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FROM: Catherine Comer, Manager, Business and Economic Development O/M f‘jf/}ﬁ’(
THROUGH: Gary Barth, Director Business and Community Services

RE:  Board of County Commissioners Planning Session
Wednesday, September 10, 2014, 10:00am-12:00pm
Employment Lands Study and Marketing Strategy Report

Agenda:

Opening and introduction of staff:

Overview of Projects and Process:

Phase Il Asset Mapping -
Employment Lands Analysis:

Marketing Strategy:

Employment Land Pipeline:

Gary Barth, Director Business and Community Services

Catherine Comer, Manager
Business and Economic Development

Jamie Johnk, Project Manager

Business and Economic Development

Catherine Comer

Gary Barth
Dan Chandler, Senior Policy Advisor

Presentation will include a PowerPoint Presentation leading through the process and methodology of

the Asset Mapping and Marketing Strategy Report.
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Project Background



Regional Industrial Lands Site
Readiness Project (2012)

- Partnership between Business Oregon, Metro,
NAIOP, Port of Portland, and Portland
Business Alliance

- Within Metro’s UGB

- Studied properties 25 acres and larger
- Categorized properties:

- Tier 1

- Tier 2

- Tier 3




Clackamas County
Employment Lands Project
Phase |



Project Purpose & Outcomes

- Better understand employment land
availability

- |ldentify a supply of development-ready
employment sites

- Developed the online employment lands Site

Search tool

£ _Clackamas County Site Search

Featured
Properties

Property Type

Query Type (Required)

Find My Site



Clackamas County
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Project Team

- Clackamas County Team:
- Business & Economic Development
- Planning
- GIS/Technology Services

- Consultant Team:
- Mackenzie
- Johnson Economics
- FCS Group
- Iron Wolf Consulting
- Apex



Project Process

* Identified 22 study sites from PH | inventory

* Analyze each site to review: . Environmental
. Infrastructure
. Site Suitability
. Permitting
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Development Sites Analyzed

Development

Jurisdiction/Area Sites

Clackamas Industrial Area 151.21 In

Wilsonville Xerox Building 27.15




Clackamas Development Sites

CLACKAMAS COUNTY
DEVELOPMENT SITES

Boundaries

|_"_j Cewslopment Site
City Boundary

ﬂ County Boundary




Phase |lI- Scope of Work By Site

Development Area Plan

Infrastructure:
Utilities — sewer, water, storm, electric, gas
Transportation

Impacts:
Natural resources - wetlands, floodplain, slope
Environmental evaluation

Target Industry Analysis

Industry Cluster Impact Analysis
Economic Impacts: jobs, construction costs, payroll/property taxes

Marketing & Implementation Plan
Business Oregon Decision Ready Designation



Development Area
Plan By Site



Existing Conditions

Clackamas Industrial Area Opportunity Site (CIAO)

CIDS-0
Zoning Gl, OSM, EFU
Clackamas County Development Sites

Boundaries
wr Development Site
Parcels
Re-certification Areas
UGB

ﬂ City Boundary

Environmental

™ - - - - \ | . \" 3 > i
. " € Lakes & Rivers
s Streams & Creeks
K;Cv’"H[\EN ‘ 1 Y > Wetlands
1 25% Slope®
10% Slope*
FEMA2008
25 500 Year Flood
100 Year Flood

100 Year Flood / Floodway
* Source: RLIS
2012 Aerial Photography
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Environmental Review

* Process By Site:
» Site reconnaissance and photos
* Review DEQ Facility profile
* File review
» Historical aerial photography review
* Summary of environmental conditions
* Remediation cost estimate and schedule




Infrastructure Analysis

EXxisting Services:

* Water

¢ Sewer

¢ Storm
Improvements
Building Surcharge

Slope Mitigation

Public Utility Infrastructure Summary

Water Distribution

Sanitary Sewer

Storm Drainage

Existing Water infrastruciure
Nearest Water Location:
Public line in Capps Rd
Clackamas River Water District
North-Clackamas Service Area
Adjacent to North
12" [N), 8" (S}

