CITY COUNCIL MEETING

City of February 03, 2026 at 7:00 PM
Boardman Boardman City Hall Council Chambers

AGENDA

Hp wnhPE

CALL TO ORDER

FLAG SALUTE

ROLL CALL/EXCUSED ABSENCES

APPROVAL OF MINUTES

A. City Council Meeting Minutes January 6, 2026

B. City Council Special Meeting Minutes January 13, 2026
FINANCIAL REPORT

A. Financial Report - December 2026

FORMAL PROCEEDINGS

A. Public Hearing - Economic Opportunity Analysis

The request is to adopt the Economic Opportunities Analysis as a guidance document
for a planned update to the City of Boardman Comprehensive Plan to inform Goal 9
Economics. Criteria for approval are found at the Boardman Development Code
Chapter 4.1 Types of Applications and Review Procedures, specifically 4.1.600 Type
IV Procedure (Legislative). It is being processed as a Type IV decision, with the final
hearing before the City Council.

Public Hearing - Surplus Real Property 4N 25E 09CB TL4600

This hearing is to receive public comment regarding the declaration of surplus real
property located below: 4N 25E 09CB TL 4600. Citizens and affected parties of the
City of Boardman are invited to appear at the hearing and be heard on the above-
mentioned question.

PUBLIC COMMENT

A. Prearranged Presentation - Morrow County Schools, Boardman
B. Other Public Comment - Chamber/BCDA Report

ACTION ITEMS - ORDINANCES

A. Ordinance 3-2026 Economic Opportunities Analysis Adoption

|

An Ordinance Adopting the City of Boardman Economic Opportunities Analysis.
ACTION ITEMS - RESOLUTIONS
A. Resolution 5-2026 Surplus Real Property (4N 25 E09 CB TL4600)

B. Resolution 6-2026 Authorize Opening a Non-Interest Bearing Account for the U.S.
Small Business Administration Funds

10. ACTION ITEMS - OTHER BUSINESS




A. Appoint Park Advisory Committee
B. Appoint Youth Advisory Committee
C. Appoint Housing Capacity Analysis Public Advisory Committee
D. Adopt Emergency Action Plan
11. OTHER PUBLIC COMMENT

INVITATION FOR PUBLIC COMMENT — The mayor will announce that any interested
audience members are invited to provide comments. Anyone may speak on any topic other
than: a matter in litigation, a quasi-judicial land use matter; or a matter scheduled for public
hearing at some future date. The mayor may limit comments to 3 minutes per person for a
total of 30 minutes. Please complete a request to speak card prior to the meeting. Speakers
may not yield their time to others.

12. DOCUMENT SIGNATURES
13. REPORTS, CORRESPONDENCE, AND DISCUSSION
A. Police Report
B. Building Department Report
C. Public Works Department Report
D. Planning Department
E. Committee Reports - Housing Advisory Committee, MIRL
F. City Manager - CIP Discussion
G. Councilors
H. Mayor

14. ADJOURNMENT

Zoom Meeting Link: https://usO2web.zoom.us/|/2860039400?0mn=89202237716

This meeting is being conducted with public access in-person and virtually in accordance with
Oregon Public Meeting Law. If remote access to this meeting experiences technical difficulties
or is disconnected and there continues to be a quorum of the council present, the meeting will
continue.

The meeting location is accessible to persons with disabilities. Upon request of an individual
who is deaf or hard of hearing, accommodations such as sign language or equipment for the
hearing impaired must be requested at least 48 hours prior to the meeting. To make your
request, please contact the City Clerk at 541-481-9252 (voice), or by e-mail

at city.clerk@cityofboardman.com.



https://us02web.zoom.us/j/2860039400?omn=89202237716
mailto:city.clerk@cityofboardman.com
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CITY COUNCIL MEETING

City of January 06, 2026 at 7:10 PM
Boamman Boardman City Hall Council Chambers

MINUTES

CALL TO ORDER

Mayor Keefer called the meeting to order at 7:10 PM.
FLAG SALUTE

ROLL CALL/EXCUSED ABSENCES

Councilors Present: Mayor Paul Keefer, Councilor Heather Baumgartner, Councilor
Brenda Profitt, Councilor Ethan Salata, Councilor Cristina Cuevas, Councilor Karen
Pettigrew

Councilors Absent: Councilor Richard Rockwell
APPROVAL OF MINUTES
A. City Council Workshop Minutes December 2, 2025 — Timestamp 1:20

Motion to approve the City Council Workshop Meeting Minutes December 2, 2025 as
presented.

Motion made by Councilor Baumgartner, Seconded by Councilor Salata.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

B. City Council Meeting Minutes December 2, 2025 — Timestamp 1:42
Motion to approve the City Council Meeting Minutes December 2, 2025 as presented.

Motion made by Councilor Salata, Seconded by Councilor Cuevas.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

FINANCIAL REPORT
A. Financial Report - November 2025 — Timestamp 2:01
Finance Director Barajas gave the staff report.
FORMAL PROCEEDINGS
A. Public Hearing - Appeal Decision 25-000761 (Dog) — Timestamp 5:09
Mayor Keefer opened the public hearing at 7:16 PM.
Mayor Keefer asked Councilors to disclose any conflict of interest. There were none.
Code Compliance Officer Norma Ayala gave the staff report.
Mayor Keefer asked for testimony in favor of the appeal. There was none.

Mayor Keefer asked for testimony in opposition of the appeal. Jesus Zuniga and Rosa
Zuniga gave testimony.

Mayor Keefer asked for neutral testimony. There was none.
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Mayor Keefer closed the public hearing at 7:41 PM.

Motion to deny the appeal of the Classification of Aggressive Dog for License
#D0OG24-000050 as recommended and presented by staff in the Findings of Fact.

Motion made by Councilor Profitt, Seconded by Councilor Salata.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

7. PUBLIC COMMENT - Timestamp 36:12
A. Prearranged Presentation - Morrow County Schools, Boardman
There was none.
B. Report Only - Chamber/BCDA Report December 2025
8. ACTION ITEMS - ORDINANCES

A. Ordinance 1-2026 An Ordinance Amending the Boardman Municipal Code, Chapter
1.20 Code Compliance/Animal Control Program Policies by Amending Section
1.20.030 — Timestamp 36:32

Motion to approve the reading by title only of Ordinance 1-2026 an Ordinance
amending the Boardman Municipal Code, Chapter 1.20 Code Compliance/Animal
Control Program Policies by amending Section 1.20.030.

Motion made by Councilor Salata, Seconded by Councilor Profitt.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

City Manager read the title.

Motion to adopt Ordinance 1-2026 an Ordinance amending the Boardman Municipal
Code, Chapter 1.20 Code Compliance/Animal Control Program Policies by amending
Section 1.20.030.

Motion made by Councilor Baumgartner, Seconded by Councilor Cuevas.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

B. Ordinance 2-2026 An Ordinance Amending the Boardman Municipal Code Title 12
Streets, Sidewalks and Public Places by Amending Chapter 12.04 Sidewalk
Construction and Maintenance and Chapter 12.12 Streets and Curbs, and adding
Chapter 12.20 Drainage Swale Construction and Maintenance — Timestamp 39.56

Motion to approve the reading by title only of Ordinance 2-2026 An Ordinance
Amending the Boardman Municipal Code Title 12 Streets, Sidewalks and Public
Places by Amending Chapter 12.04 Sidewalk Construction and Maintenance and
Chapter 12.12 Streets and Curbs and adding Chapter 12.20 Drainage Swale
Construction and Maintenance.

Motion made by Councilor Profitt, Seconded by Councilor Salata.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

City Manager Hammond read the title.

Motion to adopt Ordinance 2-2026 An Ordinance Amending the Boardman Municipal
Code Title 12 Streets, Sidewalks and Public Places by Amending Chapter 12.04
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Sidewalk Construction and Maintenance and Chapter 12.12 Streets and Curbsarma
adding Chapter 12.20 Drainage Swale Construction and Maintenance.

Motion made by Councilor Baumgartner, Seconded by Councilor Profitt.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

9. ACTION ITEMS - RESOLUTIONS
A. Resolution 30-2025 Adopting Curbside Recycling Service Rates — Timestamp 43:52

Motion to approve Resolution 30-2025 a resolution adopting curbside recycling service
rates.

Motion made by Mayor Keefer, Seconded by Councilor Profitt.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

B. Resolution 1-2026 Declaring Surplus Property - Personal Property — Timestamp 53:53

Motion to approve Resolution 1-2026 A Resolution Declaring City of Boardman
Personal Property as Excess.

Motion made by Councilor Profitt, Seconded by Councilor Baumgartner.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

C. Resolution 2-2026 A Resolution Accepting The Sale Proceeds Of The Tower Road
Property And Making An Appropriation From Those Proceeds — Timestamp 56:20

Motion to approve Resolution 2-2026 A resolution accepting the sale proceeds of the
Tower Road property and making an appropriation from those proceeds.

Motion made by Councilor Baumgartner, Seconded by Councilor Profitt.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

D. Resolution 3-2026 Establishing Framework for City Committees and Commissions
Mayor Keefer stated this Resolution has been removed from the agenda.
10. ACTION ITEMS - OTHER BUSINESS
A. Election of Council President — Timestamp 1:01:04
Motion to appoint Cristina Cuevas as Council President for the 2026 year.

Motion made by Councilor Salata, Seconded by Councilor Profitt.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

B. Appoint 2026-27 Budget Officer — Timestamp 1:02:59

Motion to appoint Finance Director Marta Barajas as the Budget Officer for the City of
Boardman.

Motion made by Councilor Baumgartner, Seconded by Councilor Profitt.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

C. Approve 2026-27 Budget Calendar — Timestamp 1:03:21
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Motion to approve the 2026-2027 Budget Calendar for the City of Boardman.

Motion made by Councilor Profitt, Seconded by Councilor Baumgartner.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

D. Budget Committee Members Appointment — Timestamp 1:03:39

Motion to appoint Alit Rosales to the Budget Committee, term ending December 31,
2027.

Motion made by Councilor Profitt.
Motion died.

Motion to appoint Alejandra Mendoza to the Budget Committee, term ending
December 31, 2028.

Motion made by Councilor Baumgartner, Seconded by Councilor Cuevas.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

Motion to appoint Ariana Andrews to the Budget Committee, term ending December
31, 2027.

Motion made by Mayor Keefer, Seconded by Councilor Baumgartner.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

Motion to appoint Marie Shimer to the Budget Committee, term ending December 31,
2028.

Motion made by Councilor Cuevas, Seconded by Councilor Pettigrew.

Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor
Cuevas, Councilor Pettigrew

Voting Nay: Councilor Salata

E. Fire Safety Committee Appointment — Timestamp 1:09:56

Motion to appoint Local Resident Joe Wightman, Morrow County Weed Program
Manager Corey Sweeney, and a representative from the Boardman City Council,
Boardman Public Works, Boardman Police Department, Boardman Fire & Rescue
District, Boardman Code Enforcement to the Fire Safety Committee, beginning
January 7, 2026, term ending June 1, 2026.

Motion made by Councilor Profitt, Seconded by Councilor Baumgartner.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

F. Port of Morrow Lease Agreement - Kunze Lane — Timestamp 1:11:27

Motion to authorize the City Manager to negotiate and sign a lease agreement with the
Port of Morrow to use City-owned property off Kunze Lane for a pump station, with
legal review by the City Attorney.

Motion made by Councilor Profitt, Seconded by Councilor Cuevas.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Pettigrew

G. Joint Letter of Intent with Morrow County for Circuit Court Annex — Timestamp 1:13:09




Motion to authorize the City Manager to draft and sign a letter of intent, in
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coordination with the Morrow County Administrator, to Judge Hill and Judge Temple

requesting the establishment of a Circuit Court annex within Boardman.
Motion made by Councilor Cuevas, Seconded by Councilor Profitt.

Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,

Councilor Cuevas, Councilor Pettigrew

11. OTHER PUBLIC COMMENT - Timestamp 1:16:03
Austin Woody gave comment.

12.
13.

14.

A.

Public Comment - Email D. Anderson

DOCUMENT SIGNATURES
REPORTS, CORRESPONDENCE, AND DISCUSSION

A. Police Report — Timestamp 1:20:25
Police Chief Stokoe gave his report.
B. Building Department Report — Timestamp 1:22:38
Building Official Mclntire gave his report.
C. Public Works Department Report — Timestamp 1:24:08
Public Works Director Drago gave his report.
D. Planning Department — Timestamp 1:29:15
Planning Official McLane gave her report.
E. Committee Reports — Timestamp 1:29:48
Housing Committee gave update on their next meeting.
F. City Manager — Timestamp 1:30:26
City Manager Hammond gave his report.
G. Councilors — Timestamp 1:34:59
Councilors gave comment.
H. Mayor
Mayor Keefer had no comment.
ADJOURNMENT

Mayor Keefer adjourned the meeting at 8:48 PM.

Paul Keefer, Mayor

Amanda Mickles, City Clerk
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CITY COUNCIL SPECIAL

City of MEETING
Boardman January 13, 2026 at 7:00 P

Port of Morrow Riverfront Center, 2
East Marine Drive, Boardman, OR
97818

MINUTES

CALL TO ORDER

Mayor Keefer called the meeting to order at 7:00 PM.
FLAG SALUTE

ROLL CALL/EXCUSED ABSENCES

Councilors Present: Mayor Paul Keefer, Councilor Heather Baumgartner, Councilor
Brenda Profitt, Councilor Ethan Salata, Councilor Cristina Cuevas, Councilor Richard
Rockwell, Councilor Karen Pettigrew

FORMAL PROCEEDINGS

A. Park Master Plan Public Hearing
Mayor Keefer opened the public hearing at 7:02 PM.
Planning Official McLane gave her staff report.
Mayor Keefer asked for testimony in favor. There was none.

Mayor Keefer asked for testimony in opposition. Cheryl Tallman, Jonathan Tallman,
and Randy Baker spoke.

Mayor Keefer asked for neutral testimony. There was none.
Mayor Keefer closed the public hearing at 7:41 PM.
ACTION ITEMS - RESOLUTIONS
A. City of Boardman Resolution 4-2026 Adopting The Parks Master Plan

Motion to approve Resolution 4-2026 a resolution adopting the City of Boardman
Parks Master Plan.

Motion made by Councilor Baumgartner, Seconded by Councilor Profitt.
Voting Yea: Mayor Keefer, Councilor Baumgartner, Councilor Profitt, Councilor Salata,
Councilor Cuevas, Councilor Rockwell, Councilor Pettigrew

DOCUMENT SIGNATURES
ADJOURNMENT
Mayor Keefer adjourned the meeting at 7:45 PM.

Paul Keefer, Mayor Amanda Mickles, City Clerk
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MEMORANDUM

To: Mayor Keefer and members of the City Council

cc: Brandon Hammond, City Manager

From: Carla McLane, Planning Official

Date: January 27,2026

RE: Economic Opportunities Analysis Public Hearing and Adoption

The action before the City Council is the adoption of an Economic Opportunities Analysis
(EOA), which will inform a future update to Goal 9 Economics of the Comprehensive Plan
and amendments to the Boardman Development Code related to industrial and
commercial activities. An EOA is also a required input to any future urban growth boundary
expansion or zone change to increase available land for industrial and commercial
development opportunities.

Included with this memorandum is the Final EOA as well as two other consultant work
products —a memorandum outlining proposed changes to Goal 9 Economics for the
Comprehensive Plan and a second memorandum that outlines recommendations for
amendments to the Boardman Development Code. The focus of this hearing is the
adoption of the EOA with those other recommendations coming soon.

To support the development of the EOA the City Council appointed a Public Advisory
Committee (PAC) which held four meetings over the past 11 months. A joint Workshop was
held with the Planning Commission on November 18, 2025. That was then followed by a
Planning Commission public hearing on January 15, 2026, to consider the EOA which the
Planning Commission is recommending the City Council “do adopt.” The Planning
Commission Findings of Fact are included as a part of the packet and address the
substantive criteria for the adoption of the EOA.

Please reach out if you have any questions.

200 City Center Circle, PO Box 229, Boardman, OR 97818 ¢ PHONE 541-481-9252 e cityofboardman.com 9
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FINDINGS OF FACT
PLANNING COMMISSION
ADOPTION OF THE ECONOMIC OPPORTUNITIES ANALYSIS

REQUEST: To adopt an Economic Opportunities Analysis as guidance to Goal 9 Economics.

APPLICANT: City of Boardman

Post Office Box 229
200 City Center Circle
Boardman, Oregon 97818

GENERAL INFORMATION: The City of Boardman is working to update the multiple planning
documents that guide development, residential, commercial, and industrial, within the City. This
Strategic Planning process started with the development and adoption of five strategic goals as
part of a strategic plan adopted by the City Council in March 2025. The result will be an updated
Transportation System Plan, a refinement of the Main Street Interchange Area Management
Plan, a Parks Master Plan, a Housing Capacity Analysis, this Economic Opportunities Analysis, all
concluding with an updated Comprehensive Plan and Development Code.

An Economic Opportunities Analysis (EOA) is required of cities to reconcile estimates of future
employment land demand with existing inventories, something Boardman has not done since
the last century. And with the growth that Boardman has seen over the past decade, it is time
for a clear understanding of what the economic opportunities may be. The Data Center industry
has exploded in north Morrow County and west Umatilla County starting in only 2008. In less
than 20 years this industry has transformed our landscape, employment picture, and placed
housing demands on Boardman and the other communities in this region.

The EOA lays the groundwork for understanding the national, state, and local economic trends
and outlines Boardman’s comparative advantages of our community and workforce. It evaluates
key industries the City should consider targeting as economic opportunities and projects
demand for both industrial and commercial lands. It concludes by summarizing the City’s current
inventory of commercial and industrial lands and discusses the adequacy of that inventory over
both a five- and twenty-year period.

A Buildable Lands Inventory was completed as part of the consultant’s work that evaluated
developed, partially developed, and vacant land as inputs to the EOA. They also have provided,
as part of their work, suggested changes for the City’s Comprehensive Plan and Development
Code which will be adopted through a separate process.

PROCEDURE: This amendment is being processed using Type IV procedures found within the
Boardman Development Code. The Type IV process requires a hearing before the Planning
Commission with a recommendation to the City Council. The final hearing will take place before
the City Council.

APPROVAL CRITERIA: The request has been filed under the BDC Chapter 4.1 Types of
Applications and Review Procedures, more specifically 4.1.600 Type VI Procedures (Legislative).
The criteria are identified below in bold type with responses in regular type.

Findings of Fact EOA Adoption Page 1of4
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G. Decision-Making Considerations. The recommendation by the Planning Commission and
the decision by the City Council shall be based on consideration of the following factors:

1. Approval of the request is consistent with the Statewide Planning Goals.
The Statewide Planning Goals applicable to this request are Goal 1, Citizen Involvement, Goal 2,
Coordination, and Goal 9 Economics.

Goal 1 requires the City to “develop a citizen involvement program that insures the opportunity
for citizens to be involved in all phases of the planning process.” Because the proposed
amendment, or adoption of the EOA, will be heard by both the Planning Commission and the
City Council, there will be at least two opportunities for public comment to the EOA.
Additionally, the hearings were published in the East Oregonian providing additional public
notice. This is consistent with the City’s acknowledged citizen involvement program. (Goal 1,
Policy 4: The Planning Commission is officially designated as the Citizen Involvement
Committee.)

There was also a Public Advisory Committee (PAC) that was appointed to provide input to the
Consultant team and review the various work products. The PAC, consisting of 11 citizens and
state agency professionals, met four times over the past year, providing valuable information

and feedback. This would also be consistent with the City’s acknowledged citizen involvement
program.

Goal 2 requires the City to adopt a comprehensive plan and implement the plan through its
development code and by extension other planning level documents. The proposed EOA is
consistent with and will support the comprehensive plan relative to development of commercial
and industrial businesses. (Goal 2, Policy 3: The City has adopted the City of Broadman
Development Code, a unified zoning and subdivision land use code to facilitate the development
process and implement the land use goals of the City as outlined in the Comprehensive Plan.)

Goal 9 requires the state to provide adequate opportunities throughout the state for a variety of
economic activities vital to the health, welfare, and prosperity of Oregon's citizens. It also
requires that comprehensive plans and policies contribute to a stable and healthy economy in all
regions of the state and that those comprehensive plans and land use regulations are updated
to provide adequate opportunities for a variety of economic activities throughout the state and
to ensure that comprehensive plans are based on information about state and national
economic trends. The proposed EOA meets these standards.

For these reasons, the criterion is met.
2. Approval of the request is consistent with the Comprehensive Plan.

The Boardman Comprehensive Plan (BCP) has a variety of policies that support the proposed
amendment and the process used to achieve it. Goal 1 policies support citizen involvement and

Findings of Fact EOA Adoption Page 2 of 4
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the public hearing process. Goal 1, Policy 4, designates the Planning Commission as the City’s
official Citizen Involvement Committee. Therefore, review by the Planning Commission ensures
compliance with the comprehensive plan.

While none of the Goal 2 Policies are specifically applicable to this action, staff assert that the
land use planning process required through Goal 2 is supported with the adoption of the EOA.
The desired result of this process is twofold — first to adopt the EOA to better understand the
city’s needs for land inventory to meet our economic needs for commercial and industrial lands
and second to update Goal 9 of the Comprehensive Plan and address inadequacies within the
Development Code which will follow the adoption of the EOA.

Goal 9 requires, within the Boardman Comprehensive Plan and based on the economic policies,
that the City position Boardman as a regional center for industry and commerce; encourage
tourist commercial activity near Interstate 84; allow for the creation of industrial park
development; and monitor the City’s industrial land related to supply and demand. The EOA and
its related outcomes does work towards meeting these policies.

For these reasons, the criterion is met.

3. The property and affected area is presently provided with adequate public facilities,
services and transportation networks to support the use, or such facilities, services
and transportation networks are planned to be provided concurrently with the
development of the property.

The proposed EOA does not specify properties, other than the analysis within the Buildable
Lands Inventory, but does work to achieve a framework that the City can work within to identify
lands for both commercial and industrial development. No current public facilities, services, or
transportation networks are impacted by the adoption of the EOA. It is intended to be a
roadmap to the lands inventory that is needed. As lands are brought into the urban growth
boundary or rezoned for employment purposes these factors would be reviewed initially and
again when development occurs.

For these reasons, the criterion is met.

V. LEGAL NOTICE PUBLISHED: December 24, 2025, and January 21, 2026
East Oregonian
V. DLCD 35-DAY NOTICE: December 9, 2025
VI. AGENCIES NOTIFIED: Dawn Hert and Leigh Mcllvaine, Department of Land Conservation and
Development.
VIL. HEARING DATES: Planning Commission
January 15, 2026
Council Chambers
Findings of Fact EOA Adoption Page 3 of 4
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Boardman City Hall
200 City Center Circle
Boardman, Oregon 97818

City Council

February 3, 2026

Council Chambers
Boardman City Hall

200 City Center Circle
Boardman, Oregon 97818

Vill.  PLANNING OFFICIAL RECOMMENDATION: The Planning Official recommends the Planning
Commission forward the request to the City Council with a ‘do adopt’ recommendation based
on the following findings.

e The Planning Commission finds that the process utilized to review and recommend this
proposed EOA is compliant with the Statewide Planning Goals and the City’s Comprehensive
Plan. Goal 1 was met through the Public Advisory Committee meetings and the Planning
Commission public hearing held to consider this request. The City Council public hearing will
also provide an opportunity for citizen involvement.

e The Planning Commission finds that the process utilized to review and recommend this
proposed EOA adoption is compliant with the Statewide Planning Goals and the City’s

Comprehensive Plan related to both Goal 2 and Goal 9.

e The Planning Commission finds that the EOA is consistent with the Comprehensive Plan.

