AGENDA ITEM SUMMARYD ERT OF Meeting Date: ~ June 18, 2007

Meeting Type: Regular Session
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T B R o i R~ e
g
ND CONSERVATION  Staff Contact: Gary M. Karp .. -
SPRINGFIELD LQND DEVELOPMENT Staff Phone No: 726-1?777
CITY COUNCIL Estimated Time: 10 minutes
ITEM TITLE: PROPOSED AMENDMENTS TO THE METROPOLITAN AREA GENERAL PLAN

DIAGRAM AND THE SPRINGFIELD ZONING MAP/MARCOLA MEADOWS.

ACTION
REQUESTED:

Continue consideration of the proposed Metro Plan diagram and Springfield Zoning
Map amendments begun on May 7™

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™/315T STREETS.

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™/31%" STREETS.

ISSUE
STATEMENT:

The City Council’s approval, on May 7m, of a request to hold the record open has
resulted in the submittal of additional written materials relating to the proposed
Metro Plan diagram and Springfield Zoning Map amendments. These materials are
attached for the City Council’s review and consideration.

ATTACHMENTS:

Attachment 1. Staff Overview/Conclusion and Recommendation
Attachment 2: Written Materials Submitted by Neighboring Property Owners
Attachment 3: Written Materials Submitted by Goal 1 Coalition

Attachment 4: Written Materials Submitted by the Applicant

Attachment 5: Rebuttal Materials Submitted by the Applicant

Attachment 6: May 7" City Council Work Session Minutes

Attachment 7: May 7™ City Council Public Hearing (First Reading) Minutes
Attachment 8: Ordinance Amending the Metro Plan Diagram

Attachment 9: Ordinance Amending the Springfield Zoning Map

DISCUSSION:

On May ?ﬁ the City Council held a work session and conducted a public hearing
(first reading) on the proposed Metro Plan diagram and Zoning Map amendments.
One letter was entered into the record and eight persons spoke at the hearing.
Additional materials were entered into the record by the applicant and staff. The
City Council complied with a request that the written record be held open for one
week (until May 14™). Staff received 6 letters from nearby neighbors, a letter from
Goal One Coalition and additional information from the applicant. The City Council
allowed one additional week (until May 21%) for either the applicant or those in
opposition to comment on any new information. No other comments were
submitted. The City Council aliowed an additional week (until May 29") for the
applicant to rebut all written materials. The applicant submitted rebuttal comments.

This packet and the May 7™ packet comprise the entire public review record for
these applications. The Staff Overview/Conclusion and Recommendation
(Attachment 1) is provided to aid the City Council in the review of the additional
written materials and provides the staff conclusion and recommendation upon
review and consideration of the additional written materials. These materials
address specific neighborhood issues (Attachment 2) and the State-wide Planning
Goals, Metro Plan policies (Attachments 3, 4 and 5) already in the record. No new
issues were raised.

Unless otherwise directed by the City Council, staff will place these ordinances on
the July 2™ Consent Calendar.




ATTACHMENT 1
STAFF OVERVIEW/CONCLUSION AND RECOMMENDATION
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STAFF OVERVIEW

This Staff Overview is provided to assist the City Council in the review of the additional written
materials. This Attachment is broken down into three topics:

1

Topic 1 is the oral (Attachment 7) and written (Attachment 2) testimony presented by
neighboring property owners. The testimony from both Attachments and responses to the
testimony are summarized in the attached table.

Topic 2 is based upon the written materials submitted by Goal 1 Coalition (Attachment 3) and
the rebuttal materials submitted by the applicant (Attachment 5). The discussion specifically
addresses the State-wide Planning Goals and Metro Plan policies which relate directly to the
criteria of approval for both the Metro Plan diagram (SDC Section 7.070(3)) and the Zoning
Map amendments (SDC 12.030). Key issues are: the validity/applicability of the Springfield
Commercial Lands Study (SCLS) and resolution of conflicts between Metro Plan policies.
Attachments 3 and 5 should be reviewed as submitted. Staff comments related to these
issues are discussed in the attached conclusion and recommendation.

Note: Attachment 5 also addresses the questions of family wage jobs raised by the
neighbors, impacts on Mohawk redevelopment raised by Councilor Ralston and school
capacity issues raised by Councilor Lundberg. Attachment 4 contains a copy of School
District 19's Facilities Plan.

Topic 3 specifically discusses school capacity; land supply and economic issues; and the
existing Conceptual Development Plan that applies only to the Campus Industrial portion of
the subject property (Attachment 4), which were submitted by the applicant in support of
these applications. These issues are also summarized in the applicant's rebuttal (Attachment
5). Attachment 4 stands on its own. There is no additional attachment addressing these
issues.



RESPONSES TO THE NEIGHBOR’S WRITTEN AND ORAL TESTIMONY

Since staff did not have an opportunity to rebut each topic of testimony before the May " City
Council public hearing (first reading) was closed, it will occur here. These responses are intended
to address issues raised at the public hearing (Attachment 7) and the additional written comments
from the neighboring property owners (Attachment 2) received by staff as of May 14™.

The written comments submitted by Goal 1 Coalition (Attachment 3), the applicant (Attachment 4)
and the applicant's rebuttal (Attachment 5) are considered separately.

The following people presented oral testimony at the May 7% City Council public hearing:

Karen Boden, 2187 N. 32™ Street
Jean Fraga, 2187 North 23" Street
Gayle Wagenblast, 2457 Otto Street
Nancy Falk, 2567 Marcola Road

Lou Christian, 80767 Turkey Run Road
Brian Jones, 2491 16™ Street

Darlene Hrouda, 2595 Marcola Road

The following people submitted written testimony by the May 14" deadline granted by the City
Councit:

Anita Davis, 2482 32™ Street

George D. Davis 2482 32™ Street

Stu Burge, 830 McKenzie Crest Drive

Greg Wagenblast, 2457 Otto Street

Fred and Virginia Jasmer, 1974 Lomand Avenue
Nancy Falk, 2567 Marcola Road

The following people submitted written testimony after the May 14" deadline granted by the City
Council (these letters are entered into the record, but not addressed below), however, issues
raised in these letters were addressed at the Planning Commission level — see Pages 7-14
through 7-18 of the May 7" staff report):

Cliff lverson, 2595 Marcola Road
Robert and Daisy Lind, 2359 31% Street

For ease of review, all of the neighbor testimony, both written and oral have been combined in
this table format which responds to each question and/or topic. The majority of issues raised by
the neighbors, while factual and legitimate, do not address the criteria of approval listed in SDC
Section 7.030 for a Metro Plan diagram amendment and/or SDC Section 12.030 for a Zoning
Map amendment. For this reason, staff has stated that these issues will be addressed during the
next phase of Marcola Meadows — Master Plan review — which must be approved by the Planning
Commission at a public hearing, if the proposal is to be allowed.

Name Summary of Testimony Response

Greg 1. The impact to the established Issues relating to impact on

Wagenblast neighboring homes and the neighboring homes and the quality of

Fred and quality of the proposed homes. | proposed homes will be addressed

Virginia Jasmer during the Master Plan review process.

Greg and Gail 2. The impact of the proposed The school system as a whole has

Wagenblast development on Briggs and sufficient capacity for additional

Karen Boden Yolanda schools. students. This issue is addressed on

Darlene Hrouda Page 7-21 of the May 7" packet and in
Attachment 5 of this packet and in




Attachments 4 and 5 of this packet.

Greg and Gail
Wagenblast

Drainage/flooding issues.

Grading and drainage plans will be
addressed during the Master Plan
review process and additional
applications to follow. They must be
prepared by Oregon licensed
engineers and their work reviewed by
the City’s Public Works Department.
Increasing drainage to adjacent
properties is not permitted.

Greg and Gail
Wagenblast
Karen Boden
Darlene Hrouda
Stu Burge

Increased traffic caused by the
development/difficuity backing
onto Marcola Road from
existing houses across the
street/the intersection of 1-105
and Mohawk.

-

The application has been reviewed by
traffic engineers from the State and the
City for compliance with all of the
statutory requirements. In order to
meet the criteria of approval for these
applications, the test is the effect of the
proposed development on State
Highway facllities in order to comply
with State-wide Planning Goal 12,
Transportation. These applications are
conditioned to require improvement of
the east-bound off-ramp at the |-
105/Mowhawk intersection as required
by ODOT.

Increased traffic caused by the
proposed development on City streets
will be addressed during the Master
Plan approval process which will
include but is not limited to: the need
for additional traffic signals and/or
other traffic control devices; and the
specific location of required streets and
driveways.

Greg
Wagenblast

Crime.

This issue will be the same whether or
not zoning is changed. The principles
of Crime Prevention Through
Environmental Design (CPTED)
suggest encouraging persons or
activities to maximize surveillance
possibilities. For example,
improvement and maintenance of the
bike path will increase natural
surveillance and possibly reduce crime.

Anita Davis
George Davis
Nancy Falk
Fred and
Virginia Jasmer

Home Depot/No more big
boxes/The applicant has not
proven a need for another
home improvement center.

Past proposals to develop on the
subject property have been piecemeal.
The proposed amendments will require
the development of this 100.3 acres
property to be coordinated by the
required Master Plan.

