node is shown in Figure 4-7. 

CURRENT ACTIVITY AND DEVELOPMENT 

Role of the Riverbend area in the regional economy 
The Riverbend area is primarily vacant, and improved parcels are mostly 

rural residential uses on large lots. The area is currently outside of the city 
limits but inside of the Urban Growth Boundary, and is not served by 
transportation or utility services needed to support urban development. 

The Riverbend area was recently selected as the site of a new hospital 
campus by PeaceHealth, the major regional hospital in Eugene-Springfield. 
Before PeaceHealth's interest in Riverbend, the site has been planned for 
medium-density residential development with a neighborhood commercial 
center to serve area residents.10 The PeaceHealth proposal would change 
planned use in a portion of the Riverbend site from medium-density 

10 City of Springfield, McKenzie-Gateway Medium Density Residential Site Conceptual Development Plan, July 1994. 
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residential to medical, and position businesses in the commercial center to 
serve a regional market by moving the commercial core closer to major 
arterial roadways. 

Current land use 
The Riverbend nodal area is dominated by agricultural uses with a few 

pockets of rural residential uses. It is bordered on the east and southeast by 
the McKenzie River, to the west and southwest by residential uses, and to the 
north by agricultural uses. Although it is in agricultural use and at the edge 
of the UGB, the Riverbend nodal development area is primarily zoned for 
medium-density residential. 

Table 4-8. Acres of land by zone and development status, 
Riverbend 
Zoning Improved Vacant Redevelop Total 
Low-Density Residential 5.6 0.3 2.3 8.2 
Medium-Density Residential 31.0 117.4 29.4 177.8 
Campus Industrial 0.3 1.7 2.0 
Total 36.9 117.7 33.4 188.0 

Source: City of Springfield, 2002. 

Table 4-8 shows the current land use by zone, which does not reflect 
proposed amendments to allow the proposed hospital development. Current 
zoning is almost entirely for medium density residential. No land is zoned for 
community commercial or for public land open space. 

Infrastructure and services 
Development in Riverbend will require extension of Pioneer Parkway to 

connect with Beltline Road, sewer, stormwater, and utilities to the area. The 
cost of these improvements will be primarily paid by PeaceHealth as part of 
their proposed hospital development. Without the hospital development, the 
cost of arterial roads and sewer trunk lines would fall to the City, with some 
reimbursement from private developers in the area. Internal streets, sewer 
connections, and stormwater management would need to be provided 
primarily by private developers. 

Extension of Pioneer Parkway and development in the Riverbend area 
also require improvement of the I-5/Beltline interchange and 
Beltline/Gateway intersection. These improvements are included in 
TransPlan's financially constrained roadway project list, and planning for 
these improvements is underway. Traffic generated by the Pioneer Parkway 
extension or by Riverbend development cannot be accommodated without 
these improvements. 
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DEVELOPMENT POTENTIAL 

Development vision 

The vision for nodal development in Riverbend is based on PeaceHealth's 
proposal to build a major medical campus in the nodal development area. The 
PeaceHealth proposal includes a 54-acre medical campus, mixed-use 
development, structured parking, and open space on 165 acres. This site is 
owned by PeaceHealth and composes most of the 188-acre nodal development 
area. 

PeaceHealth wants to create a "healing environment" with access to 
natural amenities on site. Their proposal includes preserving viewsheds 
along the river by a 30-foot public easement and open space throughout the 
site. A mixed-use retail and commercial center would serve the hospital and 
surrounding neighborhoods, and this center would be located near the 
extended Pioneer Parkway to provide visibility and regional access. The 
proposed land use framework for the Riverbend' nodal development area is 
shown in Figure 4-8. 

Figure 4-8. Proposed land use framework for the Riverbend nodal development area 
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Source: Crandall Aramubla. 

The proposed mix of land uses are quantified in Table 4-9, which shows 
acres and amount of development by land use. The proposal envisions 882 
medium-density residential units on 45 acres, yielding a net density of about 
20 units per acre. 12 acres designated for mixed-use retail uses are expected 
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to support 105,000 sq. ft. of development, which is a FAR of 0.2. Public parks 
and open space are expected to compose 19 acres or 10% of the nodal 
development area. Streets and transit facilities will take 55 acres or 30% of 
the nodal development area. 

Table 4-9. Proposed land use mix by type of development, Riverbend 
Use Net Area Max. Bldg. 

Area 
Max. Bldg. 
Coveraae 

Residential 
Density 

Residential 
Units 

acres square feet % coverage net units/acre # 
Residential 45 20 882 
Medical Campus 54 

Mixed Use Retail3 

Public Parks 

12 

7 

105,000 20 

Private Open Space 12 
Net Total 130 

Roads/Transit 55 
Gross Total Area 185 882 
' In addition to max. retail building area of 105,000 sf, development may also include residential and office uses. 
Source: City of Springfield Planning Department, 2002. 

If the PeaceHealth medical campus is not approved, the 54-acre hospital 
site would still be zoned for medium-density residential use. This site could 
accommodate an additional 450 dwelling units at a net density of 12 
units/acre, or an additional 750 units at a net density of 20 units/acre 
(assuming 30% of site is used for roads). 

Physical constraints 
The Riverbend nodal development area is situated along the McKenzie 

River. Of the 188 acres in the nodal development area, about 5 acres are in 
the floodway and 86 acres are in the 100-year flood zone of the McKenzie 
River. The development vision for Riverbend has taken these areas into 
account, using flood zone areas as public and private open space. 

The Riverbend node also includes about .6 acres of wetlands. These 
wetlands have also been considered in the development proposal, and they 
should not be a barrier to nodal development in the area. 

Infrastructure capacity 
Significant public improvements are necessary for this vision to become a 

reality. Development in Riverbend will require an extension of Pioneer 
Parkway north to connect with Beltline Road. Improvements at the I-
5/Beltline interchange and Beltline/Gateway intersection will also be 
necessary to facilitate increased traffic loads. All roads for internal traffic in 
the site must be built. PeaceHealth has offered to pay for the extension of 
Pioneer Parkway and internal streets needed for the Riverbend development. 
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Improvements in transit are envisioned, with LTD and Bus Rapid Transit 
(BRT) service extensions after development. BRT is expected to have 1-2 
stops in the Riverbend node as part of a north-south loop from the Downtown 
Springfield Station. At this time it is not certain whether this loop will stay 
east of 1-5 and loop through Gateway and back to downtown Springfield, or 
cross 1-5 to connect to the Chad Dr. area, Coburg Road, and Downtown 
Eugene. 

Development in Riverbend will also require stormwater management and 
extension of sewer lines and utility services. The costs for these 
improvements will be paid primarily by PeaceHealth. 

Buildable and redevelopable lands 
Table 4-9 shows that current zoning in the Riverbend node designates 

almost 95% of the site (178 acres) for medium density residential. There is no 
land zoned either community commercial or high-density residential. A mere 
1% (2 acres) of the node is zoned for employment (campus industrial). Like 
the Jasper-Natron nodes, Riverbend is primarily a greenfield site; over 62% is 
vacant and another 18% is redevelopable. 

Market issues 
The Riverbend development proposal did not include an analysis of 

market conditions. 

The future pattern of development in the Riverbend area is closely tied to 
the PeaceHealth proposal. If the proposal is ultimately approved, Riverbend 
will serve as a major regional subcenter for employment and medical 
services. Employment at PeaceHealth and related medical facilities would 
generate demand for residential development in the area. Employees and 
visitors to PeaceHealth would also generate demand for retail and 
commercial development in the area. 

The development proposal includes substantial amounts of medium- and 
high-density residential development in the area. Proximity to the hospital, 
high-quality natural amenities, and the nodal characteristics of the area will 
help increase rents and sales prices, which will support higher densities in 
the area. The hospital development may also create niche markets for 
residential development in Riverbend, including high-end high-density 
condominium units and live/work units. 

ASSESSMENT OF THE DEVELOPMENT VISION 

The proposal includes a substantial amount of medium-density 
residential development, about 900 units at a net density of 20 units per acre. 
This amount of development is roughly 2/3 of the total residential 
development in Springfield nodes through 2015, as indicated by the high end 
of the forecast in Chapter 3. Given the potential attractiveness of the site and 
demand generated by the hospital, this level of residential development can 
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probably be absorbed over an 8-10 year period. This implies, however, that 
Riverbend will capture most of the forecast demand for residential units in 
Springfield nodal development sites. 

However, the forecast demand for residential units in Springfield nodal 
sites is based on Springfield getting a share of nodal development that 
corresponds to its share of population, historic population growth, and 
buildable residential land in Eugene-Springfield. The PeaceHealth proposal 
will generate development and employment growth in Springfield beyond its 
historic share in the region, which may cause Springfield to attract a larger 
share of regional residential development. 

Without the PeaceHealth development, the 54-acre medical campus site 
would still be zoned for medium-density residential use. This area could 
support another 450-750 residential units at a net density of 12-20 
units/acre, assuming 30% of the site would be used for streets and open 
space. The absence of the hospital would reduce demand for residential 
development, slowing absorption and reducing the overall density of 
development in the area. 

The 105,000 sq. ft. of mixed-use retail space envisioned in the 
development proposal should be easily supported by market conditions in 
Riverbend. This amount of development is small compared to the regional 
demand for commercial development estimated in Chapter 3. Property 
fronting the Pioneer Parkway extension will be attractive for retail and office 
development because of the level of traffic and visibility, even without the 
hospital development. Of course, the hospital and surrounding residential 
development will add to demand for retail and office uses in the area. 

Retail development typically follows residential development in an area, 
posing a problem for creating retail centers in nodes. With the hospital this 
will not be much of a problem in Riverbend. The area will still be attractive 
for retail and commercial development without the hospital, but development 
would happen more slowly and probably lag residential development in the 
area. 

With 1-5 access, location near the Gateway commercial district, and the 
high amenity of a riverfront location give the Riverbend site potential to 
serve as a major regional subcenter with or without development of the 
PeaceHealth proposal. In short, Riverbend is currently the premier 
development site available in the Eugene-Springfield market. 

IMPLEMENTATION ISSUES 

Approval of the PeaceHealth proposal requires amendments to the 
Gateway Refinement Plan and Metro Plan Diagram. The process to make the 
necessary revisions is currently underway. The proposed amendments will 
preserve the City's ability to implement nodal development in Riverbend 
while concurrently processing PeaceHealth's Master Plan application. Once 
amendments to the Gateway Refinement Plan and Metro Plan Diagram are 
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adopted, the City can influence the characteristics and location of 
development in Riverbend through the master plan application process. The 
City will address outstanding issues relating to development in Riverbend, 
including transportation and flooding, in the plan amendment and master 
plan application processes. 

SUMMARY 
Table 4-10 shows acres of land in all of the six selected nodal development 

areas in Springfield by zoning and development status. Table 4-5 shows that 
the six nodal development areas in Springfield have a total of 682.7 acres. 

Table 4-10. Acres of land by zone and development status in 
Springfield nodal development areas 
Zoning Improved Vacant Redevelop Total 
Low-Density Residential 122.7 99.9 4.5 227.1 
Medium-Density Residential 37.0 119.1 29.4 185.5 
High-Density Residential 12.1 2.9 6.7 21.7 
Community Commercial 85.5 30.6 8.3 124.3 
General Office 0.8 0.2 1.2 2.2 
Medical 52.7 1 1 1.6 55.4 
Campus Industrial 0.3 0.0 1.7 2.0 
Light-Medium Industrial 13.3 1.5 4.6 19.3 
Special Heavy Indusrial 32.9 0.0 0.0 32.9 
Public 3.9 8.3 0.0 12.2 
Total 361.2 263.5 58.0 682.7 

Source: City of Springfield. 

About 40% of property (263.5) in the nodal development areas is not 
improved, and another 8% has potential for redevelopment; 33% of land in 
nodal development sites is zoned for low-density residential development, 
and another 27% is zoned for medium-density residential development. Only 
3% of land in nodal development areas is currently zoned for high-density 
residential. About 18% of land in nodal development areas is currently zoned 
for community commercial development. Designated nodal development sites 
also contain 54.2 acres zoned for industrial development. 

The description of planned development in the nodal development areas 
in this chapter is drawn entirely from previous concept plans developed for 
these sites. In general, all of the concept plans call for creating higher-density 
mixed-use centers in each of the nodal planning areas: 

• Downtown Spr ingf ie ld : reinvigoration of downtown Springfield as 
the heart of the city, with streetscape improvements, better pedestrian 
connections, and public spaces. Establishment of an arts and cultural 
district. Infill development and redevelopment to reinforce existing 
retail and add residential uses Downtown. 

• Glenwood: redevelopment of the nodal development area into a 
mixed-use center that is primarily residential with some office and 
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retail uses. Redevelopment of the entire area could add 850 residential 
units and 135,000 sq. ft. of commercial office and retail space (see 
Table 4-3). 

• Jasper-Natron: this mostly greenfield site would have a commercial 
and high-density residential core centered at an intersection of the 
Jasper Road Extension. In addition, commercial and high-density 
residential centers would be located at the northwest corner of the 
study area and a "floating node" would provide up to 18.9 acres of 
mixed-use commercial in the southern portion of the study area. At 
build-out, the entire Jasper-Natron study area would have up to 3,700 
residential units, 160,000 sq. ft. of commercial (primarily retail) use, 
and 1.2 million sq. ft. of campus industrial development (see Table 4-
6). 

• Mohawk: infill and redevelopment of the existing commercial district 
to increase a higher-density mixed-use core, including residential 
uses, in the nodal development area. 

• Riverbend: development of this mostly greenfield site as a regional 
medical campus surrounded by 882 units of medium-density 
residential and a mixed-use center with 105,000 sq. ft. of retail and 
commercial businesses that serve both the node and regional markets 
(see Table 4-9). 
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Nodal Development Potential 
chapter5 in Springfield 

Previous chapters have described national trends in nodal development, 
expected regional market conditions over the next 15—20 years, and existing 
conditions and concept plans for development in the selected nodal areas. 
This chapter draws on this material to asses the amount of nodal 
development that could occur in Springfield. 

This chapter begins with an examination of the financial feasibility of 
nodal development products. This analysis describes the extent to which the 
private market may be willing to construct nodal development products, 
given market conditions and the absence of public assistance or incentives. 
This information and the analyses in the previous chapters is then used to 
come to conclusions about the amount of nodal development likely in 
Springfield sites over the next five years and long-run planning period. 

FEASIBIL ITY OF NODAL D E V E L O P M E N T P R O D U C T S 

ECONorthwest, by itself and in conjunction with other consultants, has 
recently conducted feasibility studies of potential nodal development products 
in urban Northwest markets. In this section summarizes conclusions from 
these studies regarding the rents, sale prices, or land prices needed to make 
these products economically viable. We compare the results of these studies 
to market conditions in Springfield to identify the implications for nodal 
development in Springfield nodal sites. 

Thjs section is organized by development type. Data from various 
feasibility studies are brought together for each development type to 
corroborate results and draw conclusions about the market for nodal 
development products in Springfield. 

MULTI-FAMILY RESIDENTIAL 

A recent study of the feasibility of multi-family development in the Salem 
market found that: 

• Rowhouse and Garden Apartment developments using wood-frame 
construction with surface parking are feasible with rental rates of 
between $0.85 and $0.87 per sq. ft. 

• Mid-Rise Apartment developments using a concrete podium to provide 
parking under the units and elevators are feasible at rental rates of 
$1.11 per sq. ft. 

Rents in Eugene-Springfield for new traditional apartment developments 
average $0.70 to $0.85 per sq. ft. per month, indicating that Rowhouse and 
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Garden Apartment style developments are currently feasible in the regional 
market. This is supported by the fact that the region has seen many such 
developments in recent years in response to demand from population growth. 

The rents needed to justify Mid-Rise Apartment developments occur 
primarily in the UO campus area, and this is where one sees most of this 
style of multi-family development in the Eugene-Springfield region. 

Rents for new apartments in downtown Eugene average $0.90 to $1.30 
per sq. ft. per month. These higher downtown rents, however, are not 
sufficient to support high-rise residential development. Recent residential 
development in downtown Eugene has occurred with financial assistance 
from the City of Eugene in the form of tax abatements, low-interest finance, 
and building and leasing-back parking at or below cost. 

A feasibility study conducted fo5r the Springfield Station Area Planning 
project indicates that rents in Springfield must reach about $1.30 per sq. ft. 
per month, or $780 per month for a 600 sq. ft. apartment, to justify 
development of a 36-unit low-rise apartment complex. A larger apartment 
complex might be feasible at lower rent levels because of economies of scale in 
construction costs. 

OFFICE 

For Urban Centers in metropolitan Portland, ECONorthwest and 
Johnson Gardner conducted a feasibility study of three types of office 
developments: low-rise, mid-rise and high-rise. This analysis identified the 
level of rent needed to make projects feasible given a range of land values. 
Only the high-rise format included structured parking. The results of this 
analysis correspond with observed behavior in the market: 

• Low-rise office space, typically single-story flex space, is the 
predominant development type when land values are below $6.00 per 
square foot. Low-rise office space is typically built on relatively low-
cost industrial land in flex buildings. Low-rise office developments on 
inexpensive land are feasible at rents of $0.50 per sq. ft. per month. 

• Mid-rise development with surface parking is economically viable at 
land values above $6 per sq. ft. and up to about $90 per sq. ft. This is 
why mid-rise office development generally the predominant style 
outside of high-value downtown areas. Mid-rise developments are 
feasible at rents of $0.63 per sq. ft. per month. Springfield has seen 
some recent development of mid-rise commercial offices for banks on 
Harlow Road near Gateway Mall. 

• High-rise office developments are feasible only at land values of $90 
per sq. ft., or $3.9 million per acre, and above. This is why high-rise 
office developments are found primarily in a regional central business 
district. High-rise office developments require rents of $1.33 per sq. ft. 
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per month. In Eugene, high-rise office developments require some 
form of subsidy to be feasible. 

RENOVATION OF DOWNTOWN RETAIL WITH APARTMENTS OR OFFICE 
SPACE 

For the Springfield Station Area Planning project in Downtown 
Springfield, ECONorthwest conducted a feasibility analysis for two 
prototypical renovation projects: renovating a building to create apartments 
over retail, and renovating a building to create office over retail. 

This analysis found that renovation projects in Downtown Springfield are 
not feasible given the existing low rent levels. The feasibility of renovation 
projects in Downtown Springfield will improve as rent values increase. Both 
renovation projects become feasible with increases in rent: 

• For the apartments over retail project, apartments rents of $1 per sq. 
ft. and retail rent of $1.50. 

• For the apartments over retail project, office and retail rents of $1 per 
sq. ft. 

Real estate specialists contacted for the Springfield Station project said 
that renovation costs for downtown buildings are close to, and in some cases 
greater than, costs for new construction. To the extent that renovation costs 
equal costs of new construction, the results for prototypical renovation 
projects apply to new construction projects with the same size and type of 
space. 

PARKING 

Higher-density development desired in nodes may require parking 
structures to provide sufficient parking. A feasibility study conducted for 
Urban Centers in metropolitan Portland looked at the costs of providing 
parking in surface lots, traditional structured parking, and low-cost 
structured parking. This analysis looked at costs per parking space within a 
range of land values, from $0 to $100 per sq. ft. The results of this analysis 
show that: 

• The cost per space for surface parking is less than for low-cost 
structured parking at land values less than about $50 per sq. ft. or 
$2.2 million per acre. 

• Traditional structured parking does not cost less per space than 
surface parking until land prices approach $65 per sq. ft. or $2.8 
million per acre. 

• Between land values of $50 and $65 per sq. ft., low-cost structured 
parking has the lowest cost per space This type of structured parking 
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uses construction and design techniques, and limited structure height, 
to lower costs. 

These results show that surface parking is the lowest cost option in most 
urban locations. Low-cost structured parking may be feasible at land prices 
as low as $35 per sq. ft. or $1.5 million per acre, but this value is still higher 
than most land values in Eugene-Springfield. 

From a market perspective, structured parking is unlikely to represent a 
viable development form in most locations in Eugene-Springfield without 
public participation. That conclusion is confirmed by recent work we have 
done in Eugene, Salem, and Portland. With a few exceptions, the private 
sector does not provide structured parking in these markets. Structured 
parking in these cities is primarily subsidized by the public sector. 

M A R K E T SUPPORT FOR NODAL D E V E L O P M E N T IN SPRINGFIELD 

The feasibility of nodal development products is highly correlated to 
construction style and market rents. Low-density development typically uses 
low-cost wood-frame construction, yielding relatively low development costs 
per sq. ft. of building space. Such developments are feasible with relatively 
low rents. Higher-density development requires higher-cost concrete and 
steel-frame construction and may require elevators and structured parking, 
increasing the development costs per sq. ft. of developed space. Higher rents 
are needed to justify higher-density development. 

The results of feasibility analyses for nodal development products leads to 
the following conclusions for development in Springfield nodal sites: 

• Multi-family. Low-rise and mid-rise multi-family developments are 
currently feasible in the Eugene-Springfield market. Current market 
rents in Springfield are sufficient to justify low-rise developments in 
some areas. We believe that higher rents observed elsewhere in the 
region are achievable in Springfield, particularly in areas with high 
amenities. These higher rents would justify mid-rise multi-family 
development in Springfield. 

Large low-rise multi-family developments in Springfield may be 
feasible in part by taking advantage of economies of scale in 
construction. Smaller low-rise and mid-rise developments suitable for 
infill sites in nodes may not be feasible due to higher development 
costs per unit. Public assistance may be necessary for such 
development to occur. 

High-rise multi-family development is unlikely to be justified by rents 
in Springfield. High-rise multi-family development in Eugene has 
occurred with public subsidies that made the projects feasible. Public 
subsidies will be required to get high-rise residential development in 
Springfield. 
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• Office. Low-rise office developments are the most economically viable, 
but this development is probably not compatible with the higher-
density goals of nodal development. Mid-rise development is 
achievable in Springfield, particularly in the Riverbend node. Mid-rise 
office development in other Springfield nodal development sites will 
require improvements to those nodes to increase relative rents and 
land values, or public assistance and incentives to make the projects 
feasible. 

• Renovation of buildings: apartments or offices over retail. 
Rents needed to make renovations of buildings to provide apartments 
or office space over retail are above current rents in most of 
Springfield but are within the range of rents observed in the Eugene-
Springfield market. This suggests that actions by the City of 
Springfield to enhance nod^l development areas to improve rents, and 
public assistance or incentives, may make these projects feasible. 
Since the costs of new construction are close to the costs for 
renovation, this conclusion applies to new construction as well. 

• Parking. The private market is very unlikely to provide parking 
structures in Springfield nodal development areas, with the exception 
of the proposed hospital and related development in Riverbend. This 
means that commercial development in nodes will rely primarily, if 
not exclusively on surface parking lots unless public sector money 
subsidizes parking structures. 

Rowhouses and Garden Apartments will also rely on surface parking. 
Some Mid-Rise Apartment developments may use a concrete podium 
to provide parking underneath the units, particularly on smaller infill 
lots where space for surface parking is constrained, but current and 
likely land values and rents will not support much of this development 
soon. 

An important implication of the reliance of development on surface 
parking is that it will limit the overall density of nodal development 
areas and will create a challenge for creating a pedestrian 
environment. With the exception of the hospital development in 
Riverbend, public participation will be needed to provide structured 
parking in Springfield's nodal development areas. 

That information provides part of the context for an evaluation of market 
support for development in Springfield nodes. Another part of the context is 
an estimate of the amount and type of development that is tied to overall 
regional growth. All of these factors are considered in the analysis and 
conclusions that follow. The implementation strategy in Chapter 6 of this 
report will include recommendations for changes to public policy to help 
increase the amount and density of nodal development. 
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DEMAND OVER 2 0 0 3 - 2 0 0 7 

Table 5-1 summarizes our estimate of the market support for 
development in Springfield nodal areas over the five year 2003-2007 period. 
The forecast is for relatively little development in most nodes because: 

• This is short-run (3-4 years) analysis. Current market conditions can 
be good predictors of future market conditions in the short run, and 
current market conditions are not robust. 

• The analysis looks at what the market is likely to do in the absence of 
special public incentives. More development will occur if the City uses 
public funds to underwrite it. 

Note also that Table 5-1 shows market support for any type of 
development allowed by current zoning, not only nodal development. In areas 
where there may be market support for development that is not consistent 
with nodal development goals for high-density and mixed-use, such as big-box 
retail development, the City of Springfield may want to take measures to 
prevent this development in nodal areas. 

Table 5-1. Market support for development in Springfield nodal development 
areas, 2003-2007 
Node Residential Retail Office N o t e s 
D o w n t o w n 
Spr ingf ie ld 

None None N o n e S o m e bu i ld ing renovat ion m a y occur 

G l e n w o o d None under cur rent zon ing ; 
85 single-family a t tached 
and mult i - family units on 
r iverfront s i tes if a l lowed 

Typ ica l str ip deve lopmen t 
on Frankl in; riverfront 
migh t at t ract res taurant o r 
low-r ise of f ice 

Deve lopmen t in G lenwood depends on 
prov is ion o f sewer serv ice a n d access 
f rom Frank l in Boulevard. 

Jaspe r -Na t ron Cont inued low-dens i ty 
resident ial deve lopmen t in 
North node 

None N o n e Deve lopmen t depends on annexat ion 
into City a n d extens ion of serv ices 

M o h a w k None R e d e v e l o p m e n t N o n e 
for str ip and big-
box retai l 

R i ve rbend - w i t h 
hosp i ta l 

180 single-family a t tached 
and mult i - family units 

105,000 s q . f t . of off ice 
and retai l 

Depends o n provis ion of internal s t reets 

R i ve rbend - w i thout 
hosp i ta l 

90 single-family a t tached 
and mult i - family uni ts 

50 ,000 sq. ft. of 
ne ighbo rhood 
commerc ia l 

ex tens ion o f P ioneer Parkway 

S o u r c e : E C O N o r t h w e s t . 