W /52380 -0

Zack aée/sse, Chair Date
Planning Commission

ATTACHMENTS:

e DRAFT Economic Opportunities Analysis
e Comprehensive Plan Memorandum

e Development Code Memorandum

Findings of Fact EOA Adoption Page 4 of 4
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l. INTRODUCTION

This report presents an Economic Opportunities Analysis (EOA) for the City of Boardman, Oregon.

Cities are required to reconcile estimates of future employment land demand with existing inventories of vacant and
redevelopable employment land within their Urban Growth Boundary (UGB). The principal purpose of the analysis
is to provide an adequate land supply for economic development and employment growth. This is intended to be
conducted through a linkage of planning for an adequate land supply to infrastructure planning, community
involvement and coordination among local governments and the state.

To this end, this report is organized into seven primary sections:

"  Economic Development Objectives: The community goals and policies that form the foundation for the EOA.

®"  Economic Trends: Provides an overview of national, state, and local economic trends affecting Morrow County
and the City of Boardman, including population projections, employment growth and a demographic profile.

®  Economic Development Potential: A discussion of the comparative advantages of the local community and work
force.

" Industries Differentiation Analysis: Analysis of key industry typologies the City should consider targeting as
economic opportunities over the planning period.

"  Employment Land Needs: Examines projected demand for industrial and commercial land based on anticipated
employment growth rates by sector.

= Reconciliation: Summarizes the City’s inventory of vacant and redevelopable industrial and commercial land
(employment land) within City of Boardman’s UGB. Compares short- and long-term demand for employment
land to the existing land inventory to determine the adequacy and appropriateness of capacity over a five and
twenty-year horizon.

®  Conclusions and Recommendations: Summary of findings and policy implications.
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II. COMMUNITY ECONOMIC DEVELOPMENT OBIJECTIVES

The City of Boardman is preparing an Economic Opportunities Analysis (EOA) based on a 20-year forecast of
employment growth. This project is part of a broader Strategic Planning initiative taking place in the city that aims
to modernize plans for all aspects of the community’s growth and prosperity. This approximately two-year process
will explore where and how to grow to accommodate new jobs, housing, parks, and other essential community
needs.

Through community outreach at the outset of this process, Boardman identified the following five community goals:

e Goal 1: Expand shopping and service opportunities

e  Goal 2: Provide a full range of housing options

e  Goal 3: Support modest, sustainable growth with retaining the City’s small-town feel
e Goal 4: Provide adequate public facilities and services

e  Goal 5: Build on natural resources and other assets

All of these objectives intersect with job growth and economic development initiatives. Economic growth impacts
population growth, housing availability and affordability, job quality and income levels, and the strength of the tax
base to provide vital service and infrastructure to employers and residents alike.

The City of Boardman is in a somewhat rare economic position in that the wide availability of jobs located in the
industrial lands of the city and at the Port of Morrow has outpaced the availability of local housing and puts stress
on the adequacy of commercial and public infrastructure. Boardman is a fast-growing economy and community, and
comprehensive planning is badly needed to catch up with realities on the ground.

Boardman aspires to be an attractive place to both live and work. The city would like to provide opportunities for all
households to locate in the community and enjoy a high quality of life with good public services. To this end, the city
will ensure that there is sufficient land for commercial and industrial employment to accommodate continued
growth. The city will work with the Port and other regional partners to support economic development across the
region.

Boardman supports small businesses, entrepreneurs, contractors, craftspeople and artisans who sustain economic
activity in the place they live. At the same time, Boardman will be positioned to take advantage of cutting-edge
industries and share in the economic transformation currently underway in the Columbia Basin.
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I1l. ECONOMIC TRENDS

This section summarizes employment and workforce trends at the national, state, and local level that will influence
economic conditions in the City of Boardman over the 20-year planning period. This section is intended to provide
the economic context for growth projections and establish a socioeconomic profile of the community.

A. NATIONAL TRENDS

Employment: In the first months of the 2020 pandemic, the nation lost nearly 22 million jobs, or 14% of total
employment. However, the economy recovered quickly, displaying rapid growth as early as February 2021. National
employment returned to pre-pandemic levels as of late 2022 and has grown to new a new record level of 162 million
non-farm jobs as of March of 2025 (Figure 3.1).

FIGURE 3.1: NATIONAL EMPLOYMENT LEVELS (JAN 2005— MAR 2025)
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Source: U.S Federal Reserve Bank of St. Louis

Unemployment Rate The national unemployment rate spiked to nearly 15% in 2020 as many businesses paused
operations or closed permanently in the first months of the pandemic. However, the unemployment rate began to
decline almost immediately, and by mid-2022 had fallen back to roughly 3.5%. After maintaining some of the lowest
levels of unemployment seen in decades, there has been a slight uptick in rates since 2023. Since then,
unemployment rates have hovered around the 4% range as of March 2025 (Figure 3.2).
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FIGURE 3.2: NATIONAL UNEMPLOYMENT RATE (JAN 2005 — MAR 2025)
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Inflation: The counterpoint to the strong rebound in employment coming out of the pandemic was a rising rate of
inflation. Various government stimulus measures, combined with supply shortages, led to rising prices for many
consumer products, energy, and food. The rate of inflation accelerated in 2021 and began moderating towards the
end of 2022. The inflation rate has fallen closer to the pre-COVID trend as of 2025 at under 3% inflation annually.

Wages: On a positive note, median household earnings also enjoyed growth coming out of the recession and largely
outpaced inflation in the following years. Earnings spiked in 2020 when government stimulus payments were added

to earned wages. However, earnings growth decelerated beginning in 2022, and fell slightly in 2024 (Figure 3.3).

FIGURE 3.3: INFLATION INDEX VS. MEDIAN EARNINGS INDEX (2010 —2024)
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Seasonally Adjusted
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Industry Sector Employment: At a national level, professional and business services, and the healthcare & social

assistance sector accounts for the largest share of employment growth, followed by professional & business services,

and leisure & hospitality. The aging of the population is expected to drive the healthcare sector over the next few

decades.

FIGURE 3.4: NATIONAL EMPLOYMENT BY SECTOR (2013 — 2023, 2033 PROJECTED)
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Recent trends and current forecasts reflect a shift from a goods economy, featuring manufacturing and natural

resources, towards a service economy, which emphasizes technological innovation, research, and design.

The most dramatic spending shift in the context of real estate in recent times is the growth in online shopping, which

has reduced the overall need for brick-and-mortar space, especially from retailers selling physical goods. While the

share of sales accounted for by e-commerce has grown at a steady pace over the last decade, the pandemic greatly

accelerated this trend. In 2020, the share of sales taking place online jumped from 12% of total retail spending to

16%. It has since settled to 14.5% of spending, which is well above the pre-pandemic share (Figure 3.5).
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FIGURE 3.5: E-COMMERCE AS A PERCENT OF TOTAL RETAIL SALES, UNITED STATES
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The growth in e-commerce has accelerated a shift in storage needs from retail stores to warehouses and distribution
centers. At the same time, automation is causing a consolidation within the warehousing and distribution industry,
leading to increasing reliance on larger third-party operators able to make heavy investments in capital and
expertise. Finally, changes in the use of electronic devices and growth in online services are causing a shift in the
tech sector, from hardware manufacturing to software development.

This pattern has also been reflected in the State of Oregon, with e-commerce employment increasing at the expense
of brick-and-mortar retail employment. This is causing a shift in storage needs from retail stores to warehouses and
distribution centers. This has also been one factor underlying the growth of the data center industry to facilitate the
growth in online activity, which is discussed in greater detail in a following section.

B. CiTY OF BOARDMAN EMPLOYMENT AND FIRMS

As of 2025, the City of Boardman is home to roughly 150 businesses with nearly 3,500 workers, including the self-
employed (inside the city’s Urban Growth Boundary or UGB). The largest industries by employment are
manufacturing which includes food processing, utilities, administrative services which includes security firms, and
leisure and hospitality which includes dining and tourism-related companies. Data center employment is included
under the “information” sector which has growth rapidly over the past decade. Data centers also support many
other types of jobs including security, construction, and suppliers.

Boardman’s rapid past and future residential growth support dining, shopping, education and health care, as well as
government employment at the local, state, and port levels.
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Boardman has the lowest estimated employment representation in some of the “white collar” professional services
such as finance & insurance, real estate & professional sectors. (Industry sectors are discussed in more detail in
Section IV of this report)

FIGURE 3.6: ESTIMATED EMPLOYMENT BY INDUSTRY SECTOR, CITY OF BOARDMAN (2025)

Estimated

Major Industry Sector Employment |Share of Employment
2025

Agr., forestry, outdoor 154 - 4%
Construction 87 B 2%
Manufacturing 1,475 D 42%
Wholesale Trade 14 | 0%
Retail Trade 108 B 3%
Transport., Warehousing, Utilities 498 D 14%
Information 168 - 5%
Finance & Insurance 17 | 0%
Real Estate 9 | 0%
Professional & Technical Services 0 0%
Administration Services 257 - 7%
Education 170 B 5%
Health Care/Social Assistance 193 - 6%
Leisure & Hospitality 261 7%
Other Services 15 I 0%
Government 52 I 1%
TOTAL 3,479 0% 10% 20% 30% 40% 50%

SOURCE: Oregon Employment Department, 2023 QCEW data projected to 2025, Johnson Economics

The local employment base is dominated by relatively small firms, with over 70% of businesses having fewer than
10 employees, and nearly 85% of businesses having fewer than 20 employees (Figure 3.7). However, this trend is in
keeping with the national averages. Most businesses are small businesses. (This is based on the most recent 2023
QCEW data for unemployment-insurance covered employment and therefore doesn’t include all self-employment
or owner/operator businesses.) Only a handful of firms and organizations have more than 100 employees. This is
again, in keeping with national trends.

As of 2023 (most recent granular data available from Oregon Employment Department), there were an estimated
140 firms in Boardman with covered employees.
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FIGURE 3.6: DISTRIBUTION OF FIRMS BY SIZE, CITY OF BOARDMAN - 2023

Section 6, Iltem A.

Size of Firm/Employees
<5 5-9 10-19 20-49 50-99 100-249 250-499 >500 Total
TOTAL 84 16 17 15 2 5 1 1 141
DISTRIBUTION OF FIRMS BY SIZE
0%
>500 19% National (Private Sector)
550.499 0% Boardman
€ 1%
= o
~ 100-249 1%
7 4%
(]
2 2%
2 5099 W"
(o]
LIEJ 0,
S 2049 7
g 11%
10-19 11%
12%
5o 17%
11%
<5
60%
0% 10% 20% 30% 40% 50% 60% 70%

Source: Oregon Employment Department, QCEW data

B. LocAL PoOPULATION AND WORKFORCE TRENDS

Population: The City of Boardman was estimated to have a population of 5,750 as of 2024, representing over 44%

of Morrow County’s overall population and is the county’s largest city. Boardman is estimated to have grown at a

rate of 4.4% per year since 2010, well over double the county’s growth rate (1.8% per year). The city has grown by

over 2,500 residents since 2010, which accounts for 80% of the county’s growth in that period. Portland State

University projects that by 2045 Boardman’s population will have grown to 6,630 residents, though past trends

suggest this projection may prove conservative.
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FIGURE 3.7: POPULATION TRENDS, BOARDMAN & MORROW COUNTY (2024)
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The City of Boardman has a larger proportion of children and young adults when compared to the county and state
as of 2022. Nearly 75% of the city’s population is younger than 45 years old according to the Census (Figure 3.8).
Overall, those aged 15 or younger is the largest age group in the city, estimated to be over 25% of the population.
The next largest age cohort are those aged 25 to 34.

