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Introduction

In 2001, the City of Toledo adopted its current @oahensive Plan, which guides decisions
about growth, development and services in the camityjnuThe policies, goals, and land use map
included in the Plan are supported by a seriesickdground documents and inventories which
describe current conditions and trends and alsegirgrowth and development patterns twenty
years into the future. This analysis will be a@opas a background inventory, updating any
preceding Economic Opportunities Analyses and dorisig an amendment to the
Comprehensive Plan. While inventory documents susctinese are based on the best data
available, it is impossible to predict every tremdl economic development opportunity, and
therefore it will be important for the communityeriodically revisit the Plan and this document
to ensure consistency with the community’s visionfliture growth, development, and services.

This update was predicated by the City’s desingpibate the Toledo Comprehensive Plan and
development code to better reflect community asipma and current trends related to industrial
development, and will thus focus on industrial agldted opportunities. While the data included
in this EOA will help the City to understand broadetail, service, professional, and other types
of employment trends, they are not the focus & #malysis.

This Economic Opportunities Analysis (EOA) was panegal by the City of Toledo and the
Oregon Cascades West Council of Governments unidehaical assistance grant from the
Department of Land Conservation and DevelopmenQD). The objectives of this EOA are to
comply with Oregon Statewide Planning Goal 9 (EenitaDevelopment), which requires cities
to maintain adequate supplies of industrial anérémployment lands to sustain projected
economic activity and to help determine what stepCity can take to better deploy its assets to
take advantage of economic opportunities in a macoesistent with the aspirations of the
community.

EOA Process

This Economic Opportunities Analysis begins wittegiew of the City’s current economic
development objectives and an introduction to thrarmunity of Toledo, including the area’s
demographic and employment characteristics. Usingections from the Portland State
University Population Research Center and the Or&goployment Department, this analysis
then reports projected growth patterns and dissusse they may play out on the local level.
Due to data availability, the base year used througthe analysis is 2008. The projections are
further refined into specific business sectors gigiformation gathered during stakeholder
interviews, community meetings, and from other l@cal regional data sources.

With these specific sectors and their associatechsieds indentified, an inventory of industrial
land was completed to look for sites suitable woammodate the projected needs. Using GIS
analysis, site visits and Lincoln County Assessdadindustrial land in the Toledo city limits and
urban growth boundary were reviewed on a parcgddrgel basis to determine buildable areas.
Constrained or developed areas were removed frermttentory. The resulting suitable sites
analysis informs policy and code recommendatiomschivare included at the end of the report.
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Study Area

The study area for this Economic Opportunities Asialis the City of Toledo and its Urban
Growth Boundary, as shown in Map 1. This EOA waifio discuss wider economic trends in
Lincoln County and the State of Oregon, and th@natvhen applicable.

Map 1: Toledo Study Area

S
Legend

—— Highways

——+ Railmoad

B waterway

Parcels

[ ] city Limits _ Bomp . ._ \
= | Urban Growth Boundary —0 025 05 "1 Miles

l
| | - | 1 | | w N A
This map is for informational purposes ontylanay not be suitable for legal, engineering,usvaying purposes. Users should

review or consult the primary data and infation sources to ascertain the usability of therimftion. Created on August 16,
2010 by OCWCOG with data provided by the ®@ityroledo. Oregon Lambert Projection NAD83.

2010 Toledo Economic Opportunities Analysis 2



Toledo Economic Development Objectives

The 2001 Comprehensive Plan outlines numerous edordevelopment goals and objectives,
which are listed below. These will be consideradry the EOA process, along with community
survey results and stakeholder interviews, andr@oymmended updates to these goals and
objectives will be included in the final recommetidis.

Comprehensive Plan Goals and Objectives

The Toledo Comprehensive Plan, as adopted in 24llnes six economic development goals
and seventeen objectives:

Goals

1.

Improve the economic position of all elements olefio's economic base by retaining and
expanding the current businesses while recruitewy businesses into the community.

2. Ensure an adequate supply of appropriately zonetittaprovide for the full range of
economic development opportunities in Toledo intclgccommercial, industrial, water-
dependent, office and institutional service develept.

3. Diversify the economic base of the Toledo areasirehgthen the role as the industrial center
for Lincoln County.

4. Encourage employment and business opportuniti¢sfisest Toledo's residents to maintain
the highest per household average income in LinColanty.

5. Assure that regulatory requirements provide fohtgtandards of public health, safety,
environmental protection, and welfare but are s$tmecl to support economic development.

6. Provide opportunities to develop the full range@mmercial, recreational, and professional
services to meet the needs of Toledo's residedtstiiers. Reduce the need for Toledo's
residents to go to other communities for retailchasses and services.

Objectives

1. Promote Toledo's economic, social and cultural eragd market Toledo throughout the
state and region and where appropriate, at theratand international levels.

2. Develop a marketing and business recruitment ptanpaogram to support existing
businesses and encourage new business locatiolvdment within Toledo. Improve
signage, public interest stories and marketing ianog to encourage tourists to visit and shop
in Toledo and to reduce "leakage" of Toledo doltarsutside markets.

3. Develop codes and standards which ensure thatdsssand industry maintain the

environmental quality important to Toledo's resideand shoulder a fair share allocation of
the costs of providing and maintaining public seegibut that also eliminate unnecessary
delays, inconsistencies, conflicts and ambiguitiesunicipal codes, standards and
procedures.
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10.

11.

12.

13.

14.

15.

16.

Improve and maintain all public infrastructure fiigs (e.g. transportation, water,
wastewater, storm water and communication) to sdgpe ability of local businesses to
compete effectively in the world marketplace. Enage and support state and federal
agencies to improve and maintain public infrastrcefacilities to allow Toledo-based
businesses to compete in the world marketplace.

Continue to participate in and support local argiaieal coordination of economic
development planning.

Enhance Toledo's potential for economic developrassbciated with its location as the
transportation hub of Lincoln County with rail, watand highway transportation linkages,
facilities, and communications.

Maintain Toledo's economic strength in the wooddpats, fishing and other resource based
industries while diversifying the industrial basihin the community.

Complete the infrastructure improvements marketsatidor lease-out the Toledo Industrial
Park complex.

Protect waterfront area use and promote its ecanstrength.

Maintain and strengthen Toledo's position as agbdestination with shopping, recreational,
and entertainment opportunities.

Recognize and promote community events as:
a. Potential positive economic impacts.
b. Important community promotional activities demoastrg the abilities, talents,
and resources of the community and its residents.
c. Tools to develop local pride and community identity

Recognize and support Toledo's unique historicadtar as a major cultural and tourist-
oriented economic resource.

Enhance and promote Toledo's commercial centgrsoe.Main Street and a portion of
Business Loop Highway 20, through public and peviatprovement and marketing
programs.

Renovate and improve the Main Street Downtown asea tourist destination and the
cultural, financial, commercial, entertainment, ibass, multi-family housing and
government center of Toledo and east Lincoln Caunty

Promote Toledo's role as a center for working taried art galleries, antique and specialty
shops, incubator businesses, restaurants, andagémieent activities.

Allow appropriate home business occupations witbgidential districts to accommodate the
needs of those engaged in small business ventAygzopriate home occupations are those
compatible with the surrounding neighborhoods &ad have the appearance and impacts of
a residence.
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17. Support Toledo's educational resources as beiagteithe social and economic well-being
of the community and the success of the local lmssi@s in maintaining a trained
employment base.

Stakeholder Interviews

Stakeholder interviews were completed during Jaly August of 2010 with staff from local and

regional economic development entities, the Cityakdo, local business owners and others to
help identify employment and development trendsfatute growth areas in Toledo and Lincoln
County. Stakeholder interview notes are includeégpendix A.

Community Survey

A community survey was distributed to all Toledsidents during September 2010. The survey
instrument was designed to gather input regardiagésidents’ vision for jobs and industrial
growth in Toledo. The survey instrument is incld@ds Appendix B and the survey results are
included as Appendix C.

Previous Studies

In addition to comprehensive planning activitiempteted by the City of Toledo, several
significant studies were referenced for this repdttese studies were completed with assistance
from the Oregon Mainstreet Program, of which Tolexla participant. These are: the

Resource Team Repd2009), The Community’s Vision for Downtown Tolg@810), and the
Toledo Retail Market Analysis and Business DevetopiiRlan(2010).

Several Port of Toledo planning documents were r@fyenced for this report, including the
Port of Toledo Waterfront Development Strategionl{R2007), theToledo Waterfront
Connectivity Plan{2009), theShip/Boatyard Repair Facility Feasibility Stu(®008), and the
Shipyard/Boatyard Business PI&2009).

2010 Toledo Economic Opportunities Analysis 5



The Toledo Community and Economy

The City of Toledo is located in Lincoln County,&gon at the
base of the Coast Range, seven miles inland frenP#tific
Ocean. The city is framed by forested foothilld #me Yaquina
River system, both of which have contributed gsettlthe city’s
historic growth as a timber town and port city. Highway 20
passes through the northern part of town, whileirgass Highway
20 connects with the historic downtown shoppingrdis The
city covers nearly 2,000 acres and had an estinmtpdiation of
3,645 in 2008 Set back from the ocean, the community enjoys
warmer and sunnier weather than many coast comiasinit

This section will review the current and historentbgraphic and
employment characteristics of the community, antlwse data
from the Oregon Employment Department and Portitate
University Population Research Center to projettriigrowth
patterns. Other information sources utilized fos #nalysis
include stakeholder interviews, Business Oregan Uls. Census
Bureau and the State of Oregon Economic and Contynuni
Development Department.

Population and Demographic Trends

Population Growth

Toledo downtown and waterfront.

Toledo is located on the Yaquina
River system and is a 10 minute
drive from the Pacific Ocean.

Toledo has maintained a stable population in redecades, with

an average annual growth rate of approximately }#aa. In 2008, the base year for this data
analysis, the City of Toledo had an estimated patirt of 3,610. This represents 8% of the
Lincoln County’s estimated population of 44,175idgrthe same year.

Population growth in both Lincoln County and Toldds been much slower than the rest of
Oregon since 2000. According to the Portland Statiersity Population Research Center,
population growth was 10.8% across Oregon betw86A-2008. Growth in Lincoln County

was 0.5% during this period, and Toledo grew by 4%.

Figure 1: Average Annual Population Growth Rates
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Source: Portland State University, Population BeseCenter

! This analysis was completed during 2010, pridhtorelease of 2010 Census data, and reflects éseaurrent data available.
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Demographics

The majority of Oregon’s population growth is fremat in-migration, and in Lincoln County
many of those new residents are retirees. 2008atsts show that 20.2% of Lincoln County’s
population was 65 or older, while the statewiderage was 12.8%.61.2% of Lincoln County
residents were between the ages of 18-64 and 18d%under the age of 18. The slow influx
of retirees to Lincoln County and much of the Ore@wast has had a stabilizing effect on the
regional economy, maintaining population levels andore consistent demand for retail,
professional and medical services as current netside other age groups move elsewhere.
Residents in this age group are generally on afireome, and most do not add to the pool of
potential employees.

In addition to the retirees moving to Lincoln Coynhany current residents are retiring. In
Lincoln County, as well as the rest of the Unité¢at&s, the retirement of the baby-boomer
generation will have a two-sided impact on locaremmies — job openings due to worker
replacement will continue to increase; howeveriamgymay struggle to find qualified workers.
In Region 4 (including Linn, Lincoln and Benton @igs), 72% of all projected employment
growth will be in replacement openings, with thghast percentage of replacements being in
professional fields, production, natural resoureesl, skilled labo?.

Figure 2: Percent of Population by Age Group: Oregon and Lincoln County

70%

60% -

50%

40%

30%

20% T

10%

0%
Age 0-17 Age 18-64 Age 65+

O Oregon M Lincoln County

Source: Portland State University, Popataikesearch Center

The most recent data available indicates that 8@B¥eledo residents were high school
graduates in 2008 and 14.7% had a bachelors degregher. Educational attainment levels in
Toledo were lower than in Lincoln County and Oregehere 84.9% and 85.1% were high
school graduates, respectively. In the County@retjon, 20.8% and 25.1% held a bachelors
degree or higher, respectivélyAlthough U.S. Census data was not available tedo beyond
2000 at the time this analysis was completed, American Community Survey data for
Lincoln County indicates that the education attanievel has increased; 89.9% of County
resid;:‘?nts were high school graduates and 23.0% eediegye graduates or higher during that time
perio

Although educational attainment levels may be hisadly lower in Toledo than elsewhere, 2000
U.S. Census data for Toledo indicates that it Haiglzer percentage of residents in the workforce
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(64.1%) than the rest of the County (58.3%). Tolethumbers were similar to the rest of
Oregon (65.2%). While these numbers certainly ldnamged since 2000, especially within the
past several years, they were the most recent msmabailable for small communities like

Toledo at the time this analysis was completede filimbers can still be used to make a general
comparison of demographic patterns between Tolddopln County and the State.

According to Oregon Employment Department stastiom 2008, 52.4% of the Lincoln County
workforce (aged 16 and older) was female and 12% weminority status. Statewide, 50.7% of
the workforce was female and 17.0% was of minaiaus’

Population Projections

To help determine how these historic populationdeewill influence land needs and
employment growth in upcoming decades, the stapeines each county to adopt a coordinated
population forecast, pursuant to ORS 195. If a gphas not completed one, it may adopt a
forecast completed by the Oregon Office of Econofimalysis (OEA) and assume that urban
areas within that county will maintain a shareha projected population equal to the current
share (OAR 660-024-0030). Because Lincoln Coungyritd completed a coordinated population
forecast, this analysis will use the OEA projecsiolThe OEA projects Lincoln County to grow
to 53,710 residents by 2030, and the City of Tol@dgrow to 4,297 residents based on its
current share of the countywide population. Thesgeptions are shown in Table 1.

Since 1990, Toledo’s growth rate has been steaitly,am average of approximately 1% a year.
Similarly, the city has maintained approximately 8%the total Lincoln County population since
1990. Projections for Toledo are based on thenagsan that the city will continue to maintain
8% of Lincoln County’s future population growth.

Table 1: Toledo Population History

Toledo Growth Toledo Annual Lincoln Lincoln County
Year . . County Annual Growth
Population Period Growth Rate .
Population Rate
1990 3,174 38,889
2000 3,472 1990-2000 0.86% 44,479 1.26%
2008 (estimate) 3,610 2005-2008 0.77% 44,175 0.11%
2020 (projected) 4,030 2018-2020 0.87% 50,379 0.94%
2030 (projected) 4,297 2020-2018 0.62% 53,710 0.62%

Source: U.S. Census and Portland State Univeityulation Research Center
Employment Trends

Employment Distribution

The Toledo economy is heavily based in manufaagumatural resource industries and
transportation/warehousing, which collectively aauted for nearly 60% of the jobs in Toledo in
2008. 40% of jobs were in manufacturing, 12% am$portation/warehousing and 7% in natural
resources. The high number of jobs in transpaoraind manufacturing is largely due to the
presence of a Georgia Pacific pulp mill and thet BbToledo.

The accommodation/food service and retail tradesgavere also large employers in Toledo -

accounting for 9.2% and 7.8% of local jobs in 20@8pectively. Other major employers include
public administration (5.4%), healthcare and soasslistance (4%), and other services (4.9%).

2010 Toledo Economic Opportunities Analysis 8



The prominent role of manufacturing and industtygle
employment in Toledo sets the community apart ftoenrest
of Lincoln County and much of the Oregon coaste Toast
has proportionally less manufacturing employmeantthe
state, has very few large manufacturers, and \emtypes of
manufacturing. The Oregon Employment Department
reported that, in 2007, manufacturing jobs made up
approximately 12% of private sector jobs on thestoa
compared to 14% throughout the statie Lincoln County,
only 7.2% of jobs in 2007 were in manufacturingoledo, on
the other hand, reported 43% of jobs in manufacgualone in
2007, with many jobs located at the mill — onehef largest
manufacturers and biggest employers on the cddm. mill
was also one of only 15 large manufacturers orctiast, with
an average of 99 or more employees. Large manu&ston
the coast are limited to four industries: food nfanturing,
wood product manufacturing, paper manufacturing, an
fabricated metal product manufacturing.

Georgia Pacific operations and crab

The largest employers at the County level include pots on the Toledo waterfront.

: : o
accomr_nodatlon ?nd food services (24 f)), arts and . In 2008, 40% of Toledo jobs were in
entertainment (6%), and retail trade 16%), whichragjor manufacturing, 12% in transportatior]

components of a tourism economy. Health care aoihls or warehousing, and 7% were in
assistance, public administration, and educatictosewere natural resources, including forestry
also major employers, making up 10%, 8% and 6%lug jn | and fishing

the County in 2008, respectivéfySimilar to the rest of the
coast, Lincoln County manufacturing, natural reseundustries, and transportation/warehousing
industries accounted for only 10% of total emplogieA detailed comparison job distribution

in Toledo and Lincoln County is shown in Figure 3.

Current Employment Trends

Over the past five years, the biggest growth airedsledo have been Leisure and Hospitality
(with a 6% increase of local job share) and Tradei$portation/Utilities, including retail (with a
3% increase in job share). This illustrates ahsligcrease in the tourism economy. At the same
time, employment in natural resources sectorsgegsibnal services and public administration all
fell between 3-4%" At the County level, there were minimal changethe overall distribution

of jobs between 2003-2008, with most employmeneisure and hospitality, public
administration, trade, transportation and utilitiesnatural resource sectors.

Over the longer term (2001-2008) stronger trendsbeaseen in Lincoln County employment.
Since 2001, there has been a trend toward increasptbyment in educational and health
services (42%), transportation, warehousing artiesi (36%), construction (36%) and financial
activities (15%). Although manufacturing fell oaélr food manufacturing in particular saw an
increase of 14% between 2001-2008. Declines wewst notable in information (-24%), mining
and logging (-13%) and local government (-10%)eSéntrends are depicted in Table 2.
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Figure 3: Toledo and Lincoln County Jobs Distribution

Toledo Jobs Distribution, 2008
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Table 2: Lincoln County Employment Trends, 2001-2008*

2001 2008 Percent Change

Total nonfarm employment 17,280 18,630 7%
Total private 12,880 14,450 11%
Mining and logging 180 160 -13%
Construction 630 980 36%
Manufacturing 1,120 1,110 -1%
Durable goods 240 250 4%
Nondurable goods 870 850 -2%
Food manufacturing 240 280 14%
Trade, transportation, and utilities 3,230 3,460 7%
Retail trade 2,870 2,970 3%
Food and beverage stores 670 710 6%
Transportation, warehousing, and utilities 210 330 36%
Information 260 210 -24%
Financial activities 730 860 15%
Professional and business services 920 980 6%
Educational and health services 1,030 1,790 42%
Leisure and hospitality 4,210 4,320 3%
Accommodation and food services 3,990 4,130 3%
Accommodation 1,940 1,880 -3%
Food services and drinking places 2,050 2,250 9%
Other services 580 590 2%
Government 4,400 4,180 -5%
Federal government 260 270 4%
State government 690 770 10%
Local government 3,450 3,140 -10%
Indian tribal - 1,100 n/a
Local education 1,030 780 -32%
Local government excluding education and Indian - 1,260 n/a

* Some data not comparable to prior years, inclgdiical government, education and health services
Source: Oregon Employment Department

Wages and Unemployment

Looking at long term employment levels in Regiofitluding Linn, Lincoln and Benton
Counties), employment increased by 26,000 betw886 &nd 2009, with an average growth rate
of 0.9% a year. Meanwhile, the population growtie ia the region was approximately 0.75%,
meaning that employment was growing faster thauladion. From 2008 to 2009, employment
droppe(i‘lzby 5,000, with unemployment across Regidaubling over the course of eight

months.