Our conclusions about market support for development in Springfield's 
nodal areas are based on general market demand driven by forecast 
population and employment growth. Additional development in nodal areas 
could occur from development proposals for unforeseen specific projects. The 
PeaceHealth proposal for the Riverbend site illustrates this point. Another 
example is the recent purchase of a 3.7-acre site near Downtown Springfield 
by Chambers Communication. Chambers is currently holding the property 
but has expressed a desire to redevelop the site; they may find a large tenant 
that would justify redevelopment, and they have the resources to build in 
anticipation of improved market conditions. 
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The conclusions in Table 5-1 are based on drawing together information 
presented in Chapters 2-4 of this report, as well as assumptions about 
typical and reasonable actions the City might take in response to 
development proposals. The following sections discuss key factors influencing 
these conclusions by node. 

DOWNTOWN SPRINGFIELD 

Current market rents will not support new residential, retail, or office 
development in Downtown Springfield, but some building renovation may 
occur. Without public assistance, we expect no more than a few isolated new 
developments in the node over the next 3-4 years. 

GLENWOOD 

Current zoning does not allow residential development. If zoning changed 
to mixed-use as recommended by the concept plan, development would still 
require extension of sewer service and access to Franklin Boulevard. If all of 
this occurs in the next three years (possible but unlikely), the vacant eastern 
riverfront portion of the nodal area could accommodate two years of average 
demand for single-family attached and apartment units in Springfield, or a 
total of 85 units. To be feasible, these units would probably be in rowhouses 
or low-rise development that are compatible with nodal development but may 
not make best use of the riverfront site. 

Under these same conditions, the riverfront sites might attract a 
restaurant or office development that takes advantage of the riverfront 
amenity, and this development could be compatible with nodal development 
goals. 

If sewer service is extended along Franklin Boulevard, there may be 
demand to redevelop some parcels in the nodal area fronting Franklin for 
typical suburban strip development: gas stations, convenience stores, fast 
food, and the like. This auto-oriented development would not have the 
characteristics desired in nodal development areas. To avoid this problem, 
the City of Springfield would need to have policies preventing incompatible 
development in the nodal area before extension of sewer service along 
Franklin. 

Remember, however, that this is a 3-4 year forecast. Nothing can happen 
until sewer service is available, and many other issues (e.g., the 
transportation network, drainage) will have to be resolved before significant 
development should be allowed. That is a lot to ask of the unincorporated 
Glenwood area in that amount of time. 

JASPER-NATRON 

The area immediately north of the Jasper-Natron North node is a 
recently-developed single-family residential subdivision, and the portion of 
the North node within city limits is immediately south of this development. 
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We expect continued demand for single-family residential development in 
this area, and we expect such development to occur in the portions of the 
North node that are within city limits if sewer service is available. 

Existing single-family development in the area is on relatively small lots 
that are not incompatible with nodal development, but widespread single-
family development in the North node before adoption of policies to ensure 
nodal development may erode potential nodal qualities in the area. 

Given the location on the urban fringe, poor access, lack of services to 
commercially-zoned sites, and relative proximity of good shopping around the 
1-105 / Main intersection, we do not foresee any demand for retail or office 
development in the North node in the short run. The Jasper-Natron South 
node is so far away from urban services needed to support development that 
any urban development in the area is unlikely over the next five years. 

MOHAWK 

It is unlikely that market rents in Springfield will support (without City 
assistance) urban-type multi-family residential development in the Mohawk 
nodal development area, particularly for small complexes that would fit on 
vacant or redeveloped parcels in the area. For traditional multifamily units 
(e.g., 2-3 story garden apartments), there is not much vacant land: we would 
not expect more than one or two developments of this type in the short run 
(even that seems optimistic). 

Big-box retail development in the northern Mohawk area indicates that 
there may be demand for redevelopment of sites for further big-box retail in 
the next five years, particularly if economic conditions improve. Big-box retail 
is not compatible with the high-density and mixed-use goals of nodal 
development, so the City may want to adopt policies to preclude this style of 
development in the Mohawk nodal development area. 

RIVERBEND-WITH HOSPITAL 

The PeaceHealth hospital development in Riverbend would boost demand 
for residential, retail, and office development in the area. Construction of 
interior streets and extension of utilities would need to occur for development 
of the area, so it would probably be at least two years before any development 
in Riverbend became available on the market. Given this assumption, we 
believe that Riverbend could absorb three years of the high-end of demand for 
single-family attached and apartment units in Springfield nodal sites, as 
shown in Table 3-11. This translates into demand for 180 single-family 
attached and apartment units over the next five years. 

The hospital development requires the extension of Pioneer Parkway to 
connect with Beltline to handle traffic in the area. The hospital development 
will generate additional demand for retail businesses in the area, and the 
extension of Pioneer Parkway will create a commercial development site on 
an arterial roadway near a key regional intersection. These conditions could 
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create demand for development of most or all of the commercial development 
called for in the PeaceHealth development proposal, .105,000 sq. ft. This 
amount of development is not inconsistent the regional demand for 
commercial development shown in Table 3-8. 

RLVERBEND-WITHOUT HOSPITAL 

The City of Springfield is in the process of adopting revisions to the 
Gateway Refinement Plan that will allow the hospital development. These 
revisions will stay in place even if the hospital does not develop at the 
Riverbend site. These revisions will maintain the medium-density residential 
character of the area, but would allow the City to designate more land for 
commercial use and give the City more flexibility in locating commercial land 
than current Gateway Refinement Plan policies. The intention of these 
revisions is to give the City more flexibility in implementing nodal 
development in Riverbend with or without the hospital development. 

As under the with-hospital scenario, we assume that it would take at 
least two years (maybe more) for extension of utilities and construction of 
roadways necessary to bring development in Riverbend to the market. 
Without the hospital, we believe that Riverbend could absorb up to three 
years of the low-end of demand for single-family attached and apartment 
units in Springfield nodal sites, as shown in Table 3-11. This translates into 
demand for about 90 single-family attached and apartment units over the 
next five years. 

The City of Springfield intends to extend Pioneer Parkway to connect 
with Beltline with or without the hospital development. Without the hospital, 
however, the need to extend Pioneer Parkway is less urgent and it may not 
occur in the next five years. We assume that the City will locate Riverbend's 
commercial center near the Pioneer Parkway extension, and once that 
roadway is extended it will create a vacant commercial development site on 
an arterial roadway near a key regional intersection. Demand for commercial 
development would be less without the hospital development. Since 
residential demand is reduced by 50% without the hospital, we assume that 
a commercial site in the Riverbend node could absorb half of the commercial 
development envisioned in the PeaceHealth proposal, or about 50,000 sq. ft. 
This is about the size of a small neighborhood shopping center with a grocery 
and a few other convenience-oriented retail stores. 

DEMAND TO 2015 

Estimating demand through 2015, the end of the TransPlan planning 
period, is more speculative than estimating short-run demand because the 
longer time period allows more opportunities for unseen events to effect 
demand and supply conditions in the region. 

Concept plans for each of the Springfield nodal development areas 
described a vision for long-run development of the areas. Unfortunately, only 
the plans for Riverbend and Glenwood quantify the amount of new 
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development and redevelopment expected in the nodes. We used data 
presented in Chapters 3 and 4 and assumptions about development to 
estimate demand in the remaining Springfield nodal development areas. Our 
estimate of demand for development in Springfield nodal sites through 2015 
is shown in Table 5-2. As in Table 5-1, these estimates assume no special City-
assistance on development. 

Note that the demand estimates here are for the entire period 2003 to 
2015. Thus, they include any short-run demand shown in Table 5-1. 

Table 5-2. Potential development in Springfield nodal development areas, 2003-2015 
N o d e Res iden t i a l Reta i l O f f i c e No tes 
Down town 
Springf ie ld 

Some infill and renovat ion 
of bui ldings with apartments 
above retail 

Primari ly 
renovation of 
existing buildings 

Some renovat ion of 
bui ldings wi th off ices 
above retail 

G lenwood 6005800 units at an 
average net density of 20 
units/acre 

50,0005100,000 
at an average 
FAR of 0.25 

100*00005200,000 
sq. ft. at an average 
FAR of 0 .350 .5 

Depends on protecting the nodal 
development area from typical strip 
development along Franklin Boulevard 

Jasper -Nat ron 
Nor th 

2 ,000 units 350,000 sq. ft., primarily retail with s o m e 
office 

Development based on land supply and 
capacity; see Table 5-3 for assumpt ions 

Jasper -Nat ron 
South 

425 units 430,000 sq. ft., primarily of f ice and flex 
industrial wi th some retail 

used to estimate development 

Mohawk Some multi-family infill; on 
the order of 4 0 5 1 0 0 units 

80,000 sq. ft., primarily retail wi th some 
office uses 

Depends on protecting the nodal 
development area f rom typical strip and 
big-box development 

R iverbend - wi th 
hospi ta l 

882 single-family at tached 
and multi-family units 

105,000 sq. ft. of office and retail 
Depends on provision of internal streets 

R iverbend -
wi thout hospi ta l 

1,350 single-family at tached 
and multi-family units 

105,000 sq. ft. of office and retail and utilities; retail depends on 
extension of Pioneer Parkway 

Sou rce : E C O N o r t h w e s t . 

The demand in Table 5-2 is the potential demand. By that we mean that 
for any given node, it is not beyond the realm of market realities that the 
amount of development shown could occur by 2015. It is optimistic, but 
possible. But, what is possible for one node by itself is not possible for all 
nodes collectively. Not all nodes can develop to the potential shown in Table 
5-2 during the time period: if one does, the others probably will not. We 
return to that point later. 

The estimates in Table 5-2 are based on data presented in Chapters 2-4 
of this report and assumptions about the type and density of development in 
Springfield nodal development areas. The following sections discuss key 
factors influencing these conclusions by node. 

DOWNTOWN SPRINGFIELD 

Since Downtown Springfield is primarily developed, we expect only a few 
infill and redevelopment projects in this nodal development area. Residential 
development in Downtown Springfield will consist of infill developments on 
small lots, and renovations of buildings that include apartments over ground-
floor retail uses. 
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We do not expect relative rent levels in Downtown Springfield to justify 
large amounts of new retail or office development, either on infill sites or by 
replacing of existing structures. Retail developments in Downtown 
Springfield will consist almost entirely of renovation of existing buildings to 
provide higher-quality space, and office development will consist mainly of 
renovations of buildings to provide office space over ground-floor retail uses. 

There is, of course, plenty of things that could happen to make us wrong 
on this. For example, if we had made that forecast two years ago, and then 
the City of Springfield had been selected for the federal courthouse, we would 
have been wrong: the courthouse would have subsidized some private 
development and increased demand for office space so that private-market 
development, without subsidy would have been feasible. 

As another example, we noted above that Chambers Communication has 
a large site in the Downtown node, and the financial capabilities to redevelop 
it. Though they face the all economic realities we have described, they may be 
able to take a longer-run view and accept more risk, and thus be willing to 
redevelop in the absence of City assistance or what we would see as favorable 
economic conditions. 

GLENWOOD 

The potential development level for the Glenwood nodal development area 
shown in Table 5-2 are drawn from the Glenwood Riverfront Specific Area 
Plan. The justification for the market potential of that development concept 
is described in detail in reports relating to that node. 

JASPER-NATRON 

The Jasper-Natron concept plan did not include an estimate of the level of 
development expected in the nodal development areas. To estimate 
development potential in these nodes, we used data on the amount of land in 
the nodes from Chapter 3 and assumptions about land use by type and 
development density. The data, assumptions, and results are shown in Table 
5-3. 
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Table 5-3. Potential development in the Jasper-Natron 
nodal development areas 

Jasper North Jasper South 
TransPlan Node Cateqory Neighborhood Employment 
Total Acres 143.8 75.6 
% Roads and Public Use 25% 25% 
Remaininq Buildable Acres 107.9 56.7 
% Residential 75% 30% 
Residential Acres 80.9 17.0 
Average Density (DU/Acre) 25 25 
Residential Units 2,022 425 
% Commercial/Employment 25% 70% 
Commercial/Employment Acres 27.0 39.7 
Average Density (FAR) 0.3 0.25 
Sa. Ft. Commercial/Employment 352,346 432,224 

Source: ECONorthwest. 

The estimates in Table 5-3 are based on the following assumptions: 

• We used the development described in the concept plan to assign 
TransPlan node categories to the nodal development sites; 
Neighborhood for the Jasper North node and Employment for the 
Jasper South node. 

• We estimated that 25% of the nodal development areas would be 
needed for streets and public areas; the nodes currently do not have 
streets needed for regional access or internal circulation. Remaining 
land in the nodes is considered buildable for the rest of this analysis. 

• TransPlan states that land uses in Neighborhood Nodes should be 70— 
85% residential and 5-25% commercial, and Employment Nodes 
should be 10-30% residential and 60-85% commercial (with the rest 
in public uses). We used these ranges to select the share of buildable 
land in residential and commercial uses in the Jasper nodal 
development sites. 

• We assumed that the Jasper nodes would develop at densities slightly 
higher than typical developments, consistent with nodal development 
goals. 

MOHAWK 

We expect residential development in the Mohawk nodal development 
area to consist primarily of small projects on small infill lots. The Mohawk 
node has 4.6 vacant and redevelopable residential acres, which would support 
about 80-120 multi-family units at a density of 20-25 units/acre. 

We expect retail development in Mohawk to be modest as well. The 
Mohawk node has about 6 vacant and redevelopable commercial acres, which 
would support about 80,000 sq. ft. of development at a FAR of 0.3. This 
development will be primarily retail but may include some office space. We do 

P a g e 5-10 F e b r u a r y 2003 E C O N o r t h w e s t 

4-142 

Spr ing f i e ld N o d e s Marke t A n a l y s i s 
a n d D e v e l o p m e n t S t ra tegy 



not expect relative rent levels in the Mohawk node to justify multi-story 
development with apartments or offices over retail uses; most commercial 
development in the node will be single-story. 

RIVERBEND 

The development potential shown in Table 5-2 is drawn from the proposed 
PeaceHealth development concept. 

SUMMARY AND IMPLICATIONS 

Trying to compare some estimate of market demand for development in 
nodes to the concept plans for the nodal development areas is difficult 
because most of those concept plans do not quantify the amount of 
development expected. The two nodes for which we do have estimates of 
development, Glenwood and Riverbend, have plans for over 800 residential 
units in each (1,600 total). For Jasper-Natron, we were able to estimate 
development potential because they are primarily greenfields: we made 
assumptions about average densities and applied those densities to the 
amount of buildable land to calculate development potential. The small 
amount of vacant land in the Downtown and Mohawk nodal development 
areas means either that (1) the expected amount of development will be 
small, or (2) we have to make some highly speculative assumptions about 
redevelopment. 

The result of all those assumptions and calculations is that for the land 
inside the nodal boundaries of the six nodes of interest, the concept plans 
suggest that somewhere between 3,900 and 4,675 new residential units will 
be built between now and when the areas are built out (the plans are 
indefinite about when that would be). 

The assessment in Chapter 3 suggests that the likely average for 
residential development in all Springfield nodes (not just the six in this 
study) is on the order of 40 to 80 dwelling units per year (about 900 units 
over the 2001-2015 period), substantially less than the potential shown in 
Table 5-2. What does that mean? There are several possible interpretations: 

• The concept plans are fine, and our estimates of demand in nodes is 
too pessimistic. We think this is the wrong interpretation. Our 
estimates may prove to be on the low side, but we doubt that they are 
low by a factor of 4 to 5. 

• The concept plans are fine, but they are plans for a much longer period 
than the 15 years we are using in this study. This is a plausible 
interpretation. This conclusion has important implications for 
implementation: for example, about whether the City should try to 
develop all nodes simultaneously, or work in series on one or two 
nodes at a time. Chapter 6 and our subsequent final report at the end 
of this project will address that issue in more detail. 
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• The concept plans are too aggressive about density. This may be true 
in the long run: it is almost certainly true in the short run. Because of 
the likelihood of the PeaceHealth development, the concept plan for 
Riverbend looks the most realistic now. The Glenwood concept plan is 
not obviously untenable, but a lot of things must happen before the 
kind of development it envisions becomes a reality. The Downtown 
and Mohawk areas have languished for a long time: without 
significant public investment, it is hard to see that turning around 
soon. Jasper-Natron is a greenfield site with the potential to 
accommodate density, but creating a node from scratch is an 
expensive proposition. Development there is likely to start with the 
lower-density residential development, with higher-density residential 
and commercial following. 

Even though the concept plans are probably aggressive, our 
assessment is that they are not wildly so. The City's long run view 
should be something to aspire to. Optimistic plans are not a problem 
as long as they are not accompanied by implementing ordinances 
whose requirements for density and amenity are so at variance with 
current market realities that they are effectively a prohibition on 
development. We return to that point in Chapter 6. 

Table 5-2 shows that the concept plans up to 1.3 million sq. ft. of retail 
and office development at buildout. This amount of development appears 
supportable by forecasted employment growth in the region, which is 
expected to generate demand for 9.5 to 15 million sq. ft. of development for 
the Trade, FIRE, Services, and Government sectors over the 1995-2015 
period (see Table 3-8 in Chapter 3). 
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Chapter 6 Implementation 

Many communities in the United States have tried to implement 
something like nodal development. Many of the issues relating to 
implementing nodal development are common across communities, and many 
implementation plans have common themes and strategies. In addition, there 
have been many studies of tools and strategies to implement higher-density 
mixed-use centers in urban areas. 

This chapter begins with a summary of key implementation issues raised 
by the market analysis for each node. These implementation issues, along 
with plan elements, tools, and strategies that have been found most effective, 
are the basis of the development strategy at the end of this chapter. The 
development strategy in this report is based solely on the market analysis 
and plan review in this report—the development strategy will be refined later 
in this project to develop final strategic recommendations for the City of 
Springfield. 

There has been very little development activity in Downtown Springfield 
over the last 25 years. The recent renovation of the Emerald Arts building 
and ongoing renovation of the McKenzie Theater are encouraging. Downtown 
Springfield need visible, short-term, and successful projects to create 
momentum towards revitalization. There are several actions the City of 
Springfield can take to help create momentum Downtown: 

• Continue to support private organizations such as the Springfield 
Renaissance Development Corporation that are working to improve 
Downtown 

• Use construction of the Springfield Station as an opportunity to make 
pedestrian and streetscape improvements 

• Site of other public facilities to help create momentum. 

The Springfield Station Specific Area Plan fists two low-cost projects that 
would improve Downtown: ongoing maintenance and clean-up of streets and 
sidewalks and pedestrian fighting. 

Businesses and developers frequently mentioned a lack of parking as an 
issue. Analysis of parking spaces available Downtown, however, shows that 
there is sufficient parking within walking distances of businesses, but in 
many cases it is not visible from the businesses or Main St. Improved signage 
and map handouts could increase awareness of available parking. The 
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Springfield Station plan also suggests purchasing and removing some 
buildings to create additional parking visible from Main St. 

Downtown Springfield has traditionally been a center for government 
offices. The City should adopt a policy to continue to site public facilities in 
Downtown. Potential future public facilities include an expanded library and 
improved police station. 

A low- or no-interest loan fund should be established to loan funds for 
Downtown business improvements such as improved signage, fa?ade 
renovation, and new awnings. 

A private non-profit Downtown Association with a downtown manager is 
needed to lead Downtown marketing, maintenance, and security. 

Current rent levels for retail, office, and residential uses downtown are 
not sufficient to support renovation or new construction of buildings 
downtown. The City can help increase rent levels by taking actions to 
improve the visual appeal and security Downtown. The City may also 
consider providing financial assistance or incentives for renovation and 
development Downtown, including tax abatements for creating residential 
units and for seismic retrofits to existing buildings 

G L E N W O O D 

Access from Franklin Boulevard and circulation within the nodal 
development area are critical issues. Current plans call for providing access 
and circulation by constructing a new street that would extend north from 
the Franklin/McVay Highway intersection and turn west to parallel Franklin 
Boulevard. In addition, north-south streets in the nodal development area 
would extend the existing street grid system in Glenwood south of Franklin 
Boulevard to include the area north of Franklin Boulevard. Improvements to 
Franklin Boulevard should include or anticipate some intersections on the 
north side that align with street intersections on the south side. 

The provision of sewer service and stormwater drainage is necessary for 
development in Glenwood. The City's Capital Improvement Plan includes 
extension of a sewer trunk fine under Franklin Boulevard and McVay 
Highway. Stormwater drainage can be provided in the nodal development 
area by linking it to facilities to the south of Franklin Boulevard. 

Improvements to Franklin Boulevard are necessary to provide pedestrian 
and bicycle facilities and improve its aesthetic appeal. Construction of the 
proposed Bus Rapid Transit system and extension of the sewer trunk line 
under Franklin Boulevard will create an opportunity for additional 
improvements to Franklin including sidewalks, bicycle lanes, pedestrian 
crossings, street trees, and possibly putting electric, phone, and cable services 
underground. 
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JASPER-NATRON 
Infrastructure and utility services are needed to allow development in the 

Jasper-Natron area, including both the North and South nodal development 
areas. Key facilities include: 

• The Jasper Parkway Extension will pass through both Jasper-Natron 
nodal development areas, connecting the current terminus of 1-105 at 
Main Street with Jasper Road somewhere in the southern portion of 
Jasper-Natron. The Jasper Parkway Extension is planned as a 55-
mph facility south of Mt.Vernon Road, including the portions through 
both Jasper-Natron nodal development areas. Construction of this 
portion of the Extension, however, requires improvements to the 
Highway 126/Main St. intersection. The location of the Parkway 
Extension, intersections on the Extension, and other characteristics of 
the Extension may have implications for the location and orientation 
of the nodal development areas. 

• Local streets must also be constructed for internal circulation in the 
Jasper-Natron area. These streets will be funded primarily by private 
developers. 

• Sewer improvements needed in the area include a 3-mile sewer trunk 
line extension, a lift station upgrade, and several collector sewer lines 
within the site. Total cost of the sanitary service in 1998 was 
estimated to be $4.5 million. City staff report1 that matching funds by 
developers and residents will likely come only after the completion of 
the Jasper Road Extension, which will spur development in the area. 

• Extension of City water service is expected to cost $500,000 to $1 
million for the transmission line extension, $40 to $45 per linear foot 
for distribution lines, and $813 per hookup for individual water 
supply. 

• An adequate storm water system is estimated to cost a total of $2.6 
million. 

The Jasper-Natron South nodal development area contains a 33-acre mill 
site zoned Special Heavy Industrial. This site contains a wood products mill 
served by a rail spur, which is currently used to kiln dry veneer. This heavy 
industrial use may not be compatible with the higher-density and mixed-use 
development envisioned for nodes. 

MOHAWK 
The Mohawk nodal development area is primarily developed, so creation 

of a node in this area will require infill and redevelopment projects. Economic 

City of Springfield, Preliminary Staff Analysis of Potential Node Sites, 2002. 
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analysis determined the most realistic area for redevelopment is the Central 
Mohawk area, which includes the former Waremart site. Density and 
intensity changes that move the area towards mixed-use are likely to occur 
incrementally in the Mohawk neighborhood. 

The Mohawk Boulevard Specific Plan outlines strategies that focus on 
improving pedestrian facilities and amenity to transform Mohawk from an 
auto-dominated, pedestrian unfriendly neighborhood to a node that 
integrates existing residential areas and the commercial core. The Plan also 
identifies a need for improvements to the interchange on Highway 126 to 
mitigate future congestion. 

Existing roadways, sewer, stormwater, and utility service have adequate 
capacity for existing and some additional development. Substantial new 
development, such as an assisted living or retirement home envisioned near 
McKenzie-Willamette Hospital, would require an upgrade to water and sewer 
facilities. Internal circulation streets may be needed in the Central Mohawk 
area to give it nodal characteristics. 

RIVERBEND 

PeaceHealth's proposed hospital development has removed most of the 
typical barriers to nodal development in the Riverbend area. PeaceHealth has 
offered to pay for improvements needed to develop the area, including the 
Pioneer Parkway extension, internal circulation streets, sewer, stormwater, 
and other utilities. In addition, the PeaceHealth development will boost 
demand for housing, retail, and office uses in the node. 

Approval of the PeaceHealth proposal requires amendments to the 
Gateway Refinement Plan and Metro Plan Diagram. The process to make the 
necessary revisions is currently underway. The proposed amendments 
preserve the City's ability to implement nodal development in Riverbend 
while concurrently processing PeaceHealth's Master Plan application. 

RELATIVE RIPENESS OF NODES FOR 
DEVELOPMENT 

The development strategy in this chapter cuts across the implementation 
issues in specific nodal development areas to create an overall strategy for 
implementing nodal development in Springfield. A crucial consideration in 
developing this strategy is timing—not all of the nodal development areas 
will develop at once, nor can the City of Springfield afford to make the 
investments that would allow all nodes to develop at once. Therefore, the City 
will need to prioritize its public investments to correspond with the likely 
timing of development in the designated nodes. 
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Our sense of the likely timing of development in each node follows: 

• R i v e r b e n d : The PeaceHealth prpposal makes development in this node 
very likely in the short-run. The fact that PeaceHealth is willing to pay 
for infrastructure improvements, the potential amenities of the site, and 
that the hospital will generate demand and increase the density of 
development in the area, makes this an excellent opportunity to create an 
early, successful example of nodal development. This node should be 
Springfield's highest priority. 