The share of Boardman residents in the traditional retirement age bracket (65+) is much lower than seen in the
county or statewide. In Oregon, this group averages over 18% of the population, while in Boardman it is an estimated
8% of the population.
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FIGURE 3.8: BROAD AGE DISTRIBUTION, BOARDMAN AND MORROW COUNTY (2012 —2022)
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Despite this, between 2012 and 2022, the 55 to 64 age bracket grew the most as a share of the population, growing
by roughly 4 percentage points. The 75+ age bracket also saw growth. This reflects a nationwide trend attributed to
the aging of the large Baby Boom generation. The first half of this generation is now well past the traditional
retirement age, while much of the younger half will be retiring over the coming decade.

FIGURE 3.9: DISTRIBUTION OF EMPLOYMENT AND WORKFORCE, MORROW COUNTY, 2022
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SOURCE: Census Bureau, Longitudinal Employer-Household Dynamics (LEHD) Data
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Employment and Population Concentrations: As Figure 3.9 shows, employment in Morrow County is concentrated
around the city of Boardman and the Port of Morrow at the north end of the county along the Columbia River;
smaller concentrations of employment are found in the county’s smaller cities and in some rural locations. The
distribution of population is similar, however with more households spread throughout the unincorporated areas of
the county around Boardman and Irrigon.

Commuting Trends: In 2022 (the most recent data available), the City of Boardman was estimated to have roughly
2,075 people commuting in for work, while 1,200 people commuted out; 470 residents both lived and worked in the
city. As for the county, it is estimated that 3,450 people commuted in for work, 3,000 commuted out for work, while
2,300 live and work in the county during 2022.

These figures reflect “covered employment” as of 2022, the most recent year available. Covered employment refers
to those jobs where the employee is covered by federal unemployment insurance. This category does not include
many contract employees and the self-employed and therefore is not a complete picture of local employment. The
figures discussed here are best understood as indicators of the general pattern of commuting and not exact figures.

Of those residents who work outside of the city, the most common commute destinations are Hermiston, Pendleton,
Umatilla, and Portland. For local employees who commute in from outside of Boardman, most live in Hermiston,
Kennewick, Umatilla, Irrigon, or Richland.

FIGURE 3.10: NET INFLOW-OUTFLOW OF EMPLOYEES, BOARDMAN AND MORROW COUNTY, 2022
MORROW COUNTY COMMUTING TRENDS BOARDMAN COMMUTING TRENDS
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Some amount of cross-commuting is common in most communities, as residents are willing to consider a larger
employment market beyond the city boundaries, and as workers in the broader area search for available housing
that may be in other cities. However, it is estimated that less than 10% of Boardman’s population both live and work
in the city, which is a relatively low share compared to other communities in the county.

Labor Force Characteristics: The figures below show a comparison of labor force distribution in the City of Boardman
and Morrow County. Boardman has a distribution of workers similar to the county in age and income characteristics.
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FIGURE 3.11: WORKER CATEGORIES, BOARDMAN AND MORROW COUNTY, 2022
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The figure below summarizes the adult population’s educational attainment in Boardman compared to the county
and state. On average, the City of Boardman has lower-education levels in comparison to the county or state (Figure

3.12).

FIGURE 3.12: EDUCATIONAL ATTAINMENT PROFILE FOR THE POPULATION 25 AND OVER, 2023

Boardman (2023) Morrow Co. (2023) Oregon (2023)
Population 25 years and older Count % Count % Count %
Less than high school graduate 846 38.1% 1,790 23.2% 254,596 8.4%
High school graduate (includes equivalency) 650 29.3% 2,522 32.7% 690,248 22.7%
Some college, no degree 464 20.9% 1,948 25.3% 721,161 23.7%
Associate's degree 104 4.7% 581 7.5% 271,686 8.9%
Bachelors Degree 74 3.3% 547 7.1% 675,825 22.2%
Graduate or professional degree 84 3.8% 324 4.2% 430,414 14.1%

Total 2,222 100% 7,712 100% | 3,043,930 100%

DISTRIBUTION OF POPULATION BY EDUCATIONAL ATTAINMENT
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SOURCE: U.S. Census Bureau, 2019-2023 ACS 5-Year Estimates

e Roughly 38% of the local population 25 and older have not completed high school, as compared to 8.4%

statewide.
e Roughly 30% of the city’s adults only have a high school education, higher than both the county (33%) and

the state (23%).
e 33% of the adult population has some education beyond high school, compared to 44% countywide, and

69% statewide.
e 12% of local adults have completed a post-secondary degree, compared to 19% of the county population,

and 45% of the state population.
The local workforce has good capacity to fill many information technology (IT) jobs, a field which has seen growing
demand due to the region becoming an emerging data center hub. Contrary to popular belief, many IT jobs do not
require a college degree. For example, data from Indeed.com shows that as of 2023, 36% of “Data Center Technician”
job openings only require a high school diploma or GED, while 31% require a bachelor’s degree, 27% require an

associate’s degree, and 6% require a master’s degree 1.

Regional Employment Growth: Morrow County has tended to display stronger employment growth when compared
to the State of Oregon. Throughout the 2010’s Morrow County’s employment growth ranged from 1.5% to 9%

annually.

1 https://www.indeed.com/career/data-center-technician/career-advice
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In comparison, the state’s employment growth rate hovered consistently around the 2% to 4% range, averaging at
2.4% annually in the same time span. Morrow County has been less affected by recent shocks such as the 08 -’09
and COVID recessions. This is most likely due to a large share of the county’s employment base being historically
employed in agriculture, government, and the health care and social assistance sectors which are more resilient to
economic shocks. During the most recent COVID recession, Morrow County’s employment base decreased by 4%
while the state’s employment base decreased by 7%.

FIGURE 3.13: YEAR-OVER-YEAR EMPLOYMENT GROWTH RATE, BOARDMAN, MORROW COUNTY & OREGON (2002 —2023)
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FIGURE 3.14: NET CHANGE IN EMPLOYMENT, MORROW COUNTY (2011 —2023)
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Employment growth in Morrow County in the 2010’s was generally robust with more years of strong job growth
than not throughout the decade. As with most of the nation, the county experienced significant job less in 2020 due
to the COVID pandemic but quickly rebounded in the following years. As of 2022, all the jobs lost in 2020 were
recovered, while the state had only recovered roughly 80% of the jobs lost by the end of that year.
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IV. COMMUNITY ECONOMIC DEVELOPMENT POTENTIAL

The economic climate of a community helps foster growth of existing firms and industry clusters and make the area
attractive for new businesses. The City of Boardman has several existing advantages that boost its potential as a
location for current and future business.

Location: Boardman’s location is an advantage for some industries and a challenge for others. Located on the 1-84
Freeway in Eastern Columbia River Gorge, the addressable market for goods and service providers in Boardman
stretches from Arlington to the Hermiston area and smaller Morrow County communities to the south. However,
the market for small local, non-traded sector businesses is limited by population size and density.

The location has strong benefits for some industry, in particular agriculture and ag support businesses, food
processing and manufacturing, warehousing and freeway distribution, businesses benefiting from river access and
transport, and those drawing from the ample power, water, and land resources, which notably includes the data
center industry over the past decade.

Transportation Connectivity: Boardman has strong regional transportation access, being located on the 1-84
freeway, and near multiple state and federal highways. Access to I-82 is located roughly 15 miles to the east. I-84 is
the main route for commuters, freight, and travelers between Boise and Portland, while 1-82 provides direct access
to the Tri-Cities area in Washington State to the north. Boardman has roughly 20-min access to its nearest
neighboring communities including smaller Morrow County cities as well as Hermiston and Umatilla. Pendleton is
located roughly 45 miles to the east, and the Dalles an hour to the west. The region lacks regular transit services
between cities.

Businesses in the north industrial area have access points to freight rail service with connections to the remainder
of the Northwest. There are small municipal airports located in Boardman and nearby Hermiston, and the larger Tri-
Cities airport is located an hour to the north. Portland International Airport is located roughly three hours to the
west, and Boise Airport four hours to the east.

Labor Market: The availability of ample and skilled labor is a key factor in economic development potential. Beyond
the talent pool of Boardman residents, the city’s location and freeway access give local businesses the ability to draw
on a larger labor pool from the region. In Oregon, Boardman draws on a labor pool from across Morrow and Umatilla
counties, and as far as La Grande. The Tri-Cities metro area, with a population of over 300,000, is located 60 minutes
to the north and is an important source of skilled labor across the region.

However, the limited size of the local workforce, and housing to grow that workforce have been an ongoing challenge
in Boardman. The small community is home to a large amount of employment in the industrial lands of the city and
Port of Morrow. Employers in this area commonly have job openings that are difficult to fill given the limited size of
the local workforce and need to recruit from a broader area. Also, the limited size of the workforce means that some
needed skillsets may be hard to find among residents.

To grow the local workforce at a range of income and skill levels, there must be sufficient housing available at a
range of price points. The community has grown quickly, but not yet fast enough to meet the demand for new
housing affordable to everyone in the workforce. The long commutes and lack of regional transit service exacerbate
challenges with workforce recruitment.
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Regionwide, common workforce issues include finding qualified workers with the proper basic and technical skills,
training entry-level workers effectively, and successfully employing contractors from staffing agencies. With the
ongoing development of large data center facilities in Morrow County, a specialized industry that hardly existed 15
years ago, along with other employment growth, drawing sufficient skilled workers to the area may remain a
challenge for the foreseeable future. The continued population growth in Boardman and ready access to the broader
region will help this effort. New and existing local businesses can also assist in developing the specific skills and
education they will need from their workforce.

Quality of Life: Boardman offers a high quality of life and urban amenities to attract new workers and businesses to
the city. The city offers a mixture of small-town lifestyle, diverse cultural activities, with access to nature and rural
amenities, while also being a quick trip away from other communities with additional urban amenities. The
community features relatively affordable housing in comparison to other parts of the region, good schools, parks,
and ample shopping and local services. Achieving sustainable growth and protecting the small town character of
Boardman was identified as a community goal during the strategic planning process that preceded this project.

Boardman’s location on the gorge in Northeastern Oregon offers ready access to a full range of river and mountain
recreation, including camping, hiking, fishing, and hunting.

Utilities: The City of Boardman and Morrow County have ready access to ample green energy from regional dams
on the Columbia River watershed, and area wind and solar projects. The area also has ample water resources to
meet the needs of agriculture and water-dependent industry. This combination has made Morrow and Umatilla
counties attractive to the data center industry over the past decade as they need dependable sources of both.

Flat, Buildable, Land: The study area has a diversity of potentially available land to accommodate a range of uses
and intensity of uses. This diversity can expand regional marketability and offers the flexibility to plan uses meeting
specific site criteria. Within the State of Oregon, there are limited opportunities for large-lot industrial development.
The region’s potential supply of large sites can provide a strong competitive advantage, if it is made available. While
the land in the county may be hypothetically suitable however, the right amount, location, and sizes of development
sites for different employers may not be currently available within the Urban Growth Boundary.

Economic Development Partnerships: Boardman has several partners in economic development, including the
Boardman Chamber of Commerce, the Port of Morrow, Morrow County, neighboring cities, GEODC, and Business
Oregon. Nearby Hermiston features a Blue Mountain Community College campus to offer ongoing education and
training to the local workforce.

Local and regional employers are also key partners in promoting and growing their industries. Boardman works with
these and other regional partners to provide the infrastructure and services needed to retain and attract businesses
to the city.

