ORDINANCE NO. _ 5543

AN ORDINANCE AMENDING ORDINANCE NO. 4447, WHICH ADOPTED THE CITY OF
ALBANY COMPREHENSIVE PLAN AND MAP, BY AMENDING THE ECONOMIC
DEVELOPMENT SECTIONS OF THE COMPREHENSIVE PLAN TEXT, AND MAP AS PART OF
FERIODIC REVIEW, ADOPTING FINDINGS, AND DECLARING AN EMERGENCY (FILE NO
CP-01-02)

WHEREAS, the City 15 1n Periodic Review, a process though which the City 1s updating 1ts
Comprehenstve Plan, Plan Map, Development Code and Zoning Map m accordance with a work program
approved by the State Department of Land Conservation and Development 1 1997, and

WHEREAS, the City Council authorized the great Neighborhoods Project in December 1997 as the mitial
step in Periodic Review to gauge the desires of the community; and several hundred citizens turned out
for five meetings 1n November 1998 to express many ways to improve the livability of the community,
and

WHEREAS, the Balanced Development Patterns Project 1n the winter of 2000 and spring of 2001 was the
next step m Periodic Review to look at land use relationships and identify areas for future employment,
commercial and housing growth; and

WHEREAS, the Planning Commission, City Council and Budget Committee reviewed the proposed
Economic Development policies m the Albany Comprehensive Plan at work sessions m September of
2001; and

WHEREAS, the Planning Comnussion reviewed the draft Plan language m work sessions, and then
chirected staff to prepare specific changes to the Albany Comprehensive Plan text and map, and

WHEREAS, on May 22, 2002, the City mailed a “Measure 56” notice of the Planning Commussion and
City Council public hearnings on the proposed economic development amendments to all commercial and
1industrial property owners in the city, and

WHEREAS, on June 3, 2002, the Planning Commission held a public hearing on the proposed
amendments and then recommended approval based on findings contained in the staff report and evidence
presented at the public hearings, and

WHEREAS, the Albany City Council held a public hearing on June 17, 2002, concerning the proposed
Economic Development amendments, and

WHEREAS, the Albany City Council reviewed the amendments recommended by the Planning
Commuission and the testimony presented at the public hearing and deliberated on them at work sessions

NOW THEREFORE, THE PEOPLE OF THE CITY OF ALBANY DO ORDAIN AS FOLLOWS:

Section - The Albany Comprehensive Plan text 1s hereby amended as shown in the attached Exhibits A,
B, C, and D for the sections listed below:

Exhibit A Plan Introduction
Exhibit B Goal 9 Economic Development Background Summary
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Exhibit C. Goal 9 Economic Development Goals, Policies, and Implementation Measures
Exhibit D: Land Use Designations Background Summary

These exhibits, upon adoption of this Ordinance, shall supercede the corresponding sections of the
former Comprehensive Plan Language shown 1n the exhibits as having been struck is removed from
the Comprehensive Plan and language shown 1n bold is added to the existing text.

Section 2: The Economic Opportunities Analysis is hereby adopted as a background document for the
Comprehensive Plan update (Exhibit E).

Section 3: The Albany Comprehensive Plan Map is hereby amended as shown on the attached
Comprehensive Plan Map (Exhibit F).

Section 4: The Findings and Conclusions contained in the staff report and attached as Exhibit G are
hereby adopted 1n support of this decision

IT IS HEREBY adjudged and declared that this Ordinance 1s necessary for the immediate preservation of
the public peace, health, and safety of the City of Albany, an emergency is hereby declared to exist, and
this ordinance shall take effect immediately upon passage by the Council and approval by the Mayor.

Passed by Council _ QOctober 23, 2002

Approved by Mayor October 23, 2002

Effective Date- October 23, 2002

ATTEST:

Mo Thp

City Recorder
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Exhibit A

PLAN INTRODUCTION

Staff Comments. New text 1s shown in bold and steike represents text that is proposed to be updated
Text that is neither bold nor steike represents current language

Albany 1s located n the approximate geographic center of the Willamette Valley. Its i1deal location between the
Cascade and Coast mountain ranges and the state's major metropolitan areas has brought many changes to the
community over time Periods of rapid growth, such as that experienced between 1960 and 1980 and 1n the
mid- 1990s, and the annexation of North Albany in 1991, have brought about the need to rapidly and
efficiently provide necessary services. Periods of slowed economic growth have added a new dimenston
afchallenge: finding ways to continue to provide high-quality services as well as pay for these needed services
and plan for future growth

By the year 28652020, it is projected that Albany will be home to almest46;00053,000 people These people
will earn their livelithood, shop and enjoy the city’s amenities What will Albany be like in twenty years? e#Or
even five years? What will be the needs and concerns of the city and its residents? The Albany Comprehensive
Plan is an effort to shape and guide the development of the city in a positive and productive manner The
success of this effort depends on the ability of Albany's citizens and leaders to envision the future and prepare
for 1its challenges.

PURPOSE

The Albany Comprehensive Plan provides a framework for making better decisions regarding-about the uses of
fand and 1ts resources It 1s a guideline for both short- and long- term development The Plan identifies existing
assets, problems, and needs within the community; it projects future conditions, and it sets forth City policy for
dealing with these elements. Also adopted are umplementation methods sneh—that suggest the means to
implement policy statements

The Plan is intended for use by local officials, persens—people with development interests, neighborhood
community groups, state and federal agencies, and citizens of all interests The Plan provides interesting and
factual nformation about the community under numerous topics rangmg from wildlife to economic
development. But it is essential to recognize that the Plan is comprehensive and has no parts swhieh-that can be
viewed without consideration of interrelationships with other areas of the Plan

Change 15 an inherent part of any community To keep the Plan responsive to changing conditions, 1t needs to
be periodically updated State law also recognizes this fact and requires jurisdictions to periodically review and
update their Comprehensive Plans, The City of Albany was-required-te-first initiated review and update of the
Plan in August 1987. The City began the second required review of the background data in 1998, with
Plan updates in 2002 Tlis Plan complies with this state--mandated review and has been updated and modified
to address changes in circumstances, Oregon Adminisirative Rules, state and federal regulations, citizen
concerns, intergovernmental agency review, and City Council direction,

It can be anticipated that this Revised Comprehensive Plan waill also need to be updated perniodically (every 5-7
years}) New values, concerns and opportunities will need to be incorporated into the plan. This continuing
cycle of review and update will assist in making the Comprehensive Plan and the planning process more
reflective of the needs, desires and goals of Albany’s citizens

PLAN FORMAT

The Plan occupies the center stage for directing the Albany’s future, but other planning documents are equally
important. The foundation of the Albany Comprehensive Plan is the Background Reports These documents
provide specific and detailed information on each of the statewide Land Use Planning Goals applicable to
Albany The Background Reports provide the factual basis from which all of the Plan statements are derived
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The Background Reports will be updated periodically and will be used as the basis again for updating and
revising the Plan.

Of course, the Background Reports and the Comprehensive Plan have httle value unless the ideas expressed in
them are put m a format which-that accomplishes these ideas. The most important document affecting the
future quality of the city is the Development Code. The Development Code outlines procedures and standards
used m the review of new development and modifications to existing development By adopting specific
development standards, all development efforts will continue to enhance the viability and aesthetic quality of the
community.

The Comprehensive Plan document is divided into four parts Chapter One addresses the environmental setting
of the communmty, including 1ts natural resources and special features, aesthetic qualities, limitations on
development and special areas (historic resources, Willamette River greenway and wetlands)

Chapter Two deals with community needs, both now and m the future. The chapter addresses population
projections, economic development, housing, transportation, public services, and social amenities.

Chapter Three discusses the growth management process and sets forth City direction to effectively deal with
growth and redevelopment Chapter Three also grees-considersatien—+e such areas as siting characteristics,
energy conservation, and citizen involvement

Chapter Four discusses the Urban Growth Boundary, land use and zoning designations and other community
design features. The Plan narration constitutes findings whieh-that are adopted in support of Plan goals,
policies, implementation methods, and recommendations.

DEFINITIONS AND OBLIGATIONS OF PLAN STATEMENTS

Plan statements (goals, policies, implementation methods, and recommendations) identify the intent of the City
to accomplish certain results. The different types of statements vary in specificity, with goals being the most
general and implementation methods being the most specific The City’s obligation under these statements also
varies¥ according to the type of statement.

All of the Plan statements relate to each other. The Goals are tied to supportive policies. The policies, 1n turn,
are supported by implementation methods It is not necessary for an implementation method to be based on a
specific policy as long as 1t supports a goal statement.

The Comprehensive Plan 1s the general guide for the City for all activities relating to land- use. A-number
ofSeveral other facts must also be recognized

1. Iris not the only document establishing City policies and planning activities

2. If a project or process 1s not discussed in the Plan, the City may still take appropriate action to address it.
However, the Plan should be amended where applicable in this circumstance

3. Although the Plan does not specifically address disaster situations (floods, fire, broken utility lines, etc ), the
City responsibility in-the-areas-offor safety and public health may occasionally require emergency actions
whieh—that would otherwise require adherence to specific permit requirements and findings of Plan
compliance.

GOAL

Definttion - A general statement indicating a desired end, or the direction the City will follow to achieve that
end.

Obligation - The City cannot take action which-that opposes a goal statement unless.
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1 Ttis taking action whieh-that clearly supports another goal.
2 There-arefFindings indicating-indicate that the goal being supported takes precedence (in the particular
case) over the goal being opposed

POLICY

Definition - A statement 1dentifying a course of action or City position. Although more specific than goals,
policies usually do not explain the exact method of implementing a goal.

Obligation - The City must follow relevant policy statements m making a land use decision or show cause why
the Comprehensive Plan should be amended consistent with statewide goals. Such an amendment must take
place following prescribed procedures prior to taking a land use action that would otherwise violate a Plan
policy However, in the instance where specific Plan policies appear to be conflicting, then the City shell-must
seek solutions which—that maximize each applicable policy objective within the overall content of the
Comprehensive Plan and 1 a manner consistent with the statewide goals In balancing and weighing those
statements, the City can refer to general categories of policies and does not have o respond to each applicable
policy Also, in this weighing process, the City shal-must consider whether the policy contains mandatory
language (e g, shall, require) or more discretionary language (e g, may, encourage)

IMPLEMENTATION METHOD

Definition - A statement which-that outlines a specific City project or standard to implement a goal or policy
Projects are these-statements swhiehthat would require expenditure of funds and/or staff time, are specific as to
what is to be done, and have a starting and ending point. Standards are statements indicating a proposed
regulation or guideline.

Obligation - Completion of any project will depend on a number of factors such as specific City priorities, City
financing, grant availability, etc. The City shal-must periodically review project statements as part of a process
to determine a priority list of projects to be completed. The list can be any length, and inclusion of an item on
the l:st does not obligate the City to complete that project within the time period allocated.

Since implementation methods are suggestions to future City decision-makers to implement the goals and
policies set forth in the Plan, the listing of any particular implementation method 1n this Plan does not, by virtue
of the listing alone, obligate the City to undertake any particular implementation method.

Standards will be incorporated into City regulations and pohicies by separate action, given the constraints of staff
time and City prionities, and will not be put into effect by virtue of this Plan alone

It may not be necessary for the City to mcorporate the-a specific implementation method where 1t can be
demonstrated that an alternative actron or no action at all will better or equally accomplish the intent of the

related goals or policies.

The list of implementation methods is not exclusive, and the City shalb-will always have the power to adopt
alternate methods for implementing the Plan’s goals and policies.

RECOMMENDATION

Definition - A statement wheh-that 1dentifies a recommended course of action, position, or implementation
method for a non-city organization.
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Obligation - The recommendation section of the Plan allows the City an opportunity to express courses of
action, ideas, and programs that the City would like to see implemented or to better facilitate existing programs
These statements are not binding upon other agencies but provide a forum for stating City direction and action
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Exhibit B
GOAL 9: ECONOMY-ECONOMIC DEVELOPMENT

ECONOMIC DEVELOPMENT
BACKGROUND SUMMARY

Staff Comments: The following background summary is an update and expansion of the current text
language found on pages 48 to 50 of the Comprehensive Flan. While much of the content 1s carried
forward from the 1989 Background Summary. New text is shown inbold and strike represents text
that is proposed to be updated. Text that is neither bold nor strike represents current language

The content 15 a summary of nformation contained in the Albany Economic Opportunities Analysis

INTRODUCTION

Statewide Planning Goal 9 requires that comprehensive plans for urban areas be based on
inventories of areas suitable for increased economic growth and activity after taking into
consideration the health of the current economy. This chapter provides a summary of Albany’s
economy, projections for growth, and policies to ensure adequate opportunities for a variety of
economic activities in Albany. The challenge for the years ahead will be to keep Albany’s economic
base healthy for residents and businesses, in order to provide the necessary revenne to maintain the
City’s services and environmental diversity while maintaining its quality of life. The Albany
Economic Opportunities Analysis (2000) contains this analysis and forecasts future job growth and
land needs.

THE DEVELOPMENT OF ALBANY’S ECONOMY

The Albany-Millersburg area has-become is the center of one of the most diversified non-metropolitan
economies 11 Oregon. Although the traditional wood-products and agricultural industries continue to be
important parts of the local economy, the area’s busmess environment has become much more diverse
over the last twe three decades The local economy 1s now based upon many other activities, such as the
production of reactive metals, finished bullding products, transportation-related services, and agricultural
products mcluding foodstuffs and their processing As with other communities throughout the state and
nation, the trade and services sectors are becoming is a more 1mportant part of the local economy In
1999, the Albany economy was led by the services, retail trade, manufacturing and government
sectors.

Many important area industries and economic endeavors originated locally. The reactive-metals industry
developed in Albany as a spin-off of research conducted at the Albany Research Center of the U S.
Bureau of Mines Because of the primary metals industry, Albany is one of the world’s leading
producers of rare metals such as zirconium and titanium. Area rare-metal industries include
Oregon Metallurgical Corporation, Wah Chang, and Pacific Cast Technologies. The aerospace,
defense and nuclear industries, with many others, depend on products manufactured by local rare-

Fal a O

Other local manufacturing activities with national and international markets include the
production of finished building products (notably Golden West Homes), transportation-related
services (Target Distribution Center), and agricultural products and their processing (Smokecraft,
National Frozen Foods, and Oregon Freeze Dry). Another successful and growing local firm is Tec
Labs. Albany has attracted several other industries over the past 20 years, such as Sonic Blue
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(originally Supra), Synthetec, Hopton Technology, Panolam Industries (originally Domtar), and
Allann Brothers Coffee Company.

EMPLOYMENT TRENDS 1990 - 1999

Staff Comments: Most of the deleted content is covered under Development of Albany's economy.

Continuing the trends of the 1980s, the biggest shift in :
Albany’s employment between 1990 and 1999 occurred in s 30 e@ . ;
i , . . RE are those Dht
the services and manufacturing sectors. Despite this shift o
. : . mdustnes 1hat

from the manufacturing sector to the retail and services — . , iwibrzs
sectors, manufacturing will continue to be a mainstay of
Albany’s economy. The Albany area (including Millersburg)
has a basic to non-basic (manufacturing te non-

manufacturing) job ratio twice that of the state as a whole.
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Total employment declined in Albany, Linn and Benton Counties and Oregon between 1997 and
1999, paralleling the national slowdown in the manufacturing and high-tech sectors. Between June
2000 and June 2001, Oregon experienced the largest annual job loss in almest 10 years, losing
15,900 jobs. Transportation equipment manufacturing, lumber and wood products, machinery and
metals manufacturing, and technology industries have all experienced Iarge reductions in
employment in the last year, Fortunately, Oregon’s agriculture industry has remained stable,
actually adding jobs over the past 10 years.

The total number of covered payroll jobs reported for Albany in 1999 was 20,668', which converts
to approximately 24,590 total jobs in 1999, Table 1 ranks Albany’s industry sectors by both
number of employees and payroll for 1999,

Covered employment data includes only employees who are covered by unemployment insurance laws. This
excludes significant segments of the working population, primarily contractors. Covered employment in
Oregon in 1999 accounted for 81% of total non-farm employment.
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Table 1. Albany Industry Sector Rank by Payroll and Employees, 1999

Covered Payroll Covered No. Percent Ave. Salary Average

Industry Sector Payroll Rank Employees Employees of Total per Salary

Rank Empl Employee Rank
Agricultural Services $5,765,669 9 355 9 2% $16,241 32 8
Construction $30,928,872 5 929 5 4% $33,282865 2
Manufactuning $122,995,316 1 3,441 4 17% $35,744 06 1
Trans , Comm , & Utiities $26,094,005 7 871 6 4% $29,958 78 5
Wholesale Trade $18,139,432 8 581 8 3% $31,221 05 4
Retall Trade $66,195,451 4 4,083 3 20% $16,212 45 2]
Finance, Ins, & Real Estate $26,082,325 8 839 7 4% $32,160 10 3
Services $118,592,517 3 5,130 1 25% $23,117 45 7
Government $121,511,105 2 4,412 2 21% $27,541 05 6
TOTALS $537,204,782 20,659 100%

Source ES-202 data for the 97321 2ip code provided by the Oregon Employment Dept Compiled by the City

Wage and salary employment in the Services sector increased from 10% in 1978 to 21% in 1990,
and then again to 25% in 1999. Albany’s Manufacturing sector dropped from 31% of all wage and
salary employees in 1978 to 22% in 1990, and again to 17% in 1999,

Trade and services accounted for 45% of covered employment in 1999 and is expected to w4l account
for most future employment in Albany-area-unless-unforeseen-events-attract-larse-manufactoringfirmste
the-area The Services sector experienced a 48% increase in jobs (1,670) between 1990 and 1999, the
Iargest percent gain of all industry sectors. Albany’s Services sector was dominated by business and
health services. Albany is the center of medical, financial and other professional services in Linn
County and is the region’s major commercial provider.

The-Growth in the retail ef-this sector is evidenced by the reeent-construction of a regional shoppmg
mall in 1989, and of a variety of retail outlets in the last five vears, including Home Depot, Staples,
Costco, and Red Robin Restaurant. Small business in Albany, as in any community, also creates many
jobs Albany has an active and vital small-business climate, Fhis-eventestabhished

LOCAL TRENDS 1990 to 1999

Albany has become the main economic driver for Linn County and is an important component of the
larger regional economy

These trends underscore Albany’s growing economic importance
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|. Albany grew faster than the nation, Oregon, Linn and Benton Counties in each decade
throughout the 1970-2000 period. Albany’s population increased by 22% between 1990 and
2000 (excluding the North Albany annexation).

Y
(g

Albany’s share of Linn County’s population increased from 30% in 1980 to 34% in 2000.
Albany’s share of Benton County’s population is 6.3%, according to the 2000 census.

3. Albany added about 4,500 jobs between 1990 and 1999, far exceeding projections of only 1,993
jobs for all of Linn County between 1988 and 1998. Albany’s job growth accounted for 55% of
total employment growth in Linn County.

4 Albany is projected to add over 5,000 jobs between 2000 and 2020.

GROWTH PROJECTIONS

The state’s long-term employment forecast for Linn County was used to forecast employment
growth in Albany’s UGB by making assumptions about the share and distribution of the County’s
employment in Albany. Albany is projected to add 5,655 covered employment® jobs by 2020. Using

2 .
Covered employment data includes only employees who are covered by unemployment insurance laws. This excludes

significant segments of the working population, primarily contractors.
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only covered employment figures would systematically underestimate the demand for commercial
and industrial land, because these figures do not include employees not covered by unemployment
insurance laws. Converting Albany’s covered employment to total job growth projected between
1999 and 2020 results in 7,206 new jobs. Albany is expected to gain approximately 13,000 residents
over the same period.

The largest growth is projected in the Services (3,199 new jobs), Retail Trade (1,402),
Manufacturing (817), and Finance Insurance Real Estate (F.LR.E. - 794) sectors. Growth in these
sectors accounts for 87% of Albany’s expected employment growth in the next twenty years.
According to the State Economist, the Food Products, Lumber & Wood Products, and Primary
Metals industries are expected to have little or negative growth in the region between 2000 and
2010. These industries are a significant portion of Albany’s Manufacturing industries, comprising
15% of total Albany employment and 75% of employment in the Manufacturing sector in 1999,

Table 2 shows projections of total employment growth by land use type in the Albany UGB to 2020.

Table 2. Total Job Growth by Land Use Type in Albany, 1999-2020
New Employment

Sector 1999 1999 2020 2020{ 1999-2020 Y%

Commercial 5,467 22% 7,478 23%( 2,011 27 8%
Office 7,724 31%; 11,108 35%| 3,384 48 8%
Industnal 7,152 29% 8,640 27%| 1,488 20 6%
Public 4,412 18% 4,735 15% 323 4.5%
Total 24,755 100%; 31,961 100%| 7,206 100%

Source Calculations by City of Albany using ES202 data from the Oregon Employment Department

COMMERCIAL AND INDUSTRIAL LAND USE NEEDS

Albany has an adequate supply of designated commercial and industrial land to accommodate
development to the end of the planning period (2020). The available land supply was calculated in the
summer of 2000 by identifying vacant’ and redevelopable’ parcels using assessment data from Linn
and Benton Counties. Table 3 shows the supply of vacant and redevelopable land within Albany’s
city limits and also outside the City but within the UGB by zone and Comprehensive Plan
designation.

* Vacant parcels were defined as those with an improvement value less then $10,000.
* Lands with redevelopment potential were defined as those with :mprovement values between $16,000 and $100,000.
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Table 3. Available Land in the Albany UGB by Use Type, 2000

Zoning District/ Vacant Redevelopable Total
Comp Plan Designation Acres Acres Acres
In Albany city limits

Office 26 18 44

Commercial 185 85 270

Industrial 639 97 738
Total in Albany city himits 850 200 1,050
Albany UGB (outside city, Comp Plan)

Commercial 55 0 55

Industnal 95 0 95
Total UGB Land 150 g 150
ALBANY TOTAL LAND by TYPE

Office 26 18 44

Commercial 240 85 325

Industnai 734 97 831
Total Acres 1000 200 1200

Source City of Albany, 2000

Within the city limits, there are over 700 acres of vacant or redevelopable industrial zoned land and
over 200 acres of available commercial land. Most of this property is already serviced or services can
be easily extended Although, in some instances extending water and sewer could be quite costly.
Albany has another 150 acres available within the Urban Growth Boundary for industrial and
commercial development.

Parcel size and location are both important variables that impact development. A review of parcel
sizes by zone in 2000 indicated over 150 parcels (approximately 100 acres of commercial land and
approximately 500 acres of industrial land within the city limits) that are large enough for
development. Another factor that may affect the amount of developable land is environmental
constraints. Approximately 10 percent of undeveloped land within the Linn County portion of the
Albany UGB contains significant wetlands.

Table 4 shows that 270 acres of land and 3.1 million square feet of new building space are needed to
accommodate 6,056 future employees to 2020. The acreage needed could vary depending on the
number of employees accommodated per acre. An additional 32 acres will be redeveloped to
provide approximately 360 jobs in Albany over the 1999-2020 period.

Table 4. New Land and Building Needs by Land Use Type
in Albany, 2000-2020

Land Use Type Acres of Land Building Sq. Footage
Commercial 676  250% 1,182,300 37 8%
Office 812  301% 955,050 31 8%
industral 1029 381% 802,750 25 6%
Public 181 8 7% 163,200 5 2%
Totals 269.8 100% 3,143,300 100%

Source City of Albany, Economic Opportunities Analysis 2000
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BACKGROUND INFORMATION AND-OTHERSOURCES

Considerable effort has gone into complying with the Industrial Commercial Lands Rule (ORS Chapter
660, Division 9) as part of periodic review. The following reports and studies provide additional
mformation about the local economy They may be acquired from the Albany Planning Department at
250-SW 333 Broadalbin Street SW and are also found in the Albany Comprehensive Plan Background
Reports 2000

Albany Economic Opportunities Analysis 2000:
a. National—State;and-Leeal-Trends: Current Economic Conditions & Trends
b The—Ciy's—Eeonome—Developaent—Rotentiak  Factors Affecting Economic
Development in Albany
c Land-Avadabilttyfor Expansion-of-ExistingIndustey, Buildable Lands Analysis
Projected CommerciatandIndustial Land Needs Findings, Policies and Strategies
e FargetEconomic-Aetrvities: Buildable Lands Inventory, Methods & Results

&

(G WPerodic Review\Goal Qadoption\backsuinm doc
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Exhibit C
GOAL 9: ECONOMIC DEVELOPMENT

ALBANY’S ECONOMIC DEVELOPMENT
GOALS, POLICIES & IMPLEMENTATION METHODS

Staff Comment. The following section represents proposed changes to the Cify's Comprehensive
Plan policies relating to economic development that were reviewed by the City Council, Planning
Commssion and Budget Committee at work sessions in September, 2001, and were determined to be
an acceptable starting pomnt for discussion. The existing Comprehensive Plan goals, policies and
implementation methods have been orgamzed and renumbered under topic headings. New text 15
shown 11 bold and steike represents text that is proposed to be updated. Text that is neither bold
nor strdke represents current policies.

The Economic Development Comprehensive Plan goals, policies and implementation methods are
organized under the following headings:

Albany’s Economy

Land Use

Central Albany

Public Infrastructure

Natural Resources and Environment.

ALBANY'S ECONOMY
GOALS:
1 Duversify the economic base in the Albany area and strengthen the area’s role as a regional economic
center.

Z Provide a supportive environment for the development and expansion of desired businesses.

3 Promote Albany’s positive economic, social, and cultural image throughout the state and region and,
where appropriate, at the national and international levels

4. Maintain the income levels of Albany residents, consistent with Oregon and national trends
5 Strive for a balance of growth in jobs and housing for Albany and the region.

6 Strengthen local and regional coordination of economic development planning.

POLICIES:

1. Create and maintain a dialogue between business and civic leaders on what we can do as a
community to improve our local economy.

2 Support the retention and expansion of existing businesses and industries, especially those that
are locally owned.
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12.

13

14.

15

Develop a focused investment strategy that considers the location, business or industry type and
needs, and other criteria for the use of public funds such as utility oversizing, system
development charges, utility rates, and gas taxes.

Effectively communicate City economic development and livability goals, policies and
regulations to Albany Millersburg Economic Development Corporation (AMEDC), Chamber of
Commerce (Chamber), Albany Downtown Association (ADA), Albany Visitors Association
(AVA) and other agencies providing economic development advocacy and assistance.

Prepare and maintain a written economic development strategy that outlines priorities and
roles for the City, AMEDC and other economic development entities.

Annually review the City’s economic development strategy and priorities.

Take into account the following factors when considering financial and regulatory incentives to
help attract, retain and expand businesses and industries in Albany:

a. What percentage of the jobs pay wages above average for Albany?

b. Will the business diversify the economy?

¢. Does the business want to locate or expand in areas where the City wants to encourage
development or redevelopment?

d. Is this an existing industry Albany would like to retain?

e. Will the business place significant demands on utility or transportation systems?

f. Is the business environmentally responsible?

Support efforts by AMEDC and other economic development entities to assist businesses in
identifying new products and export markets.

Support efforts to improve local and regional coordination of economic development.

. Cooperate with business and industry to examine measures to reduce the cost of starting or expanding

a business;sueh-as-by-explorige the-ereation-oflow-cost-incubator-space

Support efforts by the Adbany—Area—Chamber of—Connmerce, Albany-Milersburg—Eecononte
Development-Cerporatren~<AMEDC), and the AVA AlbanyConvention—and Vasiors-Commssion

and ADA Asseeiations—AVA) to promote Albany through a variety of promotional and
informational development activities.

Encourage business and industry to employ Albany’s existing labor force using available job tramning
and placement programs

Support the area’s educational resources as vital to the social and economic well-being of the
community. Encourage opportunities for increasing skill levels of local workers.

Recognize and promote commumity events as:

a Having potential positive economic impacts

b Important community promotion activities that demonstrate the abilities, talents, and resources of
the community and its residents.

c. Tools to develop local pride and community identity.

