AGENDA ITEM

SUMMAE PT O F Meeting Date: ~ May 7, 2007

Meeting Type: Work

Session/Regular
JUN 2 1 2007 Department: Development
LAND CO Services _
AND DE\?‘ESLEORPVMAEI[\(])TN Staff Contact: Gary M. Karp G [{Yg%
SPRINGFIELD : Staff Phone No: 726-3777
CITY COUNCIL Estimated Time: 30/60 minutes
ITEM TITLE: PROPOSED AMENDMENTS TO THE METROPOLITAN AREA GENERAL PLAN

DIAGRAM AND THE SPRINGFIELD ZONING MAP.

ACTION
REQUESTED:

Hold a work session to discuss the proposed Metro Plan diagram and Springfield
Zoning Map amendments and open the public hearing continued from April 16 for a
first reading of:

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™/31°T 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™/315T STREETS.

ISSUE
STATEMENT:

The applicant’s intent is to obtain the proper Metro Plan designations and zoning on
100.3 acres to allow the construction of a phased mixed-use residential and
commercial development within a nodal development area (80.7 acres) called the
Villages at Marcola Meadows. The applicant must also obtain Master Plan approval
and then, individual Site Plan and Subdivision approval.

ATTACHMENTS:

Attachment 1: Planning Commission Order and Recommendation

Attachment 2: Differences Between 2001 and 2007

Attachment 3: Ordinance Amending the Metro Plan Diagram

Attachment 4: Ordinance Amending the Springfield Zoning Map

Attachment 5: Written Materials Entered into the Planning Commission Record
Attachment 6: March 27, 2007 Planning Commission Packet

Attachment 7: April 17, 2007 Planning Commission Packet

Attachment 8: April 17, 2007 Planning Commission Draft Minutes

Attachment 9: Spickerman’s Concerns About a “De Novo” Public Hearing

DISCUSSION:

The subject site was formerly known as the “Pierce” property. The current Metro
Plan designations-and zoning are: Campus industrial (56 acres), Medium Density
Residential (35.7 acres) and Community Commercial (8.6 acres). The applicant
requests approval of a: Type Il Metro Plan diagram amendment to change the 56
acre Campus Industrial designation to: Community Commercial (11 acres); Medium
Density Residential/Nodal Development Area (19 acres); and Commercial/Nodal
Development Area (26 acres); and amendment of the Springfield Zoning Map from
Campus Industrial to Community Commercial, Mixed Use Commercial and Medium
Density Residential (same acreages). Both applications are interrelated; they both
must be approved because of the required consistency between the Metro Plan
designation and zoning. All issues related to the effects of the proposed develop-
ment on neighboring properties raised during the Planning Commission public
hearing are issues that will be addressed during the Master Plan review process, a
condition of approval of these applications, which wili be reviewed by the Planning
Commission at a future public hearing. The Master Plan will contain proposed
mitigations to positively respond to the issues raised by the neighbors. In making
their decision on these applications, the City Council should consider if: the City will
be better served by converting Campus Industrial land to Commercial and Multi-
family Residential; Springfield’s citizens, especially the neighbors, can be assured
that a “quality” development will be constructed over time; and whether the removal
of the Campus Industrial designation can be absorbed or should be offset by a
commensurate addition of Campus Industrial designation elsewhere in the City as
an element of the upcoming commercial/industrial land supply demand analysis.
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BEFORE THE PLANNING COMMISSION
OF THE CITY OF SPRINGFIELD, OREGON

ORDER AND RECOMMENDATION FOR I
A METRO PLAN DIAGRAM AMENDMENT iy CASE NUMBER LRP 2006-00027

AND A SPRINGFIELD ZONING MAP AMENDMENT ] CASE NUMBER ZON 2006-00054
NATURE OF THE APPLICATIONS

This is a consolidated application for the above referenced case numbers. The applicant is proposing to
amend the Metro Plan diagram from Campus Industrial (C!) to Commercial/Nodal Development Area
(C/NDA), Community Commercial (CC) and Medium Density Residential (MDR/NDA); and to amend the
Springfield Zoning Map from Ci to CC, Mixed Use Commercial (MUC) and MDR. The applicant intends to
obtain the proper Metro Plan designations and zoning to allow the submittal and approval of the
appropriate applications (including, but not limited to: Master Plan, Subdivision and Site Plan Review) in
order to construct a phased mixed-use residential and commercial development implementing TransPlan
nodal regulations which will include design elements that support pedestrian environments and
encourage transit use, walking and bicycling; a transit stop which is within walking distance (generally %
mile) of anywhere in the node); mixed uses so that services are available within walking distance; public
spaces, such as parks, public and private open space, and public facilities, that can be reached without
driving; and a mix of housing types and residential densities that achieve an overall net density of at lease
12 units per net acre.

1. The applications were initiated and submitted in accordance with Section 3.050 of the Springfield
Development Code on September 29, 2006 and accepted as complete on January 11, 2007. The
applications were further revised on February 28, 2007 to change the requested LMI designatior: and
zoning to CC due to issues raised by DLCD.

2. Timely and sufficient notice of the public hearing and changed hearing dates caused by the written
record being held open has been provided, pursuant to Section 14.030 of the Springfield
Development Code.

3. OnMarch 27" the Planning Commission held a work session and public hearing on the proposed

amendments. The staff report and written comments were entered into the record. During the course

of the public hearing, the Planning Commission was asked to hold the written record open until April

3, aliow the applicant to submit rebuttal materials by April 10™ and to deliberate and make their

decision on April 17™.

Four people submitted written correspondence by the April 3" date.

The applicant submitted rebuttal materials by the April 10™ date.

On April 17", the additional materials were entered into the record and the Planning Commission

deliberated and forwarded a recommendation to the City Council based on the additional materials,

the original Development Services Department staff notes and recommendation together with the oral
testimony and written submittals of the persons testifying at the March 27" public hearing.

7. The March 27" staff report contained the following conditions of approval:

D b

Condition of Approval #1

The submittal and approval of a Master Plan application prior to any development on the subject site.

Note: The applicant has stated the intent to submit a Master Plan application. Rather than require a
separate Memorandum of Understanding or similar document at this time, staff is highlighting potential
issues as part of these applications that must be addressed during the Master Plan approval process.
The Metro Plan diagram and Zoning Map amendment applications are concurrent. SDC Section 12.040
gives the City authority to add conditions “...as may be reasonably necessary in order to allow the
Zoning Map amendment to be granted.” The Master Plan application process will require a public
hearing and approval by the Planning Commission. This note applies.to all of the additional conditions of
approval that relate to the required Master Plan application.



Condition of Approval #2

Submittal of documentation from the Department of State Lands and/or the Army Corps of Engineers with
the Master Plan application demonstrating the existing drainage ditch is not a regulated watercourse/
wetland, and if necessary, submittal of a wetland delineation for other wetlands that may be on the
subject site.

Condition of Approval #3:

Submittal of a Master Plan application that incorporates the relocation of the existing drainage ditch and
conversion to a major water feature that will be an integral part of the proposed development area. The
construction of the entire water feature must be completed as part of the Phase 1 development.”

* The applicant has stated that Phase 1 will include the home improyement center. This means that this
and all other conditions referencing “Phase 1" must be incorporated into proposed Master Plan Phase 1
development.

Condition of Approval #4

Submittal of a Master Plan application that addresses compliance with the Drinking Water Overlay District
standards in SDC Article 17 and how these regulations will be applied for each proposed phase.

Condition of Approval #5:

Submittal of a Master Plan application that addresses the relationship of the proposgd development to
Willamalane's future park on the north side of the EWEB Bike Path and an explanation of any
coordination efforts with Willamalane concerning the timing and development of the future park

Condition of Approval #6

Submittal of a Master Plan application that addresses coordination with EWEB to determine if any
gasements are required in order to cross the EWEB Bike Path to access the future park.

Condition of Approval #7

Submittal of a Master Plan application that shows the proposed horpe. improx{ement center ‘buildi‘ng
design similar to the existing building in Scottsdale, Arizona or a building design that complies with the
current building design standards in SDC Article 21.

Condition of Approval #8

Submittal of a Master Plan application that demonstrates that residential development will occur at 12
dwelling units per net acre.

Condition of Approval #9

Submittal of preliminary design plans with the Master Plan application addressing the proposed mitigation
of impacts discussed in the TIA. The plans shall show the proposed traffic control changes allowing left-
turns from the eastbound ramp center lane at the eastbound ramps of the Mohawk Boulevard/Eugene-
Springfield Highway intersection. The intent of this condition is to have the a}pplicant c_iemonstrate to
ODOT that the proposed mitigation is feasible from an engineering perspective and wﬂ! be constructed on
a schedule that is acceptable to ODOT. Provided that construction of the proposed mitigation is
determined to be feasible, then during Master Plan review and approval a condition shall b.e applied
requiring the mitigation to be accomplished prior to the temporary occupancy of any uses in Phase 1 of
the development.



Condition of Approval #10

Submittal of a Master Plan application that incorporates a “Development Phasing Plan”. The intent of this
plan is to address the “internal trip” issue by requiring a certain percentage of the residential portion of the
site to be developed with a similar percentage of the commercial. The specific percentages will be made
part of the approved Master Plan. The intent of this condition is to also ensure that the proposed land
uses in Table 4C do not exceed the individual caps for these uses.

Condition of Approval #11

Submittal of a Master Plan application that shows the entire length of the collector street from Marcola
Road to V Street being constructed as part of Phase 1.

Condition of Approval #12

Submittal of a Master Plan application that shows the construction of all streets serving the CC and MUC
portions of the subject site being constructed as part of Phase 1.

Condition of Approval #13

Submittal of a Master Plan application that shows proposed connectivity between the residential and
commercial development areas.

8. Atthe April i Planning Commission public meeting, during the Planning Commission deliberations,
a 14" condition of approval was added:

Condition of Approval #14

The Master Plan shall be submitted within one year of the City Council approval of these applications.

CONCLUSION

On the basis of this record, the proposed amendments are consistent w_ith the criteria of 3DC Sgctipns
7.030 and 12.030. This general finding is supported by the specific findings of fac}hand cpnc(usnon in the
Staff Report and Findings and the additional information submitted for the April 17" meeting.

ORDER/RECOMMENDATION

It is ORDERED by the Springfield Planning Commission that approval, with conditions, of CASE
NUMBER LRP 2006-00027, and CASE NUMBER ZON 2006-00054, be GRANTED a_nd a . ‘
RECOMMENDATION for approval, with conditions, be forwarded to the Springfield City Council for their
consideration on May 7th.

7R

Plannig Commission Chairperson

ATTEST

AYEs: 5
NOES: 2
ABSENT: &

ABSTAIN: /@’
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DIFFERENCES BETWEEN 2001 AND 2007

The 2001 Home Depot application {Jo. No. 00-12-254) attempted to convert approximately 8 acres
from the 56-acre Campus Industrial (C!) portion of the site to Community Commercial. There was an
approved Conceptual Development Plan (1999) covering only the Ci portion of the subject property.
The 2007 Marcola Meadows proposal includes a proposed Lowes as well as multi-family, mixed use
commercial and other community commercial uses. A condition of approval of these applications is a
Master Plan for the 100.3 acre site which will govern how development may occur for all proposed
zones on the entire property (see also #7., below). The proposed development scenario was peer
reviewed by Crandall Arambula (an urban design/planning firm in Portland which designed Hillsboro's
Orenco Station development) in July, 2006. Crandall Arambula listed 6 suggestions: 1) Relocate and
redesign Main Street Retail; 2) Reconfigure the home improvement center site; 3) Include a park as a
focus and active recreation amenity for new residential development; 4) Include an off-street
pedestrian and bicycle trail system to provide safe and convenient access to “destinations” and
“attractions” on and off the project site; 5) Make the residential street configuration pedestrian friendly;
and 6) The residential buildings need a transition between the public and private realm. All but one of
Crandall Arambula’s suggestions (the reorientation of the home improvement center from east-west
to north-south due to a 42" sanitary sewer line) has been incorporated into the Preliminary Plan
lllustration submitted in the Planning Commission packet.

The 2001Home Depot denial included a finding that there were other industrial sites suitable for the
proposed use. In 2006, the Planning Commission approved a SDC interpretation (ZON 2006-024)
stating that home improvement centers are permitted in industrial zoning districts. When staff
proposed to amend the SDC to allow home improvement centers as a permitted use earlier this year,
the Department of Land Conservation and Development (DLCD) stated that home improvement
centers should not be permitted in industrial districts because it would create “de facto mixed use
districts”. Staff then withdrew the proposed SDC amendment. According to DLCD, a home
improvement center is a retail use that is more appropriate in a commercial zone. The applicant
originally proposed that the ffome improvement center site be designated and zoned Light-Medium
Industrial based on the Planning Commission interpretation, cited above. When made aware of
DLCD’s position, the applicant revised these applications to request Community Commercial for the
proposed home improvement site.

The 2001 Home Depot application focused on the Springfield Cl inventory only. In 2007, staff has
demonstrated that there are still a total of 116 vacant acres in the Gateway ClI District in the Planning
Commission staff report. However, the Metropolitan Industrial Lands Policy Report (MILPR) includes
both Springfield’s and Eugene’s inventory. While the MILPR did not project demand specifically for Cl
land, the nearly 1,000 acres of land recommended for Cl designation in the adopted and
acknowledged MILPR was deemed sufficient until at least the end of the planning period. Since the
inventory was completed, the net result of designation changes has increased the supply of Cl land
by over 160 acres.

In 2004, staff, under City Council direction, amended SDC Article 21, Cl District, because there was
intense demand for commercial development (business parks, business headquarters, etc.) in what is
primarily an industrial district. That amendment allows these and other commercial uses (with
limitations on retail uses) of up to 40 percent of the gross acreage of either Cl site. For the record,
there has been no new “industrial” development in the Gateway Cl District since Shoreward was
approved in 1997. The Pierce Property has been “shovel ready” for 30 years but for reasons cited in
#6., below or for reasons known only to the previous owner, no Cl development applications have
ever been submitted for this site.



5.

In March, 2007, DLCD stated that: “The city may not utilize for land use decision making but can
consider the draft Jasper Natron Specific Development Plan designations in determining
whether this application will negatively affect the Cl land supply....” The draft Jasper Natron
Specific Development Plan is now closer to reality:because in March, Lane County commissioners
ensured that the rest of the Bob Straub Parkway will be constructed, when they approved funding for
the project's second phase. The parkway is expected to be completed by late 2009 and will open up
approximately 600 acres for residential development, 180 acres for campus-industrial development
and 22 acres for commercial development.

There is information in the record stating that the subject property is not an ideal Cl site. The
Industrial Study Task Force Final Report, L-COG, April 1981, stated in part “Problems associated
with the site include air pollutants from surrounding heavy industrial uses and overhead
electrical lines and nearby rail lines which cause problems for certain types of high
technological industries. Several ‘high tech’ firms have considered the ‘Pierce Property’ for a
potential location, and all have found it unsuitable because of these problems. Another
problem with the site is opposition to industrial use from neighborhood residents.”
Additionally, as stated in the Planning Commission staff report, the Lane Metro Partnership confirmed
this information.

in 2001 the Home Depot testimony was confrontational. The testimony to date has not been
confrontational. On March 14", the applicant held a “neighborhood meeting” at Briggs School to
introduce the Marcola Meadows development scenario. The meeting was attended by approximately
40 nearby property owners and/or renters. The Home Depot applicant did not utilize this information
sharing format prior to that public hearing process. The issues raised at this meeting and the Planning
Commission public hearing included the impact on schools, drainage, traffic impacts, building height
and street improvement costs. The issues raised will be fully addressed by the required Master Plan
which must be approved after a public hearing by the Planning Commission.

In 2001, DLCD suggested that the City should deny the proposed Home Depot Metro Plan diagram
amendment because the property was located in an area proposed to be designated as a Nodal
Development/Mixed Use Employment District in the draft “revised” TransPlan. DLCD also suggested,
in the alternative, that the Citv “delay adoption” until the revised TransPlan, the Mixed Use Zoning
Districts and Nodal Development Overlay Districts were adopted by the City. DLCD also contended
that approval of the subject application must be shown to be consistent with the “nodal development
strategy for this area and citywide.” TransPlan was amended in November of 2001 The Metro
Plan was also amended at that time to include the Nodal Development Area land use designation.
The City has several nodal areas that have been approved by the City Council. The proposed Metro
Plan diagram amendment will implement portions of Proposed TransPlan Nodal Development Area
9C. The Metro Plan Nodal Development Area designation is proposed to be applied to the MDR and
Mixed Use Commercial portions (80.7 acres of the 100.3 acres) of subject property. The Mixed Use
Commercial zoning districted will be implemented upon approval of these applications.
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ORDINANCE NO. (General)

AN ORDINANCE AMENDING THE EUGENE-SPRINGFIELD METROPOLITAN GENERAL
PLAN DIAGRAM BY REDESIGNATING 56 ACRES FROM CAMPUS INDUSTRIAL TO:
COMMUNITY COMMERCIAL: MEDIUM DENSITY RESIDENTIAL/NODAL DEVELOPMENT
AREA; AND COMMERCIAL/NODAL DEVELOPMENT AREA ON LAND LOCATED NORTH
OF MARCOLA ROAD AND WEST OF 28™/31°T STREETS.

THE COMMON COUNCIL OF THE CITY OF SPRINGFIELD FINDS THAT:

WHEREAS, Article 7 of the Springfield Development Code sets forth procedures for Metro Plan
diagram amendments; and

WHEREAS, on September 29, 2006, the applicant initiated the following Metro Plan diagram
amendment:

Redesignate 56 acres of land from Campus Industrial to: Community Commercial (11 Acres);
Medium Density Residential/Nodal Development Area (19 Acres), and Commercial/Nodal
Development Area (26 Acres), Case Number LRP 2006-00027, Tax Lot 01800, Assessor's Map
17-02-3-00 and Tax Lot 02300, Assessor's Map 17-03-26-11, and

WHEREAS, on January 9, 2007, staff determined to consider the application to be complete; and

WHEREAS, on March 14, 2007, the applicant held a neighborhood meeting to explain the
proposed development to the nearby residents: and

WHEREAS, on March 27, 2007, the Springfield Planning Commission held a work session and a
public hearing to accept testimony and hear comments on this proposal. A request was made to hold the
written record open for 7 days. The Planning Commission closed the public hearing and voted to hold the
written record open until April 3, 2007; allow rebuttal by the applicant and staff by April 10, 2007; and to
reconvene on April 17, 2007 to deliberate and make their decision; and

WHEREAS, on April 17, 2007, the Springfield Planning Commission accepted the written
materials into the record, deliberated and voted 5 in favor, 2 opposed, to forward a recommendation of
approval, with conditions to the City Council; and

WHEREAS, on May 7, 2007, the Springfield City Council held a work session and a public
hearing (first reading) to accept testimony and hear comments on this proposal. The City Council is now
ready to take action on this proposal based upon the above recommendation and the evidence and
testimony already in the record as well as the evidence and testimony presented at this public hearing
held in the matter of adopting this Ordinance amending the Metro Plan diagram.

NOW THEREFORE, THE CITY OF SPRINGFIELD ORDAINS AS FOLLOWS:

Section 1: The above findings, and the findings set forth in Exhibit A and incorporated
herein by reference are hereby adopted.

Section 2: The Metro Plan designation of the subject property is hereby amended from
Campus Industrial to: Community Commercial; Medium Density Residential/Nodal Development
Area; and Commercial/Nodal Development Area, more particularly described in Exhibit A and
incorporated herein by reference.

Section 3: The specific boundaries of the zoning districts shall be determined as a
condition of approval of the required Master Plan.



ADOPTED by the Common Council of the City of Springfield by a vote of for and

against, this day of ¢, 2007.
APPROVED by the Mayor of the City of Springfield, this day of , 2007.
ATTEST: '
Mayor
City Recorder
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ORDINANCE NO. (General)

AN ORDINANCE AMENDING THE 'SPRINGFIELD ZONING MAP BY REZONING 56 ACRES
FROM CAMPUS INDUSTRIAL TO: COMMUNITY COMMERCIAL; MEDIUM DENSITY
RESIDENTIAL; AND MIXED USE COMMERCIAL ON LAND LOCATED NORTH OF
MARCOLA ROAD AND WEST OF 28™/31%T STREETS.

THE COMMON COUNCIL OF THE CITY OF SPRINGFIELD FINDS THAT:

WHEREAS, Article 12 of the Springfield Development Code sets forth procedures for Springfield
Zoning Map amendments; and

WHEREAS, on September 29, 2006, the applicant initiated the following Springfield Zoning Map
amendment:

Rezone 56 acres of land from Campus Industrial to: Community Commercial (11 Acres); Medium
Density Residential (19 Acres); and Mixed Use Commercial (26 Acres), Case Number ZON 20086-
00054, Tax Lot 01800, Assessor's Map 17-02-3-00 and Tax Lot 02300, Assessor’'s Map 17-03-
26-11; and

WHEREAS, on January 9, 2007, staff determined to consider the application to be complete; and

WHEREAS, on March 14, 2007, the applicant held a neighborhood meeting to explain the
proposed development to the nearby residents: and

WHEREAS, on March 27, 2007, the Springfield Planning Commission held a work session and a
public hearing to accept testimony and hear comments on this proposal. A request was made to hold the
written record open for 7 days. The Planning Commission closed the public hearing and voted to hold the
written record open until April 3, 2007; allow rebuttal by the applicant and staff by April 10, 2007; and to
reconvene on April 17, 2007 to deliberate and make their decision; and

WHEREAS, on April 17, 2007, the Springfield Planning Commission accepted the written
materials into the record, deliberated and voted 5 in favor, 2 opposed, to forward a recommendation of
approval, with conditions to the City Council; and

WHEREAS, on May 7, 2007, the Springfield City Council held a work session and a public
hearing (first reading) to accept testimony and hear comments on this proposal. The City Council is now
ready to take action on this proposal based upon the above recommendation and the evidence and
testimony already in the record as well as the evidence and testimony presented at this public hearing
held in the matter of adopting this Ordinance amending the Metro Plan diagram.

NOW THEREFORE, THE CITY OF SPRINGFIELD ORDAINS AS FOLLOWS:

Section 1: The above findings, and the findings set forth in Exhibit A and incorporated
herein by reference are hereby adopted.

Section 2: The Springfield Planning Commission and City Council added the following
Conditions of approval as allowed under SDC 12.040:

Condition of Approval #1

The submittal and approval of a Master Plan application prior to any development on the
subject site shall be required.



Condition of Approval #2

Submittal of documentation from:the Department of State Lands and/or the Army Corps
of Engineers with the Master Plan application demonstrating the existing drainage ditch is
not a regulated watercourse/ wetland, and if necessary, submittal of a wetland delineation
for other wetlands that may be on the subject site.

Condition of Approval #3:

Submittal of a Master Plan application that incorporates the relocation of the existing
drainage ditch and conversion to a major water feature that will be an integral part of the
proposed development area shall be required. The construction of the entire water feature
must be complieted as part of the Phase 1 development.”

* The applicant has stated that Phase 1 will include the home improvement center. This
means that this and all other conditions referencing “Phase 1" must be incorporated into
proposed Master Plan Phase 1 development.

Condition of Approval #4

Submittal of a Master Plan application that addresses compliance with the Drinking Water
Overlay District standards in SDC Article 17 and how these regulations will be applied for

each proposed phase.

Condition of Approval #5:

Submittal of a Master Plan application that addresses the relationship of the proposed
development to Willamalane's future park on the north side of the EWEB Bike Path and
an explanation of any coordination efforts with Willamalane concerning the timing and
development of the future park

Condition of Approval #6

Submittal of a Master Plan application that addresses coordination with EWEB to
determine if any easements are required in order to cross the EWEB Bike Path to access

the future park.

Condition of Approval #7

Submittal of a Master Plan application that shows the proposed home improvement
center building design similar to the existing building in Scottsdale, Arizona or a building
design that complies with the current building design standards in SDC Article 21

Condition of Approval #8

Submittal of a Master Plan application that demonstrates that residential development will
occur at 12 dwelling units per net acre.

Condition of Approval #9

Submittal of preliminary design plans with the Master Plan application addressing the
proposed mitigation of impacts discussed in the TIA. The plans shall show the proposed
traffic control changes allowing left-turns from the eastbound ramp center lane at the
eastbound ramps of the Mohawk Boulevard/Eugene-Springfield Highway intersection.
The intent of this candition is to have the applicant demonstrate to ODOT that the
proposed mitigation is feasible from an engineering perspective and will be constructed



on a schedule that is acceptable to ODOT. Provided that construction' of the proposed
mitigation is determined to be feasible, then during Master Plan review and approval a
condition shall be applied requiring the mitigation to be accomplished prior to the
temporary occupancy of any uses in Phase 1 of the development.

Condition of Approval #10
Either:

Submittal of a Master Plan application that incorporates a “Development Phasing Plan”.
The intent of this plan is to address the “internal trip” issue by requiring a certain
percentage of the residential portion of the site to be developed with a similar percentage
of the commercial. The specific percentages will be made part of the approved Master
Plan. The intent of this condition is to also ensure that the proposed land uses in Table
4C do not exceed the individual caps for these uses.

Or:

Submittal of a Master Plan application that incorporates a “Development Phasing Plan”

shall be required. The intent of this condition is to:

a) Address the “internal trip” issue by requiring a certain percentage of the residential
portion of the site to be developed with a similar percentage of the commercial
portion. The specific percentages will be made part of the approved Master Plan, and

b) Ensure that, for each type of land use, the amounts proposed do not exceed those
shown in Table 4C of the TIA.

Condition of Approval #11

Submittal of a Master Plan application that shows the entire length of the collector street
from Marcola Road to V Street being constructed as part of Phase 1

Condition of Approval #12

Submittal of a Master Plan application that shows the construction of all streets serving
the CC and MUC portions of the subject site being constructed shall be required as part
of Phase 1.

Condition of Approval #13

Submittal of a Master Plan application that shows proposed connectivity between the
residential and commercial development areas.

Condition of Approval #14

The Master Plan shall be submitted within one year of the City Council approval of these
applications.

Section 3: The Springfield Zoning Map is hereby amended from Campus Industrial to:
Community Commercial; Medium Density Residential; and Mixed Use Commercial, more
particularly described in Exhibit A and incorporated herein by reference.

Section 4: The legal description of the subject property is specified in Exhibit B. The
specific boundaries of the zoning districts shall be determined as a condition of approval of the
required Master Plan.



ADOPTED by the Common Council of the City of Springfield by a vote.of for and

against, this day of _.; 200Q7:
APPROVED by the Mayor of the City of Springfield, this day of , 2007.
ATTEST:
Mayor
City Recorder
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EXHIBIT B

K & D ENGINEERING, Inc.

Engineers * Planners » Surveyors

Legal description
For
“Marcola Meadows” Comp Plan and Zone Change

Twao (2) Parcels of land located in Springfield, Oregon that are more particulatly
described as follows:

Parcel 1

Beginning at a point on the North margin of Marcola Road, said point being North 89°
57' 30" East 2611.60 feet and North 00" 02' 00" West 45.00 feet from the Southwest
corner of the Falix Scott Jr. D.L.C. No. 51 in Township 17 South, Range 3 West of the
Willamette Meridian; thence along the North margin of Marcola Road South 83" 57' 30"
West 1419.22 feet to the Southeast corner of Parcel 1 of Land Partition Plat No. 94-
P0491; thence leaving the North wargin of Marcola Road and running along the East
boundary of said parcel 1 and the Northerly extension thereof North 00° 02' 00" West
516.00 feet to a point on the South boundary of NICOLE PARK as platted and recorded in
File 74, Slides 10-33 of the Lane County Oregon Plat Records; thence along the South
boundary of said NICOLE PARK NorlLh 85° §7' 30" East 99.62 feet to the Southeast corner
of said NICOLE PARK; thence along the East boundary of said NICOLE PARK North 00" 02'
00" West 259 82 feet to the Northeast corner of said NICOLE PARK, thence along the
North boundary of said NICOLE PARK South 89" 58' 00" West 6.20 feet to the Southeast
corner of LOCH LOMOND ‘TERRACE FIRST ADDITION, as platted and recorded in Book 46, Page
20 of the Lane County Oregon Plat Records; thence along the East boundary of said LOCH
LOMOND TERRACE FIRST ADDITION North 00° 02' 00" West 112.88 feet to the Southwest
corner of AUSTIN PARK SOUTH as platted and recorded in File 74, Slides 132-134 of the
Lane County Flat Records; thence along the South boundary of said AUSTIN PARK South
North 89' 58' 00" East 260.00 feet to the Southeast corner of said AUSTIN PARK South
thence along the East boundary of said AUSTIN PARK South North 00" 02' 00" West 909.69
feet to the Northeast corner of said Austin Park South, said point being on the South
boundary of that certain tract of land described in a deed recorded July 31, 1941, in
Book 359, Page 285 of the Lane County Oregon Deed Records; thence along the South
boundary of said last described tract North 79° 41' 54" East 1083 .15 feet to the
intersection of the South line of the last described tract and the Bast line of that
certain tract of land conveyed to R. H., Pierce and Elizabeth C. Pierce and recorded in
Book 238, Page 464 of the Lane County Oregon Deed Records; thence along the East line
0f said lagt described tract South 00° 02' 00" East 1991.28 feet to the point of
beginning, all in Lane County, Oregon.

. Page 1 of 2
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K & D ENGINEERING, Inc.

Engineers *» Planners » Surveyors

Parcel 2

Beginning at a point in the center of County Road No. 753, 3470.24 feet South and
1319 .9 feet East of the Northwest corner of the Felix Scott Donation land Claim No.
82, in Township 17 South, Range 2 West of the Willamette Meridian, and being 866 feet
Soutlh of the Southeast corner of tract of land conveyed by The Travelers Insurance
Company to R. D. Kercher by deed recorded in Book 183, Page 268, Lane County Oregon
Deed Records; thence West 1310 feet to a point 15 links East of the West line of the
Felix Scott Donation Land Claim No. 82, Notification No. 3255, in Township 17 South,
Range 2 West of the Willamette Meridian, and running thence South parallel with and 15
links distant from said Weslt line of said Donation Land Claim a distance of 2304.76
feet to a point 15 links East of the Southwest corner of said Donatien Land Claim,
thence East following along the center line of County Road No. 278 a distance of 1310
feet to a point in the center of said County Road No. 278 due South of the place of
beginning; thence North following the center line of said County Road No. 753 to the
point of beginning, all in Lane County, Oregon;
EXCEPT the right of way of the Eugene-Wendling Branch of the Southern Pacific
Railroad; .
ALSO EXCEPT Lhat portion described in deed to The City of Eugene, recorded in
Book 359, Page 285, Lane County Oregon Deed Records;

ALSO EXCEPT beginning at a point which is 1589 47 Feet South and 1327 33 feet
East of the Southwest corner of Section 19, Township 17 South, Range 2 West,
Willamette Meridian, Lane County, Oregon, said point also being opposite and
20 feet Easterly from Station 39459,43 P 0.S.T., said Station being in the
center line of the old route of County Road No. 142-5 {formerly {#753); thence
South 0' 11' West 183.75 feet Lo the intersection with the Northerly Railroad
Right ‘of Way line; thence South 84° 45' West 117 33 feet; thence South 79° 30'
West 48 37 feet to the intersection of said Railroad Right of Way line with
the Southerly Right of Way line of the relocated said County Road No. 742-5;
thence along the arc of a 316 48 foot radius curve left (the chord of which
bears Noxth 39" 03' 3S" East 261 .83 feet) a distance of 269.94 feet to the
place of beginning, in Lane County, Oregon;

ALSC BXCEPT that portion described in deed to Lane County recorded October 19,
1955, Reception No. 68852, Lane County Oregon Deed Records;

ALSO EXCEPT that portion described in deed to lLane County recorded January 20,
1986, Reception No. 8602217, Lane County Official Records;

ALSO EXCEPT that portion described in that Deed to Willamalane Park and
Recreation District recorded December 4, 1992, Reception No 9268749, and
Correction Deed recorded February 9, 1993 . Reception No. 9308469, Lane County
Official Records;

ALSO FXCEPT that portion described in Exhibit A of Lhat Deed to the City of
Springfield, recorded September 22, 1993, Reception No. 9360016, Lane County
Official Records

ALSO EXCEPT Marcola Road Industrial Park, as platted and recorded in File 75,
Slides 897, 898 and 899, Lane County Plat Records, Lane County, Oregon.

Page 2 of 2
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ATTACHMENT §
WRITTEN MATERIALS ENTERED INTO THE PLANNING COMMISSION RECORD

On March 27" the following correspondence was ‘entered into the record at the Planning
Commission public hearing and added here for City Council review: Jim and Brenda Wilson,
Darlene Hrouda, and Rick Satre.

On March 27", the Planning Commission allowed the written record to remain open for 7 days
(until April 3). The following persons submitted written correspondence after April 3" and are
now entered into the record: Lou Christian, G. Keith and June Roberts, and Leon Thompson.

ATTACHMENT
5-1



Jim And Brenda Wilson
2541 Marcola Road
Springfield, Oregon 97477

We want to keep the zoning as is on the “Pierce Property”.

We would like to keep the original Metro Plan Diagram and

k- /%,S ,‘S 2

:che Springfield Zoning Map

Marcola Road will not handle the added traffic of many additional

commercial businesses. Already Marcola Road has increased by about half

in the five years that we have lived here, because of the building of Walmart

and Jerry’s on Olympic Street. Marcola Road has become the main path for the flow of traffic

to these businesses. The additional housing that is planned for the area off of 28% and 31% Streets

will only add to the traffic flow problem as well.

Added noise from commercial businesses would make living on Marcola Road almost
unbearable. Big trucks would be delivering freight at all hours of the night, as they do now for

Walmart SIS Truck traffic is already bad enough.
Our view of the Coburg Hills would be almost completely blocked off by unsightly buildings.

Anything over one story high along Marcola Road would be considered too high. Also I would

like to see the businesses spaced at an appro[priate space so they would be appealing to our eyes.
Sincerely,

Jim and Brenda Wilson



PUBLIC HEARING NOTICE, CITY OF SPRINGFIE?’LD
PLANNING COMMISSION AND CITY COUNCIL

CASE NUMBERS: LRP 2006-00027 and ZON 2006-00054

APPLICANT: Rick Satre, Satre Associates Representing SC Springfieid, LLC 5 m—ﬁﬂgg JNTO

) = OV
NATURE OF THE APPLICATIONS: LRP 2006-00027 is a Metro Plan Diagram Amendment froM J 3/27
Campus Industrial (56 acres) to Community Commercial (11) acres, Commercial/Nodal Development
Area (26 acres) and Medium Density Residential/Nodal Development Area (19 acres). ZON 2006-00054
is a Springfield Zoning Map amendment from Campus Industrial (56 acres) to Community Commercial
(11 acres), Mixed Use Commercial (26 acres) and Medium Density Residential (19 acres).

AUTHORIZED USES: Uses in the Medium Density, Community Commercial and Mixed Use Commercial
Zaning Districts are regulated by SDC Articles 16, 18 and 40 available in City Hall or on line at
http:/Iwww ci.springfield.or. us/dsd/Planning/.

APPLICABLE CRITERIA: SDC Section 7.030(3) contains the approval criteria for Metro Plan
amendments and SDC Section 12.030 contains the approval criteria for Zoning Map amendments. The
specific criteria are available in City Hall or on line at http://www.ci springfield.or.us/dsd/Planning/.

SUBJECT PROPERTY LOCATION: The subject site, formerly known as the “Pierce Property” is located
north of Marcola Road, west of 31% Street, east of Mohawk Marketplace Shopping Center and south of
the EWEB bike path (Lane County Assessor's Map 17-02-30-00, Tax Lot 1800 and 17-03-25-11, Tax Lot
2300). ,

DATE, TIME, PLACE AND LOCATION OF THE PUBLIC HEARINGS: Planning Commission: Tuesday,
March 27, 2007 at 7:00 p.m.; City Council: on Monday April 16, 2007 at 7:00 p.m. Both public hearings

will be held in the Council Chambers of Springfield City Hall, 225 Fifth Street. Work sessions will be held
prior to each public hearing on the same date.

ADDITIONAL INFORMATION: The applications, all documents and evidence submitted by ¢ on behalf
of the applicant are available for inspection at City Hall at no cost and will be provided for a reasonable
cost. The staff report will be available 7 days prior to each hearing date.

CONTACT PERSON: Gary M. Karp at (541) 726.3777. Send written testimony c/o DSD, 225 Fifth Street,
Springfield OR 97477, or attend the meeting and state your views. The hearings will be conducted in
accordance with SDC Article 14.

FAILURE TO RAISE AN ISSUE: Failure of an issue to be raised at the hearing, in person or in writing, or

failure to provide statements or evidence sufficient to afford the decision-maker an opportunity to respond
to the issue precludes appeal to the Land Use Board of Appeals on that issue.
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Satre Associates, P.C.
132 East Broadway

Suite 536

Eugene, Oregon 97401
Phone 541.465.4721

Fax 541.465.4722
1.800.662.7094

Www satrepc.com

EnEsy

.4 jNTP
March 26, 2007 : R et o2y
3 /2
City of Springfield 7
Development Services
225 Fifth Street

Springfield, Oregon 97477
Attn: Gary Karp, Planner
Re:  The Villages at Marcola Meadows
City Files LRP 2006-00027 and ZON 2006-00054
Dear Gary,
Please accept the enclosed document for the record as the applicant’s response to
the list of concerns received from DLCD in their March 12, 2007, letter addressed
to the City of Springfield. We appreciate DLCD’s review or our application and

this opportunity to reply.

Please contact us should you have any questions or require any additional
information in this regard.

Sincerely,

Richard M. Satre
Richard M. Satre, AICP, ASLA, CSI

Encl: Responses to March 12 DLCD List of Concerns

Planners, Landscape Architects and Environmental Specialists
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SATRE ASSOCIATES, P.C.

Planners, Landscape Architects and Environmental Specialists
132 East Broadway, Suite 536, Eugene, Oregon 97401

(541)465-4721 « Fax (541) 465-4722 + 1-800-662-7094

] WWWw .satrepc.com

ASSOCIATES

March 26, 2007

THE VILLAGES AT MARCOLA MEADOWS
METROPOLITAN PLAN AMENDMENT LRP-2006-00027

ZONE CHANGE ZON 2006-00054

RESPONSES TO MARCH 12, 2007 DLCD LIST OF CONCERNS:

Marguerite Nabeta, AICP, South Willamette Valley Regional Representative of the
Department of Land Conservation and Development, sent a letter and an attached list of
concerns dated March 12, 2007 to Gary M. Karp, Planner for the City of Springfield
Development Services Department Community Planning Division, the staff planner
assigned to these applications. Mr. Karp forwarded Ms. Nabeta’s letter to us for
responses. Our responses are given below.

QUALITATIVE ANALYSIS
DLCD Comments 1, and 3:

Item #1 points out that Goal 9 compliance may be-addressed with both quantitative and
qualitative analyses. Item #3 acknowledges qualitative comments, but alleges that no
analysis or reasonable conclusions are provided to justify redesignation.

In the applicant’s revised Goal 9 findings of March 17, 2007, a qualitative analysis is
presented in the sections titled “Site Specific Issues,” “Competing Sites,” and
“Comparing Wages” on pages 6 through 10 of 12 pages. Additional information
regarding the qualities of the site affecting its suitability for development under its
current designation is presented in the Planning Commission Staff Report for March 27,
2007, in the “Executive Summary,” and on pages 1-34 through 1-37.

In these two documents, there is extensive material regarding the history, context,
conditions, and marketability of the subject site. The suitability of the site is analyzed in
the context of changing market forces and in comparison to the progress of development
in the Gateway Campus Industrial District, location of the majority of Springfield’s

The Villages at Marcola Meadows ~ Responses to DLCD Concerns page 1 of 6
March 26, 2007
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shovel-ready CI land. These discussions demonstrate the inferiority of the subject site
compared to the rest of the CI inventory, and also point out the pressure for Commercial
development on more suitable sites. A reasonable conclusion is made that redesignating
the subject site will ease commercial development pressures on the best CI inventory,
while sacrificing a site that in 23 years has shown no potential for development under its
CI designation.

ACKNOWLEDGED INVENTORIES
DLCD Comment s 2; 4.c, ¢; 8; 11:

Item #2 asks about “cumulative actions. .since the 2002 [sic] Commercial study” and
questions the use of figures from the 2006 [ndustrial-Commercial Buildable Lands Study
(CIBL). Item #4.c refers to a figure in the applicant’s February 28, 2007 responses to
Goal 9 derived from older inventories. Items #4.d and 4.e refer to figures in the same
February 28, 2007 document that were based on the C/BL study. Items #8 and #11
further question studies used in the previous version of the application.

The applicant’s March 17, 2007 document revised previous Goal 9 responses to rely only
on inventories and studies that have been coordinated with the DLCD. These include the
most recent acknowledged inventory, the 2005 Springfield Natural Resource Study
Report, which updated Industrial and Residential inventories in the Metropolitan UGB
and the Commercial inventory in the Springfield UGB. This document was
acknowledged by the DLCD in December 2006.

CONSISTENCY WITH THE METRO PLAN
DLCD Comment 4.b:

Item #4.b alleges that the proposal is not consistent with OAR 660-009-0010(4) because
it is not consistent with the City’s industrial conversion policies. In fact, the applicant’s
responses, revised responses, and the Planning Commission Staff Report discuss this
issue at length and present substantive arguments demonstrating compliance with
comprehensive plan policies.

As discussed beginning on page 4 of the March 17, 2007 revised Goal 9 responses, and
beginning on page 1-60 of the Planning Commission Staff Report, there is no
requirement to meet every policy perfectly and completely and without contradiction.
The Metro Plan acknowledges this fact and address conflicts and inconsistencies between
and among goals and policies. Although the proposal is inconsistent with Economic
Policy B.12, it is consistent with Economic Policy B.6 and other economic policies in the
Metro Plan and the Springfield Commercial Lands Study.

Item #4.b also calls for “a discussion of how to weight the balancing.” The revised Goal
9 responses and the discussion in the “Inventory Equilibrium” section of this document

The Villages at Marcola Meadows — Responses to DLCD Concerns page 2 of 6
March 26, 2007
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present methods of correlating the relevant inventories and determining a reasonable
balance between them. ;

NODAL DEVELOPMENT
DLCD Comments 5, 6, 7:

Items #5, 6, and 7 all question the inclusion of a home improvement center in the
preliminary plan for the project. Item #5 states that there is no discussion of why a home
improvement center is appropriate in a Nodal Development Area. In fact, this
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.
Potential Node 7C is not an official node. The proposed PAPA would create an official
node on 80 acres of Medium Density Residential and Commercial land that do not
include the possible site of the home improvement center. As proposed by 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.

Item #6 disputes the transitional layout, scale, and design of the preliminary plan that
accompanies this application. It states that a home improvement center is incompatible
with a residential neighborhood. However, the preliminary plan separates the home
improvement center from the proposed Medium Density Residential development by
means of an extensively landscaped area for wetland mitigation and open space. Direct
views of the home improvement center will be screened from the residential section by
heavily planted berms against an 8-foot retaining wall. Vehicular and pedestrian paths
from new and exiting residential areas to the home improvement center will first pass
through neighborhood commercial areas. The home improvement center itself will be
designed to resemble a series of smaller retail spaces, similar in scale to the others, rather
than a single monolithic fagade. The proposed commercial areas will be a very effective
transition between the new and existing residential areas to the west and north, and the
existing heavy industrial uses to the southeast.

Item #7 reiterates the earlier challenge to a home improvement center in a mixed-use
project, but again, the center is not a part of the areas designated for Nodal Development
or Mixed-use. The comment also espouses a version of what “true mixed-use” s, that it
must be vertically integrated or at least horizontally integrated to some undefined
standard. However, the Springfield Development Code has no such standards for Mixed-
Use Zoning and Nodal Development Overlays. The preliminary plan has been prepared
to meet or exceed all of the requirements of the adopted Nodal and Mixed-Use
regulations.

The Villages at Marcola Meadows — Responses to DLCD Concerns page 3 of 6
March 26, 2007
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INVENTORY EQUILIBRIUM
DLCD Comments 4.a,b, d, f, h:

Items #4.a, b, d, f, and h all request further discussion, analysis and rationale for shifting
land in the CI inventory to other désignations.

The applicant’s March 17, 2007 document revised previous Goal 9 responses to address
these comments. The analysis and rationale for the proposed shifts of inventory are
discussed further below:

The three sectors of the economy represented by the three principle land inventories
(residential, commercial, and industrial) are economically interdependent and equilibrium
between the inventories is essential to economic health. To put it simply, people need
places to work, shop, and live. Growth in one sector of the economy will spur growth in
the other two. If the inventory of land for one sector, industry for instance, is especially
large compared to the others, that inventory may be elastic and affordable and therefore
contribute to, or at least facilitate, an expansion of that sector. However, small or non-
existent inventories of land for the other sectors create very inelastic supply curves. As
expansion of the industrial sector creates an upward shift of the residential and
commercial land demand curves, the inelasticity of supply will drive up prices rapidly.
Because the sectors are interdependent, rising prices of land for the other sectors will
squelch the expansion of the industrial sector, despite its apparently adequate land supply.

This cause - effect sequence doesn’t have to be played out step by step for the
mechanism to work. Industries considering expansion will study the overall land market
and anticipate these problems. Unless these market forces are understood by policy
makers, the lack of growth in a sector well supplied with land will have no apparent
cause. Conversely, if the inventories for all three principle sectors are sufficient and
balanced, expansion of one sector will spur orderly and proportioned growth in the
others. Therefore it is essential for the health of the economy to maintain equilibrium
between the inventories.

This raises the question of how to determine when the inventories are out of equilibrium
and how to restore it. In this particular instance, commercial inventories are projected to
be completely depleted by the end of the planning period. That fact alone is enough to
Justify shifting land from an inventory where there is a so-called “surplus.” The question
remains: how should we compare, and if needed, reapportion two inventories (industrial
and residential) when positive balances of each are projected for the end of the planning
period.

The method presented on pages 11 and 12 of the March 17" revised Goal 9 findings uses
data from the U. S. Census Bureau and guidelines from the Oregon Department of Land
Conservation and Development to establish a correlation between the inventories of
industrial and residential land. Briefly, the method estimates the density of full-time
employees living on residential land and job density on industrial land. Employee
density is derived from U. S. Census data on individual and household income, and

The Villages at Marcola Meadows ~ Responses to DLCD Concemns page 4 of 6
March 26, 2007
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Metro Plan target dwelling densities. Job density is based on DLCD economic
opportunity analysis guidelines.

This method of analysis establishes a clear and rational justification for reapportioning
land as proposed by the application. Shifting land from one inventory to another to
achieve equilibrium between the inventories is sound economic and land planning
practice that will facilitate and stabilize economic growth and the efficient use of land.

DLCD COMMENT #9

Itern #9 asks when the Eugene-Springfield Metropolitan Area Public Facilities and
Services Plan, 2001 was adopted by the City. Springfield approved Ordinance No. 5992
November 5, 2001 adopting the Eugene-Springfield Metropolitan Area Public Facilities
and Services Plan ‘as a refinement plan of the Metro Plan.

DLCD COMMENT #10

Item #10 questions whether Goal 2 requirements for coordination with other jurisdictions
have been met. Referral of ihe proposed Metro Plan diagram amendment was sent to the
City of Eugene and Lane County on March 16, 2007. The applicant’s findings and the
Planning Commission Staff Report for March 27, 2007 include discussions
demonstrating compliance with Goal 2. In addition to those comments, the following is
offered regarding coordination with other jurisdictions:

The Eugene/Springfield Metropolitan Area General Plan (Metro Plan) provides policy
regarding coordination with jurisdictional partners within the metropolitan area in review
and decision-making on proposed amendments to the Metro Plan. Specifically, Metro
Plan policies are contained in the Metro Plan document’s Chapter IV: Metro Plan
Review, Amendments, and Refinements. Within said chapter, Policy 3 stipulates that
Metro Plan amendments shall be classified as a Type I or Type Il amendment. Policy 3.a
states:

“4 Type I amendment shall include any change to the urban growth boundary (UGB)
or the Metro Plan Boundary (Plan Boundary) of the Metro Plan, any change that
requires a goal exception to be taken under Statewide Planning Goal 2 that is not
related to the UGB expansion, and any amendment to the Metro Plan text that is non-

site specific.”
Policy 3.b states:

“d Type IT amendment shall include any change to the Metro Plan Diagram or Metro
Plan text that is site specific and not otherwise a Type I category amendment.”

The Villages at Marcola Meadows — Responses to DLCD Concems page 5 of 6
March 26, 2007
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Policy § sets forth the conditions. under which the governing bodies of the three
metropolitan jurisdictions participate in the approval process for Metro Plan amendments.
Policy 5.e states:

“Decisions on all Type Il amendments within city limits shall be the sole
responsibility of the home city.”

This proposed amendment:
* Includes site-specific changes to the Metro Plan Diagram
* Does not include any change to the UGB or the Metro Plan Boundary
* Does not require a goal exception to be taken under Statewide Planning Goal 2
that is not related to the UGB expansion; and
* Does not include any non-site specific amendment to the Metro Plan text.

Therefore, this proposed amendment must be classified as a Type Il amendment. The
specific site for which the amendment is proposed is located wholly within the
Springfield city limits, as demonstrated by the Springfield Zoning Map. Given these
circumstances and the cited Metro Plan policies, the City of Springfield is the home city
and has sole responsibility for the decision on this amendment. The City is responsible
for providing notice to all affected governmental units, which it has done. The City is
also responsible for responding in its findings to the legitimate concerns of affected
governmental units. At this time, the public record has not closed and there remain
opportunities for comments and City to responses. Therefore, to the degree that a
determination can be made at his time, and with regard to coordination, the proposal is
consistent with Goal 2.