Water Provider:
Water Service Area:
Distance to Site:
Water Main Size:

Proposed Water Improvements

Existing Sewer Infrastructure
Mearest Sewer Location:
Public line in Capps Rd and Wilde Rd
Sewer Provider: WES
CCSD #1
Adjacent to E, N
87 [E), 10™ [N}

Sewer Service Basin:
Distance to Site:
Sewer Pipe Size:

Proposed Sewer Improvements

Existing Storm Infrastructure

Mearest Storm Location:

Clackamas River
Storm Provider: WES
Storm System Outfall: Clackamas River
Distance to Site: Adjacent to South
Storm Pipe Size: MNfA
Detention / WO, Required: Yes per CC5D #1

Proposed Storm Improvements

Slope Mitigation
Area with slopes greater than 5 percent:
Maximum elevation difference across slope area:
Average cut/fill height to mitigate slopes:
Estimated earthwork volume:
Cut/Fill Unit Cost:
Slope Earthwork Cost:

379,000 sf
18 ft

Ish
25,000 oy
$15.00 Joy
$375,000

Average Retainng Wall Height:
Estimated Retzining Wall Face Area:
Retaining Wall Unit Cost:

Retaining Wall Cost:

[
8,620 sf
525.00 foy
$215,500

Pipe Size Pipe Length | Unit Cost Total Cost

Total Cost

Pipe Size Pipe Length |  Unit Cost Total Cost

12" 1770 5180 5 318,600

Pipe Size Pipe Length | Unit Cost

8 1,050 5150 5 157,500

12" 450 5140

S 63,000
24" 300 S240 |5 72,000

Detention Pond Medifications: 5 30,000

Slope Mitigation Cost:

Slope Mitigation Permit:
Slope Mitigation Construction:

$590,500

& months
12 months

Total Water Improvements Cost: $ 318,600

Total Sewer Improvements Cost: § 157,500

Total Storm Improvements Cost: $ 165,000

Other Water Notes:
Total water system capacity:
Peak flow available to the site:
Available Water Pressure:

24 mgpd
2.16 mgpd
65-80 psi
Water Design: & months

Water Permit / Construction: & months

Other Sewer Notes:
CCSD#1 Capps Road pump station located on site.

Sewer Design: & months

Sewer Permit / Construction: & months

Other Storm Notes:
Assumes modifying existing treatment ponds as
detention facilities for site development.

& months
12 months

Storm Design:
Storm Permit / Construction:

Mote: The above slope mitigation costs are for the specific building sizes and
configuration used in this study. Other building uses, configurations, or sizes may

result in revised slope mitigation requirements.

Buiiding Pad Surcharge
r‘qlo building pad surcharge expected.




Transportation Analysis

Transportation (Off-Site Development)
The site has direct access to SE Capps Road to the north, SE 115th Avenue to the northeast (when constructed) and SE Wilde
Road to the east; however, access to Wilde Road is limited by topography. Direct property access can be oriented to SE Capps
Road and SE 115th Avenue which connects to OR212 via SE 120th Avenue, SE Jennifer Street and SE 122nd Avenue.
Immediate Opportunity Funds have recently been requested for the extension of SE 120th Avenue to make the property
market-ready. This extension will re-grade the property entrance and provide access further south within the property.
Based on the conceptual site plan, anticipated transportation infrastructure improvements necessary to serve immediate
subject property development are limited to direct property access improvements and the following:
1. Construct ¥ street improvements on SE Capps Road along property frontage: $928,000
2. Construct % street improvements on SE 115th Avenue from Capps Road to north development edge: $224,000
3. Construct SE 120th Avenue extension south onto property (as necessary): no direct project cost if constructed as part of

|OF funding

Near-term property development can occur with minimal need to construct off-site transportation infrastructure
improvements and the development is exempt from Clackamas County transportation concurrency requirements. However,
OR 212 mobility will generally be poor until planned and programmed Sunrise Corridor improvements are constructed.