The criteria of approval for these
applications do not require a finding
that addresses the “need” for a
particular use, including a big box.




The City Council currently does not
have a policy limiting the type of
development, including a big box,
which may occur even if the Metro Plan
designation and zoning were
consistent.

Gail Some of the open space is in The Preliminary Plan diagram
Wagenblast the commercial area, which submitted by the applicant shows that
includes a 30 foot swatch along | all of the proposed open space will be
the road. located north of the proposed
commercial development (Page 6-85 of
the May 7" packet). The 30 foot '
swatch mentioned is a building setback
proposed for those buildings fronting
 Marcola Road.
Fred and Request for a delay or further The public hearing has been closed

Virginia Jasmer

consideration of the
development.

and the written record has been held
open as previously described. The City
Council will consider these additional
written materials on June 18"

Greg and Gail
Wagenblast
Karen Boden
Jean Fraga

Is there a need for so many
homes in Marcola Meadows? Is
there a housing study currently
underway?

There are currently 35.7 acres of
Medium Density Residential (MDR)
zoning on the subject property in place
since 1982. The applicant is requesting
an additional 19 acres of MDR zoning,
for a total of 56.7 acres. The density
range in the MDR District is 10-20
dwelling units per acre. The minimum
density standard to implement the
TransPlan Nodal Development Area,
as proposed, is 12 dwelling units per
acre. Conditions of approval #8 and
#10 require the required Master Plan to
demonstrate that residential
development will occur at 12 dwelling
units per acre and ensure that, for
each type of land use, the amounts
proposed do not exceed those shown
in Table 4C of the approved
Transportation Impact Analysis. The
final number of units will be determined
during the Master Plan review process.
Any proposed revision to an approved
Master Plan will require additional
Planning Commission review.

A residential lands study is currently
underway, with adoption scheduled for
later this year.

Greg and Gail
Wagenblast

10. The Willamalane Park property

should remain as open space
and School District 19 property
designated open space/
playgrounds might disappear

The City adopted the Willamalane Park
and Recreation District’s
Comprehensive Plan in 2004. Map 2,
Existing and Proposed Park and
Recreation Resources, shows that
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due to school expansion.

School District 19 school sites are part
of Willamalane's resource base.
Willamalane's park property and the
School District play areas north of the
subject property are on a list for park
development during the Phase 1
Capital Improvement Plan (years 2004-
2009). Whether this park is improved
is dependent upon available funds.
Any park improvement or school
expansion proposal would require a
separate application and approval from
the City which would include public
notice.

Gail
Wagenbiast
Lou Christian

11. Questions about the amount of
developable land in the
Gateway ClI District.

Staff has stated that there are currently
118 acres of vacant land in the
Gateway Cl District. Portions of this
land are within both the floodway and
floodplain. The SDC allows buildings in
the floodplain if certain elevation
standards and other standards are
met. The SDC aiso allows
development in the floodway based on
an Engineer’s certification that the
development will not increase flood
levels. The development allowed in
the floodway is typically limited to
streets, parking and trails.

Stu Burge
George Davis
Lou Christian
Greg
Wagenblast

12. Family wage jobs/Campus
Industrial is viable if marketed
properly.

These issues have been addressed by
both staff and the applicant in both the
May 7" packet beginning on Page 6-
30.

Karen Boden

13. Will 2 wall be constructed to
protect existing residential
properties from noise generated
by the development?

Issues relating to noise will be
addressed during the Master Plan
review process.




CONCLUSION AND RECOMMENDATION

In summary, the applicant requests approval to change the 56 acre Campus Industrial
designation and zoning on the subject property to: Community Commercial (11 acres); Medium
Density Residential (19 acres); and Mixed Use Commercial (26 acres). The Metro Plan
designation /Nodal Development Area will apply to 80.7 acres of the 100.3 acre site to implement
Proposed Nodal Development Area 7C.

The Metro Plan diagram and the Zoning Map amendments have been combined into one
application due to the duplicity of certain criteria of approval pertaining to compliance with Metro
Plan policies and State-wide Planning Goals. The two primary challenges contained in the
additional written materials (Attachment 3) are the validity/applicability of the Springfield
Commercial Lands Study (SCLS) and its relationship to Goals 2 and 9 and resolution of conflicts
between Metro Plan policies.

Both the applicant and staff have demonstrated that the SCLS is the most recent economic
opportunity analysis for commercial lands in this Attachment where staff states (e-mail dated May
29 from Greg Mott 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. | 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.’ (my 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 Attachment 5 where the
applicant states: “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
now clear that staff and the applicant used the two most recently adopted land inventories (the
SCLS and the MILPR) to justify the approval of these applications in the response to State-wide
Planning Goal 9.
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Both the applicant and staff addressed the issue of conflict between Metro plan policies in the
May 7™ packet and the applicant again addresses this issue in the written submittal (Attachment
5) stating: “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.”

The burden of proof is on the applicant to comply with the criteria of approval for both the Metro
Plan diagram (SDC Section 7.070(3)) and the Zoning Map amendments (SDC 12.030). Staff
contends that the applicant has met the burden of proof test based upon the staff report
contained in the May 7" packet and the submittal of the additional written materials (Attachments
4 and 5).

Now, the City Council must decide: if the applicant's proposal to remove the 56 acres of Campus
Industrial designation and zoning on the subject property should be approved because there is
enough vacant Campus Industrial land both within Springfield’s jurisdiction and within the Metro
Plan boundary to replace the acreage; or if the removal of the 56 acres can be offset by a
commensurate addition of Campus Industrial designation elsewhere in the City as an element of
the upcoming commercialfindustrial land supply demand analysis is on the applicant to
demonstrate compliance with the criteria of approval.

Finally, the issues raised by the neighbors will not be forgotten by staff or the applicant. There
are 14 conditions of approval for these applications which require and/or relate to the submittal of
a Master Plan that must be reviewed and approved by the Planning Commission if the proposed
development is to be allowed. These conditions are specifically listed in the Zoning Map
amendment Ordinance. Master Plan conditions of approval relating to mitigation of issues raised
will be discussed during the Planning Commission review of that application.

Therefore, staff recommends approval of the proposed Metro Plan diagram and Springfield

Zoning Map amendments, as conditioned, based on the attached findings; and the placement of
the attached ordinances on the July 2™ Consent Calendar.
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- ATTACHMENT 2
WRITTEN MATERIALS SUBMITTED BY NEIGHBORING PROPERTY OWNERS

ATTACHMENT
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Springfield, Or.
May 16, 2007

Mayor Leiken.
Members of the Springfield City Council

Councilors;

This is in response to your request regarding the proposed development of the area
called “the Pierce Property”. This property was bound to be developed at some point in
time so | have no problem with that. There are, however, some things that give me cause for
concern. These include; X

1) Four hundred plus housing units on this size of area. Considering the amount of area

taken out because of “wet land” and other reasons, this seem to be more than
“medium density” housing. With lot sizes running about 4500 sq. ft. that is quite
crowded. My lot size is about 8000 sq. ft. and | don't have much yard space.

2) | resent people coming here from Nevada/ California and bringing their problems

and ways of doing business to a healthy, respectable neighborhood.

3) The placement of a solid string of three story apartments directly across the street
From my front door is disturbing to me. Particularly when there is a better locat-
ion for these buildings where they would not block existing homes to such a large
degree.

4) This project is going to cost us a lot of money. The proposal they gave us several
years ago was just over $10,000. At the end of twenty years, if we chose to use the
payment plan, add 60% to that. As 31% St. Is a collector street the locals should not
be required stand the full cost of rebuilding the street.

Thank you for giving our concern your consideration.

RobertLind
Daisy Lind W Cf wikl
2359 31 St. 2; 02;4"

Springfield, Or. 97477

RECEIVED
MAY 17 2007

CITY OF SPRINGFIELD
CITY RECQRIER




Cliff Iverson RECEIVED

2595 Marcola Road MAY 1§ 2007
Springfield, Oregon .
541-747-4037 [BY:

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. [ 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.

[ 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.
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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
potentially1000 children? Most proposed lots have minimal or no yard.
The open area proposed although “attractive” 1s 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 1f I were to try to sell and relocate
especially with such a poor real estate market. “

Last but certainly most important 1s why would a proposal for an additional
435 residences be approved right now when there 1s 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 1s already saturated with homes for sale for all
income levels that no one is interested, able or qualified to purchase.

[ am not 1n 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 1t 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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RECD MAY 14 2007

May 14, 2007 i
d 3386714«

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 surrounding 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.

Sincerely

Arel)

-

F r::g:;:ixﬁa Jimer

1974 Lomond Ave
Springfield OR 97477
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RECEIVED
To: Springfield City Council MAY 14 2007
12:4 84~
From: Greg Wagenblast CITY OF SP{RENGHELD
Homeowner& resident CiTY RECORDER

2457 Otto St, Spfld Oregon 97477

RE: The Villages at Marcola Meadows

City Councils, Mayor, & City Manger,

As a landowner who directly abuts to this proposed land use change, | have some
concerns for our area. | 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. [ 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:

e 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 !

e 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.... 72



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 Ibelieve 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 ammory 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 adgl the retail spaces traffic with
these, our roads could be pushed to capagity ot beyond.

o Large retail space (potentially Lowes or any qther large vendor as such)
who would bring in a high volume of vehicle traffic, would overload the
existing roadways in this area. Folks livigg directly on the roadways or on
side roads that feed into the main. roads (3 2™ Marcola, Mohawk blvd,
etc..) are currently at a highvolume-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 [-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 1s 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.



o Ihave 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 Ido 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
I-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, I-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 [ 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



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 ??7? 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. Idon’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 100acre 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 — I 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

2-10



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.

e I am concemned 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 100acres.