The Villages at Marcola Meadows — Responses to DLCD Concerns page 6 of 6
March 26, 2007
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KARP Gary

From: LouC [LouC@UA290.org]

Sent:  Wednesday, April 04, 2007 4:38 PM
To: KARP Gary

Cc: johne; lynetted

Subject: Public Hearing Testimony

Re Case Numbers: LRP2006-00027 and ZON 2006-00054

To the City of Springfield Planning Commission and City Council

My name is Lou Christian. | am a Business Agent for Plumbers and Steamfitters Local 290, with a total membership
of over 4,000 dedicated men and women in the plumbing and pipefitting industry. We vehemently oppose the zoning
change for the 56 acres directly across from our union hall and training center. The current zoning, campus industrial,
is a benefit for all those citizens who live and work in this area.

The proposal to change to community commercial for the benefit of a Lowe's Home Improvement is an extremely bad
idea. Just check their record. They are a bad neighbor and gained a very poor reputation when they recently
constructed their Lebanon, Oregon regional distribution center. They don't value Oregon wages or working
conditions. Their idea of improving the local community was to bring in out-of-state workers and out-of-state
contractors with no ties to the local economy.

We strongly recommend retaining the Campus Industrial designation.
Thank you for your consideration.

Lou Christian

Business Agent Local 290
2861 Pierce Pkwy
Springfield, OR

4/16/2007 15
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KARP Gary

From: G. KEITH ROBERTS JUNE ROBERTS [jrobts@msn.com]
Sent: Friday, April 13, 2007 4:17 PM

To: KARP Gary .

Subject: RE: Pierce property

April 13, 2007
Dear Mr. Karp,

I realize this e-mail is a bit late but I hope you will still consider it.

My objection #1 to the proposed building on this property, ie, the zone change has to
do with increased traffic in the area. Since Wall-mart came in the traffic has increased
quite notably especially coming off of Lomond onto 19th street. Noise is also a concern.

My property, at 2370 Loch drive, has an easement going to the field in back of my home.
This also presents problems that I have encountered with other properties in the area with
easements. The area, I'm sure when new will look pristine and then down the line these
areas are trash dumping grounds. I also oppose erecting multi-family dwellings that will
obstruct the view of the hiils. If the stuffed suits ie, Kennedy, can turn down needed
energy wndmills, 7 miles out off the coast of MA., because he thinks them too unsightly,
then I think this is a valid concern.

While I feel sure these, at least some of them, have been addressed prior to mine, I would
like to at be able to have mine heard.

Sincerely,
June Roberts
746-7911


mailto:Orobts@msn.com
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ATTACHMENT 6
MARCH 27, 2007 PLANNING COMMISSION PACKET

ATTAé:l;lMENT



MEMORANDUM CITY OF SPRINGFIELD

DATE OF WORK SESSION/PUBLIC HEARING: March 27, 2007

TO: Springfield Planning Commission PLANNING COMMISSION
TRANSMITTAL
FROM: Gary M. Karp, Planner il &//\ MEMORANDUM

SUBJECT: Metro Plan Diagram Amendment - Case Number LRP 2006-00027
Springfield Zoning Map Amendment - Case Number ZON 2006-00054
Satre Associates, Applicant - Representing SC Springfield, LLC

ISSUE

Conduct a work session and a public hearing on the proposed Metro Plan diagram and Springfield Zoning Map
amendments and decide whether to advise the City Council to approve, approve with conditions or deny these
applications.

DISCUSSION

The subject site, formerly known as the “Pierce” property is located north of Marcola Road, west of 31% Street,
east of Mohawk Marketplace Shopping Center and south of the EWEB bike path. The subject site is 100.3
acres in size. The current Metro Plan designations and zoning are: Campus Industrial, Medium Density
Residential and Community Commercial. The applicant requests approval of a: Type Il Metro Plan diagram
amendment to change the Campus Industrial designated portion of the subject site (currently 56 acres) to
Commercial/Nodal Development Area, Community Commercial and Medium Density Residential/Nodal
Develcpment Area; and amendment of the Springfield Zoning Map from Campus Industrial to Community
Commercial, Mixed Use Commercial and Medium Density Residential. The applicant’s intent is to obtain the
proper Metro Plan designations and zoning to allow the construction of a phased mixed-use residential and
commercial development with nodal attributes called the Villages at Marcola Meadows. These applications are
the first step in the process to obtain development review approval. The next steps are Master Plan approval
and then, individual Site Plan and Subdivision approval. The public will be noticed during each review process.
These applications use similar criteria of approval and have been combined into one staff report for ease of
review. Both applications are interrelated: the proposed Metro Plan diagram amendments must be approved in
order for the Zoning Map amendments to be approved because the plan designation and zoning must be
consistent. In making their decisions, the Planning Commission and the City Council should consider: If the City
will be better served by converting Campus Industrial land to Commercial and Multi-family Residential; if
Springfield’s citizens, especially the neighbors, can be assured that a “quality” development will be constructed
over time; and if the removal of the Campus Industrial designation can be absorbed or should be offset by a
commensurate addition of Campus Iridustrial designation elsewhere in the City as an element of the upcoming
commercial and industrial land supply demand analysis.

RECOMMENDATION
Staff recommends approval of the proposed Metro Plan diagram Springfield Zoning Map amendments, as
conditioned, based on the attached findings.

ACTION REQUESTED

Advise the City Council, by motion and signature of the attached order and recommendation by the Planning
Commission Chairperson, to approve these applications, as conditioned, at their public hearing on April 16,
2007.

ATTACHMENTS

Attachment 1: Staff Report, Findings and Order

Attachment 2: Maps Submitted by the Applicant

Attachment 3: Legal Description for the Zoning Map Amendment

Attachment 4: The Preliminary Plan lllustration (a rendering of the proposed Master Plan)
Attachment 5: ODOT Correspondence

Attachment 6: DLCD Correspondence

Attachment 7: TransPlan Proposed Nodal Development Area Map
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ATTACHMENT 1
STAFF REPORT, FINDINGS AND ORDER

CITY OF SPRINGFIELD, DEVELOPMENT SERVICES DEPARTMENT

Applicant:
Satre Associates PC, Applicant, representing SC Springfield, LLC

Case Numbers:
LRP 2006-00027
ZON 2006-00054

Requests: This is a consolidated staff report for amendments to the
Metro Plan diagram and the Springfield Zoning Map. These
applications involve two parcels under common ownership totaling
100.3 acres (Assessor’'s Map 17-02-30-00, Tax Lot 01800 and 17-03-25-
11, Tax Lot 02300).

1.  The Metro Plan Diagram Amendment proposes to change the
Campus Industrial portion of the subject site to
Commercial/Nodal Development Area, Community Commercial
and Medium Density Residential/Nodal Development Area. The
net effect on designated areas will be as shown below.
Existing and Proposed Plan Designations

Acres

Plan Designation Existing Proposed %Change

Medium Density Residential /ND 35.7 54.7 53%

Commercial 8.6 19.6 128%

Commercial /IND 0.0 26 n/a

Campus Industrial 56.0 0.0 -100%

Total  100.3 100.3

/ND: Nodal Development Area Overlay 0.0 80.7

2.  Springfield Zoning Map Amendment Case Number ZON 2006-
00054 proposes to change the zoning from Campus Industrial to
Industrial to Community Commercial, Mixed Use Commercial
and Medium Density Residential. The net effect on zoning will
be as shown below.

Existing and Proposed Zoning
Acres

Zoning District Existing Proposed %Change

Medium Density Residential 35.7 54.7 53%

Community Commercial 8.6 19.6 128%

Mixed-Use Commercial 0.0 26.0 n/a

Campus Industrial 56.0 0.0 -100%

Total  100.3 100.3

Procedure Type:

Type IV - Metro Plan
diagram amendment

Quasi-judicial zone
change raised to a Type
IV procedure
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VICINITY MAP

| L_EXECUTIVE SUMMARY

The applicant is proposing to amend the Metro Plan diagram from Campus Industrial (Cl) to
Commercial/Nodal Development Area (NDA), Community Commercial (CC) and Medium Density
Residential (MDR)/NDA; and to amend the Springfield Zoning Map from Ci to CC, Mixed Use Commercial
(MUC) and MDR. Attachment 2 includes diagrams showing the current and proposed Metro Plan
designations and zoning. These applications are the first steps towards implementing a comprehensive
new development plan for the 100.3 acre site.

Future applications include a Master Plan for the entire site which will address phasing of development
and the timing of infrastructure installation; individual Subdivision and Site Plan Review applications; and
other applications, as necessary. The applicant cannot concurrently submit a Master Plan application
because the Metro Plan designation and zoning must be in compliance. Compliance will not be achieved
until these applications are approved. The applicant has included a “Preliminary Plan Hlustration” (see
Attachment 4) that is intended to be a depiction of the future Master Plan for use with these applications.

The “Pierce” property is listed in TransPlan as a potential nodal development area and was mentioned
among the areas considered by the City Council for formal designation as a node. The applicant’s
Preliminary Plan HHlustration includes elements consistent with nodal designation. The proposed
development will include design elements that support pedestrian environments and encourage transit
use, walking and bicycling; a transit stop which is within walking distance (generally V4 mile) of anywhere
in the node; mixed uses so that services are available within walking distance; public spaces, such as
parks, public and private open space, and public facilities, that can be reached without driving; and a mix
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of housing types and residential densities that achieve an overall net density of at lease 12 units per net
acre.

In 2001, the City Council denied a Metro Plan amendment on the “Pierce” property to site a Home Depot..
That application showed a “piece-meal” development proposal without a comprehensive development
proposal for the entire property. There was an approved Conceptual Development Plan for the Campus
Industrial portion of the subject site. However, that plan showed only proposed lot layouts and a street
system. The applicant’s proposal shows specific plans for the commercial and residential development
that would replace the Campus Industrial designation and zoning.

The “Pierce” property has been marketed as an industrial site for many years. Various characteristics of
the site as well as changing market forces have worked against the development of the site. The
proximity of the Kingsford Charcoal plant and potential vibration from the nearby rail spur-has
discouraged high-tech development of the site. Market forces are affecting the types of development that
are attracted to campus industrial sites. Of the many employers located in the City’'s other Campus
Industrial site (Gateway), only one, Shorewood Packaging, is a manufacturing use.

The justification for converting the industrial portion of the subject site to commercial and residential uses
are described in more detail in the body of this report. Additional information on the history of the site and
changing market forces are also included.

Of the several criteria of approval that apply to these applications, compliance with: 1) State-wide
Planning Goal 9, “Economic Development”; and 2) State-wide Planning Goal 12, “Transportation” are
essential and therefore, are specifically discussed in this executive summary:

Compliance with State-wide Planning Goal 9, “Economic Development”.

The Home Depot Metro Plan diagram amendment/zone change application (2001) proposed to change
7.79 acres from Campus Industrial to Community Commercial leaving approximately 48 acres of Cl
designated and zoned land. There was significant neighborhood opposition to the development but the
request was denied by the City Council for the following reasons:

1) The reduction of the Cl land use designation and the variety of high tech manufacturing sector family
wage jobs that might be lost as a result; and the fact that the Cl designation was one of the City’s
smallest inventories and could not easily replaced because the "high tech” industry demands large,
constraint-free campus-like settings.

2) The apparent inconsistency of the Home Depot proposal with the intent of Policy 12 of the Economic
Element of the Metro Plan, which states: “Discourage future Metropolitan Area General Plan
amendments that would change development ready lands (sites defined as short-term in the
metropolitan Industrial Lands Special Study, 1991) to non-industrial designations.”

3) The then recently adopted Springfield Commercial Lands Study conclusions were used as a
substantial justification for the proposal. The fact that there was a shortage of vacant, developable
commercial land in Springfield was not at question. However, the proposal to increase this supply,
regardless of other relevant factors, was not sufficient reason to approve the proposal.

The issues cited above are still applicable and have been addressed by the applicant and staff's findings
primarily under the responses to Goals 9, 10 and 12. There are also changes in circumstance pertaining
especially to the lack of industrial development in the Campus Industrial District that should be
considered. These changes are discussed under the response tc Goal 9.

While there appears to be more demand for commercial than industrial development currently, this fact
alone should not be the primary reason for the City Council to remove a “shovel ready” Cl property in
exchange for commercial development. The Planning Commission and the City Council should
determine if the applicant and staff demonstrate that in order to comply with Statewide Planning Goal 9,



Metro Plan policies and adopted land inventories that Campus Industrial land should be converted to
commercial and residential and that conditions that applied during the Home Depot review process in
2001 have changed. Staff contends these issues have been addressed in this staff report and
recommends approval of these applications, with conditions. In making their decisions, the Planning
Commission and the City Council should consider the impact of piece-meal conversions on the future
availability of developable industrial land while using somewhat dated commercial and industrial fand
surveys.

Compliance with State-wide Planning Goal 12, “Transportation”.

The applicant submitted information requesting a “trip cap” which can be implemented via a “Trip
Monitoring Plan” to demonstrate compliance with Goal 12 and which argues in favor of mixed use
development within a potential nodal development area.

1) The Oregon Transportation Planning Rule requires metropolitan areas with populations under one
million to plan for a 5 percent per capita reduction in vehicle miles traveled (VMT) over the 20 year
planning horizon. The revised TransPlan adopted by Springfield, Eugene and metro Lane County in
2001 allows for Nodal Development Areas as an alternative strategy to meet the VMT standard. The
City Council selected and adopted the Nodal Development Area concept after reviewing a preliminary
assessment of several potential Nodal Development Area sites in 2003 (7B in Riverbend; 8A in
Glenwood; 8B in Downtown Springfield; 9A in Mohawk; and 9H and 9J in Natron). Last year, a
previous Metro Plan diagram/Zoning Map amendment application initiated a portion of Proposed
Nodal Development Area 9C at 30" and Main Streets. The TransPlan Potential Nodal Development
Areas map shows that the subject site is within the boundary of Proposed Nodal Development Area
7C. Area 7C has not been “officially” approved by the City Council. Upon approval, these applications
will add approximately 80 acres of MUC and MDR designated and zoned land to Springfield’s
“official” Nodal Development Areas.

2) The trip cap is an acceptable traffic capacity limitation tool allowed in the Transportation Planning
Rule. The trip cap establishes a “worst case” scenario for trips generated by the current zoning for the
entire site, in this case Cl, MDR and CC. Trips generated by future MUC, MDR and CC uses cannot
exceed the established trip cap. The response to the Goal 12 criterion was reviewed and accepted,
as conditioned, by Gary McKenney, Springfield Transportation Planning Engineer and Ed Moore from
the Oregon Department of Transportation’s Springfield office (see Attachment 5).

Il STAFF/APPLICANT HISTORY . T

During the early stages of this development proposal, representatives of the current property owners (SC
Springfield LLC who purchased it in 2006 from the Pierce Trust) had several meetings with City staff
before applying for a Development Issues Meeting (ZON 2005-00028) in July, 2005. The owner’s
representatives had several additional meetings with City staff and subsequently hired Satre Associates
to prepare the required land use applications. A Pre-Application Report (ZON 2006-00030), the
prerequisite for the submittal of a Master Plan, was submitted in May 2006. Staff requested that
application out of sequence to have “formalized development proposal” to comment on. Staff had a
number of concerns about that proposal and contracted with Crandall Arambula (an urban
design/planning firm in Portland which designed Hillsboro’s Orenco Station development) for a peer
review of the application, which occurred in July, 2006. Crandail Arambula listed 6 suggestions: 1)
Relocate and redesign Main Street Retail; 2) Reconfigure the home improvement center site; 3) Include a
park as a focus and active recreation amenity for new residential development; 4) Include an off-street
pedestrian and bicycle trail system to provide safe and convenient access to “destinations” and
“attractions” on and off the project site; 5) Make the residential street configuration pedestrian friendly;
and 6) The residential buildings need a transition between the public and private realm. All but one of
Crandall Arambula's suggestions (the reorientation of the home improvement center from east-west to
north-south due to a 42" sanitary sewer line) has been incorporated into the Preliminary Plan lllustration
(see Attachment 4). The Pre-Application Report application is on hold until these applications are
approved. Satre Associates submitted these applications on September 29, 2006. These applications
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were determined to be incomplete and staff met with Satre Associates on October 24, 2006 to discuss the
completeness issue. The additional information was submitted on December 21, 2006 and the
applications were determined to be complete for review on January 11, 2007.

Note: The Oregon Department of Land Conservation and Development (DLCD) is currently on record
stating that home improvement centers should not be permitted in industrial districts because it
would create “de facto mixed use districts”. The applicant originally proposed that the
approximately 14 acre home improvement center site be designated and zoned Light-Medium
Industrial (LMI) based on a recent Planning Commission interpretation allowing this use in the
City’s LMI, Heavy Industrial (HI) and Special Heavy Industrial (SHI) zoning districts. This means
a home improvement center can be sited only on property designated and zoned Commercial.
However, due to its size, this use is not allowed in the Mixed Use Commercial District; it can go
into the Community Commercial District. The proposed nodal development area will not include
the home improvement center site.

The applications were further revised on February 28 to change the requested LMI designation and
zoning to CC due to issues raised by DLCD. Finally staff met with DLCD representative Marguerite

Nabeta and the applicant to review DLCD comments made on March 12, 2007 (see Attachment 6).

Additional information has been added into this staff report (The Goal 9 response was revised dated
March 17, 2007)-and/or will be submitted prior to the public hearing.

[ il PROPERTY DESCRIPTION/LAND USE HISTORY

Property Description and Existing Conditions.

The subject site is located north of Marcola Road, west of 31% Street, east Mohawk Marketplace
Shopping Center and south of the EWEB bike path and is 100.3 acres in size. The applicant has
submitted the following information:

“Subject Site:

The subject site has been used for a variety of agricultural uses. It is currently vacant, with the exception
of a small industrial building to the south of the subject site. The Springfield City Limits abuts the subject
site on small portions on the west and northeast. Tax Lot 2300 is partially developed with a vacant
industrial building. Tax Lot 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 in so doing completing the current configuration
of the subject site (City of Springfield file# 97-02-029). Tax Lot 1800 is vacant. A storm drainage facility
runs through the center of the subject site running east to west. The storm drainage facility is proposed to
be enhanced through the process of development of the subject site. The site is located outside of both
the 100-year flood and 500-year flood areas (see Exhibit 7, FIRM Map 41039C1153F).

Additional detail on adjacent uses is as follows:

North. The property to the north of the subject site is separated by an EWEB utility corridor that also
serves as a multi-use path. North of the EWEB corridor is property owned by Willamalane Park and
Recreation District (Tax Lots 1500 and 2300), Briggs Middle School and Yolanda Elementary (Tax Lots
2200 and 3002) and single family residential properties. The properties to the immediate north are zoned
Medium-Density Residential with Public Land and Open Space zoning on the School and part of the
Willamalane and EWEB properties.

West. The property to the west is zoned and developed with low-density single-family residential
dwellings.

Southwest. The property to the southwest is zoned Community Commercial and is developed with a
variety of retail commercial uses including a grocery store and a bank.
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South. The property to the south is zoned and developed with low-density single-family residential
dwellings.

Southeast. To the southeast are properties that are zoned for Light-Medium Industrial (across North 28"
Street) and Heavy Industrial (across Marcola Road). Several of these properties are currently developed
with industrial uses.

East. To the east (across North 28" Street) are properties zoned and developed with low-density single-
family residential dwellings....”

Land Use History.

Staff has prepared the following abbreviated land use history which is discussed here for two reasons: 1)
It establishes the existing plan designation and zoning acreages; and 2) it lists the Home Depot
applications which were denied, an issue that has a direct bearing on the proposed applications.

The “Pierce” property originally stretched from 19™ Street to 31*' Street and beyond to the base of Moe
Mountain; and from Marcola Road to Briggs Middle School, north of the EWEB Bike Path. Since the
“Pierce” property was annexed in 1975, there have been approximately 40 plan designation/zoning and
development applications submitted to the City. However, only several of these applications are
discussed for reasons cited above:

82-10-028 The initial Zone Change application established 15 acres of Community Commercial extending
from the corner of 19" Street and Marcola Road eastward a distance of approximately 1350 feet; 48.7
acres of Medium Density Residential; 59.4 acres of Special Light Industrial (now Campus Industrial); and
25 acres of Light-Medium Industrial (located east of the subject site). There was 17.5 acres of Low
Density Residential that was not rezoned. The City Council adopted Ordinance 5160 on June 6, 1983.
Conditions of zoning approval included:

a) The dedication of land for a park of at least 5 acres in the vicinity of the EWEB Bike Path with access
to a public street and the bike path.'

b) The creation of a new street to smooth the transition between 28" and 31* Streets.?

c) A“collector” street beginning opposite V Street for approximately 1900 feet and then turning south to
connect with Marcola Road to serve as the boundary between the Campus Industrial and the Medium

Density Residential zoning.?

' The last Campus Industrial Conceptual Development Plan (98-02-047) approved in 1999 stated that 8
acres were dedicated for park use in 1993. This park land, which remains undeveloped, is listed in
Willamalane's Park and Recreation Comprehensive Plan as a proposed Neighborhood Park. See
also the discussion under State-wide Planning Goal 8.

2 The Pierce Trust dedicated the right-of-way and the 28" /31%* Connector was constructed in 1993.

*  The collector street (V Street to Marcola Road - TransPlan Chapter 3, Page 21) is shown on the
TransPlan Federally Designated Roadway Functional Classification Map and as Project # 777 on the
Financially Constrained Roadway Projects Map in Appendix A of TransPlan. See aiso the discussion
under State-wide Planning Goal 12 concerning both this issue and Potential Nodal Development Area
7C.

95-02-036 This City initiated Metro Plan amendment and Zone Changes eliminated inconsistencies
between the zoning approved by Ordinance 5160 and the updated 1987 Metro Plan diagram. Ordinance
5785 was adopted by the City Council on May 15, 1995. This application also:

a) Added 5 acres of Community Commercial zoning along Marcola Road, taken from the Medium
Density Residential zoning;
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b) Changed the Low Density Residential/Medium Density Residential zoning shown in Atlee Park North
to Low Density Residential; '

¢) Showed the future park zoned entirely PLO; and

d) Did not change the Campus Industrial designation and zoning shown on Map 4, Area1 at this time
(see 96-10-208).

Ordinance 5785 also required specific landscaped buffer areas applicable to all future development.

96-10-208 This City initiated Metro Plan Amendment and applicant initiated Zone Changes application
eliminated additional zoning and plan diagram inconsistencies. The zone changes were from:

a) Community Commercial to Medium Density Residential for 1.28 acres (extending the residential
zoning to the south) so that the northern boundary of the commercial zoning would be located within
a 20 foot-wide sanitary sewer easement; and

b) Campus Industrial to Community Commercial for 1.28 acres (extending the commercial zoning east)
to keep the commercial zoning at the same acreage. The zone changes were approved by the
Planning Commission on February 19, 1997

The Metro Plan diagram amendment was from Heavy Industrial to Light-Medium Industrial for 11.5 acres
located east of the 28"/ 31 Street connector and north of Marcola Road. Ordinance 5851 was approved
by the City Council on April 7, 1997 (Note: these 11.5 acres is outside of the boundary of the subject

property). P,

97-02-029 This Property Line Adjustment moved the common property line of Parcels 2 and 3 of Partition
Plat 94-P0491 approximately 142 feet to the west to allow the existing drainage ditch to be entirely on
Parcel 3. The survey was recorded at Lane County on April 3, 1997.

The current acreages are as follows: 1) Community Commercial 8.8 acres; 2) Campus Industrial 56
acres; and 3) Medium Density Residential 35.5 acres.

00-12-254 Metro Plan Amendment application. Home Depot requested a Metro Plan diagram
amendment from Campus Industrial to Community Commercial for 7.79 acres. On June 18, 2001 the City
Council voted 4-1 with one absent to deny the request. The approval of concurrent zone change and Site
Plan Review applications was dependent upon the adoption of the Metro Plan diagram amendment.
Since the City Council denied this application, those applications were denied also.

IV. APPLICATION TEAM

Owner/Applicant:

SC Springfield, LLC

5440 Louie Lane, Suite 102
Reno, Nevada 89511

Attn: Jeff Belle

The property owner has put together the following development team:

Project Developer:
The Martin Company
PO Box 1482

Albany, Oregon 97321
Attn: Bob Martin
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Planner/Landscape Architect:

Satre Associates, P.C.

Planners, Landscape Architects and Environmental Spemahsts
132 East Broadway, Suite 536

Eugene, Oregon 97401

Attn: Richard M. Satre, ASLA, AICP

Architect:

Waterbury Shugar Architecture LLC
225 West 5" Avenue

Eugene, Oregon 97401

Attn: Richard Shugar, AIA

Civil Engineer/Surveyor:

K & D Engineering, Inc.

PO Box 725

Albany, Oregon 97321

Attn: Dan Watson, PE
Transportation Engineer:
Access Engmeermg, LLC

134 East 13" Avenue, Suite 2
Eugene, Oregon 97401

Attn: Mike Weishar, PE

| V. PROPOSED DEVELOPMENT

The applicant states that: “This PAPA, submitted concurrently with the zone change application, is in
preparation for appropriate land use permit applications to construct a mixed-use residential, and
commercial development as described herein. The appropriate land use permit applications include [but
are not limited to] Master Plan Review and Traffic Impact Analysis Review.

Although applications for Master Plan, Subdivision and Site Plan approvals would be premature at his
time, elements of the anticipated Preliminary Plan lllustration are material to the current application. To
provide specific information about the intended mixed-use development and its relevance to the current
application, a Preliminary Plan lllustration has been submitted as [Attachment 4] and as described below.

.. The Villages at Marcola Meadows is a proposed mixed-use development comprised of residential,
office and retail villages. Referencing the dramatic wooded backdrop of the Coburg and Marcola hills to
the north, and the large plane of valley floor meadow on site, Marcola Meadows has been conceived to
blend in with this overall setting while creating a bridge and supportive transition in the scale and intensity
of larger commercial uses to the south with quiet residential neighborhoods to the north. Within Marcola
Meadows a suite of eight Villages will exist. Four residential villages comprised of single family homes,
apartment homes, townhomes and an assisted living facility with senior cottages will occupy the northern
extent of the site, buffering existing residential developments to the northwest, north, and northeast. One
office village, consisting of professional offices, will occupy the southeast area. Three retail villages,
general retail, neighborhood retail, main street retail will face 28" Street and Marcola Road. Each of the
Villages is envisioned to be unique, yet part of the whole. The overall Meadows theme will appear
throughout, with the use of meandering waterways, native plans and generous open space. Within each
Village, Pacific Northwest design aesthetic will prevail, supported with the generous use of stone, wood
and steel. Marcola Meadows will not only be a great place to call home, but an exciting place to shop;
with specialty retail shops and unique dining venues. Stores will have welcoming front doors, large
windows and high ceilings, all with natural materials and muted colors. It will be easy to get around, and
to do so on foot. All streets will have wide sidewalks, many of them setback from vehicle traffic. The
entire community will be connected with all-weather multi-use off street pathways. It will be convenient,
and safe, to walk from one Village to the next. It will be a great place to be outdoors, with meadow-
flavored open spaces, native plant communities, lighting, bridges, seating, and overlooks to support
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walking and relaxing. It will be a healthy place; with ample use of oxygen-generating trees to cleanse the
air, catch the wind and cool the temperature. It will be an environmental place, utilizing a network of
bioswales, shallow seasonal ponds, and:a meandering drainageway to capture and cleanse stormwater.
In all, The Villages at Marcola Meadows will not only be a great addition to the community but a wise use
of land and smart approach to design.”

FVI. TYPE OF METRO PLAN AMENDMENT/THE ZONING MAP AMENDMENT AS A TYPE IV REVIEW i

1) This Metro Plan diagram amendment application involves the site-specific amendment of the Metro
Plan diagram from Campus Industrial to Campus Industrial portion of the subject site (currently 56
acres) to Commercial/Nodal Development Area, Community Commercial and Medium Density
Residential/Nodal Development Area. This Metro Plan amendment is a Type Il amendment as
defined in SDC Section 7.030 because it does not have “regional impact” by:

“(a) Changing the urban growth or the jurisdictional boundary of the Metro Plan because the
subject site is within the city limits;

(b) Requiring an exception to a State-wide goal; and

(c) Requiring a non-site specific amendment of the Metro Plan text.”

This Metro Plan amendment is a Type Il amendment as defined in SDC Section 7.030 because itis a
site specific diagram amendment; not a specific text amendment:

“(a) Amendment of the Metro Plan diagram; and
(b) Is a site specific text amendment.”

2) SDC 12.020(1)(a)1. states: “...Zoning Map amendments shall be reviewed as follows:

(a) Legislative Zoning Map amendments involve broad public policy decisions that apply to other
than an individual property owner, generally affecting a large area and/or require a concurrent
Metro Plan diagram amendment as specified in Article 7 of this Code. Legislative Zoning Map
amendments shall be reviewed using Type IV procedure.

1. Metro Plan diagram amendment determination. An amendment to the Metro Plan diagram shall
be required if the proposed Zoning Map amendment is not consistent with the Metro Plan
diagram. Both amendments may be processed concurrently.”

The applicant has submitted the Zoning Map amendment application concurrently with the Type Il Metro
Plan diagram amendment application.

Type of Metro Plan Amendment Conclusion and Finding:

Springfield is the “home city” for this proposal because the subject site is located within the city limits and
the application does not have regional impacts. Therefore, the consideration of the Metro Plan
amendment request is the exclusive responsibility of the Springfield City Council. However, referrals
have been sent to both the Eugene and Lane County Planning Directors as specified in SDC Section
7.050.

[ Vil PROCEDURAL REQUIREMENTS ]

Procedural requirements for: Metro Plan diagram amendments are described in SDC Article 7; Springfield
Zoning Map amendments are described SDC Article 12; and notice requirements are described in SDC
Article 14.

SDC Article 7 indicates that the City Council or a citizen can initiate Metro Plan diagram amendments.

These amendments of are reviewed under a “Type V" procedure and require public hearings before the
Planning Commission and the City Council. Type IV procedures are detailed in SDC Section 3.100.
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SDC Article 12 indicates that the Planning Director, Planning Commission, City Council or a citizen can
initiate Zoning Map amendments. These amendments are reviewed under a “Type V" procedure when
combined with a Metro Plan diagram amendment and require public hearings before the Planning
Commission and the City Council. Type IV procedures are detailed in SDC Section 3.100.

SDC Section 14.030(2) requires that legislative land use decisions be advertised in a newspaper of
general circulation, providing information about the legislative action and the time, place and location of
the hearing. In addition, notice is required to be mailed to all property owners and occupants within 300
feet of the subject site.

The applicant submitted applications that have similar criteria of approval. Where the applicant’s
submittal responds to a similar criterion is used in another application, staff will reference the location of
that response. Where the applicant’s submittal responds to a criterion that is not used in another
application, staff will address that response as such.

Procedural Requirement Conclusion and Findings:

Satre Associates, representing SC Springfield, LLC has initiated these applications. The Metro Plan
diagram is a Type IV review procedure and the quasi-judicial Zoning Map amendment has been raised
from a Type 1l review procedure to a Type IV review procedure for concurrent review.

“Notice of Proposed Amendment” was mailed to the Department of Land Conservation and Development
(DLCD) on February 8, 2007, alerting the agency of the City’s intent to amend the Metro Plan diagram
and Springfield Zoning Map. The notice was mailed more than 45 days in advance of the first evidentiary
hearing as required by ORS 197.610. Due to the applicant’s decision to change the originally proposed
LMI designation and zoning to CC for the home improvement center portion of the subject site, revised
documents reflecting these changes were mailed to DLCD on March 6, 2007.

Referral of the proposed Metro Plan amendment was sent to Eugene and Lane County on March 16,
2007 as specified in SDC Section 7.050.

Notice of the public hearings concerning these applications was mailed to property owners and residents
within 300 feet of the subject site on March 15, 2007. Notice of the public hearings concerning these
applications was published on March 16, 2007 in the Register Guard. These notices advertised both the
hearing before the Springfield Planning Commission on March 27, 2007 and the City Council on April 16,
2007 The content of the notices followed the direction given in SDC Section 14.030(2) for legislative
actions and the direction given in ORS 227.186.

Procedural requirements described in SDC Articles 7, 12 and 14 have been followed as well as notice
requirements established by DLCD for legislative applications.

VIil. DECISION CRITERIA AND FINDINGS

The Metro Plan diagram and Zoning Map amendments have been combined into one staff report for ease
of review. Both applications have criteria requiring consistency with State-wide Planning Goals and Metro
Plan policies. Rather than repeat these criteria for each application, they will be addressed only once and
then referenced where appropriate. Criteria that are different will be addressed separately; the end result
will be that all applicable criteria will have been addressed and findings prepared.

[ IX. METRO PLAN AMENDMENT CRITERA AND FINDINGS

Article 7 describes the criteria to be used in approving a Type Il Metro Plan amendment. SDC Section
7.070(3) states that “The following criteria shall be applied by the City Council in approving or
denying a Metro Plan amendment application: (a) The amendment must be consistent with the
relevant statewide planning goals adopted by the Land Conservation and Development
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Commission; and (b) Adoption of the amendment must not make the Metro Plan internally
inconsistent.”

SDC Section 7.070(3) “(a) The amendment must be consistent with the relevant statewide planning
goals adopted by the Land Conservation and Development Commission; and”

GOAL 1: CITIZEN INVOLVEMENT

“To develop a citizen involvement program that insures the opportunity for citizens to be involved
in all phases of the planning process.”
Applicant’s Submittal:

The City of Springfield has an acknowledged citizen involvement program and an acknowledged process
expressed in the Springfield Development Code for securing citizen input on all proposed zone map
amendments. It insures the opportunity for citizens to be involved in all phases of the planning process
and sets out requirements for such involvement. The amendments proposed do not amend the
acknowledged citizen involvement program. The process for adopting these amendments complies with
the requirements of the citizen involvement provisions.

The Metro Plan contains an acknowledged citizen involvement program satisfying Goal 1. The citizen
involvement program is in Metro Plan Chapter Ill, pp. Ill-K-1 to lll-K-4. The proposed amendment
complies with and does not affect or amend the citizen involvement element in the Metro Plan.

The Metro Plan diagram amendment is subject to the public notification and public hearing processes
provided for Type IV application procedures as stipulated in SDC 3.100(1) through (7), which, along with
the remainder of the Code and with State-wide Goals and state statutes, provide the provisions for citizen
involvement.

The City’s acknowledged program for citizen involvement, including public notice, public hearings at the
level of the planning commission and city council, notification of decision and notification of the right of
appeal, provides citizens the opportunity to review and make recommendations in written and oral
testimony on the proposed amendments to the Metro Plan Diagram and on the proposed zone map
amendment. These acknowledged citizen involvement provisions afford ample opportunity for citizen
involvement consistent with Goal 1.

For the reasons cited, including the Metro Plan’s and the City of Springfield’s acknowledged programs for
citizen involvement, the amendment is consistent with an/ s

Staff’'s Response:

Staff concurs with the applicant’s submittal. Goal 1 requires a citizen involvement program. The applicant
has described that program above and staff concurs with that discussion. Combined Metro Plan diagram
and Zoning Map amendments require an initial public hearing before the Planning Commission and a
legislative public hearing before the City Council. DLCD and neighborhood notice of these hearings,
including local jurisdiction referral was provided as described in Section VI. (Procedural Proceedings) of
this staff report.

In addition, the applicant held a neighborhood meeting on March 14, 2007. The applicant mailed notice of
this meeting to: all property owners within 300 feet of the subject site (the same notice area as mandated
to the City by the State); individuals on staff's interested persons list; and to affected public agencies.
Approximately 40 people attended.

Staff Finding:

These applications comply with Goal 1 because they are being reviewed under an acknowledged citizen
involvement program and public notice procedures were complied with.
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GOAL 2: LAND USE PLANNING

“To establish a land use planning process and policy framework as a basis for all decision and
actions related to use of land and to assure an adequate factual base for such decisions and
actions.”

Applicant’'s Submittal:

“Goal 2 requires that plans be coordinated with the plans of affected governmental units and that
opportunities be provided for review and comment by affected governmental units. In order to comply with
the Goal 2 coordination requirement, the City will be responsible for coordinating the adoption of this
amendment by providing notice to all affected governmental units and responding in its findings to the
legitimate concerns of affected governmental units. There are no Goal 2 Exceptions required.

The Eugene/Springfield Metro Area General Plan (Metro Plan), the Springfield Code, and the State-wide
Planning Goals and applicable state statutes and administrative regulations, provide policies and criteria
for the evaluation of plan amendments. Compliance with these measures assures an adequate factual
base for approval of the amendment. As discussed elsewhere in this document, the amendment is
consistent with the Metro Plan, the Springfield Code, and the State-wide Goals. Therefore, the
amendment is consistent with Goal 2.”

Staff’s Response:

Staff concurs with the applicant’s submittal. On August 23, 1982, DLCD acknowledged that the Metro
Plan and the all implementing measures were found to be in compliance with the State-wide Planning
Goals pursuant to ORS 197.245 and 197.250. This act established, for the Eugene-Springfield
metropolitan area and for Springfield in particular, a land use planning process and policy framework for
all decision and actions related to use of land and assurance for an actual factual base for such decisions
and actions. The Metro Plan has been amended several times since 1982. The SDC was adopted in
May 1986 and also has been amended several times. The SDC implements the policies and direction of
the Metro Plan.

In addition, the Metro Plan and the SDC contain guidelines and regulations 7or amendments, including
making a distinction between the “type” of Metro Plan amendment (either a “I” or a “II"), who may or must
participate as decision-makers (home city, regional impact), and how each level of amendment is
processed. These applications are being reviewed under a Type Il Metro Plan amendment procedure.
Notification of these applications has been sent to both Eugene and Lane County.

Furthermore, various adopted refinement plans and specific area plans, including TransPlan, provide
more detailed direction for planning under the umbrella of the Metro Plan. TransPlan guides regional
transportation system planning and development in the Eugene-Springfield area. TransPlan was last
amended in December 2001 with the goal of reducing vehicle miles traveled. Consistent with this goal,
the applicant is proposing to apply the Metro Plan “Nodal Development Area” land use designation to
the subject. This land use designation emphasizes “... a mix of diverse and compatible land uses
and public and private improvements designed to be pedestrian and transit oriented.” The subject
site is within TransPlan Potential Nodal Development Area 7C (See the response to Goal 12).

As the hearing process evolves from the Planning Commission to the City Council, the record of the
hearings will include all testimony and factual evidence intended to support the decision.

Finally, the SDC requires affirmative findings in support of the applicable criteria in order to approve these
applications. The application of the implementing zoning districts will be consistent with the Metro Plan
diagram and any applicable Metro Plan text. Citations of Metro Plan compliance are included in this
report under criterion SDC Section 7.070(3)X(b).




Staff Finding:

These applications comply with Goal 2 because the SDC requires consistency between the State-wide
Planning Goals, the acknowledged Metro Plan, adopted refinement plans and special area plans and
consistency with the local jurisdiction’s zoning.

GOAL 3: AGRICULTURAL LAND
“To preserve and maintain agricultural lands.”
Goal 3 defines "agricultural lands" by stating, in part, that they: “...do not include land within

acknowledged urban growth boundaries or land within acknowledged exceptions to Goals 3 or 4.”
Applicant’s Submittal:

“This goal applies to lands that are designated Agricultural. This amendment is for property located within
the city limits of Springfield and does not affect land designated for agricultural use. Therefore, Goal 3 is
not applicable or relevant to the amendment.”

Staff's Response:

Staff concurs with the applicant’s submittal. The subject site is located within the city limits on land
planned and zoned for urban use for over 30 years. The City does not have any agricultural zoning
districts, either within its city limits or within the urban growth boundary.

Staff Finding: P

Goal 3 does not apply to these applications because the subject site is within Springfield's city limits and
the City does not have any agricultural lands.

GOAL 4: FOREST LANDS

“To conserve forest lands by maintaining the forest land base and to protect the state's forest .
economy by making possible economically efficient forest practices that assure the continuous
growing and harvesting of forest tree species as the leading use on forest land consistent with
sound management of soil, air, water, and fish and wildlife resources and to provide for
recreational opportunities and agriculture.”

Applicant’s Submittal:

“This amendment is for property located within the city limits of Springfield and does not affect land
designated for forest use. Therefore, Goal 4 is not applicable or relevant to the amendment.”

Staff's Response:

Staff concurs with the applicant’s submittal. The subject site is located within an acknowledged urban
growth boundary. Goal 4 does not apply within urban growth boundaries.

Staff Finding:

Goal 4 does not apply to these applications because the subject site is within Springfield’s city limits and
the City does not have any forest lands.

GOAL 5: NATURAL RESOURCES, SCENIC AND HISTORIC AREAS, AND OPEN SPACES

“To protect natural resources and conserve scenic and historic areas and open spaces.”
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Applicant’s Submittal:

“Pursuant of Goal 5, the City of Springfield has adopted the following documents:
e Eugene-Springfield Metropolitan Area General Plan, revised 2004
e City of Springfield, Local and National Wetlands Inventory Map, December 2005
e City of Springfield Natural Resource Study, adopted, November 2005

Oregon Administrative Rule 660-023-0250 establishes the applicability of Goal 5 rules to Post
Acknowledgement Plan Amendments (PAPA), 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 5 resources. The rule states:

“(3) Local governments are not required to apply Goal 5 in consideration of a PAPA unless the PAPA
affects a Goal 5 resource. For purposes of this section, a PAPA would affect a Goal 5 resource only if:

(a) The PAPA creates or amends a resource list or a portion of an acknowledged plan or land use
regulation adopted in order to protect a significant Goal 5 resource or to address specific requirements of

Goal 5;

(b) The PAPA allows new uses that could be conflicting uses with a particular significant Goal 5 resource
site on an acknowledged resource list; or

(c) The PAPA amends an acknowledged UGB and factual information is submitted demonstrating that a
resource site, or the impact areas of such a site, is included in the amended UGB area.”

The following discussion will demonstrate that the proposed PAPA does not raise any issues that would
require the City of Springfield to apply Goal 5.

Firstly addressing OAR 660-023-250(a): The changes sought by this application do not create or amend a
resource list or any portion of an acknowledged plan or land use regulation adopted in order to protect a
significant Goal 5 resource on the subject site.

Secondly addressing OAR 660-023-250(b): The changes sought by this application will not allow new
uses that could conflict with a significant Goal 5 resource site. There are no significant Goal 5 resources
on the site itself. None of the various studies, inventories, refinement plans, and facilities plans list this
specific site as a significant resource, apply a Goal 5 resource overiay, or otherwise regulate or limit the
redevelopment of this site as a Goal 5 resource.

There is drainage ditch on the site that was inventoried and listed (M32) by the City of Springfield Natural
Resource Study. It was classified as a Low Quality Wetland and did not meet the significance criteria of
the Oregon Freshwater Wetland Assessment Methodology. The closest Goal 5 resource identified by the
City of Springfield Natural Resource Study is the Irving Slough located approximately 550 feet to the east.
It is listed as both a High Quality Riparian Resource Site (S20 and S21) and a Moderate Quality Wetland
(M16b and M16¢c). However, the resource impact area, defined by the study, does not reach the subject
site. Therefore, the uses allowed by the proposed PAPA will not conflict with a Goal 5 resource.

Lastly addressing OAR 660-023-250(c): The changes sought by this application do not amend the
acknowledged City of Springfield Urban Growth Boundary. Therefore, with regard to this criterion, the City
is not required to apply Goal 5.

Oregon Administrative Rule 660-023-0250 “Applicability” stipulates that local governments are required to
apply Goal 5 when considering a Post Acknowledgment Plan Amendment if the amendment affects a
Goal 5 resource. For the purposes of that rule, the section lists three circumstances (OAR 660-023-
0250(3)(a), (b), and (c) quoted above) under which, and only under which, a Post Acknowledgment Plan
Amendment would affect a Goal 5 resource. As evidenced above, none of the three circumstances are
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raised by the proposed amendment, and therefore the amendment will not affect a Goal 5 resource. The
City is not required to apply Goal 5 when considering the proposal. The City of Springfield can find that
the action requested by this application is consistent with State-wide Planning Goal 5.”

Staff's Response:

Staff concurs with the applicant's submittal. Goal 5 protection begins with an acknowledged inventory of
Goal 5 resources and then proceeds through an economic, social, environmental and energy analysis to
determine whether the resource should be protected from conflicting uses; limit conflicting uses; or allow
conflicting uses fully (OAR 660-016-0010). The City has an acknowledged historic structures inventory, a
local wetland inventory and recently adopted a natural resources inventory that considered uplands,
wildlife habitat and riparian corridors. The subject site has been planned and zoned for intensive urban
development and use prior to Metro Plan acknowledgement in 1982 (see Section Il of this staff report,
Property Description/Land Use History). The Department of State Lands and the Army Corps of
Engineers have determined that the existing drainage ditch did not fall under either agency's jurisdiction
during the review Home Depot applications in 2001, but that determination has expired. For the record,
the existing drainage ditch and any potential wetland and/or riparian issues on other portions of the
subject site must be addressed during the Master Plan application process (a condition of approval of
these applications).

Staff Finding:

As conditioned, these applications comply with Goal 5 because it has been demonstrated that there are
no inventoried resources on the subject site. However, the applicant shall obtain documentation stating
that the existing drainage ditch is not a regulated wetland and confirm if there are any other wetland areas
on the subject site.

Condition of Approval #1

The submittal and approval of a Master Plan application prior to any development on the subject site.

iNote: The applicant has stated the property owner’s intent to submit a Master Plan application. Rather
than require a separate Memorandum of Understanding or similar document at this time, staff is
highlighting potential development issues as part of these applications that must be addressed during the
Master Plan approval process. The Metro Plan diagram and Zoning Map amendment applications are
concurrent. SDC Section 12.040 gives the City authority to add conditions “...as may be reasonably
necessary in order to allow the Zoning Map amendment to be granted.” The Master Plan application
process will require a public hearing and approval by the Planning Commission. This note applies to all of
the additional conditions of approval.

Condition of Approval #2

Submittal of documentation from the Department of State Lands and/or the Army Corps of Engineers with
the Master Plan application demonstrating the existing drainage ditch is not a regulated watercourse/
wetland, and if necessary, submittal of a wetland delineation for other wetlands that may be on the
subject site.

GOAL 6: AIR, WATER AND LAND RESOURCES QUALITY OAR 660-015-0000(6)
“To maintain and improve the quality of the air, water and land resources of the state.”

Applicant’s Submittal:

“Nothing in the proposal or the character of the site or potential uses indicates a future development that
would compromise air, water and land resources. Future development of the site will be in conformance
with local, state and federal law including aspects of the Springfield Code. As indicated in findings
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regarding Goal 11, incorporated herein by reference, options for accessing or providing the necessary
urban services are available. Therefore, the amendment is consistent with Goal 6.

Goal 6 requires all waste and process discharges from-existing and future development to be consistent
with applicable state for federal environmental quality statutes. Specifically, it requires local governments
to establish that there is a reasonable expectation that a proposed use will be in compliance with the
applicable state and federal environmental quality standards (Friends of the Applegate v. Josephine
County, 44 Or LUBA).

There are three federal environmental quality acts relevant to State-wide Planning Goal 6: Clean Water,
Clean Air, and the Resource Conservation and Recovery Acts’. These acts are enforced by the
Environmental Protection Agency (EPA) to maintain air, water, and land resource quality.

The EPA delegates authority to Oregon Department of Environmental Quality (DEQ) to enforce federal
erivironmental statutes in the State of Oregon (i.e. Clean Air Act, Clean Water Act, and Resource
Conservation and Recovery Act). The DEQ administers the federal statutes (acts) through the Oregon
Administrative Rules (OAR), Oregon Revised Statutes (ORS), and Department programs.

The OARs regulate noise control, groundwater quality protection, solid waste, hazardous waste
management, ambient air quality standards, and transportation conformity. The ORSs provide procedures
for compliance with sewage treatment and disposal systems, solid waste management, reuse and
recycling, hazardous waste and hazardous materials, noise control, and air and water quality standards.
At the local level, the Eugene-Springfield Metropolitan Area General Plan (Metro Plan) contains policies
related to Goal 6 that maintain air, water and land resource quality in the metropolitan area and are as
follows:

C.25 Springfield, Lane County, and Eugene shall consider downstream impacts when planning for
urbanization, flood control, urban storm runoff, recreation, and water quality along the Willamette and
McKenzie Rivers.

C.26 Local governments shall continue to monitor, to plan for, and to enforce applicable air and water
quality standards and shall cooperate in meeting applicable federal, state, and local air and water quality
standards.

C.27 Local governments shall continue to cooperate in developing and implementing programs necessary
to meet air quality standards. This effort should include but not be limited to:

a. Review of all major public capital expenditure projects for potential air quality
impacts.

b. Integration of air quality concemns into the comprehensive land use plan.

c. Active participation in developing and implementing additional controls, as needed.

Supplemental to the Metro Plan is the Central Lane Metropolitan Planning Organization Regional
Transportation Plan (RTP). This plan is the federal Regional Transportation Plan for the Eugene-
Springfield metropolitan area. A plan as such, must comply with the federal Transportation Equity Act for
the 21* Century (TEA 21), National Ambient Air Quality Standards, and the State of Oregon
Transportation Planning Rule (TPR). Additionally the RTP must demonstrate consideration for system
preservation and efficiency, energy conservation, and congestion relief.

! The Clean Water Act establishes the basic regulatory structure for regulating discharges of pollutants in the waters
of the United States. The Clean Water Act is implemented through industry standards and requirements. The Clean
Air Act regulates air emissions from area, stationary, and mobile sources. This Act sets maximum pollutant
standards and directs states to develop state implementation plans (sips) applicable to appropriate industrial sources.
Finally, the Resource Conservation and Recovery Act controls hazardous waste from the “cradle-to-grave”, which
includes the generation, transportation, treatment, storage, and disposal of hazardous waste. This act also sets forth a
framework for the management of non-hazardous wastes.
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The proposed Post Acknowledgement Plan Amendment (PAPA) does not amend any of the Regional
Transportation Plan goals, objectives, or policies. Future land use planning applications (Conditional Use
Permit and Site Plan) will conform to federal, state, and local regulations related to State-wide Planning
Goal 6. Further, when land use approvals are procured, at that time the applicant will obtain the relevant
air quality permits from the Lane Regional Air Protection Agency (LRAPA). Specifically, the applicant will
obtain Air Contaminant Discharge Permits as needed and Indirect Source Construction Permits for the
proposed parking facilities.