• Downtown: This area already has many characteristics of a node— 
higher density, a mix of land uses, and a pedestrian environment. 
Construction of the Springfield Station and BRT will improve transit 
service, reinforce Downtown as a regional center, and provide an 
opportunity for streetscape improvements. Development activity in 
Downtown will probably be limited to building renovation in the short-
run, and may include some infill or redevelopment in the long-run. 
Existing infrastructure capacity is sufficient to support renovation and 
infill development. The City of Springfield should continue to support and 
enhance Downtown's role as a node. 

• Glenwood: Development in this area is currently several years off 
because extension of sewer service and stormwater drainage is necessary 
for development to occur. Extension of a sewer trunk fine under Franklin 
Boulevard is currently in the City's Capital Improvement Program, and 
the City is working on a stormwater management plan for the nodal 
development area. Extension of the sewer and construction of BRT will 
create an opportunity for pedestrian and streetscape improvements to 
Franklin Boulevard. The City should leverage planned construction to 
make improvements that will support nodal development, such as 
anticipating street intersections on the north side of Franklin Boulevard. 
Once sewer and stormwater drainage are available, the vacant riverfront 
site at the east end of the nodal development area is most likely to 
develop first, but this will require cooperation among property owners and 
site access issues will need to be resolved. 

• Mohawk: We expect demand for infill and redevelopment in this area 
will be low over the short-run, except that there may be pressure to 
redevelop sites for big-box retail stores. Infrastructure capacity appears 
sufficient to support some infill development and redevelopment that does 
not significantly increase the overall intensity of development in the area. 
The City of Springfield should enhance the ability of Mohawk to function 
as a node by making streetscape and pedestrian improvements to make 
the area more attractive in general, more connected to surrounding 
residential uses, and more attractive for walking. The City can also take 
actions to encourage infill developments (particularly multi-family 
residential) and renovation or redevelopment of vacant retail buildings. 

• J a spe r -Na t ron : Development of the Jasper-Natron nodal development 
areas cannot occur until substantial investments are made in 
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transportation, sewer, and utility infrastructure. Substantial 
development in the area is unlikely to occur until after construction of the 
Jasper Road Extension, but the North nodal development area may 
experience some low-density residential development in the short-run. As 
a greenfield site, Jasper-Natron could see development activity in advance 
of any infill or redevelopment activity in Mohawk, Downtown, or possibly 
Glenwood once transportation and utility improvements are in place. 
Investments in Jasper-Natron should be Springfield's lowest priority. 

DEVELOPMENT STRATEGY 
A city has three types of tools to encourage nodal development: 

• Plan designations, zoning, and development code. To create 
nodes, the City's policies must allow development compatible with 
nodes. City policy should require some critical elements of nodal 
development, such as higher densities arid pedestrian amenities, to 
protect nodes from incompatible development. The risk of setting 
requirements for development in nodes, such as minimum densities, is 
that the requirements preclude any development. The City's challenge 
is establish requirements that will ensure that development in nodes 
is compatible with nodal goals, while allowing development to occur in 
nodes. 

• Public investments. Many of Springfield's nodal development areas 
require public investments in streets, sewer, stormwater, and water 
infrastructure before development can occur. The timing, location, and 
scale of public investments can determine the timing, location, and 
scale of development in nodes. The City can support development in 
nodes and make higher-density development more feasible by 
providing infrastructure in nodes at a reduced cost to developers. The 
City can also support nodal development with investments that are 
not necessary for development, such as streetscape improvements, 
transit service, parks, and open space. 

• Fees and tax policy. The City can encourage development in nodes 
and help make higher-density development more feasible by reducing 
development fees and property taxes in nodal development areas or for 
specific types of development. 

M A K E ZONING A M E N D M E N T S A N D A P P L Y THE NODAL 
D E V E L O P M E N T O V E R L A Y IN N O D E S 

In each of the nodal development areas, unforeseen development 
proposals could drastically change the scale and type of development 
anticipated in nodes. The PeaceHealth proposal in Riverbend illustrates this 
point—that proposal could not have been foreseen even one year ago. In 
addition, existing zoning in nodal development areas allows low-density 
development that may not be compatible with nodal development goals. In 
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this context, the City of Springfield needs to preserve the opportunity to 
create nodes in the designated areas by applying the Nodal Overlay zone in 
the nodal development areas. Since the Nodal Development Overlay modifies 
the underlying zoning, the City should make zoning amendments in nodes to 
reflect the desired pattern and intensity of development. 

Since nodes will develop over a long period of time, zoning should be 
flexible to allow for phased development. Flexibility in zoning is not the same 
thing as having poor standards. Indeed, nodal development should be guided 
by a set of strong design and/or performance guidelines. The vision for nodes 
requires high quality development and Springfield's development codes 
should not allow shoddy development or projects that do not support the 
goals of nodal development. Design guidelines should strongly encourage the 
type of development that is desired (which will vary from node to node), and 
strongly prohibit that which is not. 

Recognizing that nodal development is implemented over time and that 
many nodes will not achieve their maximum density for many years to come, 
it is important to accommodate interim uses while the market matures. 
However, it is also important that these interim uses and densities do not 
preclude or make more difficult future intensification. Shadow-platting is a 
tool that allows an area to be developed at a lower density initially, but in 
such a way so as not to impede future intensification. For example, when 
developing on large parcels, buildings should be placed in locations that will 
allow for future streets to be made without having to demolish buildings. 
Surface parking lots should be designed to normal street standards so that 
they can be redeveloped over time with structured parking and commercial 
buildings, allowing for a grid street structure to emerge over time. The Civic 
Neighborhood in Gresham has implemented this phased approach. While 
initial infrastructure costs can be higher, the long-term benefits are greater. 

P R O V I D E INCENTIVES FOR D E S I R E D N O D A L D E V E L O P M E N T 

P R O D U C T S 
Higher densities and amenities desired in nodes require higher-cost 

construction techniques that can reduce the feasibility of nodal development. 
For this reason, it may be necessary to make nodal development more 
feasible by cutting development costs, providing financial assistance, or 
providing incentives for desired development. These policies can also help 
attract private investment into nodes relative to other areas. Some useful 
incentive programs include the following: 

EXPEDITED PERMITTING 

The adage of "time is money" is truer for the development community 
than for virtually any other sector of business. Springfield should reward 
developers who choose to develop in nodes and propose projects that meet the 
goals and quality envisioned in the nodal plans by expediting the permit 
process. 
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FEE WAIVERS 

Waiving certain development fees for supportive development in nodes 
acknowledges the added public benefit that is gained by such projects. 
System development charges, permit application fees, inspection fees, and 
other fees should be considered under this program. 

ALLOW WOOD FRAME CONSTRUCTION 

Building codes should allow three, four, and five-story wood frame 
construction in nodes to reduce the cost of building dense or mixed-use 
projects. This type of construction has facilitated many mixed-use projects in 
the Portland region. 

REDUCE PARKING REQUIREMENTS-

Reduced parking ratios should be allowed in nodes. This both is in 
response to the goal that more people will use alternate means of 
transportation in nodes and that the compact nature of nodes will facilitate 
shared parking opportunities. Lower parking options can also reduce the 
amount of land needed for development, which increases density and helps 
make projects more feasible. 

TAX INCREMENT FINANCING 

Urban renewal is one of the most powerful tools available to fund 
revitalization projects. Urban renewal may be appropriate for one or more 
node sites to fund infrastructure, housing, parks, planning, and many other 
elements. 

MULTIFAMILY HOUSING TAX CREDITS 

Springfield can designate nodes as eligible sites for tax credit housing 
projects, giving an incentive to developers to build multifamily housing 
projects. 

F O C U S PUBLIC I N V E S T M E N T S INTO N O D E S 

Springfield should focus public investment in nodes to support the nodal 
concept and to build market momentum to attract development. Nodes 
should receive priority funding for public works projects, streetscape projects, 
and other public investments. Adhering to the principle, "public commitment 
precedes private investment," Springfield's commitment to enhancing the 
quality and value of node sites will set the stage to attract private 
investment. 

All of Springfield's nodes need some level of public investment to support 
nodal development. Given the relative ripeness of Springfield's nodes for 
development, the priority for public investments appears to be as follows: 
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SUPPORT DEVELOPMENT IN RIVERBEND FIRST 

Funding by PeaceHealth will reduce the City's costs for public 
infrastructure in this area, and Riverbend has good prospects for providing 
an early example of successful nodal development in Springfield. 

FOLLOW-THROUGH ON PLANNED INVESTMENTS IN GLENWOOD 

Extension of sewer service and stormwater drainage is necessary for 
development to occur. While not necessary for development, improvements to 
Franklin Boulevard and provision of BRT service will improve Glenwood's 
image area and enhance market support for nodal development in the area. 

MAKE STREETSCAPE AND PEDESTRIAN IMPROVEMENTS IN 
DOWNTOWN AND MOHAWK 

Both of these areas already have some characteristics of nodal 
development. Streetscape and pedestrian improvements will improve the 
image of these areas, making them more attractive for development, and 
improved pedestrian environments will enhance their function an nodes. 

MAKE JASPER-NATRON IMPROVEMENTS A LOW PRIORITY 

Both of the nodal development areas in Jasper-Natron require substantial 
public investments in transportation and infrastructure to allow development 
to occur. This area is located at the urban fringe, away from population 
centers, major transportation routes, and frequent transit service in the 
region. In the short-run, market demand for development in Jasper-Natron is 
primarily for low-density residential, some commercial, and industrial uses. 
It will take time until population growth and development pressure in the 
region will support nodal development in Jasper-Natron. For this reason, the 
City should make public investments to support development in Jasper-
Natron a low priority. 

B E FLEXIBLE A N D O P P O R T U N I S T I C 

There is uncertainty about development opportunities in Springfield's 
nodal development areas. A single development proposal, such as the 
PeaceHealth proposal in Riverbend, could drastically change the prospects for 
development in a node from those described in this report. The City of 
Springfield should be flexible enough to take advantage of opportunities. 

S p r i n g f i e l d N o d e s M a r k e t A n a l y s i s E C O N o r t h w e s t F e b r u a r y 2 0 0 3 P a g e 6 - 9 
a n d D e v e l o p m e n t S t r a t e g y 
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FILE 

MEMORANDUM CITY OF SPRINGFIELD 

TO: 

FROM: 

Springfield Planning Commission 

Sarah Summers, Planner II 

COMMISSION 
TRANSMITTAL 

SUBJECT: Conceptual Development Plan Approval 
The Pierce Trust, Jo. No. 98-02-47 

ISSUE 

The Planning Commission must decide whether or not to approve a Conceptual Development Plan 
(CDP) for property zoned Campus Industrial (CI). 

DISCUSSION 
* 

The site is located north of Marcola Road, east of approximately 27th Street and west of 31" Street. It is 
on Tax Assessor's Map 17-02-30, Tax Lot 1800. The area that is zoned Campus Industrial is 
approximately 56 acres. Section 21.030 of the Springfield Development Code (SDC) requires approval a 
a CDP for a Campus Industrial site prior to the development of the site. SDC 21.030(5) requires the CDP 
application to be reviewed in accordance with Type III procedure. 

The applicant is requesting approval of a Conceptual Development Plan for a Campus Industrial site 
prior to development. The CDP has addressed the criteria listed in SDC 21.030 for CDP approval. The 
CDP indicates that the site can be served with adequate utilities and access. However, this CDP is too 
general for a thorough analysis, and therefore and more complete review must be relegated to review of 
specific development applications. The staff report addresses some details that were not included in the 
CDP and makes submittal of required details a condition of future development applications. 

RECOMMENDATION 

Staff recommends APPROVAL of the Conceptual Development Plan with the incorporation of the staff 
report and Conditions of Approval. 

ACTION REQUESTED 

Planning Commission approval of this request by motion and signature of the Planning Commission 
Chairperson on the attached Final Order. 

ATTACHMENTS 

Attachment 1: Staff Report and Findings with attachments 
Attachment 2: Final Order 
Attachment 3: Submittal from Applicant 
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CITY OF SPRINGFIELD 
DEVELOPMENT SERVICES DEPARTMENT 

CONCEPTUAL DEVELOPMENT PLAN 
STAFF REPORT 

Attachment 1 

DATE OF LETTER 

June 5, 1998 

JOURNAL NUMBER 

98-02-47 

APPLICANT/OWNER 

The Pierce Trust 
Allan Pierce, Trustee 
2515 Terrace View Drive 
Eugene, OR 97405 

EXPLANATION OF THE NATURE OF THE APPLICATION 

The applicant is requesting approval of a Conceptual Development Plan (CDP) for a Campus Industrial 
(CI) site. Springfield Development Code (SDC) 21.030(1) requires approval of a CDP for a Campus 
Industrial site prior to development of the site. SDC 21.030(5) requires the CDP application to be 
reviewed in accordance with Type III procedure. 

LOCATION OF PROPERTY 

The property involved in this request is located north of Marcola Road, east of approximately 25th Street 
and west of 31st Street. It is on Assessor's Map 17-02-30, Tax Lot 1800. 

DECISION 

Recommended approval with the incorporation of the staff report. 

BACKGROUND/SITE INFORMATION 

The area of the site zoned Campus Industrial is approximately 56 acres of flat farmland. The subject 
property was part of a larger area of "Pierce Property" which consists of Medium Density Residential 
(MDR), Community Commercial (CC), Light/Medium Industrial (LMI), and the Campus Industrial. The 
zoning and legal descriptions for these zones were adopted as Springfield Ordinance 5160. There were 
subsequent changes to the original zoning and Metro Plan which corrected conflicts between the zoning 
and the 1987 version of the Metro Plan ( Jo. No. 95-02-36). Later changes to the area are reflected in the 
following Journal Numbers: 96-10-207 LMI subdivision, 96-10-208 zone change, 97-02-29 lot line 
adjustment, 97-01-13 CDP, 97-04-80 appeal-
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INFORMATION TO BE CONSIDERED FOR APPROVAL 

SDC 21.030 states that applications for initial CDP approval shall consider to the extent applicable the 
following information: 

1. Natural Features and amenities. 

The application did not address natural features other than to mention that there is a view of the 
Coburg Hills. The property is flat farmland. The existing ditch which crosses the property east to 
west is identified on the Springfield Wetland Inventory as a wetland. Development of the site 
may require moving the ditch, making improvements to the drainage channel, or piping the 
channel. The Division of State Lands and the Army Corps of Engineers must approve any 
changes to the wetland. 

Finding: 1. This information has not been thoroughly addressed because the presence of 
wetlands has not been considered. 

Conditions: 
1. The Division of State Lands and the Army Corps of Engineers must approve any changes to 
the wetlands if such changes are proposed in future development applications. 
2. Any application for future development will require a comprehensive analysis of the wetland 
as an amenity for the CDP. The analysis shall be submitted with the application. An application 
will not be accepted without a comprehensive wetland analysis for the entire site. The analysis 
shall consider wetlandfunctions and values, stormwater management and water quality and 
open space. 

2. Access and circulation needs. 

The level of details provided with the CDP are not adequate enough to analyze the full impacts 
of future development. A Comprehensive (Major) Traffic Impact Study (TIS) will be required to 
be submitted with the first development application for any or all of the area defined in the CDP. 
The TIS is required to be submitted prior to acceptance of any application submittal. The finding 
of the TIS will determine if additional requirements or transportation improvements are needed 
to mitigate impacts. 

The CDP shows a new collector street along the northerly and westerly sides of the CI district. 
This collector street right-of-way will need to be dedicated and improved as a public street 
whenever any development occurs on the site. Additional right-of-way dedication at the 
northeasterly corner of the site about 10 feet wide also must be dedicated to complete the 
improvement of 31st Street. Although additional right-of-way is not readily apparent, the ultimate 
development of the site may require additional right-of-way to provide for the traffic circulation 
needs of specific land use proposals. The City will identify these additional rights-of-way as 
future development proposals are presented. 
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Development on any portion of the site may require Improvement Agreements for participation 
in future street improvements along any public street that abuts the site. The need for 
Improvement Agreements will be determined at the time of development. 

The proposed collector street shall be used as an access for this site and the residentially zoned 
property on the north and west of the site as shown on the Conceptual Local Street Plan. 
Circulation needs and local streets within the site will be reviewed when development plans are 
submitted to the City. Whenever development is proposed within the site, full street and utility 
improvements will be required for each proposed street extension and any unimproved street 
right-of-way abutting the site. The local street cross sections shall be a minimum of 36 feet curb 
to curb within 50 feet of right-of-way. As part of the required improvements, the applicant shall 
construct sidewalks, curbs and gutters, street paving, sanitary sewers, drainage and street lighting 
along the full frontage of each new or unimproved street. 

Finding: 2. The level of details provided with the CDP do not adequately address access and 
circulation needs. 

Conditions: 
3. A Comprehensive Traffic Impact Study (TIS) will be required to be submitted with the first 
development application for any or all of the CDP area. The TIS is required to be submitted 
prior to acceptance of any application submittal. 
4. The proposed collector street right-of-way must be dedicated and improved as a public street j 
whenever any development occurs on the site. 
5. Additional right-of-way dedication at the northeasterly corner of the site and about 10 feet 
wide must be dedicated to complete the improvement of SI" Street. 
6. Additional right-of-way may be required to provide for traffic circulation needs of specific 
land use proposals. 
7. Improvement Agreements may be requiredfor future street improvements with development of 
any portion of the site. 
8. The proposed collector street shall be used as an access for this site and the residentially 
zoned property on the north and east of the site as shown on the Conceptual Local Street Plan 
9. Full street and utility improvements will be required for each proposed street extension and 
any unimproved right-of-way abutting the site whenever development occurs. 
10. Circulation needs and local streets within the site will be reviewed when development plans 
are submitted to the City. 

3. Access to arterial and collector streets. 

The CDP shows frontage on Marcola road, which is a minor arterial, and 31st Street which is a 
collector street. The proposal shows joint-use driveways from Marcola Road and 31st Street. No 
direct access will be permitted from Marcola Road. One access point will be permitted from 31" 
Street as shown on the Conceptual Local Street Map. The proposed "Pierce Drive" is to be 
constructed as a collector street. 

Finding: 3. The CDP shows access points which will not be permitted. 
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Conditions: 
11. The proposed street is to be constructed as a collector street. 
12. One access point only will be permitted from 31* Street as shown on the Conceptual Local 
Street Map. 

4. Provision of public facilities and services. 

Storm Sewer 

The applicant identified the existing facilities for storm drainage as the storm sewer located at 
Marcola Road west of 28"" Street and the existing drainage ditch that crosses the site. The 
proposed CDP does not accurately show the drainage channel. The CDP map shows the ditch 
running adjacent to U Street; however, the ditch is adjacent to V Street. The applicant did not 
address the fact that portions of the ditch adjacent to 31" Street have been piped, and that an 
undersized culvert has been placed within the ditch to provide a road crossing from the southerly 
portion of the site to the northerly portion. 

This channel is a major drainage facility for the Marcola Road area and provides drainage 
service to 42nd Street south of Highway 126 via the Irving Slough. The West Springfield 
Drainage Master Plan, dated June 1983, recommends that if this channel were piped, the 
minimum pipe size would need to be at least 60 inches in diameter. Development of the site may 
require that a larger pipe is installed, or the channel maintained as an open drainage way. 

Development of the site may require making improvements to the existing drainage channel or 
piping the channel. The applicant at the time of development will need to provide hydrologic and 
hydraulic analyses of this channel and make any improvements needed to mitigate the impacts of 
the development on this facility. 

A complete drainage plan, including the existing and proposed grading and drainage systems, 
impacts on adjoining properties, and complete hydrologic and hydraulic calculations, are 
required to be submitted to, and approved by, the City Engineer prior to Final Plat approval, 
Final Site Plan approval, or building permit issuance for any development on the site. 

Finding: 4. The CDP does not adequately address the storm drainage for the site because the 
drainage ditch is not properly or completely shown. 

Condition. 13. A complete drainage plan, including the existing and proposed grading and 
drainage systems, impacts on adjoining properties, and complete hydrologic and hydraulic 
calculations, are required to be submitted with any development application. An application will 
not be accepted without a complete drainage plan. It must be approved by the City Engineer 
prior to Final Plat approval, Final Site Plan approval, or building permit issuance for any 
development on the site. 
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Storm Water Quality 

Storm Water Quality is not adequately addressed in the proposed CDP. The CDP mentions 
engineering storm water pre-treatment on larger scale developments. Under current City 
regulations, whenever more than 5,000 square feet of paved area is provided on a site, storm 
water quality Best Management Practices (BMP's) must be incorporated into the project. In 
general, a comprehensive water quality design for large sites such as this are more economically 
and environmentally feasible, rather than attempting to satisfy this requirement on individual site 
plans. 

The EPA has issued its proposed Phase II rules for the clean water program. The EPA and the 
state are expected to fully implement these rules by the year 2002. As these rules are developed, 
the City will be developing storm water quality programs in compliance with these rules. 
Depending upon when the development of this site occurs, compliance with these new rules will 
be required for this site. 

The applicant shall include bioswales, ponds, natural amenities or other facilities approved by 
the City Engineer. A comprehensive plan for Storm Water Quality is required with any future 
development proposal for the entire site. An application will not be accepted as complete without 
a comprehensive Storm Water Quality plan. 

Finding: 5. The two sentences on water detention do not adequately address Storm Water 
Quality in the proposed CDP . 

Condition: 14. A comprehensive plan for Storm Water Quality is required with any future 
development proposals for the entire site incorporating bioswales, ponds, natural amenities or 
other facilities approved by the City Engineer. 

•Sanitary Sewer 

The existing trunk sewer line that the applicant refers to that crosses the site is known as the 
North Springfield Interceptor sewer. The North Springfield Sewer Study, dated October 1991, 
states that this Interceptor will have adequate capacity for the anticipated sewer flows in North 
Springfield if the South Springfield Interceptor is constructed. Construction of the South 
Interceptor is nearing completion and should be in service in the summer of 1998. Therefore, 
adequate sewer capacity is available for this site unless a large water use development is 
proposed. In this event, an analysis of the available capacity will need to be provided by the 
applicant at the time development is proposed. 

Finding: 6. Adequate sewer capacity is available for this site unless a large water use 
development is proposed. 

Water 

The proposed development is within the Springfield City Limits and will receive water service 
from the Springfield Utility Board (SUB). There is currently a 12" waterline stubbed out of 
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Marcola Road to the west of the proposed local street and a 12" waterline stubbed out of Marcola 
Road on the east side of the 28th Street connector. There are no waterlines currently extending 
onto the site. Location of the extension of water lines will be dependent upon future 
development. 

Finding: 7. SUB will be able to provide water service for this site. 

Electricity 

Electrical service to the site would be provided by SUB. The nearest electrical connection is. 
located on the south side of Marcola Road. All electrical service is required to be underground. 

Finding: 8. SUB will be able to provide electrical service for this site. 

Condition: 15. All electrical service is required to be underground. 

Easements 

No easements are proposed by the CDP. 

Seven-foot wide Public Utility Easements (PUE's) are required along all lot frontages along a 
public street. In addition, 7'-wide PUE's will be required along all property lines. 

The existing drainage channel that crosses the site does not appear to be in an easement 
dedicated to the City. When any development occurs on the site, an easement will be required for 
this channel. The size and alignment of the easement will be determined at the time of 
development. 

Portions of the sanitary sewer trunk line that crosses the site may not be within an easement 
dedicated to the City. Whenever development occurs on the site, an easement will need to be 
reserved for this trunk sewer. The size and alignment of the easement will be determined at the 
time of development. 

Additional public easements may be required for public sanitary, storm and utility systems 
depending upon how service is provided to each development site. The size and alignment of any 
additional public easements will be determined at the time of development. 

Joint access and maintenance easements and agreements will be required to provide access to 
lots with shared use driveways. Additional private easements may be required for ingress, egress, 
sanitary, storm, and utility systems depending upon how service is provided to each development 
site. The size and alignment of any additional private easements will be determined at the time of 
development. 

Finding: 9. Easements were not addressed in the CDP. 
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Conditions. 
16. Seven-foot wide Public Utility Easements (PUE's) are required along all lot frontages along 
a public street. 
17. Seven foot wide PUE's will be required along all property lines. 
18. Whenever development occurs on the site, an easement will need to be reserved for the 
sanitary sewer trunk line. 
19. Additional public easements may be requiredfor public sanitary, storm and utility systems 
depending upon how service is provided to each development site. 
20. Joint access and maintenance easements and agreements will be required to provide access 
to lots with shared use driveways. 
21. Private easements may be requiredfor ingress, egress, sanitary, storm, and utility systems 
depending upon how service is provided to each development site. 

5 Development of needs of future users. 

The development of the site is regulated by SDC Article 21, Campus Industrial District. Any 
development of the property is required to comply with all sections of this Article, including 
permitted uses, landscaping and design. All public improvements required for development of 
the site must be designed by a private professional civil engineer in conformance with City 
codes, standards and specifications. The civil engineer will also be required to provide 
construction inspection services. 

The CDP uses as its central theme the creation of up to 11 lots ranging in size from 2.5 acres to 
8.1 acres with access from perimeter streets. The CDP subdivision plan is not acceptable as 
proposed. The concept of more lots is possible, however, the minimum development area in the 
CI district is 5 acres. In addition, no direct access to the property will be allowed from Marcola 
Road, and the proposed northern access from 31st Street will not be allowed. "Pierce Drive" is 
shown incorrectly on the CDP. The proposed collector street is required to follow the boundaries 
of zoning districts on the north and west sides of the subject site. "Pierce Drive" is required to 
line up with V Street as shown on the Conceptual Local Street Map and the maps adopted with 
the zone changes. This correction would also change the proposed lot boundaries. The design of 
the intersections of the proposed street with 31st Street and with Marcola Road shall be in 
accordance with the City's Collector Street Standards. 