3 SUNBSSE JTA PROJECT
S OR 212/224: 1208 TO 124D




Site Development Schedule

Water: |

Sewer: |

Stormwater: |
Transportation: |
Wetland Mitigation:
Slope Mitigation:
Building Pad Surcharge:

Environmental Cleanup: |

» Soft Costs
 Hard Costs

Site Development Schedule

Soft Activities
Hard Activities

24




Target Industry Analysis

Cluster and trends analysis to identify
target industries for development
>  Select highest/best use for each site

ldentify opportunities and constraints to
attract key industries

Examine employment growth rates and
trends
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. Advanced Technology/High Tech F
. Wholesale Trade
Food & Beverage Processing
Agriculture & Food Production

A,

Bar Height Depicts Annual Economic Qutput
Per Square Mile by Industry Cluster



Industry Cluster Impact Analysis

Economic and Fiscal Impact Analysis

Site Uses: Building Use Matrix
Regional concentrations of users specializing in advanced metals manufacturing is high, and the site has heen marketed to such Building A General Manufacturing/Flex
users in the past. Our mode! assumes g single user advanced metals manufacturer on this site. Building B Warehouse
Buiiding € General Manufacturing/Flex
Buiiding D General Manufacturing/Flex
Building E General Manufacturing/Flex
Building F General Manufacturing/Flex

Total Construction Costs fior Building Development™: $454, Efﬂr boo

* in zong Dollars, rovnded to 1, 0ooth

Phasing Schedule for Site Build-Out

Site Development
Marketing Lag

Phase 1 Construction
Phase 1 Docupancy
Phase 2 Construction
Phase 2 Docupancy
Phase 3 Construction
Phase 3 Docupancy
Phase 4 Construction
Phase 4 Occupancy
Phase 5 Construction
Phase 5 Occupancy

JME AREA.: S¥.73 ACRES

BUILDIMG AREA: 553,250 5F

PARKIMNG: 532 STALLS

SME BOUNDARY. Em & N

Economic Im pEI'L'tS- Annual Employment Impact
Figures represant direct, indirect, and Output |

indutad aconomic imaccts from site SE60 000 5720,000 LANDSCAPING:
development octivities over tha 18- £490, 000 i

STORM POHID:

5760, 000

it it walogmean .
manth site development pariod. $1,150,000 $1,480,000 PAVED SURFACE:

Figures represant direct, indirect, and Payradl Otpaut |

induced economic impocts from 45, 540,000 56,240,000

construction of user focilitias ower 18 43 E\illl.':l:l:l 55, 630,000
= =N g L L

development phoses.
59,250,000 511,870,000

Direct
Figures represant direct, indirect, and Jobs Payrodl Ot | Irn. .
induced eronomic impocts from on- 557 556,320,000 552,380,000 |_| All Impacts
\going oparctions gt businesses on site & " . o == LI
at furl-build-out capacity. 1006 70270000 592 500,000

1,563 5126590000 5144 580,000 =

2018 2030 2034




Development Area Plan Scenario

Clckamas Industrial Area Opportunity Site (CIAQO)

-
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DEVELOPMENT SCENARIO PROJECTIONS:
* Net Developable Acres: 38.7

Total Build-out 5.F.: 563,250

Projected Jobs - DIRECT: 557

Estimated Job Density: 14.4 per acre
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Clackamas Industrial Area Opportunity Site (CIAQ)




Decision Ready Designation

Step 1 prior to Site Certification

Fast track tool to assess site
readiness

Reduces risk for potential
developers

Assists communities in policy
and investment decisions

business grows

775 Summer Sfreetf, NE « Salem, OR 97301
Ph: 503.986.0050 « Fax: 503.581.5115
www.oregon4biz.com

ecklist

nd/or Description of Liens/

LOCAL SUPPORT
O Letter from Highest Ranking Elected Officis

LAND USE

ENVIRONMENTAL & WETLANDS
[ I Environmental Report
inati iling from Dept. of State Lan