In the Eugene-Springfield metropolitan area, Lane County, Lane Council of Governments (Metropolitan
Planning Organization), Lane Regional Air Pollution Agency, and the City of Eugene maintain compliance
with DEQ regulations by the following:

o’ lane County provides residents with waste management services through a network of disposal
sites. The County’s waste reduction and recycling programs are managed to conserve resources and
prevent waste.

e The Lane Council of Governments provides wastewater and stormwater systems, ground and surface
water, drinking water source assessment, watershed assessment studies and planning and protection
for the Eugene-Springfield Metropolitan Area. Additionally, the Lane Regional Air Pollution Agency
regulates regional air quality in Lane County through regulations, programs and permits for residents
and businesses.

e The City of Springfield Public Works Department maintains water quality in the city through
metropolitan sewage stormwater treatment systems that are required to operate under specific
guidelines set forth by the DEQ. The City of Springfield also has design standards for wastewater and
stormwater collection systems in the City of Springfield Public Works, Standard Construction
Specifications and the Engineering Design Standards & Procedures. The City of Springfield’s
Development Code has three articles relevant to Goal 6 that provide resource protection: Article 17 -
DWP Drinking Water Protection Overlay District, Article 27 — FP Floodplain Overlay District, Article 32

.=~ Public and Private Improvementas.

The proposed PAPA does not amend any of the Goal 6 related policies of the Metro Plan or the Regional
Transportation Plan nor amend any regulations implementing those policies. As demonstrated in
responses regarding Goal 11, incorporated herein by reference, these urban services are available.

Because the proposed PAPA does not authorize any specific development at this time, there can be no
direct impact to air, water, or land resource quality. When development occurs on the subject site, all
development will comply with all applicable local, state, and federal regulations that protect air, water and
land resources. As indicated in findings regarding Goal 11, incorporated herein by reference, options for
accessing or providing the necessary urban services are available. Therefore the proposed amendments
are consistent with Goal 6.

In addition to the preceding facts, the evidence supports a reasonable expectation that future
development resulting from the proposed PAPA will be consistent with Goal 6 requirements. Therefore,
the City of Springfield can reasonably expect that future development under the proposed PAPA will
comply with applicable state and federal environmental quality standards. The proposed PAPA is
consistent with Goal 6.

Staff's Response:

Staff concurs with the applicant’s submittal. The purpose of Goal 6 is to improve and maintain the quality
of the air, water and land resources of the state.
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The subject site is located within Potential Nodal Area 7C as shown on the on the Potential Nodal
Development Area Map in TransPlan. The proposed development will implement mixed-use and nodal
development standards intended to reduce automobile trip frequency and duration both on-site (between
the proposed community commercial services in the south and the proposed medium density residential
areas in the north of the subject site) and off-site (between the existing nearby residential development
and existing industrial uses, to the east and south of the subject site). The proposed development will
also allow higher density, transit supportive development that also provides opportunities for bicycle or
pedestrian trips both internally and externally. For these reasons the proposed development will help
maintain the air resources of the state and will not alter the environmental protections provided by the
Metro Plan for airborne discharges.

The proposed MUC portion of the development will require compliance with mixed use design standards
specified in SDC Article 40. The proposed MDR portion of the development area will require compliance
with design standards for Multi-Family development (apartments) and for Cluster Development (single-
family housing) in SDC Article 16. These design standards foster pedestrian safety and infill development.

Site drainage issues will be addressed during the Master Plan, Site Plan Review and Subdivision
application review processes and thus will be subject to the development permitting and approval process
of the SDC; various building safety codes and the Public Works Design Manual for on-site storm water
management; and other applicable state and federal regulations.

Finally, the City has an adopted drinking water protection plan and overlay zone requiring observance of
certain development standards and prohibitions of specific chemicals and chemical storage. The subject
site must comply with the Drinking Water Protection Overlay District standards, regardiess of plan
designation or zoning. The “Pierce” wellhead protection area is proposed but has the same standing as if
a well was already in place. The City’s adopted wellhead protection map shows the proposed wellhead
on the Willamalane Park and Recreation District property outside of the subject site, north of the EWEB
Bike Path. Site specific drinking water protection issues are addressed during the application review
process (SDC Articles 17 Drinking Water Protection Overlay District and Article 31 Site Plan Review).
These regulations especially apply to the proposed home improvement center.

Staff Finding: "

As conditioned, these applications comply with Goal 6 because the PAPA impiements the Nodal
Development Area Metro Plan designation and thereby TransPlan Potential Nodal Area 7C, and there are
regulations currently in place concerning stormwater management and protecting the City's drinking water
supply, 95 percent of which is from groundwater.

Condition of Approval #3:

Submittal of a Master Plan application that incorporates the relocation of the existing drainage ditch and
conversion to a major water feature that will be an integral part of the proposed development area. The
construction of the entire water feature must be completed as part of the Phase 1 development.*

* The applicant has stated that Phase 1 will include the home improvement center. This means that this
and all other conditions referencing “Phase 1” must be incorporated into proposed Master Pian Phase 1
development.

Condition of Approval #4

Submittal of a Master Plan application that addresses compliance with the Drinking Water Overlay District
standards in SDC Article 17 and how these regulations will be applied for each proposed phase.

GOAL 7: AREAS SUBJECT TO NATURAL HAZARDS

“To protect people and property from natural hazards.”
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Applicant’s Submittal:

“Goal 7 requires that development subject to damage or that could result in loss of life not be planned or
located in known areas of natural hazards and disasters without appropriate safeguards. The goal also
requires that plans be based on an inventory of known areas of natural disaster hazards (floods,
landslides, earthquakes, wildfires and other related hazards). The Multi-Hazard Mitigation Plan for the
Eugene/Springfield Metropolitan Area (Metro Hazard Plan) that was adopted by the City of Springfield is a
non-regulatory plan but provides an inventory of known hazards.

The Metro Hazard Plan does not identify any known hazards within the area of the subject site.
Additionally, the subject site is outside of the 100 year and 500 year flood plains (Exhibit 7). There are no
adopted or non-adopted maps that identify the subject site to be within a know hazards area. The
proposed amendments do not affect any additional geographic area than the subject site, nor is any
specific development proposed at this time. In due time, future development of the subject site will include
a full analysis of hazard risk and mitigate the risk through appropriate construction. As such this
amendment is in compliance with Goal 7"

Staff's Response:

Staff concurs with the applicant’s submittal. Goal 7 is intended to minimize the risk of hazards to human
health and the risk of loss of human life. Goal 7 also intends to minimize costs associated with
redeveloping after a natural disaster by restricting development in areas that are prone to natural
disasters and hazards. Two primary areas of concern involve development in the flood plain and on
steep slopes. The subject site is flat and is not located within a floodway.

Staff Finding:

These applications comply with Goal 7 because it has been demonstrated that the subject site is not
located within an inventoried hazard area.

GOAL 8: RECREATIONAL NEEDS

“To satisfy the recreational needs of the citizens of the state and visitors and, where appropriate,
to provide for the siting of necessary recreational facilities including destination resorts.”

Applicant’s Submittal:

“Regarding recreation, State-wide Planning Goal 8 states, ‘The requirements for meeting such needs,
now and in the future, shall be planned for by governmental agencies having responsibility for recreation
area, facilities and opportunities:

1. In coordination with private enterprise,

2. In appropriate proportions; and

3. In such quantity, quality and locations as is consistent with the availability of the resources to
meet such requirements.’

Pursuant to Goal 8 requirements, the City of Springfield and other local jurisdictions have developed the
following relevant plan documents:

Eugene-Springfield Metropolitan Area General Plan (Metro Plan), Revised 2004
Rivers to Ridges, Metropolitan Regional Parks and Open Space Study, 2003
Lane County Parks Master Plan, 1980

Willamalane 20-year Park and Recreation Comprehensive Plan, 2004
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The proposed Metro Plan Land Use Diagram amendment will not change the status of any recreation
area, facility or opportunity that has been inventoried and designated by the Metro Plan or any other
relevant facility plans regarding recreational needs. None of the various studies, inventories, and facilities
plans have designated the subject site for parks and open space in an adopted inventory, declared it a
significant resource, or slated this privately owned property for acquisition.

The Willamalane Park and Recreation District, responsible for parks and recreation planning in the City of
Springfield, has developed the Willamalane 20-year Parks and Recreation Comprehensive Plan. The
City of Springfield has adopted this plan as a refinement of the Metro Plan. The plan proposes a 5.5 acre
community park on two undeveloped parcels north of the subject site, between Briggs Middle School and
the EWEB utility easement (bike path), and owned by the Willamalane Parks and Recreation District.

The Willamalane comprehensive plan refers to these parcels as ‘the Pierce property,” donated in 1993
and elsewhere identified with adjacent parcels as the ‘Yolanda/Briggs/Pierce School Park.” The plan
observes that “there are opportunities to work with the School District and EWEB on future improvements
to the Pierce property as a neighborhood park and a wayside for the EWEB Bike Path’ (pg A-46-7).

The Willamalane 20-year Parks and Recreation Comprehensive Plan, ‘Table 1: Neighborhood Parks’ lists
action items for neighborhood parks. Action 1.4 suggests, ‘Investigate expansion of the park onto the

vacant land to the south,’ the subject site. However, such investigations, if they have been pursued, have

led to no further defined action or policy. Action 1.5 suggests, ‘pursue opportunities to improve the EWEB
bicycle path and develop park facilities on adjacent land to help meet neighborhood park needs...). The
Preliminary Plan lllustration for the subject site includes several pedestrian and bicycle connections to the
EWEB path and the proposed parks to the north. The subject site itself will include extensive public open
spaces. As a commenting agency, the Willamalane Parks and Recreation District will have, through the
Preliminary Plan Illustration and site plan review processes, the opportunity to coordinate plans with e
future development.

Rivers to Ridges, Metropolitan Regional Parks and Open Space Study does not identify the subject site
as a resource. The study maps the EWEB bicycle path that borders the northern boundary of the subject
site as an element of the area’s ‘Major Public Parks and Open Space.” However, this bicycle path is
outside the boundaries of the subject site.

No part of the subject site is designated by the Metro Plan as Parks and Open Space. The Willamalane
20-year Park and Recreation Comprehensive Plan does not identify the subject site as an ‘existing park
and recreation resource . No acknowledged plan declares it a significant resource or slates this privately
owned property for acquisition. Therefore, the proposed PAPA is consistent with State-wide Planning
Goal 8.

Staff’'s Response:

Staff generally concurs with the applicant’s submittal. Willamalane Parks and Recreation District is the
local agency responsible for park planning within Springfield’s city limits and Urban Growth Boundary.
Willamalane's Comprehensive Plan (WCP) was adopted by the City as the acknowledged Goal 8
comprehensive planning element on November 14, 2004. There are no existing or proposed parks within
the boundary of the subject site. However, as the applicant has stated above, the WCP shows a future
neighborhood park, north of the EWEB bicycle path.

Chapter 4 of the WCO contains strategies and actions for parks and open space.

A3. under Parks and Open Space states: “Work with the City to encourage the private provision of
quality parks, urban plazas, trails, linear parks, rooftop open space, and other amenities in private
developments, where consistent with the goals and standards of this Plan.” (P. 23)

On the Preliminary Plan lllustration, the applicant shows a proposed private park that will serve the

residents of this development. Off-street pedestrian walkways are also shown along the proposed water
feature that will cross the subject site from east to west.
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The applicant states: “None of the various studies, inventories, and facilities plans have designated the
subject site for parks and open space in an adopted inventory, declared it a significant resource, or slated
this privately owned property for acquisition.” [and] “No acknowledged plan declares it a significant
resource or slates this privately owned property for acquisition.”

The applicant also states: “The plan proposes a 5.5 acre community park on two undeveloped parcels
north of the subject site, between Briggs Middle School and the EWEB utility easement (bike path), and
owned by the Willamalane Parks and Recreation District. The Willamalane comprehensive plan refers to
these parcels as ‘the Pierce property,” donated in 1993 and elsewhere identified with adjacent parcels as
the ‘Yolanda/Briggs/Pierce School Park.” The plan observes that “there are opportunities to work with the
School District and EWEB on future improvements to the Pierce property as a neighborhood park and a
wayside for the EWEB Bike Path”

Staff would like to clarify the applicant’s statements above by citing the following sections of the WCP.

A20. under Neighborhood Parks states: “Develop partnerships with public agencies, developers, and
property owners to help meet neighborhood park needs in served, as well as unserved areas.”
(P.29)

Table 1: Neighborhood Parks lists:

“Project 1.3 Yolanda/Briggs/Pierce School Park — Work with SD 19 to develop and develop a
school/park master plan for the Pierce property and adjacent Briggs and Yolanda school grounds
that provides for coordinated development and optimizes outdoor recreational facilities.” (P.40)

“Project 1.4 Pierce property Expansion — Investigate expansion of the park onto the vacant land to
the south.” (P.40)

During the approval process for these applications, staff is requesting that the applicant begin a dialogue
by discussing the proposed development with representatives from Willamalane and whether there can
be coordination to achieve park development north of the subject property in conjunction with Marcola
Meadows development.

In addition, when Marcola Meadows residential and Willamalane park development occurs, residents will
need to cross the EWEB facility to utilize the park/recreation facilities. The EWEB right-of-way is
approximately 60 feet-wide and the existing bike/pedestrian path, within that right-of-way is approximately
10 feet-wide. The Preliminary Plan lllustration shows pedestrian connections from the subject site to the
bike/pedestrian path. As part of the Master Plan and other required land use applications, the applicant
will be required to obtain the necessary easements from EWEB to allow residents of the proposed
development to cross their facility.

These applications can be conditioned to fully comply with Goal 8.

Staff Finding:

As conditioned, these applications comply with Goal 8 because in addition to private on-site open space,
there are nearby park facilities that can serve future residential development.

Condition of Approval #5:

Submittal of a Master Plan application that addresses the relationship of the proposed development to
Willamalane’s future park on the north side of the EWEB Bike Path and an explanation of any
coordination efforts with Willamalane concerning the timing and development of the future park.
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Condition of Approval #6

Submittal of a Master Plan application that addresses coordination with EWEB to determine if any
easements are required in order to cross the EWEB Bike Path to access the future park.

GOAL 9: ECONOMIC DEVELOPMENT |

“To provide adequate opportunities throughout the state for a variety of economic activities vital
to the health, welfare, and prosperity of Oregon’s citizens.”

Note: These applications were submitted to the City on September 29, 2006. The applicant is using

existing, adopted land inventories and supplemental land use information to make the case for Goal 9
and related Goals (10) and (12).

Applicant’s Submittal

&“

‘Response:
Statewide Planning Goal 9 — Economy of the State, requires communities to inventory, plan, and zone

enough commercial and industrial land to support the diversification and improvement of the economy.
Pursuant to this, the City of Springfield has adopted the following documents:

Eugene-Springfield Metropolitan Area General Plan (Metro Plan), Revised 2004
Springfield Commercial Lands Study, February 2000

Metropolitan Industrial Lands Special Study:

Metropolitan Industrial Lands Inventory Report, July 1983

Metropolitan Industrial Lands Policy Report, July 1993

Also relevant to this discussion are studies regarding other statewide planning goals. These other
documents include:

Springfield Natural Resource Study Report, October 2005
Eugene-Springfield Residential Lands Study, 1999

The Metropolitan Industrial Lands Special Study (MILSS) commenced in 1989 and produced two
documents, the Metropolitan Industrial Lands Inventory Report (MILIR) and the Metropolitan Industrial
Lands Policy Report (MILPR). In 1995, the Springfield Commercial Lands Study (SCLS) was initiated.
The City of Springfield adopted the study in 2000 and the Oregon Department of Land Conservation and
Development (DLCD) acknowledged the SCLS as a periodic review task. The study looked only at lands
within Springfield’s urban growth boundary and did not make changes to either the Metro Plan or the
Springfield Development Code. However, as an area specific periodic review task, it updates the
“Economic Element” of the Metro Plan and includes findings, policies and implementation strategies
regarding the supply of commercial lands.

Because the proposed amendment would shift land from Industrial to Commercial and Residential, the
two additional documents listed above are relevant. Findings of the Eugene-Springfield Residential Lands
Study were incorporated into the Metro Plan along with other periodic review amendments in the 2004
Update. The Springfield Natural Resource Study Report (SNRS) updated inventories of Residential,
Commercial, and Industrial lands, and was acknowledged by the DLCD in December 2006.

Oregon Administrative Rule (OAR) 660-009-000 et seq. (Division 9) establishes the applicability of Goal 9
rules to Post Acknowledgement Plan Amendments (PAPA), 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 and states:
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‘Notwithstanding paragraph(2),[660-009-0010(2)], a jurisdiction which changes its plan designations of
lands in excess of two acres to or from commercial or industrial use, pursuant to OAR 660-Division 18 (a
post acknowledgement plan amendment), must address all applicable planning requirements; and:

(a) Demonstrate that the proposed amendment is consistent with the parts of its acknowledged
comprehensive plan which address the requirements of this division; or

(b) Amend its comprehensive plan to explain the proposed amendment, pursuant to OAR 660-
009-0015 through 660-009-0025; or

(c) Adopt a combination of the above, consistent with the requirements of this division.’

The plan designation changes anticipated by the proposed PAPA will remove 56.0 acres of Campus
Industrial designation. In its stead, the supply of land with Commercial designation will increase 37.0
acres and the remaining 19.0 acres will receive a Medium Density Residential designation. Additionally,
286.0 acres of the Commercial land will also have a Nodal Development Area overlay designation. [See
Attachment 2]. The following facts will demonstrate that the proposed amendment is consistent with the
most recent economic opportunities analysis and with the sections of the acknowledged Metro Plan which
address the requirements of Division 9.

The Metropolitan Industrial Lands Inventory Report (MILPR) estimated that the industrial land supply at
the beginning of the planning period (study year) was about 3,600 acres within the Metro UGB. The
Campus Industrial® share of all vacant unconstrained industrial land was 27% (derived from Table 5 of the
MILIR, p. 47). About 709 acres of the Metropolitan study year industrial land supply was within the
Springfield portion of the UGB (MILPR, Table 5, p. 47). The MILPR does not estimate démand within the
Springfield UGB alone, nor does it segregate the estimated demand for Campus Industrial land in the
Metro area. The subject site was included in the list of short-term sites for new industry (MILPR, p. 20
and p. 45, Subregion 7, Site 5). The study further estimated that the projected 20-year demand for
industrial land for the Metro UGB would be between 650 and 1,172 acres, one-fifth to one-third of the
supply (MILPR, p. 7). In response to this study, the Metro Plan was amended deleting a finding that the
supply was not adequate to meet the projected growth in the commercial and light manufacturing
segments of the economy (MILPR, p. 11).

The MiLPR reported that in the study year there were 255 acres of the Campus Industrial fand in the
Springfield UGB. Unfortunately, there are no estimates of the depletion of Campus Industrial land in the
adopted and acknowledged studies. If we apply the same 23% and 42% low and high depletion rates
seen in the overall Industrial supply, we derive a range of 148 to 196 acres of Cl land in Springfield at the
end of the planning period.

The 2004 Metro Plan update estimated the supply of Medium Density Residential land in the study year
to be 828 acres, and projected the consumption of 589 acres during the planning period, leaving a plan
year (2015) inventory of 239 acres. The Springfield Commercial Lands Study (SCLS) updated plan year
estimates of Springfield’s Commercial land inventory (within the UGB). It projected a significant deficit of
buildable land by 2015 if the historic rate of consumption continued.

The inventories of all three general categories of land were studied by the Springfield Natural Resource
Study Report to gauge the impact of setting aside Goal 5 lands within the Springfield UGB. The 2005
study modified earlier inventory estimates by including plan amendments approved since the original
studies and considering the maximum possible impact of Goal 5 protection measures. These modified
estimates are the basis of Tables 2, 9, 10, 11, and 12. The exception is the inventory of Medium Density
Residential land which was not reported separately by the SNRS. These tables analyze the impact of the
proposed PAPA on the adopted and acknowledged inventories of lands. The estimates most specific.to
the situation are used.

? The MILSS uses the term “Special Light” which has since been changed to “Campus Industrial.” In this report we
will use the later term “Campus Industrial”.
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Table 2: Proposed Impact on Projected Plan Year Land Inventories

Acres
General Use UBG Plan Yr | Inventory PAPA A Total A%  Source
Med. Density Res. Metro 2015 239 19 258 8% Metro Plan
Commercial Springfield 2015 -172 37 -135] 22% SNRS
Industrial (high est.) Metro 2010 2,122 -56  2,066f -3% SNRS
Industrial (low est.) Metro 2010. 1,600 -56 1,544 -4% SNRS

All three categories of land are important. Equilibrium between them is mutually beneficial and essential
to the overall economic and social health of the community. The table above shows that the proposed
PAPA has a relatively insignificant affect on the supply of Industrial land. The proportion of gain for MDR
land is twice the loss of industrial land, and the projected deficit of Commercial land is reduced 22%.

Deciding to reduce the supply of Cl land is not an easy choice, a matter of robbing Peter to pay Paul.
Nonetheless, if we posit that providing land for the industrial sector is essential to our economy, we must
also acknowledge that manufacturers considering new sites will consider only areas that provide the
commercial support they require. They also look closely at housing costs for their employees and
managers. There is synergy between Residential, Industrial and Commercial land uses and a balance
should be maintained. Policies in the Metro Plan, weighed carefully, support the proposed PAPA.
COMPREHENSIVE PLAN POLICIES

The Metro Plan has the following policies directly relevant to the proposed PAPA:

Economic Element Policy #B.6

‘Increase the amount of undeveloped land zoned for light industrial and commercial uses
correlating the effective supply in terms of suitability and availability with the projections of
demand.’

Economic Element Policy #B.12

‘Discourage future Metro 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.’

Clearly, these two policies often will be in conflict. With a limited supply of urbanizable land, increasing
the amount of undeveloped commercial land will frequently be at the expense of the inventory of industrial
land. The Metro Plan addresses the issue of conflict between policies:

‘The respective jurisdictions recognize that there are apparent conflicts and inconsistencies
between and among some goals and policies. When making decisions based on the Metro Plan,
not all of the goals and policies can be met to the same degree in every instance. Use of the Metro
Plan requires a balancing of its various components on a case-by-case basis, as well as a
selection of those goals, objectives, and policies most pertinent to the issue at hand.’

The Springfield Commercial Lands Study, the most recent economic opportunities analysis regarding land
supply, contains the following key policies:

‘Policy 1-A: Maintain a mixed supply of large and small commercial sites through strategies such
as rezoning or annexation to serve Springfield’s future population.’

‘Policy 1-B: Ensure that an adequate amount of commercial land is designated in the undeveloped
identified nodes such as Jasper/Natron and McKenzie/Gateway, to accommodate a portion of the
demand for commercial acreage, and to implement the policies and objectives of the TransPlan.’

‘Policy 1-C: Maintain at least a five-year supply of commercial land within the Urban Growth

Boundary (UGB) that is currently served or readily serviceable with a range of urban public
facilities and services.’

6-28



‘Policy 3-A: Redesignate and rezone portions of industrial land or residential land within identified
Employment Center, Neighborhood Center, or Commercial Center nodes to Mixed-Use
Commercial to achieve the objectives of TransPlan, Transportation Planning Rule 12, and to
incorporate higher intensity development in conjunction with residential and employment
opportunities.’

CONVERSION TO COMMERCIAL DESIGNATIONS

A projection of a Commercial land inventory deficit within the planning period is unacceptable under the
rules of Statewide Planning Goal 9. The necessity of replenishing the inventory is not debatable.
Nonetheless, the issue of trading Industrial land, in this case Campus Industrial, for Commercial land
needs to be examined carefully. Because meeting all land use policies perfectly and completely is
impossible, their priority must be considered. Metro Plan Economic Element “Policy #B.6” is imperative
and provides clearer guidance than “Policy #B.12,"” which merely discourages. The policies of the
Springfield Commercial Lands Study, particularly “Policy 3-A,” clearly trump “Policy #B.12” when
considering the proposed PAPA. The proposed PAPA places the Nodal Development Area overlay
designation on most of the site, addressing “Policy 1-B,” and “Policy 3-A.”

The Land Conservation and Development Commission (LCDC) recently reported to the Governor on the
conversion of industrial land to non industrial land. The report was concerned with maintaining an
adequate local supply of industrial land and preventing conversions of prime industrial land to non-
industrial uses. Their report was titled “Promoting Prosperity: Protecting Prime Industrial Land for Job
Growth.” It made the following observation:

‘The issue of conversion of industrial lands is linked directly to the goal of providing an adequate
supply of industrial and other employment land for a variety of economic activities. Untimely or
undesirable conversion of industrial lands, particularly conversion of strategic sites with unique
market features, can interfere with accomplishing the goal of providing adequate land
development opportunities for economic growth and job creation.’ (p.11)

‘The GMELS’ [Greater Metropolitan Employment Lands Study] Phase 1 findings reinforce the
committee’s assertion that traditional industrial areas, inciuding those featuring heavy
manufacturing, warehouse/distribution, industrial service and waste management activities
should be protected from encroachment by incompatible non-industrial uses by placing these
areas in so-called industrial sanctuaries.’ (p. 19)

However, the report also observed,

‘To better understand the concept of ‘employment lands,’ the committee examined the Phase |
findings of the Greater Metropolitan Employment Lands Study (GMELS). The study is based on an
assessment of the need for a broad category of employment lands within the greater Portland
metropolitan region. Committee members concurred with a major finding of GMELS that the line
between industrial and non-industrial use is becoming increasingly blurred in the new economy
because many traded-sector and industrial activities are now carried out in office and tech-flex
settings. The latter type of industrial uses is perfectly compatible with other employment activities
and, thus, can be accommodated in mixed-use zoning districts that include retail, office,
institutional and/or light industrial and even residential uses.’ (p. 18)

‘New and emerging industrial uses: These are high-tech, biotech, some manufacturing and
research and development and are often located in office and tech-flex settings. They are most
productive when adjacent to similar companies and their non-industrial suppliers, lenders and
support systems. Suitable locations for these activities include many mixed-use zones, as long as
their scale, design and operational characteristics are compatible with surrounding uses.’ (p. 20)

Although the conversion of Cl land to other designations may seem to have a negative effect on the
potential for economic development, the net effect is very positive when considering the benefits of
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adding to the extremely scarce supply of commercial land. As the DLCD report to the Governor points
out, high-tech research and development firms are most productive when non-industrial suppliers and
supporting services are available to them. Additionally, Commercial land is suitable for many high-wage,
economic export employers. New and growing sectors:-of the economy blur the line between commercial
and industrial land use.

SITE SPECIFIC ISSUES

The Campus Industrial portion of the site has been reserved as development ready land since 1995. It
was designated as Special Light Industrial (the precursor of Campus Industrial) for years before that.
Despite the dwindling supply of Cl land, not one industrial development has been proposed for it. The
reasons it has not yet been developed are complex. However, the site is not ideal with regard to the
qualities that the CI designation is intended to foster and preserve. To attract the desired industries, the
zone imposes performance standards to reduce conflicts with adjacent zoning districts and negative
impacts between sites within the Cl district itself. From the Metro Plan, ‘The activities of such firms are
enclosed within attractive exteriors and have minimal environmental impacts, such as noise,
pollution, and vibration, on other users and on surrounding areas.’

However, the site and surrounding areas are already subject to some of these impacts, which may
partially explain why the site has not yet been developed with Cl uses. The City’s pre-application report
lists ‘air pollutants from surrounding heavy industrial uses, overhead electrical lines and nearby
rail lines which cause problems for certain types of high technological industries. Several high
tech firms had considered the Pierce Property for a potential location, and all found it unsuitable
because of these problems.’

Lane Metro Partnership confirms this information. The agency provides economic developmant and
business information for Eugene, Springfield and Lane County, and maintains a computerized inventory
of vacant industrial land and buildings. They report that while numerous inquires about the subject site
are received from businesses considering it as a location for new facilities, there are common objections.
These include the site being too close to established residential areas for industrial uses, and too close to
the Kingsford charcoal plant for high-end office or research facilities. Operating Permit 204402, issued by
the Lane Regional Air Pollution Authority, allows the Kingsford plant to emit up to 1,075 tons of particulate
and gaseous pollutants per year.

COMPETING SITES

Long after the subject site was zoned for industrial use, the McKenzie-Gateway Corporate Park became
available. It has drawn light-industrial and high-tech uses while the subject site has remained fallow.
Companies building or acquiring facilities there have included Sony, Symantec, and Shorewood
Packaging. However, the Gateway Park has undergone significant pressure from the pent-up demand for
Commercial property. Most of the Sony facility has been converted to office use. Symantec focuses on a
customer service call center rather than research and development. In 2004, the City revised Cl
regulations to further limit types of commercial uses and limit their coverage to 40% of gross acreage.
Gateway gross acreage in commercial use is now nearly 30%. While the market place has clearly
indicated the superiority of Gateway over the subject site as a location for Campus Industrial
development, the shortage of Commercial land threatens the remaining buildable land at the more
desirable location. Though conversion of the subject site would reduce the inventory of Cl land, it would
take some of the commercial development pressure off Gateway. This would help reserve Gateway for
industrial development, thus sacrificing a marginal resource to foster more productive use of a superior
one.

COMPARING WAGES

How might the conversion of the subject site’s Cl land to Commercial affect the ability of Springfield to
attract jobs that provide a family wage? We begin by asking what a family wage is in Springfield.
Although there is no precise definition of “family wage,” the term came into use during the Industrial
Revolution when work was separated from home to a degree not seen before. The concern was that the
breadwinner earn enough to allow the spouse to stay home tending the house and children. It became a
somewhat controversial term, some commentators assigning sexist overtones to it. Data in the following
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tables create a statistical context for the discussion. If “family wage” can be defined as the gross income
needed to cover typical expenses of the average family, the tables below estimate these figures in
Springfield and Oregon.

Table 3: Springfield, Oregon Average Household and Family Size
Number of Individuals

Average Household 2.55

Average Family 3.03

Source: U.S. Census Bureau, Census 2000 Summary File 3

Table 4: Springfield, Oregon Typical 2004 Family Expenses

Source Two Adults, Two Adults,
. One Child Two Children
Poverty in America’ $34,905 $43,862
E.P.12 $36,408 $41,748

1. Poverty in America Project, Penn State University

2: Economic Policy Institute

Figures are for typical expenses. Figures for One Adult and Two Children
are within approximately one percent of Two Parent, One child expenses.

The table below gives U. S. Census data regarding the median incomes of individuals and households.
Note that the family household income is significantly higher than the highest individual median income.
Data about the proportion of two-income households or the average wage of principle breadwinners is not
available. Heads of family households may be making significantly more than the average or many
households may have two incomes. Some combination of the two is likely. Regardless, it indicates
caution should be used when making assumptions about family wages.

Table 5: Springfield and Oregon Median Incomes

Oregon Springfield, Oregon
Farily Households © $55,196 $43,539
Non-family households $29,209 $23,734
All Households $46,393 $37,452
Male full-time, year-round workers $41,485 $35,118
Female full-time, year-round workers $30,591 $25,524

Source: U.S. Census Bureau, Census 2000 Summary File 3, adjusted to 2004 Consumer Price Index

To assess impact of the PAPA on family wage jobs, we can estimate the average wage of employment in
the relevant land use designations. The table below uses information from the Lane County Council of
Governments and the Oregon Labor Market Information Service to correlate the estimated number of
people employed by each industry sector within a plan designation, and the Lane County average pay
within each sector, to derive an estimated average pay for employment in a land use designation.
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Table 6: Plan Designation Average Wage

Commercial Comm. Mixed Use
Industry Employment _ Employment Average Pay
Construction 676 2% 107 4% $37,751.00
Manufacturing 779 2% 99 4% $38,057.21
Trans., Comm., and Utilities 767 2% 128 5% $35,090.20
Wholesale Trade 585 2% 68 3% $40,622.86
Retail Trade 8,890 25% 332 13% $19,309.19
Finance, Insurance and Real 2,455 7% 342 13% $34,737.05
Estate
Services 20,348 57% 1,252 48% $27,340.14
Government 1,218 3% 279 11% $37,239.00
Total 35,718 100% 2,607 100%
Weighted Average Pay $25,732.13 $30,905.80

Source of wage data: OLMIS Lane County 2000 industry sector average adjusted for 2004 Consumer
Price Index except the figure for Government which is from 2004.
Source of industry sector employment by plan designation: LCOG - 2004.

To better understand the impact of the PAPA on conditions in Springfield, the next table provides an
overview of the types of businesses and the approximate number of employees currently located in the
Gateway area (the only other Cl zone in Springfield with significant development. Most of the businesses
listed in the table would be allowed wittin the proposed PAPA redesignations.
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Table 7: Types of Businesses and Approximate Employees for Gateway Development

Gateway Businesses

Address

Type Approximate Number
of Employees

Royal Caribbean Cruise Lines

Symantec

PacificSource Health Plans

Oregon Medical Laboratories/
Oregon Veterinary Laboratory

Sacred Heart Medical Center
Foundation

Sacred Heart Medical Center
Materials Management

Shorewood Packaging Inc

Global Industries

Grand Slam USA

McKenzie Athletics

Pacific Office Automation

Rex Myers Transfer

FedEx

Leamning Tree

Planned Businesses*

Professional Credit Service

McKenzie Leasing and Finance

1000.Royal. Caribbeary Way Travel sales call center

(3900 Sports Way)

555 International Way

110 International Way

123 International Way

123 International Way

500 International Way

950 International Way

921 International Way

909 International Way

911 International Way

915 International Way

700 Intemnational Way

100 Intemnational Way

Computer Support Call
Center, Comp. Tech

Health insurance
Headquarters

Medical Laboratories

Financial services

Materials (Supply
handlers)

Manufacture: paperboard
packaging products

Wholesale distribution:
automotive parts and
a.ccessories

Indoor recreation: Batting
cages, basketball, etc.

Uniforms: screen printing
and embroidery

Copier sales and copying
services

Moving and storage

Couriers and messengers

Child Day Care

Collection Agency

Heavy equipment leasing

250-500

1200

275

300

260

30

60

10-19

10-19

20-49

20-49

N/A

177

13

Source: Information gathered from Dex, Lane Metro Partnership, and GLMIS info and links.
A: Professional Credit Service and McKenzie Leasing and Finance purchased 7 acres in Gateway and
will move headquarters there. Source: The Register Guard — Tuesday, November 14, 2006.
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Table 8 below shows the estimated wages for employment typical of the businesses in the above table.
Comparing this data with Table 6 indicates that the average pay for employment in the designations
proposed by the PAPA are similar to the average pay in Springfield’s developed Cl designated lands.

Table 8: Employment and Wage Estimates for Springfield Cl Businesses: 50 or more employees

. Employment
Occupation Number Percent Average Pay
Bill and account collectors 177 6.40% $30,060.00
Billing and Posting Clerks 535 19.30% $26,956.00
Computer Support Specialist 1,200 43.30% $34,874.00
Medical and Clinical Laboratory 300 10.80% $27,083.00
Technicians
Miscellaneous Manufacturing 60 2.20% $32,292.00
Travel Customer Service 500 18.00% $22,880.00
Representative
Total employees 2,772 100% -
Weighted Average Pay - - $29,975.94

Source: Wage data for Lane County 2004 from OLMIS website except Travel Customer Service Rep
starting pay published in Portland Business Journal - November 18, 2004.
Source: Employment data from Lane Metro Partner ship and from infoUSA website.

COMPREHENSIVE PLAN RESIDENTIAL POLICIES

Residential Land Use and Housing Element

Residential Density #A.10

‘Promote higher residential density inside the UGB that utilizes existing infrastructure, improves
the efficiency of public services and facilities, and conserves rural resource lands outside the

UGB’

Residential Land Use and Housing Element

Residential Density #A.11
‘Generally locate higher density residential development near employment or commercial
services, in proximity to major transportation systems or within transportation-efficient nodes.’

Residential Land Use and Housing Element
Residential Density #A.12
‘Coordinate higher density residential development with the provision of adequate infrastructure

and services, open space, and other urban amenities’.

These residential policies make clear the importance of higher density residential development to the
future of the Eugene-Springfield Metropolitan area. Yet here again, there is an apparent conflict between
policies, namely Policy 3-A of the SCL and the residential policies of the Metro Plan just cited. As the
following analysis will show, splitting the converted Industrial land between Residential and Commercial in
the proportion proposed is entirely appropriate.

While the inventory of Springfield Commercial land will be entirely depleted by the end of the planning
period and the priority of creating more is obvious, Metro Area surpluses are projected for both Industrial
and Residential. The case for reapportioning these inventories must be made. To illustrate the need for
an adjustment of the inventories, the following table looks at the relative rates of inventory depletion over
the planning periods studied.
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Table 9: Projected Depletions of Land Inventories During the Planning Period.

Acres
General Use Study Yr. " A PlanYr. A%  Source
Med. Density Res. 828 -589 239 -71% Metro Plan
All Res. (low est.) 5,830 -4,565 1,265 -78% SNRS
All Res. (high est.) 5,830 -5,637 193] -97% SNRS
Industrial (low est.) 3,604 -1,482 2122 -41% SNRS
Industrial (high est.) 3,604 -2,004 1,600] -56% SNRS

The table above shows that, over the planning period, the inventory of Medium Density Residential land is
being depleted at a far faster rate than Industrial land. (Note that the Metro Plan did not subtract
reductions of Goal 5 inventories the SNRS subtracted from the broader inventories.) Sacrificing a small
portion of industrial land to replenish the more rapidly diminishing inventories is justifiable and prudent.

To illustrate the point further, the following table compares the final plan year inventories of Industrial and
Residential land. The two planning periods end five years apart, so the inventories are not simultaneous.
However, the comparison is still instructive. Commercial land was left out of the table because the
Springfield plan year inventory is negative. All combinations of high and low estimates are calculated.

Table 10: Combined Plan Year Inventory Estimates
Residential (low) Residential (high)

Total acreage

193 1265
Industrial (low est.) 1600 1,793 2,865
Industrial (high est.) 2122 2,315 3,387

Table 11: Relative Proportions of Total Plan Year Land Inventory

Res U/ind H ResLl/ind L Res H/Ind H Res H/ind L
Residential 8.34% 10.80% 37.40% 44.20%
Industrial 91.70% 89.20% 62.70% 55.90%
BALANCING INVENTORIES

To evaluate the wisdom of shifting lands from one general use to another, we must establish a viable ratio
between them. The projected inventories of Industrial and Residential land can be analyzed by finding a
ratio of jobs to households, and then relating the number of dwellings supported by the Residential
inventory with the jobs supported by the Industrial Inventory. According to the U. S. Census Bureau’s
2000 Census, the median earnings of employed individuals in the Eugene-Springfield Metropolitan Area
are approximately $30,000. From the same source, the average household income is approximately
$45,000. This gives us a rule of thumb ratio of 1.5 jobs per household. The Metro Plan target density is 6
dwelling units per gross acre. Therefore, the corresponding numbers of jobs needed to support the high
and low estimates of plan year Residential inventory are 11,385 and 1737.

The Department of Land Conservation and Development, in their publication “Industrial and Other
Employment Lands Analysis Guidebook” recommends using ratios from 6.4 to 9.6 when estimating jobs
per gross acre of Industrial land. Using the Industrial land inventory high and low estimates, the table
below compares the resulting numbers of jobs with the Residential inventory.

Table 12: Jobs Supported by Projected Plan Year Land Inventories

Acres| du/ac job/du job/acre jobs
Residential (low est.) 193 6 1.5 1737
Industrial (low est.) 1600 6.4 to 9.6 110,240 to 15,360
Residential (high est.) 1265 6 1.5 11385
Industrial (high est.) 2122 6.4 t0 9.6 113,380 to 20,371
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In the slowest growth projection, the inventories are not in equilibrium. If consumption of land supplies is
on the high side, and inventories are low, there is a gross disparity. We should also remember that when
inventories get extremely low, such as less than 200 acres of buildable land in a metropolitan area of this
size, the supply curve shifts up as people begin to hoard and price gouge in anticipation of greater
shortages. Clearly, for the health of the Metro economy, these inventories should be adjusted. New
employers will not locate in the area if there is no housing for themselves or their employees. Shifting
land from Industrial designations to Residential designations is justified.

Conclusion:

Adopted and acknowledged inventories indicate that well before the year 2015, Springfield’s inventory of
Commercial land will be severely, if not completely, depleted. Metro Plan Policy #8.6 directs the City to
correlate the effective supply of economic lands in terms of suitability and availability with the projections
of demand. While the inventory of Cl land may be small, OAR - Division 9 (Economy) does not prohibit
converting industrial land to another category of employment land, or to another Goal inventory, as long
as a local government maintains an adequate supply. OAR 660-009-0025(2) states, “The total acreage
of land designated in each site category shall at least equal the projected land needs for each category
during the 20-year planning period.” [Emphasis added.] In this situation, the need for Commercial Land
will not be met by the end of the planning period, and the inventory of Residential land lags far behind
Industrial, yet the acknowledged inventories indicate a Campus Industrial inventory surplus. An
adjustment is warranted to maintain equilibrium and support other Metro Plan policies encouraging
increased residential densities and supporting Nodal Development areas.

There is a synergistic relationship between the three general categories of land use that requires balance
between them in order to sustain economic diversity. The proposed redesignation of Campus Industrial
land to Commercial, Commercial Mixed-Use, and Medium Density Residentizl development will support
the diversification and improvement of the economy. It is consistent with the priorities established by
adopted and acknowledged policies. Therefore, the amendment is consistent with statewide planning
Goal 9.7

3) Staff Response

Staff conzurs with the applicant’s submittal. However, the DLCD memo dated March 12, 2007 stated that
both quantitative and qualitative data should be considered in the Goal 9 response.  *

Quantitative Data.

Note: The Lane County Industrial-Commercial Buildable Lands Study (CIBL). The applicant referenced
CIBL in the February 28, 2007 version of the response to Goal 9. This revised response dated March 17,
2007 no longer references CIBL. However, the DLCD memo dated March 12, 2007 (see Attachment 6)
raised a concern about using data that was not adopted by the local jurisdictions and/or fully reviewed by
DLCD. Staff agreed and is adding the following CIBL background that was included in staff's
presentation to the City Council in November 2006:

“State law requires each city’s comprehensive plan to include an inventory of industrial and other
employment land suitable, available and necessary for economic development opportunities for a
20 year period. The Metro Plan satisfied this inventory at acknowledgment in 1982 and the cited
studies were adopted as specified above, but the lack of a contemporary database of conditions
and status led the Metro area elected officials and Lane Metro Partnership to co-sponsor an
evaluation of the metro area supply. The report included a newly developed database of current
conditions and offered an array of data sets that are useful for government and the private sector
in considering appropriate development sites for a particular use. That being said, it is important
to note that ECONorthwest’s report is not the complete inventory required by law, nor is it a policy
document. The requirements for commercial and industrial buildable lands inventories include the
supply, a demand analysis (not included in this report) and provisions to match projected demand
with an adequate supply. While this report made no assertions or assumptions that the supply
included in this database is adequate, the report did identify additional work necessary to get to
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that point and includes a list of policy options for additional consideration, including an
endorsement of the complete buildable lands inventory as specified in Oregon Administrative
Rules.”

In November 2006, staff stated that while there may be additional options or variations on these options,
staff agreed with the suggestion by ECONorthwest that creating a complete inventory is the most logical
next step to take. The current status of the CIBL report is that staff has prepared an “Issue Paper” for the
City Council's consideration. As of the date of this report, the Issue Paper has been funded. Any
acreage reference by the applicant to the CIBL study should be not considered as part of these
applications.

The primary data sources used by the applicant are the Springfield Commercial Lands Study, February
2000 and the Metropolitan Industrial Lands Special Study: Metropolitan industrial Lands inventory Report,
July 1993 and the Metropolitan Industrial Lands Policy Report, July 1993. These are the same reports
used during the review process for Home Depot in 2001. The applicant has provided additional
information pertaining to the Natural Resource Study, adopted by the City in 2005 and a discussion on
the conversion of C! lands to residential. In addition to these discussions, staff raises the following issues:

a) The up-to-date land inventory in the Gateway Cl District.

Since the amendment of Article 21, Campus Industrial District, staff has been keeping track of the
available vacant Campus Industrial land in the Gateway C! District. The Gateway Cl District has about
275 total acres and as of March 13, there are still 116 acres that are vacant.

b) Current Market Forces.

Explanation language under State-wide Planning Goal 9 states: “Comprehensive plans and policies
shall contribute to a stable and healthy economy in all regions of the state. Such plans shall be
based on inventories of areas suitable for increased economic growth and activity after taking
into consideration the health of the current economic base; materials and energy availability and
cost; labor market factors; educational and technical training programs; availability of key public
facilities; necessary support facilities; current market forces; location relative to markets; i
availability of renewable and non-renewable resources; availability of land; and pollution control
requirements.”

The “current market forces” do not include light industrial development in the Cl District is a trend since
the late ‘90’s. This trend is placing pressure on the Gateway Cl District and is the reason why staff
amended SDC Article 21 to create the 60/40 split (see the discussed under “qualitative” below).

c) The Jasper-Natron Area.

The applicant cites the draft Jasper Natron Specific Development Plan which proposes to add about 20
acres of Commercial and 118 acres of Cl land to Springfield's long-term supply by the year 2015. While
this plan has not been adopted, the Lane County Commissioners recently voted to keep the Eugene-
Springfield Highway extension project alive and the City will begin the adoption process for this plan
within the year.

Qualitative Data.

a) Background Discussion on Special Light/Campus Industrial Designations/Zoning.

The original intent of the “Special Light Industrial” (SLI) land use designation and zoning was to allow
“high tech” industrial users that paid “family wages” and had a minimum “employee-per-acre” base. The
history of this land use designation goes back at least 35 years to the metro area’s first “general plan”,

“The 1990 Plan”, adopted in 1972. That Plan stated: “Local planning policies should be developed
which will create an appropriate environment for industrial and research parks” (Ref. P. 32).
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In 1982, when DLCD acknowledged the Metro Plan, both the Metro Plan designation and the zoning
district were called SLI. The Metro Plan SLI designation stated: “This is a specialized concept
developed to deal with relatively large (projected employment of at least 500 per firm) light
industrial firms, such as manufacturers of semi-conductors, medical and dental supplies,
photographic equipment, computers and other electronic equipment, and large-scale research
and development complexes. The activijties involved are generally characterized by highly skilled
and technical labor and are located indoors. Often, precision is of such importance that air
pollutants, noise and vibration associated with heavy industry are not compatible. These
industries are often located in campus-type industrial parks and are generally involved in the
manufacture or assembly of final products of small unit size or research-type development in an
office-based atmosphere... There are generally no effluents or other emissions to create
problems.... Heavy transport is not important.... Supporting office-based commercial
development shall be considered an appropriate use when planned to complement the primary
iritent of special light industrial development.”

In 1994, the Metro Plan SLI designation was changed to today’s Campus Industrial (Cl). The current
Metro Plan Ci designation states: “The primary objective of this designation is to provide
opportunities for diversification of the local economy through siting of light industrial firms in a
campus-like setting. The activities of such firms are enclosed within attractive exteriors and have
minimal environmental impacts, such as noise, pollution and vibration, on other users and
surrounding areas. Large-scale light industrial uses, including regional distribution centers and
research and development complexes, are the primary focus of this designation. Provision is also
made for small- and medium-scale industrial uses within the context of industrial business parks
which will maintain the campus-like setting with minimal environmental impacts. Complementary
uses such as corporate office headquarters and supporting commercial establishments serving
primary uses may also be sited on a limited basis. Conceptual development planning, industrial
park standards and site review processes shall be applied to ensure adequate circulation,
compatibility of uses and availability of large sites for light industrial firms....” (Ref. P. I[-G-6).

The primary difference between the SLI and Cl land use designations is there no longer is a reference to
a specific employment threshold or specific types of light industrial uses.

The Springfield Development Code was adopted in May 1986 and included Article 21, Special Light
Industrial District. In 1994, this Article was amended and renamed the Cl District, consistent with the
Metro Plan designation change cited above. The Cl! District is primarily an industrial zone that allows the
siting of light industrial manufacturing and to a lesser extent, office/commercial uses. In 2004, the City
Council approved a number of amendments to Article 21, the Campus Industrial District. One of these
amendments placed a 40 percent limitation on the siting of permitted office/commercial (business park)
uses to keep the “industrial” integrity of the district against'the demand for business park uses because
this zoning district is primarily an industrial district. The limitation was established because in the
Gateway CI District, there has been a great demand to site office/ commercial uses. Currently, the 30
percent threshold has been reached in the Gateway ClI District and staff has recently discussed this issue
with the Planning Commission. For the record, the applicant’s Table 7 shows the current development
trends in the Gateway Cl: business parks with no light industrial development since Shorewood
Packaging, Inc. in 1997. Shorewood Packaging is the only industrial use shown on the applicant's Table

The current SDC Article 21 Cl District purpose statement conforms with the current Metro Plan
designation statement: “The Cl District is intended to fully implement the Metro Plan Campus
Industrial Designation and any applicable refinement plans. The Cl District provides opportunities
for diversification of the local economy by offering prime sites in a campus environment for large-
scale light manufacturing firms emphasizing modern technology and employing skilled workers in
family wage jobs. The term “campus” includes innovative building design, enhanced landscapes,
large open spaces and substantial pedestrian amenities. Small- and medium scale light
manufacturing may and supporting commercial/ office uses shall be located within a business
park, provided that combined business parks do not exceed 40 percent of the gross acreage of a
Cl District. Business parks may include several buildings with multiple stories and a mix of uses.
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Supporting retail uses such as banks, restaurants and day care facilities shall primarily serve the
employees in the Cl District, not the general public. All uses in the Cl District shall meet siting and
operational performance standards to minimize impacts within the Cl District and surrounding
areas. Permitted uses, including the storage of materials and vehicles necessary for the
operation of the use, shall occur entirely within enclosed buildings.”