Any development of the site will necessitate dedication and construction of "Pierce Drive" to 
provide public infrastructure for the entire site and the Medium Density Residential (MDR) 
property to the north. The proposed collector street shall be named V Street on the east/west 
portion and 27th Street on the north/south portion. The design of the proposed collector street 
shall be in accordance with the City's Collector Street Standards. The proposed street shall be at 
least 36 feet wide within a 70-foot right-of-way. Access to the subject site and the residential 
property to the north and west is required to be from the proposed collector street. One access 
point will be permitted from the 31st Street connector as shown on the Conceptual Local Street 
Map. Any other existing curb cuts along 31st Street shall be closed. 

I 
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Full street improvements along Marcola Road and 31st Street are required. The improvements 
include additional paving, curbs, gutters, sidewalks, street trees and street lights. 

The CDP proposes to unify the development by planting street trees around the perimeter of the 
site. The plan proposes 6' wide curbside sidewalks and street trees with the required setback 
landscaping to provide a uniform and cohesive street edge. Landscape plans for individual 
developments would be reviewed with the site plans. The type and placement of street trees is 
guided by SDC 32.050. 

Findings: 
10. The CDP does not completely discuss this issue because no mention is made of the 
regulations for development in the Springfield Development Code. 
11. The CDP subdivision plan is not acceptable as proposed. 

Conditions. 
22. Any development of the property is required to comply with all sections of SDC Article 21, 
including permitted uses, landscaping and design. 
23. Redraw the plan showing the following changes: 

a. Minimum development areas of at least 5 acres, 
b. The proposed street following the zoning boundaries between CI and MDR, 
c. The proposed street lining up with V Street, 
d. The proposed street names as V (east/west) and 27th (north/south), 
e. One access from 31" Street as shown on the Conceptual Local Street Map. 

24. All but one approved curb cut for access on 31" Street shall be closed. 
25. Any development of the site will necessitate dedication and construction of the new collector 
street to provide public infrastructure for the CI site and the MDR property. 
26. The design of the intersections of the proposed street with 31" Street and with Marcola Road 
shall be in accordance with the City's Collector Street Standards. 
27. Full street improvements along Marcola Road and 31" Street are required. 

6. Preservation of river access for all properties within CI sites that abut the McKenzie River or the 
Willamette River Greenway. 

Finding: 12. The item does not apply to the subject site because it does not abut the McKenzie 
River or Willamette River Greenway. 

CONCLUSION AND STAFF RECOMMENDATIONS 

Based on the preceding information, it is the conclusion of this staff report that the proposed request 
forms the basis for a Conceptual Development Plan. With the addition of the information provided in the 
staff report, the proposal is consistent with SDC 21.030, Conceptual Development Plan Staff 
recommends APPROVAL with conditions of this Conceptual Development Plan. 
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RECOMMENDED CONDITIONS OF APPROVAL 

1. Incorporation of the staff report as part of the CDP. 

2. Any application for future development will require a comprehensive analysis of the wetland as 
an amenity for the CDP. The analysis shall be submitted with the application. An application will 
not be accepted without a comprehensive wetland analysis for the entire site. The analysis shall 
consider wetland functions and values, stormwater management and water quality and open 
space. 

3. The Division of State Lands and the Army Corps ofEngineers must approve any changes to the 
wetlands. 

4 A Comprehensive Traffic Impact Study (TIS) will be required to be submitted with the first 
development application for any or all of the CDP area. The TIS is required to be submitted prior 
to acceptance of any application. 

5. The proposed collector street right-of-way must be dedicated and improved as a public street 
whenever any development occurs on the site. 

6. Additional right-of-way dedication at the northeasterly corner of the site and about 10 feet wide 
must be dedicated to complete the improvement of 31st Street. ! 

7. Additional right-of-way may be required to provide for traffic circulation needs of specific land 
use proposals. 

8. Improvement Agreements may be required for future street improvements with development of 
any portion of the site. 

9. The proposed collector street shall be used as an access for this site and the residentially zoned 
property on the north and east of the site as shown on the Conceptual Local Street Map. 

10. Full street and utility improvements will be required for each proposed street extension and any 
unimproved right-of-way abutting the site whenever development occurs. 

11. Circulation needs on local streets within the site will be reviewed when development plans are 
submitted to the City. 

12. The proposed street is to be constructed as a collector street. 

13. One access point only will be permitted from 31st Street as shown on the Conceptual Local Street 
Map. 

14. A complete drainage plan, including the existing and proposed grading and drainage systems, 
impacts on adjoining properties, and complete hydrologic and hydraulic calculations, are 
required to be submitted with any development application. An application will not be accepted 
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as complete without a complete drainage plan. It must be approved by the City Engineer prior to 
Final Plat approval, Final Site Plan approval, or building permit issuance for any development on 
the site. 

15. A comprehensive plan for Storm Water Quality is required with any future development 
proposals for the entire site incorporating bioswales, ponds, natural amenities or other facilities 
approved by the City Engineer. A development application shall not be considered complete 
without this comprehensive plan. 

16. All electrical service is required to be underground. 

17. Seven-foot wide Public Utility Easements (PUE's) are required along all lot frontages along a 
public street. 

18. Seven foot wide PUE's will be required along all property lines. 

19. Whenever development occurs on the site, an easement will need to be reserved for the sanitary 
sewer trunk line. 

20. Additional public easements may be required for public sanitary, storm and utility systems 
depending upon how service is provided to each development site. 

21. Joint access and maintenance easements and agreements will be required to provide access to 
lots with shared use driveways. 

22.. Private easements may be required for ingress, egress, sanitary, storm, and utility systems 
depending upon how service is provided to each development site. 

23 Any development of the property is required to comply with all sections of SDC Article 21, 
including permitted uses, landscaping and design. 

24. Redraw the plan showing the following changes: 
a. Minimum development areas of at least 5 acres, 
b. The proposed street following the zoning boundaries between CI and MDR, 
c. The proposed street lining up with V Street, 
d. The proposed street names as V (east/west) and 27th (north/south), 
e. One access from 3 lsl Street as shown on the Conceptual Local Street Map. 

25. All but one approved curb cut for access on 31st Street shall be closed. 

26. Any development of the site will necessitate dedication and construction of the new collector 
street to provide public infrastructure for the CI site and the MDR property. 

27. The design of the intersections of the proposed street with 3 Ist Street and with Marcola Road 
shall be in accordance with the City's Collector Street Standards. 
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28. Full street improvements along Marcola Road and 31'« Street are required. 
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A T T A C H M E N T 2 

BEFORE THE PLANNING COMMISSION 
OF THE 

CITY OF SPRINGFIELD, OREGON 

REQUEST FOR APPROVAL OF A + JO. NO. 98-02-47 
CONCEPTUAL DEVELOPMENT PLAN + FINDINGS, CONCLUSIONS, 
IN CAMPUS INDUSTRIAL DISTRICT + AND FINAL ORDER 

NATURE OF THE APPLICATION 

THE REQUEST FOR CONCEPTUAL DEVELOPMENT PLAN APPROVAL FOR A SITE IN A CAMPUS 
INDUSTRIAL DISTRICT, TAX LOT 1800, ASSESSOR'S MAP 17-02-30. 

RELEVANT FACTS. CRITERIA AND FINDINGS 

1. On April 1,1998, the following application was accepted: 
Applicant - The Pierce Trust; Journal Number 98-02-47. 

2. The application was submitted in accordance with Article 3 of the Springfield Development Code. Timely and 
sufficient notice of the public hearing, pursuant to Section 14.030 of the Springfield Development Code, has 
been provided. 

3. On June 16,1998, a public hearing on the request for Conceptual Development Plan approval for a Campus 
Industrial site was held. The Development Services Department staffnotes, staff report and recommendation 
together with the testimony and submittals of the persons testifying at that hearing have been considered and 
are part of the record of this proceeding. 

CONCLUSION 

On the basis of this record, the request for approval of a Conceptual Development Plan is consistent with the 
criteria of Section 21.030 of the Springfield Development Code. This general finding is supported by the specific 
Endings of fact and conclusions, in the attached staff report (Attachment 1) and attached hereto. This application 
is APPROVED with conditions. 

ORDER 

It is ORDERED by the Planning Commission of Springfield that Journal Number 98-02-47, Conceptual 
Development Plan approval, be APPROVED with conditions. 

This ORDER was presented to and approved by the Planning Commission on June 16,1998. 

Planning Commission Chairperson 
ATTEST 
AYES: 
NOES: 
ABSENT: 
ABSTAIN: 
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A T T A C H M E N T 2 

A CONCEPTUAL DEVELOPMENT PLAN 
FOR 

THE PIERCE PROPERTY 
SPRINGFIELD, OREGON 

FEBRUARY 1998 

DAVID J. PEDERSEN & ASSOCIATES, INC. 
P.O. BOX 10543 

EUGENE, OR 97440 
541/687-2457 
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A CONCEPTUAL DEVELOPMENT PLAN 
FOR 

THE PIERCE PROPERTY 
SPRINGFIELD, OREGON 

I. BACKGROUND 

The Pience property consists of approximately 56 acres of land located north of 

Marcola Road between 31st Street and approximately 25th Street in the region generally known 

as North Springfield. The entire site is zoned Campus industrial (CI) and is governed by the 

provisions of Article 21 of the Springfield Development Code. The primary requirement of 

the code is the need to have an approved Conceptual Development Plan adopted by the City of 

Springfield prior to the actual development of the site. Following approval of the Conceptual 

Development plan specific development proposals and uses must also be reviewed and 

approved under the City's Site Plan Review procedures before they can go forward. 

This proposed Conceptual Development plan is submitted to comply with the 

requirements of the code by the long-time owner of the property, A1 Pierce who is a trustee of 

the Pierce Trusts. The extent of actual participation of the trusts in the development of the 

property remains unclear at this time. Therefore this plan proposal assumes a subsequent 

developer or developers will implement the plan provisions 

H. ZONING HISTORY 

The subject property and approximately 70 additional acres surrounding the site which 

also were in the Pierce Trust ownership were designated in the 1982 version of the 

Metropolitan Area Plan as having residential, commercial and industrial components. A 

precise zoning plan, which describes portions of the property zoned for single-family, 

multiple-family, commercial, light-medium industrial and campus industrial and a legal 

description for each portion was prepared and adopted as Springfield Ordinance No. 5160 in 

1983. 

There were several features of this zoning plan which were important to development 

of this portion of Springfield. First, there was a requirement to dedicate land for a park on the 

north margin of the property, north of the bike path adjacent to the adjoining school. 

Approximately 8 acres were dedicated in 1993. Second, the 1983 zoning plan envisioned the 
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creation of a new roadway to smooth the transition between 28th and 31st Streets. The Trust 

dedicated the right-of-way for this roadway and it was constructed several years ago. Finally, 

the zoning plan envisioned a new roadway running west from 31st Street in the vicinity of "V" 

Street for approximately 1900 feet and then turning south to connect with Marcola Road. This 

new roadway was to be a local street and serve as the zoning boundary between the Campus 

Industrial and the Medium Density Residential portion of the property. This proposed new 

road has not been constructed nor has the Medium Density residential area been developed. 

This means the western and northern boundary of this proposed Conceptual Development Plan 

is an un-constructed roadway and an undeveloped medium density residential area. 

There was another series of changes to the original zoning plan which was approved by 

the City in 1995 These changes served to correct long-standing conflicts between the zoning 

plan and the 1987 version of the Metro Plan. At this time the Metro Plan was also amended to 

add approximately 5 acres of commercial land and in subsequent actions all the land east of 

the 28th-31st connector was zoned Light-Medium Industrial. 

III. NEIGHBORHOOD CONTEXT 

The subject property is situated in the midst of a developed neighborhood as opposed to 

a Suburban location on the fringe of the city. There are established single-family 

neighborhoods located to the north, to the northwest, and to the east of 31st Street on the east 

side of the site. 

There is a commercial development with a grocery and a variety store located at 19th 

and Marcola Road, just west of the property. 

There is an existing industrial use located north of Marcola Road and east of 28th. 

There is also a large heavy industrial use located near the southeast corner of 28th and Marcola 

Road (Kingsford Charcoal). The existing Kingsford plant exerts a negative influence on the 

property, particularly the southeast corner, due to its size and the nature of the industrial 

process used to manufacture charcoal briquets. The negative aspects of the adjoining 

industrial uses are partially offset by the view of the mountains to the east and the Coburg 

Hills to the north. 
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IV. SITE CONSTRAINTS 

Development of the property is constrained by the existence of two man-made features 

located on the property. These constraints are highlighted as they limit the development 

options available and strongly suggest the scenario for this Conceptual Development Plan. 

The first limiting feature is an existing ditch which crosses the property east to west 

slightly north of the middle of the property This ditch is approximately 15 feet wide and 12 

feet deep. Historically, the ditch was constructed to carry irrigation water from the McKenzie 

River to farm lands which were located near the Coburg Road area of Eugene. It no longer 

serves as an irrigation ditch as the water rights have not been claimed in some time. Its origin 

is at a slough of the McKenzie River located near the east end of "V" Street. After leaving the 

Pierce property the ditch turns south and crosses Marcola Road where it eventually discharges 

into the "Q" Street channel, which in turn empties into the Willamette River. The ditch 

carries water year around and may serve some role in the City's storm drainage system. 

Presumably the ditch must remain functional. The ditch is a constraint because its depth and 

width make it difficult to cross by roads or paths, essentially dividing the property and its 

location into a north half and a larger south half. 

The second major constraint on the site is the existence of a major sanitary sewer trunk 

line which runs east-west approximately 400 feet south of and parallel to the ditch and 450 feet 

north of and parallel to Marcola Road. This sewer line is relatively permanent in its location 

because its size of 42 inches and depth of approximately 12 feet makes it very expensive to 

move (See attached letter from Tom Poage Engineering regarding the cost of moving the 

sewer line). Because no structures can be constructed on the easement for the sewer line, the 

existence of the line is a major constraint to development of the site and placement of 

buildings 

There are virtually no other constraints to the development of this site. Because it has 

been farmed, there is no significant vegetation. It is flat, with drainage trending to the north 

toward the McKenzie River. Soils on the property include the Salem (118), Malabon (75), » 

and Oxley Series (100) as mapped by the Lane County Soils Survey These soils present no 

major stability problems for construction. 
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V. EXISTING ACCESS AND CIRCULATION 

In large part because the site is located within a developed portion of the city instead of 

near the fringe, there is a rather well developed series of arterial roadways and interchanges 

with freeways. -Marcola Road, which is an east-west arterial in Springfield, serves as the 

primary means of access to the site. Access to downtown Springfield is easy via Mohawk, 

14th and Main Street. 

Interstate 105 is less than 1/4 mile south and is accessible via interchanges west at 19th 

and east at 42nd Interstate 5 is located several miles west via Interstate 105 and downtown 

Eugene is easily accessible via a continuation of Interstate 105 Access to the site from 

elsewhere in the metropolitan region or from the Interstate 5 corridor is simple and relatively 

direct. 

Access around the perimeter of the site, as previously mentioned, consists of Marcola 

Road, the 28th - 31st Street transition and 31st Street and a proposed new local street which will 

connect 31st Street with Marcola Road. Of particular note is the location of a major 

underground water transmission line north of this site. The right-of-way of this transmission 

line has been paved and serves as a bicycle and pedestrian pathway which can serve to connect 

this area with portions of the city further to the west. 

VI. EXISTING PUBLIC FACILITIES AND SERVICES 

Again, the location of this site within the city is fortunate in that the existing 

infrastructure is in place, as described below. 

Storm Sewer. The existing facilities for providing storm drainage consist of a storm 

sewer located at Marcola Road west of 28th Street and the existing drainage ditch crossing the 

property from east to west at about the center of the site. Larger scale developments may have 

to engineer storm water pre-treatment on the site before discharge to one of the existing 

facilities, particularly if there are large area of impervious surfaces such as roofs or parking 

lots One site design alternative is to use the relatively large required front setback area for 

construction of grassy swales to detain and pre-treat storm water runoff. 

Sanitary Sewer. The existing sanitary sewer system within and around the site 
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consists of 8 inch and 42 inch gravity lines. There is also a pump station located on 31st Street 

just north of "V" Street with approximately 450 feet of force main. As has previously been 

described, there is a 42-inch gravity line running across the property. A new sewer line may 

have to be constructed in the new roadway north to serve the portions of the site north of the 

ditch and the undeveloped medium density residential property adjoining this property. 

Water. Water to the property is provided by the Rainbow Water District which 

has water lines from 8 inches to 18 inches surrounding the site on two sides. Two 12 inch 

stubs to the property line are located in Marcola Road, approximately 1000 feet apart to serve 

the site. 

Electricity. Electrical service to the Pierce site is provided by the Springfield 

Utility Board (SUB) and it consists of primary service lines which border the property on three 

sides. 

Natural Gas. Natural gas to the site exists in the form of a 4-inch pipeline located 

along the southern edge of the site boundary. Extensions into the site as well as future 

extensions along the new roadway will be engineered and provided based on demand. 

VH. A DEVELOPMENT SCENARIO 

The Pierce Campus Industrial site is one of only two Campus Industrially zoned sites in 

the City of Springfield. The other, much larger site is the McKenzie Gateway area located on 

the north edge of the city near the McKenzie River and Interstate 5 This site, which is home 

to Sony Disk Manufacturing and several other related businesses, enjoys a high degree of 

visual attractiveness, few if any constraints to development, and street and utility 

improvements tailored to the specific needs of the district. 

The Pierce site on the other hand contains several development constraints and is 

impacted by the nearby location of heavy industry. These factors as well as the fact the Pierce 

Campus Industrial site has been exposed to the market for nearly 15 years without a sale, 

suggests a new approach to the planning and development for the site needs to occur. 

The new approach suggested by this proposed Conceptual Development Plan is one of 
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striving to achieve more modest objectives Instead of proposing to maintain large sites for 

large scale industrial users this site seems better suited to providing opportunities for small and 

medium-scale light industrial uses. (See attached letter of opinion from Sue Prichard 

regarding parcel size) 

The need to create a pleasing and attractive setting for the small and medium-scale 

industrial user becomes a greater challenge when the vicinity lacks the visual amenities found 

at the McKenzie-Gateway site. Nonetheless, the entire 56 acre site can become an attractive 

setting by creating a uniform and cohesive street edge by use of street trees and landscaping in 

the required building setbacks. 

VIII. THE CONCEPTUAL DEVELOPMENT PLAN 

The Conceptual Development Plan proposed herein involves as its central theme the 

creation of up to 11 lots ranging in size from 2.5 acres to 8.1 acres. These are the lots that are 

proposed to be initially created but multiple lots could be assembled should a user require a 

larger lot area. Access to the lots shall be from the perimeter streets which now or are 

proposed to surround the site. Tandem driveways serving more than one lot, are proposed for 

locations on Marcola Road, on the 28th-31st connector and on 31st as shown on the attached 

plan map, Driveway access for the lots fronting on the proposed Pierce Street are not shown 

on the map but will be determined specifically at the time of site plan review for each 

development proposal. 

In order to unify the development of this Campus Industrial District, and to soften the 

exterior edge, street trees will be planted as represented on the plan. Street trees are now 

planted along the new 28th - 31st connector and are proposed to be continued around the 

perimeter of the site. 

Sidewalks are also proposed and are now installed along the new section of roadway. 

They are constructed setback from the curb line with an undeveloped planting strip 4 feet 

wide Along Marcola Road, the sidewalks will have to be adjoining the curb as the installed 

street light standards would conflict with setback sidewalks. The curbside sidewalks are 

proposed to be 6 feet wide with the street tree planting area located adjacent to the sidewalk. 

4-173 



We are proposing the same sidewalk standard - 6 feet wide and curbside - for the street 

frontage of the new street proposed to serve the northern and western sides of the property. It 

is believed that the wider than normal curb sidewalk with adjacent street trees and landscaping 

will present a wider more attractive streetscape. 

The development is likely to be constructed to two or more phases. The first phase is 

likely to involve creation of the lots fronting on Marcola Road and the 28th - 31st connector. 

At that time, a street tree plan would be prepared and submitted along with the subdivision 

plan to the City for approval. Installation of the trees would occur as a part of the public 

improvements required for the subdivision. Sidewalks would be installed at the time of 

building development on the lot. 

The Campus Industrial District also requires a 50 foot planted setback area when the 

district adjoins a residential district and a 20 foot setback when adjoining all other districts 

These distances are shown on the plan diagram. Individual developments will need to develop 

a landscape plan to be reviewed at the site review stage. 

As a final note, the Pierce campus Industrial site can provide the location for a variety 

of light industrial users who desire an attractive setting and who can benefit from a central 

location close to existing arterials and the Interstate freeway system. 
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COMMERCIAL REAL ESTATE 

February 7, 1998 

David J. Pedersen & Associates, Inc. 
990 Obie Street 
P.O. Box 10543 
Eugene, OR 97440 

Dear Dave, 

The purpose of this letter is to give you my perspective on the demand for industrial parcels 
in the Eugene-Springfield area. 

As the economy prospered, and demand for industrial space increased substantially over 
the past three or four years, several trends emerged. 

• local companies were growing and needed larger quarters 
• growing companies were not content with older, obsolete facilities and in 

many cases, elected to build and own their own facilities 
• existing parcels of 1/2 to 3 acres were rapidly absorbed and many, small 

industrial "parks" were created out of larger parcels (Hyw. 99 at Airport 
Road, Westec, Greenhill, etc.) 

• land prices increased substantially 

During this time, we saw enormous demand for parcels from 1/2 to 5 acres. The owners 
of sites where large parcels were divided into smaller sites experienced brisk sales and 
more demand than they could meet. In fact, demand for the smaller parcels was so intense 
that prices went from $1.25 to $3.00 per square foot in only one to two years. 

Demand for parcels larger than 5 acres has been significandy less, and for parcels over 10 
acres, demand has been low. Significantly larger parcels (20 or more acres) seem to appeal 
to developers who want to divide the property into smaller acreages (1 to 3 acres) to sell for 
premium prices. We experience very little interest from either local companies or 
companies from out of the area who are interested in larger pieces of land. It appears that 
the very large companies tend to concentrate their interest in the larger metropolitan areas. 

At this time, the single most common request we hear for industrial land is for parcels 
under 5 acres, in good locations with quick and easy freeway access. 

I hope I have adequately answered your questions. If you require additional information, 
please don't hesitate to phone. 

.01 East Broadway 
iuite 101 
iugene, OR 97401 
"EL: (541)345-4860 
AX: (541) 345-9649 

Sincerely, 

Sue Prichard 
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POAGE ENGINE JLJRING & SURVEYING, INC. 

j C I V I L / MUNICIPAL ENGINEERING • SEWER & W A T E R SYSTEMS • SURVEYING 

February 5, 1998 

David J. Pedersen 
David J. Pedersen & Associates, Inc. 
P.O. Box 10543 
Eugene, OR 97440 

Dear Dave: 
£ 

This letter is in regards to your request for a cost estimate for the relocation of an existing 42 inch 
sanitary sewer line that bisects the Pierce property in east Springfield. My understanding of your 
request is to estimate the cost to move the sewer line from its present location south to a new 
location along the north margin of Marcola Road. I have prepared a preliminary sketch of this 
proposed relocation and determined an estimate for the work. Since the construction of such a large 
sanitary sewer pipe is not common in this area I was unsure of my cost projection, so I contacted a 
local construction company to provide me with a second estimate to verify my costs. These two cost 
estimates, were within 10 percent of each other. The following costs are based on an average of the 
two estimates. 

1. Relocation of sewer pipe $210,000 
2 Construct four new manholes and 

reconstruct one existing manhole 35,500 
3. Reconnect live sewers (both ends) 20.000 

Sub-total $265,500 
+ 15% engineering 

and 10% contingency 66.400 

T O T A L $331,900 

This estimate is based on using native backfill within the sewer trench which will require that the 
sewer be outside any street area. Should the line be constructed within a proposed right of-way or 
existing right-of-way (Marcola Road), there would be an additional cost of $77,000 for select 
backfill material. 

Should you need any additional information, please feel free to call. 

Sincerely, 

fhomas F. Poage 

(2450L02.wp) 

P.O. BOX 2527 • EUGENE. OR 97402 • 990 OBIE S t f M f e T • (541) 435 - 4505 • FAX (541) 485 - 5624 
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REBUTTAL MATERIALS SUBMITTED BY THE APPLICANT 

ATTACHMENT 

5 - 1 



Page 1 of 1 

KARP Gary 

From: Richard Satre [r.satre@satrepc.com] 

Sent: Tuesday, May 29, 2007 4:45 PM 

To: KARP Gary 

Cc: r.dehnert@satrepc.com; spickerman@gleaveslaw.com 

Subject: applicant testimony 

Attachments: 0609_PAZC_CCPH_FinalRebut_Satre.pdf 

Richard M. Satre, AICP, ASLA, CSI, President 
Satre Associates, P.C. 
Planners, Landscape Architects and Environmental Specialists 
132 East Broadway, Suite 536 
Eugene, Oregon 97401 
(541) 465-4721 • Fax (541) 465-4722 * 1-800-662-7094 • www.satrepc.com 

This message is intended solely for the individual or entity to whom it is addressed and may contain information that is privileged, confidential, and exempt from disclosure under 
applicable state and federal law. If you are not the addressee, or are not authorized to receive for the intended addressee, you are hereby notified that you may not use, copy, distribute, or 
disclose to anyone this message or the information contained herein. If you received this message in error, immediately advise the sender by reply email and destroy this message. 