I 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,

Greg Wagenblast

Greg Wagenblast
Homeowner & Resident
2457 Otto Street Springfield, Oregon 97477
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From: dave raiston [chess714@msn.com] ~
Sent: Monday, May 14, 2007 10:55 AM =13
To: SOWAAmy RECEIVED
Subject: FW: RE: Former Pierce Property MAY 1 4 2007
[0Sk an
CITY OF SPRINGFIELD
CITY RECORDER

>From: StuBurgel@aol.com

>To: chess7l14@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
scouncil ] , 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 populatiom,
>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
srepresentative of the subject ward 4, I am fully aware of the many
snegative issues that would be generated by the proposed development
>concept. The Mchawk 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. .lic meeting minutes, notes, comuents and
>recommendations, relevant to the zoning & permitted uses, that were
sattached 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
>councilors Mayor & City Manager.

>

>Stu Burge

>830 McKenzie Crest Dr.

>Springfield, Or. 97477

>hone: 747-3360

>

>

>

Skkkhkkkdkhhkrrkkkrhkkkk ke kkkkkkddk*kxk*k**¥* See what's free at

shttp://www.aol com.
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George D. Davis
2482 North 32" Street
Springfield, OR 97477

May 8, 2007

Sid Leiken, Mayor and
Springfield City Council
City Hall, 225 5™ 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 concerms.

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,

g i SE

/
George D. Davis
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2482 North 32™ Street
Springfield, OR 97477

May 8, 2007

Mayor Sid Leiken and
Springfield City Council
City Hall

225 5™ Street
Springfield, OR 97477

RE: MARCOLA MEADOWS PROJECT

Dear Mayor Leiken and City Councilors:

| was present at a meeting a short while ago when the Council considered and
rejected a proposal from Home Depoe to build on the Pierce property. | am
rather concerned that we are once again facing the prospect of 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, | believe the majority of voters in the area and in Springfield in general
would oppose any Marcola Meadows project that includes a box store. 1do 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,
%ffﬂ/ OZ Z/Qézé/
Anita L. Davis
RECEIVED
MAY 0 9 2007
*4.30 p. v
2-15 CITY OF SPRINGFIELD
CITY RECORDER
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GOAL ONE COALITION

=

Goal One is Citizen Involvement

L

City of Springfield Planning Commission
Gary Karp, Planner III

City of Springfield

225 Fifth Street

Springfield, OR 97444

May 14, 2007
RE: LRP 2006-00027/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 concemns 56 acres of a 100.3 acre site located north of Marcola Road at its
intersection with north 28" Street and approximately %4 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 Charnelton Suite 100 - Eugene OR 97401 - 541-431-7059 - Fax 541-431-7078
Lebanon office: 39625 Almen Drive - Lebanon OR 97355 - 541-258-6074 - Fax 541-258-6810
www.goal1.org
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GOAL ONE COALITION

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.

IL. 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.

II1. 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 1.

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 2
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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, staff’s 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 CO2
emissions resulting from development allowed by the plan amendment and zone change
have not been evaluated or considered.

Marcola Meadows, LRP 2006-00027 & ZON 2006-00054 3
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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):

Marcola Meadows, LRP 2006-00027 & ZON 2006-00054 4
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(@): 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 ITI, B-1 — 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.

Marcola Meadows, LRP 2006-00027 & ZON 2006-00054 5
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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 %4 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 beth 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.1i.) 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.

Marcola Meadows, LRP 2006-00027 & ZON 2006-00054 7
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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 28™ 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
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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 2 mile of an “interstate interchange
area.”’ The close proximity of the 1-105/126 Eugene-Springfield Higway and 19" 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.

' OAR 660-012-0060(4)(e)XC) 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.”
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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.

. 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
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KARP Gary

From: Lauri Segel [lauri@goal1.org]

Sent: Monday, May 14, 2007 4:50 PM

To: KARP Gary

Subject: Marcola Meadows PAPA comments
Importance: High

Attachments: Marcola Meadows plan & zone change v.2.doc

Marcola Meadows
plan & zone ch...
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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May 14, 2007

City of Springfield

Development Services Department
S A’:r RE Planning Division

ASSOCHATES 220 Filthdtreet

Springfield, Oregon 97477

Attn:  Gary Karp

Re:  The Villages at Marcola Meadows
Metro Plan Amendment (LRP 2006-00027)
Zone Change (ZON 2006-00054)

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:

e School Capacity.

e 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.

A

Satre Associates, P.C.
132 East Broadway
Suite 536

Eugene, Oregon 97401 Righard M. Satre, AICP, ASLA, CSI

Phone 541.465.4721 p :dent
Fax 541.465.4722 resiaen

1.800.662.7094 Satre Associates, P.C.

www.satrepc.com

Planners, Landscape Archit.4~2 id Environmental Specialists


http://www.satrepc.com

hroughout 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 www.sps.lane.edu/facilities or stop

by the Administration Building, 525 Mill Street, Springfield.

Facilities Plan Opﬁo“s:

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,
e 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 Design (CPTED) recom-
mendations for safety and security.

Many of the boilers in Springfield
schools are dirca 1950. They are
extremely energy inefficient and
ineffective in providing even
heating throughout the school.

To accomplish educational goals identified in the Springfield Quality
Education Model (SQEM), schools need to provide a heaithy, safe
environment. They aiso 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 all 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 Identities 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.
iIf 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.
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recommendations. &
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DISTRICT 19

SPRINGFIELD
Public Schools

Fo'rv fuﬁher informatien, contact
Steve Barrett, 726-3267 or
sharrett@sps.lane.edu.

Students at Thurston
Elementary have to eat
lunch in their classrooms
because of the lack of
adequate gym and
cafeteria space.

Substantial cracks
in floor tile are
common-place
throughout

Maple Elementary.

“The Facilities Plan reports the Committee’s findings,”
stated FAC chair John Lively. “Iz 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 Failities 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) Impraving 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 schoaol
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
schoot 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, Ofsen 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. Vernon and Riverbend by
constructing final additions; adjust boundaries between Mt. Vernon, 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.
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SITES & FACILITIES LONG-RANGE PLAN

* Key recommendations for addressing longer term (0 — 10 years) District needs.

Le

s

3.

Close Goshen and/or Mohawk based on a thorough review and application of criteria
established by District (if enrollment falls below 50 students).

Build an elementary school in Southeast Springfield, if population growth
necessitates.

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

Reevaluate Briggs and Thurston Middle Schools to determine if renovation,
expansion, or replacement is needed.

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.

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.

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.



FACILITIES ADVISORY COMMITTEE PRIORITIES
March 14, 2006

IMMEDIATE

INTERMEDIATE

LONG-TERM

0 —- 3 years

0~ 10 years

10 years plus

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

Adjust boundaries to balance enroliment, in
relationship to facility size, between Mt.
Vernon, Riverbend, Douglas Gardens,
Ridgeview, and the new Thurston
Elementary School.

Construct final two-classroom additions o
Mt. Vernon and Riverbend for additional
educational space.

Begin discussion of school closure
enroliment limit; define viable school.

Recommend efficient school sizes of 450
at elementary level and up to 650 at the
middle school level.

Close Goshen and Mohawk if student
numbers do hot aliow the school to be
educationally viable as defined:

Close Mohawk if student enroliment drops
below 50.

Close Goshen if student enroliment drops
below 50 at the K-5 level.

Build new elementary in southeast

Springfield if population growth necessitates.

Based on enroliment consider
closing Springfield Middle School.
Students will shift to Hamlin and
possible expansion of either

-{ Thurston Middle School and

Springfield Middle School.

Consider consolidating Camp Creek
and sending students to Waiterville.

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

Crime Prevention Through Environmental
Design (CPTED) recommendations:
surveillance systems at middie schools
and network high schoals to centralized
server.

Card identification system and keyless
locks at the high schools.

Retrofit classrooms to be able to lockdown
trom the inside of the classroom at needed
sites.

Parking improvements and expansion
coupled with traffic reduction at Guy Lee,
Page, Centennial, Douglas Gardens

Fire safety sprinkier system included in
new facilities

Continue implementing indoor air quality
assurances and system upgrades.

Seismic studies: facilities as prioritized by
initial seismic screening (Hamlin, Briggs,

‘| Springfield High School, Administration

Building, etc.).

Security monitoring to centralized server.
Provide backup power at facilities.

Install fire safety sprinkler system at schools

with supporting infrastructure aiready in
place.

Install fire safety sprinkler system at
remaining schools.




IMMEDIATE

INTERMEDIATE

LONG-TERM

0~ 3 years

0~ 10 years

10 years plus

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

Install wireless networks at middle schools
and high schools.

Retrofit computer labs to provide adequate
cooling and power. Use split systems to
remove exira heat from computer labs.