Recognize and support Albany’s unique historic character as a major cultural and tourist-oriented
econonlic resource

IMPLEMENTATION STRATEGIES:

1.

2

Participate in periodic community roundtables to define issues relating to the local economy
and to identify remedies.

Prepare a written economic development strategy and responsibility matrix for the city,
AMEDC and other economic development entities.
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Assemble a community “solutions” team to assess how new, expanding or relocating businesses
fit with the community and how Albany can meet their needs.

Bring perceived financial and regulatory barriers to the attention of the community solutions
team.

Encourage AMEDC and the Oregon Economic and Community Development Department
(OECDD) to support the retention and expansion of existing businesses, including efforts to
identify new products and export markets.

Review and update contract with AMEDC to establish performance objectives and reporting
requirements.

¢ Urge AMEDC and OECDD to target and focus on businesses that meet the forcused
investment strategy.

o Urge AMEDC to investigate sources of venture capital to finance new and expanding
business opportunities.

Use state and federal grant and loan programs, as appropriate, to encourage desired businesses
to locate or expand in Albany.

Periodically review the Enterprise Zone boundaries and assess the impact of the Enterprise
Zone on economic development and on the City’s budget.

10

Support the activities of an economic development comsmittee-entity, such as AMEDC, to assist n
implementing the economic goals and policies in the Comprehensive Plan. The eommittee-entity
would have the following responsibilities:

a. Develop a list of target businesses and industries and a marketing strategy for Albany-area
industrial land

b. Advise the Planning Commission and City Council on economic development activities,

c. Explore the development and use of private, local, state, and federal funding and programs
directed at economic development activities.

Cooperate with and support AMEDC’s effort to develop and maintain a current “economic profile” of
Albany that can be made available to individuals and businesses considering locating in Albany

Coordinate with AMEDC and the International Trade Division of the Oregon Economic and
Community Development Department to supply appropriate market and other information to

mtemat1onai trade groups I-ﬂ-pﬂi%&l&F—AMEDG—ﬂﬂd—?hﬁ-@iﬁ“ﬁh@&*d—

Cooperate with area economic development entities to AA&EBG—aﬂd-t-he—N-baﬂyAﬁea—Ghmbef—ef
Commerce-to’

a Maintain a current directory of ongoing economic activity

Update the Albany-Millersburg Industrial Site Inventory at least every two years

c. Cooperate with economic development interests to assist them with information regarding
location or expansion in the Albany area.

d. Maintamn and make available current industrial site survey information, such as: available and
projected public services, surrounding land uses and potential incompatibility 1ssues,
transportation characteristics and capabilities, and other economic profile mformation describing
Albany’s social, economic, and political characteristics

e Pursue local, state, federal, and other funding and technical assistance to attract business to the
Albany area.

o
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11

12.

f. Provide funding for the administration of economic development activities.
g. When desirable pessible, give existing and potential businesses the advantages offered by the
Albany Enterprise Zone and other local business wncentives.

Support the cooperative efforts of all educational mstitutions to maintain high standards in all areas of
educational opportuntty.

Support major community events that have the potential for significant positive economic and social
impacts.;-such-as-the-

] Ly  DavParad i atod
d—Adbany-Parks-and-ReereattonPrograms-

RECOMMENDATIONS:

{

10

Encourage area economic development entities AMEDC to assist existing Albany businesses mn
identifying new products and export markets

Encourage area economic development entities AMEDG to investigate sources of venture capital to
finance new business opportunities

Encourage mvestment in the area’s local economy by local financial institutions.

Encourage area economic development entities AMEDG to develop a marketing strategy for the
area’s industrial lands and to actively promote the development of all industrial properties

Encourage AMEDC, regional, state and federal agencies and Linn-Benton Community College to
provide special programs directed toward

a  Alleviating poverty in the City of Albany.
b Job training and career counseling for the area’s youth, unemployed, and dislocated workers.
¢ Small-business counseling for new and existing businesses

Encourage area economic development entities AMEDPC—to maintain up-to-date information
regarding the area’s educational resources and the educational level of the local population to provide
to businesses considering locating in Albany

Encourage Linn-Benton Community College to actively market its facilities for cultural, conference,
and community activitees.

Encourage Linn-Benton Community College to continue to offer training programs to local
businesses.

Encourage Millersburg, Tangent, Linn County, Benton County, and the Oregon Cascades West
Council of Governments to work with Albany to coordinate economic development planning for
areas mside respective urban growth boundaries

Encourage the Albany Visitors Association, the Albany Area Chamber of Commerce, and AMEDC to
develop and implement methods to promote Albany throughout the region. These methods may
include

a Developing and distributing attractive and current promotional literature to promote the Aﬁbany
area’s advantages and positive features

b. Developing and maintaining an attractive, visible, and accessible visitor’s information center near
Interstate 3.

c. Utilizing regional media resources to dissemmate information about community activities and
events.
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d. Conducting tours of local industry and developing public exhibits to acquaint the community and
visitors with the role that the Albany area plays in the regional and national economy

e. Encouraging community groups to host leading business, media, and community leaders from
throughout Oregon and the reglon to present a posmve view of all aspects of Albany

gf. Encouraging community civic and business leaders to be “community ambassadors” charged with
promoting the business advantages of Albany-Millersburg and the surrounding region to
prospective businesses

kg Recognizing in the local media businesses and individuals that make special efforts to promote
the community.

Ih. Encourageing and cooperateing with AMEDC to develop and periodically update a guide to the
business assistance and development programs avatlable in the Albany-Millersburg area

11. Encourage Linn County to promote the Linn County Fair and Expo Center for events that

draw visitor dollars to Albany.

(2 Encourage area economic development entities, the Albany Area Chamber of Commerce, the

Albany Downtown Association, and the Albany Visitors Association &AVAD to study and document
the need for high-quality shopping and dining opportunities in Albany.

LAND USE

GOALS:

1.

h L WD

IEnsure an adequate supply of appropriately zoned land to provide for the full range of economic
development opportunities in Albany, mcluding commercial, professional, and 1ndustrial
development.

Achieve stable land-use growth that results in a desirable and efficient land-use pattern,
Create village centers that offer housing and employment choices.
Promote infill development and redevelopment throughout the City.

Improve community appearance and establish attractive gateways into Albany and visually
appealing highway corridors.

POLICIES:

General

Provide opportunities to develop the full range of commercial, reereational industrial and
professional services to meet the needs of Albany’s residents and others

Encourage land use patterns and development plans which—that take advantage of density and
location to reduce the need for travel and dependency on the private automobile, facilitate energy-
efficient public transit systems, and permit building configurations which that increase the-energy

efficiency efenergyuse.

Designate enough land in a variety of parcel sizes and locations to meet future employment and
commercial needs,

Develop land use refinement plans for undeveloped and redeveloping parts of the city.

Provide development opportunities for large-scale industrial and commercial development and for
people to live mpreximity-te near activity centers, particularly their place of employment.

Encourage busmess and mdustry to locate within the Albany City limuts to decrease the proportional
share of city taxes paid by residential properties.
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Cousider infill and redevelopment of already serviced vacant and underdeveloped land before

des:gnatmg additional land for industrial and commercial uses. Encourage-the—use-of-already-

Industrial/Employment

Recognize the special needs of the area’s existing industry, and ensure the provision of adequate
industrial land for expansion and future development of the forest-products, rare-metals, and
agriculture-related industries.

Protect industrial and employment lands by restricting retail and service uses to those that
cater primarily to nearby employees.

Disperse employment centers to parts of the City with access to adequate transportation routes
and public utilities.

Commercial

The size and type of future regional-and-community commercial sites shall should be commensurate
with proportional to the area to be served and located so as to be easily accessible by the service
area. Approvals of additional regional-and-community commercial sites may be predieated-based
a#pon studies requested by the City whieh—that assess public need; and impacts 4pon competing
commercial areas, traffic impaets, and #npacts-upen other public services

Discourage future strip commercial development and promote clustered commercial opportunities
and the infilling of existing commercial areas whieh that will foster:

a Efficient and safe utilization of transportation facilities

b. A variety of attractive and comfortable shopping opportunities that encourage shopping in a
number of stores without auto use

c. Compatibility between land uses, particularly adjacent residential neighborhoods.

d. Efficient extension of public facilities and services

Designate new mixed use Village Centers that provide a mix of commercial, office,
entertainment and medium- to high-density residential uses that are integrated into the desired
character of the neighborhood.

Use land use controls and other tools to reserve Village Centers for intended uses.

Provide opportunities for both small neighborhood commercial facilities to be located in
neighborhoods and Village Centers to be located withinan-accessible-distance—of close to the area
they are itended to serve. Neighborhood convenience and Village Center commercial uses
shalhmust.

a. Be located, designed, and operated so as to be compatible with surrounding residential uses.

b. Be oriented to provide for the common and frequently recurring shopping needs of the area they
are intended to serve.

¢. Be limited in number, size, and location. Generally, new Neighborhood Ceommercial sites will
be less than an acre.

d. The commercial component of Village Center zoning districts should shall be lessthanfive
acres—i-total-area sized to meet the neighborhood needs. Village Centers and-are generally
shall be located at least one-half mile in travel distance from any other commercial site which
that serves provides or is available to previdefor-serve similar commercial needs.

e Zone change applications for new neighborhood and Village Center commercial sites must
demonstrate that the chosen site 15 supenor or equal to viable alternative sites within the same
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market area based on exposure to traffic flows and other market mndicators, accessibility and
convenience to the market area, and compatibility with surrounding uses.

6 Allow home business occupations within residential districts, to accommodate the needs of those
engaged 1n small business ventures, subject to review procedures that ensure that compatibility with
the surrounding residential neighborhood is maintained.

7 Within planned umit developments, commercial, recreation and retail uses may be allowed whieh-that
are designed to be compatible with the development and which can be supported primarily by its
residents.

3 Encourage residential-professional mixed uses as buffers between intensive commercial uses and less
intensive residential uses where when compatibility can be demonstrated with the surrounding
residential neighborhood.

9  Discourage regional shopping centers outside ef-the Albany Urban Growth Boundary area whiek-that
are-primartly targeted-for-the Albany market area.

Community Image

1. Evaluate and revise existing commercial and industrial landscaping standards as needed to
achieve a positive community image and a pleasant pedestrian environment.

.. Where necessary, adopt overlay design standards that ensure that development presents a
positive image along Albany’s major transportation corridors.

IMPLEMENTATION METHODS:
General

1. Perniodically review and update the Comprehensive Plan goals, policies and map to ensure that there
is adeguate-area enough land is designated in each land use classification to meet anticipated needs.

2. Prepare and adopt land use refinement plans for East I-5, North Albany and the Oak Creek
area that result in efficient land use patterns. Medify development standards, Comprehensive
Plan and zoning designations as necessary to implement area plans.

3. Review and amend the Albany Comprehensive Plan map designations and Development Code
regulations as needed to maintain adequate industrial and commercial designated lands in
locations that will achieve balanced and sustainable development patterns.

Develop and maintain standards for home occupations that address the needs of those who wish to
engage 1n small-scale enterprises from therr homes and which also ensure compatibility with the
surrounding residential neighborhood.




[

Periodically review the Albany Development Code to assess the uses and development
standards allowed in the industrial and employment zones.

Remove regional retail uses as permitted uses in industrial zones and establish a maximum
building square footage for commercial uses.

Work with property owners to prepare a redevelopment plan for the industrial and
employment designated lands east of Pacific Boulevard and between Queen Avenue and Oak
Creek. Specifically, identify redevelopment options for the former Stone Forest Industries site.

Commercial
Develop land use regulations and other tools to reserve village centers for intended uses.
Secure a commitment from a grocery store(s) to meet underserved areas.

Wherever possible, except for infilling, do not allow fer—further expansion of existing strip
commercial areas, and discourage new strip development, including 1solated offices and professional
facilities Undertake measures to improve the appearance and safe utilization and operation of
existing strip commercial areas by

a. Providing development opportunities for compact and multi-purpose commercial facilities that
encourage shopping in a number of stores without auto use

b Providing for combined access and otherwise limiting the number of access ponts to major

arterials to maintamn safety and the smooth flow of traffic.

Improving pedestrian access and on-site environmental amenities.

Providing for shared parking opportunities.

e Implementing measures to improve the appearance and overall quality of strip commercial

&0

Community Image

Require industrial and commercial developments along major transportation corridors to meet
special development standards relating to setbacks, landscaping, architecture, signs, and
outside storage to present a pleasing visual image.

2. Improve commercial and industrial standards to allow for additional landscaping and
increased variety of tree species.
CENTRAL ALBANY
GOAL:

tevitalize the Central Albany area so that it will accommodate a significant portion of Albany’s
future employment and housing needs while retaining its unique historic character, vibrancy and

livability.

POLICIES:

1. Implement the Town Center Plan developed through the Central Albany Land Use and
Transportation Study (CALUTS) using a citizen-based process.

2. Atiract new private investment while retaining and enhancing the value of existing investments
(beth private and public).

3. Create a readily identifiable core that is unique and vibrant with a mixture of entertainment,

culture, housing, specialty shops, offices and other commercial uses by:
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;7.

8.

a. Promoting the downtown as the potential-location center of for a variety of commercial, and
service, entertainment and housing activities.

b Discouraging the use of the downtown for non-intensive land uses whiek that have a low floor-
area to site-area rat1o

¢ Encouraging businesses that provide daily convenience goods to downtown residents.

Encourage-oppertunities-for Establish Central Albany the-PowatownBusiness-District to-develop
as a eultural; financial, business and government center of the Albany area by-

a—E-encouraging federal, state and local governments to locate and/or maintain thewr offices and
related facilities 1n downtown Albany

Support the transition of industrial uses along the Willamette River to urban residential and
supporting mixed uses.

Enhance and protect the community and environmental values of waterway corridors,
including the canal system and the Willamette and Calapooia Rivers.

Provide a safe and convenient transportation network that encourages pedestrian and bicycle
access to and within Central Albany.

Ensure compatibility of mixed-use developments with the surrounding area through access
controls and design standards.

IMPLEMENTATION METHODS:

1

Undertake periodic review of the Central Albany Revitalization Area (CARA) AlbanyEconomie
Development-District Urban Renewal Plan to determine 1f economic-development-distriet resources

could be more effectively used to assist the establishment of new business.

Support the efforts of the Central Albany Revitalization Area Agency formation-and-maintenanee

of —a—redevelopment—corporation to orgamze, promote and finance improvements, historic
preservatton, rehabilitation and redevelopment in Central Albany. the Downtowa-Business Distret

Develop and implement the CARA Initiat Implementation Strategy.

Encourage the CARA Agency and the Albany Downtown Association to cooperatively promote
development and redevelopment that will establish the downtown as the cultural, financial,
commercial, business and government center of Albany.

Improve Central Albany’s image, livability, appearance and design quality through aesthetically
appealing enhancements such as:

a. Gateways to Central Albany and to downtown.

b. Public gathering and resting spaces.

¢. Pedestrian and bicycle corridors oriented to the Willamette and Calapooia Rivers and to
Albany’s unique water canal system along Vine, 8th Avenue and Thurston Street.

d. Pedestrian-oriented commercial areas that provide a sense of safety and street life.

e. Natural and other green spaces, especially along the river corridors.

Develop design standards and incentives that encourage redevelopment and new development
to respect and protect the unique pedestrian and historic qualities of Central Albany.

Use the Willamette River as a resource and focus to develop new commuuty events and to establish
an active public gathering space.

Recognize and support the contribution of Albany’s historic resources to the city’s positive unage
and Central Albany’s vibrancy by supporting.

a  The historic tours program as a focus for tourism and an expresston of Albany’s unique historic
character and culture.
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b. Centinue The efforts of the Albany Visitors Association and Willamette Valley Visitors
Association to promote Albany’s historic resources throughout the state and region as a tourist
attraction.

¢. The Albany Regional Museum and Monteith House in #s—efforts to provide information
concerning the area’s histeric—attractions~to rich history to Albany’s residents, tourists and
others who visit Albany.

d. Efforts to maintain and enhance the programs and servnces of the Albany Visitors Assomatlon

S&eets asa focus of mforrnatlon conecernng about Albany s HlStOl‘lC Dlstrlcts

Develop a plan and implement strategies to balance protection of the Willamette River with
development of higher-density housing, mixed uses and active public spaces along the
riverfront.

RECOMMENDATIONS:
]

Encourage the Albany Downtown Association to develop programs and to recommend measures to
protect and enhance the viability of the Downtown Business District

PUBLIC INFRASTRUCTURE

>OALS:

Ensure that new industrial and commercial development is located in areas that can be
adequately served by public infrastructure.

Provide a safe, diversified, economical and efficient transportation system (auto, transit, bicycles,
pedestrian, rail and air) that protects and enhances Albany’s economy, environment, neighborhood
quality, and cultural and scenic values

POLICIES:

1.

Encourage the siting of new industrial and commercial development on land that is adequately
served by existing infrastructure; where the infrastructure can be made adequate, require the
“minimum necessary” improvement cost to be borne by the new business rather than by
existing taxpayers or utility rate payers.

Develop a transportation system, encourage land use patterns and design standards, and
promote transportation projects, programs, and policies that reduce dependency on the
automobile and encourage alternatives such as public transit, bicycling, walking, car and van
pools.

As part of the development review process, encourage commercial developments to provide the
opportunity for shared public access and shared parking where feasible.

Design streets that are efficient and safe for the movement of products and materials as well as
for commuters and customers.

Promote land use patterns, site design, and incentives that accommodate public transit,
bicycling, walking, vans and carpools as alternatives to single-occupancy vehicie commuting.
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6.

Review infrastructure master plans as part of the refinement planning and map amendment
processes for consistency with proposed changes in land use, and propose changes to the land
use and/or the infrastructure plans to maintain consistency.

IMPLEMENTATION METHODS:

1.

Fae]

4.

Develop a focused investment strategy that considers the location, business or industry type and
needs, and other criteria for the use of public funds such as oversizing, system development
charges, utility rates, and gas taxes.

Review the past practice of allocating some portion of water and sewer rate revenue to targeted
economic development activities.

Investigate and use as appropriate state and federal grant and loan programs to help fund
infrastructure and other costs associated with siting new desired industries or expansion of
existing indusiries.

Update City water, sewer, stormwater, and transportation facility plans and adopt
implementation strategies to ensure available capacity to accommodate targeted economic
development.

Enhance Albany’s ability to provide high-quality public facilities and services as a cornerstone of the
city’s economic development potential by:

a. Ensuring that the ability to process industrial wastes, utilizing both industrial pre-treatment and
municipal treatment technology, 1s included in any future expansion of wastewater treatment
facilities.

b. Maintaining a five-year Capital Improvement Program and a long-range Public Facilities Plan
that will schedule and provide appropriate public facilities and services to commercial and
mndustrial land.

c. Protecting or acquiring water rights and maintaining the ability to provide water to meet all
projected residential, commercial, and industrial needs of the city and the surrounding urbanizing
area.

FEECOMMENDATIONS:

1.

Encourage the improvement and utilization of all favorable transportation methods for raw materials,
supplies, and area products to and from key markets, in cooperation with the Oregon Department of
Transportation (ODOT), Cascades West Council of Governments, and other jurisdictions and state
agencies

Suppert Encourage efforts to provide public transportation to Linn-Benton Community College, and
Oregon State University and major employment centers.

Suppert Encourage efforts to develop services at the municipal airport te-serve for the business and
recreational flyer

Encourage AMEDC to locate businesses generating significant traffic near major
transportation corridors to minimize impacts on residential neighborhoods.

Encourage Suppert-efforts—to—tmprove-shuttle service to and the continued improvement of
Eugene’s Mahlon-Sweet Airport to-serve to meet Albany’s business needs and serve as a regional

center-of link to national and international trade

Encourage AMEDC to take utility and transportation infrastructure into account when
promoting properties to prospects.
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NATURAL RESOURCES AND ENVIRONMENT

GOAL:

Transition to 2 pattern of sustainable economic development that conserves natural resources and
minimizes environmental impacts.

POLICIES:

1

Coordinate with the Oregon Department of Environmental Quality and other state and federal
agencies to define any environmental considerations that may affect economic development
opportunities in Albany.

Give special attention fo proposals mn areas wdentified as in need of special review (greenway,
floodplamns, floodways, open space, wetlands, airport, etc ), ensuring that developments n these areas
are specially designed in recognition of the particular concern for that area

Support efforts to attract and retain environmentally responsible industries. These are
businesses that:

a. Reduce dependence on fossil fuels, extracted underground metals and minerals.

b. Reduce dependence on chemicals and other manufactured substances that can accumulate
in pature,

c. Reduce dependence on activities that harm life-sustaining ecosystems.

d. Balance the needs of present and future generations.

IMPLEMENTATION METHODS:

1

Develop and maintain clearly defined air shed and other environmental information regarding
standards established by the Oregon Department of Environmental Quality for prospective industries
considering location in Albany.

2. Develap a strategy for returning idle, underutilized, and/or contaminated lands (*brownfields™)
to productive use.

3. Continue efforts to plant and maintain trees in the City as a strategy for reducing both carbon
emissions and energy expenditures.

4. Develop 2 mechanism for transfer of development rights among property owners to protect
open space (floodplains, wetlands, riparian corridors, woodlands, view corridors and
meadows).

5. Develop parking and landscaping standards that improve the quality of storm water runoff.

RECOMMENDATION:

1. Encourage AMEDC to recruit and support businesses that practice and support sustainability

measures.

G \Perwdic Review\Goal 9\adoption\g9 policies doc
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Exhibit D

Staff Comments: New text 1s shown in bold and s#rike represents text that is proposed to be
updated, Text that 1s neither bold nor strthe represents current language

GOAL 142: HRBANIZATIONLAND USE PLANNING

LAND USE DESIGNATIONS
BACKGROUND SUMMARY

COMPREHENSIVE PLAN MAP DESIGNATIONS

The land use designations on the Comprehensive Plan Map (Plate 14) indicate the type, location, and
density of land development and redevelopment that will be permitted in the future The map shows
where various kinds of land use activities are appropriate for all areas within the Urban Growth
Boundary Although future development mn Albany may never correspond exactly to the Plan Map, the
map does show where different kinds of activities are appropriate and directs growth to these areas The
map also identifies potential development opportunities for meeting Albany's housing, commercial, and
employment needs

The Comprehensive Plan Map has feurfive general categories of designations: (residential, mixed-use,
commercial, industrial, and special uses). Each general category is broken down into more specific
categories as described below

RESIDENTIAL: GENERAL REQUIREMENTS

Staff Comments. No changes are proposed fo the residential Comprehensive Plan designations at
this time (awaiting Goal 10 Housing Policies)

MIXED-USE: GENERAL REQUIREMENTS

YILLAGE CENTER: Provides for a mixture of uses to serve nearby neighborhoods. These uses
must include retail and residential uses and may include offices, community and persenal services,
and live-work units. Development within a Village Center will be pedestrian friendly, fit the desired
scale and character of nearby neighborhoods and prevent the appearance of strip commercial
development. Within the Village Center Plan designation there will be at least two zones. One is a
mixed-use commercial zone, the other is a2 medium- to high-density residential zone that provides a
mix of housing choices.

In order for additional land to be designated Village Center, applicants must demonstrate the need
for the Village Center in a particular location and what residential populations it is intended to
serve,

COMMERCIAL: GENERAL REQUIREMENTS

LIGHT COMMERCIAL: Provides for limited commercial activities which-that include residential—
office professional and neighborhood commercial uses This designation 1s used to provide a buffer
between residential and more ntensive uses, (such as between the Central Business PustrictCommunity
Commercial District and the surrounding residential areas) and also to provide neighborhood
commercial areas in close proximity to residential areas

GENERAL COMMERCIAI: Identifies areas from community neighberhesd—services to heawy
regional commercial establishments, suitable for a wide range of retail sales and service establishments.
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As1de from recogmtlon of ex1st1ng commerc1al corrldors, new a—commercaal neée—areas has-been-created

demgn guldelmes to avc)ld the continuance of ° strlp commermal” development m order to more
efficiently serve the shopping needs of the community and region

LIGHT INDUSTRIAL: Identifies areas suitable for a wide range of light industrial uses including
corporate offices, research and development, high technology, manufacturing, warehousing,
wholesaling, and other accessory and compatible uses shich-that have minimal environmental effects
and can conform to the Development Code performance standards for the Industrial Park and Light
Industrial Zones.

HEAVY INDUSTRIAL: Provides for most types of manufacturing and processing, storage and
distribution, and other types of industrial uses which-that require Iarge amounts of land in proportion

{0 the number of employees and are potentially incompatible with most other uses but which—ean
comply with the mdustrial-performance-development and environmental standards of the Development

Code-Heavw-Industrial-Zene.
SPECIAL USE DESIGNATIONS:

Staff Comment: No changes are proposed to the Open Space, Public and Semi-Public, Water Body
and Sites of Special Interest sections of the plan at this time

OVERLAY DESIGNATIONS:

Staff Comments: No changes are proposed for the Overlay Designations at this time
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ZONING DISTRICTS

Zoning is a major “tool” for implementing the Comprehensive Plan. By law, zonmng must be
‘consistent” with the Comprehensive Plan However, this does not mean that zoning designations simply
duplicate Comprehensive Plan designations. The zoning cannot permit uses or intensities swhich-that are
not allowed under the particular Plan category. It 1s possible to have zoning that whiek 15 more
restrictive than the Plan designation (e g., if the land 1s not needed for such uses in the short run, or a
particular area 1s not currently suitable for such development) In those instances, the zoning ntensity
would be increased when the land was needed and/or the suitability of the land for a particular use was
assured,

Zone changes will occur, since minor adjustments to the Comprehensive Plan undoubtedly will occur.
Zone changes also will occur concurrently with annexations, although the particular zone(s) attached to
saeh-each annexation depends on the Plan classification, the need for the intended uses, and the suitabifity
of the land for a particular use.

Zoning regulations within the Urban Growth Boundary will be administered by the City of Albany for
areas nside the city limits and by Linn and-Benten—Countyies for land outside the city limitsthetr
respeettve-areas  Zone changes in the urbanizing area will be reviewed by the City of Albany subject to
the requirements of the joint Urban Growth Management Agreements with eaeh-Linn eCounty (Staff
Comment: In Benton County, the Urban Growth Boundary and cify lhimits are identical Therefore
there is no urbam zing area.)

A-briefsummary-of- thezonesThe Albany Development Code describes the zoning districts that apply
within the city hmits—felews. For information on zones that apply in the urbamzing area, refer to the

eppheable-Linn eCounty zoning code

Staff Comment: The zoning district descriptions are being removed from the Comprehensive Plan
based on a Councilor recommendation,




PLAN MATRIX

The relationship of the Plan designations to the zoning districts 1s summarized graphically in the “Plan
Designation Zoning Matrix ” This matrix 1s for determining the compatibility of a particular zoning
district with any given Plan designation. The matrix shows whether-a-partieslarwhat zoning districts are
m—compatlble with each Plan desngnatlon. either-C(Compatible); R-(Restrieted-or-Subject-to-Speecial

It should be noted that even-a-listing-of- C(Compatible) the listing of a zoning district as compatible

does not mean that the referenced zone can automatically occur anywhere wathin the specified Plan
designation For example, a number of commercial zones (MNeighborhoed-Community Commercial,
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PLAN MATRIX

The relationship of the Plan designations to the zoning districts is summarized graphically in the “Plan
Designation Zoning Matrix.” This matrix 1s for determining the compatibility of a particular zoning
district with any given Plan designation. The matrix shows whether-a-partienlarwhat zoning districts are
t#s—compatible with each Plan designation. either C(Compatible); R-(Restricted-or-Subjectto-Speciat

() 3

It should be noted that even-a-tisting-of-C(Compatible) the listing of a zoning district as compatible
does not mean that the referenced zone can automatically occur anywhere within the specified Plan

designation. For example, a number of commercial zones (Neighborhood Commercial, Heavy
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Community Commercial, etc.) are compatible with the General Commercial Plan designation, but which
zone should be used wtitized-1n a particular area depends on the location and characteristics of the site and
the need for the uses allowed 1n that zone.