Historic Census data indicates that Toledo’s unegipént levels tend to be similar to that of
Lincoln County, but slightly higher than the stagea whole. The most recent Census data for
Toledo (2000) shows its unemployment level to be W¥ile Lincoln County’s was 4.9% and
Oregon’s was 4.2%. While the recent economic dommhas significantly increased
unemployment at all geographic levels, Lincoln Gglsnunemployment level continues to be
higher than the state average. In June 2010, Lir@ounty’s seasonally adjusted unemployment
rate was 11% while Oregon’s was 10.5%. Data wasaitable for Toledd?

In addition to having higher unemployment than nufghe state, Lincoln County also has the
lowest average wage in Region 4. In 2008, theaapepay for private sector jobs in Lincoln

2010 Toledo Economic Opportunities Analysis 11



County was $29,310, compared with $35,170 in Lioui@y and $42,311 in Benton Courty.
At the state level, the average wage %48,486. In 2008, the majority of jobs in Toldd6%)
paid over $3,333 per month; 31% were between $1a281$3,332 per month, and 23% of jobs
in Toledo paid $1,250 or less a month. At the Gplevel, 22% of jobs paid more than $3,333
per month; 34% paid less than $1,250 and 44% petiddzn $1,251 and $3,333 per mofith.

Employment Projections

While it is impossible to fully predict future ecamic trends, especially during a recession, there
are resources available that can point towardspatgrowth areas. Every two years, the
Oregon Employment Department releases ten yearogmeht projections by industry and
occupation for each economic development regidharstate. The projections are based on
historic trends, relationships between industriess @demographics, state and national forecasting
models, population forecasts, and input from inguskperts and outside economists. Because
the projections are completed at the regional |&Region 4 projections are used to indicate
future growth areas for Lincoln County and Toledo.

The most current projections extend from 2008, thse year’ for this analysis, through 2018.
These regional projections, supplemented with médron on local trends from stakeholder
interviews, can help to develop a more nuancediggaif where Toledo’s economy may grow in
the next twenty years.

State and Regional Projections

Rural communities throughout the United Statessaeing slow commercial and industrial
growth, particularly when located away from majamnsportation facilities and larger
metropolitan areas. This holds true in Oregon,re/ngany rural economies were historically
based on timber, commercial fishing and mining. offeet declines in employment
opportunities, rural communities are marketing thelves as affordable and attractive locations
for an increasing number of telecommuters, toursiated industries and emerging green
industries.

Based on trends prior to the current economic domnRegion 4 (including Linn, Lincoln and
Benton Counties) is projected to see a 9% incriegj@ds through 2018 — comparable to most
regions in the state. While it can be expectettttmeconomic downturn and cuts in education
and government will dampen future growth, an analgEhistoric trends indicates that the
sectors with the most potential for growth thro@§18 include:

+ Educational and health services (23%) includindthezare and social assistance (25%),
ambulatory health care services (28%) and nurgig-esidential care facilities (26%);

+ Professional and business services (14%), incluicignical services (20%) and
computer systems design (21%);

+ Leisure and hospitality (11%) including arts, etggigrment and recreation (14%)
accommodation (12%), food services and drinkinggda(12%); and

¢ Trade, transportation and utilities (9%) includelgctronic markets agents/brokers
(20%), retail trade (10%) and wholesale trade (9%)

Across Region 4, the majority of new job opening$lve in health care, services, administrative,
professional and business fields. Future job dppdres in natural resource and manufacturing
sectors are expected to be largely replacemenirgseti

Sectors with the least projected employment gromthude:
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¢ Manufacturing (-3%), including paper manufactur{qp%), plywood and engineered
wood manufacturing (-7%), primary metal manufactgri-9%), and machinery
manufacturing (-8%). The only projected increasm ifood manufacturing (7%);

¢ Natural resources and mining (2%), including minamgl logging (-10%); and

+ Information (2%), including a decline of -6% in plliblishing except for internet, which
is projected to see a 10% increase.

Projections for Toledo

To forecast how the regional employment projectiwilsimpact Toledo, the 2008 market share
of approximately 7.65% of County jobs can be agpl@eeach employment sector. With
employment expected to rise by 4,287 jobs througti@County in 2030, approximately 328 of
those jobs can be allocated to Toledo, as showalie 3. With a base of 1,425 local jobs in
2008, this calculation estimates 1,753 jobs in dolby 2030.

Table 3: Projected Job Growth in Lincoln County and Toledo

Lincoln 2030 2030 2030 Toledo
County 10 Year Projected Lincoln Lincoln Projected
Job Count | Projection Annual County Job | County Job Gain
(2008) (2018) Growth Count Job Gain (7.65%)
Industrial
Natural Resources & Mining 160 163 0.2% 167 7 1
Construction 980 1,000 0.2% 1,023 43 3
Manufacturing 1,110 1,077 -0.3% 1,037 -73 -6
Retail /Services
Trade, Transportation &
Utilities (includes retail) 3,460 3,806 1.0% 4,221 761 58
Information 210 214 0.2% 219 9 1
Financial Services 860 946 1.0% 1,049 189 14
Professional and Business
Services 980 1,127 1.5% 1,303 323 25
Educational and Health
Services 1,790 2,291 2.8% 2,893 1,103 84
Leisure and Hospitality 4,320 4,795 1.1% 5,365 1,045 80
Other Services 590 631 0.7% 681 91 7
Institutional /Government
Federal Government 270 302 1.2% 341 71 5
State Government (incl. state
education) 770 793 0.3% 821 51 4
Local Government (incl.
Tribes & local education) 3,140 3,391 0.8% 3,693 553 42
Other/Uncovered
(3-5% of jobs) 559 616 0.9% 673 114 9
Total Jobs 19,199 21,153 -- 23,486 4,287 328

Source: Oregon Employment Department, analys®@®WCOG

Local Considerations
Although Lincoln County is included in Region 4 ibcation on the Pacific Coast away from the
I-5 corridor fosters an economy that is distinddifferent from its two regional partners — Benton
County and Linn County, both of which are locatedhie Willamette Valley and the I-5 corridor.
Lincoln County’s economy is built upon its greataesset — the ocean. Tourism industries are
much higher in Lincoln County than the rest of Region, and much of the manufacturing and
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industrial employment in Lincoln County is basedriarine-
related industries or natural resources, partiularToledo.

While state and regional employment projectionsknmatural
resources as slow-growth or declining sector, iinigortant to
recognize the unique trends of fisheries and laggim the
coast and in Lincoln County. While OED data shaowising
and logging employment to have decreased (-13%ematw
2001-2008) significant private timber holdings e tCounty
may boost otherwise lagging timber-related indastm
upcoming years. Many of the private timber holdiage
ready for harvest and may allow for more employntlean
projected for Region 4 in these sectors once theade for
wood products returns.

The Lincoln County fisheries industry is also bet# than Boats docked at Yaquina Boat
regional and statewide numbers indicate. Growthen Equipment, Inc. on the Toledo
fishing industry can be easily overlooked when corath with | waterfront.

other declining natural resource sectors suchrastity and _ -

.. . . While manufacturing is not expected
mining. When looked at independently, employmarthe to increase on the coast, Toledo's
sector of “Fishers and Related Fishing Workergrgected history as an industrial center gives it
to hold steady through 2018 with 0.0% growth, whildip of | a uniaue advantaa
nearly -6% is expected in “Forest, Conservation laoglying
Workers”, according to the OED Region 4 Projectio@ED data estimates that employment in
commercial fishing appears to have increased i®2@01,767 from 1,603 in 2008, while also
noting the difficulty in ‘counting’ employees inighsector since the passage of legislation in 1999
allowing most fishermen to be exempt from unemplegtrinsurance coverage - the primary
source of employment daté.

The Oregon Statewide Port Strategic Plan suppoeetetfindings, stating that the commercial
fishing industry has fared much better than thasgdlifornia and Washington over recent
decades. After a dip in 2000, the slow but stegdwth in the Oregon commercial fishing
industry combined with declines in neighboringessatas created a prominent role for Oregon in
the West Coast commercial fishing industryLincoln County and Toledo can expect to benefit
greatly from this trend, as Lincoln County maintailarge share of Oregon’s commercial fleet
and is a center for Oregon’s commercial fish preicesindustry.

Despite the prominence of fish processing and gibekets of manufacturing in Lincoln County,
there is much less manufacturing and fewer largel@rers than in Linn and Benton Counties.
Manufacturing, agriculture, health services, andcation all have a larger job share in the Linn
and Benton County economies than in Lincoln Codihtis reported by the Oregon
Employment Department, the already-small manufaajusector has generally been declining on
the coast, as it shifts to a more tourism-orieeahomy. Between 2000 and 2007,
manufacturing dropped 5% (372 jobs) for all fivexstal counties — and 9% for the four counties
excluding Tillamook County which grew by nearly 13%54 jobs) over the seven ye&t3his
trend held true in Lincoln County between 2003 26@8, where manufacturing jobs dropped by
2%. While data for manufacturing alone is not Elde for Toledo, the combined sectors of
natural resources, manufacturing and constructiopped by 496

Because Lincoln County has fewer large firms, sitmadinesses play a more critical role in the
economy. Throughout rural Oregon, the smallestdif1-9 employees) account for 23% of
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payroll employment compared with only 14% in largeatropolitan areas. While the current
economic downturn may cause more closures amosg thesinesses, more people also open
small businesses during a slow econdmyn the coast, an increase has been seen in
independent contractors, web-related businesseg4ased businesses and small high-tech
firms in recent years, according to staff from 8meall Business Development Center at the
Oregon Coast Community College.

Summary

Though the next twenty years, Lincoln County arel@ity of Toledo can expect to see the
majority of employment growth in non-industrial &&s, including educational and health
services, professional and business services ggsuté and hospitality. This being said, there are
several trends which Toledo can capitalize on ttaene growth in industrial sectors. These
include:
+ the long-standing emphasis on industrial employrireibledo, which sets it apart from
the rest of an otherwise non-industrial county;
¢ agrowing emphasis on green industries as a pauralfeconomies;
¢ projected growth in food manufacturing, which igrawing area of Toledo’s economy;
¢ anincrease in internet-related employment, whanhiaclude data centers sited in light
industrial locations;
¢ the increasing prominence of Lincoln County in teenmercial fishing industry and
marine research;
¢ private timber holding throughout Lincoln Countyhish may boost an otherwise
shrinking natural resource sector; and
+ the prominence of small businesses in rural ecoeami
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Economic Opportunities and Constraints

While an analysis of regional trends can genegdiynt to future growth areas, Toledo’s
geographic, physical, demographic and culturalatteristics will ultimately determine which
businesses locate and grow in the community. Kepemic development characteristics, or
‘production factors’ that businesses consider wttesosing where to locate include location,
geography, natural resource constraints, trangpmntanfrastructure, utilities, availability of
support services, labor market size and diveraitg, overall business climate. This chapter
reviews each of these characteristics for the @fifjoledo and considers how they will influence
broader employment trends to determine the greptéshtial growth areas for Toledo.

Reference sources utilized for this analysis inelsthkeholder interviews, the Oregon
Employment Department, Business Oregon, the U.B8s@eBureau, and the State of Oregon
Economic and Community Development Departmentpds of this analysis, OCWCOG
additionally contracted with Maul, Foster and Algrigc. to help identify specific growth
opportunities for Toledo based on industrial tretiteughout the Northwest Coast. The results
of the consultants’ analysis are primarily includiedhe assessment of ‘Industrial Employment
Opportunities and Site Requirements’.

Economic Development Characteristics

Location

Located in the foothills of the Coast Range, fifteeinutes from the Pacific Ocean, the City of
Toledo has many characteristics associated witghaduality life. The small town character,
low crime rate, low congestion levels, attractieavdtown, and abundant natural areas make
Toledo an attractive place to live.

Property is generally more affordable in Toledmtbéher areas on the central coast, as well.
Young families and first time home-owners are att@rd to the more affordable residential
properties, while industrial uses are attractetthéorelatively large supply of affordable, buildabl
industrially zoned parcels. Toledo’s rural locatigill increase the cost of transportation and
materials; however those potential cost increasmsbe offset by land availability and
affordability for those businesses not reliant ooess to an interstate highway or international
airport.

Geography and Natural Resources

The area surrounding Toledo is rich with naturabreces, which have historically played a large
role in the local economy. This trend will liketpntinue into the future, due to the
predominance of private timber holdings and agtisitthe Port of Toledo.

Due to its location on the Yaquina system and inGbast Range, there is high potential for both
steep slopes and wetland areas on any vacant pafceletlands determination may create
regulatory challenges to development, as the Rdrbledo reported in the 2010 Oregon port
plan®*

Transportation

Toledo benefits from rail, marine, and highway saortation facilities, and also is the site of a
small, state-owned airport. The convergence ofaik, highway and marine transportation in
Toledo creates a unique opportunity intermodalgpartation center in Toledo, and greatly
enhances the viability of commercial and industligelopment.
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Toledo is on US Highway 20, a key corridor betwdenCentral
Coast and the Willamette Valley. The Oregon Deparit of
Transportation is currently completing the US 2idnieer
Mountain to Eddyville project, which will replacesaction of
the existing highway with a new section built totbeee miles
shorter & far more safe. This project will widerethighway,
create more passing lanes, and straighten outaitgails — all of
which will greatly improve interstate truck traweland from the
Toledo area. Business 20 links downtown Toledoitnd
industrial areas with the highway.

The Willamette & Pacific (WPRR) rail line extendst its
terminus in Toledo to the Willamette Valley, whéreonnects
with a north/south corridor. The north/south adworiincludes
Union Pacific’s Valley Mainline, Portland & WesteRailroad's
(PNWR) OE Branch Main Line and the Westside Bralviein
Line. These north/south rail lines link the WillaitesValley
(and more remotely, Toledo) to population centesarkets | Tqjedo’s access to marine, highway,

in Portland to the north and Eugene to the southta wider and rail transportation makes it
domestic and international markétsWhile rail transportation | unique among coastal cities, and are
may take longer, it is much more affordable andléss of an a great asset for industrial

environmental impact than highway transportafio@urrently, developmer

the WPRR serves two Georgia Pacific facilities atady basis,
and runs adjacent to the Yaquina River, downtowd,raumerous industrial sites.

The Port of Toledo is capable of handling barg#itrand could provide a connection between
the rail line at Toledo and the deep water poNewport and to other coastal ports. However,
shipping options are limited because the low cleagaof the Yaquina Bay Bridge prohibits
modern container ships from entering the Port oplet. Additionally, low clearance of the
Butler Bridge in Toledo may inhibit water accesatdeast one of Toledo’s large industrial sites
upriver.

Utilities and Support Services

The availability and capacity of public facilitiasd other support services are important
considerations when locating a business. Pubtititfas can include water, sewer, gas, electric,
and increasingly, broadband internet and wirelefipbione service. The City of Toledo has
ample water and sewer capacity for new industridl@mmercial uses, and its many
redevelopable commercial and industrial propefigese existing connections. Natural gas,
electricity, telephone, cell phone and high-spegernet services are all adequate to meet the
needs of most businesses. Support services sumolkeeping, marketing, photocopying, and
web services are available in Toledo and nearbypdetw

Labor market

While the small size of the Toledo workforce mayskeen as a limitation to some, especially
large or mid-size firms, Toledo currently draws éogpes from as far away as Lebanon and
other cities in the Willamette Valley. BusinesB®sking to locate in Toledo can anticipate that
up to 50% of their workforce will commute in frol5-460 minutes away, based on patterns

2 According to the Toledo Sweet Home Rail Corrideasibility Study, a rail car can transport threéotar times more than an
average truck, and one train crew can handle 5®#ed times more than 100 rail cars.
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reported by current prominent employers. 2008 ghatavs that 39.5% of the Toledo workforce
actually works in Toledo, filling 630 jobs. Thisdicates that the remainder of Toledo jobs (456
jobs) are filled by employees commuting into thg &r work?® The relatively younger
demographic in Toledo (as compared with Lincoln @glcan also draw employers to the
community’.

The Oregon Coast Community College Small Businesg@pment Center (SBDC) provides a
range of services to the central coast businessncaiity. The SBDC offers approximately 30
classes per quarter on topics as diverse as a@egubtisiness management, internet sales and
event planning. Additionally, the SBDC facilitate$wo-year small business management course
for established businesses, offers free small bgsioounseling, operates a microenterprise
program and assists with pre-venture and starsepssments. Most recently, the SBDC worked
with the Central Coast Economic Development Alleie provide training for businesses
seeking to become certified for federal contraesailting from the relocation of the NOAA
Pacific homeport to Lincoln County. Toledo High 8ohworkforce training programs such as
welding are also an asset, and make high schodugtes very competitive for local industrial
jobs.

Business Climate

Toledo is known as an affordable option for indiastnd related development in Lincoln
County. While land availability, affordability andlated system development charges (SDCs)
are seen as limitation in other areas of the Cquhgy are not in Toledo. Recent development
proposals; however, have highlighted the need tatgpand clarify the city’s zoning provisions
and development code to better respond to curenhomic and development trends.

The City of Toledo is also included in an Enterpifne, managed by the Central Coast
Economic Development Alliance. Eligible businedsesiting or expanding in the enterprise
zone (generally non-retail) receive total exempfrom the property taxes normally assessed on
new plants and equipment for at least three toyfears> Businesses in the area that have
recently benefitted from the Enterprise Zone inellgland Wild Seafood and Oregon Brewing
(the non-retail component of Rouge Ales). Toledd all of Lincoln County are also part of a
HUB Zone, which is a federal designation for histalty underutilized business zones as
prescribed by the SBA. The primary purpose of tlegy@am is to encourage economic
development and increase employment in these slistdeurban and rural areas. This designation
can increase chances of receiving federal conffacts

At a more regional level, the relocation of the N®Racific fleet to Newport and the growth of
marine-related research associated with the Hatfitelrine Science Center and the Oregon Coast
Community College is a creating a culture of resleand innovation on the Central Coast. This
energy is expected to foster a vertical clustamafine-related industries, including those
supporting NOAA operations and advancements in vemezgy and marine research.