Develop strategy for responding to heat
build up from technology.

Address current needs for fiber networks.

Upgrade facility power and network
connection lines in facilities.

Install wireless networks at elementary
schools.

Identify dedicated technology rooms for
networking and system support.

Increase electrical outlet access.

Expand fiber network to additional schools.
Retrofit learning environments to
accommodate technology-based instructional
toals.

Assessment to upgrade District-wide

{network based) phone system to VOIP
(Voice Over Internet Protocol).

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

PHASE 1.
Replace Maple on existing site with a
building capacity of up to 500 students.

Replace Thurston Elementary School on
the East Thurston site with a building
capacity of up te 500 students.

New elementary schools will include space
-for computer labs, family centers, special
education, and community space.

Master plan East Thurston site for future
elementary and middie schools.

Replace roofs at Thurston High School.
Address immediate ADA needs.

Improve interior room finish (floor, paint,
ceilings) at neediest sites

Rebuild THS instructional core to provide
additional and update classrooms.

Accommodate ADA as facility changes
require (remodel and program access).

Revaluate Briggs & Thurston Middle School
and determine if renovation, expansion or
replacement is needed.

Improve interior room finish (floor, paint,
ceilings) at neediest sites.

Repair/remodel Springfield High School
metals building.

Replace playground equipment.

Replace District Administration

Building.

Accommodate ADA as facility
changes require (remodel and

program access).

Determine if there is an additional
need for a middle school at the
master-pianned East Thurston site.

Improve interior room finish (floor,
paint, ceilings) at neediest sites




IMMEDIATE

INTERMEDIATE

LONG-TERM

0 -3 years

0 - 10 years

10 years plus

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

PHASE 2.

Repiace Hamiin on current Hamlin/Moffitt
site with a building capacity of up to 650
students. Master plan the site and build the
schoal so it can be expanded in the future.

If a new Maple is built, consider the
following options based upon enroliment
and condition of remaining schools in the
downtown core area. {(a) Close Moffitt and
redistribute students to the new Maple,
Brattain, and Centennial (b) Close Brattain
and redistribute students to new Maple,
Moffitt, and Centennial.

If a new Maple is not built, consider the
following options based upon enrollments
and condition of the schools. (a) Close
Maple and redistribute students to Brattain
and Moffitt. {b) Close Moffitt and
redistribute students to Maple, Brattain,
and Centennial. (c) Close Brattain and
redistribute students to Maple, Moffitt, and
Centennial.

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

Replace and/or expand heating and
ventilating (HVAC) systems in five
buildings (Walterville, Thurston High
School, Thurston Middle School,
Springfield Middle School, and Camp
Creek).

Address Springfield High School and
Briggs Middle School day lighting issues.

Replace boilers in five schools (Thurston
Middle School, Springfield Middle School,
Brattain, Yolanda, and Centennial). TMS
and SMS have two boilers.

Day lighting projects as recommended.
Some facilities suffer from not encugh day
lighting while other facilities require a
reduction of day lighting through reglazing of
windows and other strategies.

Address acoustics needs at classrooms,

Provide adjustable lighting to integrate with
presentations materials.

implement comprehensive energy strategy
and make recommended building
improvements.

Provide cooling, as needed, to

support
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IMMEDIATE

INTERMEDIATE

LONG-TERM

0 - 3 years

0~ 10 years

10 years plus

Issue 5: Improving
the educational
effectiveness of
District classrooms
through day lighting,
thermal comfort, and
acoustics. (continued)

New facilities will have variable air volume
HVAC to address changing temperature
throughout building.

Deveiop comprehenéive energy strategy
for all buildings.

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

Build THS athletic seating.

Replace two football fields with multi-use
all weather turf sports fields (at Springfieid
High School and Thurston High School).
Replace both high school tracks.

Replace Hamlin field lights for school and
city activities.

Install fire prevention sprinkler system at
Silke Field.

Master plan park and athietic facilities at
Briggs in coordination with Willamalane.

Master plan Guy Lee park space with
Willamalane.

Master plan Agnes Stewart Middie
School/Mill Race site as a potential
environmental education site in coordination
with TEAM Springfield

Issue 7: Reviewing all
vacant property to
determine if any
should be soid 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 Springfieid.

Purchase property at landlocked sites
(Springfield High Schooal, Springfield Middle
School, Maple, Thurston High School,

etc.).

Sell or develop Rainbow site.

Use proceeds from sale of land for
purchase of land.

Review potential alternative uses for any
school recommended for closure.

Develop Reed property as District investment
(e.g.. convention center, medical offices,
housing, etc.).

Develop Clearwater site for educational and
fundraising purposes (e.g., tree farm, goif
course, youth services farm, etc.).

Dialog with Team Springfield member
agencies for opportunities of a shared facility
at Clearwater site.

Reconsider Clearwater site if Urban Growth
Boundary expanded.

Sell or develop old Thurston Elementary
School site, if appropriate.
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IMMEDIATE

INTERMEDIATE

LONG-TERM

0 -3 years

0~ 10 years

10 years plus

Issue 8: Address
future and unmet
programmatic facility
needs.

Upgrade and modify the current district
facility to meet the needs of the Academy
of Arts and Academics (A?).

Identify facility for Community Service Center
(Health Services, Brattain House services,
ete.).

Identify facility for instructionally related
District services inciuding: alternative
education, special education, teen parent
services, etc.

District instructional services facility and/or
Community Services Center can be housed
in either a closed elementary school, a new
facility in the oid footprint of the Brattain
House, and/or closed wing of Springfield
Middle School.
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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.

* Ifanew 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 3
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 eonsideration 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. Vernon 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. Vernon 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) )
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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.
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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.
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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. Vernon 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.
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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.

6
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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. Vernon, and Riverbend.

= Develop tennis courts, outdoor basketball, playing fields, and master plan the east Thurston
(Bob Artz Park) property for elementary/middle configuration and playing fields for soccer,
softball, and baseball.

» Retrofit the gym at old Mt. Vernon (42™ 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 42™ Street School (2.32 acres)

= Rainbow (Chase) — Rainbow Drive (13.54 acres)

* Reed site - Flamingo Drive (10 acres)

= 28" Street (7 acres)

= 611 Main Street, 637 Main Street (.71 acre)

* 810 7® 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

Constructed in 1963

No additions 10 acres
45,121 sq. ft.

Enroliment 9/30/05: 428
Capacity: 450
Functional Capacity: 375

STAFF COMMENTS ~ What Works

L

Good lighting

Covered play structure

Offices between classrooms
Abundant fresh air

Exterior doors in classrooms
Good eating

Center areas are nice for mini-
lessons, min-computer labs, etc.
Adequate eating & desks

Large playground

STAFF COMMENTS - What Doesn’t

Work

L]

Heating system inconsistent, bad
control

Lack of windows, daylight
Cafeteria too small

Classrooms too small, crowded
Stale air, no ventilation control, lack
of operable windows

Inadequate storage

Centers of pods don'’t work
Moveable walls, no outlets noise,
etc.

Breezeways instead of corridors
Need new furniture

Ant infestations

WHAT TO CHANGE

More windows, windows that open
More classrooms, more space

Fix the heating system’

Larger cafeteria

Enclose hallways

More storage

4-26

ARCHITECT’'S REPORT - Building Needs
High Priority

* Reroof building, including covered
walkways.

= Install fire sprinkler system

* Replace windows & glass

Moderate Priority
* Renovate student restrooms (2 total
*  to provide ADA access). Assume a
maijor project to expand one pod to
accomplish this without taking
classroom space.

* Renovate gym/cafeteria & kitchen

interior.
Lower Priority

» Replace older VAT floor coverings.

* Replace older carpeting.

* Replace older ceiling tile.

» Renovate interior of classrooms,
offices, hallways: finishes,
casework, doors, floor coverings,
including possible infill of the
movable walls.

Mechanical, Plumbing & Electrical
Recommendations

* Nothing required based on the
mechanical field survey of 2004.

* Emergency lighting.

CPTED RECOMMENDATIONS

* Enlarge office area & remodel for
better surveillance of entry.

« Install emergency exits in offices of
principal & secretary.

« Attach classroom pods to fimit visitor
access to office area.

* Convert breezeways into glassed-in
hallways with pitched roofs.



BRIGGS MIDDLE SCHOOL
'2355 Yolanda Avenue
Springfield, OR 97478

HISTORY
* Constructed in 1963
* No additions
* 19.06 acres
* 93,303 sq. ft.
*  Enroliment 9/30/05: 552
e Capacity: 580
* Functional Capacity: 546

STAFF COMMENTS - What Works
* Natural light & windows
¢ Fresh air, good ventilation via
windows
* Good lighting
* Adequate room size
STAFF COMMENTS - What Doesn’t
Work
* Thermal comfort, inadequate heat,
lack of control
¢ Lack of windows in some areas
= Ventilation, fresh air
* Roof leaks
STAFF COMMENTS — What To Change
+ Add windows and/or skylights
* Temperature controls
* Provide better ventilation

ARCHITECT'S REPORT - Building Needs
High Priority

* Do a seismic evaluation of the
masonry walls; make
recommendations for safety
upgrades.

* Install fire sprinkler system.