Economic Development Tools: Boardman features the Columbia River Enterprise Zone (CREZ) which allows for tax
abatements to incentivize new business development across most of the employment lands in the city. The
Enterprise Zone covers most of the industrial land of the city and port, as well as land to the west of Boardman
around Tower Road and the airport. Boardman also features an Urban Renewal (TIF) Agency that administers three
TIF districts, in the northern, central, and western areas of the city.
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V. INDUSTRY DIFFERENTIATION ANALYSIS

This element of the Economic Opportunities Analysis utilizes

analytical tools to assess the economic landscape in Morrow County m
and the City of Boardman. The objective of this process is to identify REPRESENTED

a range of industry types that can be considered targeted economic eLocation

opportunities over the planning period. Quotient

*Basic or Export
Employment

A range of analytical tools to assess the local and regional economic

landscape are used to determine the industry typologies the county PRIOR ECONOMIC
s - . . . DEVELOPMENT
and individual cities should consider targeting over the planning PLANS

period. Where possible, we look to identify the sectors that are likely « City Boardman
to drive growth in current and subsequent cycles. Sl Otz

EconoMmiC SPECIALIZATION (MORROW COUNTY)

A common analytical tool to evaluate economic specialization is location quotient analysis. This metric compares the
concentration of employment in an industry at the local level to a larger geography. All industry categories are
assumed to have a quotient of 1.0 on the national level, and a locality’s quotient indicates if the local share of
employment in each industry is greater or less than the share seen nationwide. For instance, a quotient of 2.0
indicates that locally, that industry represents twice the share of total employment as seen nationwide. A quotient
of 0.5 indicates that the local industry has half the expected employment.

FIGURE 5.1: INDUSTRY SECTOR SPECIALIZATION BY MAJOR INDUSTRY (PRIVATE), MORROW COUNTY, 2023

Industry Ar.mual Average Total Annual Wages Average Annual Employment LQ
Establishments Employment Wages

102 Service-providing 248 2,704 $193,378,251 $71,522 0.57
101 Goods-producing 128 2913 $194,693,598 $66,842 2.96
1011 Natural resources and mining 61 1,148 $69,174,830 $60,244 14.39
1012 Construction 52 211 $21,655,629 $102,796 0.61
1013 Manufacturing 16 1,554 $103,863,139 $66,843 2.78
1021 Trade, transportation, and utilities 70 852 $53,833,005 $63,160 0.68
1023 Financial activities 20 57 $2,891,962 $51,185 0.15
1024 Professional and business services 27 339 $19,290,606 $56,974 0.34
1025 Education and health services 50 285 $15,362,214 $53,855 0.27
1026 Leisure and hospitality 31 250 $5,391,588 $21,602 0.35
1027 Other services 27 65 $2,203,027 $33,677 0.33
Total 354 4,761 $681,737,849 $143,192

SOURCE: U.S. Bureau of Labor Statistics

A location quotient analysis was completed for Morrow County, which evaluated the distribution of local
employment relative to national averages, as well as average annual wage levels by industry (Figure 5.1). The
industries that are well-represented countywide are good candidates for growth in localities such as Boardman as
the city has the ability to tap into regional advantages to grow locally.

Among major industries, the natural resources sector (which includes agriculture) was the most strongly
represented, followed by manufacturing, which includes food processing. Trade, transportation, and utilities and
construction have the next highest representation though still somewhat lower than the national average. Recent
additions to employment in the information sector from data center development are not adequately reflected in
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this 2023 data. The professional & business services and financial activities sector were the most under-represented

major industries. The utilities sector provided the highest average wages among these industries, while the leisure

and hospitality industry (dining and tourism) has the lowest average wages.

A more detailed analysis shows that the industries with the highest LQ in the county are the “natural resources”

category followed by utilities, manufacturing, transportation & warehousing, and government. The industries that

employ the most people in the county are agriculture, manufacturing, and the local government. The most under-

represented industries are finance, real estate, and health care and social services.

FIGURE 5.2: INDUSTRY SECTOR SPECIALIZATION BY DETAILED INDUSTRY (PRIVATE + GOVT.), MORROW COUNTY, 2023

Industry

Annual

Average

Total Annual

Average Annual

Employment

Establishments Employment Wages Wages LQ

Natural Resources & Mining 62 1,149 $69,211,555 $60,236 14.40
Utilities 8 99 $12,840,733 $129,814 3.96
Construction 52 211 $21,655,629 $102,796 0.61
Manufacturing 16 1,554 $103,863,139 $66,843 2.78
Wholesaletrade 16 107 $9,090,390 $84,957 0.40
Retail trade 25 295 $9,464,417 $32,128 0.44
Transportaion and warehousing 20 352 $22,437,465 $63,773 1.26
Information - - - - -
Financeand Insurance 11 41 $2,331,573 $56,409 0.15
Real Estate and Rental 9 15 $560,389 $36,949 0.14
Professional and business services 27 339 $19,290,606 $56,904 0.34
Educational services - - - - -
Health care and social assistance 50 285 $15,362,214 $53,855 0.31
Leisure and Hospitality 31 250 $5,391,588 $21,566 0.35
Other services 27 65 $2,203,027 $33,677 0.33
Unclassified = = = = =
Govemment 49 1,037 $68,002,661 $65,576 1.09
Total 426 6,655 $456,126,941 $68,539

SOURCE: U.S. Bureau of Labor Statistics

The level of indicated export employment per sector is estimated by combining the location quotients and overall

employment levels. Export industries are important in that they grow the overall size of the local economy by

bringing in dollars from outside the community, rather than recirculating internal spending.

The industries with the highest level of export employment are agriculture followed by manufacturing, government,

warehouse & transportation, and utilities.
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The same analysis for the City of Boardman reveals high levels of employment concentration in the food
manufacturing which has an employment LQ of 32 in 2023. Following this, the next industries with a notable
employment concentration in the city are utilities, delivery and warehousing, agriculture, and educational services.
[Figure 5.3 presents data based on covered employment from 2023 (the most recent year available), not including

self-employment.]

Overall, the professional, technical, and “white collar” sectors tend to have an LQ below 1, indicating that the city’s
employment concentration is less than what is expected nationwide on average. As with the countywide data, the

reality of job growth in the information sector from data centers is not yet reflected in this data set.

FIGURE 5.3: INDUSTRY SECTOR SPECIALIZATION BY DETAILED INDUSTRY, CITY OF BOARDMAN, 2023

Section 6, Item A.

i Average Total Annual Average Annual Employment
Establishments Employment Wages Wages

Agriculture, forestry, fishing, and hunting 6 77 $4,331,962 $56,259 3.22
Mining - - - - -
Construction 25 66 $7,347,429 $111,325 0.43
Food Manufacturing 6 1,470 $97,420,332 $66,272 32.37
Wood Manufacturing - - - - -
Metals Manufacturing - - - - -
Utilities 3 187 $15,967,425 $85,387 16.99
Wholesale trade 3 14 $1,680,142 $120,010 0.12
Retail trade 9 90 $2,563,987 $28,489 0.30
Transportation 3 22 $1,844,078 $83,822 0.33
Delivery and warehousing 2 200 $13,214,459 $66,072 3.56
Information 5 20 $782,024 $39,101 0.35
Finance and Insurance 4 16 $954,639 $59,665 0.13
Real Estate and Rental 4 9 $390,860 $43,429 0.20
Professional, Scientific, and Technical Services - - - - -
Management of Companies and Enterprises 1 6 $443,026 $73,838 0.12
Administrative and Waste Management 5 195 $8,139,027 $41,739 1.09
Educational services 4 129 $7,846,370 $60,825 2.16
Health care and social assistance 18 146 $8,730,407 $59,797 0.36
Arts, Entertainment, and Recreation - - - - -
Accommodation and Food Services 17 217 $4,569,706 $21,059 0.81
Other services 2 13 $354,981 $27,306 0.15
Government 2 50 $3,893,528 $77,871 0.12
Unclassified 7 $61,209 $8,744 0.19
Total 126 2,934 $180,535,591 $61,532

SOURCE: Oregon Employment Department

The top sectors in terms of overall employment were food manufacturing, utilities, and warehouse and deliveries.
Manufacturing is a strong export industry, with most product leaving the city and county and bringing outside dollars
into the local economy. The large and long-established food processing plants located in the city and Port’s industrial
lands are large contributors to the traded sector. Data centers also sell their services to customers largely beyond
the local area, and are similarly considered export businesses.
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FIGURE 5.4: TOP TEN INDUSTRIES IN TERMS OF TOTAL AND EXPORT EMPLOYMENT, CITY OF BOARDMAN (2023)

Total Location
Industry Employment Industry Quotient
Food Manufacturing 1470 |Food Manufacturing 32.37
Accommodation and Food Services 217 | Utilities 16.99
Delivery and warehousing 200 |Delivery and warehousing 3.56
Administrative and Waste Management 195 |Agriculture, forestry, fishing, and hunting 3.22
Utilities 187 |Educational services 2.16
Health care and social assistance 146 |Administrative and Waste Management 1.09
Educational services 129 |Accommodation and Food Services 0.81
Retail trade 90 |Construction 0.43
Agriculture, forestry, fishing, and hunting 77 |Health care and social assistance 0.36
Construction 66 |Information 0.35
EXPORT EMPLOYMENT BY AVERAGE ANNUAL WAGES
INDUSTRY BY INDUSTRY
Food Manufacturing Food Manufacturing [N
Utilities utilities | NN
Delivery and warehousing Delivery and... -
Educational services | Educational services [ I
Agriculture, forestry,... | Agriculture, forestry,... -
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Professional, Scientific,... Professional, Scientific,...
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Mining Mining
Unclassified Unclassified ||
Real Estate and Rental Real Estate and Rental -
Information information [l
Management of... Management of... |
Transportation Transportation [N
Accommodation and... Accommodation and... [l
Other services | oOther services [l
Construction construction [N
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SOURCE: Oregon Employment Department and Bureau of Labor Statistics
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EcoNomic DRIVERS

Shift Share Analysis

The identification of the economic drivers of a local or regional economy is critical in informing the character and
nature of future employment, and by extension land demand over a planning cycle. To this end, we employ a shift-
share analysis of the local economy emerging out of the latter half of the recent expansion cycle2.

A shift-share analysis measures the local effect of economic performance within a particular industry or occupation.
The process considers local economic performance in the context of national economic trends—indicating the extent
to which local growth can be attributed to unique regional competitiveness or simply growth in line with broader
trends. For example, consider that Widget Manufacturing is growing at a 1.5% rate locally, about the same rate as
the local economy. On the surface we would consider the Widget Manufacturing industry to be healthy and
contributing soundly to local economic expansion. However, consider also that Widget Manufacturing is booming
across the country, growing at a robust 4% annually. In this context, local widget manufacturers are struggling, and
some local or regional conditions are stifling economic opportunities.

We can generally classify industries, groups of industries, or clusters into four groups:

Growing, Outperforming: Industries that are growing locally at a rate faster than the national average. These
industries have characteristics locally leading them to be particularly competitive.

Growing, Underperforming: Industries that are growing locally but slower than the national average. These
industries generally have a sound foundation, but some local factors are limiting growth.

Contracting, Outperforming: Industries that are declining locally but slower than the national average. These
industries have structural issues that are impacting growth industry wide. However, local firms are leveraging some
local or regional factor that is making them more competitive than other firms on average.

Contracting, Underperforming: Industries that are declining locally at a rate faster than the national average. These
industries have structural issues that are impacting growth industry wide. However, some local or regional factors
are making it increasingly tough on local firms.

The average annual growth rate by industry from 2013 to 2023 (the latest available data) in Boardman was compared
to the national rate. The observed local change was compared to a standardized level reflecting what would be
expected if the local industry grew at a rate consistent with national rates for that industry.

As shown in Figure 5.5, most local industries grew at a faster rate than the rest of the country. Sectors that did
experience a notable positive regional shift in employment during this period were manufacturing, utilities, delivery
and warehousing, and information. Sectors with a negative regional shift in employment compared to the national
growth rate include wholesale trade and some professional sectors, however the size of the negative trend is not
large.