Summary

Toledo’s strongest assets for employment growthudteeits multi-modal transportation system,
the availability and affordability of land, and fisoximity to centers for marine-related research
and industries. Factors constraining employmeoivtr include the small size of the labor
market, distance from major metropolitan areasiargistate highways and the need for clear
and objective development criteria.
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Potential Growth Areas and Site Needs

Based on national, regional and local trends, akithg into consideration Toledo’s economic
development characteristics, the industrial sectitts the greatest potential include: boat
building, repair and marine industries; renewalnlergy; food processing; and small
manufacturing enterprises. There is growth paimiseveral non-industrial sectors, including
internet-related businesses, health services| egtditourism-related industries. While these
non-industrial sectors will likely play an importaole in Toledo’s future economy, they are not
included within the scope of this analysis.

Wood and Paper Products

Most of the contiguous industrial land in Toledmere than 150 acres in total - is used by
Georgia Pacific for the manufacture of containertdo#his facility is a major economic asset for
the community, region and State. Most recently aggd in 1997, the plant meets current
environmental regulations enforced by the DepartroéEnvironmental Quality’ While this
plant is expected to maintain a large share ofl leacgloyment, globalization of the marketplace
and the decline of wood and paper products indsstiieate a challenge for this industry in
Toledo. Efficiency of operations and relative colstaw materials will be factors in the longevity
of operations at the Toledo site.

With no immediate changes in operations projectedhe Toledo site, the wood and paper
products sector is expected to maintain a largeestfaemployment in Toledo, and may influence
the growth of related industries. The developnaéstupport businesses and customers for this
industry can help to ensure its longevity, efficg@and overall cost of operations. For example,
a business producing wood pellets or bricks formential heating can co-locate with a heavy
industrial plant that produces a waste stream afdebips or sawdust. Site requirements for
support businesses would be similar to those ®ptimary wood and paper products industries.

Siting wood and paper products industries is higlggendent on existing capital investments and
proximity of available timber, so the existencdle GP mill and the large share of private timber
holdings will boost Toledo’s potential in this seict General site requirements include space for
semi-trucks, access to rail and/or marine tranagiort, warehouse space with breadth and height,
and lifting cranes. Access to highway and railiamgortant, and this type of industry is a heavy
power user, but water and sewer needs are relatow@l This type of industry can be expected

to locate on large sites (over 5 acres); howeveallsr related industries may be able to locate on
standard sites of 1-5 acres.

Boat Building, Repair and Marine Industries

With the relocation of the NOAA homeport to Newpantd the recent acquisition of the Fred
Wahl shipyard by the Port of Toledo, there is gpesential for growth in the ‘vertical cluster’ of
marine industries. Industries falling under thagsegory include: marine electrical, marine
electronics, foam and fiberglass manufacturerggii@nd finished carpentry mechanics to
rebuild engines and transmissions, hydraulics repad refrigeration maintenance. Temporary
increases may also be seen in the constructioorsesthe new NOAA facilities are being
developed.

The reopening of the Fred Wahl shipyard under tiieenship of the Port of Toledo may spur the
development of new marine industries or the relopatf existing marine industries to Toledo.
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Under the previous owner, the shipyard serviceteational, commercial charter, and
commercial fishing vessels up to 400 tons (dry Jeckd 85 tons in a straddle lift. The fishing
vessels include those of the distant water flesgt ihtate between the northern California and
Oregon Coast, and the Bering Sea in AlaSka.

Although NOAA will contract for major repair andfiéing at larger West Coast ports, there will
be opportunities for service providers along threryaquina system, including Toledo.
According to the Central Coast Economic Developmdiiance, NOAA budgets an estimated

$2 million per year for each of the four vesselbéadocked in Newport. While the Central Coast
area is only expected to capture 50% of those alipeas early on, it is anticipated that this
number will grow over timé Although Toledo shipyards will be unable to seevihe larger
vessels, the relocation of NOAA will create opparties to service moderate-sized (80-100 foot)
boats in Toledo. There may also be opportunibesetvice other research vessels visiting the
Port of Newport and Hatfield Marine Science Center.

Currently the majority of marine industries locaf®iver and in Toledo, away from unfavorable
ocean waters and weather, and it is likely that tileind will continue. Some marine industries
will however, choose to locate closer to the NOAailities in Newport and reverse this trend.

Many marine industries are flexible, and can fitaogite of one acre or less. Small shipyards
require 1-3 acres, and larger shipyards requir @etes at a minimum, with waterside docks,
contained dry work areas, and waste containmepngakfor both small and large shipyards.
Site requirements for shipyards are quite speatiid are subject to rigorous environmental
review. A key concern for the boatbuilding andfittinng sector is the retention of a trained
workforce, both in Toledo and throughout the Cdr@i@ast. Water access is critical for
shipyards and beneficial for most marine industries

Renewable Energy and Green Industry

The Central Oregon Coast is expected to be a fmat for research and production of energy
generated from ocean currents, waves, or tidaldloWechnologies include both submerged
generators and surface units, some combined witd g&nerators. Research and investment in
this sector is being spearheaded by Oregon Statetdity, with several private companies
already proposing expansive areas for generatiomsta Toledo could provide a location for the
manufacturing, assembly, staging, servicing anglsinm these facilitie§> Specific products
may include floats, buoys and turbines.

Many communities are looking broadly to green irides as a way to reinvigorate local
economies. While most of the larger alternativergyn companies that have located in Oregon in
recent years have clustered in the Portland aflemdable land and an available workforce could
drive these firms further outwards. Proximity e tocean and the right incentives package —
inexpensive land and labor - could make rural comitias an attractive option for the green
industry in the coming years.

Requirements for this sector include adequate pawerutility interconnections, access to
trained personnel on electrical systems, expemgistom equipment, and other characteristics
similar sites to manufacturing industries. Wheraling this type of business, current incentive
programs in the state and local or regional wodddraining programs can be critical. This type
of industry can locate on a range of site sizetf) miany locating on 1-5 acres.
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Food Processing

Food processing is one of few growing manufactusiacfors in Oregon, with specialty seafood
processing and distribution holding a strong niocheéhe Central Coast. The Central Coast is
competitive in the global marketplace for fisherigsd its commercial fishing industry has fared
better than those in California and Washingtorerent decad€®. Fish products are already
produced in Toledo and exported nationally andriratBonally, and there may be additional
opportunities tied to local fisheries or researetfgrmed by NOAA or Oregon State University.
A NOAA contract in the 1980s produced the technsdfiee harvesting, processing, and
marketing hake and other bottom fish for both ddroesd export markets. In addition to
preparing and processing fish for distribution r¢his also potential for organic and packaged
food, including specialty foods such as jams ameddsnacks made from the products of coastal
farms.

Site requirements for food processing include pnityi to local agriculture producers, fishing
grounds and/or waterways. Direct access to magules of transportation is important for
distribution. Food processing facilities tend totbgh power users and require higher water and
sewer capacity and quality. They can locate ass@nging from less than an acre to over fifty
acres, depending on the size of the facility. ¢he@o, food processing plants will likely locate on
sites of 1-5 acres. Buildings need to be hightytaay and certified as food service grade, and
have appropriate warehousing and storage. Adegefigeration, frozen storage and ice making
facilities may also be necessary.

Small Manufacturing Enterprises

There are currently numerous small-scale industndl manufacturing businesses located on Port
of Toledo properties and at the Toledo Industra&kRTIP). These have recently included a
manufacturer of electrical ground-straps for militespace program and solar panel use; a
company constructing large catamarans; a high-endwanufacturer, and a distributor of super
frozen and processed at sea seafood. The recatibloof Nautamatic Marine Systems, which
produces autopilots for small boats, indicatesm@kfor more high-tech industries to locate in
the area. Several of these Toledo-based manuéastiave recently moved out of their multi-
tenant spaces in Toledo because they outgrewdpaae, found more favorable rental rates
elsewhere, or were seeking lower taxes out-of-st@teese moves indicate that industrial uses
can grow in Toledo but may need a greater chomsing options.

The Port of Toledo, the City of Toledo, the Tolegdloamber of Commerce and the Central Coast
Economic Development Alliance all predict steadgvggth among small manufacturing
enterprises, particularly considering the relaatferdability and availability of industrial land i
Toledo compared with other cities in Lincoln County

Small manufacturing enterprises generally use smsites on one acre or less, and locate in
buildings of 20,000 square feet or smaller. O#iter requirements include appropriate size and
configuration of buildings, adequate power androfteater. There may also be potential for
internet-related businesses which require an inidllgtzoned site, although flood plains, steep
slopes, and earthquake hazards and ocean climgtkmitztheir viability in the area.

Cottage Art Industries
Toledo has been successful in attracting artisisceant workers who produce and sell their

products locally and to global markets over therdmét. In communities such as Sisters and
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Joseph, artisans have been able to cluster thekplaees in multi-tenant buildings for greater
efficiency, resource-sharing, and gallery spacar. dfts and craft products involving potential
negative impacts on surrounding properties, suchetal working, there is potential for a similar
facility at an industrial site in Toledd.

Cottage art industries have flexible site requiretsewith low potential for negative impacts
such as air emissions, noise, or heat for smadlabéshments. This type of business can
typically locate on a small site of less than leaamd has typical requirements for water,
electricity, gas, and other utilities. In manyiestsmall arts and craft manufacturers can
successfully locate in commercial areas; howeverpuld also be appropriate to locate a larger
manufacturer or cooperative in an industrial zone.

Summary

Over the next twenty years, Lincoln County and@lity of Toledo can expect to see the majority
of employment growth in non-industrial sectors]uding educational and health services,
professional and business services, and leisuré@spitality. However, based on national,
regional and local trends, as well as Toledo’s uaigharacteristics, growth can be anticipated in
several specific industrial sectors. These inclbdat building, repair and marine industries;
renewable energy; food processing, including fastd small manufacturing enterprises.
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Industrial Land Needs

This section describes Toledo’s projected indudtied needs through 2030, based on the
projected growth areas described earlier and imcating a more nuanced understanding of local
economic and community dynamics. The projectedi®i@gluded in this section do not take into
account what land is already inside of the cityittnand/or UGB, but simply reflect acreage that
may be needed to support future industrial grow&tdiscussion of available and suitable
industrial sites is included in the next section.

To determine how projected employment growth wiflience demand for employment land in
Toledo, average job density can be applied to eynpdmt sectors, including:

¢ Industrial: Manufacturing, Construction, Natural Resources Mirdng

¢ Commercial/Service:Trade, Transportation and Ultilities, Informatioimdancial
Services, Professional and Business services, leeggud Hospitality, Other Services

+ |nstitutional/Government: Educational and Health services, Federal Govenhnstate
Government (including education), Local Governn{@mtluding tribes and education)

+ Other/Uncovered: An estimate of all other uncovered employment

Long Term Needs

Looking solelyat past employment trends and projecting thoselsréhrough 2030, little to no
industrial growth predicted for Region 4 and Toleddve commercial and service sector is
projected to grow slightly, requiring approximatél acres of land. Institutional and
governmental uses are expected to require 5.5 attasd, and other types of employment are
projected to need about one acre of land throu@®.20

However, a review of Toledo’s Comprehensive Planeioplanning documents, community
survey results, stakeholder interviews, and retrentls on the Central Coast all indicate that
there are potential growth areas which are notwateal for by relying solely on a projection of
past trends. This may be because the data isted{dansiders trends at a county or regional
level, or because the data simply can not capthig i8 happening on the ground as we speak.
Potential growth areas that are not accountechfdude: boat building, repair and marine
industries; renewable energy; food processinguitinh fish; and small manufacturing
enterprises. Additionally, while the wood and pap@ducts sector is declining overall, the
strong presence in Toledo may spur related busisess

In order to effectively recruit new businessesne or all of these categories, and to retain those
which may outgrow their current location, Toledm ealjust its projected long term industrial
land needs to include sites which will meet thedses those potential growth areas. General
site requirements for potential growth areas aosvshin Table 5. Based on the general site
requirements for each of the potential growth artras would include, at a minimum:

¢ One large site of 5 or more acres

¢ One standard site of 1-5 acres with water access

¢ One or two standard sites of 1-5 acres with corargrmail or highway access
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+ Several small sites of less than one acre wittaliil@y to host a high utility user

Table 4 illustrates industrial land needs usingagggtion of past trends and also illustrates how
those numbers can be adjusted to more accuratdgtreommunity aspirations and current
trends? Adjusted numbers also reflect a slight increadard need to accommodate required
public utilities.

Table 4: Toledo Employment Land Needs through 2030

Sector Projected Job Density | Base 2030 Land Adjusted 2030
Job Growth (jobs/acre) Needs (acres) Land Needs (acres)
Industrial -2 12 0 16*
Commercial/Service 269 20 13.5 14
Institutional/Government 52 10 5.2 5.5
Other/Uncovered 9 10 1 1
Total 328 - 194 20.5

* Reflects minimum recommendations for adjustedilaseds: one 5 acres site, one 5 acre site witkr\watess, one standard 5

acre site with rail and highway access, and 1 andit acre across several small sites.
Source: Oregon Employment Department; data andlygyeOCWCOG

Table 5: Site Needs for Potential Growth Areas

Sector Site Size Utilities Transportation Other site
needs
Wood and Paper 1-5acres High power use Highway and rail
Products 5+ acres access important
Boat Building, Repair >1 acre Low /moderate Water access Waste
and Marine Industries 1-5 acres power use usually necessary containment
5+ acres
Renewable Energy and | 1-5 acres Moderate power Highway access
Green Industry use beneficial
Food Processing 1-5 acres High power use Highway and rail Proximity to
5+ acres Water/sewer access critical agricultural
critical producers
Small Manufacturing 1-5 acres Low/moderate Highway and rail
Enterprises power use access beneficial
Cottage Art Industries >1 acre Low /moderate Highway and rail
power use beneficial

Source: OCWCOG and Maul, Foster and Alongi, Inc.
Short Term Needs

Given the competitive nature of industrial and caereial development, it is very important to
have a short-term supply of industrial land reaatydevelopment. Identification of a short term
supply, defined by OAR 660-009-0005 as “suitabiellthat is ready for construction within one
year of an application for a building permit or uegt for service extension”, will help the city to
recruit new industries and retain growing industrié range of site size, location, ownership
makes the supply more competitive.

4 After the projected job growth in each categorgliisded by job density to determine acreage neeae@dditional calculation can
be made to determine additional acreage that rbgimeeded to accommodate public facilities on viagaeviously undeveloped
land. According to recent trends, it is estimatet 25% of industrial, institutional and uncoveredther development occurs on
previously undeveloped and vacant parcels, andaiaioximately 20% of commercial and services Toese percentages were
applied to needed acreage to determine what additazreage would be needed to accommodate addipablic facilities such as
roads and utility easements. Generally, a 25%eas® in acreage is applied to account for utiktyds.
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Using the traditional approach for projecting lavegkds, it is recommended that 25% of industrial
land be available for development in the short teimToledo, this equates to 3.5 acres of
commercial land, 1.4 acres of land appropriaterfstitutional and governmental uses, and one
guarter of an acre for other employment uses. &tseno projected short term need for industrial
land using the traditional approach.

Summary

A straight-line projection of past trends indicatiest there will be little to no need for induslkria
land through 2030; however, a survey of curremtdsaein Toledo and the Central Oregon Coast
indicates that there actually may be a demandgieciic types of sites. This analysis concludes
that Toledo can reasonably plan to accommodatestridluses such as boat building, repair and
marine industries; renewable energy; food procgsémneluding fish; and small manufacturing
enterprises. To accommodate the potential futtoetlp of these industries, Toledo can adjust
the projected industrial land needs to include: lange site of 5 or more acres; one standard site
of 1-5 acres with water access; one or two stansiéed of 1-5 acres with convenient rail or
highway access; and, several small sites of lessdhe acre with the ability to host a high utility
user. Toledo’s ability to accommodate these naéiiisthe land currently available in the city
limits and UGB will be discussed in the next settio
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Industrial Lands Inventory and Site Suitability Analysis

An inventory of industrial lands within the City @bledo and the Toledo urban growth boundary
was completed as part of the Economic Opporturiieaysis, and shows that the city has an
ample supply of buildable land to satisfy the indatland needs described in the previous
section.

The inventory, outlined in this section, includéigarcels within city limits and within the urban
growth boundary that are zoned for industrial, tligidustrial and water dependent use. Parcels
that were considered fully developed were removenh tthe inventory of buildable land, while
parcels that were undeveloped or underutilized wet@ned. Further consideration was given to
development constraints and public utilities thatid be required on undeveloped parcels.
Buildable industrial lands remaining after thisfitevel of analysis were then reviewed for
general availability and suitability for each oéthrojected growth areas. This inventory updates
the previous inventory, completed in 1999, anddattis which parcels have potential for new
development, redevelopment, or infill.

Industrial Lands Inventory

Inventory Methodology

Each parcel in zoning designations I, LI, WD, UGBnd UGB WD was evaluated using a
combination of GIS, aerial photos, and site visifhis flow chart provides a summary of the
inventory process used in this study, which is deed in greater detail in subsequent
paragraphs.

Potential buildable land [Vacant + Partially Vacant+ Underutilized] — constraints =
Adjusted buildable land

Adjusted buildable land — facilities allowance = Ttal buildable land

The first step in conducting the inventory was itgamize all lands zoned City I, City LI, City
WD, UGB |, and UGB WD into four mutually exclusieategories: developed, vacant, partially
vacant, and underutilized. The sum of these fategories is the total area determined to be
potentially buildable. Assumptions used in thisedeination included the following:

Developed LandDeveloped land is fully in use. Developed padelve no potential for further
development at this time and were removed fromrthentory.

Example: 11-10-17-00-01400-00 (Georgia Pacific)
Vacant LandVacant land is described as a parcel that has\pmvements.

Example: 11-10-18-10-03000-00 (LI property in TIP)
The parcels were evaluated using Lincoln Countye8ssr data, as well as aerial photos and site
visits. In some cases, parcels designated asfit/alsya the County Assessor were, in reality, in

use (e.g. right of way, PUD substation, etc.).cPlarthat showed improvement or were
incorrectly designated were not included in theeimory.

2010 Toledo Economic Opportunities Analysis 26



Partially Vacant LandThis is vacant land on a parcel that is partidiyeloped. It is land that
staff identified as having potential for developrnand/or subdivision.

Example: 11-10-20-00-01100-00 (3.93 acres owne@dnfederated Tribes of the Siletz
Indians)

There is no minimum lot size for Industrial, Lightlustrial, or Water Dependent zones in
Toledo. For this reason, staff used aerial phataksite visits to determine when partially vacant
land was sufficiently large for future developmeiiitiis was done on a case-by-case basis, and
no arbitrary and universal minimum size was assur8ethe smaller partially vacant parcels
were included if there was potential for assembty & larger site. This was included in the
notes for such parcels.