Districts not listed in the table as compatible zoning districts for a particular Comprehensive Plan
designation require both a zone change and a Comprehensive Plan change.

Staff Comments: The old matrix 1s being replaced with a simplified matrix The Overlay
Designations (flood plain, greemway, wetlands, and planned unit development ) are no longer in the
table

PLAN DESIGNATION ZONING MATRIX

Plan Designation | Compatible Zoning Districts
Industrial Park Industrial Parl(P)
Light Industrial Industrial Park (IP), Light Industrial (LI}, Transit District (TD), Heavy
Commercial (CH)
Heavy Industrial | Industrial ParkdP); Light Industrial (LI), Heavy Industrial (HI)
General Neighborhood Commercial (NC), Office Professional (OP) , Community
Commercial Commercial (CC), Regional Commercial (RC), Heavy Commercial (CH)
Light Commercial | Neighborhood Commercial (NC), Office Professional (OP)
Village Center Historic Downtown (HD), Central Business (CB), Lyon-Ellsworth (LE), EIm
Street (ES), Main Street (MS), Pacific Boulevard (PB), Waterfront (WF),
Mixed-Use Commercial (MUC), Mixed-Use Residential (MUR), Waterfront
(WF), Residential Limited Multiple Family (RM-5), Office Professional (OP),
Community Commercial (CC)
High Density Residential Multiple Family (RM-3), Waterfront (WF), Office Professional
Residential (OP), Neighborhood Commercial (NC)
Medium Density Residential Single Family (RS-5), Residential Limited Multiple Family (RM-5),
Residential Mixed Use Residential (MUR), Waterfront (WF), Office Professional (OP),
Neighborhood Commercial (NC)
Low Density Residential Single Family (RS-10, RS-6.5, RS-5), Hackleman Monteith (HM),
Residential Residential Reserve (RR), Office Professional (OP), Neighborhood Commercial
(NC)
Residential Single Family (RS-10, RS-6.5, RS-5), Urban Residential Reserve
Urban Residential | (RR), Residential Multiple Family (RM-3), Residential Limited Multiple Family
Reserve (RM-5), Mixed Use Residential (MUR), Office Professional (OP), Neighborhood
Commercial (NC)
Public & Semi- All Zones
Public
Open Space Open Space (OS)
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PLAN MAPS
Staff Comment: No changes are proposed to tfus section or these maps af this time.
SITES OF SPECIAL INTEREST

Staff Comment: Site 3 of Special Interest 1s proposed to be deleted since we no longer have the
Intensive Development Sector plan designation. Ne other changes are proposed to this section at
this time
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Economic Conditions,
Chapter 1 Trends & Projections

OVERVIEW OF ALBANY ECONOMY

Since the mid-19th century, Albany has been a regional center of trade, manufacturing, and
services in the central Willamette Valley. Albany’s first industries were flour and wood mills,
factories and farming. The city was sited to take advantage of transportation access provided by the
Willamette River, which was used to ship goods to Portland and to other markets via ocean-going
ships. Albany was already established when the railroad came through the Willamette Valley, and
local businessmen raised money to ensure that the rail line would stop in Albany. Subsequent
investments in rail and highways have reinforced Albany’s role as a transportation hub and
commercial center. Albany remains an essential player in the regional economy of the central
Willamette Valley area that includes Linn and Benton Counties.

While the traditional wood products and agricultural industries continue to be important parts of
the local economy, Albany’s business environment has become one of the most stable and diverse in
Oregon. Many important Albany industries and economic endeavors originated locally. The reactive
metals industry developed in Albany as a spin-off of research conducted at the Albany Research
Center of the U.S Bureau of Mines. Because of the primary metals industry, Albany is one of the
world’s leading producers of rare metals such as zirconium and titanium. Albany rare-metal industries
include Oregon Metallurgical Corporation, Wah Chang and Pacific Cast Technologies. The
aerospace, defense and nuclear industnes, along with many others, depend on products manufactured
by local rare-metals firms.

Other local manufacturing activities with national and international markets include the
production of finished building products (notably Golden West Homes), transportation-related
services (Target Distribution Center), and agricultural products and their processing (Smokecraft,
National Frozen Foods, and Oregon Freeze Dry). Another successful and growing local firm is Tec
Labs, maker of insect repellent and lotions. Albany has attracted several other industries over the past
20 years, such as Sonic Blue (originally Supra), Synthetec, Hopton Technology, Panolam Industries
(originally Domtar), and Allann Brothers Coffee Company.

As with other communities throughout the state and nation, the retail trade and services sectors'
especially are becoming a more important part of the local economy. In 1999, the Albany economy
was led by the services, retail trade and manufacturing sectors. As the Linn County seat and home to
Linn-Benton Community College, Albany also has a significant number of government employees.

This chapter will review population, industry, and employment trends in Albany and Oregon
since the 1970s and finish with predictions for both Oregon’s and Albany’s economies.

! Thus report wall make frequent use of the terms sector and ndustry. Sectors are groups of industries, as defined in the
Standard Industrial Classification system used for economic statistics. For example, the manufacturing sector contains the
lumber & wood products, primary metal, and other manufacturing industries.
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CONTEXT OF ECONOMIC GROWTH IN ALBANY

National Trends

Economic growth in Albany over the next twenty years will occur in the context of long-term
national trends. The most important of these trends include:

¢ Continuing westward migration and the increasing role of non-wage factors in decisions
of households and firms to relocate (such as Oregon’s quality of life).

¢  Growing Pacific Rim trade.
¢ The growing importance of education in determining wages and household income.

¢ Declining employment in resource-intensive industries and its increase in the services
and high-tech manufacturing.

e Increasing integration of non-metropolitan and metropolitan areas as businesses and
communities sprawl.

Short-term national trends will also affect economic growth in the region, but these trends are
difficult to predict. At times they may run counter to the long-term trends described above. A recent
example is the downturn in Asian economies, which caused Oregon’s exports to Pacific Rim
countries to decline. This in turn led to layoffs in the lumber and wood products and high-tech
manufacturing industries (industrial machinery, electronic equipment, and instruments). The Asian
economies are recovering, however, and Pacific Rim trade is expected to continue to play a
significant role in the national, state, and local economies.

This report takes a long-term perspective on the Albany economy (as the Goal 9 requirements
intend) and does not attempt to predict short-term business cycles.

Oregon Trends

Future economic development in Albany will also be affected by economic trends in Oregon and
the Willamette Valley. Recent economic trends and the economic outlook for Oregon form a primary
basis for our expectations of future trends and development patterns in Albany. Other factors
affecting future economic development in Albany and the outlook for growth in Albany are addressed
later in this report.

POPULATION GROWTH

Oregon Trends

Employment growth and population growth are closely linked and influence each other.
Employment growth varies more because employment is more closely tied to national and state
economic conditions. Albany’s population growth 1s based 1n large part on economic growth trends.

Oregon’s economy is generally more cyclical than the nation’s, growing faster during expansions
and contracting more rapidly during recessions. This pattern is shown in Table 1-1, which presents
data on population in the U.S., Oregon, and selected areas in Oregon from 1970 to 2000. The table
shows that Oregon grew more rapidly than the US in the 1970s and 1990s (which were generally
expansionary) but lagged behind the U.S. in the 1980s. Oregon’s slow growth in the 1980s was
primarily due to the nationwide recession early in the decade. Oregon’s population growth regained
momentum in 1987, growing at annual rates of 1.4% to 3.1% between 1988 and 1996.

Population growth in Oregon and its regions slowed in 1997 to 1.1% statewide, the slowest rate
since 1987. The reasons most often cited for this slowing are the recovery of the California economy,
the combination of a high cost of Living (especially housing) and low wages in Oregon, and a
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perceived decline in the quality of Oregon’s schools. Oregon’s population growth rate has since
recovered, showing a 3.6% gain between 1999 and 2000.

Table 1-1. Population Growth Rates 1970-2000
Avg. Ann. Growth Rate

1970 1980 1990 2000 70-80 80-90 9000

U.s. 203,211,926 226,545,805 248,709,873 281,421,906 1.1% 1.0% 1.3%
Oregon 2,091,385 2,633,156 2,842,321 3,421,399 23% 08% 20%
Lirn County 71,914 89,495 91,227 103,069 22% 02% 1.3%
Benton County 53,776 68,211 70,811 78,153 24% 0.4% 1.0%
Albany 18,181 26,511 29,540 40,852 3.8% 11% 22%
in Linn Co. 29,540 35,752 11% 21%

in Benton Co. 3,965 5,100 2.9%

Sources' US Census Bureau and Center for Population Research and Census, Portland State University Average
annual growth rates calculated by Cry

Note The onginal 1990 Census population for Albany was 29,462 (29,441 in Linn County and 21 :n Benton County). The
Census Bureau officially adjusted the 1990 popuiation of Albany to include the 1991 annexation of North Albany, which is
i Benton County. The 1980-90 growth rates for Albany are calculated using the pre-annexation population, and the
1990-00 growth rates are calculated using the post-annexation population

Between 1990 and 1999, almost 70% of Oregon’s total population growth was from net migration
(in-migration minus out-migration), with the remaining 30% from natural increase (births minus
deaths). Net migration to Oregon dropped from 35,000 in 1996 to 18,000 in 1999%. The primary
reason cited by in-migrants for coming to Oregon was family or friends, followed by quality of life
and employment. Recent migrants to Oregon are, on average, younger and more educated than
Oregon’s existing population, and are more likely to hold professional or managerial jobs. These
trends show that the continuing national movement west is important to the health of Oregon’s
economy and labor pool

Willamette Valley

The Willamette Valley has historically been the center of growth in Oregon. The population
growth rate in the Willamette Valley has exceeded that of the state in every decade except the 1970s.
Almost 70% of Oregon’s population is located in the Willamette Valley, which contains only 14% of
the state’s land area. Most of the Willamette Valley's population is concentrated in the metropolitan
areas of Portland, Salem, and Eugene.’

Albany

Albany has grown faster than the nation, Oregon, and Linn and Benton Counties in each decade
from 1970 to 2000, as shown in Table 1-1. Albany’s share of Linn County’s population increased
from 25% in 1970 to 34% by 2000, which may be due to growth in the service, retail and government
industrial sectors in Albany. Albany saw an additional increase in population with the 1991
annexation of North Albany (in Benton County), which added 3,860 residents to Albany. The
annexation made Albany the second-largest city in Benton County, following Corvallis.

Reflecting state trends, net migration accounted for about 66% of population growth in Linn
County in the 1990-1999 period. A review of the 1999 Oregon In-migration Study shows that
migrants to Region 4 (Benton, Lincoln, and Linn Counties), like Oregon in-migrants overall, are
relatively young and well-educated.

2 Suate of Oregon, Employment Department 1999. 1999 Oregon In-migration Study.

* The Willamette Valley is composed of Benton, Clackamas, Lane, Linn, Marion, Multnomah, Polk, Washington, and
Yambhili counties
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ECONOMIC STRUCTURE

The employment base in a region is often a good indicator of the
relative health of its economy. A growing employment base and low
unemployment indicate an expanding economy. A weak economy tends
to be characterized by job losses and high unemployment. The health of a
region’s basic industries can greatly influence the broader economic base.
Traditionally, basic industries have been those in the manufacturing
sector, but technological changes have broadened the definition to cover
producer services (software, research and development, consulting, etc.),
tourism, and retail. The ratio of basic to non-basic (services and retail)
industries is a good indication of economic stability: the higher the ratio,
the more stable the economy.

Oregon

The composition of Oregon’s employment has changed substantially since 1969. Employment
growth has been Ied by the services and finance, insurance and real estate sectors. Employment in
these sectors increased from 25% to 35% of the total between 1969 and 1995. Slow growth in
manufacturing caused its share of total employment to decline from 20% to 13% over this period,
while other sectors grew at rates close to the statewide average.

In the last twenty years, Oregon’s economy has moved away from reliance on traditional
resource-extraction industries with the growth of high-tech manufacturing, services, and trade. A
significant indicator of this transition is the decline of employment in the lumber and wood products
industry and the concurrent growth of employment in high-technology manufacturing industries.
Employment in high-tech industries surpassed that in lumber and wood products in 1995. By 2000,
31% of Oregon’s durable goods manufacturing jobs were in high-tech, while lumber and wood
products employment had slipped to 28% from 40% in 1990.

While this transition has increased the diversity of employment within Oregon, it has not
significantly improved Oregon’s diversity relative to the national economy. Oregon’s relative
economic diversity has historically ranked low among the states, primarily due to dependence on the
timber industry. Oregon ranked 35th 1n diversity (1st = most diversified) based on gross state product
data for 1963-1986, and 32nd based on data for the 19771996 period. While Oregon’s economy has
diversified, it is still heavily dependent on several large industries. timber, high-tech, and agriculture.
Relatively low economic diversity increases the risk of volatility as measured by changes in output or
employment. For example, while Oregon has enjoyed the benefits of increasing concentration in high-
tech manufacturing, the 1999 Asian banking crisis demonstrated the risk of Oregon’s reliance on the
high-tech manufacturing industry.’

Between June 2000 and June 2001, Oregon saw a notable economic downturn, losing 15,900
jobs, the largest annual job loss m almost 10 years. This downturn is being driven largely by the
manufacturing sector Transportation equipment manufacturing, lumber and wood products,
machinery and metals manufacturing have all experienced large reductions in employment in the last
year. Hopefully the rise in power costs will only impact the metals industries in the short term
Fortunately, Oregon’s agriculture industry has remained stable, actually adding jobs over the past 10
years.

Changing economic conditions in QOregon are not only affected by national and international
trends, but also by government action in the state itself. State policy has made a concerted effort to
attract industries with favorable tax policy (e.g., no unitary tax, which would tax world-wide

4 LeBre, Jon. 1999 “Diversification and the Oregon Economy: An Update > Oregon Labor Trends, February.
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corporate income of businesses operating in Oregon), changes in corporation codes, reforms to reduce
the costs of workers’ compensation, investments in infrastructure, and other incentives such as
enterprise zones and the Strategic Investment Program, which attempt to stimulate capital-intensive
industries through property tax abatement. The state has encouraged international trade and
investments with missions and offices in Japan, Taiwan, and other Pacific Rim countries. State
policies that may affect Albany directly are those related to land use and environmental quality,
which aim to preserve the natural and cultural amenities that make Oregon attractive to its current and
potential residents and businesses. These policies, however, may also raise taxes, fees, and land
development costs.

Linn and Benton Counties

In 1999, there were slightly fewer than 76,000 jobs in Linn and Benton Counties. Employment
has generally grown by 2.6% per year in this region since 1990. However, most employment growth
occurred between 1992 and 1997, with the peak years being 1994-96. Employment declined between
1997 and 1999, paralleling the national slowdown in the manufacturing and high-tech sectors.

Linn and Benton Counties both have a larger-than-average share of employment and earnings
from the manufacturing sector compared to Oregon. The dominant industries in each county are
different - electric and electronic equipment in Benton County, lumber and wood products and
primary metals in Linn County.

The agriculture sector is very important to both Linn and Benton Counties, as in the rest of the
fertiie Willamette Valley, providing jobs, income and profits that support the local communities. As
the “grass seed capital of the world,” Linn County plays an important role in the regional economy,
exporting grass and legume seed, mint oils, and a variety of fruits and vegetables. Linn County had
farm sales of $169.3 million in 2000, and Benton County sales totaled $85.0 million. Farm sales
totaled $254.4 million for the two counties in 2000, down from $286.8 million in 1999. Over the long
term, rising production costs (fuel, fertilizers, pesticides, labor), declining prices (competition from
abroad), fewer and larger customers, and mechanization may impact the agriculture industries, and
will certainly impact employment in both counties and in Albany.

Albany

Albany shares economic characteristics (unemployment rate, population and job growth rates, for
example) more closely with the state as a whole than with Linn County. This is due to many factors,
including sufficient infrastructure to support development, a geographically central location on
Interstate 5, a diverse economic base, and a relatively highly trained work force. However, there are
important differences between the Albany area (including Millersburg) and the state. In 1997, the
Albany area still had a basic to non-basic (manufacturing to non-manufacturing) job ratio almost
twice that of the state as a whole. Although Albany is seeing a shift to the services and retail sectors,
manufacturing will continue to be a mainstay of the area’s economy.

Table 1-2 and Table 1-3 report 1990 and 1999 covered employment data’ for the Albany Urban
Growth Boundary (UGB) based on employer records with a 97321 zip code.® Table 1-2 shows the
number of businesses and number of employees for 1990 and 1999 by industrial sector. This table
should be considered an estimate of employment in Albany’s UGB. Table 1-3 shows the percentage
of employment in each sector in 1990 and 1999, and the percent of change in employment.
Employment in the entire 97321 zip code area is shown in Appendix C. Data for some industries is

* Covered employment data only includes employees who are covered by unemployment msurance laws This excludes
significant segments of the working population, primartly contractors.

S The 97321 zip code includes Aibany, Millersburg, and surrounding areas outside the UGB, including North Albany To

make these data more representative of employment in Albany, empioyers in Millersburg and outside the Albany UGB were
omutted from Tables 1-2 and 1-3, based on street addresses and knowledge of the local economy.
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Table 1-2, Covered Employment in the Albany UGB, 1990 & 1999

1990 1993

SIC/Sector Firms Emglo!ees Payrol} ans Emglo!ees Payroll
Agricuitural Services 17 $1,564,571 $5,765,669
01 Crop Production 4 26 $202,734 4 13 $387,672
07 Agncultural Services 10 42 $706,619 26 191 $3,132,348
08 Forestry 3 23 $565,218 4 151 $2,245,642
Construction 112 486 $10,318,195 183 929 $30,928,872
15 General Building Contractors 37 128 $2,176,658 81 179 $5,509,119
17 Special Trade Contractors 73 350 $8,005,879 98 684 $22,602,980
Manufacturing 78 3,527 $99,933,326 83 3,441 $122,995,316
20 Food & Kindred Products 10 998 $23,418 816 7 964 $23,994,940
23 Apparel 4 31 $438,941 5 32 $674,721
24 Lumber & Wood Products 12 765 $22,335,208 " 849 $36,238,958
27 Pnnting & Publishing 10 178 $2,611,777 7 155 £3,215,946
28 Chemicals 3 34 $1,120,414 5 111 $5,102,310
33 Prmary Metals 4 989 $37,295,612 4 681 $33,365,596
34 Fabncated Metal Products 4 48 $1,168,651 13 202 $7.427 829
35 Machinery & Equipment 15 258 $7,028,173 12 103 $3,242,048
36 Electronic Equipment 3 73 $1,650,268 4 135 $3,711,142
37 Transportation Equipment 3 55 $796,078 3 43 $862,927
38 Instruments 3 45 $1,387,255
Trans., Comm., & Utilities 35 482 $13,737,060 45 874 $26,094,095
41 Passenger Transit 4 9 $71,346 4 15 $179,632
42 Trucking & Warehousing 18 168 $3,928,249 19 567 $15,321,767
45 Air Transportation 4 16 $284,582 2 1 $257 465
48 Communications 4 73 $1,608,092 7 79 $2,533,334
49  Utlties 3 193 $7,432,376 7 176 $7,300,783
Wholesale Trade 71 651 $14,845,050 74 581 $18,139,432
50 Durable Goods 39 304 $7,127,297 45 248 $8,113,121
51 Nondurable Goods 32 347 $7,717,753 28 333 $10,026,311
Retail Trade 233 3,446 $39,641,055 310 4,083 $66,195,451
52 Building Matenals 11 97 $1,430,267 13 250 $6,105,240
53 General Merchandise 11 817 $10,496,269 13 687 $11,237,323
54 Food Stores 30 415 $5,626,535 38 510 $8,492,993
55 Auto Dealers & Service 44 412 $7,547,012 40 533 $13,891,568
56 Apparel & Accessones 12 81 $744 940 21 190 $2.521,517
57 Fumiture 16 126 $1,874,423 30 150 $2,825,374
58 Eating & Dnnking Places 72 1,305 $9,788,802 91 1,447 $16,157,506
59 Miscellaneous Retall 37 g8 $2,032,707 65 316 $4,963,930
Fmance, Ins., & Real Estate 95 629 $11,291,203 141 839 $26,982,325
60 Depossory Institutions 19 276 $5,135,023 15 252 $7,970,519
61 Nondepostory Institutions 3 5 $135,468 12 37 $1,828,775
63 Insurance Carners 7 33 $825,902 8 24 $943,692
64 Insurance Agents 21 148 $3,800,359 32 296 $10,840,351
65 Real Estate 40 162 $1,533,726 62 213 $4,177,429
67 Holding & Investment Offices 4 4 $51,185 4 4 $23,999
Services 401 3,460 $55,452,737 452 5,130 $148,592,517
70 Hotels 9 82 $528,901 9 80 $845,047
72 Personal Services 27 131 $1.475,286 42 187 $2,789,064
73 Business Services 38 649 $6,661,259 72 1,554 $26,804,465
75 Auto Repair 35 145 $2,458,966 35 209 $5,401,021
76 Miscellaneous Reparr 16 110 $2,277,476 14 89 $2,446,912
78 Motion Pictures 5 44 $300,820 5 57 $540,060
79 Amusement & Recreation 16 125 $1,247,204 23 171 $2,184,948
80 Health Services 106 1,168 $24,904 634 84 1,639 $50,183,020
81 Legal Services 27 90 $2,813,864 22 90 $3,733,573
82 Educational Services 3 38 $405,905 4 73 $1,033,338
83 Social Services 35 27 $3,324,992 40 397 $8,175,222
86 Membership Organizations 33 263 $1,737,028 53 366 $4,648,702
87 Engineenng & Management 33 268 $7,080,986 40 184 $9,166,750
88 Pnvate Households 15 17 $144,680 19 34 $636,399
89 Nonclassifiable 3 2 $48,550 [ 3 $124,646
Government 35 3423 $71,057,476 40 4,412 $121,511,105

Federal Government 6 260 $8,498,768 10 169 $7,022,982

State Government 17 353 $8,492 977 16 463 $14,925,904

Local Govermnment i2 2810 $54,065,731 14 3,780 399,562,219
Total 1,081 16,198  $317.929,318 1,380 20,659 $537,857,335

Source ES-202 data for the 97321 zip code provided by the Oregon Employment Dept Comprled by the City
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Table 1-3. Albany UGB Employment Growth 1990-1999
& Composition of 1999 Employment

Standard Industrial

1990-1899 Employment

Employment % of Total 1999 % of 19390 % of

Sector industry Change % Change Change Total Emp. Total Emp.
Agricultural Services 264 290% 6% 2% 1%
™ Crop Produchon -13 -50% 0% 0% 0%
07 Agncultural Services 149 355% 3% 1% 0%
08 Forestry 128 557% 3% 1% 0%
Construction 443 91% 10% 4% 3%
15 General Building Contractors 5% 40% 1% % 1%
17 Special Trade Contractors 334 95% 7% 3% 2%
Manufacturing 86 2% 2% 7% 22%
20 Food & Kindred Products -34 -3% 1% 5% &%
23 Apparei 1 3% 0% 0% 0%
24 Lumber & Wood Products 84 11% 2% 4% 5%
25 Fumiture -20 -32% 0% 0% 0%
27 Pninting & Publishing -23 -13% -1% 1% 1%
28 Chemicals 77 226% 2% 1% 0%
33 Pnmary Metals -308 -31% -T% 3% 6%
34 Fabncated Metal Products 154 3Z21% 3% 1% 0%
a5 Machinery & Equipment -156 £0% -3% 0% 2%
36 Electronic Equipment 62 85% 1% 1% 0%
37 Transportabon Equipment -12 -22% 0% 0% 0%
38 Instruments 45 1% 0% 0%
Trans., Comm., & Utilities 389 81% 9% 4% 3%
41 Passenger Transt 6 67% 0% 0% 0%
42 Trucking & Warehousing 399 238% 8% 3% 1%
45 Arr Transportation -5 -31% 0% 0% 0%
48 Cormmunications 6 8% 0% % 0%
49 Utiles -17 9% 0% 1% 1%
Wholesale Trade -70 11% -2% 3% 4%
50 Durable Goods -56 -18% -1% 1% 2%
51 Nondurable Goods -14 -4% 0% 2% 2%
Retall Trade 637 18% 14% 20% 21%
52 Building Materals 153 158% 3% 1% 1%
53 General Merchandise -130 -16% -3% 3% 5%
54 Food Stores 95 23% 2% 2% 3%
55 Auto Dealers & Service 121 29% 3% 3% 3%
56 Apparel & Accessones 109 135% 2% 1% 1%
57 Fumiture 30 25% 1% 1% 1%
58 Eating & Drinking Places 142 11% 3% 7% 8%
59 Miscellaneous Retail 17 59% 3% 2% 1%
Finance, Ins., & Real Estate 210 33% 5% 4% 4%
60 Depository Institutions -24 9% -1% 1% 2%
61 Nondepository Institutions 32 640% 1% 0% 0%
63 Insurance Carners -9 -27% 0% 0% 0%
64 Insurance Agents 148 100% 3% 1% 1%
85 Real Estate 51 3% 1% 1% 1%
67 Holding & investment Offices ¢ 0% 0% 0% 0%
Services 1,670 48% 37% 25% 2%
70 Hotels -2 -2% 0% 0% 1%
72 Personal Services 56 43% 1% 1% 1%
73 Business Services 905 139% 20% 8% 4%
75 Auto Repair 64 44% 1% 1% 1%
76 Miscellaneous Repair =21 -19% 0% 0% 1%
78 Motion Pictures 13 30% 0% 0% 0%
79 Amusement & Recreation 46 37% 1% 1% 1%
80 Health Services 471 40% 1% 8% T%
81 Legal Senaces Q 0% Q% 0% 1%
82 Educatonal Services 34 87% 1% 0% 0%
83 Social Services 70 21% 2% 2% 2%
86 Membership Organizabions 103 39% 2% 2% 2%
87 Engineenng & Management -84 -31% -2% 1% 2%
88 Private Households 17 100% 0% 0% 0%
Government 89 29% 22% 21% 21%
Federal Govemment -91 -35% -2% 1% 2%

State Government 110 31% 2% 2% 2%

Local Govermnment 970 35% 22% 18% 17%

Total 4,461 23% 100% 100% 100%

Source ES-202 data for the 97321 2ip code provided by the Oregon Employment Dept Compiled by the City.
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not reported, to maintain the confidentiality of individual firms, so industry data may not add up to
sector totals.

In 1999, covered employment accounted for 20,659 jobs inside the Albany UGB. Employment in
Albany is dominated by the services (5,130 jobs), government (4,412), retail trade (4,083) and
manufacturing (3,441) industry sectors, which together compose 82% of total employment in the
Albany UGB.

Albany’s manufacturing employment is dominated by the food and kindred products (964 jobs),
lumber and wood products (849) and primary metals (681) industries, which made up 72% of
manufacturing employment in 1999. Employment in food and kindred products primarily represents
plants that produce frozen and freeze-dried vegetables and prepared meats. Lumber and wood
products employment in the Albany Urban Growth Boundary (UGB) is dominated by the
manufactured home and reconstituted wood product industries. The primary metals firms in Albany
are engaged in processing and die-casting nonferrous metals.

Total employment in the Albany UGB grew by 4,461, or 28%, between 1990 and 1999, far
exceeding projections of 2,000 new jobs for all of Linn County between 1988 and 1998. Albany’s
growth accounted for 51% of employment growth in Linn County. Albany’s population increased by
6,487, or 20%, during the same period

Between 1990 and 1999, employment growth was led by the following industrial sectors:

Local Government, including schools (970 new jobs)
Business Services (905)

Health Services (471)

Trucking and Warehousing (399)

Special Trade Contractors (334)

Building Materials (153)

Agricuitural Services (149)

Fabricated Metals Products (154), and

Forestry (128).