* Major roofing project. Include
improvement of the greenhouse roof
cover at the science wing. It is not
weather tight.

» Evaluate areas of the building where
single-pane glass should be
replaced with safety glass.

¢ Construct area separation walls to
define fire areas per current code.

« Replace older wood & rusted metal
windows on the south wall of the
building.
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* Renovate student restrooms to
provide ADA access (1 each boys &
girls).

Moderate Priority

* Replace run-off wall pads in both
gyms.

» Renovate interior of locker rooms.

* Replace VAT floor in small gym with
rubber athletic floor.

~e  Refinish large gym wood floor. Prep
& repaint exterior walls at east,
south & west walls.

* Replace classroom casework
specialties such as window
coverings, tack surface, marker
boards, etc.

Lower Priority

* Replace older VAT floor coverings.

* Replace older carpeting.

* Replace older ceiling tile.

« Renovate interior of commons.

* Renovate hallways including new
ceilings, wall finishes (some display
cabinetry) & floor finishes.

» Replace exterior doors.

* Parking lot expansion/improvement
project.

Mechanical, Plumbing & Electrical
Recommendations

* Provide cooling to computer labs.

* Emergency lighting.

* Replace electrical service

CPTED RECOMMENDATIONS

* Contain entry area with wrought iron
fencing along north face of courtyard
area.

« Install gates with emergency egress
hardware at east & west end of this
fencing.

* Modify office area so eastern end
becomes primary reception area.

« |Install electronic controls on entry
gates, requiring visitors to
communicate with staff before
gaining access.



SITES AND FACILITIES HISTORY
June 2004

YEAR

PROJECT

MONTH/YEAR

CONTENT

1987

Ridgeview Elementary - 8
classroom addition
completed

September 1987

High enrollments in east Springfield and the closure of
Thurston Elementary attendance area brought need for
increased space.

Sites & Facilities
Committee, Art Paz,

Specific recommendations for landholdings, remodeling
Mohawk Elementary, and providing a portable classroom for

1988|chairman June 1988 Mt. Vernon.
As per Sites and Facilities recommendation, to expand SHS
1988|Purchase 1124 N. 9th July 1988 site.

1989

Oid Mt. Vernon portable
complete

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

Mohawk Elementary

As per Sites and Facilities recommendation, Mohawk

1989|{Remodel complete Elementary remodeled.
As per Sites and Facilities recommendation to expand Brattain
1990|Purchase 1093 D Street January 1990 Elementary site.
' As per Sites and Facilities recommendation, to expand SHS
1990|Purchase 919 J Street April 1990 site.
As per Sites and Facilities recommendation to expand Brattain
1990|Purchase 1082 C Street May 1990 Elementary site.
Summary and
recommendations, Summary of major and/or minor improvements listed by school
1990 architects' reports as presented by local architects.

1991

Attitudes & opinions of
District employees

April/May 1991

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

Sites & Facilities
Committee, John Lively,

Made recommendations that were incorporated into District

1991|chair June 1991 bond proposal.
Short and long term enrollment projections, Educational
School District Facility Capacity Analysis, Site Analysis of Sites 8 acres and larger in
1992|Siting Analysis, L-COG April 1992 Springfield

1992

Springfield Tomorrow

January 1992

A strategic plan expressing broad goals and strategies for the
community of Springfield

1992

The Attitudes and Opinions
of Residents, Springfield
Tomorrow Project,
Mar%Stat Market Research

April-August
1992

Cumulative scores for ranking/community values, "a strong
education system”

1992

Purchase of site in east
Thurston from Michaels'
family (76.5 acres)

September 1995

11.3 acres traded to Willamalane as part of Bob Artz trade
(1996). Remaining site is 65.2 acres.

1993

School District Voter
Survey, Moore Information

January 1993

Lack of funding identified as District's leading probiem,
followed by overcrowding, lack of parental support, lack of
discipline, and drugs. A $30 million bond measure was more
popular than a $40 million bond (55% to 32%). Opposition
was from older voters.

1993

Purchase 812 G Street

September 1990

As per Sites and Facilities recommendation, to expand SHS
site.

1993

Purchase 736 G Street

November 1990

As per Sites and Facilities recommendation, to expand SHS
site.
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SITES AND FACILITIES HISTORY

June 2004
YEAR PROJECT MONTH/YEAR CONTENT
*$36 million bond measure 47% in favor, 39% opposed, 13%
unsure; *voters closely divided in measure; *46% gave
Report to Springfield School| Springfield Schools an A or B grade; *Respondents more
District, telephone survey supportive of renovating and repairing than of building new
(309 residents), Nan Heim {January 3-7, schools; *63% agree: "No point in new schools if can't afford
1994} & Associates, Portland 1994 teachers."
1994{Bond Election September 1994 | Successful election for $37.7 million bond.
1995|Purchase of Gorrie site March 1995 Site for Agnes Stewart Middle School
Technology wiring upgrade,
1995] all facilities 1995-97 Bond project

Capital Improvement
Program, management plan,

Research and analysis of issues affecting the $37.7 million
bond project passed in September 1994, including budget

1995} Heery International March 29, 1995 |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 project

Thurston Hgih technical
1995| changes 1995-1997 Bond project
1995 Brattain roof 1995-1997 Replace roof at Brattain.
1995| Thurston High School roof [1995-1997 "{Replace part of Thurston High roof.
1995| Springfield Mid paving 1995-1997 Bond project
1995| Silke Field blacktop 1995-1997 Resurface Silke Field blacktop.
1995| Yolanda backfiow 1995-1997 Yolanda backflow doghouses
1995|Page backflow 1995-1997 Page backflow doghouses

Acquisition of Bob Artz site,
1996|trade with Willamalane May 1996 Site for Riverbend Elementary School secured.D47

1996

Duncan and Brown, real
estate analysts

Potential alternatives for old Mt. Vernon School: *removing
property and selling; *retaining property and utilizing existing
building for school purposes; *retaining property and leasing

1996

District Boundary Hearings,
Boundary Booklet Revised

New boundaries set after public hearings to accommodate new
school attendance areas.

1996

Asset Management Study,
Reed & Associates

August 1996

Review of land-use status of District vacant property
landholdings.

1996-97

51st Street development
complete

Joint project between school district and city (CDBG funds) to
develop 51st 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 with LCC to provide two 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
As per Sites and Facilities recommendation, the 40-acre site
1997|Sale of Rolling Oaks site September 1997 |was sold.

System Inventory, Reed &

1997|Associates December 1997 |Review of land use status 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 courtyard 1997-1998 Install drainage system in Hamlin courtyard.
Jasper Road extension, Unprecédented joint project using capital improvement monies
stakeholder process, Land from the County, the City, and the School District to turn
1997-|County, City and School Jasper Road into a safe street corridor serving three District
1998|District schoals.
1997-
1998|Page roof 1997-1998
1997- -
1998| Springfield High roof 1997-1998
1997-] Administration reception
1998|area 1997-1998 Remodel Administration Building reception area.
1997-
1998| Yolanda office 1997-1998 Install windows in Yolanda office.
1997-
1998{ Walterville fence 1997-1998 Install fence around Walterville Elementary site.
1997- _ Install landscaping on east side of 7th Street, front entry of
1998| Springfield High landscaping {1997-1998 Springfield High
1997-
1998| Springfield High courtyard [1997-1998 Concrete courtyard 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 entry canopy at Thurston High School.
1997-
1998} Teen Parent program 1997-1998 Relocate Teen Parent Program.
Various throughout District, including Sitke Field and Hamlin
19981 ADA projects Field access improvements. Bond project.
Remodel Centennial locker
1998{room Bond project
1998|Purchase 817 7th Street March 1998
Install maple floors to gyms
at Hamlin Middie and
Springfield and Thurston
1998|Highs. Measure 52
Maple Elementary Street & District and City jointly planned street improvements at Maple
1998| Parking Improvements 1998 Elementary.

1998

Long Range Planning Final
Report

September 28,

1998

Long-range recommendations from citizens long range
planning committee; specifics related to Operations and
facilities on page 5-6.

1998

HVAC upgrade, Brattain
Elementary

November 1398

Measure 52

1998

Guy Lee library and office
remodel complete

December 1998

Bond project

1998

Thurston High auto shop

March to

December 1998

Reroof THS auto shop.