Underutilized LandUnderutilized land is classified as property thas a current use or minor
improvements, but that appears to have strong pakéor redevelopment. Non-conforming uses
such as public parks and private residences wsosimtluded as underutilized land. This
information is included in the notes for those p&scand should be considered when reading the
study’s findings.

Example 1: 11-10-07-10-02600-00 (improved valu238% of land value, but currently
used as parking)

Example 2: 11-10-17-00-01000-00 (public park witimon improvements, zoned LI)

Though it serves the same objective, “underutiliziffers from the more commonly used
designation of “redevelopable,” which is often defl as a property that has improvements
valuing less than 30% the assessed value of tide linvas found that using strict quantitative
measures was problematic in Toledo for severabreas

1. After trying several ratios of improved versus laadue (100%, 50%, 30%), it became
clear that this was insufficient to describe thaitg on the ground. The resulting error
would have been magnified in a sample size as ssdlbledo.

2. Values are assessed by tax lot, not by parcel.

3. On several occasions, improved values were incilyrassigned to vacant properties.

4. Public utilities improvements and right-of-way weret assessed a value.

The ratio of improved value versus land value wseduas a guide, but aerial photos and site
visits were also used to inform the parcel-by-plesaluation. For the purposes of this study, the
designations “partially vacant,” “vacant,” and unddized are mutually exclusive. For this
reason, they are treated equally and includedeabéiginning of the calculation.

Vacant + partially vacant + underutilized = Potental buildable land

Constraints
The following constraints were removed from theeimtory of potentially buildable lands to
produce adjusted buildable lands:
1. Slope over 25%
2. Delineated wetlands
3. Riparian setback: 10% was removed for riparianassttalong waterways. This is the
same number assumed in the 1999 Buildable Lan@stoxy. Per zoning code, this was
not removed from parcels abutting Depot Slough.
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4. Land that is unbuildable due to its size, shapégyaation (e.g. vacant parcels landlocked
within Georgia Pacific’s complex, etc.)

The following constraints were noted, but not regthv
Water and sewer

Floodplain

Potential wetlands

Slope not over 25%

Access issues

aprwdOE

Potential buildable land — constraints = Adjusted hildable land

Facilities allowances

This study assumed a 30% allowance for publicifaesl such as streets. This assumption is
consistent with the 1999 Toledo Buildable Landsehmery. This was not assessed on parcels
that will not require road construction, such aceks classified as underutilized or those located
within the TIP zone. This 30% was subtracted ftbmmamount of adjusted buildable land to
produce the final calculation for total buildabéad.

Adjusted buildable land — facilities allowance = T&al buildable land

Inventory Findings

The industrial lands inventory indicates that 4dcdes of the total 277.5 acres classified as City
Industrial are buildable, as shown in Table 6. sHi€lds a percentage of 16% buildable, the
lowest of the five zoning designations coveredin study. 202.88 acres are developed, and
20.86 are constrained. Slope over 25% was the coosinon constraint on land in this category.
Only 2.74 acres are underutilized. 12 parcelsthaldiable land in excess of 1.0 acre, 6 exceeded
2.5 acres of buildable land, and 2 had 7.5 acresooe buildable land.

About a third (34%) of City land zoned Water Depemids buildable. Of the 22.55 total acres,
8.14 acres are developed, and 5.63 acres are @imestiwith access and wetlands were the most
common constraints. No Water Dependent sites determined to be underutilized.

Approximately 26% of Light Industrial land can bensidered buildable, or 21.16 acres. The
average parcel size is relatively small. 15 parbeld 0.50 acres or more of buildable land, and 5
parcels had more than 1 acre of buildable land 5 Af these were classified as “underutilized.”
Facilities allowances were minimal on LI propertiasd common constraints were small size,
floodplain, wetlands, and access issues. A laogeber of LI properties with development
potential are located in the TIP.

Table 6: Toledo Industrial Lands Inventory

Potential Adjusted Facilities Total
Land use Total Developed Buildable  Constrained Buildable allowance buildable
designation  Acreage (acres) (acres) (acres) (acres) (acres) (acres)
City | 277.51 202.88 74.63 20.84 53.78 9.42 44.37
City LI 80.48 44.32 36.15 11.79 24.35 3.19 21.16
City WD 22.55 8.14 14.42 5.74 8.68 1.09 7.59
UGB 137.17 10.69 126.49 13.14 113.35 27.35 86.00
UGB WD 21.09 5.35 15.74 4.10 11.64 0.50 11.13
Total 538.81 271.38 267.42 55.62 211.80 41.55 170.25

Source: City of Toledo
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In terms of total acreage, UGB Industrial has tteatpst potential for development.
Approximately 86 of the total 137 acres (63%) efdazoned UGB | is classified as buildable by
this study. Barring one large parcel that is d¢fesgbas underutilized and two others that are
partially vacant, the majority of land is entirelgcant. The average size of the buildable parcels
is large (10.75 acres), making UGB | zoned propsergjood candidates for future large
developments or subdivision. Substantial dedustidare made for facilities allowances, since
development on much of this land would require soaigd other improvements. The most
significant constraints were wetlands and slope 8%86.

The buildable land calculation for UGB WD can besleding. Four of the five parcels
classified as underutilized are currently develogedural residential. Therefore, development
prospects in the short to mid-term are limitedutst fwo parcels, which together account for only
1.68 acres of buildable land. Buildable sitesiltustrated in Map 2.

Site Suitability and Availability

A comparison of long term industrial land needdwittal buildable acreage indicates that there
is adequate acreage to serve Toledo’s industndl teeeds through 2030. However, the assumed
availability and general suitability of individusites must also be considered as part of a
complete lands inventory.

Availability

An effective way to estimate overall availabiliti/sites is to review ownership patterns. If
buildable sites in any employment land categork @igersity of ownership within the planning
area, or if a single owner or entity controls mitr&n 51% of buildable sites within any category,
those sites can not be all assumed to be available

Currently, there are three predominant owners dfldble industrial land within the city limits

and UGB: Georgia Pacific, the Confederated TrildeSiletz Indians and the Port of Toledo.
Currently, Georgia Pacific owns approximately 7dcfes of buildable industrial land (43.7%),

the Confederated Tribes of Siletz Indians (CTSIhew5.1 acres (20.6%), and the Port of Toledo
owns approximately 12.2 acres (7.2%). While ndnd@se entities holds more than 44% of all
buildable industrial lands, there are significamtd holdings within specific zones.

+ Georgia Pacific currently owns 62% of all buildabidustrial land in the UGB, but this
drops to 47.9% once industrial and light industiaald within city limits is included.

+ With the recent purchase of the Fred Wahl Marites the Port of Toledo now owns
97% of buildable Water Dependent land within thg tmits, although this drops to 28%
once UGB water dependent land is included.

¢ CTSI currently owns 31% of all buildable UGB induetland, but this drops to 23.2%
once buildable industrial and light industrial lanihin city limits is included.

® Several methods of determining lack of availapilitr a parcel of land are outlined in OAR 660-GIER5, including but not limited
to: (a) Bona fide offers for purchase or purchgstioos in excess of real market value have beectey in the last 24 months; (b) A
site is listed for sale at more than 150 perceméeaf market values; (c) An owner has not madelyimesponse to inquiries from local
or state economic development officials; or (deSin an industrial or other employment land catetark diversity of ownership
within a planning area when a single owner or gmtintrols more than 51 percent of those sites.
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Although none of these land owners passed thehbiegsf 51% within any specific land use
category or passed the threshold for total ownpratriong all buildable industrial land,
ownership patterns should be monitored in upcorgeays to ensure that ownership patterns do
not begin to limit the supply of available induatiiand.

Suitability

With an adequate diversity of ownership and divgiisi the number and type of industrial sites

in the community, Toledo has a competitive portfalf sites ready to be developed in the short
and long term. Suitable sites that may be developeedeveloped to accommodate the potential
growth through 2030 are shown in Table 7 and Map\&ile most of these sites are included in
the industrial lands inventory, sites that areipaldrly well suited for industrial development but
are currently being utilized may also be notedaariy long term potential for redevelopment.

Table 7: Summary of Suitable Sites

Sector Site Size Site Needs Potential Sites for Long
Term Development
Wood and Paper 1-5acres ¢  High power use 11-10-20-00-011-00
Products 5+ acres ¢ Highway and rail access important | 11-10-20-20-0300-00
Boat Building, <1 acre ¢ Low /moderate power use 11-10-18-10-02200-00
Repair and Marine 1-5 acres *  Water access usually necessary 11-10-10-10-02300-00
Industries 5+ acres ®  Waste containment 11-10-17-23-10900-00
Renewable Energy 1-5 acres ¢ Moderate power use 11-10-18-40-00100-00
and Green Industry *  Highway access beneficial
Food Processing 1-5 acres ¢ High power use 11-10-18-10-03700-00
5+ acres ¢ Water/sewer critical 11-10-18-10-02200-00
¢ Highway and rail access critical 11-10-10-10-02300-00
*  Proximity to agricultural producers 11-10-17-23-10300-00
and raw food sources 11-10-07-43-04604-00
11-10-18A-10-00800-00
11-10-18A-00300-00
11-10-18A-02800-00
11-10-18A-02900-00
11-10-18A-03100-00
11-10-18A-03200-00
Small <1 acre ¢ Low/moderate power use Similar to Food
Manufacturing 1-5 acres ¢ Highway and rail access beneficial | Processing
Cottage Art <1 acre ¢ Low /moderate power use 11-10-18-10-00306-00
Industries *  Highway and rail beneficial 11-10-18A-03100-00
¢ (Close to downtown for tourism 11-10-17-23-06602
11-10-17-23-10600

Source: Maul, Foster and Alongi, Inc. and OCWCOG

Summary

There are approximately 44.4 acres of buildableistrial and 21.2 acres of buildable Light
Industrial land within the Toledo city limits, aath additional 86 acres of Industrial land within
the UGB. For water dependent uses, there are xipgately 8 acres of buildable Water

Dependent land within the city limits and an adufitil 11.1 acres within the UGB. While there is

considerable concentration of ownership, it wilt necessarily affect overall availability of
industrial land. The wider diversity of sites gmoperty owners will likely be adequate to
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accommodate the potential growth in boat buildiegair and marine industries; renewable
energy; food processing, including fish; and smahufacturing enterprises.

Map 2: Industrial Lands Inventory
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Map 3: lllustration of Select Suitable Sites
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Conclusion and Recommendations

This economic opportunities analysis and industaiatls inventory finds that there is low overall
industrial growth projected for Toledo; howeverrthes notable potential in traditional industries
such as marine and small manufacturing and gropartgntial in sectors such as green energy.
The findings in this report further indicate thia¢ industrial land supply is more than adequate to
meet projected needs. The inventory shows that theadequate acreage, a diversity of owners
and diversity of site size and characteristicsacheindustrial land use classification.

Additionally, there are several large parcels witicellent development opportunity.

With a good inventory of buildable industrial ladthledo can (1) focus on utilizing the inventory
in a way that reflects the City’s economic develeptobjectives; and (2) focus on ensuring that
the municipal code facilitates the type of indwtdevelopment desired by the community.
Economic development objectives include: develogroénlear and consistent code and
development standards, maintaining strength intiosel industrial sectors, and marketing its
portfolio of buildable sites. Recent developmempasals and the relocation of the NOAA fleet
to Newport further highlight the need for the Cityrevisit its development code and ensure that
it is consistent with community aspirations andifatdevelopment opportunities. This need was
reiterated during the public involvement processird) which strong support was shown for
more clear and objective code language.

A committee of community members and stakeholda&tsfive times over the course of ten
months, and were instrumental in the developmetttisfreport and the recommendations
included in this section. The committee also re@duhe City’'s economic development goals
and objectives as stated in the Comprehensivedridround that the goals held true to the
current vision for future industrial growth for tatemmunity. The committee did not recommend
any changes to the economic development goalsgjedtives.

Industrial Code Recommendations

1. List more specific processing and manufacturing iséndustrial and Light Industrial zones.

By specifically calling out certain industrial usas permitted or conditional, the City can
increase clarity and objectivity in the developmeview and approval process. For
example, the City can:

¢ Include specific processing and manufacturing djmra which are permitted outright in
the Industrial zone, particularly those relategatential growth areas.

¢ Call out specific ‘heavy impact’ processing and ofaeturing uses as conditional or
prohibited. ‘Heavy impact’ uses may include: Ceméme, gypsum, or plaster of paris
manufacture; explosives storage or manufacturglizer manufacture; gas manufacture;
glue manufacture; petroleum or petroleum produefiging; rendering plant;
slaughterhouse, stock yard; mining and quarryingglsng or refining of metallic ore;
and other uses similar to the above.

¢ Define ‘Light Manufacturing’ or ‘Light Manufacturipand Assembly” and include those
uses as permitted in Light Industrial areas, pbgsiith special standards. This may be
particularly important if the TIP properties aregaed as Light Industrial. ‘Light
Manufacturing and Assembly’ may include uses siclekectrical and electronic
machinery; sign manufacture; textile apparel angfied products made from fabiric,
wool or similar materials; and photographic, mukicgdical, measuring, controlling or
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2.

optical goods. Special standards may includesintlosure, maximum size or maximum
employment.

Incorporate basic development and use standamlsh@tZoning Ordinance.

Toledo is a small community with a great varietyieés in close proximity to each other -
including a thriving arts community and long-tinmelustrial uses. This proximity, along
with the unique ‘bowl-shaped’ topography of theaatan compound impacts from industrial
uses. Incorporation of additional development asel standards into Chapters 17.20, 17.24
and 17.32 of the Zoning Ordinance will increase patibility among future uses, and still
allow for flexibility in future uses. Standardshciaclude full enclosure of light
manufacturing uses, limited floor area for accegsses, increased regulation of outdoor
storage, among others. Sample language for patei@velopment and use standards is
included as Appendix D.

The City can also establish voluntary design gunésl similar to those adopted by the Port of
Toledo, which would encourage consistency of deaigthemphasize architectural styles and
details that are more historically indigenous t® ttbgion.

Require demonstration of compliance with applicéiiete and Federal regulations.

To help promote due diligence on the part of theimess owner/operator, the City can
incorporate a requirement to prove compliance Bitite and Federal regulations as a part of
the business permitting process.

Rezone properties in the Toledo Industrial ParlejTor Light Industrial use.

Recent development proposals have brought to ighthanging vision for industrial growth

in the City of Toledo. While large general indistuses will continue to play a significant
role in Toledo’s economy, the vision for the typésises belonging in Toledo and

particularly within close proximity to the downtoware shifting. Results from the

community survey indicate that there is strong supfor industrial development on the TIP
properties; however, the results also indicatetieaty residents would prefer to see small-
scale manufacturing, marine-related industrieslasslintensive natural resource related uses
in Toledo. The results also indicate a desire ndorerse job opportunities and employers,
including professional, technical, outdoor recr@athind retail or service sector jobs.

Rezoning TIP properties that are currently Indasto Light Industrial would support the
community vision expressed throughout this planmirgcess and would also reflect goals
expressed in the Toledo Comprehensive Plan and @bent planning documents, including
theToledo Retail Market Analysis and Business DevedmpiiRlan the Toledo Waterfront
Connectivity Plapand the Port of Toledé/aterfront Development Strategic Pldy

retaining the industrial designation for all TIRbperties, the City would retain its full
inventory of industrial land. Further, thoughtéxdpansion of the list of uses permitted in the
Light Industrial zone will help to ensure that thi® properties remain a viable and attractive
site for a diversity or prospective users. Thigaasion of uses can be done in conjunction
with the application of special standards for specises and broader development a use
standards for all industrial districts.

5. Refine the list of permitted uses to encouragerdels industries.
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This Economic Opportunities Analysis describes shiadustries with growth potential in
the City of Toledo. The City can encourage theetlgyment of these specific industries in
several ways.

For example:

¢ To the degree practicable, permit uses in Light$tdal and Industrial zones that would
promote the development of marine industries, refxsvenergy, food processing
(including fish), and small manufacturing entergsis This can include research and
development laboratories, business incubatorssaradl-scale food processing
operations.

¢ Incorporate art galleries or showrooms in conjwrctvith permitted custom
manufacturing operations as a conditional useeriight Industrial zone

6. Include more precise conditional use criteria.

Outlining more precise expectations of conditiamses in Section 17.64 can incorporate an
additional layer of objectivity and clarity intogtZoning Ordinance.

Additional Recommendations

In addition, the City can work with local econondievelopment entities such as the Toledo
Chamber of Commerce and the Central Coast Econdmrelopment Alliance, and also work
with local governments such as the Port of Tolaethhthe Confederated Tribes of Siletz Indians
to build and maintain Toledo’s role as site foruatty on the Central Coast. Recommended
methods for building Toledo’s industrial economglirde:

1. Update Toledo’s noise requlations.

Concerns about potential noise impacts from incalsises were expressed during this
planning process. It is recommended that the @ifloledo address these concerns in Title 9
of the City Code: Public Peace and Welfare, whigtnemtly regulates noise within the City.
This section of the Code can be reviewed and uddatanclude measurable noise limits
during daytime and evening hours for each zonistyidt.

2. Market available industrial land.

The depth and diversity of the industrial landseimory, the multi-modal transportation
system, and Toledo’s relative affordability all make community a great choice for
industrial developers looking to locate on the tod® better attract businesses and
encourage local businesses to stay and grow ird@pthe community can implement a
business marketing and retention program emphasibm benefits of being in Toledo. The
industrial lands inventory and economic analysisgleted as part of this report can provide
a strong foundation for this effort.

3. Encourage existing clusters.

Toledo is fortunate to be home to several stablgrawing industrial uses: marine related
industries, fishing and fish processing, and fomatessing in general. Additionally, the arts
sector is growing and may require light industsié&s outside of downtown for the
manufacture of products. Encouragement of gromthése sectors can boost economic
growth throughout the community.
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To encourage these clusters, the City can contmpeomote business training opportunities
presented by the Central Coast Economic DevelopAéahce and the Small Business
Development Center of the Oregon Coast Communitie@e, including those preparing
businesses to provide services to NOAA and ottaertd agencies. Additional steps that can
be taken include integration of Comprehensive Rtanafforts with those for the main street,
port and industrial districts, as well as encounagyet of workforce training programs,
potentially organized by the SBDC or the ToledoiH&chool.

4. Promote diversity in leasing options.

In recent years, several industrial uses have agddoout of the community for bigger and/or
more affordable buildings in other communities. pFevent this from happening in the
future, the City, Chamber of Commerce and othenegtc development entities can
encourage the Port of Toledo and other individaatllowners to maintain an adequate
supply of buildings to host these growing sectdrie City can distribute information from
the Economic Opportunities Analysis to better infgeroperty owners about the needs of
potential industrial users.