5/30/2007 
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SATRE 
ASSOCIATES 

May 29,2007 

Mayor Sid Leiken 
City Council 
C/o Gary Karp, Planner III 
City of Springfield 
225 Fifth Street 
Springfield, Oregon 97477 

Re: The Villages at Marcola Meadows 
Metro Plan Amendment (LRP 2006-00027) 
Zone Change (ZON 2006-00054) 

Satre Associates, P.C. 
132 East Broadway 
Suite 536 
Eugene, Oregon 97401 
Phone 541.465.4721 
Fax 541.465.4722 
1.800.662.7094 
www.satrepc.com 

Dear Mayor and Councilors, 

Please accept this letter for the record regarding the above city files. 

Goal 9, Adopted Plans and Findings 
The adequacy of land inventories must be demonstrated by adopted and 
acknowledged studies and plans. Having provided adequate inventories of each type 
of land meeting Goal 9 and Goal 10 needs, local authorities should strive to maintain 
these inventories in an economically sustainable equilibrium. Once adequacy is 
established, a local jurisdiction may adjust those inventories as long as an adequate 
supply is maintained. In deliberating such adjustments, the approving authority may 
consider additional evidence. However, findings must be based solely on adopted 
and acknowledged studies and plans. 

The SCLS is an adopted economic opportunity analysis acknowledged as meeting 
the requirements of Division 9. It is the most recent analysis even though it 
addresses Springfield only and was not incorporated into the most recent Metro Plan 
update. Prior to it, the most recent commercial land study was adopted in 1992, but 
that study dealt only with Eugene's portion of the metropolitan area. The last metro-
wide commercial land economic opportunity analysis incorporated into a Metro Plan 
update and regarding the Springfield portion of the metro area came sometime before 
1987. Because the standard planning period for these studies is 20 years, any 
conclusions drawn from this previous study would be invalid. 

OAR 660-009-0010(4)(a) requires consistency with the most recent economic 
opportunities analysis and the comprehensive plan. It anticipates the inevitable 
situation when an economic opportunities analysis has been completed as a periodic 
review task, but its recommendations and policies have not yet been incorporated 
into the comprehensive plan. The most recent commercial lands study to be 
incorporated into the Metro Plan focused only on the Eugene area of the UGB (the 
1992 Eugene study). Though many general economic goals, findings and policies in 
the Metro Plan are currently relevant to Springfield, many of them have been 
superseded by those in the SCLS. 

Planners, Landscape Architects and Environmental Specialists 
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City of Springfield, Attn: Mayor Leiken and Councilors p age 2 
The Villages at Marcola Meadows 
Plan Amendment and Zone Change (City Files LRP 2006-00027 and ZON 2006-00054) 
May 29,2007 

The Springfield Natural Resources Study Report is another document providing 
information relevant to Goal 9 findings. Adopted and acknowledged inventory 
updates may be used as a basis for approving a PAPA. An inventory that is 
acknowledged to meet the requirements of Goal 9 is relevant to subsequent decisions 
even if that inventory was conducted for a non-Goal 9 study. The SNRS presents 
updated, adopted and acknowledged inventories of commercial and industrial land. 

The following tables present data taken only from adopted and acknowledged land 
inventories. They show the PAPA meets the requirements of Goal 9 and OAR 
Division 9 by maintaining an adequate supply of industrial land, adding to the 
relatively small inventory of medium density residential land, and reducing the 
projected deficit of commercial land. 

Land Supply by Most Recent Acknowledged Type-Specific Study 

General Use UBG Plan Y r 
A c r e s 

Inventory P A P A A To ta l A % S o u r c e 
M e d . Dens i ty Res. Me t ro 2015 239 19 258 8% Metro Plan 
C o m m e r c i a l Spr ing f ie ld 2015 -158 37 -121 23% SCLS 
Indust r ia l (h igh est . ) Me t ro 2010 2,954 -56 2,898 -2% MILPR 
Indust r ia l ( l o w e s t . ) Me t ro 2010 2,432 -56 2,376 -2% MILPT 
Note that the commercial supply percentage change represents a reduction of the deficit. 

Land Supply by Most Recent Acknowledged Post-Study Inventory 

G e n e r a l U s e UBG Plan Y r Inventory 
Ac res 
P A P A A Tota l A % S o u r c e 

Med. Densi ty Res. Met ro 2015 239 19 258 8% Metro Plan 
C o m m e r c i a l Spr ingf ie ld 2015 -172 37 -135 22% SNRS 
Industr ia l (h igh est.) Met ro 2010 2,122 -56 2,066 -3% SNRS 
Industr ia l ( low est.) Met ro 2010 1,600 -56 1,544 -4% SNRS 
Note that the commercial supply percentage change represents a reduction of the deficit. 

The applicant proposes the following alternative finding regarding Statewide 
Planning Goal 9 (Reference page 6-40 of the May 7, 2007, Springfield City Council 
AIS): 

Finding: This application complies with Goal 9 by addressing the most current 
adopted and acknowledged land studies. The proposed PAPA shifts land from the 
industrial inventory to the commercial and residential inventories. The proposal 
maintains an adequate supply of industrial land based on the most recent industrial 
lands study and on cumulative adopted and acknowledged actions since that study 
was completed. The change to commercial designation is justified by the 
documented shortage of commercial land. The change to residential designation is 
justified by the demonstrated imbalance, analyzed in economic terms, between a 
plentiful industrial land supply and a relatively small residential land supply. 
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City of Springfield, Attn: Mayor Leiken and Councilors Page 3 
The Villages at Marcola Meadows 
Plan Amendment and Zone Change (City Files LRP 2006-00027 and ZON 2006-00054) 
May 29.2007 , 

Compare the Proposed Master Plan to the Existing Conceptual Development 
Plan 
We urge the Council to compare the proposed master plan before them with the 
conceptual development plan currently approved for a portion of the site. Under 
current designation, zoning, and CDP, nearly half of the site could be fully 
developed with only subdivision and site plan review. This is a rare opportunity for 
the city to approve a comprehensive and detailed master plan for a 100-acre 
development. Compare this to the level of control and detail in the existing CDP 
applying to only 56 of the 100 acres. 

The Importance of Developing to Nodal Development Standards 
Implementation of the Nodal Development Area overlay designation is an essential 
element of TransPlan and the City's efforts to meet State goals for transportation 
demand management. In May 2001, the LCDC approved the Eugene-Springfield 
Alternative Plan and Performance Measurers that mandated the implementation of a 
nodal development strategy. As part of that strategy, Springfield is to apply nodal 
development Metro Plan designations and zoning districts. This project will help the 
City meet its obligation. 

The Choice Between CI and Nodal Development 
The Springfield Nodes Market Analysis points out that CI development does not lend 
itself to viable nodal development. The Nodal Area overlay is a mismatch with the 
CI designation. Future development is very unlikely to accomplish both sets goals. 
The benefits of undetermined future development under the existing CDP must be 
weighed against benefits of the proposed Nodal and mixed-use Master Plan before 
you. 

"Jasper-Natron 
• Industrial uses may be incompatible with nodal development" 
Springfield Nodes Market Analysis, page vi. 

"Industrial development is usually not compatible with nodal development 
because it is typically land-intensive (low density) and needs to be segregated 
from other uses because of noise and emissions. Industrial land supply is relevant 
to a discussion of regional land supply conditions because industrial land is 
frequently re-zoned for other uses. The Eugene-Springfield area had about 2,500 
acres of land in 1997 zoned for industrial uses, while demand was estimated to 
total 400-700 acres through 2020.5 

This surplus of industrial land, the potential shortage of residential land, and 
apparent shortage of commercial land in Springfield suggests that some industrial 
land in the region might get re-zoned for other uses." 

"5 Industrial land supply and demand estimated by ECONorthwest, West Eugene Parkway: 
Industrial Lands Analysis, 1997. We note that several things have changed regarding industrial 
supply in the last five years (e.g., land consumption by development, increasing environmental 
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City of Springfield, Attn: Mayor Leiken and Councilors page 4 
The Villages at Marcola Meadows 
Plan Amendment and Zone Change (City Files LRP 2006-00027 and ZON 2006-00054) 
May 29.2007 

constraints). Moreover, at the state level there is increasing concern that though the amount of 
industrial land might be adequate in some aggregate, long-run, planning sense, the short-run 
supply of development-ready parcels, especially large ones, may be constrained. That, however, 
is not a concern for this study on nodal development." 
Springfield Nodes Market Analysis, page 3-13. 

Will We Lose Family-Wage Jobs? 
The City can rely on the remaining Gateway CI inventory and other industrial and 
commercial lands currently suitable for development until the 118-acre future supply 
of CI land in Jasper-Natron is available. The tangible benefits of the proposed 
development outweigh the risks. As the adage goes, "A bird in the hand is worth 
two in the bush." Please remember, the site was available before Gateway, but was 
and continues to be passed over for CI development. 

Eliminating 56 acres of CI designation does not erase opportunities for the high-
paying, traded sector employers in Springfield. We point again to the DLCD report 
to the Governor regarding conversion of industrial lands. It observed that the effort 
to preserve prime industrial land is primarily focused on high-impact industries with 
exacting or unique site requirements. The new-tech jobs that CI was intended to 
attract increasingly rely on commercial support and are becoming more like 
commercial uses - they can easily locate in commercially zoned areas. Factories 
producing widgets are disappearing, information services are taking their place. 

Impact on Mohawk Redevelopment 
The proximity of as many as 730 new households in Marcola Meadows will increase 
the income base within the Mohawk service area, and undoubtedly increase business. 

It will be impossible for the commercial development in Marcola Meadows to absorb 
all the business these new residences will generate. As often happens in nearby 
commercial districts, it is much more likely the two areas will develop (and 
redevelop) together, than for one to be left behind. 

What About School Overcrowding? 
Materials drawn from the 2006 Facilities Advisory Report and previously submitted 
into the record include analyses of all Springfield schools including Yolanda 
Elementary and Briggs Middle School. These materials demonstrate that school 
facilities in the system are underused. The report contains recommendations for 
dealing with these situations including the near-term addition of classrooms at 
Yolanda. 

A key school capacity issue is the shift of student population from west Springfield 
to the east. Several facilities in the west are under-capacity, but at the same time are 
still needed and require repair or replacement. It can be difficult to justify updating a 
facility that is underutilized or will be in the future. The Maple school is the best 
example. Enrollment is down, but the school requires replacement nonetheless. 
Similar situations are faced at Springfield Middle School and Brattain Elementary. 
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City of Springfield, Attn: Mayor Leiken and Councilors page 5 
The Villages at Marcola Meadows 
Plan Amendment and Zone Change (City Files LRP 2006-00027 and ZON 2006-00054) 
May 29,2007 , 

An increase in attendance in west and central Springfield will help justify capital 
expenditures in such schools as Maple, Briggs and Yolanda. 

In advance, thank your of your consideration of these materials. 

Sincerely, 

KCchard/M. Satre/ 

Richard M. Satre, AICP, ASLA, CSI 
President 
Satre Associates, P.C. 
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May 29, 2007 

RECEIVED 
M A Y 2 9 2 0 0 7 

B Y : . 

Mayor Sid Leiken 
City Council 
c /o Gary Karp, Planner III - gkaxp@ci.springfield.or.us 
City of Springfield 
225'Fifth Street 
Springfield, OR 97477 

Re: LRP 2OO6-OOO27 /ZON 2006-00054, Plan Amendment 
and Zone Change 

Dear Mayor and Councilors-

This letter is in response to the letter submitted by Goal One Coalition 
addressed to the City of Springfield Planning Commission, dated May 
14, 2007. 

Goal 2 - Land Use Planning 

As indicated by the Goal One letter, Goal 2, Part I states that the 
information upon which land use decisions are made "shall be 
contained in the plan document or supporting documents " 
Nonetheless, Goal One argues that the Springfield Commercial Lands 
Study (SCLS) is merely an unacknowledged inventory and cannot be 
the basis of a planning decision because the study has not been 
acknowledged to be part of the Metro Plan. The letter cites D.S. 
Parklane Development, Inc. v. Metro, 165 Or App 1, 22, 994 P2d 1205 
(2000) and 1000 Friends of Oregon v. City of Dundee, 203 Or App 207, 
216, 124 P3d 1249 (2005) 

The D.S. Parklane case involved reliance upon an unacknowledged 
draft study, a document readily distinguishable from the SCLS In the 
City of Dundee case, the City relied upon an unacknowledged 
buildable lands inventory (BLI) rather than the acknowledged plan 
inventory of buildable residential land in the comprehensive plan. The 
court determined that the BLI was not a "plan or a planning 
document." 

Resolution 00-13 adopts the Springfield Commercial Lands Study as 
the policy document guiding the provision of commercial lands within 
the Springfield urban growth boundary. The resolution specifically 
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finds the study to be consistent with the Periodic Review Order and 
Statewide Planning Goals and reflects that the study was a result of a 
periodic review order pursuant to Metro Plan Policy 32 of the 
Economic Element of the Metro Plan, which specified such a study as 
a task for periodic review. The study was acknowledged by LCDC in 
2006. 

As discussed below, Goal 9 required the type of change in land Use 
designation here proposed to address not only the acknowledged 
comprehensive plan but the "most recent economic opportunities 
analysis." The SCLS is that analysis as it pertains to commercial 
lands within the Springfield Urban Growth Boundary. 

Goal One also suggests that the SCLS cannot be considered because it 
does not address the entire metro urban growth boundary area. This 
is not a convincing argument. The Eugene Commercial Lands Study 
certainly does not address the whole metro area and, as to the 
Springfield Commercial Lands Study, it was made a periodic review 
task by DLCD. LUBA certainly did not have any difficulty on issues of 
its applicability when it applied the SCLS in Jaqua v. City of 
Springfield, 46 Or LUBA 134, 56 (2004). While multi-junsdictional 
cooperation in implementation of OAR 660-009-0015 to OAR 660-009-
0025 is "strongly encouraged" in the Goal 9 rule, it is not required. 
See OAR 660-009-0030(1) 

Goal 9 - Economic Development 

The new Goal 9 rule, effective January 1, 2007, is applicable to the 
present application. The "fixed goalpost rule" does not apply to either 
the comprehensive plan amendment or the zone change because the 
zone change is submitted contemporaneously with the comprehensive 
plan amendment. See Friends of Applegate Watershed v. Josephine 
County, 44 Or LUBA 786 (2003). 

OAR 660-009-0010(4) states: 

"For a post-acknowledgement plan amendment under 
OAR chapter 660, division 18, that changes the plan 
designation of land in excess of two acres within an 
existing urban growth boundary from an industrial use 
designation to a non-industrial use designation, or any 
other employment use designation to any other use 

4-9 



Mayor Sid "Leiken 
City Council 
May 29, 2007 
Page 3 

designation, a city or county must address all applicable 
planning requirements, and. 

(a) Demonstrate that the proposed amendment is. 
consistent with its most recent economic opportunities 
analysis and the parts of its acknowledged 
comprehensive plan which address the requirements of 
this division...." 

The Agenda Item Summary packet, at pages 6-26 through 6-28, sets 
forth the applicant's analysis of the inventories for the affected 
inventories, medium density residential, commercial, and industrial. 
Updated tables are attached hereto as Exhibit A. 

Goal One would argue that the analysis is deficient because 

"The jurisdictionally focused SCLS does not analyze 
supply and demand for the entire Metro UGB area and 
cannot be relied upon to establish consistency with the 
requirements of OAR 660-009-0010(4), which establishes 
that the proposed PAPA be consistent with both the most 
recent economic opportunities analysis (i.e. the 2000 
SCLS) and the comprehensive plan.-" Goal One letter, p. 
5. 

The SCLS is the most recent economic opportunity analysis for 
commercial lands. The only other analyses that exist in the Metro 
Plan area is the Eugene Commercial Lands Study, which, of course, 
only addresses the Eugene portion of the Metro Plan, and the 
Commercial Economic Opportunity Analysis incorporated into the 
Metro Plan, including the Springfield portion of the Metro Plan area, 
created sometime before 1987. The rule calls for consistency with the 
most recent economic opportunity analysis for the area. To not 
consider the SCLS would be inconsistent with that rule 

Goal One also faults heavy reliance on the 2000 SCLS to analyze 
supply and demand because no consideration is given to the amount 
of land added to the commercial inventory by means of applicant 
initiated and city approved zone changes and plan amendments since 
that study. The administrative rule calls for consistency with 
economic analysis and does not require an analysis updated by 
anecdotal information It is noted, however, the SNRS did contain 
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inventory adjustments to the time of the study and reflects a shortage 
of commercial lands 

Goal One contends that reliance cannot be placed on the Springfield 
Natural Resource Study (SNRS), adopted by Ordinance No. 6150 on 
November 28, 2005. It is argued that, while the inventories might be 
relevant to the proposal, an analysis of the entire UGB area is 
necessary to establish an accurate picture of the supply of commercial 
lands. Here again, there is the unsupported assertion that any 
inventory that does not encompass the entire Metro area is of no 
import. There simply is no basis for this assertion. The SNRS is the 
last true inventory to be adopted and acknowledged. ^ 

Policies of the Economic Element of the Metro Plan 

The policies most directly relevant to the proposal are Policies 6 and 
12. 

Policy 6 states: 

"Increase the amount of undeveloped land zoned for light 
industrial and commercial uses correlating the effective 
supply in terms of suitability and availability for the 
projections of demand." 

Policy 12 states. 

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

The Metro Plan addresses the issue of conflict between policies: 

"The respective jurisdictions recognize there are apparent 
conflicts and inconsistencies between and among some 
goals and policies when making decisions not based on 
the Metro Plan Not all of the goals and policies can be 
met to the same degree in every instance. Use of the 
Metro Plan requires a balancing of its various components 
on a case-by-case basis, as well as a selection of those 
goals, objectives, and policies most pertinent to the issue 
at hand." 
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Oregon LUBA cases confirm that where plan policies conflict, the 
governing body may consider and balance those plan policies favoring 
some over others based on that balance. See Welch v. City of Portland, 
28 Or LUBA 439 (1994). 

Among the other factors, the particular language used in a policy can 
bear upon how those policies are weighed. Policy 6 clearly calls for an 
increase in the amount of undeveloped land "zoned for light industrial 
and commercial uses correlating the effective supply in terms of 
suitability and availability with projections of demand" while Policy 12 
only seeks to "discourage" amendments changing industrial land to 
nonindustrial designations. 

In Bothman v. City of Eugene, 51 Or LUBA 426 (2006), the policy called 
upon the City to "recognize" existing use and discouraged rezoning of 
the subject property. LUBA recognized that the policy expressed a 
clear policy preference that this particular parcel retain its existing 
zoning. LUBA stated: 

"While that preference is not absolute, and can be 
overcome by sufficient reasons and/or competing policy 
considerations, written context policy clearly requires the 
city to at least consider whether the applicant has 
established a basis to overcome that policy preference." 

In that instance, the policy was directed at the particular property at 
issue and LUBA found the policy not mandatory but one that must be 
considered. 

The Goal One Coalition argument that Policy 6 only speaks to zoning, 
not change in Plan designation, of land for commercial use has no 
validity. Obviously, additional land will not be available for rezoning to 
a commercial zone if the land is not redesignated for that purpose 

In the present case, the record establishes that the particular site has 
long been available for special light industrial use yet has not been 
developed with the CI uses. The site has constraints not recognized m 
the Metropolitan Industrial Lands Special Study. It is in proximity to 
the Kingsford charcoal plant, overhead electrical lines and nearby rail 
lines which cause problems to certain types of high technology 
industries. Also, not contemplated at the time of the Metropolitan 
Industrial Lands Special Study was a shortage of commercial lands in 
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Springfield revealed by the SCLS The agenda packet on pages 6-28 
through 6-34 puts forth additional justification for weighing Economic 
Element Policy 6 more heavily. 

Goal One states that all 30 of the Economic policies "should be 
addressed in some manner." That is not the case. All relevant policies 
should be addressed. 

Policy 5 - Provide existing industrial act ivit ies sufficient adjacent 
land for future expansion. 

There is no evidence that there are existing industrial activities in the 
area of the subject site with need of additional adjacent 'land for 
expansion. The fact that the land has remained undeveloped for many 
years is indication that there is not the need for that expansion. 

Policy 7 - Encourage industrial park development, including areas 
for warehousing and distributive industries and research and 
development activities. 

This policy is irrelevant. It is directed to the issue of the manner of 
industrial development, i.e., in an industrial park rather than isolated 
developments. 

Policy 9 - Encourage the expansion of exist ing and the location of 
new manufacturing activities which are characterized by low levels 
of pollution and efficient energy use. 

Again, this policy is not relevant to the issue at hand The policy 
encourages the nurturing of particular industries, those characterized 
by little pollution and energy efficiency. 

Policy 15 - Encourage compatibility between industrially zoned 
lands and adjacent areas in local planning program. 

The policy is irrelevant as are Goal One's comments under the policy. 

Policy 16 - Utilize processes and local controls which encourage 
retent ion of large parcels or consolidation of small parcels of 
industrially or commercially zoned land to facilitate their use or 
reuse in a comprehensive rather than piecemeal fashion. 

The policy is directed to City "process" and "controls" and does not go 
the issue of whether this land should be converted to other uses. 

4-13 



Mayor Sid'Leiken 
City Council 
May 29, 2007 
Page 7 

While the policy directs the staff to encourage retention of large parcels 
of industrially zoned and designated land, the policy goes more to 
discouraging parcelization of such properties, which might discourage 
their use in a comprehensive manner. 

Policy 21 - Reserve several areas within the UGB for large scale, 
campus type, light manufacturing uses. 

Several areas, much larger than the subject site, remain for large 
scale, campus type light manufacturing use, .as shown on the Metro 
Plan Diagram. 

Policy 28 - Recognize the vital role of neighborhood commercial 
faci l i t ies in providing services and goods to a particular 
neighborhood. 

This policy has no applicability to the proposal. The policy is directed 
primarily at making provision for and preserving the commercial 
facilities that serve particular neighborhoods. 

The proposed redesignation is consistent within the policies of the 
Economic Element of the Metro Plan. LUBA will defer to Springfield's 
interpretation of those policies unless they are "clearly wrong." See 
Jaqua v. Springfield, supra. 

The Goal One letter addressed Goal 10 - Housing. It criticizes a 
proposal for adding an additional 19 acres of residential land. The 
Metro Plan does not prohibit surpluses of the various inventories. 

Goal 12 - Transportation is discussed in the Goal One letter. A 
transportation impact analysis has been submitted and approved by 
the City. 

Goal One raises the issue of Goal 6 - Air, Water, and Land Resources 
Quality. Goal One contends that the additional traffic from this 
development will encourage more auto use and auto emissions and 
that this should be considered under Goal 6. LUBA has made clear 
that Goal 6 is limited, by its terms, to discharges from the proposed 
development itself. See Marcott Holdings, Inc. v. City ofTigard, 30 Or 
LUBA 101 (1995). 

Goal One cites Goal 13 - Energy and finds that the proposed 
development is contrary to that goal because the Coalition deems it an 
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auto-dependent use. Goal 13 has rarely been relied upon as a basis 
for a decision in particular land use cases. The goal is primarily 
directed towards the development of local government land 
management implementing measures which maximize energy 
conservation and is not applicable to individual land use actions. 

Conclusion 

It is submitted that the application does satisfactorily address 
Statewide Goals, applicable policy document?, and the Metro Plan. 

jca 
cc: SC Springfield, LLC 

Attachment: Exhibit A - Tables 
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EXHIBIT A 

Land Supply by Most Recent Acknowledged Type-Specific Study 

General Use U B G P l a n Y r I n v e n t o r y 
A c r e s 

P A P A A T o t a l A % S o u r c e 
M e d . D e n s i t y R e s . M e t r o 2 0 1 5 2 3 9 1 9 2 5 8 8 % Metro Plan 
C o m m e r c i a l S p r i n g f i e l d 2 0 1 5 - 1 5 8 3 7 - 1 2 1 2 3 % SCLS 
I n d u s t r i a l ( h i g h e s t . ) M e t r o 2 0 1 0 2 , 9 5 4 - 5 6 2 , 8 9 8 - 2 % MILPR 
I n d u s t r i a l ( l o w e s t . ) M e t r o 2 0 1 0 2 , 4 3 2 - 5 6 2 , 3 7 6 - 2 % MILPT 

Note that the commercial supply percentage change represents a reduction of the deficit. 

Land Supply by Most Recent Acknowledged Post-Study Inventory 

General Use U B G P l a n Y r I n v e n t o r y 
A c r e s 
P A P A A t o t a l A % S o u r c e 

M e d . D e n s i t y R e s . M e t r o 2 0 1 5 2 3 9 1 9 2 5 8 8 % Metro Plan 
C o m m e r c i a l S p r i n g f i e l d 2 0 1 5 - 1 7 2 3 7 - 1 3 5 2 2 %SNRS 
I n d u s t r i a l ( h i g h e s t . ) M e t r o 2 0 1 0 2 , 1 2 2 - 5 6 2 , 0 6 6 - 3 % SNRS 
I n d u s t r i a l ( l o w e s t . ) M e t r o 2 0 1 0 1 , 6 0 0 - 5 6 1 , 5 4 4 - 4 % SNRS 

Note that the commercial supply percentage change represents a reduction of the deficit. 
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City of Springfield 
Work Session Meeting 

MINUTES OF THE WORK SESSION MEETING OF 
THE SPRINGFIELD CITY COUNCIL HELD 
MONDAY, MAY 7,2007 

The City of Springfield Council met in a work session in the Jesse Maine Meeting Room, 225 
Fifth Street, Springfield, Oregon, on Monday, May 7,2007 at 6:22 p.m.f with Mayor Leiken 
presiding. 