Today, there are two Cl land use designations and zoning districts in Springfield: Gateway, in northwest
Springfield; and the subject site west of 31% Street and north of Marcola Road. The Gateway Cl site is
regulated by the Gateway Refinement Plan, adopted by the City Council in 1992. A portion of the
Gateway Cl area has been developed with both light industrial manufacturing uses and business parks.
The Gateway Cl District has approximately 275 total acres, of which approximately 116 are vacant. The
56 acre “Pierce” Cl site is not within an adopted refinement plan area and has not been developed to
date.

b) Suitability of the Subject Site for Cl Development.

Under “Suitability”, the applicant cited staff's concerns about the subject site’s appropriateness for Cl
development. Staff would like to expand on this point. in a memo dated October 14, 1981 the
Metropolitan Planning Team discussed the proposed amendments to the adopted August 1980
Metropolitan Plan diagram. Item 28 stated: “Reconsider land use designations on the ‘Pierce
Property’. The Industrial Study Task Force Final Report, L-COG, April 1981, recommended about
50 acres of this property be designated ‘special light industrial’ (SLI). The Task Force concluded
the North Gateway SLI site could not have sanitary sewers extended in the near future. The
‘Pierce Property’ has city services and would provide Springfield with an immediately available
site. This SLI Site provides opportunities for combining industrial, commercial and medium
density residential uses in a balanced scheme.” The memo went on to state: “Problems
associated with the site include air pollutants from surrounding heavy industrial uses and
overhead electrical lines and nearby rail lines which cause problems for certain types of high
technological industries. Several ‘high tech’ firms have considered the ‘Pierce Property’ for a
potential location, and all have found it unsuitable because of these problems. Another problem
with the site is opposition to industrial use from neighborhood residents.” However, in the end,
approximately*60 acres of land was designated and zoned SLI/Cl). There have been a number of land
use applications attempting to receive development approval on the subject site over the years, but not
one has been for Special Light Industrial (the previous name of the CI designation/zone) or Cl
development.

c) Implementation of Potential Nodal Development Area 7C.

This issue, which will allow for a mix of residential and commercial development is discussed in more
detail in the Goal 12 response under this criterion and in the response to criterion 7.030(3)(b).

4) Staff Conclusion:

Under Quantitative Data:

This staff report demonstrates that there is a shortage of suitable commercial sites within the Springfield
UGB to meet the long-term demand for commercial land, as indicated by the SCLS.

This shortfall can result in greater competition, and can impede the potential for healthy economic
development, as businesses and retail are forced to locate outside Springfield due to a lack of suitable
sites. The deficit of commercial lands does not conform to State-wide Planning Goal 9 which requires
jurisdictions to maintain an adequate supply of commercially zoned lands to meet projected demand for
commercial land through the planning period. The SCLS also notes that size and location further limit the
supply of buildable land. Goal 9 requires not only enough net buildable acres but also sites of varied
“sizes, types, locations and service levels.” In order to foster economic growth and commercial
development is it essential that the City maintain a diverse supply of buildable commercial land in various
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sizes and locations. The CAC found in the SCLS that there is a need for a supply of both larger and
smaller sites to provide choice, diversity and economy in the marketplace. Given the current shortage of
larger sites, rezoning or annexation may be necessary for this to occur. The proposal would improve the
supply of vacant commercial land through rezoning consistent with the CAC's recommendation.

This staff report demonstrates that there is still a surplus of industrial lands, including Cl lands in the
Gateway area.

Staff agrees with the applicant’s contention that there is a demonstrated shortage of developable
commercial land and a surplus of industrial land and that these applications are consistent with applicable
Metro Plan policies and current commercial and industrial land inventories.

Given these facts and the requirement that the City maintain an adequate supply of commercial land as
well as industrial land; the situational changes cited in a)-c), above; and if the two questions raised at the
beginning of this staff report can be answered in the affirmative — will the City be better served by the
proposed development and will the City be assured that the quality development as proposed will be
constructed over time, then both the Planning Commission and the City Council should consider that the
applicant has complied with Goal 9.

This staff report demonstrates there will be a shortage of Medium Density Residential lands near the end
of the life of the Eugene-Springfield Residential Lands Study.

Under Quantitative Data:

There are changed conditions pertaining to the history and current land utilization in the Ci District,
especially in the Gateway area.

The original concerns by the Metro Plan team about the suitability of the “Pierce” property for SLI/CI
development, which apparently has had some impact on why such development has not occurred over
time on a “shovel ready” industrial site.

The fact that the subject site is still under single ownership and upon approval of these applications, a
Master Plan will be required to guide development on the subject property over time. This mix of
commercial and residential development will also implement Proposed Nodal Development Area 7C.

Finally, the CI District contains design standards that are intended to achieve a “campus-like”
environment. The applicant proposes to remove the C! designation and zoning, replacing it with the
following zoning districts: Community Commercial, Mixed Use Commercial and Medium Density
Residential. The Mixed Use Commercial and the Medium Density Residential zoning districts have
design standards. The Community Commercial District does not. The proposed.home improvement
center will be sited in the Staff is concerned about the aesthetic appearance of the proposed home
improvement center. Staff has seen photos of an existing home improvement center in Scottsdale,
Arizona. The front of the building is broken up so that one gets away from the image of one continuous,
long, tilt-up wall. Staff wants the same or similar design for Springfield. A condition of approval is added
to assure that this issue shall be addressed at the Master Plan review/approval process.

5) Staff Finding:

As conditioned, these applications comply with Goal 9 primarily because given the lack of an up-to-date
commercial/industrial lands study, there is a demonstrated shortage of developable commercial land and
a surplus of industrial land and that these applications are consistent with applicable Metro Plan policies
and there is a demonstrated lack of demand for the types of industrial uses once envisioned for the
Campus industrial District.
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Condition of Approval #7

Submittal of a Master Plan application that shows the proposed home improvement center building
design similar to the existing building in Scottsdale, Arizona or a building design that complies with the
current building design standards in SDC Article 21.

GOAL 10: HOUSING

“To provide for the housing needs of citizens of the state.”

Applicant’s Submittal:

“Goal 10 requires buildable lands for residential use to be inventoried and requires plans to encourage
the availability of adequate numbers of needed housing units at price ranges and rent levels
commensurate with the financial capabilities of Oregon households. Oregon Administrative Rule 660
Division 8 defines standards for compliance with Goal 10. OAR 660-008-0010 requires that:

‘Sufficient buildable land shall 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.’

Approval of the applicant’s proposed PAPA changing approximately 19 acres from Campus Industrial to
Medium Density Residential on the Metro Plan diagram and zoning map, requires compliance with
statewide planning Goal 10, Housing (OAR 660, Division 8). (The total acreage of Medium Density
Residential land is proposed to increase from 35.7 to 54.7 acres). The Post Acknowledgement Plan
Amendment (PAPA) is consistent with the parts of the Metro Plan which address the requirements of
Goal 10.

The Eugene-Springfield Residential Lands Study (RLS) was completed in 1999 as a technical document
informing policy changes to the Metro Plan as part of the area’s periodic review requirements. The RLS
was acknowledged by the state Land Ccunservation and Development Commission as being consistent
with Goal 10. The purpose of the RLS was to compare residential land needs with available land supply.
The analysis does not require buildout of particular densities or numbers of units on specific sites or
within the metro area as a whole.

The RLS contains a detailed site inventory in the Technical Analysis, which is summarized below (Table
13) as it pertains to the subject site.

Table 13: Residential Land Study Site Inventory: Marcola Meadows Property
Site (Subarea 18) Total Acres Unbuildable Acres Constrained Buildable Acres

2 374 0.4 0.0 36.7
Source: Residential Lands and Housing Study Draft Inventory Document, 1999 page 64.

Of the subject site’s total buildable residential gross acreage that was included in the inventory, all 37.1
acres is designated for Medium Density Residential development. The RLS assumes that 32% of
residential lands will be developed with non-residential uses, including public and civic uses, roads, etc.
Subtracting this 32% leaves 25.2 net acres that one can reasonably assume was considered available for
development in the RLS. -

Density Assumptions .

The RLS does not specify an assumed average density in the MDR designation. Rather, it outlines the
range of allowable densities (14.28 to 28.56 units per net acre) which coincide with the gross density
range described in the Metro Plan (10 through 20 units per gross acre). It also describes the assumed

6-41



distribution of housing types within each residential designation (page 21) and the assumed density by
housing type (page 22).

The RLS also contains data summarizing actual built densities in the metro area. However, only limited
data was available, and built densities were assumed based upon data from years 1986, 1992, and 1994.
Using these three years, the data show built densities between 21 and 23 units per net acre for multi-
family development (RLS Technical Analysis, p.21). No longer-term trend analysis is available.

These figures reflect built density for multi-family projects only, not all development built in the MDR
designation. Since single family houses and duplexes are allowed in MDR, the average density across
the designation is likely significantly lower. While average density figures have not been calculated for
MDR areas due to the difficulty of obtaining the data, single family development occurred at roughly 4
units per acre and duplex development at 10 units per acre during the same years (RLS Technical
Ahalysis, Page 21).

Surplus of Residential Land

There is documented a net surplus of residential land to serve metro housing needs through 2015, for all
residential land categories combined, and medium density residential land in particular. The comparison
of residential land supply and demand is shown in Table 14 below:

Table 14: Comparison of Residential Land Supply and Demand, In Acres

Medium Density Residential All Residential
Supply 828 5,802
Demand 589 4,564
Surplus 239 1,238

Source: RLS Technical Analysis, 1999, page 52.

The supply figures also do not include mixed use and commercial designations that can accommodate

residential development. In addition to calculating supply and demand in acres, the RLS considered the
supply and demand for housing units. This comparison also shows a net surplus across all residentially
designated land, and within the MDR designation in particular, as shown in Table 15 below:

. N

Table 15: Comparison of Residential Land Supply and Demand, In Units

Medium Density Residential All Residential
Supply 13,078 48,519
Demand 9,432 40,406
Surplus 3,646 7,913

Source: RLS Technical Analysis, 1999, page 53.

If the assumed surplus of medium density units (3,646) is divided by the assumed number of surplus
medium density acres (239), the derived density for MDR land is 15.25 units per net acre. This is not,
however, an adopted density assumption.

The RLS does not specify how to determine expected density or number of units on a particular site. One
source of expectation is the McKenzie Gateway MDR site Conceptual Development Plan, which
accommodates a total of 1,195 units across 185 acres, at an average density of 11 units per acre, in its
preferred alternative (Scenario E). Alternatively, one can estimate the amount of expected development
on the site by extrapolating assumptions contained within the Residential Lands Study itself.

In fact, the applicant’s proposal retains a surplus in the residential housing inventory, while increasing the
intensity of residential development. This strategy supports nodal development and fulfills the
requirements of Goal 10 by accommodating a quantity of units that can be reasonably defended given the
adopted findings, analysis, and policies contained in the RLS.

Densities will in fact be increased over what would otherwise likely be built. The Residential Lands Study
concluded that through the planning horizon (2015), the area would have a surplus of land in all types of
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residential land use categories. The study was adopted and incorporated into the Metro Plan in 1999,
and was acknowledged by LCDC as meeting the area’s Goal 10 requirements. Specifically, the RLS
concluded that there was a surplus of 239 acres and 3,646 units in the MDR category (Metro Plan, pages
I-A-3 and 11-A-4). '

In addition, the applicant's proposal is supported by applicable Metro Plan housing policies, including
those in the residential land supply and demand, residential density, and design and mixed use areas, as
outlined in the Metro Plan Specific Elements section.

OAR - Division 8 does not prohibit creating additional residential land after a local government has
established an adequate supply. Therefore, for the purposes of Division 8, it is not necessary to establish
a maximum acreage or to justify the designation of residential land in excess of projected land needs.
The Residential Lands and Housing Study estimates of the long term projected land needs, and the
determination that there is an adequate inventory, served to demonstrate that the minimum needs had
been met. They did not establish a maximum and did not freeze the residential land supply.

If the proposed PAPA sought an exception from a State-wide planning goal, there would be a greater
burden of justification for the expansion of residential lands. The exacting standards for taking a Goal 2,
Part Il exception would apply; the evidence would have to establish that “Areas which do not require a
new exception cannot reasonably accommodate the use.” However, pursuant to OAR 660-004-0010(2),
such an exception is not required in this case. Determining the extent of the Goal 10 land supply is
merely a matter of policy for the local jurisdiction.

In summary, our analysis finds that the applicant’s plan amendment proposal meets the requirements of
State-wide planning Goal 10, supports applicable adopted policies, and furthers the objectives of nodal .
development.”

Staff's Response:

Staff concurs with the applicant’s submittal. The Metro Plan diagram amendment application proposes to
change the subject site from Campus Industrial to Medium Density/Nodal Development Area and amend
the Springfield Zoning Map from Campus Industrial to Medium Density Residential. Goal 10 requires that
local jurisdiction adopt a housing study that contains an inventory of buildable lands; and that the

“ ..housing elements of a comprehensive plan should, at a minimum, include: (1) a comparison of
the distribution of the existing population by income with the distribution of available housing
units by cost; (2) a determination of vacancy rates, both overall and at varying rent ranges and
cost levels; (3) a determination of expected housing demand at varying rent ranges and cost
levels; (4) allowance for a variety of densities and types of residences in each community; and (5)
an inventory of sound housing in urban areas including units capable of being rehabilitated.” The
Eugene-Springfield Metropolitan Residential Lands and Housing Study, Policy Recommendations Report
(1999) contains this information and the Metro Plan was amended accordingly. Staff concurs with the
applicant’s submittal, above.

Staff will address the following issues:

Adequate Supply of Buildable Land. “Provide an adequate supply of buildable residential land
within the UGB for the 20-year planning period at the time of Periodic Review.” Ref. “Key Policies’,
Page 3 of the Report. The twenty-year period ends in 2015. The applicant shows a surplus of MDR land
in the inventory that covers the life of the study. This is further supported by Finding 4. “There is
sufficient buildable residential land within the UGB to meet the future housing needs of the
projected population. In fact, the 1992 residential buildable land supply exceeds the 1992-2015
residential demand in all residential categories. Assuming land is consumed evenly over the
period, by 1999, there will be at least a 20-year supply of residential land remaining inside the
UGB.” Ref. “Residential Land Supply and Demand”, Page 13 of the Report. The applicant also states that
“QAR - Division 8 does not prohibit creating additional residential land after a local government
has established an adequate supply.” The applicant proposes to change approximately 18 acres from
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Campus Industrial to Medium Density Residential. The discussion justifying the reduction of Cl land is
contained in the response to Goal 9.

Note: The City has recently initiated a Residential Lands Study. However, until that study has been
adopted by the City, the current study showing a surplus a MDR residential buildable land is still in effect.

Develop Land within the UGB First. “...Promote higher residential density inside the UGB that
utilizes existing infrastructure, improves the efficiency of public services and facilities, and
conserve rural resource lands outside the UGB....” Ref. “Key Policies”, Page 3 of the Report.
Currently, the existing 37 plus acres of MDR zoned and designated land is one of the largest multiple-
family sites in the City. The property is centrally located and can be served by existing public facilities.

Utilizing Landscaping and Architectural Design Standards. “...Reduce impacts of higher density
résidential and mixed use development on surrounding uses by considering site, landscape and
architectural design standards or guidelines in local zoning and development regulations....” Ref.
“Key Policies”, Page 4 of the Report. A major component of the proposed development is the “water
feature” incorporating the existing drainage ditch which is intended to be relocated. This will form a
“natural” boundary between the proposed MDR and commercial development, the majority of which will
be mixed use. The proposed residential development will consist of single family cluster subdivision,
town houses and apartments as well as elderly housing. The SDC contains specific design standards for
these uses. The SDC also contains specific design standards for MUC. Finally due to the loss of Cl land,
land proposed to be zoned CC will be conditioned to meet Cl and/or MUE design standards as part of this
application.

Density .

The applicant states: “... This strategy supports nodal development and fulfills the requirements of Goal
10 by accommodating a quantity of units that can be reasonably defended given the adopted findings,
analysis, and policies contained in the RLS...." The residential density issue is addressed in more detail
under the response to Goal 12. However, the applicant is proposing to apply the Nodal Development
Area Metro Plan diagram designation to properties zoned MDR and MUC in order to implement
“Proposed” Nodal Development Area 7C. Transportation policies require a minimum residential density of
12 dwelling units per net acre (the number of dwelling units per acre of land in residential use, excluding
dedicated streets, parks, sidewalks, and public facilities). SDC Section 16.010(2) states the required
MDR density is 10-20 dwelling units per net acre. Implementing the node will guarantee that the
minimum residential density for Marcola Meadows will be at least 12 dwelling units per acre It should be
stated that the MUC zoning district allows residential development to occur, however, to date, the
applicant has not stated if residential development will occur in the MUC. If the applicant chooses this
option in the future, the same 12 dwelling unit per acre standard must be met. For the record, housing is
not allocated to mixed use designated land due to State Administrative Rules.

Finally, the City has residential building permit information that demonstrates that muiti-family

developments are currently occurring at 11.67 dwelling units per acre which is close to the 12 dwelling
unit per acre requirement for implementation of Nodal Development Area designations.
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Housing Density and Housing Mix

Springfield Housing Types and Density
Based on Building Permit Data-- July 1999-October 2006

Housing 19 | 200 | 200 | 200 | 200 | 200 | 200 | 200 | Total Housin | Total | Dwelli
Type 99 |0 1 2 3 4 5 6 Dwellin | g Type | Acres | ng
' g Units | by % Units

Per
Acre

Conventiona | 30 | 209 | 121 | 252 | 230 | 155 | 144 | 116 | 1257 524% | 227.6

I Single

Family ,

Manufacture | 9 38 |46 |45 |31 26 |3 27 | 253 10.5% | 56.2

d Home

Total Single 1510 62.9% | 283.8 | 5.32

Family

Duplex* 22 |30 16 |14 |18 |38 |38 17 193 8.0% 30.9 6.25

Tri-Plex 0 3 6 0 6 6 3 30 1.2% 1.2 25

Four-Plex 0 4 0 4 84 12 [ 140 | 56 | 300 125% {319 9.41

Apartment 0 40 6 200 |0 122 | 0 0 368 16.3

By st 15.3% 15.12

Total Multi-

Family

Units

Excluding

Duplexes | 698 29.1% | 49.3 11.67

Total Units | 61 | 324 | 195 | 515 | 369 | 359 | 359 | 219 | 2401 100.0% | 364.1 | 6.60

*Duplexes may be built in both various residential zoning districts. About 57% of all duplexes are found in
LDR zoning districts. Some 36% are found in MDR zones and 5% in Public Land and Open Space
districts (Lane County Housing Authority).

See also the applicant's response to Goal 9 under Comprehensive Plan Residential Policies.

Staff Finding:

These applications comply with Goal 10 because they address the “Eugene-Springfield Metropolitan
Residential Lands and Housing Study, Policy Recommendations Report (1999)" which was adopted by
DLCD and incorporated into the Housing Element of the Metro Plan by all three local jurisdictions in 1999.
These applications will specifically add to the supply of buildable MDR inventory and by implementing the
Nodal Development Area Metro Plan designation in TransPlan Potential Nodal Area 7C and requiring
Master Plan approval prior to development will guarantee that residential development will occur at 12
dwelling units per net acre.

Condition of Approval #8

Submittal of a Master Plan application that demonstrates that residential development will occur at 12
dwelling units per net acre.
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GOAL 11; PUBLIC FACILITIES AND SERVICES OAR 660-015-0000(11)

“To plan and develop a timely, orderly and efficient arrangement of public facilities and services
to serve as a framework for urban and rural development.”

Applicant's Submittal:

“Goal 11— Public Facilities and Services: To plan and develop a timely, orderly and efficient
arrangement of public facilities and services as a framework for urban and rural development.

OAR 660-011-0005(7)(a)-(g) Definition of Public Facilities:
(a) Water

(b) Sanitary Sewer

(c) Storm sewer

(d) Transportation

Pursuant of State-wide planning goal 11, the City of Springfield has adopted or endorsed the following
documents:

e Eugene-Springfield Metropolitan Area General Plan, revised 2004

e City of Springfield Zoning Map, May 2006

e Eugene-Springfield Metropolitan Area Public Facilities and Services Plan, 2001

e City of Springfield Stormwater Management Plan, Review Draft January, 2004

o City of Springfield Stormwater Management Plan, Major Basins/Sub Basins Map, Rewew Draft

January, 2004
e City of Springfield Conceptual Road Network Map, Updated July, 2005
e City of Springfield Drinking Water Protection Plan, adopted May, 1999

Response:
The Eugene-Springfield Metropolitan Area General Plan Diagram and the City of Springfield Zoning Map

shows that the subject site is inside of the City of Springfield Urban Growth Boundary. State-wide
Planning Goal 11 ensures that public facilities and services are provided in a timely, orderly, and efficient
manner. This application proposes to amend the Eugene-Springfield Metropolitan Area General Plan
Diagram and will not affect provision and arrangement of public facilities and services. The following
findings demonstrate that the existing public facilities and services have the capacity to serve future
development on the subject site and will be provided in a timely, orderly, and efficient manner.
Subsequent planning actions limited to the subject site (i.e. Master Plan and Site Plan applications) in due
time will address the arrangement of public facilities and services on the subject site. See Exhibits 8 and
9 for more information.

Potable Water Service

The subject site will be served by connecting to existing Springfield Utility Board (SUB) water lines
adjacent to the site. There are six potential water lines adjacent to the subject site to have the capacity to
serve future development. There are two 12" PVC water lines along 28" street have the capacity to serve
deve/opment in the southwest portion of the subject site. There is an 18” water line in the Right-of-Way of
317 street that has the capacity to serve future development. Currently, there are two 10” water lines that
can serve future development on the west portion of the subject site. One of these water lines in located
approximately 100’ north of the center line of Bonnie Lane and the other is approximately 120’ south of
the center line of Bonnie Lane. Additionally, there is a 16” water line on the south side of Marcola Road
approximately 1075 ft. west of the intersection of Marcola Road and 28" street that has the ability to serve
development in the southern portion of the subject site. The water lines in Marcola Road and 31™ Street
contain sufficient capacity to serve the site. Therefore, this key urban service will be provided in an
orderly and efficient manner.
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Sanitary Sewer

The City of Springfield provides sanitary sewer service for lands within the City of Springfield city limits.
The subject site is within the City of Springfield city limits and can be served by connecting to existing
sanitary sewer lines adjacent to the property. The subjéect site is located in the North Springfield waste
water basin and currently has adequate capacity. A 42" concrete main line for the City of Springfield
traverses the lower third of the subject site that flows east to west and collects all sanitary sewer water for
the subject site with some fill required in the north. The northeast corner of the project will be served by
an existing sewer in 31% Street. Currently, this main line has the capacity to facilitate the proposed
development’s sanitary sewer needs.

There are three sewer lines that connect to the main trunk line on the subject site; an 8” PVC line
connects to the main trunk line from the south, approximately 250" west of the intersection of 28" street
and Pierce Parkway; an 8” PVC line running north and south along 31% street connects to the main trunk
line from the north in the public Right-of-Way for 31% street; an 10” concrete line running north and south
connects to the main trunk line from the north, approximately 240’ west of the northwest boundary of the
subject site. Therefore, this key urban service will be provided in an orderly and efficient manner.

Transportation

The project area is currently served by Marcola Road, 28" and 31% streets. Marcola Road, the southern
border of the subject site, is fully improved and is designated as a Minor Arterial. 28" and 31 streets
border the eastern boundary of the subject site. The City of Springfield’s Conceptual Road Network Map
identifies 28" and 31 streets as the “31° Street Connector”. The 28" street portion of the 31% Street
Connector is fully improved and classified as a Collector street. Thirty-First Street is not fully improved
and also is classified as a Collector street. Currently, 31 s street is a two-lane asphalt paved road that
does not have gutters, curbs, or sidewalks, although there is a City of Springfield 10’ utility and sidewalk
easement on the west side of 31% street to facilitate road improvements in the future.

In this section of this statement addressing State-wide Planning Goal 12 - “Transportation” there are
additional findings regarding public facilities and services, and those discussions are hereby referenced
and incorporated.

Storm Water Coriirol

The subject site is located in #18 Sub-Basin of the West Springfield/"Q" Street Major Basin. Storm water
facilities will be designed as a component of subsequent land use approvals to meet City of Springfield
storm water policies and regulations. Preliminary storm water plans will keep the development’s storm
water runoff rates equal to pre-development peak storm water runoff rates. This will be achieved through
multiple on-site detention ponds, bio-swales, and open-channels. See Exhibits 8 and 9 for more
information. :

Conclusion:

The subject site is inside of the Eugene-Springfield Metropolitan Urban Growth Boundary and City of
Springfield city limits. This enables public facilities and services to be extended to the site in a timely,
orderly, and efficient manner. The subject site has existing public facilities and services adjacent to the
site which also have the capacity to serve future development. Therefore, this amendment is in
compliance with Goal 11.”

Staff’s Response:

Staff concurs with the applicant’s submittal. Goal 11 calls for efficient planning of public services such as
sewers, water, law enforcement, and fire protection.

The Eugene-Springfield Metropolitan Public Services and Facilities Plan (PFSP), ad revised in December
2001, is a refinement plan of the Metro Plan that guides the provision of public infrastructure, including
water, sewer, storm water management, and electricity. The PFSP specifically evaluated the impact of
nodal development and increased development densities on the potential node sites being considered in
the Springfield area.
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The PFSP is supportive of mixed-use and nodal development. Findings in the PFSP conclude that most
potential nodal development sites can be provided with key urban service using existing infrastructure
capacity (Finding #10, PFSP, page 11). Based on this conclusion, Policy #G7 in the PFSP states,
“Service providers shall coordinate the provision of facilities and services to areas targeted by the
cities for higher densities, infill, mixed uses, and nodal development” (PFSP, pg. 12). These
applications do not preclude the coordination of services in nodal areas.

All urban services needed for existing uses and new development are available to the subject site and
other vacant properties in this area, including fire and police protection, parks, sanitary and storm sewer,
public transportation, schools, street systems and utilities. The property is served by Springfield Utility
Board for water and electricity; by Willamalane Park and Recreation District; by School District 19; and by
the City of Springfield for maintenance of sewers, streets, alleys, library and development and permit
services.

Staff Finding:

These applications comply with Goal 11 because there are urban level public services available to the
subject site.

GOAL 12: TRANSPORTATION
“To provide and encourage a safe, convenient and economic transportation system.”

Applicant’s Submittal:

“Goal 12 is implemented through Division 12:.0AR 660-012-0000 et. seq. The goal and division are
implemented at the local level by the Eugene-Springfield Metropolitan Area Transportation Plan
(TransPlan) acknowledged for compliance with Goal 12 in 2001.

Plan amendments and land use regulation amendments are regulated under OAR 660-012-0060, the
‘Transportation Planning Rule.’ If an amendment significantly affects a transportation facility, a local
government must provide a form of mitigation. OAR 660-012-0060(1) states:

‘A plan or land use regulation amendment significantly affects a transportation facility if it would:

(a) Change the functional classification of an existing or planned transportation facility (exclusive
of correction of map errors in an adopted plan);

(b) Change standards implementing a functional classification system; or

(c) As measured at the end of the planning period identified in the adopted transportation system
plan:

(A) Allow land uses or levels of development that would result in types or levels of travel or
access that are inconsistent with the functional classification of an existing or planned
transportation facility;

(B) Reduce the performance of an existing or planned transportation facility below the minimum
acceptable performance standard identified in the TSP or comprehensive plan; or

(C) Worsen the performance of an existing or planned transportation facility that is otherwise
projected to perform below the minimum acceptable performance standard identified in the TSP
or comprehensive plan.’

OAR 660-012-0060(1):
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With regard to OAR 660-012-0060(1)(a) and (b), the proposed Post Acknowledgement Plan Amendment
(PAPA) would not change the functional classification of any transportation facility, nor would it change
the standards for implementing a functional classification system.

With regard to OAR 660-012-0060(1)(c)(A), the PAPA would not allow types or levels of uses which
would result in levels of travel or access which are inconsistent with the functional classification of a
transportation facility. The policies of the City of Springfield Development Code and the TransPlan
establish the requested plan designation as appropriate to the classification of the streets serving the site.
Specific requirements for access to those streets will be determined through the Master Plan and Site
Plan reviews and approved only upon demonstration of compliance with the provisions of the
acknowledged comprehensive plan and implementing regulations.

With regard to OAR 660-012-0060(1)(c)(B) and (C), a Traffic Impact Analysis (TIA) evaluating the
pérformance of existing and planned facilities as a result of the development proposed by this application
has been performed. That TIA ... is submitted concurrently with this written statement and the findings of
that analysis are hereby incorporated by reference.

TIA Scoping:
When determining the effect of a proposed PAPA, the TPR requires local governments to evaluate

impacts to planned facilities as well as those already existing. According to OAR 660-012-0660(4)(b)(C),
transportation facilities, improvements or services included in a metropolitan planning organization’s
federally-approved, financially constrained regional transportation system plan must be included in the
analysis. The Metropolitan Planning Committee adopted the Central Lane Metropolitan Planning
Organization Regional Transportation Plan on December 9, 2004. The MPO-RTP established a planning
horizon of 2025. This is the planning horizon used by the TIA. The following projects (Takles 16, 17 and
18) are within the study area of the TIA and are listed in MPO-RTP ‘Table 1a - Financially Constrained
Capital Investment Actions: Roadway Projects:’

Table 16: Project Category: Arterial Capacity Improvements

Name Geographic Limits Description Jurisdiction Estimated Length Number
Cost
42nd Street = @ Marcola Road Traffic control Springfield $248,000 0 712
improvements
42nd Street at 42nd St/Hwy 126 Traffic control Springfield $200,000 0 799
Highway 126 improvements
Eugene-Springfield @ Mohawk Boulevard  Add lanes on ODOT $310,000 0.68 821
Highway (SR-126) Interchange ramps
Table 17: Project Category: New Collectors
Name Geographic Limits Description Jurisdiction Estimated  Length Number
Cost
V Street 31st Street to Marcola ~ New 2 to 3-lane Springfield $2,173,000 0.65 777
collector
Table 18: Project Category: Urban Standards
Name  Geographic Limits Description Jurisdiction Estimated Length Number
Cost
42nd Street Marcola Road to Reconstruct to 3 Springfieid $2,551,000 1.03 713
Railroad Tracks lane urban
facility
31st Street Hayden Bridge Road to  Upgrade to 2 to Springfield $1,300,000 0.85 765
U Street 3-lane urban
facility

Because the ultimate purpose of the proposed PAPA is to gain approval of a master planned
development, transportation modeling of post-development trip generation is based on the street network
depicted in the Preliminary Plan lllustration. In addition to calculating the maximum impact of future
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development restricted only by the regulations of the proposed plan designation, the TIA employed an
alternative worst-case scenario based on stipulated development restrictions. The level of development
possible under the restrictions is far greater than what is proposed by the Preliminary Plan lllustration, but
still results in fewer vehicle trips than the unrestricted worst-case. The TIA compared the impacts of
future development under the existing plan designations, under the proposed plan designations without
restrictions, and under the restricted proposed plan designations. The integrity of the post-development
transportation modeling assumptions can be assured by the conditional approval of the proposed PAPA
and maintained by subsequent site plan review and development constraints.

Traffic Impact: _
OAR 660-012-0060(1)(c)(B): Though some facilities within the scope of the study are projected to operate

below the performance standard in the plan year, none will do so as a result of the proposed PAPA:
Those facilities projected to operate below the performance standard in the plan year will do so
regardless of the proposal under review. Therefore, no facilities are significantly affected under this
definition.

OAR 660-012-0060(1)(c)(C): Within the scope of the study, one facility that is otherwise projected to
operate below the performance standard in the plan year is made worse by the proposed PAPA.
Therefore, this facility is significantly affected under this definition.

» Mohawk Bivd. @ Eugene-Springfield Hwy. eastbound ramps

OAR 660-012-0060(3) permits local governments to approve a PAPA that significantly affects a facility
without requiring that mitigations bring the facility up to the applicable performance standards. This is
allowed only where the facility is currently operating below the performance standard and, despite any
planned facilities as defined in Section (4) of the TPR, it is also projected to operate below the
performance standard in the plan year. Taking into account the planned facilities previously discussed,
the TIA demonstrates that these conditions are met for the facility listed above. OAR 660-012-0060(3)
requires transportation improvements that mitigate the net impact and avoid further degradation in the
development (opening) year. To address impacts at the eastbound ramps of the Mohawk Bivd. @
Eugene-Springfield Hwy. intersection the TIA proposes the following mitigation:

e Traffic control changes allowing left-turns form the eastbound ramp center lane

With regard to OAR 660-012-0060(1)(c)(B) and (C), the analysis has determined that measured at the
end of the planning period the proposed amendment will neither reduce the performance of existing or
planned transportation facilities below the minimum acceptable performance standards identified in
TransPlan nor worsen the performance of transportation facilities that are otherwise projected to perform
below the minimum acceptable performance standard identified in TransPlan.

Conclusion:

Pursuant to OAR 660-012-0060(1), the proposed PAPA significantly affects a transportation facility. The
TIA proposes to mitigate the degradation of the facility under the conditions of OAR 660-012-0060(3). By
requiring development to meet the conditions of OAR 660-012-0060(3), the City may approve the PAPA
in compliance with OAR 660-012-0060. Therefore, the City of Springfield can find that the proposed
PAPA is consistent with Statewide Planning Goal 12.

Staff Response:

Staff has evaluated the submitted Marcola Meadows Zone Change Traffic Impact Analysis (TIA) prepared
by Access Engineering, dated February 20, 2007, with respect to State-wide Planning Goal 12 per

OAR 660-012-0060 and the 1999 Oregon Highway Plan (OHP) as required by SDC 7.070(3)(a). Staff
finds that the assumptions, methods and data used in the TIA are consistent with recognized professional
traffic engineering standards and practices.
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Goal 12 encourages development that avoids principal reliance on one mode of transportation. Mixed
use development is intended to bring people closer to where they shop and work and create, and to
support pedestrian-friendly neighborhoods where walking, bicycling and transit use are attractive
transportation choices. The subject property is located in proposed TransPlan Node 7C.

The Transportation Planning Rule (TPR) (OAR 660-12-0000 — 660-12-0070), adopted in 1991, and last
amended in March 2005 implements Goal 12. The intent of the Transportation Rule is to “...promote the
development of safe, convenient and economic transportation systems that are designed to
reduce reliance on the automobile...” The Metro Plan is Springfield’'s comprehensive plan
acknowledged LCDC in 1982. TransPlan (the Eugene-Springfield Metro Area’s adopted TSP
(Transportation System Plan) is the transportation element of the Metro Plan. DLCD acknowledged the
current TransPlan in 2001 The Metro Plan was also amended at that time to include the Nodal
Development Area land use designation. Both documents implement Goal 12 and the Transportation
Rule in the Eugene-Springfield metropolitan area.

TIA Review Discussion
As discussed in the applicant’s submittal above, OAR 660-012-0060 requires a determination as to
whether the proposed amendment would “significantly affect” a transportation facility.

The approach taken in the TIA compares traffic generation estimates for development of the subject site
under “Current” versus “Amended” designation/zoning, assuming “reasonable worst case” development
scenarios. The TIA concludes that the worst-case development scenario under the “Amended”
designation/zoning would generate 50% more daily vehicle trips and 27% more PM Peak-hour trips than
under the “Current” designation/zoning. The report then analyzes a development scenario that would be
less intensive than the “Amended” designation/zoning worst case but substantially more intensive than
the “Current” designation/zoning.

Based on analysis of the “Amended Zoning Capped” scenario, the applicant concludes that by limiting
development to the level assumed in that scenario, and requiring minor mitigation in conformance with
OAR 660-012-0060(3), the city can find the proposed PAPA in compliance with OAR 660-012-0060.

The three developfﬁ'ént scenarios analyzed have assumed land use and trip generation estimates as
shown in the following tables.

Table 3: Gross Trips - Current Zoning

Cuprant Landitiss (iTE Size Unit ADT PM Peak Hour
Zoning Code)
Rate | Trips Rate Trips
MDR Apartment (220) 714.0 D‘ﬁﬁ'i't'gg 622 | 4441 | osy | 410
Shopping Center 1000 SF
CcC (820) 130.0 GFA 61.95 8054 5.73 744
Research & 519
79. 2675 15.44
Cl Development (760) 33.6 Acres 61
cl Business Park (770) | 22.4 Acres | 791 | 3343 | 1682 | 377
Total ) 18,483 2,050
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Table 4: Gross Trips - Amended Zoning Worst Case

Amended Land Use (ITE P :
Zoning Code) Size Unit ADT PM Peak Hour
Rate Trips Rate Trips
MDR Apartment (220) | 1094.0 D"L‘;ﬁ'i't'g‘g 615 | 6725 | 057 | 619
Improvement Store 1000 SF
cC (862) 171.0 GFA 29.80 | 5096 2.45 419
Shopping Center 1000 55
RALIC ) i 350.0 GFA 4380 | 15331 | 4.09 | 1431
(aetl} 500 | 1000SF | 1565 | 782 | 270 | 135
General Office (710) GEA
Total 27,935 2,604
Table 4C: Gross Trips - Amended Zoning Capped
Amended . .
Zoning Land Use (ITE Code) Size Unit ADT PM Peak Hour
Rate Trips Rate | Trips
Single-Family Residential
(210) 230 Dwelling 9.73 2237 0.99 227
MDR Townhouses (230) 100 (s 6.42 642 0.60 60
4.
Apartment (220) 400 6.39 2554...1 0.59 238
CC | Improvement Store (862) | 171.0 10(‘3)‘; SF | 2080 | 509 | 245 | 419
1000 SF
MUC Shopping Center (820) 350.0 GFA 49.28 12320 4.31 1146
General Office (710) 50.0 1000 SF | 15.65 782 2.70 135
GFA
Total 23,631 2,225

The above development scenarios can be compared with the assumed land uses presented in the
submitted “Preliminary Plan lliustration.”

Preliminary Plan lllustration

Amended . .
Zoning Land Use (ITE Code) Size Unit
Single-Family Residential 192
MDR (210) 123 Dwelling
Townhouses (230) 174 Units
Apartment (220)
CC | Improvement Store (862) | 171.0 | 'oagr
| 1000 SF
MUC Shopping Center (820) 200.0 GFA
General Office (710) 38.7 1000 SF
GFA
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This comparison shows that the development scenario represented by the Preliminary Plan lllustration is
significantly less intense in both MDR and MUC zones than the Amended Zoning Capped scenario, and
would likewise achieve Goal 12 compliance.

Issues

Limiting Development

In approving a PAPA, the City must ensure that actual transportation impacts of future development on
the property will not exceed the estimated impacts on which a finding of Goal 12 compliance is based.
The applicant proposes to set a limit (trip cap) on the actual number of trips that may be generated by
future development on the site. This approach requires a procedure to measure and monitor site trip
generation as development takes place over time. A Trip Monitoring Plan (TMP) is often used for this
purpose. Under this approach conditions of approval for a PAPA would be that a trip cap be imposed on
the property, and that a TMP be adopted as part of Master Plan approval to establish how adherence to
the trip cap limit would be maintained over time.

A disadvantage of a TMP approach is that it focuses entirely on trip generation, and places no direct limit
on the type, level or schedule of site development. If and when the site trip cap is reached no more
development would be permitted without amending the limit.

In the present case, it is more desirable to acknowledge that the Amended Zoning scenario would
significantly affect transportation facilities, and accomplish Goal 12 compliance through a combination of
the proposed mitigation and “Altering land use designations, densities, or design requirements to reduce
demand for automobile travel and meet travel needs through other modes.” per OAR 660-012-0060(2)(c).
Limiting designations and densities to those assumed in the Amended Zoning Capped scenario, or a less
‘intense scenario, would be sufficient to demonstrate Goal 12 compliance.

Future Traffic Analysis Requirements

A key feature of the trip generation estimating procedure for various scenarios in the TIA is accounting for
“internal trips.” These are trips made between different land uses within a development site, as opposed
to trips that have off-site origins or destinations. Obviously, all the on-site uses involved in this exchange
of internal trips musi exist for this concept to have meaning. Because the Goal 12 test is applied at point
15 or more years into the future, assuming full build out of the site presents no issue. However, in a
phased development there is a question about how to address “internal trips” during intermediate years.

Except for the 19 acres proposed to be designated and zoned Community Commercial, the remaining 80
plus acres will be established as a node. The Preliminary Plan lilustration, which will be incorporated into
a Master Plan for the entire site, shows a number of pedestrian/bike connections from the proposed
residential portion in the north to the commercial portion in the south. One way to address the “internal
trip” issue is to condition the Master Plan phasing to require a certain percentage of the residential portion
of the site to be developed with a similar percentage of the commercial.

Finally, there are additional transportation related issues that will be specifically addressed in the required
Master Plan, but will be conditioned as part of these applications because approval of the Master Plan
requires consistency between the Metro Plan designation and the zoning. The applicant has stated that
construction of the home improvement center will be Phase 1 of the proposed Marcola Meadows
development. Therefore, in addition to the resolution of the internal trip issue and the trip cap. discussed
above, staff will require the following conditions of approval as part of the Master Plan Phase 1
development: Construction of the entire collector street from Marcola Road to V Street; and Construction
of the internal streets in the MUC and CC portions of the site.

Staff Finding:

As conditioned, these applications comply with Goal 12 because the applicant’s traffic impacts analysis
demonstrates that the proposed PAPA would significantly affect a transportation facility, and as
conditioned, degradation of the affected facility would be mitigated per OAR 660-012-0060(3).
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Condition of Approval #9

Submittal of preliminary design plans with the Master Plan application addressing the proposed mitigation
of impacts discussed in the TIA. The plans shall show the proposed traffic control changes allowing left-
turns from the eastbound ramp center lane at the eastbound ramps of the Mohawk Boulevard/Eugene-
Springfield Highway intersection. The intent of this condition is to have the applicant demonstrate to
ODOT that the proposed mitigation is feasible from an engineering perspective and will be constructed on
a schedule that is acceptable to ODOT. Provided that construction of the proposed mitigation is
determined to be feasible, then during Master Plan review and approval a condition shall be applied
requiring the mitigation to be accomplished prior to the temporary occupancy of any uses in Phase 1 of
the development.

Condition of Approval #10

Submittal of a Master Plan application that incorporates a “Development Phasing Plan”. The intent of this
plan is to address the “internal trip” issue by requiring a certain percentage of the residential portion of the
site to be developed with a similar percentage of the commercial. The specific percentages will be made
part of the approved Master Plan. The intent of this condition is to also ensure that the proposed land
uses in Table 4C do not exceed the individual caps for these uses.

Condition of Approval #11

Submittal of a Master Plan application that shows the entire length of the collector street from Marcola
Road to V Street being constziicted as part of Phase 1.

Condition of Approval #12

Submittal of a Master Plan application that shows the construction of all streets serving the CC and MUC
portions of the subject site being constructed as part of Phase 1.

Condition of Approval #13

Submittal of a Master Plan application that shows proposed connectivity between the residential and
commercial development areas.

Staff Finding:
As conditioned, these applications comply with Goal 12 because the applicant’s traffic impacts analysis

demonstrates that the proposed PAPA would significantly affect a transportation facility, and as
conditioned, degradation of the affected facility would be mitigated per OAR 660-012-0060(3).

GOAL 13: ENERGY CONSERVATION

“To conserve energy." 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.”

Applicant’s Submittal:

r

‘Response:
The purpose of this Metro Plan Diagram Amendment (PAPA) application is to re-designate land on the

subject site to: 1) expand the amount of land designated for Medium Density Residential; 2) re-designate
the land currently designated for Campus Industrial to Light Medium Industrial and Mixed-Use
Commercial; 3) and re-designated the Community Commercial land on the subject site to Mixed-Use
Commercial.

6-54



The Metro Plan is an acknowledged plan by the Oregon Department of Land Conservation and
Development. Therefore, the Metro Plan is currently consistent with the provisions of State-wide
Planning Goal 13. The City of Springfield adopted the Metro Plan (Ordinance No. 6087) on May 17,
2004. This application does not amend any component of the Metro Plan that is related to Goal 13 as
adopted by Springfield City council on May 17, 2004. Therefore, this PAPA application is consistent with
the Metro Plan and State-wide Planning Goal 13.”

Staff's Response:

Staff concurs with the applicant’s submittal. The Energy Goal is a general planning goal and provides little
guidance for site specific comprehensive plan diagram changes. The area in which the subject site is
located is identified in the TransPlan as having potential for nodal development (see the Goal 12
discussion). Development of the subject site with commercial uses has the potential to reduce automobile
trips both in duration and frequency by providing commercial services in close proximity to the proposed
residential areas in the north of the subject site, other existing nearby residential development and
existing and future industrial development to the east. By reducing the frequency, number and duration of
automobile trips the proposal will conserve energy. Nodal development of the type proposed here will
also conserve energy by promoting infill development and intensification of land use within the UGB.
Locating commercial uses in nodal areas rather than in a typical linear fashion will also help conserve
energy. Finally, the development of the subject site will be subject to building codes intended to maximize
energy efficiency.

Staff Finding:

These applications comply with Goal 13 because implementation of NodakDevelopment Area 7C will help
conserve energy.

Goal 14: URBANIZATION
“To provide for an orderly and efficient transition from rural to urban land use.”

Applicant’s Submiti3l:

&

‘Response:
All of the parcels affected by this application are currently within the Urban Growth Boundary and were

annexed into the City of Springfield. The annexation was made in compliance with an acknowledged
comprehensive plan and implementing ordinances, and established the availability of urban facilities and
services. Therefore the amendment is consistent with State-wide Planning Goal 14.

Staff’s Response:

Staff concurs with the applicant's submittal. Goal 14 requires cities to estimate future growth and needs
for land and then plan and zone enough land to meet those needs. There are three studies that address
this issue:

1. The Eugene-Springfield Metropolitan Residential Lands and Housing Study, Policy
Recommendations Report (1999);

2. The Springfield Commercial Lands Study (February 2000) indicated that there is a general shortage
of commercial land for future development; and

3. The Metropolitan Industrial Lands Inventory Report (1992).

Goal 14 also encourages compact forms of development within Urban Growth Boundaries.

6-55



These applications apply to land within the city limits and within the City's Urban Growth Boundary.
Future development approval will increase and intensify land use within the city limits. This alleviates
pressure to urbanize rural lands. The subject site is also fully served by urban services and will capitalize
on public expenditures made for this purpose. The proposed amendments address the studies listed
above in responses to Goals 9 and 10 and the availability of public facilities and services in Goal 11

Staff Finding:

These applications comply with Goal 14 because the City has adopted residential, commercial and
industrial land inventories and the subject site is located within Springfield’s Urban Growth Boundary.

GOAL 15: WILLAMETTE RIVER GREENWAY OAR 660-015-0005

“To protect, conserve, enhance and maintain the natural, scenic, historical, agricultural, economic
and recreational qualities of lands along the Willamette River as the Willamette River Greenway.”

Applicant’s Submittal:

Response:
“The subject site is not within the Willamette River Greenway. Therefore, this goal is not relevant and the

amendment will not affect compliance with Goal 15..”

Staff’'s Response:

Staff concurs with the applicant’s response. =

Staff’s Finding:

Goal 15 is not applicable to these applications because the subject site is not located on or near the
Willamette River.

Goals 16 through 19 — Estuarine Resources, Coastal Shorelands, Beaches and Dunes, arld Ocean
Resources.

Applicant’s Submittal:

&

‘Response:
There are no coastal, ocean, estuarine, or beach and dune resources related to the property or involved

in the amendment. Therefore, these goals are not relevant and the amendment will not affect compliance
with Goals 16 through 19.”

Staff's Response:

Staff concurs with the applicant’s response.

Staff's Finding:

Goals 16 — 19 do not apply in Springfield because they pertain to coastal areas.

Staff’s Response and Finding:

As conditioned, these applications comply with the applicable State-wide Planning Goals as discussed
above.
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SDC Section 7.070(3) “(b) Adoption of the amendment must not make the: Metro Plan internally
inconsistent.”

Applicant’s Submittal:

“Growth Management g

Metro Plan, Policy 1. * The UGB and sequential development shall continue to be implemented as
an essential means to achieve compact urban growth. The provision of all urban services shall be
concentrated inside the UGB.’

Response:
The two parcels affected by this application are currently within the Springfield portion of the Metropolitan

Urban Growth Boundary and have been incorporated into the City of Springfield. The annexation was
made in compliance with an acknowledged comprehensive plan and implementing ordinances, and
established the availability of urban facilities and services.

As such, the subject site is providing for compact urban growth and has the essential services available
for development. As defined in the glossary of the Metro Plan, compact urban growth is defined as:

‘The filling in of vacant and underutilized lands in the UGB, as well as redevelopment inside the
UGB’.

The PAPA will allow compact urban growth to occur on lands that are currently within the UGB and
underutilized for an urban area. The development of the site will provide needed commercial employment
opportunities and alsc-provide medium density residential development. '

Metro Plan, Policy 24. ‘To accomplish the Fundamental Principle of compact urban growth
addressed in the text and on the Metro Plan Diagram, overall metropolitan-wide density of new
residential construction, but necessarily each project, shall average approximately six dwelling
units per gross acre over the planning period.’

Response:
The proposed development seeks to achieve a density for all residentially designated and zoned land of

approximately twelve dwelling units per net acre. The future development of the site, therefore, will help
the region achieve its goal of compact urban development. -

Metro Plan, Objective 8. ‘ Encourage development of suitable vacant, underdeveloped, and
redevelopable land where services are available, thus capitalizing on public expenditures already
made for these services.’

Response:
The subject site is currently underdeveloped with access to readily available public facilities and services.

Approval of this proposal will capitalizé on the public services and expenditures already made and
planned for in the immediate area. In short, the underdeveloped subject site is suitable for residential and
commercial uses (specifically the proposed mixed residential and commercial area) and has access to
public facilities and services.

Metro Plan Specific Elements
A. Residential Land Use and Housing Element

Response:

With the adoption of the Eugene-Springfield Metropolitan Area General Plan 2004 Update (effective
February 2006) the subject site’s residentially designated land was removed from the inventory of land
designated for low-density residential uses and was designated for medium-density residential uses. (An
application concurrent with this application proposes to “fix” the boundary of the residentially designated
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land.) Therefore, the current MDR, Medium Density Residential zone is in compliance with the current
Metro Plan designation. '

Metro Plan, Policy A.8. ‘Require development to pay the cost, as determined by the local
jurisdiction, of extending public services and infrastructure. The cities shall examine ways to
provide subsidies or incentives for providing infrastructure that support affordable housing
and/or higher density housing.’ '

The applicant shall conform with City of Springfield requirements for paying the fair cost of extending
public services and infrastructure. A variety of housing types are proposed as part of the Preliminary Plan
Hlustration including small lot single-family detached, townhomes, apartments, senior cottages and a
congregate care facility.