5. Complete a transportation system plan.

Development of a transportation system plan woelg the City to plan for future growth in
the City, including industrial growth. Currentlijpledo enforces a truck route circumventing
the downtown area and following Business Highwaw6 Sturdevant Road, as well as
sections of 10 Street (Sturdevant Road to East Slope Road), #ape Road (10Street to
Butler Bridge Road),*1Street (Butler Bridge Road to “A” Street), and “Street ( NW 1
Street to Business Highway 20). Completion obasportation system plan would allow the
City to consider the true capacity of these roadwag well as potential future improvements
to better accommodate truck traffic. The planmpngcess would also help the City to
identify other transportation issues and potemtigirovements related to industrial uses.
Funding for this effort may be available from thtat8's Transportation and Growth
Management Program.
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Appendix A

Toledo Economic Opportunities Analysis
Stakeholder Interviews

Toledo Arts Guild

Central Coast Economic Development Alliance

Lincoln County Assessor

Oregon Employment Department

Port of Toledo

Oregon Coast Community College, Small Business Deweent Center (SBDC)
Siletz Tribal Business Corporation (STBC)

Toledo Chamber of Commerce

City of Toledo Community Events and Business RefetiSpecialist
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Toledo EOA Stakeholder Interview
Toledo Arts Guild — Becky Miller, August 2010

Arts Community

1. What is your vision for the arts community in 20 years?
The arts community is working to make Toledo a dvéthin the arts world, like Joseph.
More studio-gallery spaces are opening up, especalMain Street.

2. What aspects of Toledo make it ‘work’ as an arts anmunity?
Toledo is an affordable place for artists to liveis also beautiful, and close to inspirational
subject matter. Toledo is charming, and artis¢stBe potential to turn it into an artists’
community. There is a widespread appreciatioritferarts.

3. What collaborative efforts are already happening bveen the arts sector and the
manufacturing/industrial sector? What future collaborations are possible?
Yaquina River Museum of Art is a good example. Theeum ties nature, history and art
together, including the role of industry within tivatershed. This will help to bring the
industrial and arts sectors closer together again.

The arts community wants to build a stronger refeghip with local industries, and would
like to co-host or have GP sponsor arts eventfustrate their collaboration. Also can
partner in planning processes.

The planned green space, pedestrian areas angbarthe Port will help to bring the different
aspects of the community together in one placeckfes on the Mainstreet Design
Committee, which is working on a theme for new agmand sculptures.

4. Are there any barriers or challenges to growth of he arts community currently?
+ Working to become a more cohesive group
¢ Regulations are not really an issue — the Toledl® ¢® pretty open, although there was
an issue when a foundry wanted to locate in Toledo.

5. What steps can be taken strengthen both the manufaging and the arts sectors? What
steps can be taken to bring more businesses andindustries to Toledo?
The current economic situation makes it difficulive simply need to bring people to the city
to spend money. We need to publicize more andrasimprovements to Main Street.

6. What are some site requirements artists’ work spac® This can include utilities,
location, neighboring businesses, zoning, etc. Whigpes of facilities are the best fit for
Toledo?

Some types of art produce chemicals or dust, asuineventilation. For example, glass

work creates chemicals and can not locate withersime studio space as ‘lower impact’

arts. A foundry was interested in located in Tolsdme years back but was not approved.
Artists who were living in Toledo at the time magmMe more information. A local metal
sculptor had a studio in the industrial area, hatgroperty was sold and he moved elsewhere
(possibly onto Hwy 20). Also, wood burning candreissue and require a hood for
ventilation over the workspace.
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General Toledo Questions

1.

6.

Why do you think businesses choose to locate in Balo? What about Lincoln County?
Small business owners are looking for affordabgibd small towns that are ‘moving up’.
That's why Becky and her husband moved to Toledds-safe for the family, beautiful, and
comfortable. This is an attractive place for busges reliant on internet access —
telecommuters or other internet-based business&mtpfor a low-cost lease, highway
access, and/or port access. Itis a good placgptmialty businesses. Small business owners
in Toledo will be hard-pressed to support a famityincome from that business, so many of
them also sell products online or in other venues:. example, Pig Feathers markets their
sauces and Going to the Dogs sells pet toys, ddmggie etc at shows, online, etc.

What types of businesses do you think have the mgsbtential in Toledo?

Homebrew supplier, art supplier or framing shopl ather specialty shops that would draw
people from outside the community to shop in Toleblot department stores, clothing stores
or furniture stores which require a larger market.

How do you think the NOAA relocation will impact Toledo?
Different predictions have been made. It is likigflgit there will not be a huge growth in
high-paying jobs, but mostly support jobs. Howewsy new employer is good!

What regional and national trends will impact Lincoln County and Toledo the most?

¢ Internet-based businesses and employment

+ Role of big-box stores and the inability for smatal stores to compete. Small
businesses need to become more flexible to addpistoew situation.

+ As people become more aware of negative impaatsrgratism, more are shopping
locally. There is potential to build the freshé&bmarket around produce and agricultural
products in Lincoln County, especially from thee®&ilarea.

+ “Made in Toledo” program is increasing awarenesthefneed to buy local. The arts
community is jumping in too, with many artists méamuring and producing their goods
in Toledo. A new video game developer just soffhane to X-Box.

How would you rank the County and Toledo in terms bthe following characteristics?
(1-4 with 1 = poor, 2=fair, 3= good, 4 = excellent)

Location relative to markets -1

Availability of key transportation facilities - 3

Key public facilities (water, sewer, etc) - 3

Labor market (including cost, workforce trainingdagducation) - 2
Materials and energy (availability and cost) - 1

Necessary support services — 2 (artists can bugehdany supplies online,
which can make this a 4)

Pollution and control issues - 4

Education and technical training - 1

i. Other (such as land availability) - 4

~poooTw

JQ

Are there any other economic development trends dssues | should be aware of?

One of the most important things for the commutotgo is to pool resources for advertising. It
is important to have professional-level marketimgss releases and signage
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Toledo EOA Stakeholder Interview
Economic Development Alliance — Caroline Bauman, Jy 2010

1.

Toledo Enterprise Zone

New Enterprise Zone differs in description and niagpBefore there was list of taxlots —
this has now been simplified for Toledo and covkesentire city limits. It is a short-term
EZ. This is the most common and basic designatibwas approved on June™and will

last for 10 years. We have also applied for E-Cenwe but have not yet been approved. It
is a rigorous process to get the E-Commerce designand you need a company willing to
commit to a $500,000+ expansion.

(Long term EZ is rural designation and might besias if they felt they had an opportunity
for long term investment).

County and city are both sponsors and Carolinedsranager.
CTSI has enterprise zone by statute, will needltowith them for coverage.

What has been the impact of enterprise zones throtigut Lincoln County and in Toledo

in the past decade?

Impact of EZ — before Caroline, 8-10 companies heseaxl the EZ which is pretty good. The
most famous is Rouge Ale, which keeps growing asesUEZ under the name of Oregon
Brewing. Smaller ones are Pacific Expedition, whgleaving and maybe consolidating at
Puget Sound site. Many businesses are consolidatineadquarters like this one.

Toledo has more potential than anywhere else bedhey have more industrial land.

Can you provide examples of small and large busingss which have benefitted from
being a part of the Enterprise Zone?

Niche fish processing i.e. Island Wild which hasmé&cated on Port property for 2 years
Oyster farm on the bay — but maybe not in Tolelliight locate in Toledo because there are
more sites. Other than S. Beach there aren’t riratustrial sites. Newport area is more
built up and more restrictive. Not a lot of sitesthe coast in general, and not a lot of flat
land... flat land that does exist is in the floodipla

Are there other financial incentives to locating ausiness in Lincoln County / Toledo?
HUB Zone - a federal designation for historicallyderutilized business areas. Because the
area is economically distressed. So, the area pasference for federal contracts, which
helped in located NOAA and other contracts.

Are there any regulatory barriers that can make thearea look less attractiv@
Topographic barriers — lack of flat, accessiblepprties. Lincoln County is 90% forest, then
residential, commercial and covered in water.... @a@as trying to find what there is and
create an industrial lands inventory. Not manyfagry barriers, but not densely populated
so the workforce numbers are limited. County heappe seeing employment but not at the
same intensity as other areas.

S. Beach, Waldport and Toledo have the most peatdnit Toledo is most competitive
because S. Beach and Waldport focus on other tlaing&Valdport is more off the beaten
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path in terms of shipping and supply chain. Hwyp2gject will help Toledo and Newport
both.

Performance standards would be a regulatory bawiestandards might actually make the
area look more attractive. This will vary accoglio the industry.

6. Interms of commercial development patterns, infill/ redevelopment / new sites? What
about industrial and institutional/professional office development? (throughout the
County)

Leads from Oregon Prospector show that 50/50 logatn bare land vs. existing building.
Due to the economic downturn on the coast themgoi® reuse and reutilization. NOAA is
an exception. Only other types of bare land boddare hotels and residential — not
commercial and industrial generally. Lack of fexd is increasing this trend.

7. How do you think the site inventory compares withle observed trends? Are there too
many or too few of certain types of sites?
The inventory is balanced. There are fewer sitesalso fewer opportunities. The inventory
is fine and suitable for the needs — just abolttrig

8. What are Lincoln County’s assets in terms of econoio development? What sets the
County apart from the other counties in the Employnent Department’s Region 4 (Linn-
Lincoln-Benton)? What about Toledo?

Compared with the rest of Region 4, Lincoln Coustforgotten. Linn and Benton have
agricultural industries, and Lincoln has fishingrjaulture is very small, limited mostly to
farmers markets, microenterprises, goats, bluedemiurseries, floral, and wild mushroom
picking — small scale businesses). Toledo has igmeultural potential than the rest of
Lincoln County because it is sunnier/better weather

Tourism is much higher in Lincoln County than Liand Benton due to the coastline. Ocean
is free, so there are still visitors despite theneenic downturn. The downturn is affecting
the purchases and activities of visitors, thouBRefore a family might buy a kite for each
person, and now they just buy one can share.

Commercial fishing set Lincoln County apatrt.

Retirees set Lincoln County apart — they have edfimcome and are not in the workforce, so
they don’t add to the pool of potential employe®ge do see retirees working because of the
lower number of people in younger age bracketsaBse of their fixed income, they are
‘regular’ consumers of needed professional seryioesl etc. and pay property taxes. This
actually has a stabilizing effect on the local emog and is an asset.

Fiber optics — Toledo is part of one of the ringfeed to be a customer of the service, or
hook up with one — these are usually bigger usesk as hospitals, schools and government
offices.

9. Can you describe what steps a business needs toddk qualify for bidding on NOAA
contracts? What businesses in Toledo qualify?
Need to be on the list of qualified companies thdo federal business opportunities (and
have a DUNS number and CCR). GCAP does trainings
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Numerous Toledo business owners were trained, aybensome have done through to
become qualified. They trained about 100 busines®ers overall. The Alliance is looking
for funding to follow up on this, and see who detbme qualified and why or why not.
Need to do more outreach.

10. What regional and national trends will impact Lincoln County and/or Toledo the most?
+ Economic gardening/Buy Local trend, under the theloat ‘a person who is most likely
to create jobs already lives in your jurisdictienfocus on local growth and not national
recruitment.

+ Economic downturn — it is harder to finance busiessand get credit. The area has few
manufacturers, so there has been less of an irfgrddncoln County.

¢ Toledo can be more bedroom community, becauseribre affordable than others on
the coast. If the growth in population spendsrth@ney there, it will be a great benefit.
But, if the new residents spend their time and mandNewport or elsewhere, there will
be no benefit to Toledo.

¢+ Telecommuting and the ‘knowledge economy’ — dravilmgwell-educated creative class
and ‘lifestyle entrepreneur to the area

¢ Global economy — S America and Norway are also @titine in the fishing industry.
Shellfish and oysters require clean water

¢ Marine research is competitive among port cities

11. How would you rank the County and Toledo in terms bthe following characteristics?
(1-4 with 1 = poor, 2=fair, 3=good, 4 = excellent)

j. Location relative to markets 1

Availability of key transportation facilities 1 (Tedo is a 2 relative to county)

Key public facilities 3

Labor market 2

Materials and energy 2

Necessary support services 3

Pollution and control issues 3

Education and technical training 2

Other (such as land availability) 3.5

Business recruitment and retention 35

W STQeT O3S 3T RT

Your question has gotten to some of our weak pdantthe county and Toledo. We are
heading upward on raising education and suppovicesr and lowering pollution, but they
are still in the middle. | believe that i and jedigher in Toledo due to your work and the
Mainstreet program.

12. Are there any other economic development issuestauld be aware of?
(Via Email, from previous correspondence on relassues)

Specific economic development opportunities (or lb®nes) within and outside urban
growth boundaries?
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Our greatest opportunities right now lie in jobatthre associated with Marine Research and
Education and feel it is a basic industry. My @#fis finalizing an economic impacts report on
the NOAA re-location of the Marine Operations CentBacific. We foresee vending to the
federal gov't as a tremendous opportunity and raiaihg companies for that. Becoming a
government contractor will also help our small hesses compete for contracts with the USDA
Forest Service, Coast Guard, and agencies thaatepaut of Hatfield Marine Sci. Center.
Within the UGBs we also have opportunity to se@plty seafood and we are actively trying to
support this industry. Value added seafood istantial stabilizing force on our commercial
fishing fleet, if they can get a better price bilisg themselves, to restaurants, freezing, or
making a product for a high end market. The marke¢ located in Farmer's Markets, local
retail/eating place, Newport Bayfront, and the ting.

In Tourism, the opportunities are in green andasnable travel and catering to that market and
other specialty markets such as culinary-,

eco- or nature-, and cultural-tourism. There i®pportunity to welcome small cruise ships once
we upgrade our port terminal and we are workinghar strategy.

We are also seeking out high tech workers and retneurs by offering a fantastic place to
locate with telecom capability. We are followidgetlead of the Columbia Gorge which has a
small but growing high tech cluster. The upgradihgell coverage is part and parcel of this.

OUTSIDE UGBs:

Lincoln County is last (36th) on the agriculturattor of the economy. We have the opportunity
to increase this with small specialty crops thatedl in our climate. Goat cheese is an example.
We support our Farmer's Markets as a way for thredato get the best possible price. Value
added wood and forest products such as sustaihebber, furniture and mushrooms are another
area with growth potential and there is an NGO waylon this. We can grow our high tech
workers and creative class as they can often wionkme in the rural areas of the county. Many
high end homes are outside the UGBs here and hews wr acreage for the creative type or part
time retiree to work (they don't create jobs thqugh

Given the constraints of our geography and locatienhave not lost a lot of opportunity. We
may lose a large company here and there if we ¢aupply the water, power or land required.
We are more interested in the economic gardeningemo

Adequacy of land available for commercial and indusial development?

It is true we do not have a large inventory of darel inside the UGBs for commercial use. But
we have so many vacancies that we should be lo@tingrdevelopment and re-use. Outside the
UGBSs the commercial land is on Highway 101 and alneaclusively tourism. Unless our
properties are full all year we are not be too eoned with incentives for more. Tourism is
hurting right now, and is a low paid industry.

Industrial development: in the UGBs we have soare lor underutilized land. We have
industrial areas in Newport, Waldport, and LincGlity and particularly in Toledo. Our strategy
is to concentrate on these locations and not sdvronghe areas outside the UGBs. We are
focusing on small, clean, light industry. We canwifer the size and age of workforce to
compete with any metro area for a large or evensiaiel industrial user. That makes our land
base more adequate.
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Toledo EOA Stakeholder Interview
Lincoln County Assessor Interview - Peter Boris, Joe 28, 2010

List of property sales is available at the office

Trends

14
¢

@ S & & O O > 0o

Industrial lands are being used for commercial asekare under-utilized (ie. warehouses)
Lincoln County — not redevelopment, not new develept... industrial uses are just quietly
going away. The beauty of the area is leadingteke-over by tourism and retirement
sectors

Environmental concerns regarding industrial uses. example, GP uses liquor to dissolve
wood into fiber near Nye Beach. They dumped o e ocean, near some of the most
valuable property on Nye Beach. Oregon Surfridmrrfélation is following up.

CTSI Millsite used for commercial purposes — prabis why would anyone ship from the
valley to prepare a product and then ship it badké valley. Newest thing is the bank that
went in. Port did a lot of marketing and had gmtiee zone status, but it had little impact (at
site of former plywood mill). Fred Wahl Propertyrpently has best site use.

Catamaran business was boat-by-boat — not cors@tdmever stabilized

Koch Industries bought GP

Lumber mill dominates the community

Toledo has not been able to bring in manufactuiriagistry

There are some niche businesses i.e. the busetmgitding old fashioned WWII jeeps
Businesses that are in Lincoln County WANT to beehe

Merchantable timber will be ready when housing raagcows — check with Forestry Center
Manufacturing and other sectors not overbuilt,ess loverall impact of market downturn
When housing and commercial property values wenthip was not mirrored in the
industrial properties. People from California anider areas invested in residential and also
commercial to avoid the 28% tax but they did netst in industrial lands. Related to this,
when people relocate to the coast, they bring their sense of ‘property values’ and can
cause an increase in perceived value and bumpicgspr this was clearly seen in residential
real estate market.

Tax abatements — Rouge Brewing is the best examloleg with a cabinet maker and
organic room deodorizer. Most development in Lind@ounty is associated with housing
market, i.e. specialized siding manufacturer.

TIP Properties
Properties sold to business associates & localiisswith businesses. The assessor found out

about a lot of sales after the fact, once buildiwgge being built — there was a lack of
communication.

NOAA & Maritime

¢

Toledo has access to the ocean for moderate-siadd to be maintenanced away from the
harsh ocean waters and weather

Toledo can serve smaller boats - NOAA boats masycamnaller boats that can be serviced in
Toledo — probably not the 300-400 foot boats, mly ap to 80/100 foot fishing boats. There
is no physical capacity to get the bigger boatsobtie water.

May need to dredge — check with Bud

Fred Wahl is a major plus for the community — it c@rve pleasure boats and fishing
community in a controlled environment. The costegfair might be less away from the
water and less pollution (i.e. lead paint)
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¢ Toledo is 10 river miles from Newport

¢ Dredging — Newport considered locating the GhosetHrom San Francisco at the Port of
Newport simply to up the tonnage and get dredgémgises from the Coast Guard. They
would have dismantled the fleet of WWII warshipst there was huge danger of invasive
exotics. 300 people showed up at a 2003 publidingeto protest. It was turned down and
is now in Alabama. The need for dredging can dsimme risky choices. They also looked at
shipping woodchips to Asia, but the bark in theewatould have changed the entire ecology
of the bay and created a superfund site.