2 Measured from 2013 through 2023
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FIGURE 5.5: INDUSTRY SECTOR SHIFT SHARE ANALYSIS, CITY OF BOARDMAN (2013 —2023)

Section 6, Item A.

Average Employment Net Change Standardized  Regional
Industry 2013 2023 Total AAGR Level - 2022* Shift
Agriculture, forestry, fishing, and hunting 20 77 57 14.4% 21 56
Mining 3 0 (3) 0.0% 2 (2)
Construction 13 66 53 17.6% 19 47
Manufacturing 1,254 1,470 216 1.6% 1,355 115
Utilities 75 187 112 0.0% 79 108
Wholesale trade 27 14 (13) 0.0% 29 (15)
Retail trade 78 90 12 1.4% 81 9
Transportation & Warehousing 48 222 174 16.5% 74 148
Information 56 160 104 11.1% 62 98
Finance and Insurance 19 16 (3) -1.7% 21 (5)
Real Estate and Rental 8 9 1 1.2% 10 (1)
Professional, Scientific, and Technical Services 0 0 0 0.0% 0 0
Management of Companies and Enterprises 0 6 6 0.0% 0 6
Administrative and Waste Management 116 195 79 5.3% 136 59
Educational services 106 129 23 2.0% 127 2
Health care and social assistance 80 146 66 6.2% 101 45
Arts, Entertainment, and Recreation 0 0 0 0.0% 0 0
Accommodation and Food Services 108 217 109 7.2% 128 89
Other services 9 13 4 3.7% 9 4
TOTAL 2,020 3,017 997 4.1% 2,256 761
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Agriculture, forestry, fishing, and hunting

Professional, Scientific, and Technical Services

Management of Companies and Enterprises

Administrative and Waste Management

* Employment level in each industry had it grown at the same rate as its counterparts at the national level over the same period.

SOURCE: U.S. Department of Commerce, Bureau of Economic Analysis, Bureau of Labor Statistics
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PROJECTED EMPLOYMENT GROWTH (OED)

The State of Oregon produces employment forecasts by sector at the broader regional level, which groups the
Morrow and Umatilla counties together into one Columbia Basin region. The most recent forecast anticipated an
average annual growth rate of less than 1% during the 2023 — 2033 period. This projected growth rate would be
slower than Morrow County’s historical average annual growth rate of 3% per year since 2002 as highlighted in
Section Ill.

In this region, the major industries with the fastest projected growth rates are information including data centers,
private educational & health services (including nursing facilities), construction, and professional services. Food
manufacturing, which is important to the region, is projected to shrink slightly, while some other sectors are
expected to experience flat or very low growth. The projected large increase in the information industry is, in part,
due to the influx of data centers that have been recently constructed and planned to be introduced in the region.

FIGURE 5.6: PROJECTED EMPLOYMENT GROWTH BY SECTOR, COLUMBIA BASIN COUNTIES (2023 — 2033)

Total employment _ 6%
Natural resources and mining - 5%
Construction _ 13%
Manufacturing I 1%
Food manufacturingd% -
Wholesale trade _ 7%
Retail trade - 2%
Transport, warehousing, and utilities _ 10%
Information _ 11%
Financial activities 0%
Professional and business services _ 11%
Private educational and health services _ 12%
Leisure and hospitality _ 11%
Other services - 5%
Government - 2%
Self-employment - 4%
-5% 0% 5% 10% 15%
SOURCE: Oregon Employment Department, Workforce and Economic Research Division
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DATA CENTER DEVELOPMENT ACTIVITY — MORROW COUNTY

This EOA analysis would be incomplete without addressing the recent history of data center development in the
area, including Morrow County and adjacent Umatilla County. These facilities have been attracted to the area, as
well as Central Oregon, due to the availability of ample affordable power and water resources that meet the criteria
for data center campuses, as well as large, flat development sites to house these substantial facilities. Local and state
financial incentives have also helped attract this development.

Data centers accommodate the physical equipment necessary to store, manage, process, and transmit digital
information over the internet. Demand for data centers has and continues to increase rapidly, especially as cloud
computing, streaming services, e-commerce, and artificial intelligence (Al) become more prevalent.

While data centers come in a wide variety of sizes and capacities, development in Morrow and Umatilla Counties
has been almost exclusively of “hyperscale” data center campuses, which serve the needs of the largest internet and
cloud computing companies including Amazon, Google, Facebook, Apple, and Microsoft. These companies are
among the largest and best capitalized in the world with the resources to make these massive investments.

National Growth

A 2024 report3 by Cushman and Wakefield on the data center (DC) market finds that new development of these
facilities is still accelerating globally, with the amount of new development known to be in the current pipeline
(excluding those in land planning stage) expected to increase DC capacity by 2.5 times in the Americas market alone.
(The data center industry measures capacity in megawatts of power to run equipment.) The report forecasts that
DC revenues from cloud storage and Al customers is expected to grow by nearly 900% within the next 5 years.

The hyperscale DC category has been the fastest growing type in terms of capacity. As of 2010, hyperscale campuses
represented an estimated 13% of total capacity among data centers. As of 2022, they represented an estimated 77%
of total capacity.? With the largest technology companies needing their own dedicated data centers to
accommodate their own storage and Al needs or run cloud operations, the growth of hyperscale centers is expected
to continue to outpace other categories. McKinsey & Company estimates that hyperscale DC capacity will grow by
another 2.5 times by 2030.°

Co-location centers, owned by third-party operators with capacity that is leased to multiple other businesses, are

|ll

also expected to continue to grow, but less quickly (1.8 times). Growth in small “enterprise centers”, run by smaller
individual businesses for their own needs, has stagnated as they increasingly rely on outsourcing to the other two
categories for their data storage and processing needs. Enterprise now make up 10% of data center capacity and

this share is falling year to year.

Physical capacity in land, facilities, power and water will be needed globally, nationally, and regionally to meet this
strong demand that is not slowing but accelerating. The United States remains the leading market in the world for
DC development, capacity, and usage.

3 “Global Data Center Market Comparison.” Cushman and Wakefield, 2024.

4 “What do you Need to Know About Designing Data Centers?”, Consulting Specifying Engineer, May/June 2023

5 “Investing in the rising data center economy.” McKinsey & Company, 2023.
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Regional Growth (Oregon)
Oregon is now an established major market for data center development with the largest data center clusters

focused on the eastern Columbia Basin (Morrow and Umatilla counties), Portland metro area, and Prineville.
Currently, the Portland metro area has the greatest number of data centers, with most in the Hillsboro area.
However, these tend to be smaller data centers in the co-location category. Land constraints and shortage of
available industrial sites in the Metro area restrict the size and expansion of DC campuses. The Prineville area is
home to a small number of very large campuses, specifically Apple and Meta (Facebook) campuses of roughly 150
and 360 acres respectively.

The Columbia Basin is home to the greatest concentration of hyperscale data centers in the state, with a much larger
number of similarly sized campuses averaging roughly 100 to 125 acres (see more below).

Oregon is a globally significant data center market. The Cushman and Wakefield report assesses Oregon to be the
#8 DC market in the world, and #4 in the United States. Oregon is now home to hyperscale data centers for many of
the largest tech companies in the world. Established markets have advantages for DC operators including vendors,
construction expertise, and state and local governments and utilities that are familiar with the industry and its needs.
Oregon ranks even better in some categories, including:

e #3globally in IT load (computation capacity), #2 nationally
e #6 globally in presence of cloud operators, #4 nationally

e #5 globally in renewable power options, #1 nationally

e  #1in tax structure nationally

Regional Growth (Morrow and Umatilla Counties)

Over the last decade, investment and jobs growth in this sector has been extremely robust and outstripped growth
in any other sector in the region. Since roughly 2014, nine large data center campuses have been developed in
Morrow and Umatilla Counties. These campuses include 34 individual data center buildings of roughly 200k-225k
square feet each, and cover an estimated 850 acres, including accompanying substations. There are currently eight
additional campuses currently under construction or in advanced planning, for a total of 17 hyperscale data center
campuses expected to be completed over a period of roughly 12 years. (And multiple known campuses *in addition*
to these are in less advanced planning and proposed phases.)

Most of this development (7 of 9 completed campuses, with 28 buildings) has taken place just in the last five years,
with an average of 1.5 centers completed each year across the two counties. At an average of 108 acres per campus,
this is average land development of roughly 160 acres per year for hyperscale data centers.

In Morrow County, there have been five campuses developed over a decade (four in the past five years), three more
under development, and more in planning. These developments (existing and proposed) will average 130 acres in
size, with an average of four large buildings per campus, qualifying as hyperscale data center campuses. Morrow
County is expected to average development of two sites per year over the next three years. Recently, a land use
application was approved to allow the region’s first “exascale” data center of over 1,000 acres in Morrow County.
The campus might hold 16 or more data center buildings after it is completed in phases.

The following map and table (Figure 5.7) summarize the existing and planned hyperscale data center developments
in Morrow and Umatilla Counties. Two of these were built prior to 2019, but all the remaining have been built in the
last five years, with eight more under construction or in advanced planning, and more in earlier planning stages.
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FIGURE 5.7: EXISTING AND UNDER DEVELOPMENT DATA CENTERS, MORROW & UMATILLA COUNTIES
Bl
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. Years Built o
Site # TotalAcres  DC Buildings
(Est.)
Completed
1 2014-2017 60 3
2 2014-2022 35 3
3 2022-2023 126 4
4 2023 187 4
5 2023-2024 83 4
6 2021-2022 108 4
7 2023 100 4
8 2019-2023 68 4
9 2021-2023 82 4
Under Development/Planned
10 2024 131 4
11 2024-2025 100 4
12 2024-2025 114 4
13 2024-2025 194 4
14 2025-2026 133 4
15 2024-2025 100 4
16 2024-2025 125 4
17 2024-2025 130 4
TOTALS: 17 1,876 66
Since 2019: 15 1,781 60
Avg. Annual (Since 2019): 2.5 297 10

SOURCE: Baxtel, Data Centers.com, Umatilla and Morrow County assessors and GIS, Google Earth, Johnson Economics
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Continuous growth over the last five years indicates that large technology companies have the will and resources to
develop hyperscale data center campuses at a rate of one to two per year, consuming somewhere between 100 to
300 acres per year, for the foreseeable future.

Data Center Employment

Data from the Oregon Employment Department for Morrow and Umatilla Counties indicates that between 2014 and
2024 job growth in the “Information” sector that includes data centers far outpaced the growth rate in all other
sectors. The sector added an estimated 800 new jobs over that decade with most of this growth taking place in the
second half of the period. It is important to note that this data is lagging and does not include at least one new data
center facility that came online in 2024, which is estimated to have added hundreds of additional jobs in this sector.

The 800 new jobs represented growth of 300% in this sector between 2014 and 2024, or 15% per year. The second
fastest growing sector in the county was Construction, which grew at 4% annually (roughly 600 new jobs). The
accelerated growth in construction jobs is also at least partially attributable to the development of these large data
center campuses.

Data center operators maintain confidentiality over details of their operation. As noted, the most recent year of
employment data available from both BEA and QCEW data provided by the state is 2023, which does not include the
completion of most of the data centers in the area.

However, a handful of real-world examples analyzed by Johnson Economics finds an average estimated employment
at 35 to 40 employees per building (avg. hyperscale building of roughly 200k to 250k sqft). Industry sources also
estimate that employment at data centers can be anywhere from 20 — 50 employees per building. So that a
hyperscale campus, typically of four buildings, might have an average of 140 employees once it is in operation. This
assumption is applied in the following section to estimate average employment at hyperscale data centers.

Indirect and Induced Employment

Due to the sheer size of data center investments, the new direct employment they bring, and continued spending
by the enterprise in the local economy, DC development is estimated to have large secondary impacts in other
sectors.