Metro Plan, Policy A.10. * Promote higher residential density inside the UGB that utilizes existing
infrastructure, improves the efficiency of public services and facilities, and conserves rural
resource lands outside the UGB.’

Metro Plan, Policy A.11. * Generally locate higher density residential development near
employment or commercial service, in proximity to major transportation systems or within
transportation-efficient nodes.’

Metro Plan, Policy A.12. “Coordinate higher density residential development with the provision of
adequate infrastructure and services, open space, and other urban amenities.

Metro Plan, Policy A.13. ‘Increase overall residential density in the metropolitan area by creating
more opportunities for effectively designed in-fill, redevelopment, and mixed use while
considering impacts of increased residential density on historic, existing and future
neighborhoods.’

The proposed Preliminary Plan fllustration development will promote higher density development by
increasing the total supply of medium density designated and zoned land within the metropolitan area.
The applicant is proposing to develop the residential portion of the site under the Springfield standards for
nodal development, with a minimum net density of 12 units per acre. In addition, the portion that i$
proposed as single-family development is proposed under the standards for cluster development with
notably smaller lot sizes and common open space provided. The mix of single-family small lot
development and muiti-family development is located near ‘Potential Nodal Development Area 7C’
(TransPlan) and the applicant is proposing to develop a mix of commercial uses that shall include
employment and commercial opportunities for future residents of the proposed development and existing
residents of the metropolitan area. The proposed development is located at the intersection of North 28"
Street and Marcola Road approximately one-quarter mile east of the Marcola Road/North 1 9" Street
intersection with Highway 126; as such this proposed development is in close proximity to major
transportation routes and is designed to be a walkable community that promotes a combination of higher
densities and employment and commercial opportunities.

The proposed Preliminary Plan lllustration development effectively integrates the higher density
development with the existing neighborhoods in several ways. Most importantly the lowest density
development, single-family detached lots, is located adjacent to the residential neighborhoods to the west
and north. The higher density housing (apartments, cottages and congregate care) is located along the
east side of the subject site, and internally north of the proposed commercial and industrial properties.
The proposed development will minimize the disturbance to existing development while achieving the
city’s and regions need for higher density, mixed-use development.

Metro Plan, Policy A.17. ‘Provide opportunities for a full range of choice in housing type, density,
size, cost, and location.’
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The applicant’s proposed Preliminary Plan Illustration includes a variety of housing types including small-
lot single-family development, townhomes, apartments, senior cottages and congregate care. The density
of development is proposed within the desired ranges for medium density residential and includes more
than 20% of common open space for use by the residents of the development. The location of the
housing is central to the proposed nodal development area 7C (TransPlan) and shall provide a variety of
employment and commercial opportunities for the existing residents of the area and future residents of
the development.

Metro Plan, Policy A.20. ‘Encourage home ownership of all housing types, particularly for low-
income households.’

The applicant’s proposed development will include a variety of home ownership options on small single-
family lots and townhome lots. The size of the lots and the options for home ownership will increase the
supply of affordable ownership housing in the region.

Metro Plan, Policy A.22. ‘Expand opportunities for a mix of uses in newly developing areas and
existing neighborhoods through local zoning and development regulations.’

The proposed Preliminary Plan lllustration increases the mix of uses by providing residential, commercial
(main street, neighborhood retail, professional office) and industrial opportunities, while also infilling in an
area of more typical suburban development. The increased commercial and employment opportunities
will benefit the existing residents and future residents of the development site.

B. Economic Element

Response: -
A detailed analysis of Economic Element policies is contained in the applicant’s response State-wide

Planning Goal 9 — “Economic Development.” Those responses are hereby incorporated by reference.

F. Transportation Element

Response:

The project area is currently served by Marcola Road, 28" and 31 streets. Marcola Road, the southern
border of the subject site, is fully improved and is designated as a Minor Arterial. 28" and 31% streets
border the eastern boundary of the subject site. The City of Springfield’s Conceptual Road Network Map
identifies 28" and 31% streets as the “31% Street Connector.” The 28" street portion of the 31°" Street
Connector is fully improved and classified as a Collector street. Thirty-First Street is not fully improved
and is classified as a Collector street. Currently, 31% street is a two-lane asphalt paved road that does
not have gutters, curbs, or sidewalks. There is a City of Springfield 10’ utility and sidewalk easement on
the west side of 31% street to facilitate road improvements in the future.

Additional information in this statement’s response to State-wide Planning Goal 12 - “Transportation” is
hereby referenced and incorporated.

Metro Plan, Policy F.1: ‘Apply the nodal development strategy in areas selected by each
jurisdiction that have identified potential for this type of transportation-efficient land use pattern.’

Response:
The subject site is identified in TransPlan as “Potential Nodal Development Area” 7C. The applicant

seeks to develop the majority of the site under the nodal standards as detailed in the Springfield
Development Code. The applicant’s proposed development will include residential, industrial and
commercial development creating a mix of uses that complements the nodal standards.

Metro Plan, Policy F.13. ‘Support transportation strategies that enhance neighborhood livability.’
Metro Plan, Policy F.14: Address the mobility and safety needs of motorists, transit users, bicyclists,

pedestrians, and the needs of emergency vehicles when planning and constructing roadway system
improvements.
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Metro Plan, Policy F.26: Provide for a pedestrian environment that is well integrated with adjacent land
uses and is designed to enhance the safety, comfort, and convenience of walking.

Response:
The proposed development shall be served by the existing streets (Marcola Road, North 28" Street,

North 31 Street) and future streets including a collector and local streets. It will be easy to get around,

and to do so on foot. All streets will have wide sidewalks, any of them setback from vehicle traffic. The
entire community will be connected with all-weather multi-use off street pathways. It will be convenient,

and safe, to wall from one Village to the next.

Metro Plan, Policy F.36. ‘Require that new development pay for its capacity impact on the
transportation system.

Response:
Based on the Traffic Impact Analysis, the PAPA will not have a capacity impact upon the transportation

system. Please see Attachment 1, TIA for more information.

A detailed analysis of the PAPA’s consistency with the State Transportation Planning Rule, OAR Division
12, 660-012-0000 et. seq., (TPR) is contained in the applicant’s response State-wide Planning Goal 12 -
“Transportation.” Those responses are hereby incorporated by reference. With regard to the
Transportation Element of the Metro Plan, the City can find that the proposed PAPA will not make the
Metro Plan internally inconsistent.

G. Public Facilities and Services Element

Metro Plan, Policy G.1. * Extend the minimum level and full range of key urban facilities and
services in an orderly and efficient manner consistent with the growth management policies in
Chapter lI-B, relevant policies in this chapter, and other Metro Plan policies.’

Response:-
The two parcels affected by this application are currently within the Urban Growth Boundary and were

annexed into the City of Springfield. The annexation was made in compliance with an acknowledged
comprehensive plan and implementing ordinances, and established the availability of urban facilities and
services. A detailed analysis of the availability of those services is contained in the applicant’s response
State-wide Planning Goal 11 - “Public Facilities and Services.” Those responses are hereby
incorporated by reference.

Metro Plan, Policy G.5. ‘Consider wellhead protection areas and surface water supplies when
planning stormwater facilities.’

Response:
A stormwater management plan shall be created during the master plan process. Special emphasis will

be placed upon the wellhead protection area and surface water supplies when planning stormwater
facilities. See Exhibits 8 and 9 for more information.

H. Parks and Recreation Element

Response:

The changes proposed by this application will have no impact on any recreation area, facility or
opportunity that has been inventoried and designated by the Metro Plan or any relevant facility plan
regarding the City's recreational needs. The recreational needs of the community are adequately met by
the existing and planned facilities enumerated in the Willamalane 20-year Park and Recreation
Comprehensive Plan, 2004 and other associated documents. A detailed analysis of the subject site in
relation to the various parks and recreation system studies, inventories, refinement plans, and facilities
plans is contained in the applicant’s response State-wide Planning Goal 8 - ‘Recreation.” Those
responses are hereby incorporated by reference. With regard to the Parks and Recreation Element of the
Metro Plan, the City can find that the proposed PAPA will not make the Metro Plan internally inconsistent.
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1. Historic Preservation Element

Response:
The changeés proposed by this application will have no impact on any historic resource that has been

inventoried and designated by the Metro Plan or any relevant facility plan or inventory regarding the City's
historic resources. With regard to the Historic Preservation Element of the Metro Plan, the City can find
that the proposed PAPA will not make the Metro Plan internally inconsistent.

J. Energy Element
Metro Plan, Goal 1: Maximize the conservation and efficient utilization of all types of energy.

Response:
The proposed PAPA and subsequent development of the site will encourage conservation and efficient

utilization of energy by a concentration of employment, services and residences on the site, and enabling
transit services to the site.

Metro Plan, Policy J.3. ‘ Land allocation and development patterns shall permit the highest
possible current and future utilization of solar energy for space heating and cooling, in balance
with the requirements of other planning policies; and’

Response:
The applicant shall design future development according the standards of the Springfield Development

Code includes all standards relevant to solar orientation.

Metro Plan, Policy J.8. ‘Commercial, residential, and recreational land uses shall be integrated to
the greatest extent possible, balanced with all planning policies to reduce travel distances,
optimize reuse of waste heat, and optimize potential on-site energy generation.’

Response:
The requested approval of the PAPA proposed herein, if approved, will enable the subsequent zone

changes and development of a master planned mixed use development that shall provide employment,
services and residential-opportunities (see Preliminary Plan lllustration...). The proposed development
envisions a series of eight (8) villages that include main street retail, neighborhood retail, general retail
and residential uses (single-family detached, townhomes, apartments, senior cottages and congregate
care.) Workers and residents will have the option to obtain dining, shopping, and other commercial
amenities less than a mile from the subject site consistent with Policy J.8’s mandate to balance all
planning policies to reduce travel distance. Existing residential neighborhoods are adjacent to the subject
site. The presence of schools and the Willamalane Park to the north provides proximity to recreational
land uses.

Because the amendments facilitate development of an integrated master planned mixed-use
development with a mix of commercial, residential and adjacent industrial zoning near recreational land
uses (all within reasonable walking distance, which allows mixing of uses and reduces travel distances) it
is consistent with this policy (see Preliminary Plan lllustration... for more information).

K. Citizen Involvement Element

Metro Plan, Goal. ‘ Continue to develop, maintain, and refine programs and procedures that
maximize the opportunity for meaningful, ongoing citizen involvement in the community’s
planning and planning implementation processes consistent with mandatory statewide planning
standards.’

Response: As noted in applicant’s findings regarding State-wide Planning Goal 1, Citizen Involvement,
the City’s acknowledged program for citizen involvement provides citizens the opportunity to review and
make recommendations in written and oral testimony on the proposed PAPA, consistent with Goal 1. The
action proposed is consistent with and does not amend the citizen involvement element of the Metro Plan.
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Aspects of the Metro Plan that have not been discussed within this application will be dealt with during
future development proposals including site review and conditional use permit.”

Staff’'s Response:

Staff concurs with the applicant’s submittal concerning applicable Metro Plan policies. There are two
discussion topics in this response: 1) The citing of additional Metro Plan text; and 2) Whether the PAPA
makes the Metro Plan internally inconsistent. The “internally inconsistent” discussion was raised in the
applicant’s response to Goal 9, above, but is more appropriately discussed under this criterion.

1. Additional Metro Plan Text:

“B.23 Provide for limited mixing of office, commercial, and industrial uses under procedures which
clearly define the conditions under which such uses shall be permitted and which: (a) preserve the

suitability of the affected areas for their primary uses; (b) assure compatibility; and (c) consider the
potential for increased traffic congestion.”

These applications address “Marcola Meadows”, west of 28"/31% Streets. The TransPlan Potential Nodal
Development Areas Map shows proposed Node 7C includes areas east of 28"/31% Streets. The southern
portion of this area is zoned and designated Light-Medium Industrial. This area is almost fully developed.
The northern portion of this area is zoned and designated Low Density Residential. This area is fully
developed. The point is that the “greater area” of Proposed Nodal Development Area 7C will comply with
Policy B.23 by providing “for limited mixing of commercial and industrial uses while preserving the area for
industrial uses”.

The definition of nodal development area is provided in the Metro Plan:

“Nodal Development Area (Node): Areas identified as nodal development areas in TransPlan are
considered to have potential for this type of land use pattern. Nodal development is a mixed use,
pedestrian friendly land use pattern that seeks to increase concentrations of population and
employment in well defined areas with good transit service, a mix of diverse and compatible land
uses, and public and private improvements designed to be pedestrian and transit oriented. __

Fundamental characteristics of nodal development require:

e Design elements that support pedestrian environments and encourage transit use and

bicycling;
e A transit stop which is within walking distance (generally within % mile) of anywhere in the
node;

e Mixed uses so that services are available within walking distance;

e Public spaces, such as parks, public and private open space, public facilities, that can be
reached without driving; and

e A mix of housing types and residential densities that achieve an overall net density of at
least 12 dwelling units per net acre”

Approval of applications will allow the area to realize the nodal development potential identified in
TransPlan (7C) consistent with the definition of Nodal development cited above. Transportation issues
are more fully addressed under the Goal 12 discussion. The applicant has also submitted a Preliminary
Plan lllustration, an example of what the required Master Plan application, which is a condition of
approval of these applications, may look like.

The Transportation Element of the Metro Plan supports the applicant’s proposal. The compact development
configuration proposed by the applicant will reduce dependence on the automobile, shorten trip lengths,
reduce trip frequency, shorten trip duration, and lower systems costs. The proposal will limit air pollution
and urban sprawl. The proposed applications are consistent with the Growth Management Principles of the
Plan that encourage compact growth and carries out the intent of the Transportation Element.
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2. Whether the PAPA makes the Metro Plan Internally Inconsistent.

The purpose of the Metro Plan’s economic element is to implement State-wide Planning Goal 9: “...to
diversify and improve the economy of the state. In order to grow the region’s economy it is essential
that the supply of land in each zoning designation include not only sites sufficient in size to
accommodate the needs of the commercial or industrial operations (including expansion), but also
includes sites which are attractive from the standpoint of esthetics, transportation costs, labor
costs, . . . proximity to markets, and anticipated growth of local markets....”

The applicant has addressed the following Economic Element Policies in the response to Goal 9, above:

“B.6 Increase the amount of undeveloped land zoned for light industrial and commercial uses
correlating the effective supply in terms of suitability and availability with the projections of
demand.”™

“B.12 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 the response to Goal 9, the applicant has demonstrated that the SCLS shows a shortage of commercial
land and the MILIR shows a surplus of industrial land in Springfield.

Under Policy B.6, the supply of commercial land does not correlate with demand. A real life example is the
actual “commercial” demand in the Gateway ClI District as shown on the applicant's Table 7 (see Goal 9).
This Table lists all of the existing businesses in that district. In a district that requires 60 percent of the
acreage to be dedicated to light industrial uses, there is currently only one such use; Shorewood Packaging,
which was constructed in 1997. Since that time no light industrial use has gone into the Gateway Cl District.
There has been no Cl development applications ever submitted for the subject site. Redesignation and
rezoning were identified as methods to increase the supply of commercial land in the SCLS. Any rezoning
essentially reduces other land use inventories, especially the Cl District. Approval of these applications will
exchange an industrial development ready site for a predominantly commercial development ready site. In
light of any more up-to-date commercial/industrial land studies, one must use the existing studies which
were adopted with 20 year horizons in order to comply with the Metro Plan and ultimately Goal 9 (see the
CIBL discussion under Goal 9). These applications will add a total of 34 acres of Community Commercial
and Mixed Use Commercial to the commercial land inventory and facilitate the provision of commercial
services to residents of the area and employees of current and future industrial development east of
28"/31% Streets that comprise Proposed Nodal Development Area 7C.

Under Policy B.12, staff contends the “discourage” language does not contain an outright prohibition on
changing development ready industrial sites to non-industrial (commercial and residential) designations. It is
important to keep in mind that when making decisions based on the Metro Plan, not all of the goals and
policies can be met to the same degree in every instance; some of the goals, objectives and policies
conflict. Therefore, use of the Policy B.6 suggests correlating the supply of land zoned for Industrial and
commercial uses with demand. Given the surplus of industrially zoned land and the deficit of commercial
land there is not a correlation between existing supply and demand for the two categories. The “correlation
policy” conflicts with Policy B.12 which discourages rezoning development ready industrial parcels to other
designations. Given the deficit of commercial lands in the City, staff contends the policy of correlating
existing supply with demand is more important than the policy of not converting development ready light
medium industrial sites to other uses.

The requirement of this criterion that adoption of these proposed applications not make the Metro plan
internally inconsistent does not mean that every goal, objective, finding and policy of the Metro Plan must
support these applications. Because of recognized conflicts in the Metro Plan, the proper inquiry is
whether on balance the most relevant of the Plan policies support the Metro Plan Diagram Amendment.
The applicant submitted findings the various Metro Plan policies cited above and in response to Goal 9
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which are beneficial to the Planning Commission and City Council in weighing the relevant portions of the
Metro Plan as they perform the required balancing.

The Planning Commission and the City Council should determine if the applicant and staff demonstrate
that in order to comply with Statewide Planning Goal 9, Metro Plan policies and adopted land inventories
that Campus Industrial land should be converted to commercial and residential and that conditions that
applied during the Home Depot review process in 2001 have changed. Staff contends these issues have
been addressed in this staff report and recommends approval of these applications, with conditions. In
making their decisions, the Planning Commission and the City Council should consider the impact of
piece-meal conversions on the future availability of developable industrial land, regardless of current
trends. Given this situation and the requirement that the City maintain an adequate supply of commercial
land as well as industrial land, the Planning Commission and City Council must make a choice. The basis of
this choice is - will approval of these applications be in the best interests of Springfield’s citizens

Staff's Finding:

The text of the Metro Plan, specifically the policies, supports this criterion in much the same way that
these applications were found to be consistent with the applicable State-wide Planning Goals (especially
Goals 9 and 12). The Metro Plan policies cannot exist without acknowledgement and acknowledgment
cannot exist without findings of Goal consistency.

LX. SPRINGFIELD ZONING MAP AMENDMENT CRITERA AND FINDINGS

SDC Article 12 describes the criteria to be used in approving a Springfield Zoning Map amendment. SDC
Section 12.030(3) lists: “Zoning Map amendmeni-criteria of approval: (a) Consistency with
applicable Metro Plan policies and the Metro Plan diagram; (b) Consistency with applicable
Refinement Plans, Plan District maps, Conceptual Development Plans and functional plans; and
(c) The property is presently provided with adequate public facilities, services and transportation
networks to support the use, or these facilities, services and transportation networks are planned
to be provided concurrently with the development of the property. (d) Legislative Zoning Map
amendments that involve a Metro Plan Diagram amendment shall: 1. Meet the approval criteria
specified in Article 7 of this Code; and 2. Comply with Oregon Administrative Rule (OAR) 660~012-
0060, where applicable”

SDC Section 12.030(3)(a)” Consistency with applicable Metro Plan policies and the Metro Plan
diagram;”

Applicant’'s Submittal:

“

Response:
The adopted Metro Plan ‘Land Use Diagram’ (2004 update) shows three land use designations

on the subject site: Campus Industrial, Commercial and Medium Density Residential [see
Attachment 2]. A Metro Plan diagram amendment changing the land use designations is under
concurrent review with this zoning map amendment application. If the concurrent amendment to the
Metro Plan diagram changing the allocation of land use designations for the property is approved, the
proposed Zoning Map Amendment will be consistent with and implement the Metro Plan ‘Land Use
Diagram.”

Note: The applicant cited the same Metro Plan policies in the response to this criterion that were used in

addressing SDC 7.070(3)(b). Therefore, those citations are not listed again in the applicant's response to
this criterion.
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Staff's Response and Finding:

The applicant has cited “consistency with Metro Plan policies and the Metro Plan diagram” in the
response to SDC Section 7.070(3)(b), above. Staff found that the applicant complied with that criterion
and therefore, complies with criterion 12.030(3)(a).

SDC Section 12.030(3)(b) “Consistency with applicable Refinement Plans, Plan District maps,
Conceptual Development Plans and functional plans; and”

Applicant’'s Submittal:

4

‘Response:
A-Conceptual Development Plan (CDP), previously created for the 56 acres of existing Campus Industrial

(Cl) zoning on the subject site per SDC 21.020, was approved by the City of Springfield in 1999 (file
number 98-02-47). SDC 21.020 states that: ‘A Master Plan shall comply with any applicable
approved Conceptual Development Plan or upon approval of a Master Plan or Site Plan for the
entire Cl District, the Master Plan or Site Plan may supplant and take precedence over an
approved Conceptual Development Plan.’ This proposed zone change, if approved, shall remove the
Cl zoning from the subject site and a forthcoming Master Plan application [see Attachment - Preliminary
Plan lllustration] for the entire subject site (including all land within the previously adopted CDP)
consistent with these amendments shall be submitted to the City; as such, the previously approved CDP
will be supplanted by the forthcoming Master Plan per SDC 37.010 et seq.. As such a finding of
consistency with the conditions of the previously adopted CDP (98-02-47) is not applicable to this
proposal.”

Staff's Response:

The subject site is not within an adopted refinement plan or plan district. The applicant cites the 1999
Conceptual Development Plan for the Cl portion of the property. Staff concurs with the applicant’s
submittal concerning that plan. There are no other plans specific to this property.

Staff’s Finding:

These applications comply with SDC Section 12.030(3)(b) because there are no applicable refinement
plans or plan districts that currently apply, and upon approval of these applications, the current
Conceptual Development Plan will no longer apply. However, there will be a Master Plan that applies to
the entire subject site that is a condition of these applications.

Section 12.030(3)(c) “The property is presently provided with adequate public facilities, services
and transportation networks to support the use, or these facilities, services and transportation
networks are planned to be provided concurrently with the development of the property.”

Applicant’s Submittal:

“Response:

The discussion of compliance with Statewide Planning Goal 11 — ‘Public Facilities and

Services,” and Goal 12 - ‘Transportation’ in the findings regarding the Statewide Planning

Goals [see the applicant's response to SDC 7.070(3)(a) that] are incorporated herein by reference. With
the findings established and referenced herein, the proposal complies with this criterion.

Staff’s Response:

Staff concurs with the applicant’s statement. Criterion (c) is also addressed in staff's response to Goals
11 and 12, under criterion 7.070(3)(a).
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Staff's Finding:

The applicant has shown that the subjedt site can be served by urban services in the response to SDC
Section 7.070(3)(a), above. Staff found that the applicant complied with that criterion and therefore,
complies with criterion 12.030(3)(c).

Section 12.030(3)(d) “Legisl/ative Zoning Map amendments that involve a Metro Plan Diagram
amendment shall: 1. Meet the approval criteria specified in Article 7 of this Code; and 2. Comply
with Oregon Administrative Rule (OAR) 660-012-0060, where applicable.”

Staff's Response and Finding:

These applications comply with SDC Section 12.030(3)(d) because this criterion is addressed in staff's
response to SDC Section 7.070(3) used in approving a Type |l Metro Plan amendment; and the response
to State-wide Planning Goal 12 in SDC Section 7.030(3)(a) in particular.

[ Xl. CONCLUSION, RECOMMENDATION OF STAFF AND RECAP OF CONDITIONS

The Metro Plan’s economic element begins with a background discussion of the “...a) a decline in the

lumber and wood products industry as a source of employment; (b) limited increase in

employment in other manufacturing activities; (c) diversification of the non-manufacturing

segments of the local economy, primarily in trade, services, finance, insurance, and real estate;

and (d) the development of this metropolitan area as a regional trade and service center serving
. southern and eastern Oregon.”

The Special Light Industrial/Campus Industrial designation was adopted to assist in the diversification of
the metro area’s economy in the transition after the wood products industry decline. Staff's discussion in
Goal 9 details the history of this designation and zoning district. However, change has rapidly occurred in
the “high-tech” industry, so that the SONY site where music CDs were produced for about 5 years has
closed due to “new technologies” and has been replaced with a medical research facility. The “Pierce”
property has been “shovel ready” for over 30 years and has not been developed. Has the demand for the
light industrial manufacturing uses originally intended for the Cl district disappeared? The applicant’s
Table 7 shows that there is only one manufacturing facility in the Gateway Cl, Springfield's other CI
District. If these applications are approved, there will still be over 100 acres of Cl zoned and designated
vacant land in the Gateway Cl District.

Approval of these applications will implement TransPlan Nodal Development area 7C, resutlting in a
master planned commercial/residential mixed use development for the entire site.

In the Executive Summary, staff stated there were two primary Goals 9 and 10 that needed to be
addressed. Staff contends that, as conditioned, these applications addressed both Goals and all other
applicable criteria of approval.

However, in making their decisions, the Planning Commission and the City Council should consider: 1)
Lacking an updated commercial and industrial land study, will the City be better served by converting
Campus Industrial land to Commercial and Multi-family Residential; and 2) Will Springfield’s citizens,
especially the neighbors, be assured that a “quality” development will be constructed over time.

Re-cap of Conditions of Approval:

Condition of Approval #1

The submittal and approval of a Master Plan application prior to any development on the subject site.
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Note: The applicant has stated the intent to submit a Master Plan application. Rather than require a
separate Memorandum of Understanding or similar document at this time, staff is highlighting potential
issues as part of these applications that must be addressed during the Master Plan approval process.
The Metro Plan diagram and Zoning Map amendment applications are concurrent. SDC Section 12.040
gives the City authority to add conditions “...as may be reasonably necessary in order to allow the
Zoning Map amendment to be granted.” The Master Plan application process will require a public
hearing and approval by the Planning Commission. This note applies to all of the additional conditions of
approval that relate to the required Master Pian application.

Condition of Approval #2

Submittal of documentation from the Department of State Lands and/or the Army Corps of Engineers with
the Master Plan application demonstrating the existing drainage ditch is not a regulated watercourse/
wetland, and if necessary, submittal of a wetland delineation for other wetlands that may be on the
subject site.

Condition of Approval #3:

Submittal of a Master Plan application that incorporates the relocation of the existing drainage ditch and
conversion to a major water feature that will be an integral part of the proposed development area. The
construction of the entire water feature must be completed as part of the Phase 1 development.*

* The applicant has stated that Phase 1 will include the home improvement center. This means that this
and all other conditions referencing “Phase 1" must be incorporated into proposed Master Plan Phase 1
development.

Condition of Approval #4

Submittal of a Master Plan application that addresses compliance with the Drinking Water Overtay District
standards in SDC Article 17 and how these regulations will be applied for each proposed phase.

Condition of Approval #5:

Submittal of a Master Plan application that addresses the relationship of the proposed development to
Willamalane’s future park on the north side of the EWEB Bike Path and an explanation of any
coordination efforts with Willamalane concerning the timing and development of the future park

Condition of Approval #6

Submittal of a Master Plan application that addresses coordination with EWEB to determine if any
easements are required in order to cross the EWEB Bike Path to access the future park.

Condition of Approval #7

Submittal of a Master Plan application that shows the proposed home improvement center building
design similar to the existing building in Scottsdale, Arizona or a building design that complies with the
current building design standards in SDC Article 21.

Condition of Approval #8

Submittal of a Master Plan application that demonstrates that residential development will occur at 12
dwelling units per net acre.
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Condition of Approval #9

Submittal of preliminary design plans with the Master Plan application addressing the proposed mitigation
of impacts discussed in the TIA. The plans shall show the proposed traffic control changes allowing left-
turns from the eastbound ramp center lane at the eastbound ramps of the Mohawk Boulevard/Eugene-
Springfield Highway intersection. The intent of this condition is to have the applicant demonstrate to
ODOT that the proposed mitigation is feasible from an engineering perspective and will be constructed on
a schedule that is acceptable to ODOT. Provided that construction of the proposed mitigation is
determined to be feasible, then during Master Plan review and approval a condition shall be applied
requiring the mitigation to be accomplished prior to the temporary occupancy of any uses in Phase 1 of
the development.

Condition of Approval #10

Submittal of a Master Plan application that incorporates a “Development Phasing Plan”. The intent of this
plan is to address the “internal trip” issue by requiring a certain percentage of the residential portion of the
site to be developed with a similar percentage of the commercial. The specific percentages will be made
part of the approved Master Plan. The intent of this condition is to also ensure that the proposed land
uses in Table 4C do not exceed the individual caps for these uses.

Condition of Approval #1 1__

Submittal of a Master Plan application that shows the entire length of the collector street from Marcola
Road to V Street being constructed as part of Phase 1.

Condition of Approval #12

Submittal of a Master Plan application that shows the construction of all streets serving the CC and MUC
portions of the subject site being constructed as part of Phase 1.

Condition of Approval #13

Submittal of a Master Plan application that shows proposed connectivity between the residential and‘
commercial development areas.

Conclusion and Recommendation:

As conditioned, staff has demonstrated that the proposed applications comply with the applicable Criteria
of approval listed in SDC Sections 7.030 and 12.030.

Staff recommends the Planning Commission: Approve the attached Order and forward the proposed
applications, as may be amended, to the City Council with a recommendation for adoption.

6-68




BEFORE THE PLANNING COMMISSION
OF THE CITY OF SPRINGFIELD, OREGON

ORDER AND RECOMMENDATION FOR 1
A METRO PLAN DIAGRAM AMENDMENT ] CASE NUMBER LRP 2006-00027
AND A SPRINGFIELD ZONING MAP AMENDMENT ] CASE NUMBER ZON 2006-00054

NATURE OF THE APPLICATIONS

This is a consolidated application for the above referenced case numbers. The applicant is proposing to
amend the Metro Plan diagram from Campus Industrial (Cl) to Commercial/Nodal Development Area
(NDA), Community Commercial (CC) and Medium Density Residential (MDR)/NDA; and to amend the
Springfield Zoning Map from Cl to CC, Mixed Use Commercial (MUC) and MDR. The applicant intends to
obtain the proper Metro Plan designations and zoning to allow the submittal and approval of the
appropriate applications (including, but not limited to: Master Plan, Subdivision and Site Plan Review) in
order to construct a phased mixed-use residential and commercial development with nodal attributes.
The proposed development will include design elements that support pedestrian environments and
encourage transit use, walking and bicycling; a transit stop which is within walking distance (generally
mile) of anywhere in the node; mixed uses so that services are available within walking distance; public
spaces, such as parks, public and private open space, and public facilities, that can be reached without
driving; and a mix of housing types and residential densities that achieve an overall net density of at lease
12 units per net acre.

1. The above referenced applications have been accepted as complete.

2. The applications were initiated and submitted in accordance with Section 3.050 of the Springfield
Development Code. Timely and sufficient notice of the public hearing, pursuant to Section 14.030 of
the Springfield Development Code, has been provided.

3. On March 27, 2007 the Planning Commission held a public hearing on the proposed amendments.
The Development Services Department staff notes and recommendation together with the oral
testimony and written-submittals of the persons testifying at that hearing have been considered and
are part of the record of this proceeding.

1

CONCLUSION

On the basis of this record, the proposed amendments are consistent with the criteria of SDC Sections
7.030 and 12.030. This general finding is supported by the specific findings of fact and conclusion in the
Staff Report and Findings.

ORDER/RECOMMENDATION
It is ORDERED by the Springfield Planning Commission that approval of CASE NUMBER LRP 2006-

00027, and CASE NUMBER ZON 2006-00054, be GRANTED and a RECOMMENDATION for approval
forwarded to the Springfield City Council.

Planning Commission Chairperson
ATTEST

AYES:
NOES:
ABSENT:
ABSTAIN:
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ATTACHMENT 2

Maps Submitted by the Applicant

6-71



EXHIBIT 3

6-73

M » ] ECEONTTR P M o E
o | g i ; 2., 32 B E
A T L 8 2255 28 3 i
b A et B 1 SSEz 8L 0o :
,.m : : RHODODENDRON 54 : § & M.m wG da oo
0 - " " L r 5 & 23 o |
“ ; 5 q P g ; I 4 2aq | | &
trcanmndt 2 s uq W m CANTERBURY ST ° e = Ll M
L3
x ' A NE
- M Ya YO P W
. : m .n..!olzw‘.cui = 1= 7 5 ! vn»\...\‘ ® m SN
5 g : b E e £ 9 c UG
: 3 2 ; : p—res g3 K
= W i . H ¢ N m 8 c g
z i Ny ay 1..3« g ' S = w O
. , % ; ; i E 4 &
W 1 IR T 3= 2 (@] o
—. LT o 5 = o
. | : 2 g9 &
I H Q un
oo st ) 5 m. E m
5 b § 338 ¢
E e
: 0 ¥ wH R ¢ 0
cecran H v st w
- 1 ey
B : 5 S
1 O I3
»of W E 3 e . RIRHKKLKXKL ) 0 " o £
Y : s s B 2 s =
omy { Y | € — o
T i AV ; Sttt tatatatotote! L w 5 = o
g : 2
o RER =z 2
Q@ 5 & £ w o
k3] m 5 3 - £
5 S 3¢9g38 T ©
X B O = I M ——
KRKX Q! I n
SRHRKS = s
E SRRRKL 5 ® O
z 5 K -
: % T
: g > =
= B o
s 3 (3]
€ 3 O
g 3 —
g o —-—
w m @ V aw—
g 0 2 Sl
L x G o 7]
< 2 § "
D & E T E
T 9 3
o] X W ,w e’
nnuv ‘M a4 = m =
g (il
of A -y
£
=l 8854




SRR

7 e
b b & 4
z
N1OTH ST
18 MU N
5 N2gTH ST
: 1
B 2
_9; N21ST 97 §
CORRAL DR § g
N23RO 5T %
N2tsy
)
;o
2
> M3
<
0.0
e
KX XK
PKRD
LR
BACRKS
[ CRKKS
P00
Yo% %
9,999,
KGR
QR
N31ST g7
5 : z i
] 2 &
V13
\‘dﬁ .
30 ST >
H
TH ST
" &
Z e,
44"0,
Legend Miscellaneous
Plan District Boundaries Boundaries
RN Nodal Development Area A5 Commercial ‘ Light Medium Industrial | § : gﬁ;"ﬁ:‘e‘:g
Low Density Residential Major Retail Centers 888% Campus Industrial Existing
- ) Parcels
Medium Density Residential - Heavy Industrial Parks and Open Space Subject
Site

= .ol The Villages at Marcola Meadows 20 St id®
Dra\n;n: AN . e
e ™| Proposed Metro Plan Diagra 1inch equals 500 feet

A\~ T

¥ L18I1HX3



Adwko

is

LN R R R R R R N RER R AR ER AN R AL

AVNOINVE 30u3id

5 e
N1TTH st 4
0 ‘..: § N1TTH ST ST ST
3 - &&"
. | N 3 :
o — @ N1 ST i s 3 N1TTH e,
{— e 1]
e N g i cRsme st
= ——— 3 [’ B 3
= v [ . A
b~ ——————— =
Eare——r— W v b 2 ¢
Eg-—-—-———-—-—-— g ‘ - Smise N1gTH ST
| Pe———————" H
e H
Eg_._.___________—'—'"—_—“- ;1SN
e H
= z .
= 8y Nzomy
- g+ 3 -
g w ' T
- 2 3 H #
- » Z 4 >
= : £
- H Mol | z q $
= : [ - % 3
= H %- ] o
ST ’ % o CORRAL OR

N1TTH ST

Sececsccavancsead

Crceema;

S ettcssensvmavanea.

N21ST ST

-
{ ]

[
@
2
b
k]
gwcusr
E
z e
N28TH sT
g
ot 4
E'WOW @

Legend

Zoning District Boundaries

Community Commercial

High Density Residential
Medium Density Residential H!“m Major Retail Commercial

Low Density Residential Mixed Use Commercial

Mixed Use Residential Nieghborhood Commercial

Light Medium Industrial
888§ Campus Industrial

_ Heavy Industrial

Public Land & Open Space

Miscellaneous
Boundaries
7+*=== Springfieid

teeaud + City Limits
Existing
Parcels
Subject
Site

Job #
Date:
Drawn:

Revised:

Checked:

0809
12120106

The Villages at Marcola Meadows .
" Existing Zoning

300 600

Scale: 1" 2 800’ Feet

1,200

6-75

G LgiHX3



.
A s "--- ? LS N1TTH ST M S
£ .,e’& Teteveccecccnanand
4 g il % N1TTY Py 5
a H
E GREENBRIAR ST eecrdaencrcnccanad
2 £ F 4
] 2
»
q - N1STH ST
H
H
.
]
H :: . N20TH o
) ’ ; g
2 [
{8 4
: s
: %o
.......... : £
A
g
l -
na'm ST
&
3
¢
33R0 ST
35TH s3
87y
Legend Miscellaneous
Zoning District Boundaries Boundaries
High Density Residential Community Commercial Light Medium Industrial T H 2?51?2:::
[ SS— s
Medium Density Residential Major Retail Commercial 888§ Campus Industrial Existing
Parcels
Low Density Residential Mixed Use Commercial n Heavy Industrial Subject
Site
Mixed Use Residential Nieghborhood Commercial § Public Land & Open Space

=« The Villages at Marcola Meadows I w15 =
Drawn: AN
e ®s| Proposed Zoning Scai: 1 =80 Fou

6-76

9 L19IHX3
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Legal Description for the Zoning map Amendment
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EXHIBIT 1

K & D ENGINEERING, Inc.

Engineers *» Planners * Surveyors

I;egal description
For
“Marcola Meadows” Comp Plan and Zone Change

Two (2) Parcels of land located in Springfield, Oregon that are more particularly
described as follows:

Parcel 1

Beginning at a point on the North margin of Marcola Road, said point being North 89°
57' 30* East 2611.60 feet and North 00° 02' 00" West 45.00 feet from the Southwest
corner of the Felix Scott Jr. D.L.C, No. 51 in Township 17 South, Range 3 West of the
Willamette Meridian; thence along the North margin of Marcola Road South 89' 57' 30"
West 1419.22 feet to the Southeast corner of Parcel 1 of Land Partition Plat No. 94-
P0491; thence leaving the North wmargin of Marcola Road and running along the East
boundary of said parcel 1 and the Northerly extension thereof North 00° 02' 00" West
516.00 feet to a point on the South boundary of NICOLE PARK as platted and recorded in
File 74, Slides 30-33 of the Lane County Oregon Plat Records; thence along the South
boundary of said NICOLE PARK North 89° 57' 30" East 99.62 feet to the Southeast corner-
of said NICOLE PARK; thence along the East boundary of sald NICOLE PARK North 00° 02!
00" West 259 82 feet to the Northeast corner of said NICOLE PARK, thence along the
North boundary of said NICOLE PARK South 89" 58' 00" West 6.20 feet to the Southeast
corner of LOCH LOMOND TERRACE FIRST ADDITION, as platted and recorded in Book 46, Page
20 of the Lane County Oregon Plat Records; thence along the East boundary of said LOCH
LOMOND TERRACE FIRST ADDITION North 00" 02' 00" West 112.88 feet to the Southwest
corner of AUSTIN PARK SOUTH as platted and recorded in File 74, Slides 132-134 of the
Lane County Plat Records; thence along the South boundary of said AUSTIN PARK South
North 85° 58' 00" East 260.00 feet to the Southeast corner of said AUSTIN PARK South
thence along the East boundary of said AUSTIN PARK South Noxth 00" 02' 00" West 909.69
feet to the Northeast corner of said Austin Park South, said point being on the South
boundary of thal certain tract of land described in a deed recorded July 31, 1941, in
Book 359, Page 285 of the Lane County Oregon Deed Records; thence along the South
boundary of said last described tract North 79' 41' 54" East 1083.15 feet to the
intersection of the South line of the last described tract and the Bast line of that
certain tract of land conveyed to R. H. Pierce and Elizabeth C. Pierce and recorded in
Book 238, Page 464 of the Lane County Oregon Deed Records; thence along the East line
of said last described tract South 00° 02’ 00" East 1991.28 feet to the point of
beginning, all in Lane County, Oregon.

. Page 1 of 2
276 N.W. Hickory Street » P,O. Box 725 « Albany, OR 97321 « (541) 928-2583 » Fax: (541) 967-3458
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K & D ENGINEERING, Inc.

Engineers * Planners ® Surveyors

Parcel 2

Beginning at a point in the center of County Road No. 753, 3470.24 feet South'and
1319.9 feet East of the Northwest corner of the Felix Scott Domation land Claim No
82, in Township 17 South, Range 2 West of the Willamette Meridian, and being 866 feet
South of the Southeast corner of tract of land conveyed by The Travelers Insurance
Company to R. D. Kercher by deed recorded in Bock 189, Page 268, Lane County Oregon
Deed Records; thence West 1310 feet to a point 15 links East of the West line of the
Felix Scott Donation Land Claim No. 82, Notification.No. 3255, in Township 17 South,
Range 2 West of the Willamette Meridian, and running thence South parallel with and 15
links distant from said West line. of said Dopation Land Claim a distance of 2304 .76
feet to a point 15 links East of the Southwest corner of said Donatipn'Land Claim,
thence East following along the center line of County Road No. 278 a distance of 1310
feet to a point in the center of said County Road No. 278 due South of the place of
beginning; thence North following the center line of said County Road No. 753 to the

point of beginning, all in Lane County, Oregon; .
EXCEPT the right of way of the Eugene-Wendling Branch of the Southern Pacific

Railroad; .
ALSO EXCRPT that portion described in deed to The City of Eugene, recorded in
Book 359, Page 285, Lane County Oregon Deed Records;

ALSQ EXCEPT beginning at a point which is 1589.47 feet South and 1327.33 feet
East of the Southwest corner of Section 19, Township 17 South, Range 2 West,
Willamette Meridian, Lane County, Oregon, said point also being opposite and
20 feet Easterly from Station 39+459.43 P.0.S.T., said Station being in the
center line of the old route of County Road No. 142-5 {formerly #753); thence
South 0" 11' West 183.75 feet to the intersection with the Northerly Railroad‘_
Right of Way line; thence South 84" 45' West 117.33 feet; thence South 79° 30!
West 48,37 feet to the intersection of said Railroad Right of Way line with
the Southerly Right of Way line of the relocated said County Road No. 742-5;
thence along the axc of a 316.48 foot radius curve left (the chord of which
bears North 39" 03' 3S" East 261.83 feet) a distance of 269.94 feet to the
place of beginning, in Lane County, Oregon;

ALSO EXCEPT that portion described in deed to Lane County recoxrded October 19,
1955, Reception No. 68852, Lane County Oregon Deed Records;

ALSO EXCEPT that portion described in deed to Lane County recorded January 20,
1986, Reception No. 8602217, Lane County Official Records;

ALSO EXCEPT that portion described in that Deed to Willamalane Park and
Recreation District recorded December 4, 1992, Reception No. 9268749, and
Correction Deed recorded February 9, 1993, Reception No. 9308469, Lane County
Official Records;

ALSOC EXCEPT that portion described in Exhibit A of that Deed to the City of
Springfield, recoxrded September 22, 1993, Reception No. 9360016, Lane County
Official Records.

ALSC EXCEPT Marcola Road Industrial Park, as platted and recorded in File 75,
Slides 897, 898 and 899, Lane County Plat Records, Lane County, Oregon.

Page 2 of 2
276 N.W. Hickory Street » P.O. Box 725 » Albany, OR 97321 « (541) 928-2583 « Fax: (541) 967-3458
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ATTACHMENT 4

The Preliminary Plan lliustration (a rendering of the proposed Master Plan)

6-81



MIIAYIAO FLIS

83

6



THE VILLAGES AT MARCOLA MEADOWS

6-84

SITE OVERVIEW 2




V138 ALINNWNOD VZV 1d ¥30V
012 QIAONL

¥ TvaT. ....ﬁm.c-!.o,cJ

g G o txse-s s [ U (T
971 GTAIHONINGS 08 gy e BT BYRY R
NOLLYHLSNTH S 108 0t briplimio) | e
SMOTVYaN YIODHYW LV s oo+ s . e AT = .
NYId AUVNINIZNd SIOVIUA 3HL "ONI ‘DNINZINIONS O ¥ 3 e i =) - =
o e
i
w 005'SH 00z'08 €00 .& Vi)
oL 00C'EZ 009'9L 00 o UL YO
ot 0og's 00819 =00 4 e e o e a e p el S A S e S

£} 03UINOIY
[ o0z's 00L'0E  SUSW
34 005’2 0OV'IE  rMHSW
w 009'SH 009'v08  C-NSW
€ 008'L 00L'18  ZUSWN
[} 008’6 ooL'ce  L-HSW
VLY 133H1S NIVIN vZVid ¥aav
129 03QNONd
€15 0IWNOIY  000'4L8 000'TYe MO
FVIEY WHINGO VZVid ¥307V
¥5€ G3ANOYd
T8 aIUINOFY
21 000°¥2 000'YYL  BMN
80} 000'98 000028 £-MN
13 008's 009'vE FUN
4 008'¢ 00L'0E  SHN
g4 008y 008'SZ rHN
£ ooy'Ly 008'08  CUN
ot 000’04 00Z'ss  TUN
2 oor's 009'19 1-uN
VISH COOHHOBHOIAN VZVid ¥30WV
0t QIAAQYY
811 Q3UINOTY
z 00%'¢ 00s'ce  §Od
[T 002'9 008'64 rOd
I3 009's 009'€z  €0d
oc ooL's ooy'se  2-0d
[ 00401 00412 1-0d

501330 WNOISS330d YZVid ¥30 W

BNV (35) vauy '©aT8 (4S) vy HIEANN
BALVHISNTI  130MVd  DNIGTING

SIOVTIIA TVIOUIWNOD

FOVdS N3JO NOWWOD

e L 5

(oSN {sp10v) SINOH
ALISNIO 13N vEY¥Y 13N HO MIBNNN

SNIAITHOINGS 530V1100 GOOMHSY
L:x44 €¢ [24]

(uovistiNn) - (S3MOV) SINOH
ALISNIO 1SN VANV 13N JO MABNNN

SINOH INSWLYVIY MOGY3IN SYWVD

yoi S x4
{wovisiNn  (S3HOY) SIWOH
ALISNIG 13N V3Hv 13N JOUIENON
SINOH NMOL ¥33x0 MOTHIM

roi [} 61
(3HOW/SLINN} (s390v) SINOH
ALSN3O 1IN VENv 13N 40 ¥3SWNN
SIWOH JIYVHd VO

SIOVTUA TVILNIQISTY

| ooyt | MRS WY C
T

Y ONOWOY

VOIS 300N S0

15 P2

6-85



ANIHENDANYT

TLIVS ™~

13341S NIVW VZV1d 431V
SMOAVIW YTIODHVW

SHTIYMSSOED
Ly SWaAvd LiNn

SHIVMm 3ais
31NONOD
a3vods

SEHDI 133v1S
AVYO DITIVAIW

SHIVHO,
ONY 378V

SYILNY

$3 HON3E
d41vIs QOOM

$3aVOV4 UYL
GILY VDMLY

MOAY3IH SYWYD

$3PL. NvO aN

NOLLD3S LIFUISNIVIA TYIIdAL

FONVELNI ONY
3av3vi Hove
GAYIOUNY

L3IYLS NIV
YZVId H3ATY

‘B2 132.NG UEL] AP 0|
Apdasip 3193UU0) SEISE [enUBPISI WOy sAem
“HeAA 'sdoys ap oaur eose Bupired Yy woy
UEnUD Aiepuodas B apiaosd pue ‘uopenan
-2 3pedey pue smopuim Ay osje sBuiping
IS AP JO SAPISIDEQ DY) sIAu0d Buiping
uo pajedo} ase sexejd pue sadeMP) JRWS
‘padesnoous si Suiddoys mopupap  saumiesy
Jaiem pue saypuaq ‘ssaued sapdemie
PAYSIUING DIE SHIBMIPIS IPIAA "3{EIS IEWINYY
ue appoud ssan 19a.ns Buumosd ey sudls
Suduey pue siydy pasunow jem ‘ssydourd
'SMOPUIM  yMm  pegimonUe  Ayeamdanpae
Ut S3pEDY U0l wIwuomAua Suiddoys
Aipuary uepnsepad Supsng uesqia

® S} SMOPER| T{OJBLY JE 33315 ViRl

6-86




L3FHLS NIV
VZVid Y30V

SMOAVIN VI0JdVIN

13341S NIVW I

VZV1d 3301V




AINIEHNOANY]
o

THIVS

WL ALINNWWOD
YZVid 4307

SMOQVIW VI0ODUVMK

SATYMSSOUD
4V S¥IAVL LINN

SHIVM 3018
F1WONOD
a3VODS

SLHDM 133418
AVYD DOITIVAIW

SHIVHD
ONY s3TavL

$33¥1 vOo gy

2523232 )

[IEATIT

NI MOTHM DNOTY ONLLYIS ¥OOaLINO

22.0E U938 JENUID ST HOOIRAC JBp SeaIE
SupERS JOOPIND ATY HIDID MOIIAA UO Jp.I0g e sBuippng “waa.D) mogian Suope Suipnpuy sapys siq
“ISIA e uo parE|NonuE sue sapedy) Buiping “sTUIPHNG (1113 P JO SapIs B JO Yorq AP I JAPe PN
-0] 5 ING pIeAsnog upJely pue sBUIP|ING UBIMIBG PamoyfE Jou S| Buppied 19ans ap Bupy sBuipyng
P eade gres Aununuod ap 03 19305 urel) WoJy sINUBUod Assapueas afyoud Jsa.08 By

NVLIY ALINNWKWOD
VZVid 43a1v

6-88




WYLIH ALINOWWOD
vzZvid 4307V
SMOQVY3W VIOJUVIA

v

Zv1d ¥3aiv

6-89



ANIHHNOONY

i by 5,7 133W1S DNILOHS ANV DNIGTING IV TYHINID HONOYHL NOILD3S TvIIAL
= R H !
o &
AL L Py 1 !
A P2 a2 TR [-Z TR

VLY WYINID VZVId ¥30TV
SMOAVIW VIODUVK

S1HON Y3y
ONINYVYd TIVL
AVD DITIVIIK

NOILYINDLLYY HUM 30VIV4 ID¥VT Y 40 TdidvX3

*J3UUEW JAjSN.AGOUN
pue ssajuseas e uj pooyoqdiau pauaiio
uensepad € uy 3y 03 Supying e e
-uad akue; v 20 9jqissod 3 saew suop
-njos Inbjun s JO LOPEBUIGWOD M|

ABIID MOJIIAA JO DiuEq paunoy
-uod pue fiem Y3y 100) Wi ue Aq
yuou ap 0y spooytogylieu mp woy
pausa.ns Aupus 5| ease Bupeoy ay
Supjing mas jesued sy o ypeq aup
Iy "sumosd Ase (M s9a.n Adoued pue
Tk 4! o il 5 9pIS JBYMD UO DI[EM IDIS SBY IALIP DY)
399.n8 Apuaty-ueinsapad e se paudisep s aaup € Buipping jimas jriewel o Buoly "siued puepam
Bujsomoy put sassess aaneu LM sajemsolq Aq suondas Uy papialp Ajeneds s) eaue Supjsed ays uopippe
U} '$39.03 JIplY PUE YSY JO Sumosd Aue awp Aq papiaosd apeys pasmiy sey ezeid Buppaed spyy  ease
Suppred paulisap Anyares € punose 33pa pepeds ueLnsapad ‘pauyap Arespd € seean spedey pmal
feseual oy s2uipng mea pooylogylieu ap put sdoys 199.05 Ufel jO , SBPIS %IRG, AP LM Janal
~0] ‘aje3s urlnsaped ay Je 3saUmu) sapiacsd Jupiing A SNY | 'SMOPUIM JooypunoJs jo Irusdsad
a3z € pue epedy paaropUe Areampd@ipydse ue sey ered Suiddoys sepry Jo Buipiing e jessusl ay

STIVMS Ol

$3UL ¥ATTY O

TVLIY TVUINID
VZV1d ¥3aiv

$33WL HSY

6-90




NYLIY TYHINTD
vZvid Y307V
SMOQV3N VIOOHVIN

6-91

TIVLIY TVHINIO

vZvid 4347V




1IN3YHNDOANYT

A ——

TLIVS

WV.L3Y QOOHIOHIIIN
VZVld 4301V

SMOQVIW VIODUVH

SLHOMN 13345
AVHD DATIVAIW

N33UD5 DNIIYYE
NINUDUIAI MOT

$33UL HSY

QUYATINOT T138 ANY QY0¥ YIODY¥VI ONOTY Y134 QOOHHYOEHDIIN
v

RIAARD) D‘OOIzOmIQ_m_Z
YZV1id ¥3alv

‘raJE 3.1 2yl uo JapIoq sdulpiing
ssaym paresodiosup Se AL MOYIAA
Supjoojsaao sease Supess JoopIng ‘peoy
ejodseyy Buope seae Buppred uaauds sassesd
|EIUBUIRLIO pUE SGRAYS URILBL9AY uvopippE
up ‘Buippng ® Aq pauyap AjedpJeA ospe aue
SPEOS PUE SABMBALIP 2 SRUIOT) IUBWOL
-Au3 Buiddoys g auyep: pue 1PaNs
a1 Suoje paredo) e sBuping pealsuy ‘sBuy
-Ping yE33) pooyoydipu ap pue N2a.ns
BSAP UIIMINQ PANBIO| 1EARU 5| Bupiey

‘pIeARnOg UpJeL
pure proy vjodsely Buoje ezeid Jeppy punos
-ms  slupling gmIea pooysoqulpu ayy

6-92




WLF AOOHHOGHDIN
vZVid 8307V
SMOAVY3IN YVI0ODHVIN

aHOIaN

VL3 QOOHYHO

VZv1d ¥3aiv

93

6



%z

INSHUNDONY

Sl
SIS T
SUBMONWM ONY STSYND SIHEW SID02S SESSYVD WANSHYNVO HUM ST ONUNYW SIAVOYS TIV NO SNOLLYINIILEY TVHNLDIILHOYY ONY SMOONIM 3AVH SONITIING
; o RAIYH RIA STVL LY AEOLE QYVATINGS 3T138 HONOYHL NOLLD3S TYDIdAL
] ] ]
15 .|
F24 P 3
IDN440 TYNOISSIHOYd
YZV1ld ¥3dav T 4.&1__
SMOAVIW VYIODHVYKH i ?