ATTENDANCE 

Present were Mayor Leiken and Councilors Lundberg, Wylie, Ballew, Ralston, Woodrow and 
Pishioneri. Also present were City Manager Gino Grinjaldi, Assistant City Manager Jeff 
Towery, City Attorney Joe Leahy, City Recorder Amy Sowa and members of the staff. 

1 Proposed Amendments to the Metropolitan Area General Plan Diagram and the Springfield 
Zoning Map. 

City Planner Gary Karp presented the staff report on this item. The subject site was formerly 
known as the "Pierce" property. The current Metro Plan designations and zoning are: Campus 
Industrial (56 acres), Medium Density Residential (35.7 acres) and Community Commercial (8.6 
acres). The applicant requests approval of a: Type II Metro Plan diagram amendment to change 
the 56 acre Campus Industrial designation to: Community Commercial (11 acres); Medium 
Density Residential/Nodal Development Area (19 acres); and Commercial/Nodal Development 
Area (26 acres); and amendment of the Springfield Zoning Map from Campus Industrial to 
Community Commercial, Mixed Use Commercial and Medium Density Residential (same 
acreages). Both applications are interrelated; they both must be approved because of the required 
consistency between the Metro Plan designation and zoning. All issues related to the effects of 
the proposed development on neighboring properties raised during the Planning Commission 
public hearing are issues that will be addressed during the Master Plan review process, a 
condition of approval of these applications, which will be reviewed by the Planning Commission 
at a future public hearing. The Master Plan will contain proposed mitigations to positively 
respond to the issues raised by the neighbors. In making their decision on these applications, the 
City Council should consider if: the City will be better served by converting Campus Industrial 
land to Commercial and Multi-family Residential; Springfield's citizens, especially the 
neighbors, can be assured that a "quality" development will be constructed over time; and 
whether the removal of the Campus Industrial designation can be absorbed or should be offset by 
a commensurate addition of Campus Industrial designation elsewhere in the City as an element 
of the upcoming commercial/industrial land supply demand analysis. 

Mr. Karp distributed materials that had been distributed to the Planning Commission of a Lowe's 
in Stockdale, Arizona. He also distributed the first diagram of the Metro Plan. 

Councilor Ralston listed several concerns and questions: 1) How much industrial land was 
available in Springfield?; 2) How would the traffic issues be resolved? 3) Campus Industrial was 
a better fit for this area and would provide more living wage jobs; 4) It could work against 
redevelopment in the Mohawk area. 

Mr. Karp asked Mr. Tamulonis to discuss the Industrial Lands in Springfield. 
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Mr. Tamulonis discussed the history of the Pierce Property and the property where WalMart was 
currently located. He discussed some of the issues with this area that had prevented other 
companies from locating in this area. He noted the large amount of Campus Industrial property 
still available in Gateway and other areas in Springfield, currently over 100 acres. The Jasper 
Natron area could also include nearly 1 SO acres of Campus Industrial property. 

Transportation Planning Engineer Gary McKenney addressed the traffic issue. He said the 
application was for a plan amendment and zone change, arid was required to address the Goal 12 
Transportation Planning Rule. Conditions would be included in the plan analysis to meet Goal 
12. Part of the master plan would require additional transportation analysis and other 
requirements at that time. The condition would include having no greater impact than if the 
property was developed as currently zoned. 

Councilor Ralston said most traffic would take the Mohawk exit to access that area. He noted 
the difficulty with traffic in that area at the present time. 

Mr. McKenney said one condition was to make a minor ODOT improvement now to address 
traffic issues. ODOT and the City would be involved in any transportation planning as 
appropriate. More analysis would be done during the master planning. 

Councilor Lundberg asked about trip caps. She said one of the reasons PeaceHealth was a fit out 
in Gateway was because traffic mitigation could be done by scheduling hospital staff with 
different shifts. The proposal tonight included high amounts of residential and business with no 
set travel times. She asked how the trip caps were monitored. 

Mr. McKenney said this calculation included both residential and commercial. It was not a trip 
cap, but a method of limiting the amount of development in each zone based on trips. It would 
be limited to the conditions recommended. The traffic analysis used a technique that considered 
the residential going to commercial. Without the residential within this development, there 
could be higher trips from travelers needing to travel from other locations. He explained one of 
the conditions of approval regarding trips. 

Councilor Lundberg said she was not a proponent of planning too far in the future because things 
changed. The proposed site was never very good as Campus Industrial in the first place. She 
noted the consideration of having residential near places like Kingsford. It didn't seem 
residential would be a good fit in this area for a lot of reasons. 

Councilor Pishioneri discussed nodal development and asked if there was currently a nodal 
designated in this area. 

Mr. Karp said on page 6-117 in the agenda packet, there was a map of potential nodal 
development areas in the TransPlan. This property was located in Site 7C on that map. 

Mr. Metzger said Council gave direction to staff for six nodal sites. The Pierce property was 
noted as a property with a high potential for nodal, but wasn't included in the top six. The Pierce 
Property could be a successful node. 
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A Councilor said it seemed contrary to where Council wanted to go for nodal development. 

Mr. Metzger said the character and density of homes was important for nodal development. 

Councilor Pishioneri said he noted a large list of neighbors with concerns. He hoped there had 
been and would be a lot of communication with the neighbors regarding their concerns. 

Mr. Karp said the applicants had a neighborhood meeting before the Planning Commission 
public hearing. Many of the questions from the neighbors weren't addressed in the criteria of 
approval, but would be addressed in the master plan. The master plan would include mitigation 
conditions to hopefully address those issues. This application had not been as emotional as the 
Home Depot request several years ago. There were a lot of legitimate questions. 

Councilor Woodrow asked what areas would involve ODOT. 

Mr. McKenney said the interchanges at Mohawk and 42°d Street from Highway 126. 

Councilor Wylie said it was exciting to see this type of development. She asked how many 
employees there would be at Lowe's. 

The applicant, Mr. Satre, said he didn't know offhand. 

Councilor Ralston asked if this would affect redevelopment in Mohawk. He asked about 
restrictions on truck traffic. 

Mr. Karp said the master plan would include more detail. 

Mayor Leiken said Council would hear testimony and conduct the first reading of the proposed 
amendment ordinances during their regular meeting. He reminded Council this application was 
for a zone change and Council needed to determine whether to allow something to move forward 
with different zoning. He said he was interested to hear what the public had to say. 

2. Proposed Stormwaterand Wastewater User Fees. 

Environmental Services Manager Susie Smith presented the staff report on this item. She noted 
that for almost twenty years Gar^Colwell had run the figures for these rates. With his passing 
came a need to have someone step si to do the work. She said she appreciated Jeff Paschall and 
Meg Alloco for stepping up and getting the figures prepared. 

The current rates for local and regional wastewater and local stormwater user fees were adopted by 
the Council in May of 2006. At current rates\he local and regional wastewater user fees will not 
produce sufficient revenue to fully fund the proposed FY 07-08 budget and the Council-adopted 
Capital Improvements Program (CIP). The attached Council Briefing Memorandum provides an 
evaluation of alternative rate increase options for Cbiincil consideration. No rate increase is 
proposed for stormwater user fees. \ 

Regional Wastewater User Fees. The Metropolitan Wastewater Management Commission 
(MWMC) adopted an 8% increase in regional wastewater us^r fees to become effective July 1, 
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City of Springfield 
Regular Meeting 

MINUTES OF THE REGULAR MEETING OF 
THE SPRINGFIELD CITY COUNCIL HELD 

MONDAY, MAY 7, 2007 

The City of Springfield Council met in regular session in the Council Meeting Room, 225 Fifth 
Street, Springfield, Oregon, on Monday, May 7,2007 at 7:00 p jn., with Mayor Leiken presiding. 

ATTENDANCE 

Present were Mayor Leiken and Councilors Lundberg, Wylie, Ballew, Ralston, Woodrow and 
Pishioneri. Also present were City Manager Gino Grimaldi, Assistant City Manager JeffTowery, 
City Attorney Joe Leahy, City Recorder Amy Sowa and-members of the staff. 

PLEDGE OF ALLEGIANCE 

The Pledge of Allegiance was led by Mayor Leiken. 

SPRINGFIELD UPBEAT 

1. EarwEJay Poster Winners. 

Public Information and Education Specialist from the Environmental Services Department, 
Rachael Chilton, phs^ented this item. This year marks the first Mayor's 5th Grade Earth Day 
Poster Contest. TTie contest is a way for the City of Springfield to connect with our community's 
children in a fun and educational way. Springfield is a city of rivers, bound by the McKenzie 
River to the north and the Willamette River to the south, making this year's theme of "keep our 
rivers clean" relevant to all of iKwho live here. Looking at the 225 entries, it was apparent that 
the children of this community un&^rstand the importance of protecting our waterways. Across 
the board the entries displayed artistiiStalent and bright ideas which made selecting the top five a 
very difficult job. The five winning posts^s will be on display in the lobby of City Hall through 
the month of May. 

1st Place: Adeyline Starling Gabuya from Centehmal Elementary 
2nd Place: Antonio Escobedo Castro from DouglasXjardens Elementary 
3rd Place: Bree Fowler from Thurston Elementary \ 
4th Place: Tasha Flippen from Centennial Elementary \ 
5th Place: -Michael Williams from Douglas Gardens Elementary 

Mayor Leiken said he was very impressed with the students that\ntered the contest. He called 
the winners forward and congratulated the three winners that were present. 

2. Springfield Education Day Proclamation. \ 

Mayor Leiken said Springfield School District held a literacy event at Lane Community College 
last year on Springfield Education Day. Mayor Leiken proclaimed May 31, 20&7 as Springfield 
Education Day. He thanked the partnership with the TEAM Springfield membersincluding the 
Springfield School Board. 
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Majtor Leiken opened the public hearing. 

1. Rodger Terrall. 3117 North Ridge Way, Eugene, OR. Mr. TerTall was currently the president 
of th^Relief Nursery Board. The Relief Nursery was requesting an amendment to the price 
for thedecrease in footage found in the property. He thanked Council for the effort they had 
put into tlus project and asked for approval. They were located on 18th and M Street in 
Springfieldsand had been well received and gained a lot of support from the families. Mr. 
Terrall acknowledged School Superintendent Nancy Golden who served on the board. 

Mayor Leiken closed the public hearing. 

Councilor Ballew asked how the discrepancy occurred. 

Mr. Ko explained. The appraisal was originally taken off Regional Land Inventory Database 
(RLID). RLID was not down to the exact square footage, but the property had now been 
accurately surveyed. \ 

Councilor Ralston asked if pamof the change was because 42nd Street was widened. 

Mr. Ko said that was part of the change. He explained. 

IT WAS MOVED BY COUNCILOR LUNDBERG WITH A SECOND BY COUNCILOR 
WOODROW TO ACCEPT WITHVONDITIONS THE OFFER FOR THE RELIEF 
NURSERY TO PURCHASE CITY-OWNED PROPERTY AT 870 SOUTH 42nd STREET. 
THE MOTIOiN PASSED WITH A VO\E OF 6 FOR AND 0 AGAINST. 

3. Proposed Amendments to the Metropolitan Area General Plan Diagram and the Springfield 
Zoning Map. 

ORDINANCE NO. 1 - AN ORDINANCE AMENDING THE EUGENE-SPRINGFIELD 
METROPOLITAN GENERAL PLAN DIAGRAM BY REDESIGNATING 56 ACRES 
FROM CAMPUS INDUSTRIAL TO: COMMUNITY COMMERCIAL. MEDIUM 
DENSITY RESIDENTIAL/NODAL DEVELOPMENT AREA: AND 
COMMERCIAL/NODAL DEVELOPMENT AREA ON LAND LOCATED NORTH OF 
MARCOLA ROAD AND EAST OF 28™/3 I s t STREETS. (FIRST READING) 

ORDINANCE NO. 2 - AN ORDINANCE AMENDING THE SPRINGFIELD ZONING 
MAP BY REZONING 56 ACRES FROM CAMPUS INDUSTRIAL TO: COMMUNITY 
COMMERCIAL: MEDIUM DENSITY RESIDENTIAL: AND MIXED USE 
COMMERCIAL ON LAND LOCATED NORTH OF MARCOLA ROAD AND EAST OF 
28™/31ST STREETS. (FIRST READING) 

City Planner Gary Karp presented the staff report on this item. The subject site was formerly 
known as the "Pierce" property. The current Metro Plan designations and zoning are: Campus 
Industrial (56 acres), Medium Density Residential (35.7 acres) and Community Commercial (8.6 
acres). The applicant requests approval of a: Type II Metro Plan diagram amendment to change 
the 56 acre Campus Industrial designation to: Community Commercial (11 acres); Medium 
Density Residential/Nodal Development Area (19 acres); and Commercial/Nodal Development 
Area (26 acres); and amendment of the Springfield Zoning Map from Campus Industrial to 
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Community Commercial, Mixed Use Commercial and Medium Density Residential (same 
acreages). Both applications are interrelated; they both must be approved because of the required 
consistency between the Metro Plan designation and zoning. Ail issues related to the effects of 
the proposed development on neighboring properties raised during the Planning Commission 
public hearing are issues that will be addressed during the Master Plan review process, a 
condition of approval of these applications, which will be reviewed by the Planning Commission 
at a future public hearing. The Master Plan will contain proposed mitigations to positively 
respond to the issues raised by the neighbors. In making their decision on these applications, the 
City Council should consider if: the City will be better served by converting Campus Industrial 
land to Commercial and Multi-family Residential; Springfield's citizens, especially the neighbors, 
can be assured that a "quality" development will be constructed over time; and whether the 
removal of the Campus Industrial designation can be absorbed or should be offset by a 
commensurate addition of Campus Industrial designation elsewhere in the City as an element of 
the upcoming commercial/industrial land supply demand analysis. 

Mr. Karp said this was a quasi-judicial public hearing and DeNovo. DeNovo meant there would 
be no limitations on who testified or what evidence was offered. At the commencement of a 
public hearing such as this, it was stated in ORS 197.763(5) that the criteria of approval must be 
listed. The zoning map amendment was from 12.030(3) of the Springfield Development Code 
and criteria of approval were a) consistency with applicable Metro Plan policies and Metro Plan 
Diagram, and b) consistency with applicable Refinement Plans, Plan District Maps, conceptual 
development plans and functional plans. The property was presently provided with adequate 
public facilities, services, and transportation to support the use. The above noted services and 
transportation networks were planned to be provided concurrently with the development of the 
property. The Metro Plan criteria of approval were from Section 7.070(3): a) the amendment 
must be consistent with the relevant statewide planning goals adopted by the Land Conservation 
and Development Commission (LCDC) and b) adoption of the amendment must not make the 
Metro Plan internally consistent. The staff report was utilized using those criteria. The testimony 
should adhere to those criteria or other criteria in the plan or land use regulation which the person 
believed applied to the decision. Failure to raise'an issue accompanied by statements or evidence 
sufficient to afford the decision maker or parties an opportunity to respond to the issue precluded 
appeal to the Land Use Board of Appeals (LUBA) based on that issue. 

Mr. Leahy said for the citizens testifying tonight, the criteria were noted in the staff report and on 
the wall behind the Council. The hearing was quasi-judicial and DeNovo. DeNovo meant that 
any issue, procedural or substantive, could be raised that was relevant to the approval criteria. 
Quasi-judicial meant that certain due process procedural rights were associated with this decision 
making process. Those rights included the right to notice (which had been done), the right to 
present evidence, the right to have a written decision based upon standards (set forth in the 
criteria), and to an impartial decision maker, the Council. The primary purpose of this hearing 
was to establish a record upon which a decision could be made. The evidentiary rules associated 
with the hearings were less restrictive than those used in Circuit Courts and all relevant testimony 
(relating to the criteria), including heresy testimony, could be considered. It was important to 
note that those giving testimony were to raise procedural and substantive issues at this hearing, or 
they would be prohibited or precluded from raising those issues subsequently on an appeal before 
the Oregon LUBA. If they raised an issue, they must support it with statements or evidence 
sufficiently specific so the Council could understand it and the Council had an opportunity to 
respond to the concern or issue. The applicant must raise any concerns regarding any proposed 
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conditions of approval to preserve their right to appeal and/or to seek damages in Circuit Court, 
which would be on a Dolan claim. 

• Burden of Proof: In this proceeding, the burden of proof was on the applicant to show by a 
preponderance of the evidence that all of the applicable approval criteria (noted in the staff 
report and on display behind the Council) had been met. The record in this manner consisted 
of the application and any supporting information; any staff report and any supporting 
documents; and any testimony and documentary evidence admitted during the Planning 
Commission hearing and the City Council hearing. If anyone wanted an item entered into the 
record, they needed to present it to the City Recorder orally or in writing. If there was any 
question whether any materials were in the record, the person submitting the testimony 
should make a point of asking that it be accepted into the record. By statute, anyone giving 
testimony had the right to request that the record beheld open for seven days. They did not 
have to give a reason for the request, but must make the request before the hearing was 
closed. If new evidence was introduced during that time, the record may be held open for an 
additional period of time to allow other parties an opportunity to respond to the evidence. He 
gave an example. In a DeNovo hearing, the applicant always had the last word. There was 
also the ability of anyone to request continuance of the hearing, which was different than 
keeping the record open. A continuance of the hearing was discretionary with the City 
Council and the party requesting it must show that prejudice to his or her rights would not be 
cured by merely holding the record open, or the City Council could decide on its own that 
they wanted additional information and hold the hearing open. 

• Testimony: This hearing was being recorded on tape. He asked those that wished to testify 
to follow a few procedures: 1) Testify from the podium, not from the audience. Don't holler 
something to the Council and expect it to show up in the record in approval or non-approval 
of a statement; 2) Begin testimony by stating your name, address for the record. This would 
enable the City Recorder and Council to identify the testimony offered by each speaker and 
will assist in creating a transcript of the hearing if that is necessary; and 3) If you want a 
written copy of the written decision, please provide your name and address to the City 
Recorder. 

Mr. Leahy outlined the procedure the Mayor would follow: 
1. applicant testimony 
2. testimony by those in favor 
3. testimony by those neutral 
4. testimony by those opposed 
5. staff summary if staff chooses to summarize or respond to information presented or 

questions from the Council 
6. rebuttal by the applicant 
7. public hearing closed unless Council determines to extend the public hearing. 
8. discussion of the public hearing and whether or not to keep the public record open 
9. discussion on policy issues and compliance with adopted plans 
10. decision by Council- the decision could be tonight or after the record was kept open 

or after the public hearing was continued. 

The Council would issue a written decision within a specified time of the date the record was 
closed at another hearing. Council would give direction regarding a decision and the staff 
would present findings for the Council. Any person that participated in this hearing or was 
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on the record before the Planning Commission may appeal the Council's decision to the 
LUBA. Please consult an attorney regarding a deadline for that appeal and the form of the 
appeal. 

• Impartiality: The Oregon Land Use Law required that the Council disclose any exparte 
contacts or conflicts of interest related to this matter and allow any person to challenge the -
Councilor for bias. Generally, a conflict of interest involved a situation where the decision 
maker, his or her family, or business would benefit or suffer by the decision. An exparte 
contact was a communication to the decision maker that included substantive issues regarding 
the application and occurred outside the public venue. 

Mr. Leahy asked for any ex parte contact or conflict of interest. 

There were no conflicts of interest or ex parte contact from the Mayor and Council. 

Mr. Karp asked Council to turn to page 4 - 5 of the zoning ordinance, condition #1. In that 
condition, number 10 stated "either/or". Upon further review of that condition, staff determined 
it should be made clearer. Staff discussed the change with the applicant, and the applicant 
concurred with the change. He said when the ordinance came back to the Council, staff would 
prefer the "or" language. 

Mr. Karp described the property and the Metro Plan amendment and zoning amendment being 
requested. Council needed to consider whether the City would be better served with this zone 
change. Springfield citizens, especially neighbors, could be assured that a quality development 
would be constructed over time. He discussed the possibility of additional Campus Industrial 
property in other parts of the City. Staff recommended approval of both applications with 
conditions. 

Mayor Leiken called the applicant forward. 

1. Rick Satre. President of Satre and Associates. 132 East Broadway, Suite 536. Eugene, Or. 
Mr. Satre said he was the applicant's representative. He said tonight's hearing was regarding 
planning and zoning, yet much had been said in prior testimony and in the media about a 
certain home improvement center. These applications were not about Lowe's or any other 
home improvement center or any other particular tenant or occupant. If Lowe's went away, 
the project would go on. If Lowe's were to move to another site in Springfield, this project 
would go on. Tonight's hearing was about a 100 acre master plan community, a mixed-use, 
residential, commercial master plan. This property had long been known as the Pierce 
Property, and was now a master plan community known as the Villages at Marcola Meadows. 
He referred to a slide show that showed the potential development and the type of buildings 
that would be included in this area, including open space. He said this community would be 
good for Springfield and would offer exciting places to shop, a high quality outdoor 
environment, and a sufficient amount of open space. He said within the 100 acres, 54.7 acres 
would be medium density residential and the balance would be commercial. Of the 54.7 
residential, nearly twenty percent would be dedicated as common open space available to the 
public at large. There would be a wide variety of uses, occupations, and residences within 
this master plan community. In addition to medium density residential and a number of 
residential types, there would be a number of commercial types, including opportunities for a 
high quality office environment integrated with open space and pedestrian connections. 
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There would be a variety of places to live including townhomes, apartments and cottages. 
The master plan community was paying attention to the concerns expressed by the 
neighborhood and the community at large. The applicant held a neighborhood meeting on 
March 14 at Briggs Middle School, with nearly 80 attending. Forty signed up on the 
attendance sheet, the applicant took questions and provided written response to those that 
entered their name and address on the sheet. Their written responses were part of the public 
record. 

Mr. Satre discussed the color booklet that was received into the public record and by the 
Council. He then entered into the record three new documents: 1) pie chart indicating that of 
100 acres, twenty percent of the residential would be open space, accessible to the 
community at large, including a 1.5 acres addition to the undeveloped Willamalane Pierce 
Park, connections to the Eugene Water and Electric Board (EWEB) corridor, and connections 
to the school grounds. The applicant had met with the representatives from the school 
district, from EWEB and Willamalane to make sure that as the master plan took shape, the 
applicant would respect those existing community resources and make due connections and 
relationships with the proposed master plan and those existing parks and school grounds; 2) a 
digital image of what the facility would look like from the south side of Marcola Road 
showing that the mountain views would still be visible. They were proposing a thirty foot 
landscaped buffer from the north side of the Marcola Road right-of-way; and 3) a one-page, 
two-sided document that was originally shared with the neighbors at the neighborhood 
meeting to provide a little more narrative about the vision behind Marcola Meadows. 

Mr. Satre explained why he felt Council should approve these proposals. The request met all 
applicable criteria as stated by staff and agreed upon by the Planning Commission. The 
applicant had worked with staff over the last eighteen months to develop a master planned 
community which met all applicable criteria, met Springfield's goals for residential densities, 
applied the nodal overlay for this development and limited vehicle trips. The applicant was 
implementing Springfield's recently adopted mixed-use commercial zone. The nodal and 
mixed-use commercial zone would help Springfield comply with TransPlan and with TPR 
regarding trip reduction. In addition, they were best utilizing vacant land within the urban 
growth boundary (UGB). This project would add to the tax base and would create jobs. The 
applicant had met with the neighborhood, representatives from the school district, EWEB, 
Willamalane, and DLCD regarding statewide goal compliance, particularly with respect to 
the land inventory and the job creation. 

Mr. Satre said in the adopted and acknowledged inventories for commercial and industrial 
land within the plan year of 2015, there was a documented shortage of commercial lands in 
the community. There was also a documented projection of surplus industrial land in the 
community. In the Campus Industrial (CI) district in Springfield, as of March 13,2007, there 
was still 116 acres of vacant CI land in the Gateway area. There was also a possibility of a 
large amount of CI would be designated in the Jasper Natron area. 

Mr. Satre summarized his presentation. Demand for industrial manufacturing uses originally 
intended for this CI district had greatly diminished. The Pierce Property had been shovel 
ready CI land for over thirty years, but there had been no CI development proposal submitted. 
The original Special Light Industrial (SLI) and later CI designation of this property was 
adopted to assist in the diversification of the metro areas decline in the wood products 
industry twenty to twenty-five years ago. There was a change in market forces regarding the 
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high tech industry that CI was intended to address. He gave the example of Sony 
Manufacturing locating in Springfield, but then later closing due to new technologies. The 
last industrial use that was developed in the Springfield community on CI land was ten years 
ago. There was not a high demand for industrial property in Springfield. In the adopted 
acknowledged inventories there was projected to be a surplus of nearly sixteen hundred acres 
of industrial land in the metro area, while there was nearly a two hundred acre deficit of 
commercial land in Springfield alone. Mr. Satre said this proposal satisfied Goal 9 and 
DLCD's concern regarding land supply. The applicant met with staff and DLCD 
representatives and discussed their concerns. The City's findings needed to be based on the 
adopted and acknowledged inventories. In addition, the applicant had communicated with 
representatives from the Oregon Department of Transportation (ODOT) regarding traffic. 
The applicant proposed a trip cap. This was not a limit on trips, but was a limit on trip 
generation development so that under the proposed planning and zoning, the trip generating 
development (i.e. the amount of square foot of commercial use and the number of dwelling 
units) would not exceed the trip generation that could occur under the existing planning and 
zoning. In addition to that, there was a letter from ODOT in the agenda packet, stating that 
ODOT had reviewed and agreed with the applicant's traffic analysis and mitigation. The 
applicant was planning a number of improvements to City street system, and the ODOT 
controlled on and off ramps at 1-105 and the Mohawk Road overpass. Springfield and its 
citizens would be better served by changing CI to commercial land due to the current 
shortage. This proposal introduced equilibrium in the supply by increasing the supply of 
commercial land. Addressing the projected shortage would assist with economic 
development. 