What sets Toledo apart from other areas

¢ Access to salt water

10-12 river miles away

Salmon, crab fishing boats winter there

Rail may or may not bee a boon

Quality of life — short commute — Toledo can adserits beauty along with transportation

options

¢ Toledo is a ‘step above’ in terms of landing indiastuses because it already is seen as an
industrial town. There are 2 industrial areas @wdort — north of town the plumbing
wholesaler is out of business

¢ Mill town, Fishing town — Toledo / Tourism, fishintpgging - Newport

* & o o

Liabilities
¢ Mill predominates — lack of economic mix and cated¢ourists and recreational users
¢+ Not many

Commercial Trends

¢ GP - sold to Koch Industries, 40% decline in thenber of people at the Mill

Restaurant became the health clinic

Tech business in Toledo damaged — too close tovsadr

Timber or water related best bets, although Astertae go-to place for fish colelction

At the county level, businesses are migratory thénspring there is a tourist boom, which is

fading.

Local car dealerships consolidated into one looati®ower (out of the valley?). Old

dealership at intersection of 20 and 101 is emphych is a prime spot.

Blockbuster — out

Ben Franklin — out

Craft Warehouse — now rents table space as a fiekettype space

Fred Meyer, Wal-Mart and Dollar Store are flourighin Newport

Lincoln City has a bit more activity — it is clogerPortland

Nothing new in Toledo in the past few years

Activity has gone to sleep, but 2 quality medicaspitals serve retirees. The slow influx of

retirees replaces those who have moved away. @gd Retirement” jobs including home

medical care, doctors, therapists, supermarketggurants and other services for retirees.

¢ Services for commercial fishing fleet are limited,Fred Wahl may be more competitive
with Seattle and Coos Bay for local fleets.

¢ CTSI - Golf course and RV park at Devil's Lake -Ayotic relationship with beaches.
CTSI generates 30% of foot traffic in Lincoln Citgar-round

* & o o

<*

@ S & & O o o
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Development trends

¢

* & o o

<*

Consolidations or inexpensive replacements aréréimel — pole buildings are cheaper

6 or 7 sales per day are now down to 3 per weedahestate market

20% of market is foreclosures or short sales -iheguare increasing regarding foreclosures
3 building permits for new houses recently

Half of the homes are summer homes or retirememielso A lot of infill and redevelopment
of older residential areas with summer cabins lbtifull time homes.

Brownfield development — Starbucks and Wendy’s @h Were both gas stations/brownfields
but the commercial value of the sites made redewmémt possible. Other sites have creosote
contamination. Alsea Veneer Mill behind Angel Jodrps — 8 & 101 — real estate agency is
now using MR Wood Oil Company site — bay front LIglant was a fish plant but reclaimed
now for a natural gas plant. Depends on location!

Shifting from manufacturing to things attachedhe beauty of the area

It is easier to simply move than to expand or boéev — ample open storefronts

Fish Processing: Hake-Whiting processing on Emloiaain Newport — need to process
quick for artificial crab or else intestinal juiceat up the meat. Pacific Shrimp, Trident
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Toledo EOA Stakeholder Interview
Oregon Employment Department Interview - Will Summes, July 2010

Lincoln County compared with Region 4

¢

All ocean industries, especially with NOAA arrivirghere are definite opportunities such as
the boatyard in Toledo. Keys to boatyard succedsding dredging the river and being able
to handle larger boats that NOAA brings in. ThetRmuld need to prepare for this with the
possibility simply to complete the upgrade of tlatyard, but no guarantee that they will be
able to bring in NOAA boats.

GP — the mill's future. They have done a lot ttoawate and be competitive but the future of
mills is uncertain. As far as Will can tell, GPg®od to go’, depending on the company’s
feed stock situation. GP in Toledo may not be tloatpetitive in the bigger picture, and with
the mill closure in Albany, things are uncertaliwy 20 upgrades will allow for longer

trucks to serve GP, which will lower costs.

Hwy 20 will not enhance tourism as much as bemhafél merchants and suppliers to the
coast

Tourism — no greater increase than the rest ofagen. Lincoln City is positioning and
publicizing itself as a ‘green city’ for eco-touris For example, installation of 2 electric
vehicle chargers created a great amount of pualidis tourism increases everywhere,
maybe this will increase it for Lincoln City too.

NOAA — will create jobs, but paychecks will go there the people live, so if people live
outside the area, their paychecks, more than likel/be sent to their homes, Lincoln
County may not see the benefit at first.

The Arts— In Toledo, the arts are being promoted as aenictit this probably won't lead to a
huge increase or draw for tourism. But it will pe@haintain that part of cultural tourism in
Lincoln County as it slowly builds.

Timber— it will be there for harvesting when the demaetdirns, but is there enough to support
GP? GP pulps it for container board — they doe&dpremium lumber. There are few sawmills
left in the area. The logging companies, while v@mnall, have been able to weather the current
down turn, but their future is uncertain becausthefcontinued weakness in the housing and
business construction industry.

Specific Industries

¢

Watch for business and professional services; whisrsector is growing, the entire
economy is better poised for growth

Need to wait and see the demand resulting from N®A#re we predict increases in
specific industries

Fishing fleet was regulated smaller and is nowtkuihin size. History: The federal
government over-stimulated the industry with tagds for mechanization, boats, etc, which
lead to overfishing... now fewer fishermen than wdoddotherwise (without that ‘stimulus’)
Maybe wave generation of electricity — this industill create related maintenance and
construction jobs — but it is still in its experimal stages.

Marine research — the Marine Mammal Institute afield may create spin-off businesses
and support ‘tech transfer’. The Aquarium Sciemcggram at OCCC is unique in the nation
and people from around the world come for the @ogr many biologists come here for the
certificate so they can work at aquariums.

Federal Forests & Fisheries also expanding itsfdat at the Hatfield Marine Science
Center.
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14

Oyster farming growing industry
Clusters — vertical cluster of suppliers and poStA customers that build on and serve
each other. This is the biggest recruitment patkat the present time.

Workforce

<

¢

Growth related to NOAA and the Marine Science Cewitt reverberate throughout the
community and require folks with technical skilbsgarticipate (i.e. to refurbish ships
including HVAC, electrical, stocking). Not justele NOAA ships, but others drawn to the
area as a result of NOAA. While the County maygwitthe manufacturing jobs related to
NOAA, we will get jobs maintaining the boats andigenent. These jobs can locate in
Toledo, especially with the limited space in Newipdn Toledo, you can get more space at a
lower cost. With a commute/transit time of 10-1futes, transportation costs and burdens
are minimal and not an issue.

Currently there is a huge spectrum of employmerth most people in the tourist economy
and a good number in the research field. 4000 gowvent workers, 1000 hospital workers,
3000 in trade/transp/utilities which includes resaies

Need more skilled trades people — those jobs hatrgane away. Need to create more
apprenticeships. Skilled people are a stablegfdite workforce.

Older than average workforce in Lincoln County cangal to Region 4’s other counties
(Benton and Linn) and the state.

Need part-time and seasonal workers for tourismastrgl, but the housing stock does not
support their needs — many houses in the areachudla/ear-round occupancy is lower than
most places — many condos and weekend rentals.

Population static since 1997 — 300-400 range 2008 Census; we see older folks moving
in to the area and taking up jobs but we are lgpgoung families (25-35 years old). Jobs
that can support young families have always beesant supply in Lincoln County. The
number of jobs has gone down since the beginninigeo€urrent economic downturn and the
increasing cost of living also seems to be dritimgm away.

EEO presentation online- publications regardingratitive action for demographics
Occupational projections — harder to get Countyigige

Look at replacement openings vs new job openinfyere will be a lot of replacement
openings as people retire (3-1 ratio). This wiivel educational needs.

Labor Trends — go to table in back at the top ®labor force characteristics and changes
over time (unlike Census)

Workforce participation rate & ACS profiles - Cessu

Regional and National Trends

Despite the downturn in the economy, there is atileed in highly skilled occupations at the
national and regional level.
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Toledo EOA Stakeholder Interview
Port of Toledo - Bud Shoemake, July 2010

Port Specific

1. Plan and prospects for the boatyard

*
*

DEQ is going for comments at the end of the month

EDA grant has been submitted and will be preseimt&eptember for improvements to
the boatyard, including sewer, rain drainage, pdimes, and link with industrial site.
Port is providing platform for private industrieslift, clean, and spray boats.

Depoe Bay and Newport have a history of progredssher-people who are involved
politically and can spot trends early on. Thera gtrong service industry connected with
that, with a competitive workforce. Over $350,0®@enerated for maintaining boats
each year (65+ft).

Dredging isn’'t necessary at the site, becauseoit ihe scouring side of the river. They
have adequate water dockside. The site is befepwCSlough — where dredging usually
needs to be done. Itisinthe UGB and city limithere are related environmental
concerns with dredging, so that stopped last yeat,now starting up again.

Dredging is a huge long term concern — need upliisgbsal area. DEQ considers
dredge spoils as waste. Bud feels they shouldnmetpsting of the dredge spoils before
considering it waste — if it is clean it shouldreeycled.

Bigger boats can'’t be brought up the river bec#luee is not enough river draft.
Yaquina Boatworks just put a new crane on the Wianac@nd can do anything to a boat
above the water now. Need more businesses thhaaesl here and can go to Newport
for jobs.

2. Plan and prospects the old fire hall

*

Negotiating with several businesses now. One walhtf it, the other wants part of it.
The fire hall is in the gateway to the community Port wants a tenant that fits. The site
has broad outright uses, so they are carefullyideriag tenants.

Another business wants the Port offices (indushaale), so the Port could go up to the
Fire hall and this prospective tenant can move Rad’s current office space. In a
month of so a tenant may be sorted out (spin offroéxisting regional business).

3. Services provided by the Port: which are the mostsought after’ and which are the
hardest to find a user for? Can you share some stess stories?

*

*

Catamaran business is moving to Astoria for $080spguare foot property and unlimited
space. The Port of Toledo could not build to coimpeenting for $0.35/sq foot.

Will see more marine-related businesses at thesindlsites across from the boatyard.
Applied for an EDA grant for sewer connection.

At the industrial site, there are 2 flat areas, tredrest is undevelopable. Can fit more
into the sites — currently there is one old strrestul he site is leased for gas company
and storage for RVs etc. Although the Port isenity making money on this site, it
could be put to more productive use.

Small business units are most sought-after (itanearan business and fish processing)
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4.

+ Rarely vacancies — Fire hall is the first one. @&anufacturer moved out, and that space
is vacant but people are looking at it.

In your marketing of Port properties for light indu strial and commercial uses, what
challenges or surprises have you encountered? Whave been the trends in terms of
tenants or interested parties?

Slowly but surely getting there — pretty good sssce reflective of industrial uses
throughout the community. It is the opposite fomenercial (slow decline).

No specific trends — boat building, fishing plafgsounding straps are all examples (i.e.,
American Grounding Straps — 2 inch long or 50figenput in machinery or fuel tank, space
shuttle, tanks, European solar panels.. many slielbcated in old post office and ready to
grow — currently using propane heat and need atdntilding)

Cyclone Marine — similar industries will be intetex$ in locating in Toledo.

CTSI site

CTSlis key. CTSI site is beautiful but the elématkills the site — during 10 ft+ tides, the
bottom half of the site gets wet — need to additdssssue. Brownfield due to the head rig —
mechanical oiling system leaked and now the prgpertapped’ with asphalt. Also, wood
treatment occurred on the site that must be cleapedespite this, brownfield status is not a
major concern. 140,000 yards of dredge spoilpalled out during dredging — Port wanted
to put it on that site, which is already built aredge spoils.

Dave Tovey worked on enterprise zone language er®dehly the Warm Springs and
Umatilla Reservations benefitted. Umatilla has iplétFortune 500 companies. Now the
tribe can partner with the city, county or portav@ wants to partner with the Port for
marketing etc.

Current Tenants: Shangri La (wood cutting), Tireyater, mechanic renting part of a shed,
Western Cascade uses site to load onto rail

Can you explain the design criteria for industrialbuildings at the Port? What have
been some challenges and benefits of using theseezia?

Committee of 5 local residents, including historiegperts, artists and those in building
trades). Paying a ‘little bit more money’ will gnileter people if they have a choice. Port
did not want big ‘pop-up’ buildings. Sold a partekhe bank and then went through the
design process.

Lesson learned through this process is that ten@nts ‘smart industry’. Will start seeing
changes to waterfront in next 2 years.

General

1.

In terms of industrial development patterns, do yousee more infill development and
redevelopment of sites or development on new sitesToledo? What about commercial
or other types of non-residential development?

Looking for older properties — most undevelopedsstiave potential wetlands. All others
already developed.
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Commercial rates are so cheap that landlords gam’money into the buildings, and it
becomes a cycle. The art galley was a big investing a semi-retired wood-turner.

2. Advantages/Disadvantages to locating a businesslimcoln County and/or Toledo?
Advantages
Cheap rent
Industrial environment
Better weather — esp. for the boatyard

Disadvantages
Choices — Toledo has adopted a ‘mill town’ appetited need to increase diversity of

choices

Toledo needs to decide what it wants — the sitnatiibh the asphalt plant will have a ripple
effect and people will think that Toledo is not@od place for business. Need to advertise
that Toledo is open for business!

3. How would you rank Toledo in terms of the followingcharacteristics? (1-4 with 1 =
poor, 2=fair, 4 = excellent)

Location relative to markets - 2

Availability of key transportation facilities -2

Key public facilities (water, sewer, etc) -3

Labor market (including cost, workforce trainingdagducation) - 2

Materials and energy (availability and cost) - 3

Necessary support services - 3

Pollution and control issues - 3

Education and technical training - 3

Other (such as land availability) -3

Business recruitment and retention - 2

T TS@mooooTe
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Toledo EOA Stakeholder Interview
Oregon Coast Community College SBDC — Ron Spissajly 2010

1. Can you describe training opportunities in LincolnCounty? Are there any training
opportunities within the City of Toledo that you are familiar with?

L 4
L 4
*

OCCC website, Link Biz newsletter

Quarterly — 30 classes, some online but usualliggatommunity college

Also small business management training courseT@kdo business go through each
year). Some classes are held in Toledo. Laptogssis most popular (i.e. social
networking, Google, etc)

Misty Lambrect — works as independent contractothese classes

SBM programs — always survey needs — marketings Beeping, accounting, personnel
management classes. Most popular are the sodiabriéng classes, which can teach
cheap, fun and effective ways to advertise.

2. Can you see any trends in the types of business tlgo through SBDC programs or that
approach SBDC for information?

*

Independent contractors increasing — servicingrdibsinesses ... but there are no bigger
businesses to service

More web-related businesses (i.e. online magazsuesal networking sites)

More 1-person, home-based businesses

Hi-tech segment coming into Lincoln City — Lincallounty Technical Solution (GPS
guys — softwarejvwww.LCTSA.org

NOAA coming in, so training for certification is polar

3. Part of the SBDC mission is Economic Gardening... whasorts of industries and
businesses do you feel will bear the most fruit inpcoming years? Why? Can you talk
about some of your micro-economic development propes?

*

*
*
*

Talk to Hannah Clauson at SBDC — Buy Local Program

Infrastructure for DSL lines made a difference

LCTSA - John Lavarkus — private sector view — ineal in wave energy research
Home businesses/ lifestyle businesses can grovB{i's Bees) but have a tendency to
stay small

Software/wave research etc. has more potentiaivaord opportunity with NOAA
relocation. Combination of applied intelligencelamealth investment can help to spur
spinoffs built off of personal relationship and imgss partnerships (i.e. Hatfield, NOAA,
LTCSA are networking)

4. What are some financial incentives to locating a ksiness in Lincoln County and/or
Toledo?

*

Cost of living — right now at median cost of livingdex (New Jersey is 200, Corvallis is
120, Lincoln County is 100)

Great place to live — Economic Development Alliame®ks on Enterprise Zone and
HUB zone

5. Are there any regulatory barriers that can make thearea look less attractive?
High SDC fees in Newport: $44,000 SDC fees for @2€q ft restaurant — may deter people
to Toledo?? SDC fees stifle business and encowtzmeas with deeper pockets. On the
flipside, these fees help to protect existing besses against new entrants... but also
discourage ‘creative destruction’. Newport overy2ars — corporatization of small business
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sector — Wal-Matrt, chain restaurants — who dorrtigigate much in local chamber and
institutions... don’t build community.

6. What are Lincoln County’s assets in terms of econoit development? What sets the
County apart from the other counties in the Employnent Department’s Region 4 (Linn-
Lincoln-Benton)? What about Toledo?

+ Port, NOAA, Hatfield, OCCC, Hospitals which werebght into the Good Samaritan
network (Trying to start independent clinic in Yath— failed when not supported by
Good Sam)

¢ Baby-Boomers will continue to impact the coastke lio start small businesses but most
don’t make it without a lot of experience

+ Coast lifestyle entrepreneurs

+ Toledo is a bit schizophrenic — love/hate relatigpsvith the Mill. Mill v. non-Mill but
mill keeps the rail line open

¢ Commercial properties — rents don't justify theamstruction. Rent is so low that
capitalization rate is 2% when it should be 8%.

In Toledo:

¢ Incentives to own or occupy buildings downtown

+ Find people who want to live in the town and depelte town — put in sweat equity —
those are the ones who will grow the city (i.e. Miel Gibbons)

+ In 1990, Toledo was in much worse shape — MaireStrad been burnt out

¢ Lawyer in town owns a lot of property, includingnit building. Buys buildings and
fixes them up — little debt, can do it reasonably

7. What regional / national trends will impact Lincoln County and/or Toledo the most?
¢ County not growing
¢ Baby boomers — but liquidity problem, especialligaBconomic downturn

8. How would you rank the County and Toledo in terms bthe following characteristics?
(1-4 with 1 = poor, 2=fair, 4 = excellent)

Toledo County
a. Location relative to markets 1 3
b. Availability of key transportation facilities 2 2
c. Key public facilities (water, sewer, etc) 4
d. Labor market 2
e. Materials and energy 4
f. Necessary support services 3
g. Pollution and control issues 3
h. Education and technical training 2/3
i. Other (such as land availability)
j-  Business recruitment and retention 4

*

People complain about labor market, problems witds people (HVAC, plumber etc)
Peter Laharia with high school is trying to stgstauhi tech training program — funding
problems

Island Wild — potential to use rail-refrigeratedrtsport — need more volume

Highway 20 and rail are pluses for Toledo

Oregon has great power prices

Mill pollution at Nye Beach?

*

* ¢ o o
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Toledo EOA Stakeholder Interview
Siletz Tribal Business Corporation — Dave Tovey an&teve Larrabee, September 1, 2010

STBC Specific

1. Plan and prospects for the Toledo property.
Toledo Ind. Lands project has prompted the STB@raov up plans for their industrial
property in Toledo. They have contracted with M&aster & Alongi to create a preliminary
master plan, identify utility loads and identifygstble uses.