I

S1HON 1334iS
AVYD DMIVLIW

“jaasD) MofiiAA Buoge ped asn-pinwe
3y pue pIeAnog 3yag Juofe sHyjEmap)
oY1 01 132uU0d ARUBIUBAUDD SAeApEm
oyl sBuiping My 1VAUV0d pue punocs
~NS SAEMY|EM UBLASAPId  URWUOA
-iAU3 U3IB S JAAC INO OO} JE|p SER
-4 Bupeas Joopino feuopdo pue smop
“UM BARY SBDNHO AU MOJIAA Buojy
'$399.05 JUIPUNOLNS 3P WD) PauIRDS
sng pue sBupiing e Jo peq,,
ap e pafuesre st Bupprey  “sapis 3u
“pliNG |ISIA JfE UO SMOpUMA JO B3EIUdD
-rad olre v (DM sapraey parenInse
9ARY SDYO Y| PIEAINOgG ey pue
PEOY BjOJEL BUYIP SAONYC) [BUOYSSA}0I4

301440 TVNOISS3Id0Ud
VYZVid 43aivy

$S3IUL HSY

6-94




F0IA40 TYNOISSFA0Hd

vZyld ¥3a1Y
SMOAV3N Y10

JHVIN

321440 TVYNOISSI40¥ud

VZY

d ¥3av




gy e i LNIHENDOANY] JOVTUA STWOH ATV IDONIS HONOUHL NOLLDIS TYDlAL

FOVINA ANKYS JONIS IHL NI 133¥1ES TYOMAL

SIWOH 314vidd JYO
SMOUGVIW VYI0ODUVW

Noisod3 O O HUM
SAVE ONDIVY
NYMS
VALYMENOUS
SYRYD ONY SISSYNOVIVH
4O HOLYY ¥ Ni X¥O NOSINO
SLHOM 133u1s
AVED DIMIVLIW

$3 HON3g
GILLYTS OOM

1pNos aup 03 ITejjiA sawoy
“UMO | HFRID MOJIIAA 01 asenbs usasl s pue alepin ayp
$1I9UU0D B[EMS JOIS € PUE SHHEMBPIS LPIM 132.08
paul-33.03 ¥ "SMOPEaly BOJJELY JO LPIOU P O} pue;
-¢sed 03 padauuod st asenbs uaasd ey ‘psed Aed jews
© pue 3deds vado paunueiSosdun sapjaoud 3 ‘alea o jo
£21u20 3y I s} asenbs vl v "aBeypa A Jo JBLBIEY
Apuapyy uernsapad Iy SADURYUD SNy YIIYM shem Laje
woy passane s safesen) "sdas 2up Jo om3 4q 19ans
3P WO JISPO AJJEINIAA DI SISNO IWAUUCHAUI Ajpudtyy
ueinsapad ‘ajes 'svewnuy ue Ipjaosd sopsiRDBIRY AP
Japalo) sued pue suenseped Supesedes ‘sdns ueeid
Ul PANLIO} JJB $324 IIING 'NLWL} IIOW UBAR WIS
51995 AP BB YIYM Jas1) 199.08 AP woy Apualsdp
paaed e sdeq Junyrey ‘Bupised 193.05-U0 3ary puE MOLIEY
24T 9905 Y| "HPEQIIS PAIN] LPM 530} Jeius ARARER.S
Uo pa3edo] Bse sawoy Ajurey 3|3uls ‘SIWOH NI HBO Y

S33L HSV

QuESYWYD |
/SSYNDIYH

SIWOH FIUVIND HVO

3341 NNLYNOIS
AVO NODIO

6-96




OAK PRARIE HOMES

6-97

MARCOLA MEADOWS

OAK PRARIE HOMES

CABCIHTECTORE




LNIHHNOANYT

SIWOHNMOL YHIFED MOTIM
SMOAVIKW V10UV

$35T13vL

SIONI O¥VA
INOY4 4 NOY|
IHDNOYM MO .L.

SYIAVY LINN

SIHOM 133uis  §
AVND DITIViIW

§3 HON3R
qaLivs aooM

SMOTAM DNIJIIM

sanLONoND |

(YOLDITIOD NIVIH) QEVAITNOE NLLYYI O1 HITUD MOTIM WONS NOLLD3S

TIVA ONINIVLIY MO

"$193.08 [RUIAIY) Wouy
apeud uO passIIVE BJB SISNOYUMOY
aym ‘'sdoIs vasp PIM AR 19a.S
3 wouy 19sYo AfednseA are sasnoy
-UMG) B JO SIOOY ISN P SPrOU
J010403 sy Buoly  "sanIowowosd
pasyen pm tpupd Jeydy e uo 39S
ST SASNOY N[ P MOfIAA Suoly
‘shkem Aojie wouy Iyqussedde safered
9ARY SASNOYUMOD 3Y) "salpa Supping
Buons aAmy %193.0§ ‘PEOS HO1II|
|03 uew AP PUT XFIID MO}
-IAA  U3MI9Q pRIRIO| At
SAUWOLUMOD AL MOIAA

6-98




SINOHNMOL HFFHO MOTIM
SMOAV3IN V1004V

S3aNO0

HNMOL Y3349 MOTTIM



AN3EHNDANY] mU(;_.-S $3OYL10D GOOMHSY Nt NOILD3S 133418 IVOIdAL 3OVTUA $IDVILOD QOOMHSY NI MIMIA 133418 TVOAL

LIS : .
. [y

R F A & i 0t i o141 W

INIAIT YOINTS
SIOVLLOD QOOMHSY
SMOAVIW VYIODUVI

SAUYTIO8 QOOM QVON LTVHEY SSTHNND SMOQYIH SYRYI/SSYNDMYH
INCISODINIVL NN
INOLSOD
YO SY3AVd LINN
“saveds
uado pue sease Juiddoys ‘Buay Suppunos
SLHOM 133u1S -ms 03 1J3uu0o) pue sapjunuoddo Bugons
AVYD OITIVIIW 10} 3pIA0Id SAPUIG IEYS POOM P pauy
SYEM 2)210UOD PIIOIOI [EOIBYD)  SIED
pue sueLnsapad ajeredas sSpUElOq UPOOAA
s1aned U woy parEas ase saydeoadde
SLSIUWYY Aemaaup pue seare Suppey ‘adedspuey oy
HLIM $3 HON3E 0P $33.0 YSY 'SOMOY SEUrEd pue sassesdaey
Q3LLYS GOOM 2AREU YIM pRIaA0d st adedspur Supenpun
Apydys syl "SIAEMS MOJIEYS 1M pauy pue
$S3)qMO s pros 3y ‘urds uadd jenued spp
UO N0 YOO} $30ELRT NeAld NV MOJIAA
Suojy ‘199.as oy Bumseydwa-ep sp apead
a3y Apydys € uo 393.0s AP WO IISHO ase
Feniod ayy ‘mop M Ay liews
PUE 2ALIP JEDUD B punose pareso) Aread
ase safenoo Jowes 3Ijqissedde ‘Aiols aup
SIUL HSY
SMOQVIW SYWYD
SSYUONIVH

6-100




SIWOH LNINLHVIY
MOQVYIN SYWVO

SMOQV3IN YIOOHVIA

SINWOH LNIWLHVDY
MOAV3IIN SYWVD




ANIHHNOANY

JULVS =

SINIWIIYdY MOQYIW SYWVD

SMOAVIW VYIODHVYW

S¥3AYd LINN
NI DNDIYYd

SHTYMSSOND
J1IWONOD
(a1 0

SLHOM L33¥4S
AV DIMVLIW

$3HON38
JILLVTS GOOM

SMOTIM
ONIIIM

pELTR

HSY GOOMAVY

ISSYOMIVH -

NIIYO IHL NO INO ONIXOOT SIOVHIL ILYAND HUM STHOH SINIWLEVLY

SAWOH LNIWILHYIY

MOAV I STYWYD

DY TIA MOQYIH SYINYD NI MIIA 133415 TYOIIAL

TN UMOP MOJS ST
-Je 19005 pasiey “seyedol pasisnp
ase sjms Bupjieg ‘siey Juaunasede
o 0y sawoy Apwe) aduis ap woy
uopssuen ® wioj swdunsede 3phs
asnoyumoy ‘afea Ay aBuis s
W0} SPUAIX? JBD JOPILIOd MIA Buoy
e jo 1red ospe s UPIIS ey) "Mopraws
uaasd I Jepsoq sedes -4
1Ay "zaue Aryd ¢ pue deds /N
uado sapioxd yep Wil e
punoJe paaeoo) ase sawoy
waunrede ‘mopealu seure)

6-102




ANNLINLIHINY

TR

ONIAIT HOINFS
SIOVLLOD JOOMHSY

SMOAV3IN VIODHVIN

It

n Balis

ONIAIT HOINIS

S39OVLLOD GOOMHSY




ATTACHMENT 5

ODOT Correspondence

6-105



Department of Transportation

Region 2, Area 5
Planning & Development Office

644 “A” Street

Springfield, OR 97477
3417747.1354

FAX 541.756.2509
ed.w.moore@odot.state.or.us.

9 March 2007

Gary Karp,

City of Springfield

71 SE “D” Street
Springfield, OR 97478

Re:  ODOT comments on the Marcola Meadows proposed Metro Plan amendment and
Zone Change.

This letter represents ODOT's comments on the aforementioned proposed Metro Plan
Amendment and Zone Change requested for the Marcola Meadows development located north of
Marcola Road and west of 28"/3 1" Streets in Springfield, Oregon.

The proposed Metro Plan designations for the site include redefining and enlarging the medium
density residential area to 54.7 acres, modifying the community commercial designation and
adding MUC (commercial with a mixed use overlay), and changing the campus industrial
designation to a mix of CC (14.8 acres), and MUC (30.8 acres).

Plan amendments and land use regulation amendments are regulated under OAR 660-012-0060,
the “Transportation Planning Rule.” If an amendment significantly affects a transportation
facility, a local government must provide a form of mitigation.

As stated in the Traffic Impact Analysis (TTA) for the project, the worst-case Amended Zoning
scenario would generate significantly more traffic than the Current Zoning scenario. In order to
avoid all but one significant impact to the transportation system, the applicant is proposing to cap
the trips generated at a level slightly higher than the level that would be generated by the
Preliminary Plan (not part of this application). The foundation for the trip cap is based on limiting
the type and intensity of uses allowed within the project limits. This has been captured and
summarized in Table 4C of the TIA.

By incorporating the concept of a trip cap, the developer was able to reduce the traffic impact of
the development to slightly below what would have occurred with development under the current
zoning of the property. The only location where the proposed plan and zoning map amendment
will result in a significant impact to the transportation system is at OR 126 @ Mohawk eastbound
off-ramp. To address impacts at the eastbound ramps of the Mohawk Blvd. @ OR 126
intersection the TIA proposes the following mitigation:

s Traffic control changes allowing left-turns form the eastbound ramp center lane
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The mitigation proposed by the applicant is to modify the existing ramp which has a single Iaqé
left-turn lane to one have duel left-turn lanes. According to the analysis preformed in the TIA,
this will result in congestion slightly below what would be anticipated under current zoning.

In conclusion, in order for the city to approve the Marcola Meadows plan amendment and zone
change and meet the requirements of the TPR, there will need to be two conditions of approval.

1. The type, intensity and mix of development allowed within the project site must be
constrained or limited to that analyzed in the TIA and enumerated in Table 4C.

2. Putin place prior to occupancy traffic control changes at OR 126 @ Mohawk Blvd. EB
off-ramp as identified in the TIA.

With regard to the mitigation (the introduction of a dual-left at an ODOT-controlled signalized
intersection) proposed by the applicant for OR 126 @ Mohawk Blvd., the applicant will need to
submit plans for the traffic control change to the State Traffic Engineer for review and approval.
Should the State not approve the TI1A proposed traffic control change, the applicant must be
required to work with ODOT to identify and implement necessary mitigation to limit the traffic
impact of the proposed development to a level at or below the traffic conditions that would
otherwise be expected at time of opening and the end of the plan period (2025) under current
zoning,

Please enter this letter into the record for the planning commission and upcoming city council
hearings.

7

Sr. Riggion Planner

c.  Erik Havig, Region 2 Planning & Development Manager
Jane Lee, Area 5 Manager :
Michael Spaeth, District S Manager
Marguerite Nabeta, DLCD Field Representative
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Oregon Department of Land Conservation and Development
. 1140 Willagillespie Rd., Ste. 13
Theodore R. Kulongoski, Governor Eugene' e
(541) 686-7807

Fax: (541) 686-7808

www.lcd.state.or.us

March 12, 2007
Mr. Gary Karp

City of Springfield m
225 Fifth Street Cala
Springfield, Oregon 97444 ]

RE: Eugene/Springfield PAPA 001-07: Plan diagram amendment and PAPA 003-07
Springfield zone change) for 56 acres

Dear Gary,

Please submit this letter into the record of the proposed Metro Plan Amendment and zone
change requested for the “Villages at Marcola Meadows” development. In addition, the
department supports the recommendations to address Goal 12 and the transportation
planning rule (TPR) provided to the city by the Ed W. Moore, ODOT on March 9, 2007
and enclosed. We would only request an additional condition of approval to be in
compliance with Goal 12: that the commercial development provide connectivity with the
existing, as well as new residential development.

We have read the application and while there appears to be compelling reasons to
redesignate the property to Commercial, the evidence to date does not adequately balance
nor answer the main question of continual shifting of one plan designation and resultant
zone category that is in low supply to another and vice versa. We certainly advocate the
continued efforts by the city to provide the type of analysis of current inventories that
could then be adopted for use as the factual information for decision making and should
better address the city’s employment lands needs. We do see this proposal as potentially
vulnerable for appeal however and, like you, not sure on how to resolve this point in time
for the everyday actions of the city of Springfield. These are initial areas of concern that
we are willing to work with the city to see if they can be resolved to assist in making a
decision on this plan amendment. Please do call me to discuss the attached issues.

Sincerely,

A &@u@nﬁ Nabeks
Marguégjte Nabeta, AICP
S. Willamette Valley Regional Representative

Enclosure

Cc:  File
Ed W. Moore, ODOT

6-111


http://www.lcd.state.or.us

PAPA 001-07

Oregon Department of Land
Conservation and Development
March 12, 2007

. Key issue: Springfield is low on Campus Industrial land, yet the applicant
proposes converting a large percentage of its short-term supply to
commercial and residential uses meeting a need under those zoning
categories. There are two ways to reach compliance with Goal 9: a
quantitative analysis of the supply of needed sites in a land use category, or a
qualitative analysis of the particular site as to its suitability for the zoned use.

. The applicant does not supply the cumulative actions to meet Commercial
needs that have been occurring since the 2002 Commercial study. The
applicant provides analysis from a data base that has not been adopted for
land use purposes nor has it been coordinated with the state of Oregon. The
state does not know nor has it been provided an opportunity to discuss the
assumptions in the data base.

. The applicant provides general comments of a qualitative nature regarding
the site including the existence of power lines and an irrigation ditch, and the
site’s proximity to residential and the Kingsford plant. However, no analysis
or reasonable conclusions to justify redesignation are provided.

. Potential problem areas that need better or additional discussion:

a. The subject site is included in the 2006 update of the Metropolitan
Industrial Lands Inventory Report as one of the development-ready sites
for short-term industrial use. It has been reserved as a development-ready
industrial site since 1995. So far the application doesn’t reconcile the
borrowing from one plan element to assist with another.

b. Metro Plan’s Economic Element Policy B12 discourages plan
amendments that change development-ready industrial sites to non-
industrial designations. The proposal is not consistent with OAR 660-
009-0010(4) because it is not consistent with the city’s own industrial
conversion policies. The applicant does provide other counterbalancing
policies but doesn’t provide the discussion of how to weight the balancing.

¢. According to the application, at least 155 acres of industrial land in
Springfield have already been converted to residential or commercial use.
Is this a large percentage of the remaining inventory or not? Should make
a difference to decision makers and could inform a way to balance as
suggested in “b” above.
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PAPA 001-07

Oregon Department of Land
Conservation and Development
March 12, 2007

d. According to the application, both short-term and long-term supplies of
Campus Industrial (CI) land are critically inadequate, and this application
proposes converting 29% of that critically inadequate supply to commercial
use.

e. According to the application, Springfield’s supply of CI land will be
depleted by 2015.

f. The fact that this site has not yet developed with any CI uses does not
justify converting it to a regional commercial retail use and reducing the city’s
dwindling CI land supply even further — CI code was just revised 2 years ago
to potentially assist in siting issues — we acknowledge that applicant does have
market expert, Lane METRO discuss viability of site as better for commercial,
but then how to balance it against loss of CI inventory?

g.The city may not utilize for land use decision making but can consider the
draft Jasper Natron Specific Development Plan designations in determining
whether this application will negatively affect the CI land supply. The city
may only use plans and plan policies that it has adopted.

h.The 1999 Eugene Springfield Lands Study shows a surplus of all types of
residential land. If this is still trae in 2007, then the city may not convert CI
land, which is in short supply, to a residential use. (Part of the proposal is to
increase the amount of MDR land on the site.) The applicant doesn’t discuss
information from the city’s monitoring program. Is the information available
from the city for the applicant to use?

5. There is no discussion of why a regional large retail store (e.g., a home
improvement center) is an appropriate use in a MetroPlan Nodal Development
Area (#7C). Several large retail stores, including another local large Home
Improvement Center exist in close proximity to the site. They all function as
regional retail providers. Typically commercial uses at a smaller-scale local or
neighborhood commercial: grocery store, bank are utilized for nodal
developments. That is not to say that a larger retail store couldn’t serve that
purpose but what role it will play in serving a nodal development (to take trips off
of the transportation system), and provide connectivity to dense residential
development should be discussed.

6. A large retail store such as a home improvement center is not, as described in the
application, a “supportive transition in scale and intensity between residential
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PAPA 001-07

Oregon Department of Land
Conservation and Development
March 12, 2007

neighborhoods and larger commercial uses.” On the contrary, a home
improvement center is the type of larger regional commercial use that is
incompatible with a residential neighborhood. In the context of this site, it very
well may be a transition between middle and high density residential and other
heavy industrial uses. Perhaps worth discussing.

. Mixed-use development is a desired type of development for a designated node,
but this proposal is traditional development using the catch words of mixed-use.
The different uses (commercial, residential, office) are segregated into different
areas (“villages”) over a very large (100-acre) area. True mixed-use combines
uses within buildings (vertical mixed-use), or at least locates buildings with
different uses next to each other (horizontal mixed-use). A large regional one-
story retail store like a home improvement center is generally not considered
mixed-use or part of mixed-use, unless the building has upper floors of housing
units.

. Because they have not been adopted into the city’s comp plan, the September
2006 ECONorthwest Lane County Commercial and Industrial Land Supply
Report and the economic growth predictions for the South Willamette Valley may
not be used for this PAPA or other planning purposes. “Endorsement” is not
sufficient; the city must adopt by ordinance. Without the required coordinated
analysis the raw data base does not comply with Goal 9 Economic Development.

The proposal should state when the city adopted the 2001 Eugene-Springfield
Metro Area Public Facilities and Services Plan, on which it relies.

. The proposal does not appear to comply with the Goal 2 coordination
requirement. There should be adequate findings regarding coordination with the
City of Eugene because of the regional nature of the MetroPlan and the UGB.

a. Springfield should also coordinate with Eugene on this proposal because
the Metropolitan Industrial Lands Inventory Report doesn’t segregate out
a specific land need for the City of Springfield.

. We do agree that the 1999 Eugene Springfield Lands Study may be too old to be

useful, but until more contemporary work is completed the applicant must do
comparative analysis
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MEMORANDUM CITY OF SPRINGFIELD

DATE OF PLANNING COMMISSION ACTION: April 17, 2007

TO: Springfield Planning Commission PLANNING COMMISSION
: TRANSMITTAL
FROM: Gary M. Karp, Planner il (5 VK MEMORANDUM

SUBJECT: Metro Plan Diagram Amendment - Case Number LRP 2006-00027
Springfield Zoning Map Amendment - Case Number ZON 2006-00054
Satre Associates, Applicant - Representing SC Springfield, LLC

ISSUE

At their March 27" public hearing, the Planning Commission was asked to hold the record open to
consider additional written material concerning the proposed Metro Plan diagram and Springfield Zoning
Map amendments. On April 17", the Planning Commission will deliberate on this matter and forward a
recommendation to the City Council.

DISCUSSION

The subject site, formerly known as the “Pierce” property is located north of Marcola Road, west of <t
Street, east of Mohawk Marketplace Shopping Center and south of the EWEB bike path. The Planning
Commission held a work session and conducted a public hearing on March 27" on the proposed Metro
Plan diagram and Zoning Map amendments. Two letters were entered into the record and nine persons
spoke at the hearing. Two people requested that the written record be held open. The Plannirg
Commission complied with these réquests. Four written comments were submitted to staff by the
specified date of April 3™ (Attachment 1). Responses to issues raised are found in Attachment 2. The
applicant submitted formal rebuttal written materials by the specified date of April 10" (Attachment 3).

All issues related to the effects of the proposed development on neighboring properties are issues that
will be addressed during the Master Plan review process. The requirement for a Master Plan is a
condition of approval of these applications. The Master-Plan will be reviewed by the Planning
Commission at a future public hearing. The Master Plan will contain mitigation requirements that will
allow the Planning Commission to positively respond to the issues raised by the neighbors.

Rescheduling the Planning Commission action to April 17™ required revising the City Council work
session and public hearing originally scheduled for April 16™ as follows: The City Council work session
has been changed to May 7% The City Council public hearing originally scheduled for April 16™ will be
opened and continued until May 7™. No testimony will be heard on April 16™ A revised notice was mailed
advising property owners and interested parties of the schedule change.

RECOMMENDATION

Staff recommends approval of the proposed Metro Plan diagram Springfield Zoning Map amendments, as
conditioned, based on the attached findings, in both the staff report and the additional attached
information.

ACTION REQUESTED

Advise the City Council, by motion and signature of the attached order and recommendation by the
Planning Commission Chairperson, to approve these applications, as conditioned, at their public hearing
on April 16, 2007.

ATTACHMENTS

Attachment 1. Written Comments Submitted by April 3¢

Attachment 2: Responses to Written and Oral Testimony

Attachment 3: Applicant's Rebuttal Submitted by April 10"

Attachment 4: Draft Minutes — March 27™ Planning Commission Work Session
Attachment 5: Draft Minutes — March 27" Planning Commission Public Hearing
Attachment 6: Order and Recommendation

7-3



) ATTACHMENT 1
WRITTEN COMMENTS SUBMITTED BY APRIL 3®°



; L rage 1 vl g

KARP Gary

From: G Wagenblast [gngw@comcast.net]

Sent:  Tuesday, April 03, 2007 5:59 PM

To: KARP Gary

Subject: Case #LRP 2006-00027 and ZON 2006-00054

To: Springfield Planning Commission
Re: Public Hearing Testimony

I would like to address some concerns regarding the rezoning of the site on Marcola R_oad, formerly
known a$ Pierce Property. | think it is important to address these concerns before making a
recommendation to the city counsel.

First, and | think foremost, is the issue of the medium density residential zone. | recognize that in the
original zoning, there was an area of medium density residential that was included in the Metro Plan.
However, increasing this area would add approximately 200 more residences than were originally
intended. This would have a significant effect on the local region. | have based these numbers off an
average of 12.5 homes per acres with the nodal development. However, at the public hearing, the
planner mentioned that the master plan could include up to 20 homes per acre. That would be
catastophic to the neighborhood. | would implore you to consider this when making your decision.

The first effect that this would have is the significant increase in traffic pattern. In an already busy
region, adding an enormous amount of cars would put an undue strain on the road system that has
been established. This is also a concern in the medium density residential, as the lot size is so small
that children in this area will almost certainly need to walk somewhere to play. The increased traffic will
be a risk for these children.

The second effect would also involve children. That would be the increase to the school system in that
area. Although the Metro Plan did include some medium density residential, an additional amount of
medium density residential would definitely overpopulate already crowded schools. The addition gf 435
dwellings would certainly bring children to the area. Yolanda Elementary School has large class sizes
now and Briggs Middle School has children doubled up in lockers currently. With this issue in mind, the
planner also needs to be cognizant of the fact that the schoo! yards should not be cons;d‘er'ed open
spaces for the future medium density residential. | feel that either a new school, or outbuildings will
have to be considered to handle the additional influx of students which would drastically change the
school grounds.

The third thing that | would like the counsel to consider is the drainage issue. The land in question is
currently a fairly major wetland. Although the planner has addressed changing the drainage ditch to a
seasonal creek, that drainage ditch is already in existence and we still have flooding issues associated
with that piece of property. | feel that the planner would have to be very aware of water runoff gnd the
direction of runoff . The neighborhood behind the field is often affected by the rainwater and this results
in boggy yards from winter to early summer.

Many of the aforementioned issues could be resolved by changing to a lower density residential instead
of a medium density residential. This would decrease the influx of both people and cars to a much more
manageable level. This would also address the need for children to have space to play. The

1-1
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rage 201z

development of extremely small lots just contributes to a stagnate society. We should be advocates for
children to be outside instead of sitting in front of televisions. A larger lot size would make an
aesthetically pleasing neighborhood that could be considered an asset rather than a hindrance

| appreciate your consideration in this issue.

Sincerely-

Greg'Wagenblast

FREE Animations for your email - by IncrediMail! :Click H

7-8

ALAIIDNT




#9 TNatets Ro2 7 . APP 03 2007

Vi 27

i Wf?ﬁ

”%W/M///’éwm”?ﬁ
,7\;2\_)/ /1 J/ c,aéZ'

4
xﬂ/f u/w7 V(/éﬂz /ig/{ 347,/ g TG

\/U/w Coppemncaawrcons - )
’ xy /V(fl/ M /JWV/,&lm/é M ,O/Z.L./ W

TVl (//da// ry W/ZI'/&M/J/M/

o wne Bt of Wwéw;z Wﬂw%
| dtyet s, gl Alpirefos zu/ W/z,(%,uma4f _
LT /?ANM/L/@ mf /MW&/W7 Tl VWil
iy /é((///' L e TP //ﬁmi ol JLp wa 222707

{

2 4

° LO«O‘ZV{' )Z./t’ e /t/w&f %aw/zwwf 6 IHL uimwl%a.
/Z,& i fLar .

/;/ Ve Lkl /6/120 K"WZ;M/Z- AW’VZZ/&
UE Lecale sy At 4 Sy /Mf ///?4 Gz
ALl G /Zo&%/f | |

Q,///i(/}; ) laks /f el i, 2. L&/J/T a2
Ly G//wm/uz//t/w Fnetoe Flas), e Cﬁw ol ack
%M/ C'L/ﬁz%u/uwv/,z, o A /a%uéc( el

Lhoin. Uit didnt Ypapprns T and soms -

ik wed /{M« umku W Zéf/ﬂ; /afwcoozéw@// Vz & /b*/v?&"
AIEHT - % /Wf 44 .

7-9



<

/ /

o gﬂ%/jc‘ el % e 47l /%Lw@ //?z’ﬁc/@; JZelew
Nscldiorar A5Vt InetFo (lar, phoocid pal e
el ppare W /@iaw,uw?_ ALt 1yl l
Astinnd Lo 2l pnigiy Y Hers e (nce S oiirt
ot Rewerr Bund . 14 4ot Gobp v Auta

) 7 ' : -
v Madery e Sflaprniid ot Brihard Dilie
. W ] 4 041
72’ /_Cr/ e //L-//Zz? 007 OL‘) & '[j S ettt t,ﬂ ALl
///z/;f/f/cxc;/{/w/f Zb tlad Fn —f/i’;?’/b & ) ~QZZJ/I/:/’¢¢ ) §rZ
Lot Qerlinee Tha? Hi docint totor atimen—
it it il e Homee Aadiocinr 2159 ant
Il sy o i ’ "
" 0 Mo ,{/:/(:/e, f/w%]f Arenysd, @W 4 //7,\

. / /ﬂwATCT~ At ('Z;%/ "M/;Z;(/d,«é/'cﬂ’(/ 0{?

45 y /‘f‘ f 5 - /f
(Bionle Llinee 07 fard] arbons faTer il 75
| — ALA 7 y M 7 Pz 7_ /Z{(/Zi/ _/ZC-%. Lﬁ‘/ / oy,
f“/"'%f/ At Az bl
s s R P
&O/ZZ;V% DO JET pirrrmerd odest o T PRl

" J 5 7 - 5 ' a 7 s 7"10 i ! £ s %L LYy 9—(&/{/ - :
Flas con Bbrtang Lasbe ) ks, PP o manalent oy S




vy
FeSew « AR P decb -ocoan

I hewe \1\)‘&,& hweve X ;Zé//ﬁ ma,-‘mG;GZQ ,QQ_/
Noc 3L Lesors. Ll e has ¥ ilsgnge Sunes 2obi,
Ow\_q\/l\f.:\ norte o W oo e Coul U STaure,
Norre BUS?I T lswes. Lhe negalue LW%)Q‘Q/T
QA Sur e ZWeorleod Xrava Unsd L\/\_Q,VQJCLS@_,QQ
r[v*o\_ll&-\c_, .).C_O‘V\_ oSl i0 e ound T\.u‘\‘st_ -S;wsmﬁt&xt S
STore W~ oodd R e man 2 \o ¢ & QNLQ , ConmsMly LL(‘C(: 0N~
L\SC»«\‘ \f\f\wﬁ \<\(—m\mg c::&- T\,‘u,QK% RS ovuvqo/’[}o.@qa’c

alrende o use wewld  be 0o U winlseswable.
/r\xgr& avre vaesS mMed W \:\er\/\i\f\"\_, o\ wWad
oo B T - S T S .- O Wiy v*‘nc\\l((d 7
CLv\A T&\(e, g\ é.\\i—% eN e,.v\( V‘O@QJ Tb \'\r\b\
&e-{-\‘u\f\—&\ o~
@& OV

\_/\r\iA oV A@%CUSY NS SYWG"M P\%\Q

Curyr g .| g\vﬁ P L@Qf\ w o g encown C&lg
4% ua { . —_ :
CLQ&QS FQ\x QYV\1>\)L LW I CHI0V~ l\cg c.ovn YY\;&Y‘CL,tCk,<\ Aing
55<;§K- (- ﬂEiT*Si,Q,Q.és,Q,V\:*\ -

\):-\)',Q_fs le O, /£ Q0N
RELS ) 772(;»’* cole AL

-1



KARP Gary

From: CHERRI WILLIS [jewmirage@hotmail.com]

Sent: Tuesday, April 03, 2007 11:54 AM

To: KARP Gary ¥

Subject: "PIERCE PROPERTY" OFF MARCOLA ROAD - CHANGE OF ZONING

AFTER ATTENDING LAST TUESDAY NIGHTS PLANNING COMMISSION MEETING, I AM NOW MORE CONVINCED
THAT MORE INFORMATION AND A "FINAL MASTER PLAN" FROM SATRE AND ASSOCIATE SHOULD BE
REQUIRED PRIOR TO ANY ZONING CHANGES.

MORE QUESTIONS ARE BEING RAISED WITHQUT ANSWERS.

THURSTON HAS HUNDREDS OF NEW HOMES APPROVED. AMBLESIDE DEVELOPMENT WILL HAVE MANY NEW
HOMES

THESE ADDITIONS WILL ALREADY TAX OUR LIMITED RESOURCES SUCH AS POLICE/CRIME PREVENTION
(OUR CARS HAVE BEEN BROKEN INTO SEVERAL TIMES AND ONE ACTUALLY STOLEN), EMERGENCY
SERVICES, AND MOST IMPORTANTLY NO WHERE FOR THE CHILDREN LIVING IN THESE HOMES TQ GO TO
SCHOQL.

I ALREADY PAY WAY TOO MUCH IN PROPERTY TAXES AND FORESEE THAT THIS WILL, WITHOUT DOUBT,
INCREASE WITH BOND MEASURES TO RAISE MONEY FOR IMPROVEMENTS TO THE ABOVE.

SPRINGFIELD WILL GROW, IT‘iS INEVITABLE. NO MORE HOUSING SHOULD BE APPROVED WITHOUT
SOLUTIONS TO THE PROBLEM WE WILL ALREADY SHORTLY FACE.

I FORESEE MANY DEVELOPERS MAKING A LOT OF MONEY FROM THESE DEVELOPMENTS. I ALSO FORESEE
SPRINFIELD WELCOMING THE GROWTH AND REVENUE., WHAT I DON'T SEE ARE THESE PEOPLE BEING
FORCED TO FINANCIALLY COMPENSATE THE CITY FOR THE NEGATIVE IMPACT THEY WILL HAVE ON OUR

COMMUNITY

AT TUESDAY'S MEETING, SATRE FINALLY ADMITTED THAT THE "MASTER PLAN" COULD INCLUDE UP TO 20
UNITS PER ACRE. I FEEL THAT WHAT IS ALREADY BEING PLANNED IS FAR TOO MANY. I LIVE NEXT
DOOR TO WHAT WILL BE THE "PIERCE PARK" AND AM CONCERNED ABOUT THE IMPACT THAT THIS WILL
HAVE ON MY PROPERTY AS FAR AS EVEN MORE CRIME AS WELL AS THE VALUE OF THE PROPERTY IF
MASS/MEDIUM DENSITY (LET'S FACE IT, SUBSIDISED OR LOW INCOME) PROPERTIES IN THE POSSIBLE

PROPORTION ALLOWED.

APPROVAL OF THE ZONING CHANGES WITHOUT A DEFINITIVE - FINAL MASTER PLAN WOULD BE
IRRESPONSIBLE AT BEST WITHOUT ADDRESSING THE INEVITABLE OUTCOME.

PLEASE CONSIDER MY CONCERNS ALONG WITH MY NEIGHBORS BEFORE AGREEING TO SEND THIS MATTER TO
THE CITY COUNCIL.

THANK YQU,

CLAYTON "JOE" WILLILS
2476 OTTO STREET
SPRINGFIELD, OR 97477

Interest Rates Fall Again! $430,000 Mortgage for‘$1,399/mo = Célculape new payment
http://www.lowermybills.com/Llre/index.jsp?sourceid=1lmb-9632-18679&moid=7581
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RESPONSES TO WRITTEN AND ORAL TESTIMONY

Since both the applicant and staff did not have an opportunity to rebut each topic of testimony
before the March 27™ Planning Commission public-hearing was closed, it will occur here. These
responses are intended to address all of the issues raised at the public hearing and the additional
written comments received by staff as_of April 3. The applicant prepared most of these
responses. Staff concurs with the applicant’s responses. In some cases staff has either
completely answered or revised the applicant’s response — these responses are marked as
follows™. The applicant submitted formal rebuttal written materials by the April 10" date which
can be found in Attachment 3.

The following people submitted written testimony entered into the record at the March
2" Planning Commission public hearing:

Jim and Brenda Wilson 2541 Marcola Road, received March 23, 2007
Darlene Houck 2595 Marcola Road, received March 26, 2007
Rick Satre*, received March 26, 2007

*This was a response to issues raised by the Department of Land Conservation and Development
in a letter dated March 12". The Satre response stands on its own.

The following people presented oral testimony at the March 27" Planning Commission public
hearing:

Karen Boden, 2187 N. 32™ Street

Peggy Thompson, 2777 Marcola Road

Gayle Wagenblast, 2457 Otto Street

Cheri Willis, 2476 Otto Street

Robert Lind, 2359 31" Street

Nancy Falk, 2567 Marcola Road

Lauri Segal, representing Goal 1 Coalition, 642 Charnelton Street, Eugene

Jennifer Bates, representing the Ambleside Homeowner's Association, 2287 35" Street
Karen Clearwater, 2361 31" Street

The following people submitted written testimony by the April 3" deadline granted by the Planning
Commission after two persons requested the written record to be left open for seven days:

Gayle Wagenblast, 2457 Otto Street
Nancy Falk, 2567 Marcola Road
Cheri Willis, 2476 Otto Street
Wesley Swanger 2415 Marcola Road

For ease of review all neighbor testimony, both written and oral have been combined in this
format which responds to each question and/or topic.

Name Summary of Testimony Response

Karen Boden 1. The impact to the established With the trip cap, there is no significant
Gayle neighboring homes and the difference in the number of dwellings or
Wagenblast quality of the proposed homes. | the traffic that will result from these

changes. For properties directly
abutting, zoning of the project site will
remain the same for all but seven lots,
| for a total distance of approximately
630 feet on the perimeter.

Karen Boden 2. The impact on Briggs and The school system as a whole has
Gayle Yolanda schools. Yolanda sufficient capacity for additional
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Wagenblast
Cheri Willis
Jennifer Bates

Elementary School has large
class sizes now and Briggs
Middie School has children
doubled up in lockers currently.

students. Districts can be redrawn to
avoid overcrowding. Despite the 19-
acre increase of MDR land, the
maximum number of dwellings under
the amendment's proposed trip-cap will
be only 16 more than permitted under
the current designation and zone. The
school district uses an estimating ratio
of 39 students per 100 new single-
family homes and 21 students per 100
new multi-family dwelling. At maximum
densities, the estimated impact of the
amendment will be only 6 additional
students. See also the letter from
School District 19 in Attachment 3.

Karen Boden

If the proposed development
would require annexation of
nearby properties.

**No. The subject site is entirely within
the current city limits. The City does
not have a policy to force annexation of
properties that are adjacent to the city
limits. The City's annexation process
applies when new subdivisions are
proposed on land outside the city
fimits.

Kathy Boden What would happen to wildlife The issue raised here will be the same

Gayle that live in and/or use the open | whether or not zoning is changed. ltis

Wagenblast field? better dealt with during the Master Plan
phase where site planning and
drainage will be addressed.

Kathy Boden Drainage issues. There is **Grading and drainage plans will be

Gayle flooding to abutting properties reviewed with the Master Plan and

Wagenblast the west and to the north. later applications. 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

Kathy Boden

Mapping error — 23" Street
should be Bonnie Lane.

**The mapping error has been resolved
for future maps.

Peggy
| Thompson

Jim and Brenda
Wilson

Wesley
Swanger

Increased traffic caused by the
development/difficulty backing
onto Marcola Road from
existing houses across the
street.

The application has been reviewed by
traffic engineers from State and the
City for compliance with all of the
statutory requirements. As proposed,
the amendment will not result in any
more traffic than would be produced by
development under the current
designation and zone.

Peggy
Thompson

Asked if a round-about could be
constructed at 28" Street and
Marcola Road.

At this time, the TransPlan does not
anticipate a round-about for this
intersection.

Gayle
Wagenblast
Cheri Willis
Nancy Falk
Jennifer Bates
Karen

Medium Density Residential
density questions - if the
minimum density is 10 dwelling
units per acre, why are they
required to have 12 dwelling
units per acre and why can't

TransPlan identifies the site as a
potential Nodail Development Area.
The proposed amendment would
implement the Nodal Area designation
raising the minimum density to 12
du/acre, and help the City meet State
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Clearwater

they rezone to a lower

density/at the public hearing the -

planner mentioned that the
Master Plan could include 20
homes per acre.

transportation‘requirements. With or
without Nodal Area designation, the’
MDR maximum remains 20du/acre.
Rezoning to a lower density will make
it more difficult for the City to meet the
Metro Plan’s target overall density and
comply with Statewide Planning Goals.

Cheri Willis
Clayton “Joe
Willis

10.

Extra persons on the bike path
and crime (houses and cars
broken into).

The issue raised here 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. Improvement and
maintenance of the bike path will
increase natural surveillance and
possibly reduce crime.

Robert Lind

11.

Wanted to have the two and
three story apartments placed
in another spot.

**Apartments could be built there
today. The issue raised here is the
same whether or not zoning is
changed. The SDC allows a maximum
building height of 35 feet in the MDR
District. The height issue is better
dealt with during the Master Plan
phase where design standards, site
planning and landscaping will be
addressed.

Robert Lind

12

How is 317 Street going to be
improved and will this cost be
placed on the current property
owners?

**There are Improvement Agreements
that encumber a number of properties
on the east side of 31™ Street. 31°
Street is a Collector Street. City policy
has been that if a Local improvement
District is required, then properties
would be assessed as if they fronted a
Local Street. No decision will be made
concerning street improvements and
possible assessments until the Master
Plan application is submitted to the

City.

Nancy Falk

13.

This is a special piece of
property and that a number of
developers have tried to locate
on this property without
success.

Past proposals have been piecemeal.
The proposed amendment will bring
100 acres under a comprehensive
Master Plan. Future proceedings to
approve that Master Plan and specific
site plans will afford neighbors many
opportunities to express their concerns.

Nancy Falk
Wesley
Swanger

14.

The Planning Commission
should not amend the Metro
Plan/Rezoning or departure
from the current Metro Plan will
only encourage additional
conversion to commercial and
set a precedent.

The Springfield Commercial Lands
Study found a serious shortage of
commercially zoned property.
Conversion to commercial zoning is
exactly what is needed to achieve the
overall goals of the Metro Plan
regarding equitable land supply.

Lauri Segal

15.

There are internal
inconsistencies with Type |, Il
Il and IV review processes.

**Although the terminology is
confusing, the application and staff
report are correct in stating the

7-16




proposed action is a Type [l Metro Plan
amendment, subject to a Type IV
review process. The Type Il process is
one that was adopted by all three local
jurisdictions which required similar
language for Metro Plan amendments
in 1987. The Type I-IV review process
was unique to Springfield at that time.

Lauri Segal
Nancy Falk

186.

Goal 2 was not adequately
addressed/Goal 2 states that
revisions to the Metro Plan
should not be made more often
than every two years. Just
recently Springfield made major
revisions to the Metro plan for
Peace Health at River Bend.

**The applicant has addressed the
Goal 2 question (see Attachment 3 -
correspondence from James
Spickerman). In addition review
procedures in SDC has no limitation on
the number of Metro Plan-amendments
that may be submitted. Each
application stands on its own.
Specifically, SDC 7.010 states that
Metro Plan amendments can be
“...initiated at any time.” Additionally,
the Riverbend Metro Plan diagram
amendment was initiated in 2002 and
was approved by the City Council
January 10, 2005.

Lauri Segal

17.

Goal 5 - The City's Natural
Resource Study was not an
update of the City’s land
inventories, the loss of land
involved small acreages
pertaining to the 25 foot
setbacks.

The adopted and acknowledged
Springfield Natural Resource Study
Report included an analysis of how
proposed Goal 5 actions would affect
land inventories. This analysis
required updating estimates of land
supplies. These updates considered
only designation changes and other
actions that were adopted and
acknowledged. They are, therefore,
the most recent and accurate land
supply estimates available. Because
the Springfield Natural Resource Study
Report is acknowledged by the DLCD,
it can be used.

Lauri Segal

18.

Goal 9 - Staff cited an outdated
version of the OAR.

**The application was submitted in
September 2006 prior to the effective
date of changes made to Goal 9 by
DLCD.

Lauri Segal

19.

Recreational needs were not
adequately addressed.

A portion of the Pierce property was
already designated Park and Open
Space in a previous City action (95-02-
36) and dedicated for a public park.
Park development fees will be
assessed with building permits. The
applicant has met with EWEB and
Willamalane Parks officials to discuss
coordination of planning and
development. The proposed Master
Plan includes extensive open spaces.
Goal 8 requirements are fully
addressed in the proposed findings.
Recreational needs have been and will
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be adequately addressed. _

Jennifer Bates
Karen

20.

Safety issues for children
crossing 31% Street at V Street.

Public improvements (including streéts,
crosswalks, traffic signals and vision

Clearwater clearance) are addressed during the
Master Plan, Site Plan Review and
3 Subdivision process.

Nancy Falk 21. We (homes on the south side of | The issues raised here will be the
Marcola Road) will be the most | same whether or not zoning is
adversely harmed by this changed. They are better dealt with
proposed development with during the Master Plan phase where
intrusion of streets with traffic design standards, site planning and
signals and the backs of retail landscaping will be addressed.
stores on and parking lots
directly across from our homes.

Clayton “Joe” 22. People should be forced to Developers and builders are required

Willis financially compensate the City | to mitigate traffic impacts and pay
for the negative impact they will | system development fees based on the
have on our community. magnitude of their impacts,

Clayton “Joe” 23. A “Final Master Plan” should be | ***Master Plans, Site Reviews and

Willis required prior to any zoning Subdivisions can only be based on
changes. existing zoning. These applications

require the zoning to be consistent with
, the Metro Plan designation.

Gayle 24. Change the Medium Density The proposed density is no greater

Wagenblast Residential to Low Density than under the current designation and
Residential to resolve the zoning. Rezoning to a lower density
density issue, the impact on will make it more difficult for the City to
schools and the drainage meet the Metro Plan’s and Trans
issues. Plan’s target overall density and

comply with Statewide Planning Goals.

Jim and Brenda | 25. Big trucks would be delivering The issue raised here will be the same

Wilson freight at all hours of the under the current designation and

Wesley night/noise in general. zoning. Operating hours can be dealt

Swanger with during the Master Plan phase.

Jim and Brenda | 26. Our view of the Coburg Hills **The issue raised here will be the

Wilson

would be almost completely
blocked off by unsightly
buildings. Anything over one
story high along Marcola Road
would be considered too high. |
would like to see the
businesses spaced at an
appropriate space so they
would be appealing to our eyes.

same whether or not zoning is
changed. In fact, SDC 21.080(1)
states the maximum height in the ClI
District (current zoning) is 45 feet. The
building height issue is better dealt with
during the Master Plan phase where
design standards, site planning and
landscaping will be addressed.
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_ ATTACHMENT 3
APPLICANT'S REBUTTAL SUBMITTED BY APRIL 10™
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Satre Associates, P.C.