Together, these industries accounted for 83% of the job growth in the Albany UGB between 1990
and 1999,

Continuing the trends of the 1980s, the biggest shift in Albany’s employment between 1990 and
1999 occurred in the services and manufacturing sectors. Although the percentage of total
employment in other industrial sectors stayed roughly the same, the percentage of employment in the
services sector increased from 21% to 25%. The manufacturing sector, however, dropped from 22%
of total employment to 17%.

Agriculture, the smallest sector in Albany’s economy, experienced the largest percentage gain in
employment between 1990 and 1999. While the agriculture sector represents only 2% of 1999 total
employment, it increased by 290% with 264 jobs. New jobs can be attributed to an increase in the
number of landscaping, veterinary and forestry management businesses. The construction sector also
made significant employment gains between 1990 and 1999, increasing 91% (443 jobs). Primary
metals and machinery and equipment firms lost employment in the 1990s, but the chemicals and
fabricated metals industries experienced employment gains of 226% (77 jobs) and 321% (154 jobs)
respectively between 1990 and 1999.

As with the rest of Oregon and the nation, the trade and services sectors have grown in
importance to the local economy. The services sector experienced a 48% increase in jobs (1,670)
between 1990 and 1999, which was the largest percent gain of all industry sectors. In 1999, Albany's
services sector was dominated by business services (1,554 jobs) and health services (1,639 jobs),
which together accounted for 62% of employment in the sector. Albany serves as the center of
medical, financial and other professional services in Linn County.
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Employment in the retail trade sector is 20% of total covered employment in Albany. This sector
gained 637 jobs between 1990 and 1999 and is led by eating and drinking places (1,447 total jobs)
and general merchandise (687 jobs). The building materials and apparel industries experienced
employment increases of more than 100% between 1990 and 1999. While retail growth is healthy, the
wages are some of the lowest of all industries.

Table -4 ranks Albany’s industry sectors by both payroll and number of employees in 1999. This
table provides an income perspective for the different industry sectors. The manufacturing sector pays
the best salaries (an average of $35,744 per employee) and is ranked highest by payroll, and fourth by
number of employees. By contrast, the retail sector pays the lowest wages, at an average of $16,212
per employee.

Table 1-4. Albany Industry Sector Rank by Payroll and Employees, 1999

Covered Payroll Covered No. Percent Ave, Salary Average

Industry Sector Payroll Rank Employees Employees of Total per Salary

Rank Empl. Employee Rank
Agricultural Services $5,765,669 [£] 355 9 2% $16,241 32 8
Construction $30,928,872 5 929 5 4% $33,292.65 2
Manufactunng $122,995,316 1 3,441 4 17% $35,744.06 1
‘frans , Comm , & Utilities $26,094,095 7 871 6 4% $20,958.78 5
Wholesale Trade $18,139,432 8 581 8 3% $31,221.05 4
Retail Trade $66,195,451 4 4,083 3 20% $16,212.45 9
Finance, Ins., & Real Estate =~ $26,982,325 6 839 7 4% $32,160.10 3
Services $118,592,517 3 5,130 1 25% $23,117.45 7
Government $121,511,105 2 4,412 2 21% $27,541.05 6
TOTALS $537,204,782 20,859 100%

Source” ES-202 data for the 97321-zip code provided by the Oregon Employment Dept Compiled by the City.

Albany building permit and planning data shows new and expanding businesses and job growth
in Albany over the last few years. As forecasted, most of the recent growth has been in the retail- and
services-related industries.

*

2001. Coastal Farm and Home Supply began construction of a new facility over 70,000
square feet.

2001. Tec Labs, an itch and lice control product manufacturer founded in Albany in 1977,
began construction on a new $5 million facility south of Linn Benton Community College.

2001. Construction of a new medical office building began across from the hospital (as of
July, 2001). The million-dollar building has 11,000 square feet.

2001. Red Robin Restaurant opened and in the Heritage Mall area.
2001. Goodwill completed a new 20,000-square-foot facility on Pacific Boulevard.

2001. First Consumers National Bank Call Center (Spiegel Group credit cards) remodeled a
former grocery store in Heritage Plaza.

2001. Costco Wholesale constructed a 140,630-square-foot facility valued at more than $4.7
million.

2001. A 6,180 square-foot dental office opened in North Albany.

2000. The Target Distribution Center underwent an expansion that more than doubled its size
to 1.5 million square feet.

1999-2001. Three new hotels with 254 rooms and meeting space opened in 2001. These three
facilities represent a total investment of almost $9 million.

Albany Economic Opportunities Analysis

February 2002 Page 1-9




o 1998. Allann Brothers coffee roasting plant, offices, distribution center, and cafe opened with
a $1.5 million investment

¢ 1997. Home Depot invested $3.5 million to open an Albany store.

Albany’s share of Linn County employment did not change significantly between 1990 and 1999,
remaining at about 50%. Albany’s share of the services sector employment in Linn County increased
from 61% m 1990 to 64% in 1999, indicating that Albany continues to attract regional service
providers. Albany’s share of Linn County’s manufacturing employment decreased from 34% to 30%
during the same period, while its share of non-manufacturing employment increased slightly from
56% to 58%.

Despite a 28% increase in employment in Albany between 1990 and 1999, data from Claritas
Inc 7 shows unemployment in the Albany UGB was 6 1% of the labor force in 1997, compared to
7.6% in Linn County, 5.3% in Benton County, and 6.1% in Oregon the same year. Albany’s
unemployment rate has historically been lower than that of Linn County, and closer to the state’s rate.
The City is awaiting the 2000 unemployment rate for Albany.

County unemployment rates are calculated every month by the state. Figure 1-1 shows the pattern
of unemployment rates over the 1980-2000 period, with Linn County’s rate consistently above the
state average and Benton County’s rate consistently below it. Linn County’s jobless rate has declined
from one of the highest in the state in 1983 to one of the lowest in 1997. After a slight increase in
1998, Linn County’s unemployment rate has trended downward. The county’s location in the center
of the Willamette Valley has helped its economy diversify and capture major employers, inciuding
Palm Harbor and Target’s distribution center.

Figure 1-1. Oregon, Linn County, and Benton County Unemployment Rates, 1980-2000
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PERSONAL INCOME

Income levels of a community reflect the types of industries and jobs in the region, and are a
factor in the ability to continue to attract people and businesses and offer a high quality of life.
Personal income data at the city level for non-Metropolitan Statistical Areas (MSAs) is hard to find in
off-Census years (1980, 1990, 2000, etc.). The 2000 Census income data is proposed to be released in
early 2002. Annual median family incomes at the county and MSA level are available every year
from the Department of Housing and Urban Development. Therefore, the sources for the following
income data vary by year and type from per capita income to median family income and median

household income.

Oregon

Before the early-80s recession, per capita income in Oregon was close to the U.S. level, ranging
from 96—-102% of the U.S. average between 1969 and 1981. Oregon’s per capita income began to fall
in 1980, dropping as low as 92% of the U.S. average during 1985-1988 before climbing back to 96%
by 1995, and dropping to 91% in 1999. The improved diversity of Oregon’s economy over the last
20 years has helped to stabilize income levels. Table 1-5 shows per capita income in the U.S,,

Oregon, Linn and Benton Counties between 1980 and 1999.

Table 1-5. Per Capita Income in U.S,, Oregon, Linn and Benton Counties
1980-1999 (in 1999 dollars)

YEAR US. OREGON LINN BENTON
1980 10,183 10,196 8,487 9,112 105% 83% 89%
1981 11,280 10,862 9,166 9,984 96% 81% 89%
1982 11,901 11,128 9411 10,476 94% 79% 88%
1983 12,554 11,832 9,894 11,379 94% 79% 91%
1984 13,824 12,866 10,746 12,500 93% 78% 90%
1985 14,706 13,547 11,394 12,956 92% 7% 88%
1986 15,397 14,162 11,835 13,810 92% 7% 90%
1987 16,284 14,911 12,634 14,605 92% 78% 90%
1988 17,403 16,062 13,934 15,699 92% 80% 90%
1989 18,566 17,222 14,743 16,675 93% 79% 90%
19890 19,584 18,253 15,363 17,259 93% 78% 88%
1991 20,089 18,806 15,937 17,944 94% 79% 89%
1992 21,082 19,558 16,540 18,7117 93% 78% 89%
1993 21,718 20,404 17,300 19,775 94% 80% 91%
1994 22,581 21.421 18,056 21,013 95% 80% 93%
1995 23,562 22,668 18,770 22,940 96% 80% 97%
1996 24,651 23,649 19,802 24,643 96% 80% 100%
1997 25,874 24,844 20,515 26,517 96% 79% 102%
1998 27,321 25,896 21,268 27,559 95% 78% 101%
1999 29,546 26,958 21,709 28,291 91% 73% 96%

Source U S. Department of Commerce, Bureau of Economic Analysis. 2000 Regional Economic
Information System {REIS) RCN-0250
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Linn County

Per capita income in Linn County was lower than the Oregon average Linn County’s per capita
income followed a pattern similar to the Oregon average, peaking in 1977 at 88% of the U.S. average,
declining to 77% in 1986, and climbing back to 80% by 1993. Linn County’s per capita income has
been falling, dropping to only 73% of the U.S. average in 1999. Although Linn County’s incomes are
lower than the Oregon average, the 2001 HUD median family income tied for the sixth highest in the
state (including the MSA areas), and was third-highest of the 29 non-Metropolitan-area counties (see
Fig. 1-2). Linn County average incomes are influenced by areas outside Albany. Albany constitutes
only 34% of Linn’s population.

Benton County

Benton County’s per capita income did not fall as much as income in Oregon and Linn County in
the recession of the early 1980s, remaining at 88-91% of the U.S. average. One reason for this is that
Oregon State University jobs, which account for most of Benton County’s employment over the
decades, have been nearly recession-proof. Per capita income in Benton County began to grow in
1994 following a Hewlett Packard expansion, peaking at 102% of the U.S. average in 1997.
According to Figure 1-2, the Corvallis MSA (Benton County) 2001 HUD median family income is
the highest in the state, along with that of the Portland-Vancouver MSA. Approximately 5,000
Albany residents live in Benton County.

Figure 1-2. 2001 HUD Median Family Incomes (Eight Highest)
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Source. Department of Housing and Urban Development

Figure 1-3 shows the distribution of households across a range of income levels for Albany,
Corvallis, Linn and Benton Counties in 2000. Over 30% of Albany households have incomes greater
than $50,000, and 28% have incomes less than $25.000.
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Figure 1-3. Regional Household income Distribution (2000)
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Albany

Although Albany’s median income is lower than those of Corvallis or Benton County, Albany is
estimated to have fewer low-income households than Corvallis (Fig. 1-3). This may be due to the
large population of Oregon State University students in Corvallis. According to Figure 1-4, the
median household income for most age groups in Albany has increased since 1990. Younger and
senior households in Albany experienced the greatest increase between 1990 and 2000, as their
median incomes grew by $3,400 and $3,300 respectively after adjusting for inflation. However, these
two household groups also have the lowest incomes. Senior households generally have the lowest
incomes, since many seniors (65 and older) are retired and living off assets (e.g., investments,
pensions, Social Security).

Figure 1-4. Albany Median Household Income Growth by Age (1990-2000)
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ECONOMIC OUTLOOK FOR OREGON

Population

Oregon’s economy is expected to follow a pattern of modest growth for the next ten years. The
long-term population forecast by Oregon’s Office of Economic Analysis® predicts steady population
growth at an annual average rate of 1.1% between 2000 and 2040. At this rate of growth, Oregon is
expected to add almost one million people by 2020 and another 800,000 by 2040, growing from 3.4
million in 2000 to 5.2 million by 2040. Over 70% of this population growth (1.3 million people) 1s
expected to come from net migration into Oregon. This forecast is based on assumptions including
continued growth in the national economy, strong in-migration, sustained construction activity, and
continued growth in the high-tech manufacturing industries in Oregon

A review of historic and forecasted annual population growth through 2005 from the Oregon
Economic & Revenue Forecast’ shows that Oregon’s population has grown more rapidly than that of
the U S. as a whole (with the exception of the 1980s recession), and this trend is expected to continue.
It also shows that actual year-to-year population growth is likely to be much more variable than the
steady growth rates used in the State’s long-term forecast. Barring a recession or other unforeseen
economic conditions, Oregon’s long-term population growth rate should average to the 1.1% rate
anticipated by the long-term forecast.

Population growth rates are predicted to be relatively even across Oregon’s regions, with the
Willamette Valley and Central Oregon growing slightly faster than the state. The result is that each
region’s projected share of Oregon’s population does not shift more than 1% up or down over the 40-
year forecast period. The Oregon Employment Department reports a projected 10.6% increase in Linn
County’s population between 2000 and 2010 and a 7.3% increase for Benton County."

income

The Bureau of Economic Analysis projects that per capita income in Oregon will increase from
$20,500 in 1993 to $26,200 in 2015 (in constant 1996 dollars)."! Per capita income in Oregon is
projected to increase at the same rate as the United States, so the state’s per capita income is expected
to remain at about 94% of the U.S. average. In 2000, per capita income was $27,649 in Oregon and
was $29,451 for the United States.

Employment

The long-term employment forecast from the state Office of Economic Analysis predicts that
employment growth will slow to 12% between 2000 and 2010, down from the 29% growth
experienced over the past 10 years The Willamette Valley is expected to lead the state in
employment growth in the next 20 years, with 75% of total employment growth between 2000 and
2020.

These projections indicate a much slower-growing economy than the one projected for 1998-
2008. A slowdown in Oregon’s manufacturing sector since 1998, principally in high-tech and
transportation equipment manufacturers, formed the basis of the new projections. Slower growth in

® State of Oregon, Office of Economic Analysis 1997. Long-Term Population and Employment Forecast for Oregon
Salem Department of Administrative Services January

® State of Oregon, Office of Economic Analysis 1998 Oregon Economic and Revenue Forecast 18:3 (September) Salem
Department of Adnmunistrative Services

1% Oregon Employment Department, 2000 Regional Econonuc Profile, Region 4, page 6, Table 2. Data provided by the
Oregon Department of Admmistrative Services, Office of Economic Analysis.

1 J 8, Department of Commerce, Bureau of Economic Analysis. 1995 Projections of Personal Income, Employment, and
Population, for States, Metropohitan Statistical Areas, and BEA Economic Areas, 1993-2045 Washington, DC. BEA
Regional Economic Analysis Division (202 606-5341).
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manufacturing is due in part to stiff competition from Canada and abroad, continued automation, the
economic health of the Pacific Rim countries, and the continued restructuring of natural resource-
based industries.

Very slow growth is anticipated in the manufacturing sector for the period from 2000 to 2010 as
shown in Figure 1-5. The original projection of 6% growth to 2008 has been reduced to 2% between
2000 and 2010. The lumber and wood products industry is anticipated to lose 6% of its workforce,
and food and kindred products will lose 3%. While lumber, food products, and paper are all large
employers in Linn County, these industries are not projected to decline in Region 4.

Figure 1-5. Projected Manufacturing Employment
Change 2000-2010, Selected Oregon Industries.
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The metals manufacturing industry is expected to end the next decade down 15%, the largest
percent loss in jobs projected for the decade. The largest percent employment gain is expected in the
electronic and electrical industries. These industries are expected to recover from their recent slump
and see a 15% increase in employment by the end of the decade, still much lower than the growth
they experienced in the 1990s.

Despite the slowdown, recent trends indicate that Oregon’s durable goods manufacturing
industries look stable over the short term as shown in Figure 1-6. Overall, this sector is projected to
continue to hold around 11% of the state’s total non-farm employment through 2006. Most of
Oregon’s durable goods producers serve national and international markets.

The non-manufacturing sector is projected to gain 14% in the next 10 years, The services
(including business, health and social services) and finance, insurance, and real estate industries will
lead employment growth with 19% employment gains projected. Somewhat slower-than-average
growth will be felt in construction and local government employment.
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Figure 1-6. Projected Non-Manufacturing Employment Change
2000-2010, Selected Oregon Industries.
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ECONOMIC OUTLOOK FOR ALBANY

Population

Table 1-6 shows the state’s long-term forecast for population and total employment growth in
Linn County (Benton County is shown in Table 1-7). Linn County’s employment is expected to grow
faster than population m: the 2000-2005 period, after which population will grow faster. The decrease
in the ratio of employment to population may reflect the impact of aging baby boomers reaching
retirement. (The 65-and-over age group in Albany 1s projected to increase from 14% of the population
in 1990 to 17% in 2015 and 19% in 2020.) Employment forecasts in Table 1-6 may also indicate that
more Linn County residents will commute to work outside the county

Table 1-6. Forecast Population and Employment Growth
Linn County, 2000-2040

Popuiation Employment

Year Amount Change % Change| Amount Change % Change
2000 104,894 43,287

2005 110,573 5,679 54 46,027 2,740 6.3
2010 116,053 5,480 50 48,099 2,072 45
2015 121,593 5,540 48 49,380 1,281 27
2020 127,158 5,565 46 50,590 1,210 25
2025 132,909 5,751 45 51,887 1,397 28
2030 138,812 5,903 4.4 53,912 1,925 37
2035 144,834 6,022 43 56,123 2,211 41
2040 150,551 5717 39 57,999 1,876 33

Source State of Oregon, Office of Economic Analysis

Table 1-7 shows that Benton County’s forecasted population and employment growth over the
next 40 years are lower than those for Linn County. This may be due to Linn-County’s more central
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location and easier access to Interstate 5 and to the fact that Benton County’s industry sectors are less
diversified. Benton County may also be experiencing an aging population.

Table 1-7. Forecast Population and Employment Growth
Benton County, 2000-2040

Population Employment

Year Amount Change % Change| Amount Change % Change
2000 79,291 36,332

2005 82,116 2,825 36 38,051 1,719 47
2010 85,080 2,964 36 39,355 1,304 34
2015 88,167 3,087 36 40,055 700 18
2020 91,345 3,178 36 40,759 704 18
2025 04,668 3,323 36 41,636 877 2.2
2030 98,024 3,356 3.5 42,906 1,270 31
2035 101,481 3,457 35 44431 1,525 38
2040 104,998 3.517 3.5 45,819 1,388 31

Source State of Oregon, Office of Economic Analysis

Table 1-8 shows Albany’s county-coordinated and adopted population growth projections to 2020
by county. Albany is projected to grow by about 12,000 people in the next 20 years and capture more
than 50% of Linn County’s growth.

Table 1-8. Albany Population Projections by County
Year Citywide LinnCounty Benton County

2000* 41,085 35,748 5,104
2005 43,400 38,090 5,310
2010 46,450 40,840 5,610
2015 49,710 43,790 5,920
2020 53,200 46,950 6,250

Source” City of Albany, Planning Diwvision, 2000
*2000 figures from US Census Bureau

Employment

Employment projections by the state are not specific to the city level. Looking at local industry
predictions for employment growth in Linn and Benton counties wiil give us a good -indication of
what to expect in Albany.

Both counties are forecast to grow slightly slower than the state, which is expected to grow by
12.5% to 2010. Between 2000 and 2010, Linn County is predicted to add nearly 4,200 jobs, an
increase of 10.4%. Benton County is projected to have a slower growth rate at 9.0%, or 3,300 new
jobs. The projected job growth is well below that of the prior decade, when employment grew by
22.5% in Linn County and 16.7% in Benton County. Tables 2-4 and 2-5 show the Oregon
Employment Department forecasts of employment growth in Linn County and Benton County by
industry for the 2000-2010 period.

Job growth is likely to slow across all industries in both Linn and Benton counties for a variety of
reasons including slower population growth, rising energy prices, weak markets for exported goods
and the slowing national economy. Benton County will be affected by slower growth of high-tech
industries. Weyerhaeuser recently acquired Willamette Industries, and timber harvests from public
lands are well below historic levels. Local grass-seed farmers are still struggling to recover from the
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bankruptcy of AgriBioTech (a large West Coast grass-seed corporation); in addition to facing rising
costs for fuel, fertilizers, pesticides, and labor; while prices for many agricultural products have
declined The health of the primary metals industry relies heavily on the costs of energy.

Manufacturing is projected to have very little growth in Linn and Benton Counties. The forecast
assumes that manufacturing job growth will resume once the economy rebounds from its current
decline, but that employment growth will be more subdued than the prior decade. Manufacturing is
forecast to grow by 270 jobs in Benton County and by just 30 jobs in Linn County between 2000 and
2010. Growth is expected to be led by the machinery and electronic equipment industries. While these
industries do not currently constitute a significant share of manufacturing employment 1n the Albany
UGB, Albany may be able to capture some of this employment growth. Food, lumber, wood, and
metails products are significant manufacturing industries in Albany. These industries are forecast to
have little or negative growth in the region over the 2000-to-2010 period.

Growih 1n finance, insurance, and real estate (FIRE) is generally modest, but with recent hiring at
the First Consumers National Bank call center in Albany, FIRE is forecast to add over 700 jobs in
Linn County (+51.4%). In Benton County, FIRE is forecast to add just 130 jobs (+10.7%).

Table 1-9. Employment Projection for Linn County, 2000-2010

Change From 2000

Employment 2000 2010 # %
Total Nonfarm Payroll Employment 40,370 44,560 4,190 104
Goods-Producing’ 12,040 13,220 280 22
Service-Producing? 27430 31,340 3,910 143
Manufacturing Total 10,450 10,480 30 03
Durable Goods 7,700 7,660 -40 05
Nondurable Goods 2750 2,820 70 25
Nonmanufacturing Total 29,920 34,080 4,160 13.9
Construction & Mining 2,490 2,740 250 10.0
Transportation & Public Utiities 2,180 2,360 180 83
Wholesale & Retall Trade 8,920 10,100 1,180 132
Wholesale Trade 1,840 2,030 180 103

Retal Trade 7,080 8,070 990 140
Finance, Insurance, Real Estate 1,400 2,120 720 514
Services 8,260 9,550 1,290 156
Government 6,670 7,210 540 81

Source Oregon Employment Department. Benton-Linn Labor Treneds, August 2001
'Goods-producing industries include manufactuning, minung, and construction

2Service-producing mdustries include transportation and public utilities, wholesale and retail trade, finance,
insurance and real estate, services; and government

Covered employment data only includes employees who are covered by unemployment insurance laws This
excludes significant segments of the working population, pnmanly proprietors
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Table 1-10. Employment Projection for Benton County/

Corvallis MSA, 2000-2010
Change From 2000
Employment 2000 2010 # %
Total Nonfarm Payroll Employment 36,670 39,960 3,290 9.0
Goods-Producing’ 7,980 8,330 350 4.4
Service-Producing® 28690 31,830 2,940 10.2
Manufacturing Total 7010 7.280 270 38
Durable Goods 6,390 6,600 210 3.3
Nondurabie Goods 620 680 60 9.7
Nonmanufacturing Total 29,660 32,680 3,020 10.2
Construction & Mining 870 1,050 80 8.2
Transportation & Public Utlites 800 990 90 10.0
Wholeszale & Retail Trade 6,170 6,780 610 9.9
Wholesale Trade 690 750 60 8.7
Retail Trade 5,480 6,030 550 10.0
Finance, Insurance, Real Estate 1,210 1340 130 10.7
Services 9,090 10,450 1,360 150
Government 11,320 42,070 750 6.6

Source Oregon Employment Department Benton-Linn Labor Trends, Augrst 2001
'Goods-producing industries include manufacturing, mining, and construction

ZSerwoe-producmg industnies include transportation and public utilities; wholesale and retail trade, finance,
insurance and real estate; services, and government

Covered employment data only includes employees who are covered by unemployment insurance laws This
excludes significant segments of the working population, pnmarily propnetors

Construction employment is expected to slow considerably from the rapid growth of the past
decade. Between 1990 and 2000, construction employment grew by 61 percent in Benton County,
adding 360 jobs, and by 86 percent in Linn County, adding 1,180 jobs. While population and business
growth are likely to continue to add jobs in this industry, construction employment is forecast to grow
by just 80 jobs in Benton County (+8.2%) and by 250 jobs (+10.0%) in Linn County.

As a regional center for urban services, Albany will capture a large share of the growth in
services, retail trade, and government. Linn County is likely to see continued job growth in finance,
due to hiring at First Consumers National Bank’s call center.

Services industries are forecast to add the most jobs in both Benton and Linn counties. Services
industries include, but are not limited to, health, social, business, and professional services. This
sector is forecast to add 1,360 jobs (+15.0%) in Benton County and just under 1,300 jobs (+15.6%) in
Linn County. This is still well short of the growth of the last decade, when the service sector added
over 2,500 jobs in Benton County and just under 2,500 jobs in Linn County.

The mid-valley’s trade sector is forecast to add 610 jobs (+9.9%%) in Benton County and 1,180
jobs (+13.2%) in Linn County. Retail trade is anticipated to add the majority of these jobs in both
counties. Retail trade employment is likely to be boosted by the new Albany Costco store and the
possibility of a new Safeway store in Corvallis. Eating and drinking places are also likely to add
employment in the area’s retail trade industry.

An emerging regional concern is whether new jobs will provide a balance of high and low wages.
Over one-half of the region’s projected new jobs will occur in occupations that had an average wage
of less than $25,000 in 1998. Conversely, only one-fourth of new jobs are likely to be in occupations
paying more than $35,000 in 1998.
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To help assess future needs of existing businesses, Oregon planning rules require local
governments to survey existing firms in the planning area to identify the types of sites they may need
for expansion. A survey prepared by ECONorthwest was sent to major employers in Albany in early
1999. Based on the small number of returned surveys, the larger employers did not report plans for
significant growth. As noted earlier under Albany trends, Tec Labs, Inc. is relocating to a new site
within Albany, as is Goodwill. The Target Distribution Center recently completed an expansion that
more than doubled its size to 1.5 million square feet

Albany has some comparative location advantages, and is an urban center forecast to grow in
population, which suggests that a forecast of modest employment growth is realistic. The next chapter
examines Albany characteristics that might affect future economic growth.
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Factors Affecting Future Economic
Chapter 2 Development in Albany

The previous chapter described recent national. state, and Albany area population and
employment trends and growth projections. The forecasts of population and employment are demand
factors used in planning for an adequate land supply and labor force. This section reviews the supply-
side characteristics of the Albany Urban Growth Boundary (UGB) that could affect how much of the
region’s economic growth occurs in Albany. This chapter is followed by a forecast of employment
growth in the Albany UGB

SUPPLY FACTORS

The existing pattern of development in Linn and Benton Counties reflects the influence of
location factors and comparative advantages in the two-county region, and this pattern is unlikely to
change substantially in the future. Albany was originally located on the Willamette for access to
water transportation. As the community grew around waterborne commerce, subsequent investments
in railroads and highways (particularly Interstate 5) reinforced Albany’s status as a population center
of the two-county region. Businesses located in Albany for access to the transportation network,
laborers, resources and customers. This economic momentum will carry into the future, so that
Albany will likely capture a large share of employment growth and remain the center of economic
activity in Linn County.

The following sections discuss supply-side factors that may affect business location, expansion
and economic development in Albany

Quality of Life

Quality of hfe is difficult to assess because it is subjective—different people will have different
opinions about factors affecting quality of life, desirable characteristics of those factors, and the
overall quality of life in any community. This section describes the factors most often cited in
assessments of quality of life and their characteristics in Albany.

Quality of life is important to economic development in Albany because it affects the relative
attractiveness of the city to migrants. Net migration is expected to make up about 70% of Oregon’s
population growth over the next twenty years ' A relatively desirable quality of life may help Albany
attract more migrants than it otherwise would. Most migrants bring work skills that will help increase
the availability of labor in the region and support economic activity in the construction, retail trade,
and services sectors. Some migrants are highly skilled and can help generate further economic
development by adding their skills to existing businesses or by starting new businesses.