Using the IMPLAN (IMPact for PLANning)® economic multiplier model, Johnson Economics estimated the impact of
the data center operations activity on secondary employment in the broader economy. Large data center campuses
are very high-value investments that generate significant additional spending in the region. This added economic
activity helps generate new jobs across support industries. These are called indirect or induced effects.

IMPLAN Methodology: IMPLAN models the magnitude and distribution of economic impacts, and measures three
types of effects. These are the direct, indirect, and induced changes within the economy. The following is a brief
definition of the three impact types:

Direct Impacts: The actual change in activity affecting the local economy. For example, if a new industrial
building is constructed, direct economic impacts represent the value-added output for that firm/user, as well
as the jobs required for development and the labor income paid.

6 IMPLAN is an economic impact model designed for analyzing the effects of industry activity (employment, income, or business revenues)
upon all other industries in an economic area. Minnesota IMPLAN Group (MIG), Stillwater, Minnesota
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Indirect Impacts: Indirect impacts reflect the response of all other local businesses within the geographic area
to the direct impact. Continuing the previous example, indirect impacts of a new institutional user would
comprise revenues for related venders (e.g., real estate services, vendors, etc.), and the jobs and labor income
thereby generated.

Induced Impacts: These reflect the response of households within the geographic area affected by direct and
indirect impacts. In the given example, induced impacts would be the increase in all categories of spending by
households in the geography directly or indirectly employed by the businesses' activities.

Due to the sheer size of the data center investments in a relatively rural county, the resulting indirect and induced
employment across other industries is estimated to be roughly 70% of the direct data center employment. Figure
5.8 shows an estimate of the amount of additional employment generated by the on-going operating activities of
one hyperscale data center campus (four buildings of roughly 225k sqft each, with 140 avg. total employees).

FIGURE 5.8: ESTIMATED INDIRECT AND INDUCED IMPACTS
STANDARD HYPERSCALE DATA CENTER (140 JOBS)

Employment Catego Jobs Share of Share of
S e Total Direct Jobs

Direct (DC per Bldg) 140 59%

Indirect 80 34% 57%

Induced 18 7% 13%

TOTAL: 238 100% 70%

Source: Minnesota IMPLAN Group, Johnson Economics
IMPLAN estimates that the ongoing operations of a data center will support secondary employment equal to 70% of
the direct DC employment. In the case of a 140-employee DC (building), this amounts to an additional 98 employees

in secondary industries. Figure 5.9 presents an estimate of the top ten industries that this activity would support.

FIGURE 5.9: ESTIMATED INDIRECT AND INDUCED IMPACTS BY SECTOR

L Est. Share of Indirect/
Sector Description
Induced Empl.

51 Data processing, hosting, ISP, web search portals and related services 40.1%
22 Electric power generation, transmission, and distribution 12.2%
72 Food services and drinking places 7.4%
54 Employment services 4.1%
53 Real estate establishments 3.5%
62 Offices of physicians, dentists, and other health practitioners 3.3%
23 Maintenance and repair construction of nonresidential structures 2.2%
a4 Retail Stores - Food and beverage 1.9%
45 Retail Stores - General merchandise 1.7%
62 Private hospitals 1.7%

Source: Minnesota IMPLAN Group, Johnson Economics

The indirect and induced impacts, while significant, are distributed over many other sectors. Indirect and induced
impacts are discussed more in the following section, and these figures help form the assumptions for estimated
impacts.
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VI. FORECAST OF EMPLOYMENT AND LAND NEED

CiITY OF BOARDMAN EMPLOYMENT FORECAST

Goal 9 requires that jurisdictions plan for a 20-year supply of commercial and industrial capacity. Because
employment capacity is the physical space necessary to accommodate new workers in the production of goods and
services, employment need forecasts typically begin with a forecast of employment growth in the community. The
previous analysis of economic trends and targeted industries set the context for these estimates. This analysis
translates those trends into estimates of employment growth by broad industry. Forecasts are produced at the
sector or subsector level (depending on available information) and subsequently aggregated into two-digit North
American Industry Classification System (NAICS) sectors. Estimates in this analysis are intended for long-range land
planning purposes and are not designed to predict or respond to business cycle fluctuation.

The projections in this analysis are built on an estimate of employment in 2025, the commencement year for the
planning period. Employment growth will come as the result of the expansion of existing businesses in the
community, new business formation, or the relocation/recruitment of new firms. Forecast scenarios consider a
range of factors influencing growth. Long-range forecasts typically rely on a macroeconomic context for growth.

The forecast does not consider the impact of a significant exogenous shift in employment such as recruitment of an
unforeseen major employer, as these events are difficult to predict. (This forecast does include the anticipated
employment at data center facilities currently under construction, because this employer is known at the time of
this analysis. More detail below.)

OVERVIEW OF EMPLOYMENT FORECAST METHODOLOGY

Our methodology starts with employment forecasts for major commercial and industrial sectors. Forecasted
employment is allocated to building type, and a space demand is a function of the assumed square footage per
employee ratio multiplied by projected change. The need for space is then converted into land and site needs based
on assumed development densities using floor area ratios (FARs).

FIGURE 6.1: UPDATE TO BASELINE YEAR AND CONVERSION OF COVERED TO TOTAL EMPLOYMENT

| EMPLOYMENT SPACE NEEDS REAL ESTATE LAND/SITE

FORECAST « SF per Employee PRODUCTS NEEDS

« By Sector * Magnitude and « Office  Aggregate Need
* Baseline and Character of Need o Industrial « Site Requirements
Adjusted « Commercial
* Hybrid Products

The first analytical step of the analysis is to update covered employment to the 2025 base year. The Quarterly Census
of Employment and Wages (QCEW) data was used to determine the City of Boardman’s covered employment by
industry through 2023, the latest year available. To update these estimates, we use observed industry specific
growth rates for Morrow County between 2014 and 2024.
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The second step in the analysis is to convert “covered”’ employment to “total” employment. Covered employment
only accounts for a share of overall employment in the economy. Specifically, it does not consider sole proprietors
or commissioned workers. Covered employment was converted to total employment based on observed ratios at
the county level derived from the Oregon Employment Department. The adjusted 2025 total employment base for
the City of Boardman is just under 3,500 jobs.

FIGURE 6.2: UPDATE TO 2025 BASELINE AND CONVERSION OF COVERED TO TOTAL EMPLOYMENT,
CITY OF BOARDMAN (2023 —2025)

QCEW Employment
2023 '23-'25 2025 Total Emp. 2025
Major Industry Sector Employment  County A" Estimate Conversion’  Estimate
Agriculture, forestry, outdoor 77 0.0% 77 50% 154
Construction 66 2.6% 71 82% 87
Manufacturing 1,470 -0.7% 1,438 97% 1,475
Wholesale Trade 14 0.0% 14 98% 14
Retail Trade 90 4.7% 103 96% 108
Transport., Warehousing, Utilities 409 3.2% 449 90% 498
Information 160 0.0% 160 95% 168
Finance & Insurance 16 -1.3% 15 92% 17
Real Estate 9 -1.3% 9 92% 9
Professional & Technical Services 5.4% 0 92% 0
Administration Services 201 5.4% 236 92% 257
Education 129 8.2% 163 96% 170
Health Care/Social Assistance 146 8.2% 185 96% 193
Leisure & Hospitality 217 4.4% 247 95% 261
Other Services 13 0.0% 13 85% 15
Government 50 1.3% 52 100% 52
TOTAL 3,067 5.4% 3,232 93% 3,479

Source: Johnson Economics, Oregon Employment Department
1/Growth rate calculated using CES data for Morrow County

2/Bureau of Economic Analysis (2022 County Averages)

BASELINE SCENARIO: BASELINE “SAFE HARBOR” FORECAST
The Goal 9 statute does not have a required method for employment forecasting. However, OAR 660-024-0040(9)(a)

outlines several safe harbor methods, which are intended to provide jurisdictions with an agreed-upon
methodological approach to job forecasting. The recommended approach for the City of Boardman is 660-024-
0040(9)(a)(B), which uses the most recent 20-year coordinated population forecast for the city prepared by Portland
State University Population Research Center and assume that the employment growth matches population growth
rate.

The second safe harbor method would use the regional employment forecast by industry, published by the Oregon
Employment Department (see Figure 5.6), to the current estimated employment base of the city. In the case of
Boardman, the first method results in a somewhat higher growth rate. The baseline growth rate used in this analysis
is based on the forecasted population growth rate (0.9% annually). The OED employment growth rate (0.6%
annually) is not used.

The baseline forecast projects the creation of roughly 650 new jobs over the 20-year forecast period.

7 The Department of Labor’s Quarterly Census of Employment and Wages (QCEW) tracks employment data through state employment
departments. Employment in the QCEW survey is limited to firms with employees that are “covered” by unemployment insurance.
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ADJUSTED EMPLOYMENT FORECAST: DATA CENTER GROWTH, AND ECONOMIC IMPACTS

A second forecast scenario presented in Figure 6.3 is an adjusted forecast. It was influenced by the analysis
conducted in the EOA, and specific known employment-use developments that are proposed in Boardman and
adjacent parts of Morrow County. The adjusted forecast adopts the employment growth of the baseline scenario as
a starting point, but accounts for additional forecasted growth stemming from:

e The anticipated employment created by hyperscale data center developments, including known and
proposed projects;

e An estimate of additional “indirect and induced” employment that will result from the economic activity
generated in the general community from these large investments;

e An additional estimate of growth in the construction sector employment given the scale and on-going
nature of very large and high-investment data center construction projects.

e Additional need for household serving sectors such as retail, education, and health to reflect the rapid
permitting and construction of new housing in recent years.

Pace of Hyperscale Development Activity (Morrow County and City of Boardman)

As discussed in Section V, the data center industry has grown rapidly in the region over the past decade, with
eight hyperscale data center campuses finished or under development in Morrow County. Three campuses
are currently under development or advanced planning in or nearby the City of Boardman. These three
campuses cover roughly 360 acres, are assumed to include 12 individual data center buildings, and will house
hundreds of future jobs (reflected as future growth in the “Information” sector in Figure 6.3 below).

As Section VII of this report discusses, after the development of these three identified sites, there will be few
buildable sites remaining within the UGB suitably large enough for data center development. The remaining
supply of large-lot industrial land has largely been exhausted in recent years.

Morrow and Umatilla counties have experienced rapid growth in hyperscale campus development over the
last decade, and particularly in the last five years. Considering the pace of development over the past five
years, plus anticipated additions over the next three years, the region has experienced the addition of at least
two hyperscale data centers per year on average. If appropriate large sites continue to be available, Johnson
Economics concludes that this pace will be sustainable for the foreseeable future, Sufficient interest in
available sites has already been expressed by multiple developers to maintain this pace for at least the next
ten years.

This pace implies an estimated 20 new data center developments in Morrow County over the 20 year planning
period of this report, of which the City of Boardman could reasonably expect to capture a significant share if
appropriate land is available. The proposed ongoing development of multiple new hyperscale campuses in
the immediate area is credible, supported by very large and well-capitalized technology companies.

Based on this analysis, high employment growth has been forecasted in the Information sector as shown in
Figure 6.3. As multiple data center developers have demonstrated that they have the intent and the resources
to make these large investments on an ongoing basis, this analysis finds that they are not speculative and are
feasible if suitable sites are available.
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Direct Data Center Employment (Information Industry Sector)

The adjusted forecast estimates the creation of 955 information sector jobs over the 20-year period, of
which 700 would be anticipated to be direct data center employment. At an average of 140 employees per
campus, this implies up to 5 potential campuses.

The remaining 250 information sector jobs are expected to be those induced in related industries and
vendors as this sector continues to boom (see below), but these jobs will not be housed directly at data
center sites.