4-30




SITES AND FACILITIES HISTORY

June 2004
YEAR PROJECT MONTH/YEAR CONTENT
March to
1998| Thurston Elementary roof |December 1998 |Reroof Thurston Elementary.
1998|Maple relighting 1998 Replace lights at Maple with energy efficient lights.
1998}42nd Street 1998 Demolition of two buildings at 42nd Street site.
1998|Bill's Market 1998 Demolitoin 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 storm damage to Thurston Elementary roof.
1995-
1999|Moffitt ADA 1995-1999 ADA accommodations updates made at Brattain.
1995-
1999|Brattain ADA 1995-1999 ADA accommodations updates made at Moffitt.
1995~ "
1999{Camp Creek ADA 1995-1999 ADA accommodations updates made at Camp Creek.
1995- .
1999|Centennial ADA 1995-1999 ADA accommodations updates made at Centennial.
1995-
1999|Douglas Gardens ADA 1995-1999 ADA accommodations updates made at Douglas Gardens.
1995- '
1999|Goshen ADA 1995-1999 ADA accommodations updates made at Goshen.
1995-
1999|Guy Lee ADA 1995-1999 ADA accommodations updates made at Guy Lee.
1995-
1999|Maple ADA 1995-1999 ADA accommodations updates made at Maple.
1995-
1999{Mohawk ADA 1995-1999 ADA accommodations updates made at Mohawk.
1995-
1999|Mt. Vernon ADA 1995-1999 ADA accommodations updates made at Mt. Vernon.
1995-
1999|Page ADA 1995-1999 ADA accommodations updates made at Page.
1995-
1999 Ridgeview ADA 1995-1999 ADA accommodations updates made at Ridgeview.
1995-
1999| Walterville ADA 1995-1999 ADA accommodations updates made at Walterville.
1995-
1999|Yolanda ADA 1995-1999 ADA accommodations updates made at Yolanda.
1995-
1999|8Briggs ADA 1995-1999 ADA accommodations updates made at Briggs.
1995-
1999 Springfield Middle ADA 1995-1999 ADA accommodations updates made at Springfield Middle.
1995-
1999| Thurston Middle ADA 11995-1999 ADA accommodations updates made at thurston Middle.
1995-
1999| Thurston High ADA 1995-1999 ADA accommodations updates made at Thurston High.
1995-
1999| Thurston Elementary ADA  [1995-1999 ADA accommodations 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

Purchase 611, 614, 615

To provide additional parking for Gateways Learning Center.

1999 Main March 1999 Bond project
1999 Maple reroofing project. 1999-2000 Bond project
Willamalane tennis court Intergovernmental agreement with Willamalane to provide
1999]resurfacing 1999 access to tennis courts for SHS tennis teams. Bond project
Food Service Warehouse
1999|complete October 1999  |Bond project

1999

Hamlin locker room roof
completed

October 1999

Bond project

1999

Employee Survey, August
1999, Moore Information

1999

92% of employees are very content with job; 76% rate morale
as high; 74% decreased class size; 64% District provides
excellent or above average education.

1999

Springfield Tomorrow Phase
lIl, a benchmark report to
the community sponsored
by Team Springfield

September 1999

Focus groups included focusing on getting back to basics
curriculum; parent responsibility, resources shortages,
accountability, more local control of budgets, need for more
alternative programs for at risk kids, school safety, and
graduation rates.

1999

Gateways completed

November 1999

Program for alternative education program receives a home.

1999

Sonitrol Replacement (all
schools)

1999-2000

Measure 52 funding to replace defunct system.

1999

Hamlin gym siding

March to
December 1999

Replace siding on Hamlin gyms.

Develop two softball fields with drainage, new thf, irrigation,

2000| SHS Softball fields 1999-2000 and electrical access.

2000}Goshen Ramp 2000 Provide ADA ramp and walkway at Goshen.

2000| Springfield Middle Roof 2000 Replace SMS roof with metal roof.

2000|Silke Field pole vault areas |2000 Builld two pole vault areas at Silke Field.

2000|Centennial entrance 2000 Improve visibility of main entrance at Centennial Elementary.
2000| Silke Field restrooms 2000 Improve restrooms at Silke Field

2000} Brattain boys restrooms 2000 Remodel boys restrooms at Brattain for ADA access.

2000} SHS security lighting 2000 install security lighting on SHS campus.

2000

Hamlin courtyard

May-June 2000

Pave courtyard at Hamlin.

2000

Hamlin
basketball/playground

May-June 2000

Resurface basketball/playground at Hamlin

2000

SHS Child & Health Center

February 2000

Health care for teens now served.

EMC & Printshop remodel

2000} completed March 2000 Department efficiency improved. Bond project
Project was funded from bond fund earnings and responded to
SHS women's softball fields Title IX concerns about field availability for women's softball
2000} completed 2000 teams. Bond project

2000

Facilities Condition
Assessment Report, Duill,
Olsen & Weekes Architects

August 2000

A facilities evaluation at District elementary, middle, and high
schools that was commissioned to (1) identify and document
structural, architectural, mechanical, and electrical conditions
in each school and (2) to assign priorities to the observed
conditions, provide preliminary cost estimates and make
estimates of the useful life of the school buildings.
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SITES AND FACILITIES HISTORY
June 2004

YEAR

PROJECT

MONTH/YEAR

CONTENT

2000

Crime Prevention Through
Environment & Design
(CPTED):

Recommendations for
Springfield Schools, Tod
Schneider, CPTED inspector,
Eugene Police Department

June 2000

Specific improvements for each schoal to improve security
identified. Funded by federal grant dollars

Bleacher Inspection, C.H.
Youngman, civil & structural

Made specific recommendations for repair and/or replacement

2000} engineer, Salem, Oregon March 30, 2000 |of district bleachers at schools.

2001|ADA Survey and Database |May 2001 ADA requirements and costs projected. Measure 52

2001|Ten-Year Project Projection {May 2001 Completed by District Maintenance staff.

2001 Springfield High HVAC October 2001  |Replace/upgrade SHS HVAC system.
Five-year joint agreement between SUB, Willamalane, and
School District to use computer-aided irrigation control to
factor local irrigation rates based on local evapotranspiration

EICON Ceres Control (ED) levels minus rainfall to avoid peak demand times or to

2001|Irrigation Agreement June 2001 respond to emergency conditions.
The property tradeincluded the following:1. annex and initiate
a lot line adjustment to the Volunteer Park property that will
separate the frontage along South 42nd Street, 2. expand the
Mt. Vernon School property east to include the western
portion of Volunteer Park, 3. convey the east portion of
Volunteer Park.fronting South 42nd Street from Willamalane to
the City of Springfield, and 4. convey the eastern portion of
the 42nd Street School property from the School District to

Springfield/Willamalane/ Willamalane.

2001{City Land Trade October 2001

2001]Sites & Facilities Process November 2001

2002|Camp Creek fire alarm March 2002 Bring Camp Creek fire alarm up to meet ADA requirements.

2002{Guy Lee fire alarm August 2002 Bring Guy Lee fire alarm up to meet ADA requirements.
2002|Ridgeview fire alarm August 2002 Bring Ridgeview fire alarm up to meet ADA requirements.
2002|Briggs fire alarm August 2002 Bring Briggs fire alarm up to meet ADA requirements.
2002{Hamlin fire alarm August 2002 Bring Hamlin fire alarm up to meet ADA requirements.
2002|Guy Lee restrooms September 2002 |Uprade Guy Lee restrooms to meet ADA requirements.
2002{Page HVAC Ocoer 2002 Install new HVAC system at Page.

2002|Yolanda kitchen August 2002

2002|Moffitt Office August 2002 Remodel office to meet CPTED (security) needs

2002

THS Intercom

December 202

Replace thurston high School intercom for greater security.

Springfield High lighting

2003|retrofit 2003 Replacement of SHS lights with more energy-efficient lights.
Thurston High lighting

2003 retrofit 2003 Replacement of THS lights with more energy-efficient lights.

2003|Briggs Bleachers February 2003 |Replace worn bleachers with ADA bleachers

2003

Hamlin Bleachers

February 2003

Replace worn bleachers with ADA bleachers

2003

Springfield Middie School
Bleachers

February 2003

Replace worn bleachers with ADA bleachers
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SITES AND FACILITIES HISTORY
June 2004

YEAR

PROJECT

MONTH/YEAR

CONTENT

2003

Thurston Middle School
Bleachers

February 2003

Replace worn bleachers with ADA bleachers

Agnes Stewart Middle
School Bleachers

February 2003

Replace worn bleachers with ADA bleachers

_2003

2003

Springfield High School
Bleachers

February 2003

Replace worn bleachers with ADA bleachers

2003

Thurston High School
Bleachers

February 2003

Replace worn bleachers with ADA bleachers

Thurston High School pole

2003 vault pit April 2003 Construct new pole vault pit at THS

Replacement of Camp Creek lights with more energy-efficient
2003 Camp Creek lighting retrofit [ 2004 lights.
2003 Moffitt lighting retrofit September 2003 |Replacement of Moffitt lights with more energy-efficient lights.

2003

Ridgeview lighting retrofit

September 2003

Replacement of Ridgeview lights with more energy-efficient
lights. .

2003

Walterville lighting retrofit

September 2003

Replacement of Walterville lights with more energy-efficient
lights.

2003

Yolanda lighting retrofit

September 2003

Replacement of Yolanda lights with more energy-efficient
lights.

2003

Briggs lighting retrofit

September 2003

Replacement of Briggs lights with more energy-efficient lights.

2003

Hamlin lighting retrofit

September 2003

Replacement of Hamlin lights with more energy-efficient lights.

2003

Springfield Middle lighting
retrofit

September 2003

Springfield Middlelights with more energy-efficient lights.

2003

Thurston Middie lighting
retrofit

September 2003

Replacement of TMS lights with more energy-efficient lights.

2003

THS stadium lights

December 2003

Installation of lights for Thurston High School stadium project.