STBC wants to leverage what is there now — indaistrarehouse buildings of a variety of
shapes and conditions, water access, rail acaegspad access. The site is currently being
used for light industry and storage. Users incliriEnforest Mushrooms from Eddyville,
which grows organic mushrooms onsite; Pacific Diglich recycles tires for boat bumpers;
Shangri-La, which employs developmentally disalalddlts to cut timber for kindling; and
Northwest Maritime, which is a CTSI business empigysonar for underwater salvage and
clean-up all around the Northwest (and pursuingiwath Army Corps and Bureau of
Reclamation for inspection of dam outflows). STRI@&ns keep Northwest Maritime on the
property over the longer term, and is currently theang the economic downturn. The site
is also utilized by Western Cascade Lumber forgtaippping.

The property is surrounded by residential land,thete have been no issues thus far.
Residents realize that the small smell or noiseartgpcorrelate with economic growth and
jobs, which makes them more palatable.

Site is a model for reservation business entergoses, and STBC is working with State
staff to make it happen. They are also workingaimvshovel readiness’ and inclusion as a
Certified Industrial Land.

2. Recent business investments and experiences in Latie County/Toledo

Siletz Technologies is a software outsourcing kessrin Lincoln City which is growing.

Once they grow beyond 15 employees they will neditht another location. This enterprise
is a good example of a partnership — Lincoln Cayne through once the Tribe received a
start-up grant. Funders recognized and appredihiegartnership. Bandwidth is really key
for this enterprise (because they operate on aitiland not on their own local server) and is
a reason it would have been difficult to locat&itetz. They need a redundant, looped
system — Toledo is on a loop.

3. Opportunities associated with development on CTSInoperty (for the community,
workforce, and wider economy).

STBC sees great opportunity in shared resourcesnankkting in the Newport-Toledo-Siletz
region. If a business is coming into the areasél@ties would make sense as a place to
locate. This ‘region’ can work collectively towardrowth, realizing that economic
development is not a competitive process at thal level and that regional growth benefits
everyone.

4. Do you administer a Tribal Enterprise Zone? Desctie.

Senate Bill 725 provided all tribes the opporturfidyenterprise zones. There are two types —
one for reservation lands (like the Dundas propeeigr Siletz) or a Partnership Enterprise
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Zone for in-fee property. The partnership zonggslire the Tribe to work with another entity
for the tax credits. The Toledo site has becommdel for the State for the partnership
enterprise zone; the Tribe is working with staéfrfr Business Oregon and Port
Commissioners to make it happen.

5. Potential for hi-tech industries (i.e. software ougourcing) in Toledo.

+ There is a game developer in Toledo which hasveddunding from the Tribe — high
tech businesses like this one are leveraging tjie duality of life in Toledo.

+ The labor rates are very favorable in rural araag,ompared to cities where the cost of
living is higher. There are also time zone andjiege barriers in other places, which
makes it more practical to keep employment locdl stateside.

+ OCZMA staff is encouraging relocation of hi-techinees to the coast

6. Resources and training provided by STBC.

¢ Tribal loan program, which lends up to $10,000tfosinesses owned by tribal members.
Funds can go toward start-up costs or to suppleareskisting business.

¢ Training programs — on Septembef"2the STBC is hosting the Tribal Business Forum,
which will include sessions on working with the éedl government and marketing,
among other topics.

+ STBC staff does a lot of ‘ad-hoc’ business coungglanswering questions one-on-one.

+ The Tribal paper also highlights tribal businessed encourages members to buy Tribal
first.

General

1. What are Lincoln County’s assets in terms of econoio development? Toledo?

¢ Size of parcels and availability of industriallynasl properties. Around the state there
are a lot of properties zoned for industrial beitlowners may not want to develop it as
such. This is not the case in Lincoln County aotedo.

¢ Railroad and river access in Toledo — can impravéhe roads.

¢ Community in general — it is a nice, attractivegelavith growing arts and industrial
sectors. The controversy that sometimes develoos@ the two sectors can be
considered a good thing — it points to growth dni/ing economies that most small
cities would love to have.

¢ The Ocean — for shipping and for ambiance

¢ Here, economic development entities are able jofetaused on the goal.

2. What are the County’s constraints for economic deMepment? What about Toledo?

¢ For STBC, simply having enough staff capacity hesrbdifficult. They have hired
Steve Larrabee which has helped, and have also hipeoperty manager for their
Toledo site. The STBC is harder to ‘find’ whenuwsimess is looking to locate because
their office is not necessarily where their propést and they are less well known than
the Port or City (TIP properties).

¢ Limitations on barge movement due to bridge height.

+ Can improve on road access to tribal site — this tke CTSI Transportation
Improvement Plan

¢ Truck traffic — difficult on highways 20, 18 and 1@

+ No major regulatory or financial issues for theberi

+ Need for more coordination on marketing and econatavelopment. The STBC is
ready to jump in and share resources.
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3. What is the most important thing Toledo can do attact industry?
Let people know where Toledo is and what Toledallisbout. Marketing. Toledo is a very
viable location, but people will not think to loeahere unless they know about it.

4. What regional / national trends will impact Lincoln County and/or Toledo the most?

*

Seeing very small signs improvement in the econdmythe STBC is just ‘weathering’

it — they haven't lost any tenants in Toledo.

Tourism levels are rising again, but tourists grensling less

Niche businesses — diversify product offeringsrheo to grow. Siletz Technologies may
do this by expanding into web management and desiglectronic storage.

Making housing and health care more affordablenjgortant to economic growth —
allows people to stay and afford to live here.

5. How would you rank the County and Toledo in terms bthe following characteristics?
(1-4 with 1 = poor, 2=fair, 3=good, 4 = excellent)

= R

Location relative to markets 2

Availability of key transportation facilities 2/3

Key public facilities (water, sewer, etc) 3

Labor market 3 compared to the rest of Oregon
Materials and energy (availability and cost) 2 (enais) 3 (energy)

Necessary support services 3 compared to Oregon
Pollution and control issues 3/4

Education and technical training 3

Other (such as land availability) 4 (being opsitiw)
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Toledo EOA Stakeholder Interview
Toledo Chamber of Commerce — Don Amberg, July 2010

1. Toledo Development Trends
+ Mostly redeveloped and/or infill - not much ‘nedévelopment
¢ Not a lot of industrial. For commercial, some pledpuy buildings and put money in, but
most are hobby businesses and are looking for chgage. Can't really expand,
especially with industrial land.
+ Under-utilization of industrial land, i.e. TIP pregties. There are speculative buyers that
are not fully using their property.

2. Toledo - What is greater: expansion of existing blisesses or new business
developments?
Not a lot of either — new businesses like IslanddWRacific Expedition, Cyclone Marine —
but all on existing rehabbed sites such as Popeqrty (i.e. Pacific Expeditions, Island Wild).

3. Incentives to move to Toledo?

Space, Price & Availability

¢ Cyclone Marine — availability and price broughtrthin. Did look at other sites, but
nothing was available at that time.

¢ Island Wild — looking to expand on cheaper landolting for retail and industrial space.
Already lived in the area.

¢ Pacific Expedition — looking for room to grow an@nt a new building. Timing was off
for the Port - the Port had other priority projetttan building a new space.

+ Fiber goes to Hwy 20 on main street, and can extegks to city buildings

4. Toledo - Barriers? Challenges to economic developm&

+ Workforce training can be perceived as a barri@rreality, this depends on the industry.
Chamber and OCCC can work on specific training o.

¢ For industrial development — availability of land/hat is vacant is not available for sale
or lease.

+ Port properties are available with capital to b ibuilding.

* Truck traffic/transport not an issue - Western @dgss and GP have truck routes — can
get permit to come in from West entrance. If &kris serving a local business, they
have access to roads that are not truck routes.

¢ Taxes — the gun manufacturer has said that thesebreating to mountain states due to
the passage of 66/67 tax increases.

+ Marketing - Since Don has been at the ChambetJtBehas been in a downturn. Don
would like to recruit businesses but doesn’t hdneerecruitment materials etc. It will be
important to get the word out via advertising, amarket what Toledo has. When a
business is deciding where to locate, they firshidy a region, and then start looking for
gualitative characteristics, which Toledo needsé&oket.

+ Need to get people motivated to build capacityusihesses — some small business
owners wear all of the hats

5. Toledo in 10-20 years. What types of businesses ylou think have the most potential?
¢ Businesses with the most potential are those tieadleeady here:
+ Marine (fishing and support services)
¢+ Wave energy — Toledo has opportunity to be a play&rin manufacturing, but in
assembly and development on a smaller scale. IBarba a deployment site because of
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the rail. CTSI site is large enough for the asdgrabd can barge down the river. GP
bridge may be too low, and may be an obstacle.

¢ Airport site — big enough

¢ Newport doesn’t have much land, so Toledo is eclgthoice. Would target small
footprint, cleaner manufacturing like the gun mautiire, which can locate easily. High
tech ceramics would fit, and other businessesréuatire rail.

6. Toledo vs. Lincoln County

Toledo Lincoln County

Pros Pros

- Rail and water (deepwater channel) - Availablmor force (but unskilled?)
- Large electric capacity w GP - Professionavisess available

- Weather — easier to work outside (but peioaphat they are not)

- Large water capacity - Limited choice in ré&a@rvices

Cons Cons

- Harder for tourism — off the route - highemsa. cost — no major truck
routes

- Perception of labor force

7. How do you think the NOAA relocation will impact Toledo?
+ People will locate in Toledo who work for NOAA — dot have great diversity in
housing, but some lower quality houses can be fiyed
¢ More jobs will help the ‘core of support’ for bussses — basic non-tourist businesses
¢ Industrial-type businesses are already marinee@)ap we can capitalize on this over
the next 10/20 years.

8. What regional and national trends will impact Lincoln County and Toledo the most?
Demand for timber will be key; we have private tenltand and the timber economy is less
dependent on USFS / federal land. Plum Creekuggling — would be cutting if there was
demand.

9. How would you rank the County and Toledo in terms bthe following characteristics?
(1-4 with 1 = poor, 2=fair, 4 = excellent)

Toledo County
Location relative to markets 3 2
Availability of key transportation facilities 4 2
Key public facilities (water, sewer, etc) 4 2
Labor market 2 3

Materials and energy (availability and cost) 3 3
Necessary support services 2 2
Pollution and control issues 2 2
Education and technical training 3 3
Other (such as land availability) 2 3

= R

¢+ Wetlands can be a problem, floodplain

¢ Hazardous waste — Dredge spoils sites (CTSI, maiBe Fred Wabhl site is Brownfield
— no required to do a study to see if it is wotttoiclean up.

+ Rail Road is not the best in the world

¢ Sewer/Water works — needs upgrades but has capacity
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Toledo EOA Stakeholder Interview
Community Events and Business Relations SpecialisCeleste Matthews, July 2010

Toledo Specific

1. Surveys
Business Survey
+ Started with a template from Marketek, which thad lused before. Hand delivered the
business survey to downtown businesses throughl#ie street program. (41
businesses in the 135 spaces — had 21 responses).

Shopper survey
¢+ Was done on survey monkey, was distributed at logsinesses, and was emailed out to

personal contacts. They also went to the highddbalistribute them to relevant classes
and high school staff. Some also handed out ast®tinMarket.

+ Had a 10% response rate, somewhat representativegdaphically, although not a good
reflection of all age groups. More 45+ and lesthefyounger 17 and under and 25-40
age groups

+ Found that residents were not motivated by loyaiftgt proximity, but by price, selection
and variety.

¢ Try Toledo First effort started, but now the BuychbLincoln County effort is going on
— limited success, and there is an issue with keggmiarketing up-to-date

2. Trends
Business growth.
There have been a lot of copy-cat businesses — aeis successful another opens up to
compete, but then it dilutes the success of bbtr.example, a local dog groomer closed,
and then 4 new ones popped up. It is the samebaithers or hair salons and restaurants. In
Toledo the choice is good, but Toledo residenttoggewport etc more often.

Development- redeveloped/infill vs. ‘new’

Don't build new — hop-scotch around. Many buildirege in poor condition. Buildings are
repurposed — i.e., the Cobblestone Pizza on edesingis once a restaurant, and then a day
care, and is now a restaurant again. Businessessrdally relocate to other communities,
but most close and a few might move to Newport.

Industrial sector is slowly growing, with an empisa@n Marine sector (Pacific Coast Boats
built Catamarans; fish processing). Port takingrdwed Wabhl site will further strengthen
these sectors.

3. Incentives/draws for business to locate in Toledo?
Draws
More affordable in Toledo — for example Cyclone Mardid look other places but Toledo
had the best opportunities. The business relodatatdArgentina. The owner is not too
accessible, which makes it difficult. Island Wétbo located in Toledo — maybe due to the
Port, availability of land, and price. Island Wilds fishing in the S. Pacific, and based in
the region — they have moved around the proce$aaility.

Incentives
¢ Strength of the Port (past 2 managers have bese actd dynamic)
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+ Land price

4. Drawbacks/Barriers

¢ Transportation challenges — Hwy 20 upgrades wi ladot. Larger trucks have
difficulty navigating the curves.

+ Workforce issues and training availability

+ No major regulatory barriers, but street utilitg$eare much higher for businesses. Port
is strongly impacts ($75/month). So is GP, whielgp$100+ a month — but GP is one of
the biggest users of the system with 100+ tructtaya Businesses pay based on land
use. Can talk to Adam at Public Works for more tinfation.

5. Downtown current and future
Current
+ Main street has been an ‘under performing’ distoctmany years, but special events are
able to draw people in and then learn about thal logtions.
¢ Loss of pharmacy 5 years ago accelerated trendtafand shopping — residents go to
Wal-Mart to fill prescriptions and then do all otrshopping while waiting.

Vision in 10-20 years

¢ Made in Toledo focus — can bridge the traditiongibess sectors (timber/marine and the
arts community). The arts focus has encouragelp¢opelocate to Toledo, such as the
wood-turner who is opening a galley downtown. Zengeople came in to fill this
work/gallery space. Cabinet maker moved to towrfdailities.

¢ Small manufacturing (i.e. American Grounding Strdyesxt Generation Arms, and
specialty bicycles which Port redeveloped fire Ifiad)

+ Co-op was formed out of self defense. Wood tuchanged mind before opening the
gallery, so artists came forward to save the gallpace. Wood turner came back and
chose to reopen the facility and the Co-op hasfiretkitself as an arts guild, inclusive
of all arts. Will be in the Art Walk, but it isffiicult to operate an organization without
resources for rent etc.

¢ Tried to get a brass foundry. Moving around, witiseph as the traditional center for this
type of art. May not be feasible for Toledo.

County-level questions

6. How do you think the NOAA relocation will impact Toledo?
Will benefit Toledo because of boat repair and negiance facilities. Employees may live in
Toledo.

7. What regional and national trends will impact Lincoln County and Toledo the most?
Bedroom Community
County trends include concerns with school distrithe district loosened its policies on
where students can go to school, so now biggeradslattract more students, reinforcing the
cycle of declining schools (who in turn get lessneypbased on declining enroliment).
Depopulates schools elsewhere — now Toledo is dowm 4 schools to 2 in the past 4 years.
Toledo may loose high school too. In some waysdmhas become a bedroom
community, and people are interacting and speniilimg elsewhere.

Need More Business Training
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Business failure rate and lack of business ownecatbn. It is available, but business
owners don'’t invest in it and understand how im@trit is to have this knowledge base
before opening a business.

8. How would you rank Toledo in terms of the followingaracteristics? (1-4 with 1 = poor,
2=fair, 4 = excellent)

Toledo
a. Location relative to markets 1
b. Availability of key transportation facilities 3
c. Key public facilities (water, sewer, etc) 3— podi), hwy, airport
d. Labor market 3
e. Materials and energy (availability and cost) 2
f. Necessary support services 3
g. Pollution and control issues 3
h. Education and technical training 3
i. Other (such as land availability) 2— suitabledlan
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Appendix B

Toledo Economic Opportunities Analysis
Community Survey Instrument
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Toledo Jobs Survey

What type of jobs are best for Toledo?
Where are the best places te put new businesses?

Help us answer these questions by completing this survey
and returning it by October 11", Your responses will
help the City update the Comprehensive Plan and
development code in a way that encourages the type of
jobs that are the best fit for Toledo. To learn more, go to:
www.citvoftoledo.org or call Theresa at (541) 758-1913.

Please drop off completed surveys by S pm on
October 11th at the Toledo City Hall or Library.

1. Please list two reasons you like living in Toledo.

2. What two things would you change about Toledo?

3. If you are working, what is your primary occupation?
[ Skilled Trade (zlectrician, construction, etc.)
[] Manufacturing (paper making, food processing, etc.)
[] Professional (i.e. medical, clerical, education, etc.)
[] Techmcal (i.e. research, engineering, IT, etc.)
[] Retail or related services
] Other

4. If you responded to #3, please tell us where you work:
[ In Toledo
I Within 10 miles of Toledo
[111-25 miles of Toledo
O More than 25 miles from Toledo

5. What types of jobs are most needed in Toledo?
(Check all that apply.)
[] Skilled Trade (electrician, construction, etc.)
[] Manufacturing (paper making, food processing, etc.)
[] Professional (i.e. medical, clerical, education, etc.)
[] Technical (i.e. research, engineering, IT, etc.)
[] Retail or related services
[] Other
[ None, we have enough jobs here.
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Toledo Jobs Survey

What type of jobs are best for Teledo?
Where are the best places to put new businesses?

Help us answer these questions by completing this survey
and returning it by October 11%*. Your responses will
help the City update the Comprehensive Plan and
development code in a way that encourages the type of
jobs that are the best fit for Toledo. To learn more, go to:
www.citvoftoledo.org or call Theresa at (541) 758-1913.

Please drop off completed surveys by S pm on
October 11th at the Toledo City Hall or Library.

1. Please list two reasons you like living in Toledo.

2. What two things would you change about Toledo?

3. If you are working, what is your primary occupation?
(] Skilled Trade (electrician, construction, ete.)
] Manufacturing (paper making, food processing, etc.)
[ Professional (i.e. medical, clerical, education, ete.)
[] Technical (i.e. research, enginegering, IT, etc.)
[] Retail or related services
[ Other

4. If you responded to #3, please tell us where you work:
[OIn Toledo
[Iwithin 10 miles of Toledo
[111-25 miles of Toledo
[ More than 25 miles from Toledo

5. What types of jobs are most needed in Toledo?
{Check all that apply.)
[] Skilled Trade (electrician, construction, etc.)
[J] Manufacturing (paper making, food processing, etc.)
[] Professional (i.e. medical, clerical, education, etc.)
[J Technical (i.e. research, engineering, 1T, etc.)
[J Retail or related services
[] Other
[] None, we have enough jobs here.
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6. What kinds of emplovers would vou like to see in
Toledo? (Check all that apply.)