A survey conducted in 2000 for the City of Albany* asked residents what they like most about
Albany. Responses were:

Small town atmosphere (24.5%)
Location and accessibility {20.7%)
Parks and recreation activities (19.8%)
People and neighborhoods (11.6%)

! State of Oregon, Office of Economic Analysis. January 1997. Long-Term Population and Employment Forecasts for
Oregon Salem Department of Administrative Services.

2 Western Attitudes. 2000. Albany Community Attitudes Survey. htp://ci.albany or.us/pages/news_releases/survey.pdf
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Historic districts (5%)

Shops and restaurants (3.9%)
Affordability (1.4%)

Other (13.2%)

& o

Albany’s small town charm and location ranked the highest among its assets. Responses were
distributed over a fair number of topics, which speaks to the diversity of Albany’s qualities.

Some of the characteristics that contribute to a high quality of life in Albany are related to the
region’s natural endowment, which supports recreational and leisure opportunities. The developed
portions of the Linn-Benton region contribute to quality of life by providing communities that support
people through schools, sports, public safety, shopping, and cultural activities. Albany shares these
quality-of-life attributes with most areas of the Willamette Valley, but their characteristics in Albany
make the city unique-

*  Recreation. Albany offers a variety of recreational activities. Access to outdoor recreation is
provided by the many parks, waterways, back roads, and wildlife refuges in the area. Nearby
National Forests offer opportunities for activities such as hiking, biking, camping, boating
and skiing. Albany also has several indoor recreational facilities, including two swimming
pools and tennis and basketball courts.

o Scenery and Locanion. Albany residents enjoy the City’s location on the Willamette River
and views of the Cascade and Coast mountain ranges. Albany is also near the ocean, lakes,
and central Oregon’s high desert.

o Community. Albany offers urban amenities such as parks, shopping, higher education, and
health-care facilities, without the scale of traffic, cnme, and other problems often associated
with larger cities.

o Culture. Albany residents have access to many cultural and educational opportunities in the
Willamette Valley, such as indoor and outdoor concerts, live theater, festivals, lectures,
workshops, art exhibits, and a variety of art, music, language, photography and cooking
classes at Linn Benton Community College and through Albany’s Parks & Recreation
programs.

e  Housing. Albany has a mix of housing choices and price ranges, including a large collection
of historic homes.

Transportation

Transportation access, especially by truck and car, 1s one of the most important location factors to
affect the pattern of future economic development. Transportation directly affects the cost of doing
business at a location, because firms depend on truck access to receive materials and to ship products,
and on automobile access to deliver customers and employees.

Location may be Albany’s best advantage, as Albany is the most centrally located city with the
best variety of direct highway access in the Linn-Benton region.

e I-5 is the principal transportation artery in the Willamette Valley and also connects the
Valley with West Coast cities from Seattle to Los Angeles. Businesses that rely on the
highway network tend to locate in communities near I-5. Since I-5 bisects the city, this
has encouraged and will continue to encourage development in the Albany area.

e U.S. Highway 20 connects Albany to Corvallis and the coast. U.S 20 also runs east to
Lebanon and Sweet Home and through the Cascade Mountains to Bend.

s State Route 99E is a major north-south route that connects Albany directly to some of the
smaller cities not on I-5 and provides an alternate route to Eugene.-
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» Albany’s city and Urban Growth Boundary limits are less than a mile from State Route
34, which connects to I-5, Corvailis and Lebanon.

Railroad access is important to firms that ship bulky materials and products. Major railroad users
in Linn County are primarily lumber mills, paper mills, metals, other heavy industry, and agriculture.
Access to the national rail network is provided in Linn County and Albany by the Union Pacific (UP)
and Burlington Northern Santa Fe (BNSF) railways, with main lines that run north-south parallel to
Highway 99E; these main lines converge in Harrisburg and Albany. Shortline railroads provide
service on branch lines leased from UP and BNSF extending out of Albany. The Portland & Western
Railroad (formerly the Willamette & Pacific Railroad) provides service out of Albany to Corvallis,
Monroe, and Toledo, and the Willamette Valley Railroad provides service to Lebanon, Sweet Home,
and Mill City. Operation of each branch line depends on a few major shippers, and lines may be
abandoned if these shippers reduce their demand for railroad service.

Utilities
Water

Availability of water service is critical to urban development. Major consumption of water may
limit resource-intensive job opportunities, due to the need to balance available treatment capacity
with system demands. Therefore, funding and constraints of treatment facilities may be critical factors
in meeting job growth and demand.

The City of Albany adopted a Water System Facility Plan in 1988. The plan outlines the
community’s water system and treatment needs through the year 2008, and encompasses the entire
area within the City of Albany and City of Millersburg urban growth boundaries. In early 2002,
Albany and Millersburg approved an agreement for a joint water treatment plant off Scravel Hill
Road.

A separate North Albany Water Facilities Plan was completed in 1994. Its purpose was to assess
the condition and adequacy of the North Albany water system and to incorporate planning for that
system into the 1988 facility plan for the Albany water system. Since the completion of the Water
System Facility Plan, Albany has experienced considerable growth, zoning has been modified and
environmental regulations have been enacted. The Public Works Engineering Division is currently
working on an updated Water Facility Plan for all of Albany.

The primary areas of concern for the water supply portion of the City’s system are maintenance
of the historic Santiam Canal (bank stabilization) and improvements to the diversion and intake
structures at its mouth. These improvements include installation of fish screens at the intake as
required by state and federal agencies to protect threatened fish species. Capacity improvements (e.g..
treatment plant upgrades) are funded mainly through System Development Charges, water service
charge revenues, and revenue bonds.

Some major concerns for the water distribution system include providing adequate fire flows to
all developed areas, replacing deteriorating mains and services, and creating system loops to
minimize water outages in areas with only one feed. The major pipeline improvements scheduled in
the 2001-2006 Capital Improvement Program are replacements of deteriorating lines with larger-
diameter mains to improve flows throughout the system.

All development must extend and connect to the public water system when service is available
within 150 feet of the property. Typically, extension of public water mains and appurtenances to
unserved areas is done at the expense of developers as development occurs, or through the formation
of Local Improvement Districts when requested by property owners. The City has also used Urban
Renewal funding and obtained state grants and loans to help extend services to industrial and
commercial areas.
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Wastewater/Sewer

The City of Albany adopted a Wastewater Facility Master Plan in 2000. The new plan outlines
the community’s wastewater collection and treatment needs up to the year 2020. The plan
encompasses the entire area within the City of Albany and City of Millersburg urban growth
boundaries.

The primary areas of concern in the wastewater collection system are pipeline capacity problems
and pipeline structural deterioration. Major sewer capacity problems exist for land east of the I-5
freeway. Other drainage basins 1n the collector system also have capacity issues. The current pipes are
too small to accommodate large-scale development. Concerns at the Wastewater Treatment Plant
include capacity to serve an expanding customer base and technology to meet state and federal
regulatory requirements. Major pipeline improvements and numerous treatment plant upgrades are
scheduled in 2000-2009 to address these concerns. Capacity improvements are funded mainly through
System Development Charges, sewer service charge revenues, revenue bonds, and, in some instances,
state and federal assistance.

Typically, extension of public sanitary sewer mains to unserved areas is done at the expense of
developers as development occurs, or through the formation of Local Improvement Districts when
requested by property owners. System development charge fees may be available to allow the City to
help fund oversize facilities. The City has also used Urban Renewal funding and obtained state grants
and loans to help extend services to industrial and commercial areas. Current City policy is that all
developments must extend and connect to the public sewer system when service is available within
300 feet of the property. Since the system is divided into several drainage basins, availability of
service must be analyzed on a site-specific basis.

Appendix A, Buildable Lands Inventory, Methods and Results, provides tables on water and
sewer availability within the Albany city limits and the UGB.

Labor Force

The availability, skill, and cost of labor can affect the comparative advantage of a location.
Assessing the labor market conditions of individual cities is complicated by the fact that labor is
mobile and firms can attract workers from outside a particular community or the region. However,
most firms will not rely on attracting labor from areas beyond a reasonable commuting distance, so
local labor market characteristics can affect the pattern of economic development. Linn-Benton
Community College in Albany offers courses and degrees in many technical fields and also provides
the opportunity to gain additional education and trade skills. In the past, the college has responded to
local industry by offering courses tailored to meet its training needs.

Commuting Pafterns

The regional labor economist has noted that, according to the 1990 census, over one-third of Linn
County’s labor force and over one-fourth of workers in Benton County commuted outside their
county to work. Table 2-1 shows the pattern of commuting to and from Albany and Millersburg in
1996. When compared with 1990 commuting data, the numbers in this table reflect the higher
incidence of commuting within the region that developed in the 1990s. This trend may be due to
Hewlett Packard’s location in Corvallis.

This section will be updated when the 2000 Census data is available for commuting patterns
(scheduled release is in 2003).

Page 24

February 2002 Albany Economic Opportunities Analysis



Table 2-1. Commuting to and from Albany/Millersburg*

1996
Commuters to Commuters from

Residence/ Workplace Albany Albany
Portland 34 02% 102 0.8%
West Metro 9 00% 18  0.1%
SE Metro 30 0.2% 10 0.1%
Gresham 20 0.1% 00%
Salem-Keizer 767 4.1% 634 48%
Albany 9,967 52.7% 9,967 756%
Corvallis 1105 58% 2383 181%
Eugene-Springfield 143 08% 64 0.5%
North Santiam 766 4.0% 00%
Rural Salem 120 0.6% 0.0%
Polk Co 280 1.5% 00%
Rural Albany 2,136 11.3% 00%
Linn County 3,128 16.5% 0.0%
Benton Co 284 1.6% 0.0%
Woodburn/Silverton 51 0.3% 0.0%
Junction City/Veneta 44 02% 0.0%
Other 32

Total 18,926 100% 13,178 100%

Source ODOT Transportation Planning Analysis Unit 1998. Commuting in the
Willamette Valley p. 36. 1990 Census Transportation Pnning Package adjusted
by population and employment changes to 1996 population and employment
figures

*Note. Areas in Table 2-7 defined by ODOT; Albany consists of Albany, North
Albany, and Milersburg, Rural Albany consists of the rural area surrounding
Albany

The commuting data indicate that approximately 5,800 fewer workers live in Albany/Millersburg
than work there, making Albany/Millersburg a jobs destination within the region. Other interesting
commuting patterns shown by Table 2-1 include:

e 756% (9967) of workers who lived im Albany/Millersburg also worked in
Albany/Millersburg.

e 53% of the 18,926 jobs in Albany/Millersburg were held by people who lived outside of
Albany/Millersburg.

e  24% of jobs in Albany/Millersburg were held by people who commuted from Linn County,
rural Albany (the area surrounding Albany), Corvallis and Benton County.

o 10.2% of jobs in Albany/Millersburg were held by people who commuted from the Salem
area (Salem-Keizer, north Santiam, rural Salem, Polk Co.).

o 742% of the 3,211 workers who commuted from Albany/Millersburg worked in Corvallis.
20% of the Albany/Millersburg resident workers commuted to Salem.

Unemployment

Firms throughout western Oregon currently report a shortage of qualified workers, primarily due
to historically low unemployment in the region over the past four years. A shortage of skilled labor is
repeatedly mentioned in economic plans and analyses for communities in Linn and Benton Counties.

August 2001 labor trend data from the Oregon Employment Department shows that
unemployment in Linn County was 7.4% of the labor force, compared to 2.5% in Benton County and
5.4% in Oregon. Linn County’s unemployment has generally declined since peaking at 15% in the
early 1980s, although it has remained slightly higher than the Oregon average. Benton County’s
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unemployment rate has been consistently lower than the Oregon average during this period, and
Benton County frequently has the lowest unemployment rate in the state, due to the presence of
Oregon State University and Hewlett Packard in Corvallis The generally higher unemployment rate
in Linn County (than Benton County) may be a competitive advantage for Albany to the extent that it
allows firms to find skilled labor more easily than in other areas of western Oregon.

Age Distribution

Age distribution is an indicator of labor-force availability, because most labor-force participants
are over 18 and under 65. Table 2-2 shows the distribution of population by age in Albany, Linn
County, Benton County, and the state of Oregon.

Table 2-2. Age Distribution of Population, 2000
Age Group Albany Linn Co. Benton Co. Oregon

0-17 220% 213% 17.2% 20.5%
1519 7 3% 73% 10.3% 71%
20-24 67% 57% 14.1% 6.7%
25-34 145% 123% 12 9% 13.8%
35.44 149% 147% 138% 15 4%
45-54 137% 14 3% 14 2% 14 8%
55-59 4 8% 5 5% 4 3% 51%
60-64 34% 4 3% 3 0% 38%
65-74 56% 72% 51% 6.4%

75+ 71% 7 3% 5.2% 6.4%
Total 100% 100% 100% 100%

Source US Census Bureau, 2000

Age distribution varies little across the jurisdictions, except that Benton County has a relatively
larger share of population in the 18-24 cohort, reflecting the large student population at Oregon State
University. Because of the lack of variation generally, age distribution in Albany relative to Linn and
Benton Counties and the state as a whole does not appear to be either an advantage or a disadvantage
in terms of labor force.

Table 2-3 shows the forecast percentages of Albany’s population by age group to 2020.
Projections indicate the population over age 65 will increase slightly and the number of children
younger than 17 will decrease slightly to 2020. It appears that approximately the same percentage of
the Albany population will be of “working age” projected out to 2020, resulting in a stable labor pool.

Table 2-3. Forecast of Alhany Age Groups as a Percentage of
Total Population

Age Group 1990 2000 2065 2010 2015 2020
0-17 26 24 23 23 22 22
18-24 11 (b 11 10 10 9
25-44 33 30 28 27 26 25
45-64 16 22 24 26 25 25
65+ 14 13 14 14 17 19
Totals 100 100 100 100 100 100

Source Data mn the 1890 column calculated by Albany Planning staff from US Census Data in the
2000, 2010, and 2020 columns adjusted per state projections. Data in the 2005 and 2015 columns
extrapolated from adjoining columns
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Buildable Land

In 1998, City of Albany staff, as part of a regional study, made a preliminary assessment of
buildable lands within the Albany Urban Growth Boundary (UGB). Before looking at more detailed
work on buildable commercial and industrial lands in Albany, we present Table 2-4 for comparative
purposes. The table shows the amount of buildable land in 1998 in the UGB for each jurisdiction
involved in the regional study. Chapter 3 and Appendix A provide a more detailed discussion of
current conditions of supply and demand for commercial and industrial land within Albany’s city
limits.

For the purpose of this report, buildable land refers to land that is either vacant or
underdeveloped® and that has access to water, sewer, and transportation services or will likely benefit
from those services in the forecast period. The buildable land data in Table 2-4 may include land
containing wetlands, steep slopes, or floodplains considered developable according to city policies in
place in 1998. The amount of buildable land may decrease by the end of periodic review as each city
considers new policies to restrict development in environmentally sensitive lands. Also, much of the
land within UGBs and outside city limits must be annexed or may have significant infrastructure
costs.

Table 2-4. Acres of Buildable Land by UGB,
Benton and Linn Counties, 1998
Community Commerciall Industrial Public

Office
Corvallis 6053 1,182.3 94 3
Monroe 7.8 240
Philomath 168 368.2 6.5
Albany 284.0 626 0
Harrisburg 91 2791 146
Lebanon 144.0 9247
Millersburg 518 673.7
Sweet Home 116.9 479.7 10.9
Tangent 286 101.5

Source. Analysis of the Regional Economy and Housing For Linn
and Benton Counties Data provided to ECONorthwest by staff in each
Junsdrction, perhaps using different assumphons.

Note: Albany includes portions in Benton and Linn Counbes
Albany, Miliersburg and Tangent do not have a “Publbc” plan
designation Those junsdictions assume that land needed for public
employment will be supplied through vacant lands in other plan
designations

Table 2-4 shows that there was a substantial amount of buildable land inside Urban Growth
Boundaries in the two-county region in 1998. Albany has about 15% of the buildable land in the two-
county region: 22% of commercial/office land and 13% of industrial land. Albany has roughly half as
much buildable iand as reported by Corvallis. Most of the other communities in the table also have a
substantial amount of commercial/office or industrial land available for development within their
UGBs. However, the table does not indicate the projected amount of land needed. Local jurisdictions
did not provide information about the size, distribution or other characteristics of parcels included in
the buildable land inventory. In addition, some of this land is no longer vacant, due to development
between 1998 and 2000.

? Underdeveloped Iand mcludes parcels that have redevelopment potential because of low improvement values and also
mcludes larger parcels that have additional space for development (due to low improvement to land value ratio).

Albany Economic Opportunities Analysis February 2002 Page 2-7




City Policies

Annexation

The City Charter was amended in 1998 to require that annexations be approved by more than 50
percent of those voting in an election. In order to be eligible for annexation, a property must be
contiguous to existing city limits and within the Albany Urban Growth Boundary. The City Council
also reviews two major “timeliness™ criteria to determine if a property is ready to be placed on the
ballot for voter approval or denial. An adequate level of urban services and infrastructure must be
available or be made available in a timely manner. Secondly, all necessary studies and reviews must
be completed and sufficient planning and engineering data provided so that any issues regarding
Comprehensive Plan policies and implementing ordinances can be resolved. Lastly, the City Council
may consider, at its discretion, any other factor that affects the timeliness or wisdom of any particular
annexation petition Since March 10, 1998, the date voter approval was instituted in Albany, all of the
several small annexation requests have been approved by voters.

Comprehensive Plan Policies

The authority to regulate development is based on a progression from general goals to specific
regulations. Statewide Planning Goals 9 and 14 provide the framework for the economic development
sections of Albany’s Comprehensive Plan. The Plan includes many goals and policies related to
economic development. The goals are general in nature and do not point to specific economic or
employment outcomes

Albany’s current Capital Improvement Plan shows that the City has pursued its economic
development goals and policies. Community and economic development projects include
infrastructure improvements (street, sewer, water, and drainage) for prime industrial land east of I-5
and several other water and street improvements needed in part for specific development proposals.
The Capital Improvement Plan also includes other transportation and public facility projects designed
to maintain and expand the City’s ability to provide these vital public services.

CONCLUSIONS

Table 2-5 summarizes the significant comparative advantages for economic development in
Albany. Albany will benefit from economic forces encouraging continued urbanization, as well as
from its excellent access to highway and rail transportation. Albany’s transportation access and
existing mix of manufacturing and distribution firms suggest that Albany will continue to attract these
types of firms in the future Albany’s status as an urban center and county seat suggests that it will
attract urban-oriented trade and services firms. A large base of existing firms offers the potential of
employment growth from expansion, and the supply-side factors needed to accommodate new firms
(a relatively large supply of buildable land, available public services, and access to available labor)
are present. Albany should continue to attract the largest share of total employment growth in Linn
County. Chapter 3 develops an employment forecast for the City of Albany.
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Table 2-5. Comparative Advantages for Economic Development in Albany

Location Factor

Advantages for Albany

Existing Economic
Activity

Quality of Life

Water and Sewer
Service

Transportation and
Access to Markets

Labor Market
Conditions

Public Policy

Albany is a center for businesses that may attract similar or related firms:
primary metals, lumber, secondary wood products (furniture, cabinets,
manufactured housing), wholesale trade, and industrial machinery.

Albany offers urban amenities without the traffic, crme, and other problems
associated with larger cities. Afbany’s location near the coast and mountain
ranges offers a wide range of recreational opportunities. However, Albany
shares this charactenstic with other communities in the Willamette Valley.
Impact will vary depending on individual tastes.

Central issues are extension of lines, provision of water supply, and ability to
treat sewage

Albany is centrally located to West Coast (Seattle—L.A) and Wilamette
Valley (Portiand—-Eugene) markets, with access provided by I-5, US 20, Hwy
99 and railroads.

The relative availability of labor in Linn County may attract employers to the
region. Employers are likely to locate in larger and centrally located
communities such as Albany and draw workers from high-unemployment
areas in rural Linn County.

Policies in Albany are generally supportive of economic development, while
seeking to reduce adverse financial and environmental impacts

Source ECONorthwest
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Chapter 3 Buildable Lands Analysis

One of the important objectives of the Economic Opportunity Analysis is to determine whether
Albany has a sufficient amount of buildable land within its Urban Growth Boundary to accommodate
expected empioyment growth over the next twenty vears as required by state law. The analysis starts
with a forecast of employment growth in Albany. Expected employment growth is then translated to
demand for buildable land using assumptions about the average number of employees per acre and
other characteristics of employment growth and land development. The estimated level of
employment demand is then compared to commercial and industrial land supply data presented in
more detail in Appendix A. The city is also refimng its projections of the housing demand and supply
of residentially zoned land available to meet projected population increases over the next twenty
years. The result of this comparison has implications for city policy that are addressed at the end of
this section.

FORECAST FOR CITY-WIDE EMPLOYMENT GROWTH

Forecasts from the State of Oregon show that “covered” employment is expected to grow in
Oregon and in Linn and Benton Counties. Some of this employment growth will occur in Albany, but
the State has not produced an employment forecast for areas smaller than the county level. Because
less than one percent of Albany’s employment is in Benton County, this section will mostly discuss
Albany’s employment as a portion of Linn County’s total. However, when balancing population
growth with employment opportunities, North Albany population and employment opportunities must
be considered.

Covered employment data only includes employees who are covered by unemployment insurance
laws. This excludes significant segments of the working population. Employment data from the
Bureau of Economic Analysis’ reports total employment including non-covered and covered
employment. A comparison of total and covered employment in Oregon shows that covered
employment accounted for an average of 81% of total non-farm employment in 1997. The ratio of
covered to total employment varies across sectors, from 58% in the mining sector to 100% in the
government sector.

Table 3-1 presents a forecast of 2020 covered employment in Albany. This forecast is based on
two assumptions: Albany’s share of Linn County’s 2020 employment, and the distribution of
Albany’s employment in 2020. Albany’s share of Linn County employment increased slightly from
49% in 1990 to 49.5% in 1999. Continued urbanization and Albany’s comparative advantages should
cause its share of Linn County employment to increase by 2020. Albany’s share of Linn County
employment is expected to reach 52% in 2020, for a covered employment level of 26,306. The state
has not yet revised the Linn County 2020 employment forecast to reflect the slowing economy, so the
amount of job growth to 2020 may be less than currently projected.

Table 3-1 also shows the share of Albany’s employment by sector in 1990 and 1999. The change
in share for each sector and the economic outlook for sectors and individual industries were used as
the basis for assumptions about the share by sector in 2020.

! U.S. Department of Commerce, Bureau of Economic Analysis, 2000. Total full-time and part-time employment by
industry (8A25) and full-tume and part-time wage and salary employment by industry (SA27)
http://www bea doc.gov/bealregional/spi/recenthtm Accessed July 24, 2000
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Table 3-1. Covered Employment in Albany Projected to 2020

1990 1999 2020

% Number % Number % Number
Linn County Total 33,028 41,830 50,590
Albany Share of Linn County 49.0 16,198 49 4 20,656 520 26,306
Agriculture, Forestry, Fishing 0.6 | 17 355 15 395
Mining 00 2 01 15 02 53
Construction 30 486 45 929 40 1,052
Manufacturing 218 3,526 167 3,441 160 4,209
Transportation, Comm , Utilities 30 482 42 871 40 1,052
Wholesale Trade 40 651 28 581 28 737
Retail Trade 213 3,446 198 4,083 200 5,261
Finance, Insurance, Real Estate 39 629 41 839 50 1,315
Services 214 3,459 248 5,130 285 7497
Government 211 3,424 214 4,412 180 4,735
TOTAL 100.0 16,196 100.0 20,656 1000 26,306

Sources® Linn County employment forecast from the State of Oregon Office of Economic Analysis, 1990
and 1999 2020 employment distribution for Albany projected by City staff

Albany is projected to add 5,655 covered employment jobs by 2020 Using only covered
employment will systematically underestimate the demand for commercial and industrial land,
because it does not include employees not covered by unemployment insurance laws. Table 3-2
converts the covered employment forecast in Table 3-1 to total employment for Albany in 2020 using
the statewide ratio of covered to total employment for each sector. The ratio of covered employment
to total employment in Albany is 82%. Conversion to total employment increases Albany’s 1999
employment by 5,098 to 24,754 total jobs. The total job growth projected between 1999 and 2020 is
7,206 jobs

Table 3-2. Covered Employment Converted to Total Employment in Albany, 1999 & 2020

Covered 99-20
Employment 1999 2020 Total Job
As % of Total | Covered Totak Covered Total Growth

Agnculture, Forestry, Fishing 62 3565 573 395 636 64
Mining 58 15 26 53 91 65
Construction 73 929 1,273 1,052 1,441 169
Manufacturing 94 3,441 3,661 4,209 4,478 817
Transportation, Comm., Utilihies 87 871 1,001 1,052 1,209 208
Wholesale Trade 94 581 618 737 784 166
Retail Trade 84 4,083 4,881 5,261 6,263 1,402
Finance, Insurance, Real Estate 60 839 1,398 1,315 2,192 794
Senvnices 74 5,130 6,932 7.497 10,131 3,199
Government 100 4,412 4,412 4,735 4,735 323
TOTAL 20,656 24,754 26,306 31,961 7,206

Source Covered employment as a percentage of total employment ratios are from the Oregon Office Of Economic
Analysis Calculations by City of Albany

DEMAND FOR NON-RESIDENTIAL LAND

The employment growth shown in Table 3-2 indicates the demand for commercial and industrial
land in Albany. Different sectors in the economy will need different types of land: for example, most
retail trade employment will occur on jand zoned commercial, while most manufacturing employment
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will occur on industrial zoned land. Employment growth was allocated to four land-use types. These
land-use types and the employment sectors included in each are:

e  Commercial: includes the retail trade sector and 12% of the services sector (hotels,
repairs, movies, recreation constituted 12% of service jobs in 1999)

*  Office: includes the finance, insurance, real estate sector and 88% of services
Industrial: includes the agriculture, mining, construction, manufacturing, transportation,
communication and utilities, wholesale trade sectors

e Public: includes all government (schools, college, city and county offices)

Table 3-3 shows total employment growth by land use type in Albany in the 2000 to 2020 period.
The total employment forecast shown in Table 3-2 was used to adjust the 1999 estimate of
employment to a 2020 estimate using a straight line extrapolation of employment growth. The
employment forecast is derived from the employment data in Table 3-1, which represents total
employment within Albany’s Urban Growth Boundary. Therefore, the employment forecast presented
in Table 3-1 and the employment growth shown in Table 3-3 are for the Albany UGB.

Table 3-3. Total Job Growth by Land Use Type in Albany, 1999-2020

New Employment
Sector 1999 1999 2020 2020( 1999-2020 %
Commercial 5,467 22%) 7,478 23%| 2,011 27 8%
Office 7.724 31%| 11,108 35%| 3,384 46 8%
Industnal 7,152 29% 8.640 27% 1,488 20 6%
Public 4,412 18% 4,735 15% 323 4.5%
Total 24,755 100%| 31,961 100%| 7,206 100%
Source Calculations by City of Albany using ES202 data from the Oregon Employment

Department

Table 3-3 shows that almost half of future growth is expected to be in office employment, which
may be due to the increase in the services and finance, insurance and real estate industry sectors.

Several assumptions must be made to convert empioyment growth to demand for land by land-
use type. Table 3-4 shows the assumptions made in this report about these variables. The describe
assumptions are:

* Percent of total employment growth that requires no commercial or industrial built
space or land. Some new employment will occur outside commercial and industrial built
space or land. For example, some construction contractors may work out of their homes, with
no need for a shop or office space on non-residential land. The Census reports that 3% of
workers in Albany worked at home in 1990.