TRANSPORTATION
3O Local Tr tion Letter and Documentation
O State Tra ion Letter and Documentation

vider Letter

r Requirements Letter

CULTURAL
O  Letterf



Marketing and
Implementation



Marketing & Implementation

Promote County employment lands

ldentify strategic opportunities for near and
iIntermediate term success

Inform local and regional partners

Create marketing materials and resources:
* Development Site Profiles
« \Website/online presence
« Collaborative marketing
« Site selector outreach



Collaborative Efforts

- EDC Committee work

- Clackamas County Urban Growth Report

- Clackamas County Transportation System

Plan (TSP) Updates

- Greater Portland Region Large Lot

Recruitment Study



Development Site Profile
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Site Proximity

Airport: 19 miles | Port of Portland: 17 miles | Rail: .4 miles

From Clackamas County to Major Western Regional Cities

Seattle, WA: 200 miles | Las Vegas, NV: 950 miles | Salt Lake Gity, UT: 785 miles
Boeszq, ID: 445 miles | Denver, CO: 1250 milas Phoonix, AZ: 1,250 miles

[ Clackamas County Development Agency

150 Beavercreek Road
Oregon City, OR 97045

CIAO Development Site
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Phone: (503) 742-4325 Emall: danjoh@clackamas.us
Fax: (503) 742-4349 Webslite: www.clackamas.us/development/ owned by Clackamas Development Agency

Developed Industrial area
Access to large workforce
Fully served with utilities

Excellent traffic circulation

Minutes from key transportation assets




Proposed Development Scenarios Location Overview

The size and location of the CIAQO site provides
flexibliity of development types and uses.

The general area Is within a well-established
transportation corridor for the movement of
freight to and from manufacturers and distribution
facilities. The proximity of the site to Interstate 205
provides a substantial opportunity for generating

Distance to Key Transportation Assets

« interstate 5: 13 miles to interstate 5

« interstate 205: 2 miles to Interstate 205

= Portiand International Arrport: 19 miles

= Port of Portland Container Terminat Six: 17 miles

Sowrce: Googla Maps

Public Utility Infrastructure Summary

Interest in the manufacturing sector. The CIAO
site could effectively be developed for a single
or multl-user development such as speciality
manufacturing which could combine material
handiing, processing, and front office functions

easily on the site

Clackamas County has expressed a goal of job
creation to support Its citizens, therefore the
Development Agency will be motivated to support
appropriate development opportunities presented
to them, especially those with significant job

creation.

Work Force:
« Clackamas County Labor Force: 3,480
= Labor Force - 5 Mile Radius: 84,995
» Median Household income: $53,372
= Average Commute: 24 minutes
Source: Oragon FArospocion

Five Largest Clackamas County Employers:
L4 K'cger Inc.: S00-1000 emp.

= Sareway Stores Inc.: 400-500 emp

= Pacific Sea Food Company Inc: 200-300 emp.
= Gordon Trucking Inc.: 200-300 emp.

» Oregon Iron Works Inc.: 200-300 emp.
Sowee: Clockamas County Economic Landsc,
20E

anadysis,

Clackamas County Key Industries:
= Professional Business Services
» Advanced Manufacturing and Technology
» Food Processing and Production
« Whoilesale Trade and Distribution
= Health Care
Flilm and Medla Production
Wood Product Manufacturing
Nurseries and Greenhouses

Existing Water Infrastructure

Existing Sewer Infrastructure

Existing Storm Infrastructure

Electric Service Infrastructure

Natural Gas Service Infrastructure

« Provider: Clackamas Rivar Watar
District

+ Distance to Site: Adjacant N

+ Nearest Water Locatlon:
Public line in Capps Rd

« Water Service Area: North-Clackamas
Sarvica Araa

+ Water Main Size: 12" (N), B" (5)

+ Total Water System Capacity: 24 mgpd

+ Peak Flow Avallable to the Site:
216 mgpd

+ Avallable Water Pressure: £5-80 p=

* Provider: WES

« Distance to Site: Adjacent £, N

+ Nearest Sewer Location: Public line n
Capps Rd. and Wilde Rd.