[ Medical services (doctors, dentist, technicians, etc.)

[ Scientific or Engineering

O Computer systems repair or development

[ Professional services (lawyer, architectural, ete.)

[ Skilled Trades (electrician, construction, etc.)

[]Natural resource related (fishing, logging, etc.)

[] Art sales or galleries

[] Outdoor recreation or tourism

[ Foad processing (fish or frut)

] Boat repair and marine related

[J Resource manufacturing or processing (wood and
metal products, stone or plastic products, ete.)

[ Small-scale manufacturing (electronic components,
medical or optical instruments, etc.)

[] Hospitality and entertainment (hotel, theater, ete.)

[ Restaurant/food service

[ Retail or related services

[ Other

7. What additional infrastructure and city services
would your househeld be willing to pay for to help
attract businesses to Toledo? (Check all that apply.)

[J Improve community appearance in these areas
[ Downtown (] Hwy 20 business loop
[ Industrial areas [l Residential areas
U Parks and open space [ Streets and utilities
[ Improve community amenities (trails, libraries, etc.)
[] Establish design standards
[] Additional staff time for code enforcement
[ Highway 20 commercial development
[ Workforce training
[ Marketing community to interested employers
L Utility upgrades

8. Where are the best places for industrial
development in Toledo? (Please deseribe.)

FOLEDG

2
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Thank you for your participation!
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6. What kinds of employers would you like to see in
Toledo? (Check all that apply.)

1 Medical services (doctors, dentist, technicians, ete.)

[1Scientific or Engineering

(] Computer systems repair or development

[ Professional services (lawyer, architectural, etc.)

[]Skilled Trades (electrician, construction, ete.)

[]Natural resource related (fishing, logging, etc.)

[ Art sales or galleries

[]Outdoor recreation or tourism

[JFeod processing (fish or fruit)

] Boat repair and marine related

[JResource manufacturing or processing (wood and
metal products, stone or plastic produets, etc.)

[0 Small-scale manufacturing (electronic components,
medical or optical instruments, etc.)

[]Hospitality and entertainment (hotel, theater, etc.)

[]Restaurant/food service

[ Retail or related services

O Other

7. What additional infrastructure and city services
would your household be willing to pay for to help
attract businesses to Toledo? (Check all that apply.)

[l Improve community appearance in these areas
L Downtown [J Hwy 20 business loop
U Industrial arcas ] Residential areas
U parks and open space [ Streets and utilities
[ Improve community amenities (trails, libraries, etc.)
(] Establish design standards
[] Additional staff time for code enforcement
[ Highway 20 commercial development
[1Workforce training
[ Marketing community to interested employers
L Utility upgrades

8. Where are the best places for industrial
development in Toledo? (Please describe.)

ELcom

Thank you for your participation!
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A community survey was conducted by the City ofelial, with assistance from OCWCOG,
during October 2010. Approximately 1,400 survegsendistributed as door hangers to all
households in city limits. There were 74 responslent

The intent of this survey was to gain a generass@i community opinions on a variety of issues
related to jobs and, more specifically industriadl ananufacturing jobs, in Toledo. The survey
was not intended to provide a statistically vahanple, but to provide an additional venue for
community input during the Toledo ComprehensivenRlad Industrial Code Update process.

Generally, respondents indicated that they pladgid value on the small town character, good
weather, location and natural amenities in ToleRespondents also indicated that they desire
more jobs, particularly jobs that are in traditibsectors for Toledo, small manufacturing, retail,
and in other low-impact sectors. Respondents atélecthat this could include small scale
manufacturing, technical or industrial businespesyided that they had limited impacts. Results
indicate that there is limited support for spendidiglitional staff time or resources on code
development, code enforcement, or the creatioresiga standards. There was also less support
for development of industrial areas as a way t@etthew businesses. There was greater support
for overall improvement of community aesthetics angenities, including parks and open space
and the downtown area. Respondents did indicatera@rest in marketing the community to
interested employers. The following is a tabulaid the results.

Question #1: "Please list two reasons you like liag in Toledo."

Small Town/Rural Community 31
Friendly Family/Friends/People 30
Weather 22
Location 15
Natural Settings/Trees/Parks 10
Community Spirit/Decorations/Events
Quiet

Waterfront

Business Opportunities/Existing Businesses 4
My Home
Affordable Housing
Traffic

My Job

Limited Growth
Familiarity

Arts Community
Good Water

O N
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Question #2: "What two things would you change abat Toledo?"

Increase Job Opportunity/New Businesses

Clean Up/Appearance

Recreation/Community Events/Theater/Amusement @ptio
Limited Retail/Restaurant Choices
Community Attitude/Lack of Community Involvement

Schools
Mill Reputation/Smell
More Police/Code Enforcement

Infrastructure/Road Maintenance/Rail Road Crossings

City Government
Drug Use
Walking/Bike Trails
No Change
Affordable Housing
Signs

No Asphalt Plant
Low Income People
Environmental Issues
Trucks

Literacy

Reliable Business Hours

Changes without Community Input

Allow Road & Driveway
Motel

Light at Night
Passenger Train

29
16
10

P RPFRPPRPFPPRPPPFPEPEPNNMNMNOOWWPAOOOGO O

Question #3: "If you are
working, what is your primary
occupation?"

Question #3:
"If Other, please list"

Question #4: "If you
responded to #3, please tell
us where you work."

Professional 22
Other 17
Skilled Trade 10
Retail or related services 7
Technical 4
Manufacturing 3

Retired

Education

Homemaker

Social Service

Clerical in construction
Financial services

Food service manager

Government

Operations technician/OCA

Volunteer

[éxl

b

1

T Toledo

In Toledo
11-25 miles of Toledo
Within 10 miles of

yore than 25 miles from

oledo 0

35
15
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Question #5: "What types of jobs are most

needed in Toledo?"

Question #6: "What kinds of employers would you

like to see in Toledo?"

Retail or related services 45 Outdoor recreatiotoorism 48
Professional 42 Small-scale manufacturing 46
Technical 40| Retail or related service 45
Manufacturing 39 Boat repair and marine related 42
Skilled Trade 36 Natural resource related 41
Other 23| Hospitality and entertainment 37
None 3 | Restaurant/food service 36
Medical services 35
Skilled trades 34
" Other" useslisted: Computer systems repair or development 33
Hospitality/tourism/campgrounds B Resource manufawg or processing 33
Restaurants (fine dining, bakeryl/ice- 3 | Scientific or engineering 30
cream, and fast food)
Community college 2| Food processing 26
Not sure/other 2| Artsales or galleries 23
A combination of all Other 23
Any kind that pays a living wage Professional gars 21
Anything, but anything that generates jobs
and security
Artist related Other useslisted:
Blue-collar, semi-skilled Costco, Walgreens, Loy@sHome Depot 3
Businesses do relsearch to figure out where Movie theater, theme park, 4-H fair, outdoor
to locate. We don't need to be concerned . ; . 3
recreation, live music
about that.
Diversity is good A combination of all
jobs for retirees Anything that would put peopentork
Marine Anything--We need a Corp or established biz that
employs many employees
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Auto-RV-Truck manufacturer, outlet mall (see
#2), pharmacy

Buy S&K, put microbrewery or other tourist

Non-skilled jobs

Nothing noxious smelling or discharging

attraction
Pharmacy Clothing store
Road & Driveway Corp Community college/extensian e
Unique businesses will bring people to Emphasis on healthy restaurants
Toledo
We have enough manufacturing already Employmangdang people

Keep Toledo small and low profile. No food (fish
or fruit) processing

large businesses that provide jobs

no food processing-not enough local products-
would need products brought in = disposal

problems. Resource manufacturing would create
environmental hazards

Nursing home
other
Rx

Summer weekend train passenger service frormy
Valley

Warehouse market

We need more jobs for people who don't have
college degrees.

Question #7: "What additional infrastructure and city services would your household be willing to
pay for to help attract businesses to Toledo?"

Improve community amenities 33
Improve community appearance in these areas 27
Parks and open space 27
Marketing community to interested employers 27
Downtown 25
Residential areas 21
Hwy 20 business loop 20
Streets and utilities 20
Workforce training 18
Additional staff time for code enforcement 17
Highway 20 commercial development 15
Utility upgrades 15
Industrial areas 12
Establish design standards 10
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Question #8: "Where are the best places for indusgl development in Toledo?
(Please describe)"

TIP Area

Bus. Hwy 20

Sturdevant Road
Port/Waterfront

Outer City Limits

Hwy 20/Bay Rd

Away from Bus 20/Com-Retail/School Areas
Butler Bridge Rd/GP
Olalla/Hwy 20

Airport

Unsure

US Hwy 20

None/Have Enough Already
Hwy 229

East Slope Road

Skelton Road

(=Y
(o]
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Sample Code Language
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Industrial Districts — Setback Yards; Industrial Buffers

Background: This section is intended to provide flexibility development. The standards ensure

compliance with fire and building codes, separabetween industrial district uses and adjacent
residential areas, and pedestrian connectionsdhriauige developments.

A.

Purpose. Setback yards and buffers provide separation lestwelustrial and non-industrial
uses for fire protection/security, building mairdaane, sunlight and air circulation, noise
buffering, and visual separation.

Applicability. The setback yard and buffer standards in subsec@eF are minimum
standards that apply to buildings, accessory strast parking areas, mechanical equipment,
and other development, but not buffers as requiretkr subsection F). In granting a
Conditional Use Permit, the approval body may iaseethe standard yards and/or buffers
consistent with the criteria elsewhere in the Cdde approval body may also decrease the
standard yards and/or buffers through the CUP gmqeovided that all applicable building
and fire safety codes are met.

Front and Street Yard Setbacks.
1. General Industrial (Gl) District: Minimum ¢20] feet;
2. Light Industrial (LI) District: Minimum 0f10] feet

. Rear Yard Setbacks.

1. General Industrial (Gl) District: Minimum ¢20] feet where adjacent to a Commercial
or Industrial District, except common wall buildegith 0-setback are allowed;

2. Light Industrial (LI) District: Minimum of10] feet where adjacent to a Commercial or
Industrial District, except common wall buildingg&hvO-setback are allowed;

3. Industrial District (Gl or LI) Abutting a Residgal District: Minimum of[40] feet, and
conformance with the RL height step-down standard&ection 2.2.170.C.

Side Yard Setbacks.There are no required side-yard setbacks, excetianum of[20-
40] feet and conformance with the RL height step-dstamdards in Section 2.2.170.C is
required when an Industrial District (Gl or LI) aban RL District.

Buffering and Other Yard Requirements.

1. Buffering: In order to promote compatibility among neighbgruses, the following
buffering standards are established for this zone:

a. When abutting a residentially zoned property, agrgneen hedge, evergreen trees or
sight-obscuring fence in compliance witis{ applicable sectionspf this Ordinance
must be placed to screen the view of storage amdheperations.

b. Fences shall not be less than six feet nor moredfght feet in height. Evergreen
hedges or trees shall not be less than six fdatight.

c. Additional or alternative measures may be presdrtibethe City in the event of
differences of elevation or other circumstanceswaaild negate the purpose of this
buffer.

d. The approval body may require landscaping, fenealls or other buffering that
exceed the landscaping standards in this section[tist applicable sectionsjvhen
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it finds through Site Design Review , Conditionald Permit review, and/or Master
Planned Development review, as applicable, thaeroodifferent buffering is
necessary mitigate adverse noise, light, glare/oamesthetic impacts to adjacent
properties.

2. Pedestrian Accesd.he approval body may require the constructiopeafestrian access
ways through required buffers to ensure pedestdamnections within large
developments, between multiple development phasennnecting to public sidewalks,
walkways, or multi-use pathways. The design of sseeays shall conform to Section
3.1.300.

Industrial Districts — Lot Coverage

Background: This section 2.4.130 is intended to provide fldiibin development while
ensuring some provision of open space for landagagid storm water management.

A. General Industrial (Gl) District: Maximum lot coverage, including all imperviousfsuees,
[80-90] percent.

B. Light Industrial (LI) District: Maximum lot coverage, including all impervious sués,
[70-80] percent.

Industrial Districts — Development and Use Standard

Background: Section is intended to provide flexibility in déepment while providing for
compatibility of industrial uses through the apation of objective development and use
standards. This section also ensures the credtiatooal street network in large developments
(LI District only).

Statutes and RegulationsThis section implements parts of Transportati@anRing Rule
(OAR 660-012-0045) related to the formation of certed street systems.

B. Development and Use Standardsindustrial uses and developments shall be orieonetthe
site to minimize adverse impactsd.,noise, glare, smoke, dust, exhaust, vibration) atw
to provide compatibility with adjacent uses. Thidwing standards shall apply to all
permitted development in the General Industrial laigtit Industrial DistrictsIf any standard
of this Chapter is found to be in conflict with@ontradict any other provision of this
Ordinance, regulation or state administrative oilstatute, the more restrictive shall govern.

C. Existing Uses. All uses shall comply with the standards set famtthis ordinance. However,
any use which did not comply with these standardenithis ordinance was enacted may be
permitted to continue so long as the degree of oxiecmity is not increased.

D. Administration of Development and Use StandardsNo building permit or other permit
for construction or use in the General Industrrdlight Industrial zone shall be issued until
plans have been reviewed by the City in order tdwate compliance with the standards
described herein.

1. All uses shall meet all applicable standards agdlegions of the Oregon State Board of
Health, the Oregon Department of Environmental @yaind any other public agency
having jurisdiction over the property.
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2. In addition to the requirements describedArtitcle 4], the City may require the applicant
to furnish sufficient information to the City to ®ure that the development will comply
with all standards set forth in this ordinance.e Tity, in order to determine compliance,
may require:

a. A description of the activity to be conducted retijag external effects or other
conditions which are regulated herein and the mimedangers of those effects;
provided however, that the applicant shall notdmpiired to reveal any trade secrets
of sufficient detail to publicly reveal proprietairfformation.

b. A description of the activity regarding productiaigrage and disposal of waste
products, including but not limited to solid wastBemical waste, food waste, spent
yeast and hops, or other organic waste.

c. A description of the types and locations of deviesontrol, measure or record
waste products or external effects and ensure ¢angd with this ordinance,
including but not limited tolist devices- for examplélVAC systems and stagks

d. Such other data and certification as may be reddpnequired by the City to reach a
determination.

3. Allinformation and evidence submitted in applicas to indicate conformity to these
standards shall constitute a certification andgreement on the part of the applicant that
the proposed use can and will conform to such stasdat all times. If a valid complaint
is filed regarding adherence to standards withis 8ection, thegdpplicani shall be
responsible to demonstrating compliance.

E. Standards.

1. Noise As permitted underdection 9.04.1(4f this Code and other applicable local,
state or federal regulations.

2. Air Quality: Emissions must be in compliance with air quadityndards set by the State
of Oregon Department of Environmental Quality amgdompliance with any other
applicable local, state or federal regulations.

3. Service Facilities and Outside Storagdl outdoor storage, including temporary storage,
shall be in compliance with the following:

a. In addition to requirements in Section 1.52.02¢haf Ordinance, outside storage
within ten feet of a property line shall have saiag that is at least one ft. higher
than the service facilities, materials, equipmemntroducts being stored, with a
maximum of B fee}. When the storage area is located adjacentésidential zone
and outside a required setback line, and is gréladerten feet from a property line,
standard screening requirements in Section 1.52024is Ordinance shall apply.

b. When located adjacent to a residential zone, outdomponents associated with
heat pumps, ground-level air conditioning units aimdilar kinds of equipment that
create noise shall not be placed within any requietback area.

4. Delivery and Loading FacilitiesDelivery and loading facilities are not permittie
required setback areas. On lots abutting parceledzfor residential development,
delivery and loading facilities shall be set bagkiaimum of 20 feet from abutting
property lines.

5. Odor. As permitted under applicable local, state oefatiregulations.

6. Hours of Operation
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a. Primary activities on the site shall occur betwgéa.m. and 7 p.mJnless the
applicant shows by clear and convincing evidendbedCity’s satisfaction that the
normal operating characteristics for the specifpetof industry is such that longer or
different hours of operation are necessary.

b. Operation of compressor, refrigeration, and otlggligament incidental to the primary
activity, which is necessary to be operated beybageriod specified, shall be
exempt from this standard only, provided that thise standards specified in
[Section 9.04.10m®f this Code are met. Detailed descriptionshef ¢quipment and
justification for its operation outside of the tirperiod specified shall be submitted
as part of the original application and sites ptargs part of any expansion or
alteration of use.

Industrial Districts — Building and Structure Height

The maximum allowable height of buildings and dmees in the Gl and LI districts [85] feet,
except that taller buildings and structures araadld when approved as part of a Conditional Use
Permit, provided they conform to the RL height stievn standards in Section 2.2.170.C.

Additional standards, which were either not recommaded or not reviewed by the
Committee:

Full Enclosure All operations, including processing, manufaatgrand production, uses shall be
fully enclosed i Light Industrial areas, or within a certain priowity of residentially zoned
property. Such uses that are not enclosed uses shatirzktionally permitted.

Heat, Glare and Exterior Lightingll sources of heat and glare (direct or refldcaetificial light)
from any source, shall comply with the following:
a. Except for exterior lighting, operations producheat and/or glare shall normally be
conducted entirely within an enclosed building.
b. Exterior lighting shall be shielded, directed dowrio the site, and directed away
from adjacent property.
c. Exterior lighting must not be greater th@8 [fee} in height,
d. Glare produced by the lights of motor vehicles lshial be cast on dwelling units or
buildings located on adjacent properties.

(Additional) Service Facilities and Outside Storagik outdoor storage, including temporary
storage, shall be in compliance with the following:
a. Outside storage, including temporary storage, stalexceed 15% of permitted
coverage of the lot
b. Trash dumpsters, gas meters, ground-level air tGondig units and other
mechanical equipment, other service facilities amdloor storage shall be enclosed
within a structure or concealed behind a solid walice, sight-obscuring hedge or
vegetation planting, chain link fence with slatstr, or other sight-obscuring visual
screening, consistent with the screening requir¢snar2.4.140, 3.2.500 and 3.2.300
of this Ordinance.

Compatibility StandardsThe City may require a site plan review/neighlomdh compatibility
meeting to modify areas of the plan for greater gatibility to surrounding areas. Modifications
may include:

2010 Toledo Economic Opportunities Analysis 76



a. Locating offices, parking, loading, storage, or nfasturing areas relative to
adjacent residential uses, with a preference ficcesf adjacent to residential uses.
Window and lighting locations

Setbacks and building heights

Location of equipment storage, loading and meclaiguipment

Requirement for outdoor areas for employee use

©cooo
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