¢ Percent of employment growth on existing developed land: Some employment growth
will be accommodated on existing developed land, as when an existing firm adds employees
without expanding space. There is little empirical research on the amount of employment
growth accommodated in existing developments.

e Vacancy rate: Some employment growth can be accommodated in vacant buildings on non-
residential land; for example, a new business that opens in a vacant store. The City’s analysis
of existing land use in Albany by zoning district shows that 3% of acreage in
comrnercial/office zones and 4% of acreage in industrial zones was assigned a vacant
building use.

e Employees per acre: The number of employees per acre on non-residential land developed
to accommodate employment growth. There are few empirical studies of the number of
employees per acre, and these studies report a wide range of results. Ultimately, the
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employees-per-acre assumptions reflect a judgement about average densities and typically
reflect a desire for increased density of development

¢ Floor area per employee: Amount of built space (square footage) per employee. There are
few empirical studies of the area of development needed per employee, and the few studies
that exist report a wide range of results Ultimately, this assumption reflects a judgement
about average densities and typically reflects a desire for mcreased density of development.
Square-feet-per-employee assumptions used in a recent analysis of land demand for the City
of Salem were 350 for commercial/office, 650 for industrial, 400 for government, and 700 for
education.

¢ Implied floor area ratio (FAR): This is not an assumption per se, but a measure of the floor
area ratio (FAR) calculated by the assumptions of employees per acre and built space per
employee. This measure is included to indicate the reasonableness of the assumptions for
land and built space per employee.

¢ Percent employment growth on redeveloped land: Some employment growth will be
accommodated on land that is redeveloped: for example, an existing building that is
renovated or torn down and replaced with a new building. There is little research on the
actual level of employment growth accommodated on redeveloped land. A recent estimate of
land demand in Salem assumed 5% of employment accommodated on redeveloped land,
based primarily on the opinion of focus-group members.

e Redeveloped land relative density: Redevelopment of land generally increases the
employment density on that land. An assumption of 50% indicates that employment density
on redeveloped land will be 50% greater than the assumption of density apphed to vacant

land.
Table 3-4. Assumptions for Land Demand
Land Use

Assumption Commercial Office Indusfrial Public
% of employment growth outside commercial and T, s gl"i Do

industnal built space or land 1% o 52% A%
% of employment growth on existing developed s § .

land 0% s i%ﬁ% “10%
Building vacancy rate 7% Q T 5% 5%
Employees per acre :;25 w&é’a’ 12 15
Square feet of floor area per employee 700 3 EO , . 650 600
Implied floor area ratio 40 28 .18 .21
Redevelopment

% employment growth on redeveloped land 5% 5% 5% 5%

Relative density (employees per acre) %jﬂ% _5@% . 50% 50%

Source ECONorthwest Note Shaded areas indicate assumptions by ECONorthwest

Table 3-5 shows the results of applying the relevant assumptions to allocate the projected
employment growth (calculated in Table 3-3) to 2020 Albany will have approximately 6.000
employees to accommodate in new building space, with a majority of the employees and space needs
being for new office development. Approximately 16% of future employment growth (1,100 jobs)
will be accommodated through expansion or redevelopment of existing land and by home-based
employment.
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Table 3-5. Allocation of Employment Growth in Albany, 1999-2020

Total Job On On Requires Requires

Growth Existing Redeveloped no Building New
Sector 1999-2020 Land Land or Land Space
Commercial 2,011 201 100 20 1,689
Office 3,384 338 174 34 2,843
Industnal 1,488 150 68 30 1,235
Public 323 32 16 3 272
Totals 7,206 719 361 87 6,039

Source: Calculations by City of Albany, using EcoNorthwest assumptions in Table 3-4

Table 3-6 shows the amount of new land and built space needed for each land-use type in Albany
over the 1999-2020 period. The amount of land needed (in acres) is calculated by dividing
employment growth that will require new land (the last column of Table 3-5) by the employees/acre
assumption in Table 3-4 (middle row) for each land-use type, with an adjustment for vacancy. Square
feet of building space needed is calculated by multiplying employment growth that will require new
building space by the square feet per employee assumption in Table 3-4 for each land-use type, with
an adjustment for vacancy.

Table 3-6. Albany New Land and Built Space Need
by Land Use Type, 1999--2020

Land Use Type Acres of Land Building Sq. Footage
Commercial 676 25.0% 1,182,300 37 8%
Office 81.2 30.1% 955,050 31.8%
Industrial 1029 38.1% 802,750 25.6%
Public 18.1 6.7% 163,200 5.2%
Totals 269.8 100% 3,143,300 100%

Source: City of Albany

Table 3-6 shows that 270 acres of land and 3.1 million square feet of new building space are
needed to accommodate 6,056 future employees to 2020. The acreage needed could vary depending
on the number of employees accommodated per acre. Table 3-6 averages future commercial, office
and industrial development at 22.4 employees per acre. Commercial uses are projected to need the
most building space, about 1.2 million square feet over the next 20 years. Office space needs are
projected to be just under 1 million square feet of new built space.

Table 3-7 shows that an additional 32 acres will be redeveloped to provide approximately 360
jobs in Albany over the 19992020 period. The assumptions for employees per acre and square feet
per employee were adjusted using the assumption of relative density for redeveloped space (50% for
every land-use type) shown in Table 3-4.

Table 3-7. Albany Redeveloped Land and Built Space
Need by Land Use Type, 1999-2020

Land Use Type Acres of Land Building $q. Footage
Commercial 81 25.5% 35350 377%
Office 97 30.0% 20575 315%
Industrial 12.3 38 3% 24050 25.6%
Public 2.1 6 6% 4800 51%
Totals 32.2 100% 93,775 100%

Source. Calculations by the City of Albany
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Employment growth over the next 20 years is projected to need a total of 300 acres. This seems
hike very little land consumption considering the commercial and industrial land consumption over
the last 10 years as seen in Table 3-8.

Table 3-8. Acreage Consumed 1990-2000, by Zoning District

Zones ‘NGB CH $B 1P LI H HD% B%@g MS OP ES Total

Acres 40 713 556 12 114.8 147 27 29 03 0.8 15 138 02 4402

Source City of Albany, building permtt data. Includes developments approved and under construction Does not
include projects that have land use approval, but construction has not started

Note: Shaded areas indicate clusters of zone types See Table 3-9 for zene descriptions

Table 3-8 shows that 440 commercial, industrial and office zoned acres were consumed by
development between 1990 and 2000 (See also the New Development map located behind Chapter 4,
which shows development between 1990 and March, 2002.) Albany gained approximately 6,800 jobs
in the 1990s, which averages to 15 employees per acre for commercial, office and industrial
development (assuming no job development on already developed land). The large number of acres
developed can be attributed to a handful of large parcels that were developed, such as the 105-acre
Target Distribution site (zoned IP). In addition, the new Linn County Fairgrounds site (zoned LI) used
35 acres with very few jobs produced, and the Blue Ox RV Park in the CH zone is residential use.
Several industries, like Target Distribution, have enough room for future expansion at their current
locations.

SUPPLY OF LAND BY TYPE

The available land supply was calculated by identifying vacant and redevelopable parcels using
assessment data from Linn and Benton Counties. Vacant parcels were defined as those with an
improvement value less than $10,000. Land with redevelopment potential was defined as that with
improvement values between $10,000 and $100,000. Table 3-9 shows the supply of vacant and
redevelopable land within Albany’s UGB by zoning district and Comprehensive Plan designation.
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Table 3-9. Acres of Available Land in Albany UGB by Zone and
Comprehensive Plan Designation, 2000

Vacant Redevelopable Total

Zoning DistrictiComp Plan Designation Acres Acres Acres
Inside Albany City Limifs
NC Neighborhood Commercial 17.8 63 241
CC Community Commercial 108 3 42 6 150.9
CH Heavy Commercial 484 186 67.0
MS Main Street 47 55 10.2
P8 Pacific Boulevard 28 41 6.9
HD Historic Downtown 3.0 79 109

Total Commiercial Zones 185.0 850 270.0
ES Elm Street Medical 04 37 41
LE Lyon-Ellsworth 1.4 3.6 5.0
CB Central Business 38 52 90
OP Office Professional 199 60 259

Total Office Zones 255 18.5 44.0
HI Heavy Industrial 105.1 136 118.7
IP Industrial Park 320.5 106 3311
L1 Light Industrial 2069 681 275.0
MUI Mixed-Use Light Industnal 6.5 5.0 115

Total Industnal Zones 639.0 7.3 736.3
Total Inside Albany City Limits 849.5 200.8 1,050.3
Albany UGB (Qutside City, Comp Plan)

Commercial 551 0.0 551

Industrial g4 9 0.0 949
Total UGB 150.0 0.0 150.0
Albany UGB Total by Type

Office 255 18.5 440

Commercial 2401 85.0 3251

Industrial 7339 97.3 8312
TOTAL ACRES 999.5 200.8 1,200.3

Source Ciy of Albany

Table 3-9 shows that 1,050 acres of vacant or redevelopable commercial and industrial land is
within Albany’s existing city limits. Only 150 acres of vacant commercial and industrial designated
land is outside the city limits and inside the UGB. The buildable land supply methods and more

detailed results and analysis are found in Appendix A, Buildable Lands Inventory.

The city is also analyzing the vacant residentially zoned lands to determine whether or not there is
enough land zoned to accommodate the projected need for 6,000 new households of various types

between 2000 and 2020.

The figures calculated in this chapter may vary, as several factors can greatly affect the amount of

land available for development in the market at any one time. These factors include:

¢ Size of parcels. Size can limit the types of development that are feasible. This constraint
is most often faced by uses that need large parcels of land. Table 3-10 shows vacant and
redevelopable parcels by size and zoning district. There are very few parcels larger than
one acre and even fewer parcels larger than 5 acres Most of the parcels larger than 20
acres are zoned industrial.

e Availability of water and sewer services. Most parcels within Albany’s city limits can
be serviced by water and sewer. In some instances, this can be quite costly. Some areas
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within the city need facility upgrades; some have been scheduled in the 2001-2006
Capital Improvement Program. Large demand for either domestic water or sewer
treatment capacity could exceed existing treatment capacities. Appendix A identifies the
number of acres and parcels within Albany’s city limits and Urban Growth Boundary
currently with and without water and sewer service.

Table 3-10. Vacant and Redevelopable Parcels by Size, 2000
<1 1-5 5-20 20+

Zoning District/Comp Plan Designation acre acres acres acres Total
In Albany City Limits
Neighborhood Commercial 28 6 1 0 35
Community Commercial 259 17 2 1 279
Heavy Commercial 48 12 3 0 63
Pacific Boulevard 19 1 0 0 20
Central Business 46 0 0 0 46
Elm Street Medical 33 0 0 0 33
Histonc Downtown 84 0] 0 0 84
Lyon-Ellsworth 31 o o 0 31
Main Street 46 0] 0 0 46
Office Professional 37 8 1 0 46
Heavy Industnal 19 11 5 1 36
Industrial Park 3 1 4 3 16
tight industnal 117 50 2 4 173
Mixed-Use Light Industnal 37 1 0 0 38
Totals in City Limits 453 71 12 13 549
Albany UGB (Outside City, Comp Plan)
Commercial 11 g 3 0 23
Industnial 10 16 1 1 28
Total inside UGB 21 25 4 7 51
TOTAL ACRES 474 96 16 14 600

Source City of Albany

e Timing and speculation. Property owners may be holding property for planned
development (including expansion of existing businesses) or in anticipation of higher
profits in the future

¢ Environmental constraints. Wetlands, floodplains, riparnian corridors, contamination
and other constraints can make land undevelopable, limit its use, or increase the costs of
development. Approximately 10 percent of undeveloped land within the Linn County
portion of the Albany UGB contains significant wetlands.

With the exception of environmental constraints, we do not expect these factors to have a
significant effect on the amount of land available over the twenty-year time frame of this analysis
Land constrained by wetlands or riparian corridors may be excluded from the buildable land
inventory when a study and protection program are complete in 2001 or 2002. However, Table 3-10
shows very little vacant land larger than one acre and even fewer large tracts available. In particular,
there is very little land zoned CC (Community Commercial) or OP (Office Professional) greater than
5 acres i Albany.

While an analysis of the short-term real estate market is beyond the scope of this report, the
match between long-term supply and demand is an indicator of the importance of the constraints on
the short-term supply of land. If supply and demand are closely matched, constraints could have a
significant impact on the short-term market for land that may need to be addressed by public policy.
If supply greatly exceeds demand, constraints are unlikely to have a significant impact on the short-
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term supply of land. The demand for and supply of land over the next twenty years are shown in the
following section.

COMPARISON OF LAND DEMAND TO LAND SUPPLY

Table 3-11 shows the match of land supply and land demand by land-use type. Supply data
includes land currently zoned for commercial, office and industrial uses, as well as land inside
Albany’s UGB that is designated in the Comprehensive Plan for employment uses. Excluded from
Table 3-11 is the supply of public land. This is difficult to assess because public uses are not a
separate zone and are allowed in most zones under current Albany regulations.

Table 3-11. Comparison of Land Supply and
Demand in Albany UGB, 19992020
Vacant Redevelopable

Land Use Type Acres Acres Total
Supply

Commercial 2401 85.0 3251
Office 255 18.5 440
Industrial 733.9 873 8312
Total Supply 999.5 200.8 1,200.3
Demand

Commercial 67.6 81 %7
Office 812 97 909
industnal 1029 12.3 115.2
Pubiic 18.1 2.1 20.2
Total Demand 269.8 322 302.0
Surplus (Deficit)

Commercial 172.5 76.9 2494
Office (65.7) 8.8 (46.9)
Industnal 631.0 850 7160
Public (19.0) (2.0) {21.0)
Total 729.7 168.6 8588.3
Sources Supply data from the City of Albany, demand estimates from
ECONorthwest

A quick assessment shows a surplus of commercial and industrial land compared to projected
demand, but not enough land zoned for office uses to meet the projected 20-year demand. Currently,
office uses are allowed in most commercial zones, but the land is not guaranteed for office uses. In
response to the need for more office-designated lands, the city is proposing to reduce the minimum lot
size in the Industrial Park zone, from 5 acres to 10,000 square feet. The Industrial Park zoning
district is intended to provide opportunities for industrial and business parks containing offices
together with clean, non-polluting industries in a quality environment.

‘When parcel size 1s a factor, the surplus of buildable land may actually be much less, due to ven
few vacant parcels larger than one or five acres in most commercial zones. The location, size and
environmental constraints of available land also need to be considered when looking at the short- and
long-term markets. Lastly, the city may wish to consider public land needs (especially schools) when
planning future growth areas in the city. Table A-3 in Appendix A, Buildable Lands Inventory, looks
more closely at buildable land characteristics.
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Findings, Policies &
Chapter 4 Implementation Strategies

KEY FINDINGS
ECONOMIC CONDITIONS IN ALBANY

Employment Base

The Albany Urban Growth Boundary (UGB) had 20,659 covered wage and salary jobs in
1999. The largest industries in Albany in 1999 were:

¢ Local Government, including public K-12 schools and Linn-Benton Community
College (3,780 jobs)

e Health Services (1,639)

¢ Business Services (1,554 )

¢ Eating & Drinking Places (1,447)

¢ Food & Kindred Products (964)

¢ Lumber & Wood Products (§49)

¢ General Merchandise Stores (687) and
¢  Primary Metals (681).

Total employment in the Albany area grew by 4,461 jobs or 28% between 1990 and 1999 and
accounted for 51% of employment growth in Linn County. Albany’s population growth was 20%,
or 6,487 new people, over the same period. Albany’s share of Linn County employment did not
change significantly between 1990 and 1999, remaining at about 50%.

Until recently, Albany’s economy has traditionally relied on primary metals, lumber and
wood products and food processing industries. The biggest shift in employment since 1978 has
been in the services and manufacturing sectors. The percentage of covered employment in the
services sector increased from 10% in 1978 to 21% in 1997 and then to 25% in 1999, only two
years later. The manufacturing sector shifted from having 31% of ali covered employees in 1978
to 20% in 1997, and down to 17% in 1999,

Income Characteristics

Per capita income in Linn County has been lower than the overall Oregon average from 1969
to 1998 The gap between per capita income for Oregon and for Linn County has grown over the
last decade, from $2,800 in 1988 to $4,700 in 1998 (in constant 1998 dollars). However, Linn
County’s per capita income is still higher than the per capita income of most Oregon counties,
due to their rural character. Per capita income in Benton County surpassed the state’s average in
1995, following the Hewlett Packard expansion.

Linn County’s 1999 median household income ($39,400) ranked eleventh (out of 36
counties), following behind the metropolitan areas in the State. Benton County’s 1999 median
family income of $52,400 was at the top with the Portland Metro counties. The 1998 median
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family mcome for Albany, including North Albany, was estimated at $39,603, which was higher
than that for Linn County.' The 1998 median family income for Albany ($39,306) was lower than
in Corvallis ($50,779), and Benton County ($53,076).

COMPARATIVE ADVANTAGES FOR ECONOMIC DEVELOPMENT IN
ALBANY

Albany will benefit from the economic forces encouraging continved urbanization, as well as
its excellent access to highway and rail transportation Its transportation access and existing mix
of manufacturing and distribution firms suggest that Albany will continue to attract these types of
firms in the future. Albany’s status as an urban center and county seat of Linn County suggests
that 1t will attract urban-oriented trade and services firms. A large base of existing firms offers the
potential of employment growth from expansion, and Albany has the supply-side factors needed
to accommodate new firms: a relatively large supply of buildable land, availability of public
services, and access to available labor. Albany also offers urban amenities without significant
traffic, crime, and other problems associated with larger cities. Albany should continue to attract
the largest share of total employment growth in Linn County.

EXPECTED POPULATION AND EMPLOYMENT GROWTH

Albany is expected to gain approximately 13,000 residents and approximately 7,200 covered
jobs between 1999 and 2020°. This represents a decrease in the ratio of employment growth to
population growth when compared with the last decade. In the 1990s, employment growth
exceeded population growth. The projected decline in employment growth relative to population
may reflect the impact of aging baby boomers reaching retirement or the expectation that more
Albany residents will commute outside the city for employment opportunities.

The Oregon Employment Department forecast of employment growth in Linn County and the
Benton County/Corvallis MSA) shows Services, Retail Trade, Government, and Manufacturing
sectors are expected to lead employment growth in the region over the 2000-2010 period. This is
consistent with Albany’s growth trends between 1990 and 1999 and with recent developments in
Albany

The Food Products, Lumber & Wood Products, and Primary Metals industries are expected to
have little or negative growth in the region over the 2000-2010 period These industries are a
significant portion of Albany’s Manufacturing industries, comprising 15% of total Albany
employment and 75% of employment in the Manufacturing sector.

Albany is projected to add 5,655 wage and salary jobs or 7,206 total jobs within the UGB
between 1999 and 2020. The largest growth is projected in Services (3,199 new jobs), Retail
Trade (1,402), Manufacturing (817), and Finance Insurance Real Estate (F.IR.E., 794) sectors.
Growth in these sectors accounts for §7% of Albany's expected employment growth in the next
twenty years. The forecast of total employment growth and methods are explained in Chapter 3.

RECENT TRENDS: HIGHLIGHTS OF THE 90'S

Albany experienced some development in commercial and industrial zones over the last
decade. Table 4-1 takes a closer look at where growth has been by zoning district and shows the

! Claritas, Inc, U S Department of Housing and Urban Development, Calculations by ECONorthwest.

2 Due to the loss of jobs between 1997 and 1999 and the slowmng economy, this forecast may be high
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amount of non-residential acreage used over the decade. The New Development 1990-2002 map
(tocated behind Chapter 4) shows where development has occurred. Business growth has been
distributed across all zones and in most areas of the city.

Table 4-1. New Development in Acres, hy Zoning District, 1990-2000
ZONE ":NC CC. GH.PB P LI HI ‘HD CB LE MS OP ES Totals

Acres 40 713 556 12 1148 147 27 29 03 08 15 138 02 4402

Source City of Albany, building permut data, 2000 These totals include developments that are complete or under
construction.

Note Shaded areas indicate clusters of zone types. See Table 3-8, page 3-7 for zone descriptions

The 440 commercial and industrial acres used for development in the last 10 years includes
sites that are only partially developed and have expansion room available on site. For example,
the Target distribution center doubled its size on the same parcel in 2000. Non-commercial or
industrial development has also occurred in these zones. Examples are the new Linn County
Fairgrounds and Expo Center in Light Industrial and the Blue Ox RV Park in Heavy Commercial.
Some new businesses (such as warchouses) have created relatively few jobs for the large amount
of land consumed.

The following list highlights some of the recent new or expanding businesses in Albany. As
forecasted, most of the recent growth has been in the retail- and services-related industries.

» 200!. Coastal Farm and Home Supply is constructing a new 70,000-square-foot facility.
e 2001. Tec Labs, Inc. began construction on their $5 million headquarters.

*  2001. An 11,000-square-foot medical office is completed on a redeveloped site, valued at
$1mitlion.

¢ 2001. Goodwill redeveloped a site with a new 20,000 square-foot facility.
s 2001. Red Robin Restaurant opened in the Heritage Mall area.

s 2001. First Consumers National Bank Call Center (Spiegel Group credit cards)
remodeled a former grocery site.

e 2001. Costco Wholesale opened a 140,630-square-foot facility valued at more than $4.7
million.

¢ 2001. A 6,180-square-foot dental office opened in North Albany.
e 2000. The Target Distribution Center doubled in size to 1.5 million square feet.

e 2000-2001. Three new hotels with 254 rooms and meeting space opened, representing a
total investment of almost $9 million.

¢ 1998 Allann Brothers coffee roasting plant, offices, distribution center, and cafe opened
a $1.5 million facility.

» 1997. Home Depot built a $3.5 million Albany store.

DEMAND FOR AND SUPPLY OF BUILDABLE LAND IN ALBANY

Projected employment growth in the Albany UGB was used to estimate the demand for
commercial, office, industrial, and public land in Albany. Employment growth was converted to
land demand through assumptions about the number of employees per acre, amount of
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employment growth on currently developed land, the amount of redevelopment, and other aspects
of land development. These assumptions are found in Chapter 3.

Albany’s projected employment growth between 1999 and 2020 is 7,206 total (covered and
non-covered) jobs. Table 4-2 shows both Albany’s supply of vacant and redevelopable land in
2000 and Albany’s demand for land by type to 2020. In 2000, the City estimated there were 850
acres of vacant commercial and industrial zoned land and 201 acres of land with development
potential within the City limits.

Table 4-2. Comparison of Albany Land Supply and Demand, 2000
Vacant Redevelopable

Land Use Type Acres Acres Total
Supply

Commercial 1850 85.0 270
Office 255 18.5 440
Industnal 6390 973 736.3
Total Supply 849.5 200.8 1,050.3
Demand

Commercial 676 8.1 %7
Office 812 97 909
Industrial 102 9 123 1156.2
Public 181 21 202
Total Demand 269.8 32.2 302.0
Surplus {Deficit)

Commerciat 117.4 769 194 3
Office (657) 88 (46 9)
industrial 5361 850 6211
Public (18.1) 20) (20 1)
Sources Supply data from the City of Albany, demand estimates from
ECONorthwest

A comparison of land demand and supply shows enough land is zoned for future employment
needs to 2020 within the City limits, with the exception of office land. Most office development
has occurred in the commercial and mixed-use zones, where a variety of commercial uses (office,
retail, services) compete for available land and floor space. There appears to be enough vacant or
redevelopable commercial and industrial land to accommodate future office development,
including Central Albany. The land analysis found 200 acres with redevelopment potentiai in the
City limits.

While Albany has a lot of vacant industrial land, the location and size of these parcels may
not be suitable to meet the needs of businesses and industries. There are 55 acres of vacant
commercially designated land and 94 9 acres of vacant industrial land outside the City limits, but
inside the Albany Urban Growth Boundary The demand for land by type is shown below and the
methods for calculating the demand are discussed in Chapter 3.

A more detailed look at the data by parcel in Appendix A shows that there are very few
parcels over five acres zoned for commercial uses. The Vacant Lands Map (following this
chapter) shows vacant parcels are clustered in the southwest end of the city, with a few smaller
clusters of land east of I-5, in North Albany, and in the center of the city
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THE NEXT STEPS:

The City of Albany is working through answers to key economic development issues and
questions before developing a strategy for economic development. The City has reviewed the
Albany Comprehensive Plan economic goals, objectives, strategies and policies and is
recommending additions to update the policies to meet today’s needs.

KEY ECONOMIC DEVELOPMENT ISSUES

This section lists some of the key economic development issues that should be addressed in
order to choose an effective strategy. There is overlap across categories. For example, funding is
a critical issue for all categories, but especially for Transportation and Utilities, where large
public investments are required. Rather than flagging funding under each topic, however, we
discuss it once under the last heading, Finance and Regulation. Similar points could be made
about issues relating to coordination among agencies and institutional arrangements for supplying
services.

LAND USE, PLANNING, AND LAND MARKETS

o  Non-residential Land Supply. The City appears to have sufficient land within the Albany
UGB to accommodate expected employment growth in industrial and commercial sectors
over the next 20 years. The City does not have enough land specifically zoned for office uses
to accommodate the large demand to 2020. Do the size and location of vacant tracts match
the needs of future businesses? Do allowed uses in the zones where there is vacant land
allow for the types of firms and uses the City is likely to attract or wants to attract? How will
redevelopment affect our land needs?

e Efficient Site Design. Current development regulations specify a minimum amount of parking
and landscaping for new development. These can limit the maximum floor area ratio (FAR)
that can be achieved on a parcel. Should the city examine how to increase FARs in each
zoning district in order to minimize the conversion of vacant land, thereby extending the
build-out period? Encourage increased height in certain zones?

o Jobs/Housing Balance. A large share of Albany residents commute to work in other parts of
the Willamette Valley. As well, a large share of Albany jobs are filled by workers commuting
into Albany. How does this pattern affect land use and economic development policies
intended to increase job growth within the City? Can mixed-use zones help to increase the
balance and the efficiency of the transportation network?

TRANSPORTATION

e Transportation Plan. Are the proposed improvements to the transportation system in the
City’s TSP acceptable to the City? Do economic development issues suggest that the TSP
may need to be modified to reflect potential changes in land use and commuting patterns?
Are the TSP projects in the right priority? Should the City promote rail or other transit service
to link Albany to other communities in the Willamette Valley?

e Arterials and Collectors. Many jurisdictions are currently deferring some cost-effective
maintenance because of budget constraints. Albany is not financially able to keep up
maintenance and funding capacity expansion for the existing system and future growth. How
should the City address the current street maintenance problem?
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I-5 is the key element of the City’s transportation advantage. What is the best way to exploit
and protect that advantage? Do economic development issues suggest improvements needed
to I-5 or interchanges in the Albany area?

State Highways. Many rural residents commute to Albany areas to work, and commuters are
driving population growth in rural areas around Albany. Will there be sufficient state and
county funding to maintain and improve these highways? Is increasing the ease of automobile
commutes from rural areas consistent with the City’s goals for urban form and jobs/housing
balance? To what extent does local government wish to pursue other measures that may
change demand for trips (e.g, parking regulations, employer-based trip reduction rules,
support for telecommuting)?

UTILITIES

Water and Sewer. The City is currently capable of meeting all required quality requirements
for domestic water supplies. Within the next 5 to 10 years, it is expected that a capacity
expansion will be required for the water supply The Master Planning process currently
underway will define associated improvements and propose a financial plan to support
construction. The wastewater treatment facility is currently over capacity during the winter
months. Capacity expansion is currently planned to begin in 2004/5. The current financial
plan is designed to support these improvements. Depending upon the siting requirements of
new or expanded facilities, there may be issues with extension of required piping. The issue
the City must address 1s how will all improvements be financed? It is generally accepted that
the infrastructure system is currently under-funded to meet both the replacement and future
expansion needs.

Electricity. The region currently has access to relatively low-cost, high-quality electricity
service. The 2000-2001 winter tested the region’s supply of electricity, and there are
questions as to whether it is sufficient to support long-run growth. Deregulation of electricity
markets should increase choices for electricity customers How can Albany best take
advantage of this economic asset and ensure its availability?