Mr. Satre thanked Council for their consideration. He said he would be available after the 
public hearing for any questions. 

Mayor Leiken opened the public hearing. 

1. Karen Boden. 2187 North 23 ̂  Street, Springfield, OR. Ms. Boden said she lived directly 
behind this property. She said with a total of 192 homes, 123 townhouses and 120 
apartments, that would equal 435 dwellings in that area. She said she was concerned with the 
schools in that area because Yolanda Elementaiy, Briggs Middle School and Thurston High 
School were already very full. She discussed trip generation and felt that the traffic numbers 
would be very high. Living directly behind this development, she was concerned with the 
waterway and asked if there would be a barrier. She asked if there would be a wall to keep 
the noise level down for the residential area. She said she was opposed to this development. 
She would prefer to see a retaining wall, but noted she would no longer see the mountains 
from her location. She said all of those from the neighborhood were nervous and trying to 
help each other fill out their cards, but the developer was standing nearby. 

2. Jean Fraga. 2074 Lomond Ave.. Springfield. OR. Ms. Fraga said she lived on Lomond 
Avenue for thirty-eight years. She said some of the lots in the original subdivision were a 
quarter of an acre. She said she was concerned about packing too many homes in this area 
and was most concerned about putting another home improvement store in this area. There 
was already a Jerry's nearby. 

3. Gail Wagenblast. 2457 Otto Street. Springfield. OR. Ms. Wagenblast said she was opposed 
to this proposal. More than the commercial development, she was opposed to adding more 
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medium density residential. There was not a shortage of housing in Springfield. She said the 
neighbors had gotten mixed messages from the developer on what type of housing they 
wanted to incorporate. She said it could equate to 228 additional residences on the nineteen 
acres, if there were twelve homes per acre. She said Briggs Middle School was very full and 
she was not sure where any new students would fit. She said the lot size was a concern 
because it gave no area for children to play. She said part of the open space was in the 
commercial area. She referred to the thirty foot swatch along the road which was part of their 
open area. That area was not suitable for children to play. She said we couldn't rely on the 
schools to allow kids to play there because part of the schoolgrounds could have to be used to 
build something new. Another concern was the drainage system. She said the system didn't 
work now in the area and adding all the cement and buildings with no additional drainage 
would be a problem. The roads around that area flooded every winter. She referred to the 
argument that we have a surplus of CI in the Gateway area, but most of that CI land was not 
usable and was located in the flood plain. She referred to the limited vehicle trips and noted 
that they were adding 1491 parking spots to this development. If they weren't planning on 
having cars drive to this area, they wouldn't need that many spaces. The traffic was also a 
concern. 

4. Nancy Falk. 2567 Marcola Road. Springfield, OR. Ms. Falk said she had owned the property 
since 1957. It was created as North View Subdivision by former Governor Bob Straub and 
she noted that the Jasper Road Extension was named after Mr. Straub. She said a better way 
to honor him would be by not placing this development in this area. She asked why the 
applicant would want to put a home improvement store in the middle of this development. 
She said there was no need for another home improvement store with Jerry's nearby. There 
were other places available for development, such as Centennial and Mohawk or Glenwood. 
She said there was property on the old Wildish property south of Franklin Boulevard. The 
parcel was on the west side and had a railroad spur which could be beneficial for a home 
improvement store. It was also off the main thoroughfare and could draw traffic from other 
areas. 

5. Lou Christian. 80767 Turkey Run Road. Creswell. OR. Mr. Christian said he represented the 
Plumbers and Steamfitters Local 290 on 2861 Pierce Parkway in Springfield. He said they 
were opposed to seeing this project put in with the rezoning of the CI area. The current 
zoning was meant to provide family wage jobs and the commercial and residential would add 
more residents to the area with lower paying jobs than generally CI would present. This 
would reduce the CI inventory by nearly one-third and much of what would remain would not 
be usable for any medium sized campus. It would take out a very vital part of the CI 
inventory. He noted that CI and Industrial were very different. Lowe's built a regional 
distribution center using a lot of tax money from people in Oregon through economic 
development funds and used many out of state contractors. The union strongly recommended 
retaining CI in this area. It was needed to provide family wage jobs. He referred to an article 
in the Oregonian that came out April 30, 2007 titled "The Payrolls Grow, but not so the 
Paychecks". The article discussed the industry that was left and the downward spiral of the 
wages. He provided a copy of the article to the City Recorder for the record. Bringing in this 
type of development and more houses put more pressure on the wages. Mr. Christian 
requested that the record remain open for 7 days. 

6. Brian Jones. 2491 16th Street, Springfield, OR. Mr. Jones said he approved of mixed-use and 
commercial, as the City had a great need for that. He grew up in the area and yet often had to 

4-9 



City of Springfield 
Council Regular Meeting Minutes 
May 7,2007 
Page 15 

go to Eugene for shopping. He would prefer to stay in Springfield. The only commercial 
area Springfield had was Gateway and that area would be inconvenient with the added 
facilities going into that area. Having a commercial area centrally located would be a benefit 
to the community. He said it depended on the type of housing that was put in to the 
development and also the commercial use located there. He referred to the shopping center 
off Coburg Road that had turned itself around. He noted the development in outlying areas 
because of shortage of housing in Springfield. He said it did put a burden on the schools and 
infrastructure, but there were ways to get around those issues. We needed to look at ways to 
improve our community, not detract from it. If done in the right way, this commercial center 
and housing could be a significant benefit to the Springfield area. 

7. Lauri Segel. Goal One Coalition. 642 Charnelton #100. Eugene. OR. Ms. Segel said she was 
a committee planner and although she didn't live in .Springfield, she lived in the 
Eugene/Springfield community and did care about livability. She commented on issues 
regarding Goals 9 and 12 and nodal development. She felt that staff incorrectly dismissed the 
applicability of the provisions of Goal 9, administrative rules that became effective January 
2007. Staff's response to written and oral testimony insinuated that because the application 
was submitted in September of 2006, prior to the effective date of changes made to Goal 9 by 
DLCD, that the new rules didn't apply. That was incorrect. ORS 227.178(1) established that 
"except as provided in subsections (3) and (5) of this section, the governing body of the City 
or its designee shall take final action on an application for a permit, limited land use decision 
or zone change (of which a plan amendment is not part of) including resolution of all appeals 
under ORS 227.189, within 120 days after the application is deemed complete." The current 
proposal included a plan amendment, which was not a permitted land use decision or zone 
change, ORS 197.175(2) states, "pursuant in relevant part, each City and County in this state 
shall prepare, adopt, amend and revised Comprehensive Plan in compliance with the goals 
approved by the Commission." This provision establishes that plan amendments must 
comply with the goals. In this case, that meant the new Goal 9 rules. Ms. Segel spoke 
regarding the industrial land. The applicant mostly relied on two of the thirty-two economic 
element policies in the Metro Plan, Policies 6 and 12. The applicant seemed to believe that 
Policy 6 was imperative and provided clearer guidance than Policy 12; however, this policy 
addressed zoning only, not plan designation and concerned the necessity of having adequate 
supplies of land of both commercial and industrial designation, and said nothing concerning 
the applicability of favoring one plan designation over the other. Policy 12 stated 
"discourage future Metro Plan amendments that would change development ready industrial 
lands, sites identified as short term in the Metropolitan Industrial Lands Special Study, to 
non-industrial designation". 

8. Darlene Hrouda, 2595 Marcola Road. Springfield, OR. Ms. Hrouda said she had a lot of 
concerns because she lived on Marcola Road. Traffic was already bad enough and she had 
trouble getting out of her driveway. She said a speeding car just rolled over in her neighbor's 
yard. She was not as opposed to the industrial part as she was the residential. She said there 
could be about 489 residences, totaling about 1200 people with between 500 - 1200 cars a 
day in and out of there in an area that was already saturated. She said there were not enough 
roads to support that amount of traffic. She said she moved to Springfield from Eugene 
because it was more open than Eugene. She had a problem with overcrowding the schools 
and there would be nowhere for the kids in this development to play and they would get into 
trouble. She was concerned about what this development would do to their property taxes as 
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homeowners and the property value. She had real concerns and would like to request to leave 
the record open. 

IT WAS MOVED BY COUNCILOR LUNDBERG WITH A SECOND BY COUNCILOR 
WOODROW TO LEAVE THE WRITTEN RECORD OPEN FOR ONE WEEK UNTIL 
5:00 P.M. ON MAY 14, PROVIDE THE APPLICANT AND STAFF ONE ADDITIONAL 
WEEK TO RESPOND TO THIS TESTIMONY AND RECONVENE FOR COUNCIL 
CONSIDERATION OF THIS APPLICATION AT 7:00 P.M. ON JUNE 4 IN THESE 
CHAMBERS. THE MOTION PASSED WITH A VOTE OF 6 FOR AND 0 AGAINST. 

Staff response: 
Mr. Karp said some of the issues addressed were not to the criteria of approval and would be 
addressed during the master plan process if the amendments were approved by Council. He said 
staff would review the issues related to Goal 9 and Goal 12. Staff would also review what was 
submitted into the record tonight and reply on June 4. 

Applicant rebuttal: 
Mr. Satre said a number of legitimate concerns were expressed tonight and deserved due 
consideration. The master plan would address those issues, such as drainage, noise, etc. There 
would be public notice and a public hearing for the master plan. He addressed the concern 
regarding school overcrowding. On page 7-21 of the agenda packet, there was a letter from the 
Springfield Public Schools stating that there was adequate capacity in the school system for all of 
the allowable housing on these acres. With respect to the open space, someone had testified that 
the thirty foot setback along Marcola Road was part of the open space and that was incorrect. 
Twenty percent of the residential acreage would be the common open space. He addressed the 
issues regarding Goal 9, Metro Plan Policies 6 and 12 being in conflict with each other. He 
encouraged Council to continue reading or re-read their packet, in particular page 6-28 of the 
packet which included a Metro Plan statement that said it was o.k. if there were conflicts and 
inconsistencies between various policies within the Metro Plan. When local jurisdictions 
discovered that there may be inconsistencies and conflicts, it was up to Council to sort those out. 
In regard to density, number of housing, traffic, and things related to trip generation, he reminded 
Council that they had voluntarily proposed a trip cap. He reiterated that trip cap was not a limit 
on trips, but a limit on the amount of commercial square footage, a limit on dwelling units so that 
the number of trips generated by this development would not exceed the number of trips that 
would be generated by the existing planning and zoning use. 

Mr. Satre thanked Council for their consideration. 

Mayor Leiken said the written testimony would continue to be open for one week. No decision 
would be made tonight. 

Mr. Leahy said there would be no public testimony on June 4. Written testimony would be open 
until 5:00pm on May 14. 

Councilor Ralston asked which items discussed were part of the criteria. He asked if TransPlan 
was part of the Metro Plan. Yes. Anything related to traffic had relevance to the criteria. 

Councilor Lundberg said she would like a follow-up with the School District. She asked where 
the two new schools would be located that were part of the School District's last bond measure. 
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She wanted to know if that was why the district was saying they could accommodate, or would it 
mean moving students to other areas. She would like more clarification regarding absorbing 
students. There was something currently in the legislature regarding school input when 
development was proposed. It was a critical issue to this application. 

Councilor Ballew asked about the written record being held open. 

Mr. Leahy said the record was being held open for one week, until Monday, May 14 at 5:00pm. 
He suggested a slight change to the rest of the schedule. He suggested that if any new 
information came in during that week by either the applicant or anyone opposed to the 
development, either party could comment on the new information during the next week (through 
May 21). There could be a three day time period after that for the applicant to make any rebuttal 
and no new information could be introduced at that time; Per Councilor Lundberg's request, new 
information would be entered into the record that would need comment. 

• First period: Written record open through 5:00pm on May 14 
• Second period: Respond to new information from all parties through May 21 
• Third period: Applicant to file rebuttal by May 29 

Jim Spickerman, attorney for the applicant, 975 Oak Street, Suite 800, Eugene, Oregon addressed 
Mr. Leahy regarding the timeline. He said by statute, the applicant had one week for their 
argument. He also noted that during the last week, he could comment on anything in the record, 
not just new information. 

Mr. Leahy asked Mr. Karp about time for staff to prepare the information to bring back to 
Council. 

Mr. Karp said in order for him to prepare the information for the Council packet, he would need 
to schedule this to come back for the meeting on June 18. 

Mr. Leahy said he would prefer to have a record that everyone could be involved in and the 
Council had all the information it needed. 

Mayor Leiken noted that he would not be in attendance on June 18. 

Mr. Leahy said if there was a tie, the Council could continue the meeting and the Mayor would 
review the record before coming back for a final decision. 

Councilor Ralston asked about a park called Pierce Park that was shown on the map. He asked if 
Pierce Park was private or a Willamalane Park. 

Mr. Satre said it was Willamalane property that had not yet been developed. Pierce Park was the 
name given to that property by Willamalane. 

Mayor Leiken thanked all those that had come to testify before Council and for their thoughtful 
testimony. 

NO ACTION REQUESTED. FIRST READING ONLY. 
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ORDINANCE NO. (General) 

AN ORDINANCE AMENDING THE EUGENE-SPRINGFIELD METROPOLITAN GENERAL 
PLAN DIAGRAM BY REDESIGNATING 56 ACRES FROM CAMPUS INDUSTRIAL TO: 
COMMUNITY COMMERCIAL; MEDIUM DENSITY RESIDENTIAL/NODAL DEVELOPMENT 
AREA; AND COMMERCIAL/NODAL DEVELOPMENT AREA ON LAND LOCATED NORTH 
OF MARCOLA ROAD AND WEST OF 28™/31ST STREETS. 

THE COMMON COUNCIL OF THE CITY OF SPRINGFIELD FINDS THAT: 

WHEREAS, A r t i c le 7 o f t he S p r i n g f i e l d D e v e l o p m e n t C o d e s e t s f o r t h p r o c e d u r e s for M e t r o P l a n 
d i a g r a m a m e n d m e n t s ; a n d 

WHEREAS, o n S e p t e m b e r 2 9 , 2 0 0 6 , t h e a p p l i c a n t i n i t i a t ed t h e f o l l o w i n g M e t r o P lan d i a g r a m 
a m e n d m e n t : 

* 

R e d e s i g n a t e 5 6 a c r e s o f l and f r o m C a m p u s Indus t r i a l to : C o m m u n i t y C o m m e r c i a l (11 A c r e s ) ; 
M e d i u m D e n s i t y R e s i d e n t i a l / N o d a l D e v e l o p m e n t A r e a ( 1 9 A c r e s ) ; - a n d C o m m e r c i a l / N o d a l 
D e v e l o p m e n t A r e a ( 2 6 Ac res ) , C a s e N u m b e r L R P 2 0 0 6 - 0 0 0 2 7 , T a x L o t 0 1 8 0 0 , A s s e s s o r ' s M a p 
1 7 - 0 2 - 3 0 - 0 0 a n d T a x Lo t 0 2 3 0 0 , A s s e s s o r ' s M a p 1 7 - 0 3 - 2 6 - 1 1 ; a n d 

WHEREAS, o n J a n u a r y 9, 2 0 0 7 , s t a f f d e t e r m i n e d to c o n s i d e r t h e a p p l i c a t i o n to b e c o m p l e t e ; a n d 

WHEREAS, o n M a r c h 14, 2 0 0 7 , t h e a p p l i c a n t h e l d a n e i g h b o r h o o d m e e t i n g to e x p l a i n t he 
p r o p o s e d d e v e l o p m e n t to t h e n e a r b y r e s i d e n t s : a n d 

WHEREAS, o n M a r c h 27, 2 0 0 7 , t h e S p r i n g f i e l d P l a n n i n g C o m m i s s i o n h e l d a w o r k s e s s i o n a n d a 
p u b l i c h e a r i n g to a c c e p t t e s t i m o n y a n d h e a r c o m m e n t s on th i s p r o p o s a l . A r e q u e s t w a s m a d e to h o l d t h e 
w r i t t e n r e c o r d o p e n for 7 d a y s . T h e P l a n n i n g C o m m i s s i o n c l o s e d t h e pub l i c h e a r i n g a n d v o t e d t o h o l d t h e 
w r i t t e n r e c o r d o p e n unt i l A p r i l 3, 2 0 0 7 ; a l l o w rebu t t a l b y t he a p p l i c a n t a n d s ta f f b y Ap r i l 10, 2 0 0 7 ; a n d to 
r e c o n v e n e o n A p r i l 17, 2 0 0 7 to d e l i b e r a t e a n d m a k e the i r d e c i s i o n ; a n d 

WHEREAS, on Ap r i l 17, 2 0 0 7 , t h e S p r i n g f i e l d P l a n n i n g C o m m i s s i o n a c c e p t e d t he wr i t t en 
m a t e r i a l s i n t o t h e record , d e l i b e r a t e d a n d v o t e d 5 in favor , 2 o p p o s e d , to f o r w a r d a r e c o m m e n d a t i o n o f 
a p p r o v a l , w i t h c o n d i t i o n s to t h e Ci ty C o u n c i l ; a n d 

WHEREAS, on M a y 7, 2 0 0 7 , t h e S p r i n g f i e l d C i t y C o u n c i l h e l d a w o r k s e s s i o n a n d a pub l i c 
h e a r i n g ( f i rs t r e a d i n g ) to a c c e p t t e s t i m o n y a n d h e a r c o m m e n t s o n th i s p r o p o s a l . A r e q u e s t w a s m a d e to 
h o l d t h e w r i t t e n r e c o r d o p e n for 7 days . T h e C i t y C o u n c i l c l o s e d t h e pub l i c h e a r i n g a n d v o t e d to ho ld t h e 
w r i t t e n r e c o r d o p e n unt i l M a y 14, 2 0 0 7 ; a l l o w rebu t ta l by a n y p e r s o n s u b m i t t i n g wr i t t en m a t e r i a l s by M a y 
2 1 , 2 0 0 7 ; a l l o w rebu t ta l by t h e a p p l i c a n t by M a y 29 , 2 0 0 7 ' a n d to r e c o n v e n e o n J u n e 18, 2 0 0 7 to c o n s i d e r 
t h e w r i t t e n m a t e r i a l s a n d d e l i b e r a t e 

WHEREAS, on J u n e 18, 2 0 0 7 , t h e S p r i n g f i e l d C i ty C o u n c i l a c c e p t e d a n d c o n s i d e r e d the 
a d d i t i o n a l w r i t t e n t e s t i m o n y a n d is n o w r e a d y to t a k e a c t i o n o n t h i s p r o p o s a l b a s e d u p o n the a b o v e 
r e c o m m e n d a t i o n a n d the e v i d e n c e a n d t e s t i m o n y in t h e en t i r e r e c o r d in t he m a t t e r of a d o p t i n g th is 
O r d i n a n c e a m e n d i n g the M e t r o P lan d i a g r a m . 

NOW THEREFORE, T H E C I T Y O F S P R I N G F I E L D O R D A I N S A S F O L L O W S : 

Section 1 : T h e a b o v e f ind ings, a n d the f i nd ings se t f o r th in Exh ib i t A a n d i nco rpo ra ted 
h e r e i n by r e f e r e n c e are he reby adopted . 
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Section 2: T h e M e t r o P lan d e s i g n a t i o n o f t he s u b j e c t p r o p e r t y is h e r e b y a m e n d e d f r o m 
C a m p u s Indus t r i a l to: C o m m u n i t y C o m m e r c i a l ; M e d i u m D e n s i t y R e s i d e n t i a l / N o d a l D e v e l o p m e n t 
A r e a ; a n d C o m m e r c i a l / N o d a l D e v e l o p m e n t A r e a , m o r e pa r t i cu la r l y d e s c r i b e d in Exh ib i t A a n d 
i n c o r p o r a t e d h e r e i n by r e f e r e n c e . 

r 

Section 3: T h e lega l desc r i p t i on o f the en t i re p r o p e r t y is spec i f i ed in Exh ib i t B. T h e 
p r o p o s e d M e t r o P l a n d i a g r a m b o u n d a r i e s a re s h o w n o n t h e m a p in Exh ib i t C . T h e p r e c i s e 
b o u n d a r i e s o f t h e M e t r o P l a n d i a g r a m b o u n d a r i e s d e s c r i b e d in Exh ib i t A sha l l be d e t e r m i n e d as a 
c o n d i t i o n o f a p p r o v a l o f t h e requ i red M a s t e r P lan. 

A D O P T E D by t h e C o m m o n C o u n c i l o f t h e C i t y o f S p r i n g f i e l d by a v o t e o f fo r a n d 
a g a i n s t , th i s d a y o f , 2 0 0 7 . 

A P P R O V E D by t h e M a y o r o f t he C i t y o f S p r i n g f i e l d , t h i s d a y o f 2 0 0 7 . 

ATTEST: 

M a y o r 

C i t y R e c o r d e r 

N G A P P R O V F Q 

Q I R T o a 
' - - c . O F C i T Y A T T O R N E 
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EXHIBIT B 

K & D ENGINEERING, Inc. 
Engineers • Planners • Surveyors 

Legal description 
For 

"Marcola Meadows" Comp P lan and Zone Change 

Two (2) Parcels of land located in Springfield, Oregon that are more particularly 
described as follows: 

Parcel 1 

Beginning at a point on the North margin.of Marcola Road, said point being North 89' 
57' 30" East 2611.50 feet and North 00" 02' 00" West 45 00 feet from the Southwest 
corner of the Felix Scott Jr, D.L.C No. 51 in Township 17 South, Range 3 West of the 
Willamette Meridian; thence along the North margin of Marcola Road South 89" 57' 30° 
West 1419 22 feet to the Southeast corner of Parcel 1 of Land Partition Plat No. 94-
P04 91; thence leaving the North margin of Marcola Road and running along the Ease 
boundary of said parcel 1 and the Northerly extension thereof North 00" 02' 00" West 
516.00 feet to a point on the South boundary of NICOLE PARK as platted and recorded in 
File 74, Slides 30-33 of the Lane County Oregon Plat Records; thence along the South 
boundary of said NICOLE PARK North 89' 57' 30" East 99.62 feet to the Southeast corner 
of said NICOLE PARK; thence along the East boundary of said NICOLE PARK North 00' 02' 
00" West 259 82 feet to the Northeast corner of said NICOLE PARK, thence along the 
North boundary of said NICOLE PARK South 89' 58' 00" West 6 20 feet to the Southeast 
corner of LOCH LOMOND TERRACE FIRST ADDITION, as platted and recorded in Book 46, Page 
2 0 of the Lane County Oregon Plat Record3; thence along the East boundary of said LOCH 
LOMOND TERRACE FIRST ADDITION North 00' 02' 00" West 112.88 feet to the Southwest 
corner of AUSTIN PARK SOUTH as platted and recorded in File 74, Slides 132-13 4 of the 
Lane County Plat Records; thence along the South boundary of said AUSTIN PARK South 
North 09" 58' 00" East 260,00 feet to the Southeast corner of said AUSTIN PARK South 
thence along the East boundary of said AUSTIN PARK South North 00' 02' 00" West 909.69 
feet to the Northeast corner of said Austin Park South, said point being on the South 
boundary of that certain tract of land described in a deed recorded July 31, 1941, in 
Book: 359, Page 285 of the Lane County Oregon Deed Records; thence along the South 
boundary of said last described tract North 79' 41' 54" East 1083.15 feet to the 
intersection of the South line of the last described tract and the East line of that 
certain tract of land conveyed to R H Pierce and Elizabeth C Pierce and recorded in 
Boole 238, Page 4S4 of the Lane County Oregon Deed Records; thence along the East line 
of said last described tract South 00' 02' 00" East 1991 28 feet to the point of 
beginning, all in Lane County, Oregon 

Page 1 of 2 
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K & D ENGINEERING, Inc. 
Engineers * Planners * Surveyors 

Parcel 2 

Beginning at a point in the center of County Road No. 753, 3470 24 feet South and 
1319 9 feet East of the Northwest corner of the Felix Scoct Donation Land Claim No 
82, in Township 17 South, Range 2 West of the Willamette Meridian, and being 066 feet 
South of the Southeast corner of tract of land conveyed by The Travelers Insurance 
Company to R. D. Kercher by deed recorded in Book IDS, Page 2SG, Lane County Oregon 
Deed Records; thence West 1310 feet to a point IS links East of the West line of the 
Felix Scott Donation Land Claim No. 82, Notification-No. 3255, in Township 17 South, 
Range 2 West of the Willamette Meridian, and running thence South parallel with and 15 
link.a diatant from said West line of said Donation Land Claim a distance of 2304.76 
feet to a point 15 links East of the Southwest corner of said' Donation Land Claim, 
thence East following along the center line of County Road No 278 a distance of 1310 
feet to a point in the center of said County Road No. 278 due South of the place of 
beginning; thence North following the center line of said County Road No 753 to the 
point of beginning, all in Lane County, Oregon; 

EXCEPT the right of way of the Eugene-Wendling Branch of the Southern Pacific 
Railroad; 
ALSO EXCEPT that portion described in deed to The City of Eugene, recorded in 
Book 3 59, Page 285, l.ane County Oregon Deed Records; 
ALSO EXCEPT beginning at a point which is 1589 47 feet South and 1327 3 3 feet 
East of the Southwest corner of Section 19, Township 17 South, Range 2 West, 
Willamette Meridian, Lane County, Oregon, said point also being opposite and 
20 feet Easterly from Station 39+59.43 P.O.S.T., said Station being in the 
center line of the old route of County Road No. 142-5 (formerly 0753); thence 
South 0 11' We3t 183 75 feet to the intersection with the Northerly Railroad 
Right of Way line; thence South 84' 45' West 117 33 feet; thence South 73' 30' 
West 48 37 feet to the intersection of said Railroad Right of Way line with 
the Southerly Right of Way line of the relocated said County Road No. 742-5; 
thence along the arc of a 316.48 foot radius curve left {the chord of which 
bears North 39 03' 35" East 261,83 feet) a distance of 269.94 feet to the 
place of beginning, in Lane County, Oregon; 
ALSO EXCEPT that portion described in deed to Lane County recorded October 19, 
1955, Reception No 68852, Lane County Oregon Deed Records; 
ALSO EXCEPT that portion described in deed to Lane County recorded January 20, 
1986, Reception No. 8602217, Lane County Official Records; 
ALSO EXCEPT that portion described in that Deed to Willamalans Park and 
Recreation District recorded December 4, 1D92, Reception No 9268749, and 
Correction Deed recorded February 9, 1993, Reception No. 9308469, Lane County 
Official Records; 
ALSO EXCEPT that portion described in Exhibit A of that Deed to the City of 
Springfield, recorded September 22, 1993, Reception No. 93 6001S, Lane County 
Official Records 
ALSO EXCEPT Marcola Road Industrial Park, as platted and recorded in File 7 5 , 
Slides 8 97, 8 98 and 399 Lane County Plat Records, Lane County, Oregon 
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! l iSSfc EXHIBIT C 

S & S B B H313T3T. 
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Legend 
Plan District Boundaries 

N o d a l D e v e l o p m e n t A r e a 

L o w Dens i t y Res iden t i a l 

; M e d i u m Dens i t y Res iden t i a l 

5 1 1 1 Commerc ia l 

Major Retai l Cen te rs 

Heavy Industr ia l 

L ight M e d i u m Industr ia l 

C a m p u s Industr ia l 

Parks and O p e n Space 

Miscellaneous 
Boundaries 

; ; Spr ingf ie ld 
L ! City Limits 

Exist ing 
Parcels 

•
Subjec t 
Site 

The Villages at Marcola Meadows 
Proposed Metro Plan Diagrt^ 

Job # 0 6 0 9 
Dale" 0 2 / 2 8 / 0 7 

fcL: RS M f l t r n P l a n D i a a r & P a 1 i n c h e q u a l s 500 f e e t j S A T R E | 
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ATTACHMENT 9 
ORDINANCE AMENDING THE METRO PLAN DIAGRAM 

ATTACHMENT 
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ORDINANCE NO. (General) 

AN ORDINANCE AMENDING THE SPRINGFIELD ZONING MAP BY REZONING 56 ACRES 
FROM CAMPUS INDUSTRIAL TO: COMMUNITY COMMERCIAL; MEDIUM DENSITY 
RESIDENTIAL; AND MIXED USE COMMERCIAL ON LAND LOCATED NORTH OF 
MARCOLA ROAD AND WEST OF 28™/31ST STREETS. 