132 East Broadway
Suite 536

Eugene, Oregon 97401
Phone 541.465.4721
Fax 541.465.4722
1.800.662.7094

WWW .satrepc.com

April 10, 2007

5""/5;}

City of Springfield _ =1 “Wl/_*_j
Development Services Department

225 Fifth Street
Springfield, Oregon 97477

Attn:  Gary Karp

Re: The Villages at Marcola Meadows
Metro Plan Diagram Amendment (LRP 2006-00027)
Springfield Zoning Map Amendment (ZON 2006-00054)

Dear Gary,

Please accept this letter and the enclosed materials for the public record as the applicant’s
rebuttal to written and oral testimony presented during and following the March 27, 2007,
Planning Commission public hearing regarding the above amendment applications. The
enclosed materials are as follows: '

e School District 19 letter, dated April 10, 2007, documenting sufficient school
capacity.
¢ Gleaves Swearingen letter, dated April 10, 2007, regarding compliance with

statewide Goal 2.

»  Why Marcola Meadows in NOT Like Home Depot, dated March 28, 2007,
outlining select findings for Home Depot denial and how they either do not apply
to the Marcola Meadows application or are no longer valid.

Sincerely,

Richard M. Satre

Richard M. Satre, AICP, ASLA, CSI
President, Satre Associates, P.C.

Copies to: Bob Martin, The Martin Company
Jeff Belle, JHB, Inc.

Planners, Landscape Architects and Environmental Specialists
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April 10, 2007

Satre Associates, P.C.

132 East Broadway, Suite 536
Eugene, Oregon 97401
Attention: Robin G. Dehnert

Subject: Student Enrollment and Marcola Meadows

Dear Rob,

Thank you for the opportunity to discuss the potential impact of “The Villages at Marcola
Meadows” with regards to enrollment and the resulting impact on the Springfield School
District. The Springfield School District utilizes several resources for making
adjustments to its infrastructure, creating for the ability to accommodate new housing
developments and student needs.

Each elementary, middle and high school facility within our District has a functional
capacity. Functional capacities help inform the District the level of services required to
accommodate student enrollment levels. If student enrollment at any facility should
increase to levels above the functional capacity, the District would begin a process of
adjusting enroliments accommodating for the new migration of students. Additionally,
we are well aware of the potential impacts of an increased student migration based on the
information you have supplied to us regarding “The Villages at Marcola Meadows”.
According to the information you’ve shared, the district has adequate capacity to meet the
needs of any additional students from a development of this size.

We appreciate being engaged in these discussions during the early steps of the planning
process. If you have further questions or need additional information please contact
William Lewis at 726-3258. Thank you again for involving the Springfield School
District in your ongoing discussions.

Sincerely,

—\Zgﬁz;zz)m 2

Brett M. Yancey
Director of Finance
Springfield Public Schools
byancey(@sps.lane.edu

Website: wwwspelane edu

wri erieisd Sofocl Disor 1-21 al Opportunacy Binplover
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E-Mail Correspondence

April 10, 2007

Robin G. Dehnert, AICP - r.dehnert@satrepc.com
“Satre Associates, P.C.

132 East Broadway, Suite 536

Eugene, OR 97401

Re: Goal 2 Issue
The Villages at Marcola Meadows

Dear Rob:

I think the comments on page 5 of the March 26, 2007 submission to
the City correctly point out the coordination called for by the Metro
Plan. I would only add that the coordination process as part of the
Metro Plan has, of course, been acknowledged as consistent with the
Statewide Goals, including Goal 2.

The language in Goal 2 Guidelines has been cited as a limitation on
revisions to the plan. Part II.E.1 contains the language: “...major
revisions should not be made more frequently than every two years,
if at all possible.” '

The fact is that the second paragraph of the introductory section of
Part III - Use of Guidelines, describes the guidelines as “suggested
directions that would aid local governments in activating the
mandated goals.” The guidelines are simply suggested approaches
that local government may use in achieving compliance with the
goal; they are not requirements with which local governments must
comply. ORS 197.015(9), Churchill v. Tillamook County, 29 Or
LUBA 68 (19953).

In Chapter IV of the Metro Plan, entitled “Metro Plan Review,
Amendments and Refinements,” policy 4.d states:

“d. The governing bodies of the three metropolitan
jurisdictions may initiate an amendment to the Metro Plan
at any time. Citizen initiated Type II amendments may be
initiated at any time.”
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Phone:
(541) 686-3333
Fax:

(341) 345-2034"

975 Oak Street
Suite 800
Eugene, Oregon
97440-1147

Mailing Address:
P.O. Box 1147
Eugene, Oregon
97440-1147

Email:
info@gleaveslaw.com
Web-Site:
www_sleaveslaw.com

Frederick A. Batson

Jon V. Buerstatte

Joshua A. Clark

Daniel E. Ellison

A.J. Giustina

Thomas P.E. Herrmann®
Dan Webb Howard
Stephen O. Lane
William H. Martin®
Walter W. Miller

Laura T.Z. Montgomery*
Tanya C. O'Neil
Standiee G. Potter
Martha J. Rodman
Robert S. Russell
Douglas R. Schultz
Maicolm H. Scott

James W. Spickerman
Kate A. Thompson

Jane M. Yates

*Also admitted
in Washington
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Robin G. Dehnert, AICP
April 10, 2007
Page 2

Of course, this policy of the Metro Plan has been acknowledged at
LCDC as consistent with Goal 2

As I indicated to you in our conversation, I do not believe I can add
anything further on Goal 9.

Let me know what else I might be able to provide you.
-+ Very truly yours,

James W. Spickerman
spickerman(@igleaveslaw.com

jca
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0609 Marcola Meadows
March 28, 2007

WHY MARCOLA MEADOWS “iS NOT LIKE HOME DEPOT

Selected denial findings for Home Depot Metro Plan Amendment 00-12-254 and responses
regarding current application:

Home Depot Finding 3:4 cites Economic Element Policy #B.16:
Utilize processes and local controls, which encourage retention of large parcels... of industrially
or commercially zoned land to facilitate their use or reuse in a comprehensive rather than

piecemeal fashion.

Marcola Meadows Application: The Marcola Meadows Master Plan will replace the existing
Conceptual Development Plan whereas the Home Depot application simply asked to break off a
piece without addressing the whole. The Home Depot proposal was to remove approximately 8
acres from an approved 56-acre Conceptual Development Plan. That plan was created, in part, to
implement Policy #B.16. By contrast, the current proposal will bring 100 acres under a Master

Plan.

Home Depot Finding 5 cites Economic Element Policy #B.6:

Increase the amount of undeveloped land zoned for light industrial and commercial uses
correlating the effective supply in terms of suitability and availability with the projections of
demand.

Marcola Meadows Application: The findings submitted with the Marcola Meadows proposal
establish a quantified correlation between the supplies of industrial, commercial, and residential
land based on the adopted and acknowledged projections of demand. These findings also discuss
thoroughly the suitability of the site relative to other CI properties in the inventory. The proposal
will be an important implementation of Policy #B.16.

Home Depot Finding 7: “The Council finds that there are other industrial zones suitable for
building supply uses. Warehouse Commercial / Retail uses, especially building materials, are
permitted in Light/Medium Industrial and Heavy Industrial zones (Springfield Development
Code 20.020(6)).”

Marcola Meadows Application: The City of Springfield Planning Commission approved ZON
2006-024, which formalized the assertion made in Metro Plan amendment 00-12-254 Finding 7
that Home Improvement Centers are permitted in LMI and HI zoning districts. However, the
Oregon Department of Land Conservation and Development ruled that this action did not
comply with state and local requirements for such amendments. Therefore , Finding 7 1s no
longer valid.

Home Depot Findings 10 and 11
10: “There is nothing in the record to suggest that Springfield has an excess inventory of Campus
Industnial property. The Metro Plan as it stands is intended as a coordinated, comprehensive
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action that supports a variety of policies. These policies are derived from compliance with
statewide land use goals administrative rules, and what is in the best interests of the community
for a balanced economic, social and environmentally responsible future.”

11: “There is nothing in the record to warrant the conversion of this Campus Industrially zoned
property to commercially zoned property.”

Marcola Meadows Application: The Metropolitan Industrial Lands Policy Report did not
project demand specifically for Campus Industrial land. The nearly 1,000 acres of land
recommended for CI designation in the adopted and acknowledged Metropolitan Industrial
Lands Policy Report was deemed sufficient till at least the end of the planning period. Since the
inventory was completed, the net result of designation changes has increased the supply of CI
land by over 160 acres. This is documented in the application and supplemental materials. The
table below documents these changes.

The application also documents the imbalance of land inventories and presents sound economic
reasons for reapportioning industrial, commercial and residential land supplies as proposed. A
coordinated and comprehensive effort to implement the policies of the Metro Plan cannot fail to
acknowledge the importance of balancing land supplies. Maintaining equilibrium between the.
various land supplies is in the best interest of the community. '

Current and 1993 MILPR Proposed Cl Inventory

MILPR Designations 2004 MetroPlan Designations
Region Site 1993 Recommended acres Current acres File #
1 29 Lmi Ci 67.2 LDR -67.2 MA 92-002
2 37 P&O, SLI' (o] 180 Ct
47 LMl Ci 48.8 LMl -48.8 not converted
84 St Cl . 215 Cl
4 2 UR UR" 46.2 UR
5 1 SLi (@] 76.3 Cl
2 St Cl 30.3 ci, c” -10 MA 02-009
3 SLi Ci 2.8 Ci
7 5 SLI Ci 86.1 Ci
25 SLI Cl 243 Cl
MILPR recommended Ci inventory 995.7
MILPR sites not recommended for Cl inventory
2 29 LMI, SLI, NR LML, NR Cl 44.8
43 SLl N/A Ci 103
51 LMI, NR LML, NR C!I,NR* 63.2
5 N/A* Non-industrial N/A Cl 77 MA 91-001
Adjustments to Cl inventory 162
Current Adjusted Metro C! inventory 1158

' The MILPR estimated only 180 of 326 acres were developable
* University Research is thought synonymous with Ci
" Approximately 10 acres of original 30.3 designated Commercial

* 11 acres of the original 74.3 are designated NR
** Approximately 75 acres of Cl were added adjacent to Site 1, Region 5 WAP adoption
The 1993 study was based on 1989 inventory. The Metro Plan SL! description became Cl via MA 92-001 (adpt 10/¢
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DRAFT MINUTE S Minutes approved by the Springfield

Planning Commission:

City of Springfield
Work Meeting

MINUTES OF THE WORK SESSION MEETING OF
THE SPRINGIELD PLANNING COMMISSION HELD
> Tuesday, March 27, 2007

The City of Springfield Planning Commission met in Work Session in the Jesse Maine Meeting
Room, 225 Fifth Street, Springfield, Oregon on Tuesday, March 27, 2007 at 5:30 p.m., with
Frank Cross as Springfield Planning Commission Chair.

ATTENDANCE

Present were Chair Frank Cross, Planning Commissioners Lee Beyer, Gayle Decker, Dave Cole,
Steve Moe and Johnny Kirschenmann. Also present were Development Service Director Bill
Grile, Planning Manager Greg Mott, Planning Supervisor Mark Metzger, Planner III Gary Karp,
Planning Secretary Brenda Jones, and City Attorney Joe Leahy.

ABSENT

e Bill Carpenter

APPLICATIONS

1 METRO PLAN DIAGRAM AMEMDMENT—CASE NUMBER LRP 2006-00027
SPRINGFIELD ZONING MAP AMENDMENT—CASE NUMBER ZON 2006-

00054

Commissioner Cross called the meeting to order. He briefly noted the applications at
hand.

Mr. Karp made the staff presentation, explaining that the property in question was known
as the Pierce property was sold last year and the new property owners wanted to d_evelop
the property to allow construction of a phased mixed use residential and commercial
development with nodal attributes to be known as the Village at Marcola Meac.iow.s. The
property located north of Marcola Road and west of 3 1%, was about 100 acres in size.
The current Eugene-Springfield Metropolitan General Area Plan (Metro P%an) ‘
designation for the property was Campus Industrial, Medium-Density Residential, and
Campus Industrial. Mr. Karp said the applicant was requesting a Type II Metro Plan
amendment to change the Campus Industrial portion of the site (56 acres) to
Commercial/Nodal Development Area, Community Commercial, and Medium-Density
Residential/Nodal Development Area, and an amendment to the Springfield Zoning Map
from Campus Industrial to Community Commercial (11 acres), Mixed Use Commercial
(26 acres), and Medium-Density Residential (19 acres).
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Mr. Karp said the applications were the first step in the process’of obtaining development
review approval. Submittal of a master plan regulating development on the entire parcel
would require approval of the Planning Commission and individual site review and
subdivision applications. Future applications would include public notice.

Mr. Karp reported that the applicant held a public meeting at Briggs Middle School on
March 14 to discuss the proposal with residents and solicit their questions and concerns.
About 40 people attended, and concern was expressed about the effect of drainage from
the site, whether adjacent residents would have to participate in street improvement costs,
and building height. Most of those issues raised were related to the master plan approval
process, where such issues would be addressed. He said if such issues were raised at the
public hearing, they would be included in the public record, but they were not related to

the criteria governing the applications.

Mr. Karp spoke to Statewide Planning Goal 12, Transportation. The Pierce property was
listed in TransPlan as a potential node and was considered by the City Council for formal
designation as a node. The applicant submitted a request for a trip cap, to be
implemented through a trip monitoring plan to demonstrate compliance with Goal 12.
Springfield staff Gary McKenney and Ed Walker of the Oregon Department of
Transportation (ODOT) reviewed the application for compliance and recommended a
condition of approval to be imposed during the master plan review process. The
condition called for ramp improvements at the Mohawk/Eugene-Springfield Highway

interchange.

Mr. McKenney spoke to the traffic analysis, saying Springfield and ODOT staff were
satisfied that the analysis was accurate and adequate. In regard to the zone change, traffic
“engineers must make assumptions about the type of development that would occur, and
they focus on the intensity to be expected in a “reasonable worst case development
scenario.” The result was measured against the Goal 12 criteria and compared to what
had been assumed would take place. Mr. McKenney said the engineers looked at the
trips anticipated in the “reasonable worst case scenario” and built a structure into the land
use approval process that precluded further development after the traffic generated by the
proposed development reached a certain lid. He reminded the commission that was the
approach taken to the Peace Health plan amendment.

Continuing, Mr. McKenney said one concern about such an approach was that the first
phases of a development could take up all the capacity under the lid, making later phases
more problematic and potential leaving empty land. He said the condition of approval
recommended took a different approach. Staff recommended that within each zone in the
proposal, the number of units of development, whether thousands of square feet of
commercial or number of units of residential, be limited.

Mr. McKenney said that another issue that staff addressed through a condition of
approval related to the impact that would result from development under the proposed
rezoning. The draft analysis identified one facility that would be significantly affected if
the development proceeded as proposed, the Mohawk interchange with the freeway,
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particularly the eastbound off-ramp. The applicant proposed td mitigate the impact
through some lane restriping. Staff was comfortable with that conceptually, but at this
point lacked a detailed design that could be analyzed. He recommended as a condition of
approval that the applicant demonstrate to ODOT, the facility owner, that the mitigation
measure could be accomplished meeting the applicable ODOT highway standards.

Commissioner Cross asked when mitigation would occur. Mr. McKenney said it would
be required to be in place prior to the occupancy of any new building on the site. The
restriping would create an additional tun lane. No changes were needed at the other on-
ramp. Responding to a follow-up question from Commissioner Decker, Mr. McKenney
indicated that the analysis looked 15 years into the future.

Responding to a question from Commissioner Cross, Mr. McKenney said the interchange
to the east was not expected to handle most of the traffic coming from the east. The 42™
Street interchange was not as close and was not the primary route people chose to use.
Staff believed that most people would choose to the use the interchange closest to the
site, and the Mohawk exchange was closest. He confirmed, in response to a follow-up
question from Commissioner Cross, that the center turn would be able to go both straight
and left; today one could not go to the left. There would be two lanes from which people
could make a left turn.

Mr. Karp spoke to the issue of compliance with Statewide Goal 9, Economic
Development. He said that in 2001, the City Council denied a Metro Plan amendment to
change 7.79 acres of Campus Industrial to Community Commercial to accommodate a
Home Depot. He noted the applicant submitted the applications in September 2006, prior
to the effective date of the recent changes of Goal 9, Commercial and Industrial Lands
Study from 2001, are still the ones in effect today. The recently adopted Natural
Resource Study fine tuned the Commercial and Industrial Land Inventories. What we
haven’t had is a complete review of the main inventories. There may be a future
Commercial/Industrial Buildable Lands Study, which will be outside the realm of this
project. There are still only two Campus Industrial sites in the community, one is at
Gateway and the other is the Pierce property. The draft Jasper-Natron Specific
Development Plan proposes to add to the Campus Industrial Inventory, but it was yet to
be adopted.

Mr. Karp discussed what had changed since 2001, saying that in regard to the Campus
Industrial zone, there appeared to be growing demand for business park uses. The zoning
district was primarily intended to be an industrial zoning district, and in 2004 the City
made some changes to the mix of uses to ensure that 60 percent was dedicated to
industrial/research and 40 percent could accommodate business parks. That applied to
the Pierce site. However, most of the demand happening on the Gateway Campus
Industrial site was for commercial office uses. Mr. Karp said this staff report included a
list of 20-25 uses currently at that site. There was one industrial use, Shorewood
Packaging, and the remainder was developed in such uses as call centers or business

parks.
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Mr. Karp believed there was a change in the nature of the demand since the adoption of
the Campus Industrial designation. The Sony plant siting was an example of the type of
use that was contemplated; that use lasted about five years and became obsolete. The
Sony building was now in use for medical research.

Mr. Karp suggested the lack of Campus Industrial development on the Pierce site was
due to the relative proximity of the Kingsford Charcoal plant, the rail line, and electric
lines. He said the Home Depot application was for a piecemeal development and the
proposal in question was for the entire property.

Mr. Karp said the commission’s decision needed to consider whether the City would be
better served by the application. He believed that a quality development would be
constructed in time.

Commissioner Beyer believed the commission faced the qualitative decision of whether it
was better to put the site into more commercial use. He recalled his past arguments for
Campus Industrial zoning on the site, but disagreed with Mr. Karp’s assessment that there
had been no interest expressed in locating an industrial use on the property. He had
worked with several people, some of who went so far as to develop site plans, who tried
to locate an industrial use on the property but they had did not have a willing seller.
However, he thought the commission needed to focus on the best use of the property.

Mr. Karp said he did not disagree with Commissioner Beyer’s assessment.

Commissioner Cross recalled that there were other issues related to the suitability of the
property. Mr. Karp noted the previously mentioned proximate uses, which were not
acCeptable for some uses such as high tech industrial uses because of noise, vibration, and

pollution.

Mr. Metzger agreed with Commissioner Beyer, and said that other issues, particularly the
Kingsford plant, worked against the site as high tech location.

Commissioner Beyer thought there was also a perception of transportation problems at
the site and agreed about Mr. Metzger’s assessment of the Kingsford site. He thought
there was also a perception related to power lines and the vibration from rail lines, but
pointed out that many high tech sites in Oregon were in located on similarly hampered
sites and while it was a concern, it did not preclude such uses from being located on those

sites.

Commissioner Cross asked if the proposed use could be sited at another location if it was
not to be accommodated at this site.

Mr. Mott said the State, through the periodic review process, did not order.the City to
evaluate its industrial land from either the demand or supply side, and no one had
analyzed what the community was able to offer that sector of the economy, making it
difficult to compete for those businesses. Over time, Springfield had experienced a
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change in what types of businesses were attracted to the community, and the City Council
had not yet discussed how to position Springfield for those businesses. The State
required the City to have a 20-year inventory, but did not stipulate in the past the type of
analysis that would legitimize the inventory in terms of both quantity and the usability of
the sites for different sectors of the economy.

Mr. Mott suggested a manufacturing business might not be as concerned with a supply of
developable acres as it was with the quality of life, high educational quality, and better
medical facilities, and might compromise on the quality of the site it selected for those
factors. Springfield staff expected to engage in a discussion of that topic with the council
and the community at the start of the next fiscal year. At this point, he believed the City
was operating under antiquated notions about the industrial sector was and what it could
be expected to be in the future, and had done no analysis or planning outside of a few
discrete actions, such as the implementation of the urban renewal district in Glenwood
and the draft Jasper-Natron Specific Development Plan.

Mr. Mott said the law was clear as to the need for a 20-year inventory, but it was not
clear that the expectation was that the 20-year would be a rolling inventory, that is, there
would always be a 20-year supply. While it was impractical to think there would be, he
believed the City needed to evaluate what was needed, perhaps on five-year cycles.
Periodic deletions of the inventory had some affect, but he did not think the overall
significance of that could be determined until a cyclical evaluation occurred.

Mr. Beyer suggested that Commissioner Cross’ question was, if not here, where, within
Springfield, and was that a concern. He said he both agreed and disagreed with Mr. Mott.
He said in reality, communities do not count units and then factor in projection growth
and density factors to determine how much land was needed; instsad, reality was
opportunity-based. He hoped that staff commissioned some commercial and industrial
brokers to review the existing inventory and how it related to regional demand, as he
believed that demand was more regional in nature than local. Mr. Beyer also hoped that
staff talked to the State Economic Development Department to learn what kinds of
requests for land it was receiving.

It was Commissioner Beyer’s perception that the metropolitan area had no land, even for
local growth. He offered as an example the growth occurring in Coburg, which he
attributed to a lack of land in the metropolitan area. He pointed out that 3,000 to 5,000
people were working each day in a town with a population of 800 only 1-1/2 miles from
Springfield’s border. That was where the land was, and the metropolitan area was now
grappling with what to do with the sewer from the growth Coburg experienced. He said
the issue was where were the sites available that people wanted to use, adding it was
questionable whether the site in question was a good industrial site and perhaps better
used for housing. However, Commissioner Beyer questioned whether the City should
change the zone because of a lack of need for the land, and questioned if the commission
had the information it needed to make that judgment.
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Mr. Mott clarified he was not suggesting that he and Mr. Metzger were going to
commence on an industrial lands study on July 1; the budget allocation he anticipated
would be used to hire professionals. He said the commission did not need to substitute
the site for another site; it was not an approval criterion or a requirement of Goal 9.
However, the commission needed to respond to the effect of the proposal on the
inventory, and the effect on the inventory would be reduction of 56 acres of Campus
Industrial from the inventory.

Commissioner Cross questioned how the commission could justify the proposal as
beneficial to Springfield if it was unable to understand the true benefit behind it.

Mr. Mott noted that the commission had yet to hear all the evidence. He pointed out that
any time the City made such a change anywhere it was replacing one designation for
another. He suggested the same questions with respect to the appropriateness of the site
for the intended use, not just the existing use. He said the commission had to assume,
because it lacked evidence to the contrary, that the City made the right decision at some
point in the past to designate the sites as they were, as it had all worked out in the past
and the infrastructure was designed around what was intended for the site. As time
passed and policies became dated or the appropriateness of the site passes by for what
ever reason, there was an initiative to change the property’s designation and the
developers made that argument to the City. The commission had to weigh the facts and
whether the policies in the plan supported the action.

Mr. Mott reiterated that the commission did not have to make up the reduction in the
designation somewhere else, although that might occur through another process.

Mr. Metzger reported that Department of Land Conservation and Development staff had
indicated its preference that the City’s staff report be based on adopted inventories that
were currently part of the record. The most recent industrial inventory was done in 1992,
and it had suggested that there would be 1,500 to 2,100 surplus acres beyond the 20-year
supply. The State directed the City to evaluate the reduction against the surplus, rather
than the 20-year supply itself, and suggested that if the City “nibbled away™ at the surplus
it should theoretically be okay. The finding was that 56 acres could be accommodated

against the surplus.

Mr. Metzger recalled Springfield’s 2000 Commercial Lands Study, which found the
community short of supply by about 356 acres. The City had added to the projected
shortfall through other actions, reducing it to about 172 acres. He said staff believed that
Springfield might have a shortage of commercial land and surplus of industrial lands.
Mr. Metzger emphasized the need to update the Buildable lands inventory and noted the
recent Commercial and Industrial Buildable Lands Study, which indicated that more
work was needed to determine what the inventory was. He said that demand was another
factor, and the study did not address that issue. Mr. Metzger believed that the
commission could trust intuitively that Springfield needed more commercial land.
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Commissioner Beyer believed the study mentioned by Mr. Metzger lacked a qualitative
aspect as it treated every square foot of land the same, and there was a difference. There
were many smaller sites with an acute shortage of large sites. Choices were narrow.

Mr. Metzger emphasized the draft nature of the Jasper-Natron Specific Development
Plan. He said the Jasper extension had a good chance of going through, and if it was
constructed the City would need to examine and rearrange the development patterns in
the vicinity. He noted the draft plan called for about 178 acres of new Campus Industrial
land in that area.

Mr. Beyer asked about capacity in the sewer line, if the line would have to be moved, and
if the design proposed functioned with it. Mr. Karp said the line would not have to be
moved. The issue of capacity would be addressed at the master planning stage.

Mr. ’Beyer recalled issues related to sewer capacity in this area, and thought the City had
done something to address that. However, he noted the added residential units being
proposed and asked if the system was able to handle the additional load. Mr. Karp said
yes.

Mr. Beyer determined from Mr. Karp that the ditch would remain an open ditch and
would be relocated. Mr. Metzger said the ditch was manmade and the Army Corps of
Engineers had no jurisdiction and the Division of State Lands had no objection to the
relocation. Mr. Beyer asked if the ditch was a Soil and Water Conservation District
facility. Mr. Karp said the ditch was part of the City’s storm sewer system.

Commissioner Cole asked if the City was “playing favorites” given that he perceived the
City. Mr. Karp suggested that depended on whether one thought tise situation had
changed over time. He pointed out the change in the use of Campus Industrial and the
fact the development proposal covered the entire site as changes in circumstances.

Mr. Mott recalled that the commission had recommended to the council that it approve
the Home Depot proposal, and the City Council decided against it. He said the
commission needed to consider whether any of the uses being contemplated were
unacceptable tradeoffs in comparison to the potential uses that could be located under the

current plan designation and zone.

Mr. Karp explained that the area is a proposed Nodal Development Area, which calls for
a mixed-use development. This proposal is the type of mixed-use development that
would occur at this property.

Commissioner Cole asked if the proposed development was considered by staff to be
nodal development or a partial nodal development. Mr. Mott responded that there is no
standard blueprint for a Node. Staff understands why citizens may think that is the case.
The guidance that the TPR provides is that a Node has certain elements to it. It might be
on a major transportation line or corridor, there’s transit service available, the
development will allow bike/ped throughout the type of uses that are attracted to it,
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within the Node there is never more than % mile distance between the transit facility and
the activities, whether it be something special, commercial or office within the Node.
Theoretically you could say the largest a Node can be is about 160 acres. Eugene has
designated one site that is significantly larger than 160 acres. Springfield has designated
two sites that are much smaller.

Commissioner Cross asked if the proposal is more Nodal than just a standard
development.

Mr. Mott responded that the plan designation there is 9 acres of commercial, 36 acres of
medium density residential and 55 acres of campus industrial. There is no mixed-use
zoning, no nodal overlay, so there is no reason to believe that under the current plan and
zoning that anything approximating a Node would develop. There is the potential that a
developer could provide bike and pedestrian connection through-out the campus
industrial over to the residential. One of the points of having a Nodal designation and
receiving direction from Council is to apply the Nodal designation on certain sites. So
that we are guaranteed that certain attributes of a pedestrian oriented or transit oriented
Nodal development will occur.

Commissioner Beyer, asked that the application in front of the Commission tonight is for
the zone change, plan change. Mr. Karp responded that the handout of development s
renderings was submitted to show possible scenario. This is not what the development
would look like, the Master Plan will make that determination.

Commissioner Kirschenmann asked Mr. Karp about the letter received from DLCD. He
asked if 56 acres represent 29% of the existing CI, as of today. There is a paragraph in
the letter which calculates it to about 194 acres designated CI right now. Mr. Karp .
responded that the Commissioners can look at the information in a couple of different
ways. Gateway has 275 acres, some of that is in the City, some is in the UGB, and you
have the 56 acres at the Pierce property, so there is probably more than what DLCD is
stating in the letter. Mr. Karp went on to say that in relation to DLCD’s comments, there
is going to be a letter submitted into the record tonight, from Satre and Associates. Satre
went through the DLCD letter and responded to all of their questions and concerns.

Commissioner Cross asked if there where anymore questions of staff. There was none.

B ADJOURN

Commissioner Cross adjourned the meeting at 6:45 p.m.

(Recorded by Kimberly Young)
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Planning Commission:

DRAFT Ml I\I l 'TES Minutes approved by the Springﬁeld

City of Springfield
Regular Meeting

MINUTES OF THE REGULAR MEETING OF
THE SPRINGIELD PLANNING COMMISSION
Tuesday, March 27, 2007

NOTE: The recorder malfunctioned. These minutes are prepared from written notes taken by
several Development Services Department Staff.

The City of Springfield Planning Commission met in regular session in the Council Meeting
Room, 225 Fifth Street, Springfield, Oregon on Tuesday, March 27, 2007 at 7:00 p.m., with
Frank Cross as Springfield Planning Commission Chair.

ATTENDANCE

Present were Chair Frank Cross, Planning Commissioners Lee Beyer, Gayle Decker, Dave Cole,
Steve Moe and Johnny Kirschenmann. Also present were Development Service Director Bill
Grile, Planning Manager Greg Mott, Planning Supervisor Mark Metzger, Planner III Gary Karp,
Transportation Planner Gary McKenney, Planning Secretary Brenda Jones, and City Attorney
Joe Leahy.

ABSENT
e Commissioner Carpenter

PLEDGE OF ALLEGIANCE

e The Pledge of Allegiance was led by Chair Frank Cross.

COUNCIL ACTION

e Dave Cole reviewed the previous evening’s discussion on the ODOT replacement
bridges.

BUSINESS FROM THE AUDIENCE

e None

QUASI-JUDICIAL HEARING

Metro Plan Diacram Amendment, Journal Number LRP2006-00027
Springfield Zoning Map Amendment. Journal Number ZON2006-00054
Satre Associates, Applicant — Representing SC Springfield. LL.C

There was no conflict of interest or ex-parte contact.
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Mr. Mott reviewed the criteria of approval for the two applications found in the Springfield
Development Code Sections 7.070 and 12.030. '

Mr. Mott stated that any comments $hould address the criteria of approval and that the Planning
Commission is not the decision maker on these applications. The Planning Commission will
make a recommendation to the City Council to approve, approve with conditions or deny these
applications. ’

Commissioner Beyer asked Mr. Mott to explain that the reason for this hearing is not to approve
a single use, but that a much broader range of development that can be sited and that the scope of
public testimony is not limited.

STAFF PRESENTATION:
Mr. Karp presented the staff report.

Mr. Karp began by entering the staff report and written testimony sent to the Planning
Commission into the record. Written testimony was from:

Brenda Wilson, received March 23, 2007
Darlene Houck, received March 26, 2007
Rick Satre, received March 26, 2007

Mr. Karp went on to state: The subject site, formerly known as the “Pierce” property is located
north of Marcola Road, west of 31 Street, east of Mohawk Marketplace shopping Center and
south of the EWEB bike path. The subject site is 100.3 acres in size. The current Metro Plan
designations and zoning are: Campus Industrial, Medium Density Residential and Community
Commercial. The applicant requests approval of a : Type II Metro Plan diagram amendment to
change the Campus Industrial designated portion of the subject site (currently 56 acres) to
Commercial/Nodal Development Area. Community Commercial and Medium Density
Residential/Nodal Development Area; and amendment of the Springfield Zoning Map from
Campus Industrial to Community Commercial; Mixed Use Commercial and Medium Density
Residential. The applicant’s intent is to obtain the proper Metro Plan designations and zoning to
allow the construction of a phased mixed-use residential and commercial development with
nodal attributes called the Villages at Marcola Meadows.

Mr. Karp referred to a handout that explained the three step review process that is required
before development can occur: 1) Approval of the Metro Plan Diagram and Zoning Map
Amendment Applications; 2) Approval of a Master Plan for the entire property; and 3) Site Plan
Review and Subdivision Approval. Mr. Karp stated that all these applications require public
notice.

Mr. Karp stated that staff recommends approval of Metro Plan Amendment and Springfield
Zoning Map Amendment, with conditions.
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APPLICANT PRESENTATION:

Rick Satre with Satre and Associates, P.C.; 132 East Broadway, Suite 536, Eugene, Oregon
97401: Applicant’s representatives

Mr. Satre reminded the Planning Commission that the question tonight is about Planning and
Zoning. Nonetheless, there has been substantial effort invested in developing a vision. Mr. Satre
referenced the Master Plan process and the plans underway. Mr. Satre informed the Planning
Commissioners that he will be in front of them again when he presents the Master Plan
application, and then there will be a conversation in more detail about what the community can
expect at Marcola Meadows.

Mr. Satre stated the property in question has been known for years as the “Pierce Property”. The
site is now known as the Villages at Marcola Meadows. Marcola Meadows is envisioned to be a
livable, walkable, human scale, connected suite of villages. The proposal does include a home
improvement center, but the home improvement center is only 13.6 acres of the 100.3 acre site,
and the proposed open space is also about 13 acres. However, the home improvement center is
the economic engine, it will be the draw which will allow smaller commercial to survive, and
indeed thrive.

Mr. Satre described the proposed Metro Plan Diagram and Zoning Map amendments. Mr. Satre
pointed out that the proposed Nodal Development Area will be applied to 80.7 of the subject
property’s 100.3 acres which will help Springfield comply with TransPlan and the TPR
regarding trip reduction. Mr. Satre also stated that the proposed Mixed Use Commercial zone
will require building design standards that will be applied to the future commercial uses fronting
Marcola Road to buffer the Community Commercial uses from the residences across the street.

Mr. Satre stated‘that there are three key questions:

1. Has the demand for light industrial manufacturing uses originally intended for the CI
district not materialized? Yes. The Pierce property has been “shovel ready” for some 30
years, yet there have been no CI development proposals. The SLI/CI designation was
originally adopted to assist in the diversification of the metro area’s economy in the
transition following the wood product industry’s decline. However, there has been, and
continues to be, a change in market forces regarding the “high-tech” industry. For
example, SONY manufactured CD’s for only 5 years and closed due to “new
technologies”, and has been replaced by a medical research facility. If manufacturing
uses are in demand, why is there only one manufacturing facility in the Gateway CI
district? Because demand for “manufacturing”, the traditional intended use for CI, isn’t
there.

2. Does the proposal satisfy Goal 9 and DLCD’s concerns? Yes. Following receipt of
DLCD’s March 12, 2007 letter, we met with City staff and DLCD representatives and
revised our Goal 9 findings. These are included in your staff report and are the basis for
staff concurrence that we meet Goal 9 criteria. Specifically (See letter dated 3/26/2007
submitted at the meeting)
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>

Y

DLCD issue 1 and 3: Quantitative Analysis. Industrial supply is low. Using
acknowledged inventories there is over 100 acres of vacant CI land (In the
Gateway area alone). There will be a surplus of industrial land at the end of the
plan year 2010. :

Issue 2, 4c and ¢, 8 and 11: acknowledged inventories. Findings now rely solely
on acknowledged inventories

Issue 4b: Consistency with the Metro Plan. The Metro Plan acknowledges that
inconsistencies may at times occur between various policies and that this is okay,
leaving it to local jurisdictions to sort out. The staff report, documents we are
consistent with Economic Policy B6 and others in the Springfield CLS.

Issue 5, 6, 7: Nodal Development. The home improvement center is not proposed
for a nodal area. As noted in the staff report, the proposal applies the nodal area
designation to the commercial area outside of the home improvement center
location. The surrounding mix of residential and mixed-use commercial
designations serve quite well as a transition between proposed and existing land
uses, and our proposal meets all adopted nodal and mixed-use standards.

Issue 4a, b, d, r and h: Inventory Equilibrium. The three land inventories are
economically interdependent. Improving the balance between the three, as our
proposal does, improves equilibrium of supply which spurs orderly and
proportional growth in the others.

3. Will Springfield and its citizens be better served by converting CI to Commercial? Yes.
Acknowledged land inventories document that there is a surplus of industrial land and
shortage of commercial land. This proposal introduces equilibrium in the supply, thus
assisting with market forces and economic development. Even with this proposed
change, there will still be over 100 acres of vacant CI zoned and designated land in
Springfield.

Mr. Satre thanked the Planning Commission for the consideration of their request. Mr. Satre
made himself available for questions from the Planning Commission.

TESTIMONY OF THOSE IN SUPPORT

=  None

TESTIMONY OF THOSE OPPOSED - .

* Karen Boden, 2187 N. 32™ Street had the following concerns:

o)

O O O O O

The impact to the established neighboring homes and the quality of the proposed
homes.

The impact on Briggs and Yolanda schools.

If the proposed development would require annexation of nearby properties.
What would happen to wildlife that live in and/or use the open field.

Drainage issues.

Explained there was a mapping error — 23™ Street should be Bonnie Lane.
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* Peggy Thompson, 2777 Marcola Road had the following concerns:

0
o}

The increased traffic caused by the development.
Could a round-about‘could be constructed at 28" Street and Marcola Road.

*  Gayle Wagenblast, 2457 Otto Street had the following concerns:

o}
o
o

Where the new children would go to school; the schools are already full.

The cost of homes vs. the homes that are already built.

Medium Density Residential density questions — if the minimum density is 10
dwelling units per acre, why are they required to have 12 dwelling units per acre
and why can’t they rezone to a lower density.

There were inconsistencies in what Mr. Satre presented tonight and at
neighborhood meeting.

The animals that use the property would be displaced.

Wetland flooding.

Not apposed — just wanted to be re-assured that the development would be a
quality development.

Commissioner Beyer asked if Ms. Wagenblast preferred the current zoning or more warehouse
and industrial up front.

Commissioner Cross asked if they would like to see this stay as a vacant parcel.

» Cheri Willis, 2476 Otto Street asked to keep the record open and had the following
concerns:

O
o

O

Medium Density housing.

The number of children needing to go to school and who pays for the new
schools.

Extra persons on the bike path and crime.

» Robert Lind, 2359 31 Street had the following concerns:

e}

O

He was not opposed to the project, but wanted to have the two and three story

apartments placed in another spot.
How is 31 Street going to be improved and will this cost be placed on the current

property owners.

» Nancy Falk, 2567 Marcola Road had the following concerns:

O

o
O

This is a special piece of property and that a number of developers have tried to
locate on this property without success.

The Planning Commission should not amend the Metro Plan.

The residential density is too much.

* Lauri Segal, representing Goal 1 Coalition, 642 Charnelton Street, Eugene asked to keep
the record open and had the following concerns:

(¢]
O

There are internal inconsistencies with Type I, II, III and IV review processes.
Goal 2 was not adequately addressed.
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o Goal 5 - The City’s Natural Resource Study was not an update of the City’s land
inventories, the loss of land involved small acreages pertaining to the 25 foot
setbacks. '

o Goal 9 — Staff cited an outdated version of the OAR.

o Recreational needs were not adequately addressed.

= Jennifer Bates, representing the Ambleside Homeowner’s Association, 2287 35" Street
had the following concerns:
o Moe Mountain Subdivision will also impact schools.
o Residential density.
o Safety issues for children crossing 3 1% Street at V Street.

» Karen Clearwater, 2361 31% Street had the following concerns:
o Residential density.
o Why nodal? Can we skip nodal?
o Strongly recommended a traffic signal at V and 3 1% Streets for kids crossing the
street. :

Mr. Mott responded to the density question by stating the Medium Density Residential ranges
from 10-20 units per acre and that Nodal Development Area requires a minimum of 12 dwelling
units per acre. The density could be higher in one part of the property, but the 12 dwelling unit
per acre standard must be met.

TESTIMONY OF THOSE NEUTRAL -

None

PLANNING COMMISSION ACTION

A motion was made by Lee Beyer and seconded by Gayle Decker to hold the record open to
consider additional written material and to reconvene on April 17, 2007 deliberate on this
matter and forward a recommendation to the City Council. The vote was 6- 0, with 1 absent.
The written record will be kept open until April 3, 2007. The Applicant has until April 10, 2007
to respond to the written record. The Planning Commission will reconvene on April 17, 2007 to

deliberate and make their recommendation to the City Council.

Mr. Mott stated that the City Council work session and public hearing dates will change and a
new notice will be sent, prior to this meeting.

Commissioner Cole, Decker thanked the audience for coming forward

REPORT OF COUNCIL ACTION

e None
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BUSINESS FROM THE AUDIENCE

e None

BUSINESS FROM THE DEVELOPMENT SERVICES DIRECTOR

e April 9, 2007 — Council will be hearing a presentation for Glenwood and the direction
they see these project

BUSINESS FROM THE COMMISSION

e None

ADJOURNMENT

e The meeting was adjourned at 9:00.

Minutes recorded Brenda Jones
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BEFORE THE PLANNING COMMISSION
OF THE CITY OF SPRINGFIELD, OREGON

ORDER AND RECOMMENDATION FOR: 1
A METRO PLAN DIAGRAM AMENDMENT ] CASE NUMBER LRP 2006-00027

AND A SPRINGFIELD ZONING MAP AMENDMENT ] CASE NUMBER ZON 2006-00054

NATURE OF THE APPLICATIONS

This is a consolidated application for the above referenced case numbers. The applicant is proposing to
amend the Metro Plan diagram from Camipus Industrial (Cl) to Commercial/Nodal Development Area
(CINDA), Community Commercial (CC) and Medium Density Residential (MDR/NDA); and to amend the
Springfield Zoning Map from Cl to CC, Mixed Use Commercial (MUC) and MDR. The applicant intends to
obtain the proper Metro Plan designations and zoning to allow the submittal and approval of the
appropriate applications (including, but not limited to: Master Plan, Subdivision and Site Plan Review) in
order to construct a phased mixed-use residential and commercial development implementing TransPlan
nodal regufations which will include design elements that support pedestrian environments and
encourage transit use, walking and bicycling; a transit stop which is within walking distance (generally %
mile) of anywhere in the node); mixed uses so that services are available within walking distance; public
spaces, such as parks, public and private open space, and public facilities, that can be reached without
driving; and a mix of housing types and residential densities that achieve an overall net density of at lease
12 units per net acre.

1. The applications were initiated and submitted in accordance with Section 3.050 of the Springfield
Development Code on September 29, 2006 and accepted as complete on January 11, 2007. The
applications were further revised on February 28, 2007 to change the requested LMI designation and
zoning to CC due to issues raised by DLCD.

2. Timely and sufficient notice of the public hearing and changed hearing dates caused by the written
record being held open has been provided, pursuant to Section 14.030 of the Springfield
Development Code.

3. OnMarch 27", the Planning Commission held a werk session and public hearing on the proposed
amendments. The staff report and written comments were entered into the record. During the course
of the public hearing, the Planning Commission was asked to hold the written record open until April
3", allow the applicant to submit rebuttal materials by April 10™ and to deliberate and make their

decision on April 17"

4. Four people submitted written correspondence by the April 3" date.

5. The applicant submitted rebuttal materials by the April 10" date.

6. On April 17", the additional materials were entered into the record and the Planning Commission
deliberated and forwarded a recommendation to the City Council based on the additional materials,
the original Development Services Department staff notes and recommendation together with the oral
testimony and written submittals of the persons testifying at the March 27" public hearing.

CONCLUSION

On the basis of this record, the proposed amendments are consistent with the criteria of SDC Sections
7.030 and 12.030. This general finding is supported by the specific findings of fact and conclusion in the
Staff Report and Findings and the additional information submitted for the April 17" meeting.

ORDER/RECOMMENDATION

Itis ORDERED by the Springfield Planning Commission that approval, with conditions, of CASE
NUMBER LRP 2006-00027, and CASE NUMBER ZON 2006-00054, be GRANTED and a
RECOMMENDATION for approval, with conditions, be forwarded to the Springfield City Council for their
consideration on May 7th.

Planning Commission Chairperson
ATTEST

AYES:

NOES:

ABSENT:

ABSTAIN: 7-44
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Minutes approved by the Springfield
Planning Commission:

MINUTES

Springfield Planning Commission
Regular Session
Springfield City Hall—City Council Chamber
225 Fifth Street, Springfield

April 17, 2006
& 7 p.m.

a >

PRESENT: Frank Cross, Chair; Steve Moe, Gail Decker, Lee Beyer, Dav1d Cole, Bill

Commissioner Cross called the meeting to order.
1.

2.

Carpenter, Johnny Kirschenmann, members; GregMétt, Mark Metzger, Gary
Karp, Gary McKenney, Brenda Jones, SprmgﬁeId s?aff J@e Leahy, City Attorney.

PLEDGE OF ALLEGIANCE
APPROVAL OF MINUTES
Mr. Beyer, seconded by Mr. Moe; moved_ to approve the minutes of March 27, 2007. The

motion passed unanimously.

the end of the meeting.

5 )
J;%
5

BUSINESS FROM THE AUDIENCE

Commissioner Cross determined there were no items from the audience.
—ﬁht‘\ q“

" p ’."‘

’ ‘QUASI JUDICIAL HEARINGS

Commxsswner Cross opencd the public hearing, a continuation from a hearing on March
27, 2007 F4)

\‘% ..»,k (*“
Mr. Mott remmded the commission that it held the record open for a period of time
following the. March 27 hearing and no new testimony would be accepted tonight.
However, the commission could ask questions regarding the testimony submitted. He said
the commission’s role in regard to the plan amendment was advisory, and the criteria
governing its decision could be found in Section 7.070 of the Springfield Development
Code (SDC). The criteria for zone changes were found in SDC Section 12.030.

Mr. Carpenter indicated that he had been unable to attend the March 27 hearing but had
reviewed the draft minutes and the materials provided to the commission at that time and
believed he was qualified to participate in the commission’s vote. He had no ex parte
contacts or conflicts of interest in regard to the matter.
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Mr. Karp entered the staff report, dated April 17, 2007, into the record. In addition to the
correspondence in the staff report, the commission had received correspondence that
arrived after the deadline, which would be added to the record for the May 7 public
hearing before the City Council.

Mr. Karp said that on April 16.the City Council opened a public hearing on the matter; no
testimony was presented at that time, and the council continued the hearing until May 7.

Mr. Karp recommended approval of the proposed Eugene-Springfield Metropolitan
General Area Plan Diagram and Springfield Zoning Map amendments as conditioned,
based on the findings attached to the staff report and additional staff information. He
requested the commission to advise the City Council by motion and signature to the
attached order by the commission chair to recommend approval of the amendments as
conditioned at the public hearing on May 7, 2007. _a

- ; &
r >

Mr. Karp invited questions. }‘ -
Mr. Carpenter questioned the number of students proj ectc& to come from the site at build
out. Mr. Leahy clarified that the six students mentionéd was the difference of students
expected between build out as the site currently zoned and build out under the proposal.
Mr. Carpenter asked if the medium-density residential (MDR) acreage had changed. Mr.
Karp said the acreage was changing and the build out was proposed at 12 units per acre
rather than 20 units per acre. Mr. Carpenter said “here we're telling them not to do dense
housing?” Mr. Karp said the area was a potential node and that triggered a minimum of 12
dwelhng units per acre ifi' the MDR zone, which was what the developer intended to build.
Higher densities would have more transportation impacts.

Mr. Cross detenmmed from Mr Karp that the trip cap would be recorded with the
property, so any time soméone sought to change a part of the approved master plan they
would have to submit afiother TIA and go through the process again. If the application
was not approved and the applicant decided to sell the property to another party, because
of its location that individual would also have to go through the master plan review
process to develop the site, at least for the MDR portion of the site. Mr. Karp confirmed,
in response to a follow-up question from Mr. Cross, that the City would be able to
maintain the 12 unit per acre cap.

Mr. Carpenter said the materials suggested that one reason the commission would not
recommend approval of the application was because the site was “development-ready
industrial land.” He asked what it meant for the site to be “development-ready.” Mr. Karp
said the site was currently zoned campus industrial and had an approved conceptual
development plan. Mr. Carpenter said the reason he asked was because he did not know
of other industrial areas in Springfield that were not “development-ready” and wanted to
know why the “catch phrase” was so important to this piece of property. Mr. Mott said
the State placed a priority on what it referred to as “development-ready” industrial sites,
which do not require annexation or additional processes other than local review of the
development, and which had services in place. Sites with multiple ownerships,
fragmented parcelization, underutilization in terms of how developed, or that had services
available only to some parts of the site were not considered “development-ready.”
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Mr. Carpenter asked if the City maintained an inventory independent of the Buildable and
Industrial Lands Study regarding such “development-ready” lands. Mr. Mott responded
that economic development manager John Tamulonis had some information about such
lands but the City’s inventory was what was contained in its Geographic Information
System (GIS) system. The inventory contained raw data that allowed the City to identify
sites suitable for industrial development and it included a number of site attributes that
further defined either the site’s suitability or its shortcomings.

Mr. Carpenter confirmed with Mr. Mott that the City was periodically instructed by the
State to update its lands inventory to maintain a 20-year suppl £ buildable land
‘he State would accept a

consistent with projected population and employment figur
variety of different categories and status of buildable landsf‘
include redevelopment in its buildable lands inventory. ‘
vacant. The law dictated how frequently that review ocCurred. Mrz] W lott confirmed, in
response toa follow-up question from Mr. Carpenter, that the mventony was aIways a
“snapshot in time.” :

yuas not necessarily

Mr. Cross asked if the City still had a 20-year supply if the site was rernove& from the
inventory. Mr. Mott deferred the question to the applicant, who had prepared the materials
Lands Policy Report, and recalled that.the City’s periodic review notice of 1995 did not
require a review of industrial lanf‘,lx cmdmg to a question from Mr. Beyer, Mr. Mott
acknowledged the current Conune@él and Tndiis

Wi, Ao

L, which:primarily focused on the lack of
accuracy in local data bases as opposed. wermg s the supply/demand question. There
was no intent in that study to project if t%
went so far as to state that if the community. wanted the ability to monitor the status of the
inventory annually, a more accurate data b was needed. The report was presented to
learn if the area had sufficient industrial land and staff had projected the costs of the study,
Wthh mlght be funded in fiscal year 2008.