Telecommunications. Service problems have been the primary telecommunications issue in
the region; this may be resolved by state PUC regulation and competition for local phone
service. Does the City have sufficient access to high-speed Internet connections to support
growth in the Services, F.I.LR.E . and other sectors? Is there a need to invest in fiber optics?

WORKFORCE AND EDUCATION

Current Labor Shortage Many firms, including those in high-tech industries, are reporting a
shortage of skilled labor at all levels. This may explain why 70% of our population growth
since 1990 has been people moving into Albany. A common complaint has been a shortage of
recent high school graduates with adequate skills and work ethic. This problem persists
despite efforts to teach job skills in high school and a variety of training programs available
in the region, including at Linn-Benton Community College (LBCC). Many training
programs have fewer students than they could handle, primarily because of the current
strength of the economy with 1its very low unemployment rate. Should and can the City be
doing more? Can LBCC being doing more?

Long-run Labor Supply and Demand. The Oregon Employment Department indicates
demand will exceed supply of workers requiring only a high school diploma or on-the-job
training, While some of these jobs will be low-paying, others may be relatively high-wage
manufacturing jobs. Many firms in Oregon are concerned that a lack of affordable housing
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will limit the supply of labor for lower-paying jobs. Should Albany seek to increase the level
of business skills education and awareness of manufacturing jobs in local schools? What, if
anything, should Albany do to promote more affordable housing?

NATURAL RESOURCES AND ENVIRONMENT

o Agriculture and Forestry. While these sectors are an important part of Albany’s economy,
they are not expected to generate significant job growth. Should the City focus economic
development efforts on protecting or expanding these traditional sectors? What alternatives
for local employment are there?

e Growth vs. Quality of Life. Some citizens are beginning to view growth as threatening the
small-town atmosphere and environmental amenities that are an important part of quality of
life in communities. How can Albany accommodate growth and still maintain our quality of
life?

REGULATION AND FINANCE

¢ Funding. Probably the number-one issue in any discussion of economic development is the
ability to fund necessary facilities. Roads, sewer collection and treatment plants, parks,
community centers, water distribution and supply improvements, incentives to attract
desirable businesses: these and dozens of other desirable improvements cost money. Funding
issues will never be solved once and for all—they will be an on-going discussion. Also
relevant here are issues relating to the City and State tax structures and economic incentives.

¢ Effective Regulation. Simply eliminating regulation is almost certainly not beneficial for
economic development in the broader sense. Some government regulations are effective in
that they provide benefits (e.g., environmental protection, public safety, contract
enforcement) that are greater than their costs. If one acknowledges that point, then the more
interesting question is: what is the proper level of government regulation in dozens of areas?
Can the objectives associated with economic development be achieved with less red tape?
Can permit processing be consolidated and expedited? Can market mechamsms, which
produce efficiencies in the private sector, be used to improve the efficiency of the public
sector?

TARGET INDUSTRIES & BUSINESSES

¢ “Targeting” refers to strategies that focus on retention and expansion of existing firms or
attraction of new firms that are determined to be desirable for the Albany community. Most
communities that target specific industries and businesses look for above-average wages,
high levels of capital investment, linkage to other industries, low utilization of or impacts to
available natural resources and efficient use of available land. Targeting is typically used to
provide a focus for economic development efforts, but not to exclude other industries from
these development efforts. Before targeting a specific industry, the community must decide
what it is trying to accomplish. Does the Albany community have a clear objective m
retaining existing firms and attracting new ones? Which industries should the community
focus on? What actions should it take to retain or attract targeted industries?

KEY QUESTIONS TO CONSIDER

1. Who should establish economic development policies for the City?
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Does the City Council wish to take an active role in policy development?
Who else should be involved in the development of an economic development strategy?
Where are the City’s economic development policies laid out?

Who carries out the City’s economic development policies? To whom are they
accountable?

Does the City wish to be reactive or proactive in attracting new businesses or
encouraging expansions?

What factors should be evaluated when considering whether the City wishes to encourage
a site location or expansion {these might include pay scale, environmental impacts,
impacts on utility systems)?

What is the City’s position on economic development incentives (such as the Enterprise
Zone and “oversizing” funds for water and sewer)?

Is there interest in creating a focused investment strategy to encourage development in
certain locations, such as in the Central Albany area?

Should the City recruit industry on properties that are not in the City limits but are
contiguous?

How will the findings in this document be used?
Is there interest in developing a strategic plan for economic development?

How does Albany integrate focal policies with those of other jurisdictions in the region
and with State government?

ECONOMIC DEVELOPMENT POLICIES & STRATEGIES

Once the community adopts goals and objectives, then strategies can be implemented in the
form of policies. Table 4-3 1s an illustrative List of policies related to typical economic
development goals. A strategic plan can be an effective way to implement new policies and
prioritize projects and funding,

Page 4-8
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Table 4-3. Summary of Potential Economic Development Policies

CATEGORY/POLICY

DESCRIPTION

A) Land Use

Policies regarding the amount and location of available land and allowed
uses.

Provide adequate supply of land to

As per state requirements, Albany should provide an adequate supply of

support employment growth development sites to accommodate anticipated employment growth with the
public and private services, sizes, zoning, and other characteristics needed by
firms likely to locate in Albany.

Cut red tape Take actions to reduce costs and time for development permits. Adopt

development codes and land use plans that are clear and concise

B) Public Services

Policies regarding the level and quality of public and private
infrastructure and services.

Provide adequate infrastructure to
support employment growth

Provide adequate public services (i e , roads, water, and sewer) and act to
ensure that adequate private utilities (1 e., electricity and communications) are
provided to existing businesses and development sites

Focused public investment

Provide public and private infrastructure to identified develcpment sites

Communications infrastructure

Actions to provide high-speed communication infrastructure, such as
developing a local fiber optic network.

C) Business Assistance

Policies to assist existing businesses and attract new businesses.

Business retention

Targeted assistance fo businesses facing financial difficulty or thinking of
moving out of Atbany

Recruitment and marketing

Establish a program to market Albany as a location for business in general, and
target relocating firms. Take steps to provide readily available development
sites, an efficient permitting process, well-trained workforce, and perception of
high quality of life

Development districts (enterprise zones,
redevelopment districts, etc.)

Establish distncts with tax abatements, loans, subsidized infrastructure,
reduced regulation, or other incentives available to businesses in the distnict
that meet speciied critena.

Public/private partnerships

Make pubfic land or facilities available, public fease commitment in proposed
development, provide parking, and other support services

Financial assistance

Tax abatement, waivers, loans, grants, and financing for firms in Atbany
meeting specified criteria.

Busmess incubators

Create low-cost space for use by new and expanding firms in Albany with
shared office services, access to equipment, and networking opportunities

Mentoring and advice

Provide low-cost mentors and advice for iocal small businesses in the area of
management, marketing, accounting, financing, and other business skills.

Export promotion

Assist businesses 1n identifying new products and export markets; represent
local fims at trade shows and missions

D) Workforce

Policies to improve the quality of the workforce available to local firms.

Albany Economic Opportunities Analysis
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Job tramning Create opportunities for training in general or implement training programs for
specific jobs or specific population groups (1 e , dislocated workers).

Job access Provide transit/shuttle service to bring workers to job sites.

E) Utilities

Water Target industnal users that require low to medium water supply 1L ocate farge
water consumers adjacent to major transmission systems

Sewer Target industries that have minimal impacts on the wastewater system i both
quantity and quality

Streets Locate major traffic generators adjacent to adequate transportation corndors

Energy (gas and electncity) Require coordination of resource uses at the fime of Site Plan submittal

F) Other

Regional collaboration

Coordinate econemic development efforts with Linn County and the State so
that clear and consistent policies are developed

Quality of life

Maintain and enhance quality of life through good schools, cultural programs,
recreational opportuniies, adequate health care facilites, affordable housing,
and environmental amenities

Page 4-10
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Buildable Land Inventory:
Appendix A Methods and Results

This appendix explains the methods used in developing the buildable lands inventory that
provided the supporting data for the report. The inventory defines the available land for development
by associated zoning district and parcel size. An analysis of existing land uses by zoning district is
also included.

METHODS

The City of Albany conducted fieldwork in June 2000 to determine the current status of lands
zoned for industrial and commercial uses. Lands were categorized by occupancy and were noted as
either vacant, vacant buildings or occupied. The land uses were noted and classified by industrial
sectors.

Land that has potential to be developed is considered buildable land. For this analysis, buildable
land includes vacant land as well as land that is underdeveloped or that could be redeveloped due to a
relatively low improvement value or vacancy Development potential was determined using
improvement values from the 2000 Linn and Benton County Assessor’s data. This method has its
uses and limitations. Improvement value indicates a level of long-term investment in property
However, a property with no value should not be assumed to be unused. For example, land with no
or low improvement value may be in use with adjacent property for parking, landscaping or outside
storage. Lands with natural or environmental constraints were NOT excluded from the inventory.
Once Goal 5 work is complete, the buildable lands inventory will be adjusted to exclude any
constrained lands.

Vacant Lands. Lands with no improvement value and improvement values less than $10,000 are
considered vacant and partially vacant (Vacant 1 and Vacant 2). Both categories were used so
that truly vacant lands could be determined when necessary.

Redevelopable Lands. Lands with improvement values between $10,000 and $100,000 are
considered to have redevelopment potential. Redevelopment potential requires two additional
assumptions: the threshold at which a lot becomes redevelopable, and the percentage of
potentially redevelopable land that will actually redevelop during the 20-year planning period.
Improvement value by acre is another way to try to figure out if land has redevelopment potential.
For this study, data generated by improvement values gave a fairly accurate picture of what might
be vacant or have development potential over the next 20 years. The improvement-to-land-value
ratio was calculated for all parcels (Appendix D).

Developed Lands. Lands with improvement values greater than $100,000 In today’s economy,
the value of $100,000 is considered a moderate investment that is less likely to have additional
development over the next 20 years. Of course there will be opportunities for expansion of
existing businesses at current locations.

Table A-1 shows the criteria for determining development potential.
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Table A-1. Criteria For Lands With Development Potential

Type Formula
Developed Land improved value > $100,000
Redevelopable $10,000 < improved value < $100,000
Vacant (1) improved value = 0
Vacant (2) 0 < improved value < $10,000.

Source City of Albany, Linn County Assessor's Data, May 2000

Table A-2 shows the acreage of land by development potential for all of the commercial and
industrial zones currently within Albany's city limits

Table A-2. Land by Development Potential Within Albany

Type Acreage Percentage Parcels >0.5acre
Developed 1,026 3 49.4%
Redevelopable 2008 97% 74
Vacant (1) 7798 37 6% 160
Vacant (2) 69 1 33% 7
Total 2,076 0 100 0% 241

Source City of Albany

This table shows there is a large amount of land potentially available for future commercial and
industrial development - approximately 1050 acres. However, there are only 241 lots greater than 0.5
acres Land availability is determined by many factors, size and location often being the first factors
that are considered.

LAND AVAILABILITY

A number of factors can affect the amount of land available in the market at any one time
PARCEL SIZE

The size of parcels can limit the types of development that are feasible. This constraint is most
often faced by uses that need large tracts of land. If several available parcels are adjacent, it may be
possible for a purchaser to consolidate the parcels to make a larger area of land available. This
analysis examines only the size of individual parcels with development potential {classified as
redevelopable or vacant). Property ownership was not used to determine the feasibility of combining
smaller parcels

Table A-3 shows the total number and acreage of “buildable” vacant and redevelopable parcels
by zoning district. The table looks first at the amount of vacant and redevelopable land by zone.
Parcels with improvement values between $10,000 and $100,000 were considered to have
redevelopment potential. Parcels with improvements less than $10,000 were considered vacant. To
determine the number of buildable parcels, a minimum lot size for development was estimated for
each zone based on the types of uses, size of developments, and lot sizes found in each zone. The
number of parcels larger than the minimum size were tallied in order to better assess the actual
number of buildable lots and amount of buildable acreage by zoning district in Albany.
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For example, there are many very small lots with development potential in the central Albany
area. Therefore, a smaller lot size (0.25 acre) was used in the following central city zoning districts:
Central Business-CB, Historic Downtown-HD, Elm Street Medical-ES, Main Street-MS, and Lyon-
Ellsworth-LE. A lot size of 0.5 acre was used in the Pacific Boulevard-PB and Neighborhood
Commercial-NC zones. A minimum lot size of 1 acre was used for all other commercial and
industrial zones.

Table A-3. Land by Zone, Development Potential and Parcel Size in Albany, 2000

Zoning District Vacant/Redev. | min. lot | Redevelopable | Vacant™ Total Available
Total Acres x* Acres Lots>x| Acres Lots> x|Acres Lots*
CC - Community Commercial 146.6 1 acre 91 4 626 15 | 71.67 19
CH - Heavy Commercial 673 1 acre 136 6 41.6 9 52 15
NC - Neighborhood Comm'l 24 1 .5 acre 36 3 148 8 184 11
OF - Office Professional 259 1 acre 1.6 1 157 8 172 9
ES - Elm Street Medical 41 25ac 0.4 1 0] 0 04 1
CB - Central Business 9.1 25 ac 26 5 1.9 4 45 9
HD - Historic Downtown 109 25ac 2.7 5 12 3 39 8
LE - Lyon-Ellsworth 5 25ac 1.4 4 03 1 17 5
MS - Main Street 10.2 25 ac 25 5 28 8 53 13
PB - Pacific Boulevard 69 5ac 28 3 13 2 41 5
HI - Heavy Industnial 118.6 1 acre 105 2 102 8 16 | 1133 17
tP - Industrial Park 3312 1 acre 9.2 2 3203 ™ 3295 13
LI - Light Industnal 2744 1 acre 438 9 188 2 47 232 56
MUI - Mixed-Use Industnal 11.6 5 acre 28 1 3 4 58 5
Totals 1046 106.5 51 556.5 135 863 186

Source Cry of Albany Busidable Land Inventory, 2000
X = the minimum lot size determined to have good development potenttal  The mimimum lot size varies by zone

*Note Lots = the number of redevelopable and vacant parcels over 0 25, 0 5, or 1 0 acres (depending on the zoning district)
*Vacant parcels are those with improvement values less than $10,000

By subtracting out parcels that may not be buildable by themselves, Table A-3 trims off
approximately 200 acres, bringing the total acreage of buildable parcels to 863 acres from 1046.

Table A-3 shows there is a lot more vacant and potentially available industrial land than land
zoned for commercial or office uses. Together the Heavy Industrial-HI, Light Industrial-LI and
Industrial Park-IP zoning districts have roughly 580 vacant acres with 80 parcels over one acre in
size. Only nine lots zoned Office Professional are greater than one acre, with development potential
totaling only 17 acres. The Elm Street medical office zone near the Albany General Hospital has only
one redevelopable Iot greater than 0.25 acres. This data suggests that creative infill may be the only
way to accommodate significant office space near the hospital.

Table A-4 shows the size of lots with improvement values less than $100,000. Results indicate
that most of the potentially available parcels are less than one acre in size. There are very few large
parcels available. Looking at all zones, only 16 parcels are larger than 20 acres and only 19 parcels
range between five and 20 acres. Table A-5 shows the number of parcels by size outside the Albany
city limits but within the Urban Growth Boundary and designated for commercial or industrial use in
the Albany Comprehensive Plan.
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Table A-4. Lots with Improvement Values < $100,000 by Size and by Zone

ZONE <1acre 1-5acres 5-20acres 20+ acres
CC - Community Commercial 259 17 2 1
CH - Heavy Commercal 48 12 3 0
NC - Neighborhood Comm'l 28 & 1 0
OP - Office Professional 37 8 1 0
ES - Elm Street Medical 33 0 0 0
CB - Central Business 46 0 0 0
HD - Historic Downtown 84 0 0 0
LE - Lyon-Ellsworth 3 0 0 0
MS - Main Street 46 0 0 0
PB - Pacific Boulevard 19 1 0 0
MUI - Mixed-Use Industnal 37 1 0 0
HI - Heavy Industnal 19 11 5 1
IP - Industnal Park 3 1 4 8
L1 - Light Industrial 117 50 2 4

Source City of Albany, Bulldable Lands inventory, 2000

Table A-5. Comprehensive Plan Parcels By Size

Comp Plan

Designation <1 acre 1-5acres 5-20acres 20+ acres
Commercial 11 9 3 0
Industnal 10 16 1 1

Source City of Albany, Buildable Lands inventory, 2000

Table A-5 shows there are very few large parcels within the Urban Growth Boundary designated
for commercial or industrial use. Most of the parcels are less than 5 acres in size. This indicates the
only large industrial parcels are within the Albany city limits. Another possibility is that property
owners may own more than one contiguous parcel.

LAND SPECULATION

Property owners may be holding property for planned development (including the expansion of
existing businesses) or in anticipation of higher demands in the future. In addition, a large portion of
land within the Albany UGB is currently designated as single-family residential land rather than
mixed use, office or other commercial. industrial and public uses. These factors may limit the amount
of land currently on the market or immediately available for commercial and industrial development
in Albany.

SERVICEABILITY

The availability of water and sewer services 1s also critical for development of parcels. The cost
to provide services to some of this land may be prohibitive. In addition to expenses to extend services,
there are areas within the city highlighted for capacity upgrades in the facility plans. Chapter 2
discusses water and sewer system capacity and plans in more detail
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Most of the commercial and industrial parcels available for development within the City limits
are connected to or serviceable by city water and sewer. A property is generally considered
serviceable by water if it is within 150 feet of a waterline. A property is generally considered
serviceable by sewer if it is within 300 feet of a sewer line. Despite the proximity, there are several
properties within the city limits and the UGB where the cost to extend water or sewer is extremely
high due to the location of highways and railroads. Table A-6 shows how many (vacant or
redevelopable) commercial and industrial parcels with development potential within the city limits lie
outside the service areas, and are therefore considered not serviceable by either sewer and/or water.

Table A-6. Developable Parcels Not Serviceable by
Sewer and/or Water within City of Albany

Total Acres Total Parcels

No sewer, yes water 17 acres 13
No water, yes sewer 53 acres 63
No sewer or water 200 acres 16

Source City of Albany

Table A-6 shows that only 16 parcels within the city limits are outside of the service range for
both water and sewer. Table A-7 shows serviceability by zone.

Table A-7. Vacant and Redevelopable Parcels by Zoning
District NOT Serviced by Water and/or Sewer

Zoning Acres # Parcels
CC Community Commercial 20.3 35
CH Heavy Commercial 14.4 10
HD Historic Downtown 0.3 2
HI  Heavy Industrial 95 8
IP Industrial Park 197.3 6
LI Light Industrial 22.5 22
MU!I Mixed Use Industrial 0.3 1
NC Neighborhood Commercial 44 4
OP Office Professional 03 1
Total 269 3 89

Source: City of Albany, 2000.

Based upon Table A-7, most of the land that falls outside the service ranges for water and/or
sewer is zoned industrial. A large percentage (65%, 200 acres of the 315 available for development)
of the vacant land zoned Industrial Park does not have sewer and/or water available within 300 feet.

Some parcels within the Albany UGB and outside the city limits that are designated for
commercial and industrial use in the Albany Comprehensive Plan are also not currently serviceable
by city water and sewer. Table A-8 shows vacant commercial and industrial acreage outside Albany’s
city limits by availability of water and sewer service. Table A-8 assumes that if a property is within
300 feet of a main water or sewer line it is close enough to be serviced by city services. Again, there
are costs involved in making sewer and water extensions as well as detailed site reviews.
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Table A-8. Vacant Land Outside Albany's City Limits by
Serviceability Characteristics

Water Sewer

Comp Plan Designations Yes No Yes No
Commercial (55 acres)

General Commercial 16 2 16.2

General Commercial 74 7.4

General Commercial 8.2 82

Light Commercial 20.5 20.5

Light Commercial 29 29
Total Acres 11.0 441 18.4 36.8
Percent of Total 20.1% 80.2% 33.4% 66.8%
Industrial (95 acres)

Light Industrial 69 1 69.1

Light Industrial 2538 258
Total Acres 25.8 69.1 25.8 69.1
Percent of Total 271% 12.7% 27.1% 72.7%

Source Cry of Albany

Table A-7 shows that 20% of vacant commercial land and 27% of vacant industrial land outside
the city limits is serviced by city water or within 300 feet of a main water line, Approximately 33% of
vacant commercial land and 27% of vacant industrial land outside of Albany’s city limits is
serviceable by city sewer. Development can occur on UGB lands that are presently zoned by Linn
County for commercial or industrial use without connecting to city water and sewer services.

ENVIRONMENTAL CONSTRAINTS

Environmental constraints such as wetlands, floodways, floodplains, riparian areas and
contamination can make land undevelopable, limit its use, or increase the costs of development. Most
land zoned for industrial and commercial use (excluding a portion in North Albany) is located outside
the floodplain. Albany has a large amount of wetlands on the Linn County side. Land that is
constrained by significant wetlands and riparian corridors will be excluded from the buildable land
inventory when all studies are complete. The City of Albany Public Works Department has a
Department of Environmental Quality map that shows contaminated lands in Albany. City staff will
determine if these lands affect any available commercial or industrial lands and make adjustments to
the buildable land inventory.

LAND USES BY ZONING DISTRICT

While updating the buildable lands data in the field, the use of all commercial and industrial
zoned lands was evaluated by type. Given a potentially dwindling supply of developable commercial
and office lands in Albany, a look at how zoning districts are currently occupied may help in
assessing whether the uses are meeting the intent of the Development Code. A review of the uses
allowed by zone may be necessary to keep available lands from being used up by uses other than
those for which the land is really needed. For example, some light industrial and warehousing type
uses are currently allowed in some commercial zones. Table A-9 shows what types of uses exist in
Albany’s office, commercial and industrial zoning districts. A more detailed breakout by zoning
district is shown in Table A-10.
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Table A-9. Use Type by Acres and Percent

LAND USES Acres %
Total Acres All Zones 2076.5 100.0%
Commercial 387.3 18.60%
General Service 79.5 3.8%
Communication 06 0.0%
Retail Trade 255.3 12.3%
Recreation 51.8 25%
Public 87.5 4.2%
Government 87.5 42%
Industrial 606.3 29.2%
Industnal - Manufacturing  321.2 155%
Contractors 274  13%
Wholesale Trade 19 01%
Transportation-Related 2253 10.9%
Utilities 305 1.5%
Office 101.9 4.9%
Bus & Perscnal Services 913 44%
Education Services 08 00%
Religious/Chantable 9.8 05%
Services
Vacant 808.2 38.9%
Vacant 7045 33.9%
Vacant Building 68 3.3%
Agriculture 357 1.7%
Residential 86.3 4.2%
Mobile Homes 14.7 0.7%
Muiti-Family 149 0.7%

Single Family Residential 56.7 2.7%
Source City of Albany, Buildable Lands Inventory, 2000
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Table A-10. Land Uses by Zoning District

LAND USES NC % PB_ % CC_ % CH % I % H % P % MUl %
Total Acreage 435 185 3800 124 0 598.0 2910 4410 194

Commercial 34.8% 53.5% 55.0% 40.1% 10.2% 0.0% 1.1% 7.0%

Genera! Service 39 89% 04 20% 235 62%| 254 205% 148 25% 50 11% 02 O0.9%

Communication

Retall Trade 91 209% 95 515% 1752 461% 243 196% 92 15%) 12 6 1%

Recreation 22 50% 105 2 8% 371 62%

FPublic

Government 14 3.2% 16 0.4%] 179 145%| 384 6.4%| 135 4.6%

Industrial 3.0% 17.7% 4.0% 4.2% 40.3% 74.3% 24.9% 54.3%

Industnal 1 27 143% 93 24% 32 26%| 999 167% 1885 648% 51 12% 95 48 8%

Contractors 09 21% 06 34% 06 01% 14 1.1% 234 39%|

Wholesale Trade 06 05% 10 02% 03 01%

Transportation-Related 47 1 2% 1122 188% 27 09% 1047 237% 11 54%

Utilities 04 09% 07 02% 43 07% 248 85%

Office 10.0% 1.8% 6.2% 0.6% 2.9%

Office 33 77% 03 18% 196 52% 04 04% 143 24%

Education Services

Religious/Chantable 10 23% 39 10%| 03 03% 29 05%

Vacant 34.9% 20.9% 28.1% 30.6% 37.4% 21.1% 73.3% 32.0%

Vacant 1560 345% 08 41% 962 253% 352 284% 1792 300% 328 113% 3159 716% 32 165%

Vacant Building 02 05% 31 168% 106 28% 28 22% 166 28%| 285 98% 30 155%

Agnculture 281 47%] 76 17%

Residential 8.6% 2.5% 6.2% 9.7% 2.5% 0.0% 0.6% 7.0%

Mobile Homes 50 13%| 78 6.3%)

Mutti-Family 05 25% 23 06%

Single Family 38 86% 00%| 161 42%| 42 34% 152 25% 26 06% 14 7.0%

Albany Economic Opportunities Analysis February 2002 Page A-8
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Table A-10. Land Uses by Zoning District, continued

TOTALS ALL ZONES

OP % LE % ES % cB % HD % MS % ACRES Yo LAND USES
573 146 149 199 344 201 2076 5 ALL ZONES
3.5% 34.8% 2.2% 53.6% 34.9% 29.3% 18.6% fCommercial
12 22% 09 61% 03 22% 20 102% 15 44% 04 19% 795 38% General Service
06 28% 06 Communication
08 14% 42 287% 81 406% 97 282% 41 204% 2553 123%  JRetai Trade
08 23% 14 70% 519 25% Recreation
Public
09 1.5% 11 7.3% 27 13.7% 78 227% 23 11.2% 875 4.2% Government
0.0% 12.8% 0.0% 5.1% 1.6% 2.5% 29.2% Hndustrial
14 95% 10 51% 02 0 7% 05 25% 3212 15.5% J:ndustnal
05 34% 27 4 13% Contractors
19 01% Wholesale Trade
2253 10.9% Transportation-Related
03 09% 305 15% JUtiltes
57.0% 22.4% 65.6% 0.6% 23.7% 8.9% 4.9% | Office
317 553% 33 224% 94 632% 76 220% 13 67% 913 44% Office (Personal and Profl)
08 14% 08 00%  |Education Services
02 03% 04 24% 01 06% 06 17% 058 23% 98 05% Religrous/Charitable Services
30.1% 8.9% 5.4% 22.8% 10.4% 10.9% 38.8% {Vacant
172 301% 10 65% 08 54% 30 151% 23 65% 22 109% 7045 339% Vacant
04 24% 15 77% 13 38% 680 33% Vacant Building
357 17% Agnculture
8.1% 13.7% 23.7% 4.2% 29.6% 32.2% 4.2% |Residential
00% 0 0% 19 95% 147 07% Mobile/Man Homes
04 06% 03 23% i4 90% 02 09% 82 237% 18 88% 149 07% Multi-Famity
43 75% 17 113% 22 146% 07 33% 20 58% 28 139% 567 27% Single Family*

* HD mult-family - there are residences on top floors of buildings 1 added 8 acres of residential to the original total
to account for upper-level units
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Table B-1: Empioyment by Industry in Benton County, 1990-1997