THE COMMON COUNCIL OF THE CITY OF SPRINGFIELD FINDS THAT: 

W H E R E A S , A r t i c l e 12 o f t h e S p r i n g f i e l d D e v e l o p m e n t C o d e s e t s f o r t h p r o c e d u r e s fo r S p r i n g f i e l d 
Z o n i n g M a p a m e n d m e n t s ; a n d 

W H E R E A S , o n S e p t e m b e r 2 9 , 2 0 0 6 , t h e a p p l i c a n t i n i t i a t e d t h e f o l l o w i n g S p r i n g f i e l d Z o n i n g M a p 
a m e n d m e n t : 

R e z o n e 5 6 a c r e s o f l a n d f r o m C a m p u s I n d u s t r i a l t o * C o m m u n i t y C o m m e r c i a l ( 1 1 A c r e s ) ; M e d i u m 
D e n s i t y R e s i d e n t i a l ( 1 9 A c r e s ) ; a n d M i x e d U s e C o m m e r c i a l ( 2 6 A c r e s ) , C a s e N u m b e r Z O N 2 0 0 6 -
0 0 0 5 4 , T a x Lo t 0 1 8 0 0 , A s s e s s o r ' s M a p 1 7 - 0 2 - 3 0 - 0 0 a n d T a x L o t 0 2 3 0 0 , A s s e s s o r ' s M a p 1 7 - 0 3 -
2 6 - 1 1 ; a n d 

W H E R E A S , o n J a n u a r y 9, 2 0 0 7 , s t a f f d e t e r m i n e d t o c o n s i d e r t h e a p p l i c a t i o n t o b e c o m p l e t e ; a n d 

W H E R E A S , o n M a r c h 14, 2 0 0 7 , t h e a p p l i c a n t h e l d a n e i g h b o r h o o d m e e t i n g t o e x p l a i n t h e 
p r o p o s e d d e v e l o p m e n t to t h e n e a r b y r e s i d e n t s : a n d 

W H E R E A S , o n M a r c h 27 , 2 0 0 7 , t h e S p r i n g f i e l d P l a n n i n g C o m m i s s i o n h e l d a w o r k s e s s i o n a n d a 
p u b l i c h e a r i n g t o a c c e p t t e s t i m o n y a n d h e a r c o m m e n t s o n t h i s p r o p o s a l . A r e q u e s t w a s m a d e to h o l d t h e 
w r i t t e n r e c o r d o p e n for 7 d a y s . T h e P l a n n i n g C o m m i s s i o n c l o s e d t h e p u b l i c h e a r i n g a n d v o t e d t o h o l d t h e 
w r i t t e n r e c o r d o p e n unt i l A p r i l 3 , 2 0 0 7 ; a l l o w r e b u t t a l b y t h e a p p l i c a n t a n d s t a f f b y A p r i l 10 , 2 0 0 7 ; a n d t o 
r e c o n v e n e o n A p r i l 17 , 2 0 0 7 to d e l i b e r a t e a n d m a k e t he i r d e c i s i o n ; a n d 

W H E R E A S , o n A p r i l 17, 2 0 0 7 , t h e S p r i n g f i e l d P l a n n i n g C o m m i s s i o n a c c e p t e d t h e w r i t t e n 
m a t e r i a l s i n t o t h e r e c o r d , d e l i b e r a t e d a n d v o t e d 5 in f a v o r , 2 o p p o s e d , to f o r w a r d a r e c o m m e n d a t i o n o f 
a p p r o v a l , w i t h c o n d i t i o n s to t h e C i ty C o u n c i l ; a n d 

W H E R E A S , o n M a y 7, 2 0 0 7 , t h e S p r i n g f i e l d C i t y C o u n c i l h e l d a w o r k s e s s i o n a n d a p u b l i c 
h e a r i n g ( f i r s t r e a d i n g ) to a c c e p t t e s t i m o n y a n d h e a r c o m m e n t s o n t h i s p r o p o s a l . A r e q u e s t w a s m a d e to 
h o l d t h e w r i t t e n r e c o r d o p e n for 7 d a y s . T h e C i t y C o u n c i l c l o s e d t h e p u b l i c h e a r i n g a n d v o t e d to h o l d t h e 
w r i t t e n r e c o r d o p e n unt i l M a y 14, 2 0 0 7 ; a l l o w r e b u t t a l by a n y p e r s o n s u b m i t t i n g w r i t t e n m a t e r i a l s b y M a y 
2 1 , 2 0 0 7 ; a l l o w r e b u t t a l b y t h e a p p l i c a n t b y M a y 2 9 , 2 0 0 7 ; a n d t o r e c o n v e n e o n J u n e 18, 2 0 0 7 to c o n s i d e r 
t h e w r i t t e n m a t e r i a l s a n d d e l i b e r a t e . 

W H E R E A S , o n J u n e 18, 2 0 0 7 , t h e S p r i n g f i e l d C i t y C o u n c i l c o n s i d e r e d t h e a d d i t i o n a l w r i t t e n 
t e s t i m o n y a n d is n o w r e a d y to t a k e a c t i o n o n t h i s p r o p o s a l b a s e d u p o n t h e a b o v e r e c o m m e n d a t i o n a n d 
t h e e v i d e n c e a n d t e s t i m o n y in the en t i r e r e c o r d in t h e m a t t e r o f a d o p t i n g th is O r d i n a n c e a m e n d i n g t h e 
S p r i n g f i e l d Z o n i n g M a p . 

N O W T H E R E F O R E , T H E C I T Y O F S P R I N G F I E L D O R D A I N S A S F O L L O W S : 

S e c t i o n 1: T h e a b o v e f ind ings, a n d t he f i n d i n g s se t f o r t h in Exh ib i t A a n d i n c o r p o r a t e d 
h e r e i n b y r e f e r e n c e a re h e r e b y adop ted . 

S e c t i o n 2 : T h e Spr ing f i e ld P l a n n i n g C o m m i s s i o n a n d C i t y C o u n c i l a d d e d t he f o l l o w i n g 
C o n d i t i o n s o f a p p r o v a l as a l l o w e d u n d e r S D C 1 2 . 0 4 0 : 
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Condition of Approval #1 

T h e s u b m i t t a l a n d a p p r o v a l o f a M a s t e r P lan a p p l i c a t i o n p r i o r to any d e v e l o p m e n t o n t he 
s u b j e c t s i te sha l l b e requ i red . 

Condition of Approval #2 

S u b m i t t a l o f d o c u m e n t a t i o n f r o m t h e D e p a r t m e n t o f S t a t e L a n d s a n d / o r t h e A r m y C o r p s 
o f E n g i n e e r s w i t h t h e M a s t e r P l a n app l i ca t i on d e m o n s t r a t i n g t he ex i s t i ng d r a i n a g e d i t ch is 
no t a r e g u l a t e d w a t e r c o u r s e / w e t l a n d , a n d if n e c e s s a r y , s u b m i t t a l o f a w e t l a n d d e l i n e a t i o n 
for o t h e r w e t l a n d s tha t m a y be o n t h e s u b j e c t s i te . 

Condition of Approval #3: 

S u b m i t t a l o f a M a s t e r P lan app l i ca t i on tha t i n c o r p o r a t e s t h e re l oca t i on o f t h e ex i s t i ng 
d r a i n a g e d i tch a n d c o n v e r s i o n to a m a j o r w a t e r f e a t u r e t h a t w i l l be a n in teg ra l par t o f t h e 
p r o p o s e d d e v e l o p m e n t a rea sha l l b e requ i red . T h e c o n s t r u c t i o n o f t h e en t i re w a t e r f e a t u r e 
m u s t b e c o m p l e t e d a s par t of t he P h a s e 1 d e v e l o p m e n t . * 

* T h e app l i can t h a s s ta ted that P h a s e 1 wi l l i n c l u d e t h e h o m e i m p r o v e m e n t cen te r . T h i s 
m e a n s tha t th is a n d a l l o ther c o n d i t i o n s r e f e r e n c i n g " P h a s e 1" m u s t b e i n c o r p o r a t e d in to 
p r o p o s e d M a s t e r P l a n P h a s e 1 d e v e l o p m e n t 

Condition of Approval #4 

S u b m i t t a l o f a M a s t e r P lan app l i ca t i on that a d d r e s s e s c o m p l i a n c e w i t h t h e D r i nk ing W a t e r 
O v e r l a y Dist r ic t s t a n d a r d s in S D C Ar t i c le 17 a n d h o w t h e s e r e g u l a t i o n s w i l l be a p p l i e d fo r 
e a c h p r o p o s e d p h a s e . 

Condition of Approval #5: 

S u b m i t t a l o f a M a s t e r P lan app l i ca t i on tha t a d d r e s s e s t h e r e l a t i onsh ip o f t h e p r o p o s e d 
d e v e l o p m e n t to W i l l a m a l a n e ' s f u t u r e pa rk o n t h e n o r t h s i d e o f t he E W E B B ike P a t h a n d 
a n e x p l a n a t i o n of a n y coo rd i na t i on e f fo r ts w i t h W i l l a m a l a n e c o n c e r n i n g t h e t im ing a n d 
d e v e l o p m e n t o f t he fu tu re park 

Condition of Approval #6 

S u b m i t t a l o f a M a s t e r P lan app l i ca t ion tha t a d d r e s s e s c o o r d i n a t i o n w i t h E W E B to 
d e t e r m i n e if any e a s e m e n t s are r e q u i r e d in o r d e r to c r o s s t h e E W E B B i k e Pa th to a c c e s s 
t he f u t u r e park . 

Condition of Approval #7 

S u b m i t t a l o f a M a s t e r P lan app l i ca t ion tha t s h o w s the p r o p o s e d h o m e i m p r o v e m e n t 
c e n t e r bu i l d ing ex te r io r des ign s im i la r to the ex i s t i ng b u i l d i n g in Sco t t sda le , A r i z o n a as 
d e p i c t e d in the p h o t o g r a p h s of the ex te r io r o f t h e S c o t t s d a l e C e n t e r in t he record , o r a 
bu i l d i ng d e s i g n tha t c o m p l i e s wi th t he cu r ren t bu i l d i ng d e s i g n s t a n d a r d s in S D C Ar t i c le 21 

Condition o f Approval #8 

S u b m i t t a l o f a M a s t e r P lan app l i ca t ion that d e m o n s t r a t e s t h a t res iden t ia l d e v e l o p m e n t wi l l 
o c c u r a t no t less t h a n 12 dwel l ing un i ts per n e t ac re . 
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Condition of Approval #9 

S u b m i t t a l of p re l im ina ry des ign p l a n s w i t h t h e M a s t e r P l a n a p p l i c a t i o n a d d r e s s i n g t he 
p r o p o s e d m i t i ga t i on o f i m p a c t s d i s c u s s e d in t h e T IA . T h e p l a n s s h a l l s h o w t h e p r o p o s e d 
t raf f ic c o n t r o l c h a n g e s a l l ow ing le f t - tu rns f r o m the e a s t b o u n d r a m p c e n t e r l a n e a t t h e 
e a s t b o u n d r a m p s o f t h e M o h a w k B o u l e v a r d / E u g e n e - S p r i n g f i e l d H i g h w a y in te rsec t ion . 
T h e in ten t o f this c o n d i t i o n is to h a v e the a p p l i c a n t d e m o n s t r a t e to O D O T t h a t t h e 
p r o p o s e d m i t i ga t ion is f eas ib le from a n e n g i n e e r i n g p e r s p e c t i v e a n d wi l l be c o n s t r u c t e d 
o n a s c h e d u l e tha t is a c c e p t a b l e to O D O T . P r o v i d e d t h a t c o n s t r u c t i o n o f t he p r o p o s e d 
m i t i ga t i on is d e t e r m i n e d to be feas ib le , t h e n d u r i n g M a s t e r P l a n r e v i e w a n d a p p r o v a l a 
c o n d i t i o n sha l l be a p p l i e d requ i r i ng t he m i t i ga t i on to b e a c c o m p l i s h e d pr ior to t h e 
t e m p o r a r y o c c u p a n c y of any u s e s in P h a s e 1 o f t he d e v e l o p m e n t 

Condition of Approval #10 

S u b m i t t a l o f a M a s t e r P lan app l i ca t i on tha t i n c o r p o r a t e s a " D e v e l o p m e n t P h a s i n g P lan" 
sha l l b e requ i red in o r d e r to c o m p l y wi th S D C S e c t i o n 3 7 . 0 3 0 ( 1 2 ) . T h e in ten t o f th is 
c o n d i t i o n is to: 1 

a) A d d r e s s the " in te rna l tr ip" i s s u e by r e q u i r i n g a c e r t a i n p e r c e n t a g e o f t he res i den t i a l 
p o r t i o n of the s i te to be d e v e l o p e d w i t h a s im i l a r p e r c e n t a g e o f t h e c o m m e r c i a l 
por t ion . T h e spec i f i c p e r c e n t a g e s wi l l b e m a d e p a r t o f t h e a p p r o v e d M a s t e r P lan , a n d 

b) E n s u r e that, f o r e a c h t y p e o f l and use , t h e a m o u n t s p r o p o s e d d o no t e x c e e d t h o s e 
s h o w n in T a b l e 4 C o f the T I A . 

C o n d i t i o n o f Approval #11 

S u b m i t t a l o f a M a s t e r P lan app l i ca t i on tha t s h o w s t h e e n t i r e l eng th o f t h e co l l ec to r s t ree t 
f r o m M a r c o l a R o a d to V St reet b e i n g c o n s t r u c t e d as p a r t o f P h a s e 1. 

Condition of Approval #12 

S u b m i t t a l of a M a s t e r P lan app l i ca t i on tha t s h o w s the c o n s t r u c t i o n o f a l l s t ree ts s e r v i n g 
t he C C a n d M U C po r t i ons o f t h e sub jec t s i te b e i n g c o n s t r u c t e d sha l l be r e q u i r e d a s par t 
o f P h a s e 1. 

Condition of Approval #13 

S u b m i t t a l o f a M a s t e r P lan app l i ca t i on tha t s h o w s p r o p o s e d c o n n e c t i v i t y b e t w e e n t h e 
res i den t i a l and c o m m e r c i a l d e v e l o p m e n t a r e a s . 

Condition of Approval #14 

T h e M a s t e r Plan sha l l be s u b m i t t e d w i th in o n e year o f t he C i ty C o u n c i l a p p r o v a l o f t hese 
app l i ca t i ons . 

S e c t i o n 3 : The Spr ing f ie ld Z o n i n g M a p is h e r e b y a m e n d e d f r o m C a m p u s Indus t r ia l to: 
C o m m u n i t y C o m m e r c i a l ; M e d i u m Dens i t y Res iden t ia l ; a n d M i x e d U s e C o m m e r c i a l , as m o r e 
pa r t i cu l a r l y d e s c r i b e d in Exh ib i t A and i n c o r p o r a t e d he re i n by r e f e r e n c e . 

S e c t i o n 4 : T h e lega l descr ip t ion of the en t i re p r o p e r t y is spec i f i ed in Exh ib i t B. T h e 
p r o p o s e d z o n i n g is s h o w n o n the m a p in Exhib i t C. T h e p r e c i s e b o u n d a r i e s o f the z o n i n g d is t r ic ts 
d e s c r i b e d in E x h i b i t A shal l be d e t e r m i n e d as a c o n d i t i o n of a p p r o v a l of t he r e q u i r e d M a s t e r P lan . 
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A D O P T E D by t h e C o m m o n C o u n c i l o f t h e C i t y o f S p r i n g f i e l d by a v o t e o f f o r a n d 

a g a i n s t , t h i s d a y o f — . 2 0 0 7 -

A P P R O V E D by t h e M a y o r o f t h e C i t y o f S p r i n g f i e l d , t h i s d a y o f , 2 0 0 7 . 

A T T E S T : 

M a y o r 

C i t y R e c o r d e r 

1 '• 'T * ' t ' ^ ^ ^ ^ 

O F C I T Y A T T O R N E Y 
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EXHIBIT B 

K & D ENGINEERING, Inc. 
Engineers • Planners • Surveyors 

Legal description 
For 

"Marcola Meadows" Corap Plan and Zone Change 

Two (2) Parcels of land located in Springfield, Oregon that are more particularly 
described as follows: 

Parcel 1 

Beginning at a point on the North margin of Marcola Road, said point being North 89' 
57' 30" East 2611 60 feet and North 00' 02' 00* West 45 00 feet from the Southwest 
corner of the Pelix Scott Jr. D L.C. No. 51 in Township 17 South, Range 3 West of the 
Willamette Meridian; thence along the North margin of Marcola Road South 89' 57' 30" 
West 1419.22 feet to the Southeast c o m e r of Parcel 1 of Land Partition Plat No. 94-
PQ491; thence leaving the North margin of Marcola Road and running along the East 
boundary of said parcel 1 and the Northerly extension thereof North 00' 02' 00" West 
516.00 feet to a point on the South boundary of NICOLE PARK as platted and recorded in 
Pile 74, Slides 30-33 of the Lane County Oregon Plat Records; thence along the South 
boundary of said NICOLE PARK North 89' 57' 30" East 99.62 feet to the Southeast corner 
of said NICOLE PARK; thence along the Ea3t boundary of said NICOLE PARK North 00 02' 
00" West 259.82 feet to the Northeast corner of said NICOLE PARK, thence along the 
North boundary of said NICOLE PARK South 89' 58' 00" West 6.20 feet to the Southeast 
corner of LOCH LOMOND TERRACE FIRST ADDITION, as platted and recorded in Book 46, Page 
20 of the Lane County Oregon Plat Records; thence along the East boundary of said LOCH 
LOMOND TERRACE PIRST ADDITION North 00 02' 00' West 112.88 feet to the Southwest 
corner of AUSTIN PARK SOUTH as platted and recorded in File 74, Slides 132-134 of the 
Lane County Plat Records; thence along the South boundary of said AUSTIN PARK South 
North 09' S3' 00" East 260.00 feet to the Southeast corner of said AUSTIN PARK South 
thence along the East boundary of said AUSTIN PARK South North 00' 02' 00" West 909.69 
feet to the Northeast corner of said Austin Park South, said point being on the South 
boundary of that certain tract of land described in a deed recorded July 31, 1941 in 
Book 359, Page 235 of the Lane County Oregon Deed Records; thence along the South 
boundary of said last described tract North 79 41' 54" East 1033.15 feet to the 
intersection of the South line of the last described tract and the East line of that 
certain tract of land conveyed to R. H Pierce and Elizabeth C. Pierce and recorded in 
Book 233, Page 464 of the Lane County Oregon Deed Records; thence along the East line 
of said last described tract South 00" 02' 00" East 1991 23 feet to the point of 
beginning, all in Lane County, Oregon. 
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K & D ENGINEERING, Inc. 
Engineers * Planners • Surveyors 

Parcel 2 

Beginning at a point in the ccnter of County Road No 753, 34 70 24 feet South and 
1319 9 feet Bast of the Northwest corner of the Felix Scott Donation land Claim No. 
02, in Township 17 South, Range 2 West of the Willamette Meridian, and being 366 feet 
South of the Southeast corner of tract of land conveyed by The Travelers Insurance 
Company to R. D. Kercher by deed recorded in Book 10 9, Page 268, Lane County Oregon 
Deed Records; thence West 1310 feet to a point 15 links East of the West line of the 
Felix Scott Donation Land Claim No. 82, Notification No 3255, in Township 17 South, 
Range 2 West of the W i l l a m e t t e Meridian, and running thence South parallel with and 15 
links distant from said West line of said Donation Land Claim; a distance of 2304.76 
feet to a point 15 links East of the Southwest corner of said Donation Land Claim, 
thence East following along the center line of County Road No. 278 a distance of 1310 
feet to a point in the center of said County Road No 278 due South of the place of 
beginning; thence North following the center line of said County Road No. 753 to the 
point of beginning, all in Lane County, Oregon; 

EXCEPT the right of way of the Eugene-Wendling Branch of the Southern Pacific 
Railroad; 
ALSO EXCEPT that portion described in deed to The City of Eugene, recorded in 
Book 359, Page 285, lane County Oregon Deed Records; 
ALSO EXCEPT beginning at a point which is 1589 47 feet South and 1327 33 feet 
East of the Southwest corner of Section 19, Township 17 South, Range 2 West, 
Willamette Meridian. Lane County, Oregon, said point also being opposite and 
20 feet Easterly from Station 39+59 43 P.O.S.T , said Station being in the 
center line of the old route of County Road No. 142-5 (formerly 1(753); thence 
South 0' 11' West 183 75 feet to the intersection with the Northerly Railroad 
Right of Way line; thence South 84" 45' West 1X7 33 feet; thence South 79' 30' 
West 48.37 feet to the intersection of said Railroad Right of Way line with 
the Southerly Right of Way line of the relocated said County Road No. 742-5; 
thence along the arc of a 316.48 foot radius curve left (the chord of which 
bears North 39' 03' 35" East 261.83 feet) a distance of 269.94 feet to the 
place of beginning, in Lane County, Oregon; 
AT,SO EXCEPT that portion described in deed to Lane County recorded October 19, 
1955, Reception No. 688 52, Lane County Oregon Deed Records,-
ALSO EXCEPT that portion described in deed to Lane County recorded January 20, 
19QS, Reception No. 8602217, Lane County Official Records; 
ALSO EXCEPT that portion described in that Deed to Willamalane Park and 
Recreation District recorded December 4, 1992, Reception No 9268749, and 
Correction Deed recorded February 9, 1993, Reception No. 9303459, Lane County 
Official Records; 
ALSO EXCEPT that portion described in Exhibit A of that Deed to the City of 
Springfield, recorded September 22, 1993, Reception No 93 60016, Lane County 
Official Records 
ALSO EXCEPT Marcola Road Industrial Park, as platted and recorded in Pile 75, 
Slides 897, 893 and 899, Lane County Plat Records, Lane County, Oregon. 

Page 2 o f 2 

2 7 6 N.W. Hickory Scrcet « P.O. Box 725 * Albany, OR 97321 • (541) 9 2 3 - 2 5 8 3 • Fax; (541) 967-3458 



Zoning District Boundaries 

1 S 1 I I High Density Residential H I Community Commercial 

Med ium Density Residential | | | | | | | | Major Retail Commercial 

Low Densi ty Residential ' i ^ f - l Mixed Use Commercial 

Mixed Use Residential Nieghborhood Commercial 

i*:'; Light Medium Industrial 

Campus Industrial 

| Heavy Industrial 

I Public Land & Open Space 

Miscellaneous 
Boundaries 

. Springfield 
City Limits 
Existing 
Parcels 

• l Subject 
_ J Site 

J o b » 0 8 0 9 
O a t s : 0 Z / 2 W 0 7 
D r a w n : A N 

The Villages at Marcola Meadows 0 300 600 1,200 

- ^ r t 7 n n i n n 
Scale 1" • 800' Fwt 