2004

Administration Building
boiler

January 2004

Replacement of boiler as per DEQ requirements.
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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 55
TOTAL CLASSROOMS 27.0 22.0‘ 28.0 21.0 21.0

Springfield School District #19 Classroom
Survey 2003 Middle Schools
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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 49.0 54.0

Springfield School District #19
Classroom Survey 2003
High Schools ‘

Used for other purposes
~1|{@Used as "Classrooms”

N
i

e e
pringfield High Thurston High
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Enrollments - Projections for 2004-2009

118

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.

Enrollment Issues.
a. Elementary Enrollment [ssues.
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.

4-41



DISTRICT 19

SPRINGFIELD
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:

It 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 e 525 Mill Street o Springfield, OR 97477 e (541) 747-3331
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DISTRICT 19

SPRINGFIELD
Public Schools BOARD POLICY: FB

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 e 525 Mill Street o Springfield, OR 97477 o (541) 747-3331
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DISTRICT 19

SPRINGFIELD
Public Schools BOARD POLICY: JC

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 school'assigned 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 e 525 Mill Street o Springfield, OR 97477  (541) 747-3331
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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.

s 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.
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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 funds 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.*

* Information source: Springfield School District Business Office
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Facilities Bond Measure

DISTRICY 19

\ SPRINGFIELD
Public Schools

Springfield Public Schools
Facilities Bond Measure

I District Home l

Bond Home

Ballot Text
planato
E’t?temen{y

Board |
-Resalution

School Projects

Cost
Breakdown

Facilities Plan

Ed Specs

Flyers

News

FAQ

Contact Us
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Facilities Bond Meusure

PODF files can be viewed
| with Adobe Reader.

{ ! eor Adobrer -
" | Reader

i Click here to download
’ Adobe Reader for free.

hup:/fwww.sps.lane. edw/ acili kdown.hitmi (2 of 2)5/11/2007 5:56:12 PM
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Bldg #

Facility
119 Brattain

119 Brattain

119 Braftain

122 Camp Creek
124 Centennial
124 Centennial
162 D Gardens
162 D Gardens
162 D Gardens
173 Page

173 Page

173 Page

181 Riverbend
181 Riverbend
197 Goshen
204 Guy Lee
204 Guy Lee
204 Guy Lee
204 Guy Lee
204 Guy Lee

273 Moffitt
273 Moffitt
276 Mohawk
282 Mt Vernon
282 Mt Vernon
312 Ridgeview
312 Ridgeview
349 Waliterville
349 Waiterville
372 Yolanda
372 Yolanda

503 Agnes Stewart
503 Agnes Stewart
505 Briggs

530 Hamiin

530 Hamlin

530 Hamiin

530 Hamlin

5§30 Hamlin

584 Springfield Middle
584 Springfield Middle
584 Springfield Middle
584 Springfield Middle
5§90 Thurston Middle
590 Thurston Middle
590 Thurston Middle
664 Springfield High

664 Springfield High
664 Springfield High
864 Springfield High
664 Springfield High
668 Thurston High
668 Thurston High

868 Thurston High
668 Thurston High
668 Thurston High
668 Thurston High
951 Operations Center
951 Operations Center
961 Admin Bldg

2007 Bond Basics Project Schedule

Sorted By Facility & Project Type

Project Desc
Boiler Replacement
Tech - Additional network wiring
Tech - High Speed Internet Connection
Tech - Additional network wiring
Siding Replacement (LP) Top of Building
Tech - Additional network wiring
Security/CPTED Gating Quads
Siding Replacement (LP) Gym & Classrooms
Tech - Additional network wiring
Roof Replacement
Siding Replacement Southern Classrooms,
Window Replacement
Tech - Additional network wiring
Siding Mold Evaluated
Tech - Additional network wiing -
Tech - Additional network wiring
Asbestos Abatement Floor Tile (90%)
Floor Replacement
Siding Replacement Gym & Upper Band
Tech - Additional network wiring
Tech - High Speed Intemet Connection

Siding Replacement (LP) All Exterior Classrooms
Tech - Additional network wiring

Tech - Additional network wiring

Siding Mold Evaluated

Tech - Additional network wiring

Floor Repiacement - Carpet Halis

Tech - Additional network wiring

Roof Replacement - Breezways & Office

Tech - Additional network wiring

Siding Replacement (LP) Upper Band & Gym
Tech - Additional network wiring

Floor Replacement Upper & Lower Classroom
Wings - State Contract Rubenstien's

Tech - Additional network wiring

Tech - Additional network wiring

HV - Total Reptacement Design
Security/CPTED Entrance Design & Construction
Siding - Dry rot repair alt exterior framing

Tech - Additional network wiring

Tech - IDF Updates

Siding - Gym

Tech - Additional netwark wiring

Tech - IDF Updates

Windows - West, North, South Sides & Library
Security/CPTED Entrance Construction
Siding Replacement

Tech - Additional network wiring

Asbestos Abatement - Beams in Commons
Siding Replacement Old Teen Parent, Metais
Building”

Tech - Additional network wiring

Tech . Built in projection capabilities (5 rooms)
Track Resurface

Bleachers - Home Games

Field Renovation/ Next Cycle - 2008

Roof Reptacement Phase | - Library, Offices, 40-
50 Wings, Kitchen

Tech - Additional netwark wiring

Tech - Built in projection capabilities (5 rooms)
Track Substructure & Resurface

Tech - Additional network wiring

Tech - High Speed Internet Connection

Tech . Additional network wiring
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Board Approval
Date
Not Required
Not Required
Not Required
Not Required
Not Required
Not Required
Not Required
Not Required
Not Required
Not Required

Not Required
Not Required
Not Required

‘NotRequired
"Not Required

21-May-07

Not Required
Not Required
Not Required
Not Required

Not Required
Not Required
Not Required
Not Required
Not Required
Not Required
Not Required
Not Required
Not Required
Not Required
Not Required

12-Feb-07
Not Required
Not Required
Not Required
7-May-07
Not Reguired
Not Required
Not Required
Not Required
Not Required
Not Required
7-May-07
Not Required
Not Required
Not Required
21-May-07

Not Required
Not Required
Not Required
21-May-07
7-May-07
Not Reguired

11-Jun-Q7

Not Required
Not Required
21-May-07

Not Required
Not Required
Not Required

Substantial

Project Start  Completion

Date Target
18-Jun-07  1-Aug-07
As Needed As Needed
13-Feb-07  15-Aug-07
As Needed As Needed
18-Jun-07  18-Jul-07
As Needed As Needed
18-Jun-07  18-Jul-07
18-Jun-07  18-Jul-07
As Needed As Needed
7-May-07 7-Jun-07
18-Jun-07  15-Aug-07
As Needed As Needed
26-Mar-07  15-Aug-07
As Needed As Needed
As Needed As Needed
18-Jun-07  15-Aug-07
2-Jul-07 31-Aug-07
18-Jun-07  18-Jul-07
As Needed As Needed
13-Feb-07  15-Aug-07
18-Jun-07  18-Jul-07
As Needed As Needed
As Needed As Needed
26-Mar-07  15-Aug-07
As Needed As Needed
18-Jun-07  15-Jul-07
As Needed As Needed
7-May-07 1-Apr-07
As Needed As Needed
18-Jun-07  15-Aug-07
As Needed As Needed
18-Jun-07  15-Aug-07
As Needed As Needed
As Needed As Needed
7-May-07 1-Oct-07
18-Jun-07  15-Aug-07
18-Jun-07  31-Aug-07
As Needed As Needed
18-Jun-07 15-Aug-07
25-Apr-07  31-Aug-07
As Needed As Needed
18-Jun-07  1-Apr-07
18-Jun-07  15-Aug-07
On Hold On Hold
18-Jun-07  15-Aug-07
As Needed As Needed
18-Jun-07  15-Aug-07
18-Jun-07  31-Aug-07
As Needed As Needed
18-Jun-07  15-Aug-07
1-Jun-07 15-Jul-07
14-May-07  15-Aug-07
Under Review Under Review
30-Jun-07 15-Jul-07
As Needed As Needed
18-Jun-07  15-Aug-07
1-Jun-07 1-Aug-07
As Needed As Needed
13-Feb-07  15-Aug-07
As Needed As Needed



COHORT-SURVIVAL MODEL
Springfield Enrollment Projections 2007-2013

SEPTEMBER 30 ENROLLMENT
Current  Survival
Grade Enrollment Ratios Projected Enroliment
2006 2007 2008 2009 2010 2011 2012 201 3]
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
G'th 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
gth 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%
nunmng—rnmmmr‘rvncrmnzrw
School Name | Year Built| Size Acres | Area gsf Capacity Capacity | Enrollment
Brattain 1925 2.7 27,746 350 275 241
Camp Creek 1949 72 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 119 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 45121 450 375 426
Elementary ay 1957.0714 11 41,825 419 364 326
MIDDLE SCHOOLS
Agnes Stewart 1997 217 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 ay 1964 36 270,520 1613 1525 1532
4-50



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

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 purposes.