'&‘Mr Beyer recalled that Mr. Tamulonis had indicated to the council that there was very

“tlittle industrial land left in the Gateway area, and that the largest site not in the flood plan
that much of the site was in the floodplain and was not buildable. Mr. Mott indicated the
City’s standards for development in the floodplain differentiated between residential and
acreage Mr. Beyer mentioned to react to, based on the City Council’s direction he believed
such development could occur if it met federal requirements for development in a
questioned how much was left. Mr. Tamulonis said he discussed potential opportunities
for that site with several businesses who had envisioned parking in the floodway. That
entirely in the floodway, and there was an approximately 60-acre site to the east of

Deadmond Ferry Road that had about 50 acres in the floodway and 8 acres in the

before the commission. He noted t}iat the applicant made reference to the 1993 Industrial
y ial, Buildable Lands Study undertaken

at the behest of the three local jurisdic ons (

.“ area needed more land; what was funded only
the elected officials in June 2006. The Spnngﬁeld council had wanted to procéed and

n N

was 12 acres. Mr. Karp said that the area contained about 100 acres. Mr. Beyer observed
nonres.1dent1al uses. While the City had received no development proposals for the
floodplain. Mr. Beyer thought a part of the site might be adequate for parking but
site was about six to eight acres, there was a twelve-acre parcel adjacent to it almost
floodplain.

Mr. Beyer said there may be 100 acres at Gateway but it was severely restricted and was in
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small parcels.

Mr. Tamulonis said when first joined the City he had thought the Pierce Property would
develop rapidly because it was in a single ownership. Since then he had brought potential
clients to the owner, who had been reluctant to accept some of the proposals, and later it
became complicated because of the sewer line location and the location of the ditch, which
were wrong for most large developments. Over time, businesses had become choosier as
to where they located, and the site was near Kingsford Charcoal and dust particles and the
odor from the hog fuel pile was an issue for some potential clients.. In addition, residential
densities were high in the area and many industrial uses did nots vant to locate near
residential areas. &
y

}

’ Mr. Carpenter asked about the Scottsdale, Arizona, developmenﬁ'eferenced in the staff
notes. Mr. Karp said that a Springfield staff person had Visited the store in Scottsdale and
seen design elements that staff would like to see in Springfield as well, "Ehe conditions
spoke to ensuring that those design elements were included in the development Mr.
Carpenter asked if those elements were reflected in the packet provided by the application.

Mr. Karp said that it was somewhat similar. The point was to avoid a typical big box
design with exterior architectural features.

Mr. Carpenter was confused by the amount of land to be in nodal development. Mr. Karp
said the only area that would not be nodal was the area zoned Community Commercial for
a total of 19.6 acres. The applicant mdlcated tghat a total of 80.7 acres were to have the
nodal overlay designation, and a portloq of }he 80" acrczii was mixed-use commercial.

o 4
Mr. Carpenter asked where the conditidns were referenced in the proposed order. Mr.
Karp said the original staff report included those conditions, and if the commussion wanted
to include the specific conditions in the order it could be revised to include the conditions
before it was signed by the chair. Mr. Carpenter maintained that in order to impose the
conditions the City must have them in the order or reference them in the order.

Ms Decker requested better maps that showed the underlying rezoning.

”‘-Mr Cross asked about the current status of the Clty s industrial lands inventory and the
aceuracy of the numbegs shared with the commlsswn Mr. Karp said the commission’s

‘ Y
state with authority that the area lacked supply or had a surplus. He confirmed, in
response to a question from Mr. Beyer, that the 1993 information did not account for the
removal of industrial land developed since that time.

Mr. Cross closed the public hearing and called for commission discussion.

Mr. Beyer thought the applicant had prepared a pretty good plan. He acknowledged the
commuission was not considering the site plan. He said that living close to the site he
would like to have a Lowe’s store. However, he thought the commission was down to one
of choices, that of moving a campus industrial site into a commercial use, and while he
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liked that he had two concerns. One was the inventory of industrial lands. Mr. Beyer said
as a member of the commission in the early 1980s, he had pushed for the designation of
the parcel and had worked through the years to site a use on it. He said the local area was
constrained by its limit of flat land, and it was hard to site industrial facilities on anything
other than flat land. The site in question was one of the last such properties in Springfield.
He wanted to maintain the job.opportunities resulting from campus industrial and was
reluctant to see that go.

Mr. Beyer said a second concern was based on the possibility that the development would
work against redevelopment in the Mohawk area. Mr. Beyer said the commission was
looking at a reasonable development plan but for him the question was what the
community would give up. He did not want to give up the opportunity for job creation
from the campus industrial zoning and thought at this time the proposal was not a good
trade. &

Ms. Decker agreed with Mr. Beyer about the l%qi;é%g?)ob opportumtxes from rezoning the
property, and questioned whether the emplayees of Lowe’ %;would be able to buy the
houses that would be built in the node. Howe ﬁ% she thc;,;"‘ 1t the lack of interest in
developing the property as a campus industrial’sy sug%‘sted that it might not be the best
location for that zoning. She said Kingsford was'a;ga d community member but she did
not think it mixed well with a campus industrial site gl busmess park. For her the question
became the existing supply of MDR land and whether the €ity should enlarge the small

amount of commercial zoning now at the site. Ms. Decker. %eheved the community
needed more commercially zoned land and the proposal met that need. She supported the

staff recommendatlon to* hange the zoning.

Mr. Cole said he had long been ~opposed to the loss of industrial lands. Large industrial
sites were hard to come by once lost. The site in question was one of the community’s last
large greenfield sites. Any snmlarly sized site was going to be a brownfield site. As much
as he liked the development proposal, he had reservations about giving up the industrial
zoning. .

Mr. Moe supported the proposal. He said the site had been on the market for a long time,
and in that time those contemplating lands with such zoning had become much more
picky. He thought the site presented less of an opportunity now than it had in the past.
Mr. Moe thought it would remain unsold if kept in its present zoning. He thought the
proposal was good. Mr. Moe reminded the commission that it was not talking about a
specific user but rather the zoning on the site.

Mr. Cole concurred with Mr. Moe regarding the fact the commission was dealing with
zoning. He said he would like to see the site development, but was reluctant to give up the
industrial zoning.

Ms. Decker questioned the point of having the site remain in industrial zoning if no one
wanted it for that purpose.

Mr. Kirschenmann thanked Mr. Karp for his work in responding to the questions of the
public and the commission. He wanted to keep in mind what was best for the C1ty while
maintaining an adequate supply of industrial lands. He thought that somewhat up in the
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air given the uncertainty of the supply. Mr. Kirschenmann supported the staff
recommendation.

Mr. Carpenter speculated that the owner of the property purchased it for the purpose of
development but had been unable to do so. He said the site was not a wildlife habitat and
was zoned for development. He thought it unfortunate but said that industry was not what
it had been 25 years ago. He said that the users of campus industrial land, such as Sony,
were dynamic and here today and gone tomorrow. The site in question was not heavy
industrial land but zoned to hold a number of small start-up type businesses. He said the
site was encumbered by a ditch and pipe line and he did not se¢, that it could be developed
as originally envisioned. Mr. Carpenter did not object to the 16ss of the zoning and
suggested that the brownfields that remained to be developed ght be more appropriately
located near other industrial uses. &

Mr. Carpenter acknowledged the concern expressed by the nelghbors in regard to the
proximity of MDR zoning but thought the development could be a posmvecommumty
asset. He did not think it would detract from the redevelopment of Mohawk, suggesting
that it might bring more customers to the area due to the residential growth that would
oceur.

Mr. Carpenter endorsed the current COHdlthl’lS and recommended an additional condition
that placed a two-year time limit on ‘master plan approval, with the zoning to revert to
campus industrial if that did not occur and a condition that tied the construction of the
Community Commercial development to the residential element of the node. He asked if
staff believed the existing conditions were sufﬁ01ently strong to ensure that occurred.

Ms. Decker expressed that she could not sugport those conditions.

Joe Leahy asked that if Carpenter has the votes to add the additional condition, staff would

take a look at the additional condition between now and the City Council meeting to see if

this is an enforceable condition, so staff doesn’t have to come back to the Planning

Commission.* Carpenter agreed and expressed that he may not have the votes need to add
_the conditions. Mr. Beyer asked Joe Leahy if this would create a Ballot Measure 37 claim.
“Joe Leahy responded that it may.

Mr. Cross has a gTeai deal of reservation about giving up Campus Industrial Land. He
also see’s that this property has sat vacant for many years. He is in favor of this
application, but with reservation.

Mr. Cross asked for a motion.

Commissioner Carpenter moved that the Planning Commission approve the numbers with
the added conditions to the order that is signed and add a condition 14 that reads “if a
master plan is not approved within two years from the date of approved zoning
amendments, that the zoning revert back with the condition that the City Attorney would
look at the provision as a condition that can be enforced.”

Joe Leahy responded that this would be a difficult condition, because the owners could get
into a situation, where they could in good faith submit a master plan, and appeals would
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go beyond two years.

Carpenter amended his motion, “The applicant has to submit a master plan within a year
of the date of the approved zoning change”. Commissioner Moe seconded the motion.
Commissioner Cross asked for discussion of the motion.

Commissioner Moe responded that he doesn’t have any problems with the stipulation,
because the owners will do the master plan anyway. Commissioner Decker responded that
the owners have spent a lot of money on the property, and market forces are going to push
them forward, why do we need to hit them over the head with asecond condition. It’s
redundancy that is not necessary. Commissioner Moe will sup pport the motion as is.

Commissioner Cross asked for the vote 5:2:0. Motion %ﬁmvédi

Commissioner Beyer believes that this is a good proposal; his only oi,qugon is to the site
location %

Commissioner Cross closes the quasi-judicial hearing.
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SPICKERMAN'’S CONCERNS ABOUT A “DE NOVO” PUBLIC HEARING
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CITY OFSPRINGFIELD |

DATE: April 30, 2007

TO: Mayor Liken and City Councilors

FROM: Gary M. Karp, Planner Il

TOPIC: Concerns Expressed by Attorney for the Applicant, Jim Spickerman, Regarding

the De Novo Hearing before the City Council

This response concerns the combined applications for a Metro Plan Diagram LRP2006-00027)
and Zoning Map (ZON2006-00054) amendment review for a project known as the Villages at
Marcola Meadows. The subject property was formerly known as the “Pierce Property” and is
located north of Marcola Road and east of 28" and 31 Streets within Springfield's city limits.

After the Planning Commission’s deliberation and recommendation to Council on April 17, 2007,
Jim Spickerman, an attorney representing the applicant approached Joe Leahy, City Attorney,
concerning the status of the public hearing before the City Council scheduled for May 7. 2007.

The specific SDC reference questioned by Mr. Spickerman is SDC 7.080(4); however, a portion
of SDC Section 7.080(3) is also included for continuity. SDC Section 7.080 is utilized: WHEN
THE SINGLE JURISDICTION PROCESS IS USED. The following process shall be used to
consider Metro Plan Type Il amendments inside the city limits of Springfield.” The Metro
Plan Diagram amendment cited above qualifies as a Type Il amendment.

SDC Section 7.080(3) states: “PLANNING COMMISSION ACTION... The content of the -
notice and conduct of the hearing on the amendment shall be as required by this Code
and state law. The Planning Commission shall review the proposed amendment and
receive evidence and testimony on whether the proposed change can be justified under
the approval criteria. Within 30 days after the public hearing and close of the evidentiary
record, the Planning Commission shall adopt a written recommendation on the proposed
amendment. The recommendation shall contain findings and conclusions on whether the
proposal or a modified proposal meets the approval criteria.”

SDC Section 7.080(4) states: “CITY COUNCIL ACTION. Within 45 days after the Planning
Commission action on the proposed Metro Plan amendment, the City Council shall hold
a public hearing on the proposed amendment. The Council’s decision shall be based
solely on the evidentiary record created before the Planning Commission. No new
evidence shall be allowed at the Council hearing. Within 30 days after the public hearing,
the Council shall approve, modify and approve, or deny the proposed amendment. The
Council shall take this action by ordinance with adopted findings and conclusions on
whether the proposal or a modified proposal meets the approval criteria. The action of
the City Council is final.”

Despite the stated intent of SDC 7.080(4), the public hearing before the Council scheduled for
May 7, 2007 on the recommendation of the Planning Commission will not be simply on the
record for the following reasons:



1. Statewide Planning Goal 1 is Citizen Involvement. The following statements from Gé’al 1
are listed: :

“...The citizen involvement program shall be appropriate to the scale of the planning
effort....” and “1. Citizen Involvement -- To provide for widespread citizen
involvement.” For these applications notice included property owners and renters within
300 feet of the subject property and newspaper notice. Additionally Goal 1 states: “2.
Communication - To assure effective two-way communication with citizens.
Mechanisms shall be established which provide for effective communication between
citizens and elected and appointed officials.” and “3. Citizen Influence — To provide
the opportunity for citizens to be involved in all phases of the planning process. It is
the City’s custom to secure as much public comment and testimony as possible (See #2.,
below). The Planning Commission’s decision is only a recommendation. Difficulty with
limiting public comment to the record is inconsistent with the expectations of people who
attend their elected officials meetings and expect to be able to talk, and presents
unnecessary issues regarding the receipt of information outside of the record.

2. Greg Mott, Planning Manager, has stated that the reason why that SDC Section 7.080(4)
was written as cited was to expedite the application review process time line and that it has
been the City’s past practice to not limit the record at the City Council decision level for
Metro Plan amendments. To Mr. Mott's knowledge, all Planning Commission Metro Plan
amendment recommendations to the City Council, since adoption of that amendment to
SDC Section 7.080(4) have had the opportunity to be heard “de novo” by that body.
Specifically, the minutes (May 7, 2001) of the proposed Metro Plan Diagram amendment for
the Home Depot application (Jo. No. 00-12-254) on this same property listed 15 persons
who spoke to the City Council on the application that evening (See Attachment A).

3. The fact that in this particular case the recording of the Planning Commission initial hearing
was defective and did not record the meeting, and thus would have no record for tte
recommendation other than the minutes (See Attachment B).




ATTACHMENT A

MINUTES OF THE REGULAR SESSION
OF THE SPRINGFIELD CITY COUNCIL
HELD ON MONDAY, MAY 7, 2001.

The Springfield City Council met in Regular Session at Springfield City Hall, Council Meeting Room, 225
Fifth Street, Springfield, at 7:00 p.m., with Mayor Leiken presiding.

ATTENDANCE

Present were Mayor Leiken, Councilors Ballew, Fitch, Lundberg, Ralston, and Simmons. Councilor Hatfield
was absent (excused). Also present were City Manager Mike Kelly, Assistant City Manager Gino Grimaldi,
City Recorder Kim Krebs, City Attorney Joe Leahy, Police Chief Jerry Smith, and members of the staff.
PLEDGE OF ALLEGIANCE

Mayor Leiken led the Pledge of Allegiance.

SPRINGFIELD UPBEAT

Mayor Leiken proclaimed the Month of May 2001 as Family Gun Safety Month.

Mayor Leiken proclaimed the Week of May 20 — 26, 2001 as National Public Works Week.

CONSENT CALENDAR

IT WAS MOVED BY COUNCILOR FITCH WITH A SECOND BY COUNCILOR BALLEW TO
ADOPT THE CONSENT CALENDAR. THE MOTION PASSED WITH A YOTE OF 5 IN FAVOR
AND 0 AGAINST.

1. Claims
2. Minutes

a. March 19, 2001 — Regular Meeting
b. April 9, 2001 — Work Session

3. Resolutions

a. RESOLUTION NO.01-23 — A RESOLUTION TO ACCEPT PERMIT PROJECT P30013: M AND H
SUBDIVISION PUBLIC IMPROVEMENTS.

b. RESOLUTION NO. 1-24 - A RESOLUTION TO ACCEPT PROJECT P30116: E STREET AT 1520
STORM PIPE LATERAL (ST. ALICE CHURCH) PUBLIC IMPROVEMENT.

c. RESOLUTION NO. 01-25 — A RESOLUTION TO ACCEPT PROJECT P20168 FROM EMERY &
SONS CONSTRUCTION IN THE AMOUNT OF $393.308.74.

d. RESOLUTION NO.01-26 - A RESOLUTION TO ACCEPT PERMIT PROJECT P30044: SOUTH
41T PLACE AT BLUEBELLE WAY PUBLIC IMPROVEMENTS.
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e. RESOLUTION NO.01-27 - A RESOLUTION TO ACCEPT PROJECT P20140 FROM H20
CONTRACTORS. INC.. IN THE AMOUNT OF $85.630.35.

4. Ordinances
5. Other Routine Matters

a. Approval of Bid Acceptance to Ben-Ko-Matic in the Amount of $93,140.00, for Broom Bear Street
Sweeper.

b. Bid Award for Springfield City Hall Wall covering - Capital Bond Building Preservation Project to
Carlson & Strand in the Amount of $36,660.00.

c. Bid Award for Project P20100: Water Street Improvements, F to G Streets and M to N Streets, and
West F Street, Water Street to Kelly Boulevard and Vicinity, to Babb Construction Co., DBA Delta
Construction Co., in the Amount of $213,938.16.

d. Approve OLCC Liquor License Endorsement for Momma Ida’s Southern Grill, located at 1815
Pioneer Parkway, Springfield, Oregon.

e. Approva! of the March 2001 Quarterly Financial Reports.

f. Ratification of a Two-Year Agreement with the Springfield Police Association (SPA) for the term of
July 1, 2001 to June 30, 2003. :

’

g. Approval of City Attomey Contract Extension for a One-Year Period Effective July 1, 2001 to June
30, 2002, with Firm of Harold, Leahy, and Kieran.

h. Approval of the Citywide Copy Machine Replacement Purchase with Associated Business Systems in
the Amount of $140,834.00.

PUBLIC HEARINGS

1. FY 2001-2002 One-Year Action Plan of the Eugene-Springfield Consolidated Plan for
Housing and Commurity Development.

Housing Program Specialist Kevin Ko was present for the staff report. He said each year staff requests
approval from council for the one-year action plan. He said the plan is informing HUD what the city’s plans
are for CDBG and HOME funds. He said the document was presented to council last month, and it comes
before council tonight for the formal approval for HUD and for the Public Record.

Councilor Fitch said for the record she is removing herself from the decision, since she is a Board Member of
the Springfield Renaissance Development Corporation (SRDC).

Mayor Leiken opened the Pubic Hearing.
No one appeared to speak.

Mayor Leiken closed the public hearing.
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IT WAS MOVED BY COUNCILOR BALLEW WITH A SECOND BY COUNCILOR SIMMONS TO
APPROVE THE ONE-YEAR ACTION PLAN. THE MOTION PASSED WITH A VOTE OF 4 IN
FAVOR AND 1 ABSTAIN (FITCH).

2. Metro Plan Diagram Change: Jo. No. 00-12-254.

ORDINANCE NO. 1 - AN ORDINANCE AMENDING THE EUGENE-SPRINGFIELD
METROPOLITAN AREA GENERAL PLAN AND REZONING CERTAIN
PROPERTIES LOCATED NORTH OF MARCOLA ROAD, EAST OF 19™ STREET,
WEST OF 31°T STREET. AND SOUTH OF YOLANDA.

Planning Supervisor Mel Oberst was present for the staff report. He said the property involved in this
amended is known as the Pierce Trust Campus Industrial Site, east of the Mohawk Market Place. He said the
Planning Commission conducted a public hearing on this issue, and recommended approval of the
amendment to the City Council. They also voted to approve a zone change from campus industrial to
commercial, and they amended the conceptual development plan for the Pierce Trust properties. He said
those two changes are contingent upon Council approval of this diagram amendment. He said this proposal
was made by Home Depot who wishes to build a store there, and said some people from Home Depot are
present to explain the proposal in more detail. He said the environment issues are nominal, and the applicant
proposes to relocate the existing ditch, and do water quality enhancements. The development of the parking
lot for the area will be state of the art; all the storm water will be directed toward the landscaping of the site.
He displayed a plot plan of the site boundary between medium density residential (MDR) and commercial
industrial. He said based on all the information presented and provided in council’s packet, and the important
factor in this decision for staff that it was in conformance with the Metro Plan criteria for changing the
diagram, the traffic impacts were very acceptable, the site was suitable for commercial development, fully
‘sewered and serviced. Based on this information, staff recommends approval. He said this is the first reading
of the ordinance and time for the public hearing.

Councilor Simmons referred to Page A-4 of the handout where it states “a large drainage ditch is unaffected
by the proposed zoning and redesignation proposals”. He said it appear in the conceptual storm drain
document submitted by Poage Engineering, that it calls for relocation of the ditch in some way along the road
that would run to the north. He said Goal 13 energy conservation component within the plan process does not
clearly state the value of the thermal potential for the ditch to decrease the energy consumption at Home
Depot or any other site located along side of it. He said it does not seem to stress well the issue of wetland
issue, and it seems if we could gain a water feature throughout that development plus gain the thermal
potential to benefit the occupants of those properties through industrial grade heatpumps. He said the water
that flows through that ditch comes from 42™ and Weyerhaeuser, and runs down and comes out at the Alton
Baker reflecting pond. He said this is part of an extensive waterway system,; therefore the concept of just
piping it, or making it a roadside ditch is not in tune with where we are on energy or the habitat process. He
said he is supportive of the development, however there are some issues that need to be addressed in a way
that is beneficial to development as well as to the community. He asked Mr. Oberst if this issue had been

discussed in the process?

Mr. Oberst said no, water quality has been extensively discussed, but using the ditch for other thermal
activities has not been addressed.

Mayor Leiken opened the Public hearing and announced to the audience this was first reading only.
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Frank Parisi, 1630 SW Morrison, Portland, he said he is one of the lawyers for Home Depot, and
applicant’s main representative. He said Home Depot was founded in 1978, and the largest home
improvement retailer in the world. He said there are currently 1,182 stores with approximately 250,000
employees, and sales are about 45 billion. He said there are 200 employees currently in the Eugene store,
and introduced the Manager, Sam. He introduced the witnesses who will be testifying in support of
Home Depot. He said they did ask the public if they were interested in having a Home Depot in their
community, and provided copies of 792 response cards reflecting support.

Julia Kuhn Butorac, Kittelson & Assoc, 610 SW Alder, Suite 700, Portland, said there were two studies
performed, one that focused on what would happen today with out Home Depot, and then what would
happen if Home Depot developed. She said there was also an analysis of the zone change and
comprehensive plan amendment. She said under Oregon planning rules, we are required to look out 20
years. She explained the different intersections that were evaluated for traffic issues, and highlighted on a
map where they are proposing installation of a traffic signal. She said they are working closely with the
Oregon Department of Transportation (ODOT). She highlighted the trip cap issue regarding the impact of
the intersections.

Al Johnson, P.Q. 71818, Eugene, said Mr. Poage would address the issue of the ditch when he is allowed
to speak. He said the Conceptual Development Plan has to be done before this plan change could be
considered. He said what we are looking at tonight are the impacts of the Home Depot development, and
that is the relevant issue. He said Home Depot takes no position as to what happens to ditch, and will be
happy to cooperate with anything. He said the basic theme that this proposal represents is we have a
Metro Plan policy that calls upon Eugene and Springfield to be the regional trade center for the entire
area. He said that brings into play a couple of things; 1) must have full participation, 2) important to have
a competitive market. It will be important to have two competitive stores in order to allow consumer
choice. He talked about the transportation facilities, and how they are out of balance. He said Mr. Oberst
talked about inventory issues, and maintaining those inventories will be important as it relates to
commercial properties. -

Tom Poage. 990 Obie Street. Eugene, said he works for the property owner, Al Pierce. He said
they were asked several months ago before Home Depot was involved, to look at possible

channel and relocations to enhance his property. He spoke about several issues and possibilities

of how to relocate the drainage ditch to utilize the property more efficiently, in addition to

allowing the medium density property to drain more efficiently. He said the residential sub-
division just north of the commercial and has some flooding problems, and highlighted the different
options to improve the drainage in that area

Councilor Simmons said the ditch is part of the old irrigation district, but it does start in the southeast corner
by Weyerhauser, and comes back into the Q Street channel. Again this could be very well used to reduce the
heating cost in the proposed development. He said it would be beneficial for both a water feature as well as a
thermal potential. He said he realizes it may not be part of the issue tonight, but it does need to be part of the
development process on that property.

5. Curtiss Greer, 357 55" Street, Springfield, asked if Springfield was going forward into the 20" Century,

or are they going to stay in the 19™ Century. He said he is tired of supporting Eugene, when he could be
shopping in Springfield.
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6. Dennis Orem, 85139 Ridgetop Dr., Eugene, Said he is the President of Jerry’s Home
Improvement Center, soon to'be at McKenzie field next to K-Mart. He said he was testifying in
opposition of the plan amendment change on the basis of land use, and the long-term benefits of
Springfield for that land use change. He said it may seem a little self serving that he is addressing
the council regarding this change, but he can assure the council that Jerry’s competes very
favorably with Home Depot on the west side of the freeway, and they will continue to compete
favorably on the east side of the freeway. He said his opposition is because of the issue of
fairness and certainty for commercial lands and businesses trying to acquire commercial lands in
this market place. He said to be certain the City of Springfield has a shortage of commercial
lands. He said Jerry’s began three years ago searching for a piece of property to build a store on
in Springfield. He said the McKenzie Field had 30 acres, Jerry’s only needed 12 acres. They
looked at the Pierce property and saw that it was designated in the Metro Plan to be campus
industrial, and thought then that it had specific traffic problems. He said many other areas of the
City were explored, and after 2 ! years they obtained the agreement of Wal Mart. He said they
were able to jump through all the hoops necessary and finalize an agreement and the store in
Springfield will be a reality. He said the rules that will be leading us out into the future in
relation to the Pierce property. He said if he would have know 3 years ago that he could have
hired consultants, and attorneys to produce the proper reports necessary to gain approval, he
would have been operating in Springfield today, rather than standing up before council now. He
said the rules he was operating under may be in the process of change, and life isn’t always
certain. He said he would tell council the things that are certain. 1) Commercial real estate in
Springfield in the long term needs to be expanded; 2) commercial real estate is a long-term asset
that many times takes a long time to develop and turn into value; 3) In the long-term the Pierce
property will in fact be developed; 4) In the long-term we do have standards in the State of
Oregon that direct our growth to very long term goals; and 5) In the long term at 45 billion dollars
in sales Home Depot will operate a store in Springfield if they choose. The question is in the
short term what decision council would make, and would they make that decision in the short
term to mect all of those long-term goals. He said he respects council’s responsibility to make the
decision, and appreciates the careful consideration of this matter.

7. Monty Luke, 1253 D Street, Springfield, said he is a strong supporter of Home Depot, and said he is in
the process of doing one of many remodels in his home. He said being a parent of 7 children, he assumes
there will be some tax revenues from a store of that size. He said he is a strong supporter of education
and would like to see some more money funneled into the Springfield School District to help his children
with their education. He said he owns his own business and is a home designer, and does a lot of work in
both Springfield and Eugene. He said he also has teenage children and one of them is currently looking
for a job, and would love the job opportunities for them.

8. Mark Radabagh, (did not state his address for the record), said he was from the Oregon Dept
Land Conservation and Development. He submitted a short two-page letter for the record. He
said this is the third letter the Department has sent on this matter and they all have the same
element of concern regarding this site being part of one of the proposed nodal nodes in the
TransPlan proposal. He highlighted the reasons for his concerns. He said he agrees with the
Home Depot team in that there is a shortage of commercial lands in the city of Springfield. He
said currently most of the identified nodes are planned and zoned and allowed to continue auto
oriented developed, and this means inappropriate and poorly designated uses that could easily
frustrate nodal development. He said to be successful, nodes generally require a mix of mutually
supportive pedestrian and transit friendly uses and a good network of streets. If interim development
includes inappropriate uses and is poorly laid out, the result
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13,

would be a much larger area and perhaps a whole node unsuitable for nodal development. He
spoke about the Goal 9 aspect, and the relationship with SRDC, and the whole downtown prospectus.
He said what the Department would like to see is a reconsideration of the site design over this project.

Mike Farthing 767 Willamette Street, Suite 203, Eugene, said he represents Al Parra, and said he
submitted a brief letter to be entered into the record. He said he has a few concerns about the
application. He referred to a previous Jetter that was submitted to the Planning Commission on

April 10", He said as some of the other speakers have eluded to, he thinks it is quite frankly bad
planning, it does not do anything to Springfield’s commercial land shortage, he said if anything, it is spot
zoning for Home Depot. He said a lot of people spent a lot of time reviewing and adopting the
Commercial Land Study, and this application is basically an end run around that study. He said he
thought it set’s a dangerous precedence for the Pierce property. He said he has problems with the study,
specifically on the transportation issues. He requested Council allow at least a week to leave the record
open in order to submit written information, in order to respond as it relates to the findings He said these
findings are based upon a comparison of what Home Depot will generate, versus what a full development
of the Pierce site under the existing zoning generate. However, the Pierce site is based on TransPlan of
1986, it is not based on the new TransPlan that will be adopted very soon.

Janet Wright, 2310 Floral Hill, Eugene, said she is the Administrator for Springfield Family Practice,
located at 2280 Marcola Rd, directly east of the proposed Home Depot site She said at the time the
building was comgleted approximately 1 %4 years ago, , it was zoned as it currently is, light industrial,
and she said the Practice would prefer that it stay that way. She said there will be a lot of noise, traffic,
construction, and a lot of congestion in that area. She said as a neighbor of that site, prefer it be quieter
and less traffic to allow their patients easier access to their building. She said she is also concerned with
the environmental issues as well. Last, the ditch is a great concern of theirs as it is right next to their

property

Nancy Falk. 2567 Marcola Road, Springfield, said shelives directly across from the proposed
development. She said Jerry’s is already approved and in Springfield and referred to the Springfield
News article of March 14. She is concerned with Home Depot coming in to amend the plan, and said this
is all against what was initially planned for that property as campus type light industry. She said it was
never intended to be community commercial. She said she is concerned about the Department of Lard
Conservation and Development having already said twice, they are opposed. She said she has a petition
to submit into the record requesting the City not change the Metro Plan She pleads to the council not let
Springfield be another victim of Home Depot’s expansion plans.

Harold Gillis. 2888 Yolanda Avenue, Springfield, he said the only thing that will be harmed at the site
are the geese, they are a lot of fun to watch. He spends a lot of time on the freeway since he retired
traveling to both Jerry’s and Home Depot. He is pleased both stores want to move to Springfield, but said
he thinks Home Depot belongs on the old airport property.

Tim Cohen. 1010 Dondea Street, Springfield, said he owns Black Sheep Building, and has a total of 220
receipts reflecting purchases over the last two years from Home Depot. He said he lives off of Jasper

Road, and it would be greatly efficient for him to be able to shop in Springfield. He said there are many
other contractors who are not present tonight would agree with that statement. He said the issues related
to zoning, thermal activity and drainage are all in the eyes of the beholder. He said the stability of the
quantity and quality of people that are involved on both sides of the issue for Home Depot and the City of
Springfield, there is more than enough ability to resolve all of the areas that need revisions, and discussed
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15.

to be brought to the table and resolve in order to have a Home Depot in Springfield. He said he is in favor
of Home Depot, and feels this is a positive move for this city.

Brent McLean. 509 North 38" Place. Springfield, said he spoke at the zoning meeting held last month.
He said he doesn’t doubt Home Depot’s sincerity in the building of this development. He said he is
neutral on the issue. He said he has spent 30 ~ 35 years, and is in favor of commercial and industrial
construction, he said he is a masonry contractor. He said the concept of two major building suppliers is a
good idea, and competition cannot be bad. He said his arguments to spot zone change and pick locations
to accommodate the convenience of people, is a dangerous idea. Are we giving tax breaks on this
business, which would stand to gain over 1 million just in the zone change alone, is a question he is
asking. We should allow all industrial to be put on the table due to low inventories. He said this is just
the beginning, he said this zone change could cause miles of litigation and mitigation or challenges to all
industrial zoned property in Springfield. He said he looks forward to councils’ decision on this matter.

Earl Grigsby.790 I Street. Springfield, said he does shop at Home Depot, and does shop at some of the
local stores in Springfield. He said this proposed building would be something Springfield could be
proud of. He said he would like to see the citizens of Springfield be interested in increasing the quality of
the City, and would like everyone to come together to determine what would benefit for tax income, more
money for schools and working towards the common good. He said this property is a good start for
Home Depot, especially to build something nice as they are proposing.

Mayor Leiken closed the Public Hearing.

M. Oberst asked that he be given the opportunity to summarize all that was stated in the public testimony.
He said the main issue before Council is essentially whether or not this is consistent with the Metro Plan
Diagram, in the Metro Plan text in whether or not we are consistent and in tune with the goals of the Metro
Plan, and whether or not by doing so, we are making the Metro Plan internally inconsistent. He said basically
those are the crii€ria. Are we consistent with statewide goals adopted by LCDC, and are we making sure our
plan is not internally inconsistent by this change. He said staff was responsive to the States letters. He said
they have also met with the state staff. He said the issue that staff had with the states suggestions were simply
that the City has an adopted set of plans and a property owner, developer or applicant has a right to base their
decisions for a purchase acquisition or proposed zone changes upon those adopted plans. He said while we
are currently considering the implementation of nodes in Springfield, through TransPlan; TransPlan is yet
adopted, therefore it is not a plan that staff is able to use by which to write staff reports or base a decision. He
said the Planning Commission cannot base a decision on that either. He said he wanted to make sure council
had that background and they have not ignored the states concerns, staff worked with them and tried to
explain to them that we have to apply the codes that are adopted He said wee have adopted a commercial
lands inventory, and industrial lands inventory. He said as of today, as far as staff can tell, the industrial lands
inventory has a surplus, and Springfield’s commercial lands inventory has a deficit. He said when the
proposal was reviewed by the criteria of approval, they are looking at the consistency of balancing industrial
commercial, with residential. He said when looking at this property the question is whether or not it is a good
place. It would rezone some campus industrial, with some net gain, and would be made in the MDR. Mr.
Farthing said this won’t be part of the surplus, this will be used. When an applicant comes to staff, it is
perfectly within their right to argue the merits of their proposal. The criteria of approval are consistent with
the rules adopted, and the adoption of the amendment must not make the Metro Plan internally inconsistent.
He said the staff report has findings to this effect. He said this proposal meets the findings positively, which
is why staff is recommending approval. He said understanding that Mr. Farthing did not have a lot of time
between the Planning Commission’s final decision, and in recognition of that, staff would recommend that the
record be held open for 5 days to a week, to allow Mr. Farthing to review the record, review the Planning
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Commission decision and their findings, and submit any supplemental information that he would choose.
However, staff would also recommend that the applicant be given an additional 5 days to rebut that
information, then council convene again in two weeks to close the record. He said this is just an option in
order to provide everyone an opportunity to feel like they have had a fair hearing, they have had time to
review the information and make their comments to the record.

City Attorney Joe Leahy said staff would suggested council close the public hearing tonight, and keep the
record open. Mr. Leahy inquired of Mr. Farthing whether 10 days would meet his needs.

Mr. Farthing acknowledged yes, 10 days would meet his needs.
Mr. Leahy said the applicant would then have 7 days after that time, and inquired of the applicant.

The applicant acknowledged that would be satisfactory.

Mr. Leahy said again staff would recommend closing the public hearing tonight, and keep the record open for
10 days beginning May 8, 2001, until May 18", at 5 p.m. for any new information, or information that people
choose to put in, and then it will be open an additional 7 days to 5:00 p.m., on May 25, 2001, for response by
the applicant. The record would then be closed at that time on May 25, 2001, at 5 p.m. He said this would
then come back to council at it’s June 4, 2001 meeting, the council would make a decision on the basis of the
information they heardtonight, as well as.the information entered into the record during the time in which it
was kept open, with no further pubic testimony.

IT WAS MOVED BY COUNCILOR BALLEW, WITH A SECOND BY COUNCILOR FITCH TO
FOLLOW STAFF RECOMMENDATION AS TO HOW LONG THE RECORD SHOULD BE OPEN, AND
TO CONTINUE TO THE SECOND READING ON JUNE 4, 2001, AS IT RELATES TO THE HOME
DEPOT APPLICATION FOR THE METRO PLAN DIAGRAM CHANGE. THE MOTION PASSED
WITH A VOTE OF 5 INFAVOR AND 0 AGAINST. - - '

At 8:30 p.m., Mayor Leiken called for a 3-minute recess.
The meeting was reconvened at 8:35 p.m.

3. A Resolution Initiating Annexation of Certain Territory to the City of Springfield. Arlie & Company,
Applicant, (Journal No. 2001-04-0083.) :

RESOLUTION NO. 01-28 -~ A RESOLUTION INITIATING ANNEXATION OF CERTAIN TERRITORY

TO THE CITY OF SPRINGFIELD AND REQUESTING THAT THE LANE COUNTY LOCAL

GOVERNMENT BOUNDARY COMMISSION APPROVE THE ANNEXATION. AND REQUESTING
THAT THE ANNEXATION REVIEW BY THE BOUNDARY COMMISSION OCCUR DURING A
PUBLIC HEARING:.

Planning Manager Greg Mott was present for the staff report. He said the resolution before Council tonight
was initiated by the owners of property in the Gateway area. He referred Council to their packet (Exhibit B-
2) that shows the property subject to the resolution, which are tax lots 800, 902, 1000, 1100, 1200, 1201, 1203
and 1400. He said there are properties immediately west of the railroad right-of-way between Game Farm Rd
and the river that are not part of the annexation, nor is tax lot 901, which is joint ownership with the City and
SUB where there substation facility is located. He said the applicants have submitted confirmation from the
Department of the Chief Deputy Couaty Clerk, confirming the number of registered voters on the subject

B=12




Springfield City Council
Regular Meeting — May 7, 2001
Page-9

property, and the fact that they have a majority of those people to sign the petition, as well as owners of the
property. This satisfies the requirements of the ORS regarding a property owner initiated annexation request.
He said this is scheduled to go before the Boundary Commission on June 7, 2001 and council’s
recommendation, which means it would go-forward with either the adopted Resolution, or a recommendation
that you don’t support the request. -He said Council’s action is advisory to the Boundary Commission. Mr.
Mott said staff is supporting the request based on 1) the entire site be the subject of a master plan, and the
development includes a master plan specification Article #37, and that would be subject to a public hearing
before the Planning Commission. He outlined the essential components of the master plan. 2) The
development would not occur until the Pioneer Parkway Extension (PPE) was constructed. He said this
action and a subsequent approval by the Boundary Commission still will render the property not developable,
because neither sewer nor water are provided to this site. He said those will occur subsequent to the approval
of the master plan. He said this is not part of council’s action tonight. He said Mr. Reed from Arlie and Co,
was present tonight to respond to any questions that council may have.

Councilor Ralston asked if the PPE cut through part of this property?

Mr. Mott said yes, and referred to Exhibit B-2 and highl@ghted where it would be placed, and said it would be
incorporated into the Master Plan.

Councilor Ballew asked if the Beverly pumping station would be have to be replaced, and if so would it have
to be pumped or would it be a gravity flow.

by

Mr. Peroutka said it would be a gravity.

Councilor Lundberg said Mr. Reed did an adequate job at the neighborhood meeting, it went well and was
very informative. She said the neighbors had very good questions, and Mr. Reed answered well, and was
quite receptive.

Mayor Leiken opened the public hearing

1. Larry Reed. 722 Country Club Rd., Eugene, said he is the Director of Planning and Development for Arlie
and Company, Land and Investments. He said this is the first time before the council since employed for
Arlie and Co. He explained that Arlie & Co, is a family owned company. He said the company President
is Suzanne Arlie and her husband John Musumechi. He said there are two divisions in the property, Arlie
Property Management, which manage and lease various holdings; then there is Arlie Development, whichis
the division that he manages. He said they take under utilized or vacant property and go through the
various entitlements and planning approval to develop. He said they purchased approximately 105 acres
along the east side of Game Farm Rd., of which 94 acres are currently in this request. He said the reason
the additional acreage isn’t in the request is because they have just purchased tax lot 300, and 700, which
encompasses all of the land, which is involved with the extension of the Pioneer Parkway. He said they
purchased the land from four different property owners, and feel with this magnitude a development they
are looking forward to doing a nodal development. They have a vision for how that is going to occur, and
the neighborhood seems very excited. He said they are committed to doing a master planned community
under the cities Chapter 37, and have spent over 8 million dollars in purchasing the acreage. With that they
will need the certainty that annexation brings to this project in order for them to continue working with the
city staff to master plan the area.
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Councilor Simmons said because of the proximity to the river, the McKenzie Watershed Céuncil would like
to invite Arlie and Co to meet with them. He thinks it would be helpful to Mr. Reed’s staff in working on the
project. ‘

Mayor Leiken closed the public hearing.

City Attorney Joe Leahy asked for clarification on instruction to staff. He said he would like to propose an
additional Section 3 to the resolution that would state, “This resolution is based upon the assumption that city
staff has or will reach agreement with the property owner for the provision of key urban services and a master
plan pursuant to Springfield Development Code, Chapter 37, satisfactory to the city staff prior to the
boundary commission hearing.” He said staff simply wants to be sure when they go to that hearing they can
stand shoulder to shoulder with the applicant and say “Yes” that we have the provision of key urban services.

Councilor Ralston asked about the additional tax lots that were just purchased, and wondered if that would be
included in this also?

Mr. Mott said he spoke to Mr. Reed previously, and was advised by Mr. Reed that they had closed on
additional properties, however it was too late to include those properties into this action..

IT WAS MOVED BY COUNCILOR FITCH, WITH A SECOND BY COUNCILOR SIMMONS TO
ADQPT RESOLUTION NO. 0128, WITH THE ADDITION OF SECTION 3 AS STATED BY CITY
ATTORNEY JOE LEAHY. THE MOTION PASSED WITH A VOTE OF 5 IN FAVOR AND 0 AGAINST.

Councilor Ballew said she does not normally support non-contiguous annexation, however it appears the
developer has worked with the City and as this folds out everything will be in place, and supports this.

BUSINESS FROM THE AUDIENCE

1. Curtis Greer, 357 55" Street. Springfield, said he came down to tonight with one thing on his mind, and
that was the Mayor’s first proclamation. He said he has a problem with declaring one month as gun safety
month. He said that is a 24-hour day, 7 day a week, 52 week a year situation. He does not think it should
be regulated to one month. He would suggest that Springfield be declared as a gun safety community
rather than declaring one month for it. He said he believes there is city regulations that require law abiding
gun shops what they can post in front of their shops as to what they are selling. However, he said he
doesn’t think the City of Springfield has taken any action against the doctors and the hospitals for placing

lies and false advertisement on the back end of the Lane Transit District (LTD) buses that are running
through town. He said he has spoken to Obie Media and Ed. Bergeron at LTD. He would like the City to
take a stand to remove those ads.

Mayor Leiken said he would like to respond to the proclamation issue. He said he agreed with Mr. Greer, as a
young child his father taught him every gun is loaded. He said as a former member of the NRA. He said this
was simply a leisure for the Mayor to declare a proclamation, which coincided with the State of Oregon and
the City of Eugene, all at the same time.

CORRESPONDENCE AND PETITIONS
1. Correspondence from Bonnie Ullman, President & Board of Directors, Game Farm Neighbors, 3350

Oriole Street, Springfield, Oregon, Regarding the Proposed Changes to the Northern Connector of the
Pioneer Parkway Extension.

9-14




Springfield City Council
Regular Meeting - May 7, 2001
Page- 11

2. Correspondence from Mike and Francie Duggan, 3154 W. Street, Springfield, Oregon, Regarding
the Home Depot project in Springfield.

3. Correspondence from Frank and Celia Roberts, 41590 Madrone Street, Springfield, Oregon,
Regarding the Home Depot Project in Springfield.

4. Correspondence from Don and Bonnie Carrere, 36589 Alder Branch Road, Springfield, Oregon,
Regarding the Home Depot Project in Springfield.

5. Correspondence from Robert and Beverly Bixby, 176 18" Street, Springfield, Oregon, Regarding
the Home Depot Project in Springfield.

6. Correspondence from Jay Surgeon, 2915 Game Farm Road, Springfield, Oregon, Regarding the
Home Depot Project in Springfield.

7. Correspondence from Robert Erick, 1941 Carter Lane, Springfield, Oregon, Regarding the Home
Depot Project in Springfield.

8. Correspondence from Carolyn O’Neal, 1095 C Street, Springfield, Oregon, Regarding Shakers,
located at 12™ and Main Street. e

IT WAS MOVED BY COUNCILOR FITCH, WITH A SECOND BY COUNCILOR BALLEW TO
ACCEPT THE CORRESPONDENCE FOR FILING WITH THE ADDITIONAL CORRESPONDENCE
RECEIVED. THE MOTION PASSED WITH A VOTE OF 5 IN FAVOR AND 0 AGAINST.

BUSINESS FROM THE CITY COUNCIL

Councilor Ralston said the Museum Board is requesting an addition of a quarter of a position, and said
Council would have an opportunity to review that at it’s next Budget Committee Meeting. He said it wasn’t
clear in their documentation, and said he doesn’t think an option of not funding a position is not a good idea.
He said there is nothing substantial to report at the LRAPA or Planning Commission meetings at this time.

Councilor Simmons said the Police Planning Task Force is working on an exclusion ordinance in the
downtown area, and the department now has two computer units up and running in the cars, and are actively
working on the installation of the others. He said the system is going to be a real labor saving devise. He said
the other departments will also be able to make use of this in cutting down the amount of paperwork on Fire
Inspections and Building Inspections, so the advantage of the mobile data system will be quite substantial

over time.

BUSINESS FROM CITY MANAGER

1. Fiber Optic Connection to Regional Information System.

RESOLUTION NO. 01-29 - A RESOLUTION APPROVING AND AUTHORIZING AN
INTERGOVERNMENTAL AGREEMENT FOR THE CONTROL AND OPERATION OF A FIBER

OPTIC SYSTEM.
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Project Manager Len Goodwin was present for the staff report. He said what council has before them is a
resolution of showing how well governments can cooperate together. He said this involves us taking over a
section of fiber optic cable, which runs between the Maintenance Facility, and somewhere in downtown
Eugene. He said the greatest potential is for economic development. It will facilitate connecting the SUB
fiber optic network that encircles Springfield to some of the major connection points that connect us to the
outside world. He said it would facilitate the University of Oregon into facilities in the City of Springfield.
He said as a minor aspect it also has the potential for an intergovernmental connection, will probably be the
first thing that actually happens. What this will do is to connect city government facilities, Lane County,
LCOG, LTD, and the University of Oregon, all together into an intergovernmental network which will
facilitate them all to communicate back and forth, replacing existing facilities and expanding it to take on
additional needs as the demands grow. He said the cost is approximately $17,000. For a 20-year for an
indefeasible right of use. He said we are probably ready to light the fiber at the intergovernmental portion

almost immediately.
Councilor Ballew said this is a very big step, and asked for council’s to support.

IT WAS MOVED BY COUNCILOR BALLEW, WITH A SECOND BY COUNCILOR FITCH TO
APPROVE RESOLUTION NO. 01-29. THE MOTION PASSED WITH A VOTE OF 5 FOR AND 0

AGAINST.

BUSINESS FROM THE CITY ATTORNEY

Mr. Leahy thanked Council for the additional time in the public testimony portion. He said it is important to
allow people that opportunity as some issues are very complicated and emotional which requires some
additional time. He said the more fair Council is during the hearing process, the less inclined people are to
resort to an appeal, or something like that. He said it definitely reflects well on the Council as a whole, and

appreciates their understanding.

Councilor Simmons requested that staff prepare a letter of Thank you to Masood Mirza who will be leaving
the City as of May 18, 2001,

ADJOURNMENT

The meeting was adjourned at 8:55 p.m.

Minutes Recorder — Kim Krebs %
< K

h—*——e’
Councilor Tammy Fitch, Presiding

ATTE Tw Qfficer

Kim Krebs, City Recor;ler
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ATTACHMENT B

MEMORANDUM

TO: GARY KARP, PLANNER I

FROM: BRENDA JONES, PLANNING SECRETARY

SUBJECT: MARCH 27, 2007 SPRINGFIELD PLANNING COMMISSION REGULAR SESSION MINUTES
DATE: 4/23/2007

At the Planning Commission Regular Session on March 27,_ 2007, there was an equipment
malfunction with the recording system.

I was able to put together the minutes of the meeting by the notes I took during the Regular
session and the notes of various Planning staff.

I feel these minutes are complete with the exception of the back and forth conversation by the
Planning Commission. Pror to the minutes being included in the Planning Commission Packets,

they were reviewed by Commissioner Beyer for completeness. He agreed that the minutes wete
complete.

A motion to approve the March 27, 2007 minutes in there entirety was made by Commissioner
Beyer and Seconded by Commissioner Moe at the Public Hearing held Apxil 17, 2007. The Planning
Commission’s vote was 6:0:0.

Sincerely,

Brenda Jones

Planning Secretary

911



CITY COUNCIL PUBLIC HEARING PROCEDURES

¢ Open the public hearing " :_ Mayor

¢ “de Novo” and quasi-judicial lagd use hearings discussion City Attorney
¢ Quasi-judicial public hearing rights and criteria of approval Karp (3 min.)
o Staff report and questions from Council Karp (10 min.)
¢ Applicant testimony (20 min.)

e Testimony by those in favor (8 min. each)
e Testimony by those neutral (3 min. each)
e Testimony by those opposed (3 min. each)
e Applicant’s rebuttalvﬂ (10 min.)

o Staff's response Karp (5 min.)

¢ Close the public hearing
¢ Discussion, questions of staff, deliberation
e Decision

If someone requests a record extension during the public hearing, the Council should
honor this request by setting a date certain for the continued public hearing or, if the
record extension is exclusively for written testimony, then set a date certain for Council
consideration of this evidence, deliberation of the ordinance and action.

Sample motion for record extension;

Written record. | move to leave the written record open 1 week until 5 p.m. on May
14", provide the applicant and staff one additional week to respond to this testimony,
and reconvene for our consideration of this application at 7 p.m. on June 4" in these
Chambers.

Additional testimony. If all testimony cannot be accommodated on May 7" | move to

continue this public hearing until 6 p.m. on May 8" (or some other agreed to date) in
these Chambers to allow additional time for all interested parties to testify; or
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