1990 1997
Sector/industry Estab Avg Emp Ann Payroll Estab Avg Emp Ann _Payrolt PazlEmE
Agricultue, Forestry, Fishing 7 543 $B,193,065 111 1,035 $19,083,025 $18,438
Agncultural Production - Crops 15 119 $2.342,073 25 274 $6,196,005 $22,613
Agricultural Production - Livestock 6 16 $180,729 7 26 $574,220 822,085
Agricultural Services 35 178 $2,030,316 50 224 $3,386,731  $15,119
Forestry 21 230  §$3,629,947 27 508 $8,895,587 $17.511
Mining 3 1 $164,364 4 17 $589,233  $35,249
Construction 153 577  $11,525,731 222 1,031 $31,931,066 $31,019
General Bulding Contractors 63 254 55063998 115 501 $16,934,284  $33,801
Heavy Construction 1 M4 $673,479 10 46 $1,102,665 $23.971
Special Trade Contractors 79 289  $5,788,254 97 484 $13,944,117  $28,810
Manufacturing 140 6,275 $164,813,429 161 8,944  $427,568,408  $47.805
Food & Kindred Products 9 170 $3.015,873 8 149 $3,697,745 §$24,817
Textiles 0 0 $0 4} 0 $0 nfa
Apparel 0 [ $0 0 4] $0 na
Lumber & Wood Products 56 1,394 $34,558,414 57 1,073 $33,174011  $30.917
Furniture 3 12 $186,885 5 76 $1,237,337  $16,281
Printing & Publishing 18 174 $2,739,440 18 230 $5,770,674  $25,090
Chemicals 4 53 $1,976,323  $37.289
Rubber & Plastics 3 282 §$9,355,482 6 187 $5,873,453  $31.409
Stone, Clay, & Glass 6 183 $5,225,677 7 236 $8,615,210  $36,505
Fabricated Metal 4 2 $452,051 4 22 $593,577 $26,981
Industrial Machinery & Equipment 16 926 $34,653,129 22 951 $56,504,027  $59.415
Electronic & Electric Equipment 5 1,900 $67.841,729 12 5817  $305289,396  $52,482
Instruments 7 108 $3,944,528 10 47 $1,544,083  $32,853
Miscellaneous Manufacturing 4 4] $68,894 [ 12 $100,484 $3.374
Cther Manufacturing k] o8 $2,771,313 3 91 $3,192,088 835,078
Transportation & Utilities 73 708  $15,908,053 T4 944 $27,785,626 $29,434
Passenger Transit 10 8O $807,410 6 100 $1,189,468 $11,895
Trucking & Warehousing 40 213 $5,210,463 40 247 $6,797.816  $27.522
Air Transportation 3 20 $286,559 3 55 $1,174,110  $21,247
Transportation Services 1 52 $751,625 8 66 $1,145,021 $17,349
Communications 9 208 $4,707,365 ic 322 $10,718,405  $33.287
Electnic, Gas, Santary 6 135 54,144,631 7 154 $6,760,802  $43,901
Wholesale Trade 86 814 $17,127,372 106 628 $16,700,492  $26,593
Durable Goods 52 453  $12,615,729 85 359 $10,478,383  $29,188
Noendurable Goods 34 361 $4,511,643 41 269 $6,222,109  $23,131
Retail Trade 403 4,609 $48,009,424 418 5,367 $71,322,214  $13,289
Building Matenals 20 125 $1,551,862 22 212 $3,258,133  $15,369
General Merchandise 9 381 $5,000,952 6 329 $4,873,574 $15,117
Food Stores 47 794 $8,567,569 47 885 $11,947,188  $13,500
Automotive Dealers & Sarvice 50 527 $9,563,202 47 80 $15,360,022 $26,498
Apparel a7 227 $1.950,454 30 256 $2,782,928 $10871
Furniture 32 168 $3,009,423 35 228 $4,717,683  $20,692
Eating & Drinking 119 1777 $11,517.033 139 2,242 $20,593,777 $9,185
Miscellaneous Retail 88 509 $5,839,929 82 635 $7,679,800 $12,034
Finance, insurance, & Real Estate 166 804 $13,780,425 187 939 $23,414,879 $24,936
Depository Institutions 24 323 $5,440,374 22 325 $7,046,162 $21,680
Nondepository institutions 5 8 $238,549 7 22 $1,028,453  $46,748
Securty & Commodity Brokers 5 22 $1,006,207 12 a3 $3,516,604 $106.566
insurance Carriers 12 50 $1,402,598 8 73 $2,230,887  $30,560
Insurance Agents 28 82  $1,812857 35 113 $3,046,772  $26,963
Real Estate 86 308 $3672,623 89 341 $5,668,585 $16623
Holding & Investment Offices -] " $207.417 4 32 §877.326 327,416
Services 729 6,216 $115,286,797 935 9,233 $239,599,763  $25,950
Hotels & Lodging Places 81 259 $1,348,573 58 257 $2,100,129 58,172
Personal Services 54 339 $3,118,505 45 253 34,007,018  $15838
Business Services 92 785 $11,593,188 136 2,770 $76,493,354  $27.615
Auto Repair & Services 35 133 $1,881,866 40 206 $2,786,976  $18383
Miscellaneous Repair 19 155  $3,626,850 16 57 $1,324,043  $23,229
Mohon Pictures 9 88 $736,489 15 g9 $653,310 $7,341
Amusement & Recreation 21 209 $1,914,879 38 302 $3,373,729 $11,171
Health Services 129 1,977  345.5908,608 119 2474 $86,012,055 $34,756
Legal Services 38 73 $2,149,273 34 97 $2,870,976  $29,598
Educational Services 9 144 $1,566,933 22 188 $2,971,203  $15721
Social Services 47 578 $5,739,105 84 1,012 $13,113,809  $12,958
Membership Organizations 70 409 $2,744,051 105 523 $6,197,344  $11,850
Engineering & Management 101 1,010  $32,273 436 162 924 $35,447,628  $38,363
Private Households 33 35 $256,980 57 55 $507,499 $9.227
Services NEC 4 15 $370,077 7 25 $740,790 829,832
Nonclassifiable 7 10 $45,727 ] 6 $94.124  $15,687
Government 66 7,937 $198,111,633 62 8,057 $259,519,208  $32,210
Federal 22 770 $22,743,888 24 673 $28,402,230  $42,202
State 26 4,780 $125,925,104 21 4804  $163,970,004 $34,132
Local 18 2,387 $49,442,630 17 2,580 $67,147,074  $26,026
Totat Employment 1,895 27,504 $592,966.020 2239 36,201 $1,117,668,138 $30,874

Source: State of Oregon Employment Department Confidential ES-202 data provided to ECONorthwest
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Table B-2: Employment by Industry in Linn County, 1990-1997

1990

1997

Sector/induslry — Estab Avg Emp _ Ann Payroll Estab Avg Emp Ann Payroll Pay/Emp
Agricuiture, Forest, Fish , Mining 114 987  $16,086,342 166 1,322 $27.866,181 $21,079
Agrculturat Producton - Crops 51 504 $8,099,842 69 630 $13,889,782 $22,047
Agncuttural Production - Livestock 7 76 $1,130,914 13 100 $1,774,182 $17 742
Agricultural Services 41 294 $4,245,794 54 428 $7.948, 407 $18571
Forestry 13 11 $2,573,176 22 132 $3,205,603 $24.285
Construction 272 1,284 $30,356,641 422 2,417 $71,112,1561 $29,422
General Bulding Contractors 75 216 $3,890,216 155 459 $11.246,773 $24.503
Heavy Construction 25 269  $8,060,314 22 336 $13,245,028 $39 420
Special Trade Contractors 172 799 $18,406,111 245 1,622 $46,620,350 $28,743
Manufacturing 285 10,321 $299,866,999 250 12,011 $442,911,481 $36,875
Food & Kindred Products 14 1,045 $24,261,901 13 971 $24,293,181 $25.019
Appare} 4 31 $439,941 1 37 $675,361 $18.253
Lumber & Wood Products 148 4,120 $103,735.653 130 4,188  $137,575,619 $32,850
Furnture 4 126 §2,694,567 4 179 $4,324 587 $24,160
Paper & Allied Products 3 1,132 349,633,833 3 1,087 $62,031,589 $57.067
Printing & Publishing 20 229 $3,192,626 18 213 $3,759,682 $17.651
Chemicals 4 67  $2,425243 8 132 $6,312,458 $47.822
Rubber & Plastics 4 171 $3,893,008 6 3N $13,290,040 $42.733
Stone, Clay, & Glass <] 196 $5,254,259 & 161 $6,139,563 $38,134
Pamary Metal 6 1,955 $74,539,934 9 2,551 $124,431,226 $48,777
Fabncated Metal 14 134 $3,052,130 22 256 $8,349,721 $32.616
Industnal Machinery & Equipment 27 560 $16,294,295 28 505 $17,056,751 $33.776
Electronic & Electne Equipment 5 g2  $1,750,357 7 249 $5,197,005 $20.872
Transportaton Equipment 6 235 $4,372,595 9 798 $20,414,395 $25,550
Instruments 3 136 $2,600,494 i0 254 $6,124,800 324 113
Miscellaneous Manufactunng 11 95 $1,646,832 7 102 $2,660,473 %526 083
Cther Manufactuning 3 7 79,331 3 16 275,010 $17,188
Transportation & Utilities 140 1,402 $35,818,599 168 1,764 $55,082,244 $31,226
Passenger Transt 9 33 $213,276 s 33 $418,744 $12689
Trucking & Warehousang 161 812 $18,875,165 115 837 $22,126,08C $26.435
Arr Transportation 5 16 $286,424 s 127 $3,056,622 $24,068
Transportation Senices 4 32 $490,647 8 42 $866,512 $20,631
Communications 15 305  $8,288,277 20 468 $16.485,135 $35.225
Electnc, Gas, Santary 6 203  $7,664,810 15 255 $12,085417 $47.394
Wholesale Trade 173 1,429 $32,327,674 192 1,878 $54,102,807 $28,809
Durable Goods 92 560 $14,262,997 115 717 $20,482,191 $28 567
Nondurable Goods 81 868 §$18,064,677 77 1,161 $33 620,616 $28 958
Retail Trade 520 5,603 $63,821,304 581 6,952 $102,159,370 $14,695
Building Matenals 33 264 $4,112,745 33 278 $6,283,770 22522
General Merchandise 17 883 $11,508,969 13 1,330 $22471,313 $16,896
Food Stores 886 1,032 $12,811,658 81 993 $14,994.208 $15.100
Automctive Dealers & Service o4 801 $13,236,905 a9 1,035 $22,245621 $21,493
Apparel 24 134 $1,236,890 27 237 $2,756,110 $11.629
Fumture 35 70 $2,685715 46 221 $4,057,585 $18,360
Eating & Dnnking 151 1,928 $14,007,997 184 2,360 $21,679,981 $9,186
Miscellaneous Retail 80 391 $4,220,425 106 497 $7.670,781 $15434
Finance, Insurance, & Real Estate 172 882 $15,339,610 209 1,258 $35,181,644 $27.966
Depostory Insttutions 32 354  $6,355702 19 346 $7,768,134 $22.451
Nondepositery Insttubons 6 14 $414,268 16 60 $2,147,841  $35797
Secunty & Commodaty Brokers 11 22 $1,294,05¢ 358,821
Insurance Cammers 12 44 $1,281,898 17 s $6,227,779 §72.416
Insurance Agents 42 221 $4,865 690 51 428 $12,898,045 $30,136
Real Estate 72 233 $2,195,380 85 301 $4,578,662 $15212
Holding & investment Offices 6 7 $56,558 10 15 $267,124 $17.808
Services 757 5,666 $83,888,066 866 7,752  $155,064,423 $20,003
Hotels & Ladging Places 18 160  $1,070,923 19 152 $1.470,107  $9.672
Personal Services 53 185  $1,953.631 52 278 $3,522,206 $12.670
Business Services 62 783 8,555,197 101 2,016 $31,263,205 $15,508
Auto Reparr & Services 70 259  $4.210.152 70 332 $7.284,062 $21.940
Miscellaneous Repair 32 177 $3,652,096 33 125 $2,891,927 $23 135
Motion Pictures 13 78 $487 622 12 100 $771,287  $7.713
Amusement & Recreation 23 185 $1,682,709 38 259 $2,501,016 $9.656
Health Services 167 2,151 $40,757,854 139 2,487 $69,322,657 $27 874
Legal Services 29 160  $2,890,189 29 127 $4,263,120 $33.568
Educational Services 11 108 $1,119,906 11 176 $2,428,485 $13.798
Sccial Services 64 539 $4,937,317 73 585 $7,643,975 $13,067
Membership Organzations 103 504  $3,025.262 144 726 $7,983,789  $10.997
Engineenng & Management 70 378 $8,997,837 89 338 $13,046,601 $38,486
Pnvate Households 39 56 $426,535 48 45 $541,215 $12.027
Nonclassifiable 12 15 $345,075 11 14 $301,104 $21.507
Government 96 5,439 $110,596,018 91 6,979  $183,333,030 $26.269
Federal 25 552 $16,302,155 30 378 $14,995953 $39,567
State 21 375 $8,969,853 19 3461 $11,646,277 $29.786
Local 50 4,512 $85,324,010 42 6,209 $156,690.800 $25236
Total Employment 2,541 33,028 $688,450,328 2,997 42,347 $1,127,114,435  $26.616

Source State of Oregon Employment Department Confidential ES-202 data provided to ECONorthwest

Albany Economic Opportunities Analysis

arme oA cw

February 2002

Page B2



Table B-3: Employment in the 97321 Zip Code Area
(Albany/Millersburg),1990 & 1997
1990

1897
Sector/industry Eslgi_:: Avg Emp Ann Pa!roll Estab Avg Emp Ann Pa!mll PazlEmE
Agricultue, Forestry, Fishing 35 240 $4,096,473 52 462  $8,135,537 $17,808
Agncultural Production - Crops 15 140 $2,314,315 21 203 $4,332,007 $21,340
Agneultural Produchion - Livestock 2 pord $391,184 1 21 $464.564 322,122
Agnicultural Services 14 50 $825,756 24 197 $2,573,394 $13,063
Forestry 4 23 $565,218 5 36 $678,762 $18,855
Mining 2 2 $36,616 3 15 $708,410 $47,227
Construction 129 657 $14,975137 184 1,086 $32,597.661 $30,016
General Building Gontractors 40 137 $2,356,873 74 250 $6,924,587 $27,698
Heavy Construction 5 62 $1,829,423 3 43 $1,809,286 $42,076
Special Trade Contractors 84 458  $10,788,841 107 793 $23,863,788 $30,003
Manufacturing 100 5,578 $174,316,792 113 6,713 $265,664,143 $39,675
Food & Kindred Products 10 998 $23,418,816 11 956 $23,995,271 $25,100
Apparel 4 31 $439,941 6 37 $675,361 $18,253
Lumber & Wood Products 17 1,269 $36,932,459 20 1,538 $58,784,446 $38,221
Fumture 4 126 $2,654,567 3 157 $3,877,240 $24,696
Printing & Publishing 12 181 $2,644 981 7 172 $3,235,892 $18,813
Chemicals 4 67 $2,425,243 7 130 $6,240,458 $48,004
Stone, Clay, & Glass 3 a3 $675,891 3 13 $403,386 $31,030
Primary Metat 6 1,955 $74,530934 7 2472 $122719,753 $49,644
Fabncated Metal 7 111 $2,708,592 15 203 $5,758,330 $28,366
Industnal Machmnery & Equipment 18 270 $7.244,315 14 209 $6,649,278 $31,815
Electronic & Electric Equipment 3 73 $1,690,268 5 220 $4,881,146 $22,187
Transportation Equipment 3 55 $796,078 3 80 $2,676,315 $29,737
Instruments 6 113 $3,255,778 $28.812
Misc & Other Manufactunng 9 409 18,105,707 6 403 22,511,489 $55,860
Transportation & Utilities 43 638 $17,472,445 50 831 $27,561,733 $33,167
Trucking & Warehousing 24 322 $7,632,496 22 272 $6,683,075 $24,570
Air Trangportation 5 16 $286,424 4 122 $3,025,392 $24,798
Transportation Services 6 as $587,150 $16,776
Communications 4 73 $1,609,092 8 154 $65,485,894 $35,623
Electne, Gas, Sanrtary 4 195 $7,461,672 8 240 $11,705,027 848,771
Wholesale Trade -3 738  $16,987,359 104 985 $28,203,924 $28,633
Durable Goeds 47 343 $8,113,581 62 493 $14,766 336 $28,952
Nondurable Goods 39 395  $8,873,768 42 492  $13,437,588 $27,312
Retail Trade 246 3,572 $41,472,033 I 4,565 $68,191,190 $14,938
Building Matenals 13 125 $2,204,320 14 1380 $4,022,801 $28,942
General Merchandise 1 817 $10,496,269 1" 1,098 $18,965,877 $17,273
Food Stores 31 416 $5642,905 33 530  $7,866,373 $15,031
Automotive Dealers & Service a7 439 $7,886,899 45 563 $12,914,408 $22,939
Apparel 12 81 $744,940 19 210 $2,381,535 $11,341
Furniture 17 130 $2,165,392 29 157 $2,893,142 $18,428
Eating & Drinking 77 1,348 $10,043,238 o7 1,562 $14,804,511 $9,478
Miscellaneous Retail 38 216 $2,288,070 63 306 $4,242,444 $13,864
Finance, Insurance, & Real Estate 89 642  $11,518,106 126 884 $23,620,359% $26,720
Depositary Institutions 19 278 $5,135,023 15 292 $6,545,272 $22,415
Nondepostitory Institutions 3 5 $135,468 10 41 $1,557.576 $37,990
Securtty & Commodity Brokers 6 15 $903,840 $60,256
Insurance Carriers 7 33 $825,902 11 32 $1,025837 $32,057
Insurance Agents 22 148 $3.603,959 30 306 $10,231,486 $33,436
Real Estate 42 167 $1,596,455 51 186 $3,350,048 $17,092
Services 424 3,524 $56,633,472 471 5,563 $112,985,893 $20,310
Hotels & Lodging Places 10 83 $561,841 10 100 $943,187 $9,432
Personal Services 30 136 §$1.524,120 40 230 $2,981,928 $12,985
Business Services 42 652 $5,683,645 67 1910 $29,692,345 $15,548
Auto Repair & Services 43 185 $2,846,276 44 272 $6,131684 $22,543
Miscellaneous Repair 19 115 $2,420,825 16 76 $1,877,337 $24,702
Motion Pictures 5 44 $300,820 5 61 $493,915 $8,097
Amusement & Recreation 1€ 125 $1,247,204 24 168 $1,720,008 $10,178
Health Services 106 1,468  $24,904,634 86 1,594 $45,110,438 $28,300
Legal Services 26 8% $2,865,438 22 110 $3,885,791 $35,3228
Educational Services 5 52 $479,760 4 85 $1,082,437 $12,735
Social Services 35 327 $3,324,992 42 327 $4,452,493 $13,616
Membership Organizations 35 270 $1,782,564 50 378 $4,337,536 $11.475
Engineenng & Management a5 279 $7,535,947 47 233 $10,125,030 $42,364
Private Households 15 17 $144,680 13 11 $130,650 $11.877
Nonclassifiable 3 2 $48,550 5 10 $163,041 $16,304
Government a7 3,426 $71,124,685 35 4,887 $132,486,845 $27,110
Federal 6 260 $8,498,768 7 169 $7.766,589 $45,95¢
State 18 354 $8,541 403 14 360 $10,708,679 $29,746
Local 13 2,812 §54,084,524 15 4,358 $114.011,577 526,161
Total Employment 1,204 19,019 $408.681,678 1.455 26,001 $700,318,736 $26.934

Source State of Oregon Employment Department Confidential ES-202 data provided to ECONorthwest

Note Blank ceils indicate industnes for which employment cannot be reported to maintain the confidentiality
of individual employers. Albany/Millersburg data include North Albany
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(1)

EXHIBIT G

FINDINGS AND CONCLUSIONS
Albany Comprehensive Plan Text and Map Amendments

A legislative amendment is consistent with the goals and policies of the Comprehensive Plan, the

statewide planning goals, and any relevant area plans adopted by the City Council,

A. Economic Development Comprehensive Plan Background Information Text Amendments

FINDINGS

All

Al 2

Statewide Planning Goal 9 states that all comprehensive plans for urban areas must “include an analysis
of the community’s economic patterns, potentialities, strengths, and deficiencies as they relate to state and
national trends ”

Albany participated in an economic and housing analysis of the Linn-Benton region, completed in 1999
The City followed up the regional report with an Albany-specific analysis of trends and forecasts, titled
“Economic Opportunities Analysis,” completed 1n 2001. The project collected and analyzed economic,
population and employment trends i Albany, in Oregon and the nation between 1990 and 2000. The
analysis identifies Albany’s economic advantages and projected employment growth based on industry
trends at the state and national levels.

Statewide Planning Goal 2 Land Use Planning, states that localities are “to establish a land use planning
process and policy framework as a basis for all decisions and actions related to the use of land and to
assure an adequate factual base for such decisions and actions ” The Albany Comprehensive Plan also
requires the City to periodically review and update the Plan to ensure that it “remains current and
responsive to community needs and incorporates the most recent and reliable information ”

The Economic Opportunities Analysis estimates population and employment to 2020 and the amount of
land needed to accommodate these projections. The Background Information section will be updated with
more recent economic data and forecasts.

CONCLUSIONS

Al l

Al.2.

The proposed economic development background information amendments are required periodically by
the state and the Albany Comprehensive Plan in order for the Plan to remain current The proposed
amendments will update the Plan with the most recent economic trends and projections collected and
analyzed in the Albany Economic Cpportunities Analysis

This criterion 1s satisfied.

B. Economic Development Comprehensive Plan Geals and Policy Amendments

FINDINGS

Bl 1

B12

Statewide Planning Goal 9 says, “comprehensive plans and policies shall contribute to a stable and
healthy economy m all regions of the state.” All comprehensive plans for urban areas must “contain
policies concerning the economic development opportunities in the community

The proposed amendments to the economic development Plan goals and policies reflect the need to

s support the retention and expansion of existing businesses,
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provide a variety of employment and industrial opportunities,

promote adaptive reuse and nfill development,

ensure an adequate supply of appropriately zoned land is available, and

enhance community livability by locating basic goods and services near the neighborhoods they are
intended to serve.

B1.3 A Plan goal 1s to “create and maintain a dialogue between business and civic leaders on what we can do
as a community to improve our local economy.”

The proposed goal and policy amendments encourage Albany to prepare and maintain a written economic
development strategy that outhines priorities and roles for all economic development-related entities, and
prepare a focused investment strategy that uses criteria to evaluate the use of funds and incentives

A proposed policy 1s to “conduct periodic ‘Community Leadership Roundtables’ on 1ssues relating to the
local economy

B14 A 2002 City Council goal 1s to develop a community economic development strategy i order to try to
balance growth. The proposed Plan goals and policies reflect this Council goal

Bl 5 Inorder to implement the Town Center Plan for Central Albany, goals and policies are proposed that will
help to improve the economic health and commumty hivability of Albany’s downtown by-

e  attracting private investment to downtown,
» supporting the redevelopment of properties along the Willamette River, and
o implementing the Central Albany Revitalization Area Urban Renewal Plan.

CONCLUSION

B11. The proposed amendments to the economic development Comprehensive Plan goals, policies, and
implementation methods are consistent with both the state and Albany Plan goals and policies.

C. Comprehensive Plan Land Use Designation Amendments

Cl.1  The Land Use Designations section was last updated m 1989. Since that time, Albany completely revised
the Development Code i 1991, added Town Center zoning districts mn 1996, and adopted 1deas from the
Great Neighborhoods project in 2000. Comprehensive Plan policies say that the City must periodically
review and update the Comprehensive Plan goals, policies and map to ensure that adequate area is
designated in each land use classification to meet anticipated needs

The proposed amendments would modify the Comprehensive Plan land use designations and replace the
Goal 9 commercial and industrial zoning district content with current and proposed zoning district
purpose statements that reflect the proposed policies and economic needs,

Revisions to the plan designation and zoning district purpose statements encourage corporate office-park
development 1 the Industrial Park zone and continue to promote office development in the Central
Albany zones.

Cl.2  State Goal 9 requires comprehenstve plans to limit uses on or near sites zoned for specific industrial and
commercial uses to those that are compatible with the proposed uses The proposed amendments to the
industrial and commercial zones would protect industrial lands for employment by restricting the size and
types of retail uses within the industrial zones
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C1.3. Plan policies direct the City to “provide opportunities for neighborhood commercial facilities to be
located within an accessible distance of the area they are mtended to serve” and to “encourage land use
patterns and development plans which take advantage of density and location to reduce the need for travel
and dependency on the private automobile.”

Amendments to the land use designations propose creating a Village Center Comprehensive Plan
designation that would provide a mixed-use commercial center for grocery stores and other conventence
goods and services to serve the nearby neighborhoods. This will greatly enhance the quality of life of
nearby residents and reduce vehicle miles traveled for daily needs

Cl.4 The proposed Village Center designation will help to achieve the policy to “discourage future strip
commercial development and promote clustered commercial opportunities and the infilling of existing
commercial areas ”

Cl1.5 The proposed amendments also address the recommendations contained 1n the Town Center Plan,
developed through the Central Albany Land Use and Transportation Study (CALUTS), by providing the
opportunity for basic services to remain downtown and within walking distance of the surrounding
residential neighborhoods

CONCLUSIONS

Cl'1  The proposed Comprehensive Plan amendments would update the land use designations and zoning
districts with zoning districts currently in use and with revisions to the purpose statements to reflect
Albany’s economic development needs to 2020,

C12  The proposed Comprehensive Plan land use designation amendments would 1) protect industrial lands for
employment and industries, and 2) improve commumty livability by creating the mixed-use Village
Centers, which will help to provide neighborhoods with more direct access to basic goods and services.

C13  This criterion 18 met

D. Comprehensive Plan Map Amendments to Commercial and Industrial Land Use Designations

FINDINGS

DI1.1. Statewide Planning Goal 9 and the Albany Comprehensive Plan requure jurisdictions to “provide for at
least an adequate supply of sites of suitable sizes, types, locations, and service levels for a variety of
industrial and commercial uses consistent with plan policies.”

The Albany Economic Opportunities Analysis conducted a buildable lands inventory of all commercial
and industrial properties for vacant and redevelopable sites The report also projected future industrial
and commercial land needs based on growth projections by industry and land use type. The analysis
indicates that there 1s enough commercial and industrial Jand to meet Albany’s needs to 2020, however,
there 1s not enough land specifically designated for office uses to meet projected demand

More 1ndustrially-designated land 1s proposed within the city limits and the Urban Growth Boundary to
provide more options for new and expanding industries and corporate office-park development

D12 City-initiated Plan map changes reflect the current use of properties and preferred land use development
identified in the Balanced Development Patterns (BDP) project In the BDP project, community
participants identified new mixed-use village centers to meet daily commercial needs and employment
centers for jobs

Page 3




Staff is proposing a new mixed-use Comprehensive Plan designation called “Village Center” to
implement the village center concept and bring convenience goods, services and groceries closer to
neighborhoods The Village Center designation is proposed m East Albany, North Albany, Central
Albany (downtown), and south of Oak Creek. The proposed Village Center designation would locate
additional commercial land close to neighborhoods.

D13 The Comprehensive Plan Map industrial designations (Heavy Industrial, Light Industrial and Industrial
Park) are not proposed to change. Most properties currently designated Industrial on the Comprehensive
Plan map are proposed to stay Industrial and are consistent with the uses found on these properties when
the area was surveyed i 2000 Additional Light Industrial and Industrial Park land 1s proposed east of
Interstate 5 off of Three Lakes Road Staff 1s also proposing the redesignation of Heavy Commercial
properties north of Highway 20 in east of I-5 from Commercial to Laght Industrial The proposed
amendments to the Comprehensive Plan Map will add industrial land to the current mventory

D14 Many of the proposed changes to the Comprehensive Plan Map designations are property owner-initiated.
These requests were reviewed for consistency with the Comprehensive Plan goals and policies and
current and foture land uses

CONCLUSION

D11  The proposed land use designation revisions are consistent with the Albany Comprehensive Plan and
Statewide Planning goals.

(2) A legislative amendment is needed to meet changing conditions or new laws,

FINDINGS

21 The Economic Development chapter of the Albany Comprehensive Plan has not been updated since the
late 1980s Albany’s economic structure changed during the 1990s The proposed amendments would
update the Comprehensive Plan text and map with current economic trends, forecasts and polictes

22 The proposed amendments are consistent with Statewide Planning Goals and Oregon Administrative
Rules

CONCLUSION

2.1 The proposed amendments are necessary to meet changing conditions. This criterion is met
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