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

William Lewis I1I

Finance Department
Springfield Public Schools
(541) 726-3258
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Springfield Nodes Market
Analysis and Development
Strategy

Prepared for
The City of Springfield

by

ECONorthwest

99 W. Tenth, Suite 400
Eugene, OR 97401
(541) 687-0051

February 2003
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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:

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

s In noda! 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.

e 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:

e 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.

e 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.

o 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.

o 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.

o 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
conicept 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

e Lack of development activity

e Auvailability of parking

o Need for business and streetscape improvements to improve visual
appeal

¢ Current rent levels do not support development or renovation

Glenwood
o Need for access from Franklin Boulevard and internal circulation
streets

o Lack of sewer service and stormwater drainage

o Need for pedestrian and bicycle facility improvements to Franklin
Boulevard

e Need to improve visual appeal of Franklin Boulevard corridor
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Jasper-Natron

e Jasper Parkway Extension needed for regional access; location and
speed will affect nodal development areas

o Local streets needed for internal circulation

e Need for sewer, water, and utility service

e Need for stormwater management
Industrial uses may be incompatible with nodal development

Mohawk

e Streetscape and pedestrian investments needed to facilitate
pedestrian access and improve visual appeal

e Incentives may be necessary to encourage infill and redevelopment

o Internal streets may be needed in Central Mohawk area

Riverbend
e 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:

e Expedited permitting

o Fee waivers

e Allowing wood frame construction

¢ Reducing parking requirements

¢ Tax increment financing for public improvements
o Multi-family housing tax credits

Focus public investments into nodes:

o Support development in Riverbend first

¢ TFollow-through on planned investments in Glenwood

» Make streetscape and pedestrian improvements in Downtown and
Mohawk

e 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.

! 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 recommeéndation 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.

e 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.

o 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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National Trends in
Chapter 2 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)

Springfield Nodes Market Analysis ECONorthwest February 2003 Page 2-1
and Development Strategy

4-63



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.

e 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 aging 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 Westside
light rail line has transit-oriented nodes in many stations, most
with primarily with a residential focus.

Springfield Nodes Market Analysis
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e 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.

e 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 more 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.

s 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.

s 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.

PUBLIC-PRIVATE 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.: 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 $200,000.3

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.¢

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.s

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

s “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 neigbhorhoods 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.

o 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.

e 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.

e 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. '

e 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.

o 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 d:evelopments 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.

e 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.

o 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
Chapter 3 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.: 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 wi}l 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 Population Growth AAGR
1995 224,100 "~ nla 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 311,100.2

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

1995G2015
Employment Sector 1995 2015  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% 11%
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% 04%
State & Local Education 12,680 16,220 3,540 8% 1.0%
State & Local Administration 6,090 8,050 1,960 4% 11%
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 on 1990 Housing Stock  Potential Distribution (1)

Total Units % Units Total % Units
Structure Type/Tenure (1,000) Units per Year Units  Units 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: ECONorthwest
Note: Based on demographic forecasts and the relationship of household income, size, and age of head with
structure type and tenure in 1990. Estimates do not include adjustments for demolitions, or vacancies, or any

existing under-supply.

1. Potential distribution assumes increasing cost of land and buildings, resulting in more alternative housing.
2. Single-family detached includes manufactured housing on single-family lots.

3. Manufactured homes includes only those in manufactured home parks.

The potential distribution of additional dweiling 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:

e 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.

e 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.

e 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.

e Anincreasing 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.

o Increasing relative price of housing will force households to economize on
housing through smaller lots, smaller units, or both.

e 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.

o 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 t6 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. Avg.
Single Family 913 886 886 841 858 4,384 58% 877
Two Family 322 92 106 74 52 646 9% 129
Multi-Family 954 745 556 103 122 2,480 33% 496
Total 2189 1,723 1548 1,018 1,032 7,510 100% 1,502
Structure Type Mix

Single Family 42% 51% 57% 83% 83% 58%
Two Family 15% 5% 7% 7% 5% 9%
Multi-Family 44% 43% 36% 10% 12% 33%
Total 100%  100%  100% _ 100%  100% 100%
Springfield Share

Single Family 21% 25% 26% 26% 26% 25%
Two Family 29% -30% 43% 59% 81% 39%
Multi-Family 14% 5% 1% 8% 4% 8%
Total 19% 17% 18% 27% 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 inciude 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

Eugene Springfield Total
- UGB uGse UGB
Single-Family, detached
Total units 665 184 849
Average sq. ft. 2,305 1,655 2,165
Average units/acre
Low Density zone 4.9 3.9 46
Medium Density zone 56 53 5.6
High Density zone 4.2 n/a 42
Single-Family, attached
Total units 89 28 117
Average sq. ft. 1,144 900 1,086
Average units/acre
Low Density zone 12.8 8.8 11.6
Medium Density zone 16.0 - 11.6 14.6
High Density zone 30.8 n/a 30.8
Apartments
Total units 231 11 242
Average sq. ft. 767 821 769
Average units/acre =
Low Density zone n/a n/a n/a
Medium Density zone 19.9 , 18.3 19.9
High Density zone 24.0 n/a 240

Source: Lane Council of Governments, Residential Land Study Monitoring Report, June 2001.
Note: Single-Family, attached includes duplexes and rowhouses where a single floor-to-roof
wall separates the dwelling units.

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:

e 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

Springfield Nodes Market Analysis ECONorthwest February 2003 Page 3-7
and Development Strategy

4-81



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:

e 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.

o 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

LDR 3,140 1,640 4,780
MDR 584 243 827
HDR 150 45 194
Total 3,874 1,928 5,801
+ Acres Developed in Residential Uses

LDR (1,034) (419)  (1,453)
MDR (263) (87) (350)
HDR (30) (7 (37)
Total (1,327) (513) (1,840)

_ + Plan Amendments, Zone Changes, Other
Uses, and Environmental Constraints

LDR (157) B (151)
MDR (74) 5 (69)
HDR (5) 0 4)
Total (236) 12 (224)
= Total Land Remaining in 2000

LDR 1,949 1,227 3,176
MDR 247 161 408
HDR 115 38 153
Total 2,311 1,426 3,737

Source: Lane Councit of Governments, 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:

e Jasper-Natron

e Thurston

e Marcola Road/Hayden Bridge Road

e Riverbend (Medium Density Residential)
e North Gilham

o Santa Clara

¢ Royal Avenue/Barger Drive

o 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 200052015

Low Forecast 2,585 328 75 2,988

High Forecast 3,513 446 102 4061
Residential Surplus (Deficit)

Low Forecast 591 80 78 749

High Forecast (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.
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Table 3-8. Commercial and industrial development demand in
Eugene-Springfield, 1995-2015

Employment Sgq. Ft. per Sq. Ft. Development

Employment Sector ~ Growth Employee (millions)
Manufacturing 11,080 400-700 4.4-7.8
Trans., Comm., & Utilities 950 250-300 0.2-0.3
Wholesale & Retail Trade 7,760 400-700 3.1-54
Finance, Ins., Real Estate 2,090 250-400 0.5-0.8
Services 17,870 250-400 4.5-7.1
Government 5,640 250-300 1.4-1.7
Other 750  250-300 0.2
Total 46,140 14.4-23.4

Source: ECONorthwest; employment forecast from Lane Council of Governments, and sq. ft. per empl
from (Portland) Metro Employment Density Study (June 1980). ' ik e pmployes

DEVELOPMENT ACTIVITY AND TRENDS

The bulk of recent commercial development.in 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 in 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

FEugene-Springfield could work in nodes:
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o 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.

o 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.« These studies 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
Commercial Land Supply (acres) 702 97 n/a
Year of Supply Estimate 1990 1999 n/a
Commercial Land Demand (acres) 532 255 n/a
Demand Forecast Period 199082010 199552015 n/a
Commercial Land Demand (acres/year) 27 12.75 39.75

Commercial Building Demand (sq. ft./year) 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 fioor-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 Bugene, 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.s

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.¢ 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.

Table 3-10. Potential residential demand in nodes by structure
type in Eugene-Springfield, 1996-2015

Total 199652000 200152015

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 Consuilting Group.

Table 3-10 shows the share of regional residential development by
structure type that can reasonably be expected to locate in nodal

s 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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Nodal Development
Chapter 4 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:

e 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

o Final Jasper-Natron Specific Development Plan, June 1999

¢ Mohawk Boulevard Specific Development Plan, January 11, 1999
e« TGM Quick Response Planning Project Maps for RiverBend, 2002

o 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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o Description of the development potential as envisioned by the site
development plan,

e 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 devel

opment area
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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 44 1.7 6.1
High-Density Residential 2.0 2.0
Community Commercial 49.1 47 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

! 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.z

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.: Five “anchor” areas are envisioned: City Hal/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 4t and 7t
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.

3 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
plannéd 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 4*h 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.+ 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.s

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.

¢ 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 recommended 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.
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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 I-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. I-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 I-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 16 33.8
Light-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 1s 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 Ruverfront 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 Riverfront 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
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Table 4-3. Proposed development program
for the Glenwood Riverfront

Development Type / Amount / Description

Multi-Family Units
482 For-rent apartments (355 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 Saq. 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. A base 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:

e LTD Bus Rapid Transit, construction Summer 2003 beginning service
September 2004

e ODOT bridge preservation, August/September 2003

¢ City extension of sanitary sewer under Franklin Boulevard, Summer
2004

e City construction of storm water crossings under Franklin Boulevard,
concurrent with sanitary sewer project

e SUB water line improvement, February 2004
e ODOT overlay of Franklin Boulevard, September 2004

e 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 I-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 poo<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>