= Sewer Plpe Size: 8° (E), 10" (N)

« Sewer Service Basin: CCSD#1

CCSD#1 Capps Road pump station
located on sita.

« Provider: WES

« Distance to Site: Adjacant S

« Nearest Storm Locatlion:
Clackamas River

« Storm System Outfall:
Clackamas River

« Detention / WQ Required: Yes par
CCSD#Y

Azzurmaes modifying axisting troatmant
ponds as detention facitias for site
davalopment.

« Provider: PGE
« Electric Service Avallable: Yos
+ Avaliable Capacity: Yoz

PGE will work with prospective
customars to meat thair timaline
and load requiremants.

« Provider: NW Natural
« Natural Gas Service Avaliabie: Yoz
« Avallabie Capaclty: Yes

NW Natural must be consulted prior
to any request for gas to datarming
ability to zerva.
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Conclusions &
Next Steps



Site Size

o — S e %

e ——
- e

Less

Conclusions

= Gross ALres o [ [ 7 r
Mgt O evel opable Acres i 7 G 6 Li]

S oo

1p-24.9 25-48.9 S50-559.5 10+

21 sites analyzed (Net developable sites between 10 and
100 acres were evenly distributed)

Two State Certified Sites (CIAO, Estacada)

Two State Re-Certifications in process (Canby, Molalla)
Seven Development Sites qualify for certification
Onsite constraints for environmental

and slope mitigation Sites with Wetland Mitigation
contributed to longer
development times

m Sites VWithout
Mitigation

m Sites With
Mitigation




Site Development Constraints

Sites In this study were most needing transportation
Infrastructure and environmental analysis or cleanup

NMumber of Sites

25

15

10

Site Development Constraints

14
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Employment Lands Pipeline

Urban
Reserves

20+ Years 5-10 Years

Tier 3
30+ Months

Tier 2

7-30 Months

Tier 1
Readyto
Market

Urban Reserves:

Stafford/Borland
Damascus/Boring
Oregon City

—

Tier 3 Sites:
Happy Valley sites:
#1, 82, 43, 81
Oregon City Site #2
Sandy Site

—

Tier 2 Sites:

Canby Sites #2, #3
Clackamas Sites:
#1, #2, 43, 84
Estacada Site #2
Molalla Sites: #1, #3
Oregon City Site #1

Wilsonville site

—

Certified Sites:

Cla0 Site
Estacada Site #1

Recertified Sites:

Canby Pioneer
Industrial Park
Molalla Site #2

Constraints:
TransportationfAccess:
OR Highway 212/224

Beavercreek Road

OR Highway 26

Local and on-site roads
Utility Infrastructure:

Water/Sewer/Storm
Environmental
Matural Resources
Comp Plan Amendments
Land Assembly

Constraints:
OR Highway

OR Highway
OR Highway

Matural Gas

TransportationfAccess:

Local and on-site roads
Utility Infrastructure:
Water/Sewer/Storm

Environmental
Matural Resources

a9
212/224
211




Proposed Phase llI

Scope of Work:
- Additional build-out scenarios for sites

- Economic impact analysis on alternate
targeted industry uses for sites

- County-wide employment lands needs
analysis

- Continued updates and property additions to
the online Site Search tool



Topics for Discussion

- Transportation and Infrastructure
Priorities

- Jobs Per Acre

- Industrial Uses on County
Development Site



For More Information Contact:

Clackamas County
Business & Economic Development
150 Beavercreek Road | Oregon City, OR 97045
Phone: 503-742-4BlZ | Email:

CLACKAMAS

COUNTY


mailto:4Biz@clackamas.us
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