Indirect and Induced Employment (Across Sectors)

Using the IMPLAN (IMPact for PLANning)® economic multiplier model, Johnson Economics estimated the
impact of the data center development and operation activity on the broader economy. Large data center
campuses are very high-value investments that generate significant additional spending in the region, in
the building and operations phases. This added economic activity helps generate new jobs across support
industries. These are called indirect or induced effects. Due to the sheer size of the data center investments
and ongoing economic activity, the resulting indirect and induced employment across other industries is
estimated at roughly 70% of the direct data center employment. (See Section V)

This analysis indicates that an additional 490 indirect and induced jobs are expected over the 20-year period
as the data center development takes place. These jobs are distributed over all sectors as they experience
some indirect impact of the new investment and direct employment. However, the employment is not
expected to be distributed evenly, with an estimated 40% being in support industries and vendors serving
the data center industry. Utilities sector is expected to account for 12% of the indirect growth, with all other
sectors experiencing diminishing shares.

Increased Direct Construction Employment

Employment in the construction sector in the region has grown at a rate of 4% over the decade 2014 to
2024, adding roughly 600 jobs. The amount and pace of large data center development, construction
investments that may approach or exceed $1B each, has greatly increased since that data was current. Each
project is estimated to require hundreds or thousands of individual specialists over the course of the
construction phase.

For this reason, this analysis assumes that the county will experience continued growth in the construction
sector beyond the 1.5% reflected in the OED regional forecast. Applying this 1.5% forecast to the baseline
scenario results in growth of only 30 jobs over 20 years.

Assuming continued growth of 4% over the coming 20 years in the county would imply more robust growth.
Given the continued local development of high-investment mega-scale construction projects, this seems
realistic over a 20-year period. If Boardman grows at this recent trend rate of 4%, that implies over 100
additional construction jobs over the 20-year planning period, which is reflected in Figure 6.3.

As summarized in Figure 6.3 below, this adjusted growth forecast estimates an average annual growth rate of 2.6%
for the period, for a total addition of nearly 2,300 new jobs. The forecasted rate of 2.6% while robust would actually
be lower than the realized employment growth rate since 2010 of 4.0% per year, (source: Oregon Employment
Department, QCEW data).

8 IMPLAN is an economic impact model designed for analyzing the effects of industry activity (employment, income, or business revenues)
upon all other industries in an economic area. Minnesota IMPLAN Group (MIG), Stillwater, Minnesota
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FIGURE 6.3: ADJUSTED GROWTH FORECAST, CITY OF BOARDMAN (2025 - 2045)

SCENARIO | (Population Forecast) = SCENARIO Il (Adjusted Forecast)

Industry 2025 2045 Chg. AAGR 2025 2045 Chg. AAGR
Agriculture, forestry, outdoor 154 180 26 0.8% 154 186 32 1.0%
Construction 87 117 30 1.5% 87 195 108 4.1%
Manufacturing 1,475 1,573 97 0.3% 1,475 1,769 294 0.9%
Wholesale Trade 14 17 3 1.0% 14 24 10 2.6%
Retail Trade 108 118 10 0.4% 108 157 49 1.9%
Transport., Warehousing, Utilities 498 637 139 1.2% 498 754 255 2.1%
Information 168 220 51 1.3% 168 1,123 955 10.0%
Finance & Insurance 17 18 1 0.2% 17 24 8 1.9%
Real Estate 9 10 0 0.2% 9 34 24 6.6%
Professional & Technical Services 0 15 15 14.5% 0 43 43 20.7%
Administration Services 257 333 76 1.3% 257 339 83 1.4%
Education 170 225 54 1.4% 170 231 61 1.5%
Health Care/Social Assistance 193 254 61 1.4% 193 345 153 3.0%
Leisure & Hospitality 261 337 77 1.3% 261 455 195 2.8%
Other Services 15 18 2 0.7% 15 24 9 2.3%
Government 52 57 5 0.5% 52 64 12 1.0%
TOTAL: 3,479 4,128 649 0.9% 3,479 5,769 2,290 2.6%

Agriculture, forestry, outdoor s
Construction I
Ma nufacturing |
Wholesale Trade g
Retail Trade
Transport., Warehousing, Utilities
L
Finance & Insurance g
Real Estate  pumm
Professional & Technical Services
Administration Services  pEEE————
Education  p—
Health Care/Social Assistance  pEEEETETETETTEEEE—
|

Leisure & Hospitality

Other Services g Scenario |I: OED Growth Forecast

M Scenario Il: Adjusted Forecast

Government

o

100 200 300 400
Job Growth

Source: Oregon Employment Department, Johnson Economics

FIVE-YEAR INCREMENTAL FORECAST

The adjusted growth forecast, accounting for the development of hyperscale data centers, estimates an annual
growth rate of 2.6%, or 2,300 new jobs over the 20-year period. Roughly 950 of these new jobs in the information
sector, attributable mostly to data center development, would account for over 40% of the total anticipated growth.
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Forecasts grounded in broad based economic variables cannot account for all the realities of local businesses and
trends among evolving industries. Any long-term forecast is inherently uncertain and should be updated on a regular
basis to reflect more current information. This is particularly true in a smaller jurisdiction such as Boardman, in which
a single large firm’s location and/or operational decision may substantively impact the rate of growth.

The adjusted growth forecast was further broken down into four five-year increments, assuming a consistent rate
of growth over the period. We expect that in reality the twenty-year period will include multiple business cycles, and

that the growth rate will be variable over that time.

FIGURE 6.4: GROWTH FORECAST, 5-YEAR INCREMENTS, CITY OF BOARDMAN (2025 - 2045)

Overall Employment Net Change by Period Total

Industry 2025 2030 2035 2040 2045 | 25-30 30-35 35-40 40-45 25-45
Adjusted Growth Forecast
Agriculture, forestry, outdoor 154 162 169 178 186 8 8 8 9 32
Construction 87 106 130 159 195 19 24 29 35 108
Manufacturing 1,475 1,544 1,616 1,691 1,769 69 72 75 79 294
Wholesale Trade 14 16 18 21 24 2 2 3 3 10
Retail Trade 108 119 130 143 157 11 12 13 14 49
Transport., Warehousing, Utilities 498 553 613 680 754 54 60 67 74 255
Information 168 271 435 699 1,123 102 164 264 424 955
Finance & Insurance 17 18 20 22 24 2 2 2 2 8
Real Estate 9 13 18 25 34 4 5 7 9 24
Professional & Technical Services 0 10 20 30 43 10 10 10 13 43
Administration Services 257 275 295 316 339 19 20 21 23 83
Education 170 184 199 214 231 14 15 16 17 61
Health Care/Social Assistance 193 223 258 299 345 30 35 40 47 153
Leisure & Hospitality 261 300 344 396 455 39 45 52 59 195
Other Services 15 17 19 22 24 2 2 2 3 9
Government 52 55 58 61 64 3 3 3 3 12
TOTAL: 3,479 3,865 4,343 4,955 5,769 386 478 612 815 2,290

Source: Oregon Employment Department, Johnson Economics

EMPLOYMENT LAND FORECAST

The next step in the analysis is to convert projections of employment into forecasts of land demand over the planning
period. The methodology begins by allocating employment by sector into a distribution of building typologies that
those economic activities typically use. As an example, insurance agents typically locate in traditional office space,
often along commercial corridors. However, a percentage of these firms are also located in commercial retail space
adjacent to retail anchors. Cross tabulating this distribution provides an estimate of employment in each typology.

The next step converts employment growth into real estate space using estimates of the typical square footage
exhibited within each typology. Adjusting for the average market vacancy we arrive at an estimate of total space
demand for each building type.

Finally, we can consider the physical characteristics of individual building types and the amount of land they typically
require for development. The site utilization metric commonly used is referred to as a “floor area ratio” or FAR. For
example, assume a 25,000-square foot general industrial building requires a site of roughly 100k square feet to
accommodate its structure, setbacks, parking, and necessary yard/storage space. This building would have an FAR
of roughly 0.25. Demand for space is then converted to net acres using a standard floor area ratio (FAR) for each
development form.
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LAND DEMAND ANALYSIS — ADJUSTED GROWTH FORECAST

In this step we allocate employment growth to the standard building typologies. The building typology matrix
represents the share of sectoral employment that is located across various building types. (Note that only a fraction
of employment in the agricultural sector is assumed to need urban real estate, as many of these companies operate
in unincorporated areas in the region around the city. Food processing operations are captured under

“manufacturing.”)

FIGURE 6.5: DISTRIBUTION OF EMPLOYMENT BY SPACE TYPE, CITY OF BOARDMAN (ADJUSTED FORECAST)

BUILDING TYPE MATRIX
Industry Sector Office Institutional Flex/B.P Gen.ind. Warehouse Data Center Retail
Agriculture, forestry, fishing, hunting 10% 0% 0% 0% 15% 0% 0%
Construction 5% 0% 18% 54% 18% 0% 5%
Manufacturing 8% 0% 24% 60% 8% 0% 0%
Wholesale Trade 8% 0% 22% 20% 40% 0% 10%
Retail Trade 5% 0% 5% 0% 0% 0% 90%
T.W.U. 10% 0% 12% 18% 55% 0% 5%
Information 13% 0% 10% 0% 0% 77% 0%
Finance & Insurance 75% 0% 5% 0% 0% 0% 20%
Real Estate 65% 0% 5% 0% 0% 0% 30%
Professional & Technical Services 80% 0% 5% 0% 0% 0% 15%
Administration Services 75% 0% 5% 0% 0% 0% 20%
Education 30% 60% 0% 0% 0% 0% 10%
Health Care 30% 55% 0% 0% 0% 0% 15%
Leisure & Hospitality 20% 0% 5% 0% 0% 0% 75%
Other Services 60% 0% 5% 0% 0% 0% 35%
Government 30% 45% 5% 0% 5% 0% 15%
TOTAL 16% 6% 9% 7% 5% 43% 11%
Source: Johnson Economics
FIGURE 6.6: ASSUMED DISTRIBUTION OF SPACE BY TYPE AND INDUSTRY SECTOR, CITY OF BOARDMAN
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Source: Johnson Economics
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Under the adjusted employment forecast scenario, employment housed in data center developments accounts for
the greatest share of growth, followed by employment housed in office and retail space. If we exclude the forecasted
data center employment (~700 jobs), the combined employment forecast in commercially zoned space (~815 jobs)
is greater than that forecast for other (non-data center) industrially zoned space (~715 jobs). Note that the 2,266
total jobs shown here is less than the total employment in the adjusted forecast (2,290 jobs) because not all
agricultural jobs require real estate space.

FIGURE 6.7: NET GROWTH IN EMPLOYMENT BY BUILDING TYPE, CITY OF BOARDMAN (ADJUSTED FORECAST) 2025-2045

20-year Job Forecast NET CHANGE IN EMPLOYMENT BY BUILDING TYPE - 2025-2045

Industry Sector Number  AAGR Office Institutional Flex/B.P Gen.ind. Warehouse DataCenter Retail Total

Agriculture, forestry, fishing, hunting 32 1.0% 3 0 0 0 5 0 0 8
Construction 108 4.1% 5 0 19 58 19 0 5 108
Manufacturing 294 0.9% 24 0 71 177 24 0 0 294
Wholesale Trade 10 2.6% 1 0 2 2 4 0 1 10
Retail Trade 49 1.9% 2 0 2 0 0 0 44 49
TW.U. 255 2.1% 26 0 31 46 140 0 13 255
Information 955| 10.0% 124 0 95 0 0 735 0 955
Finance & Insurance 8 1.9% 6 0 0 0 0 0 2 8
Real Estate 24 6.6% 16 0 1 0 0 0 7 24
Professional & Technical Services 43 20.7% 35 0 2 0 0 0 6 43
Administration Services 83 1.4% 62 0 4 0 0 0 17 83
Education 61 1.5% 18 37 0 0 0 0 6 61
Health Care 153 3.0% 46 84 0 0 0 0 23 153
Leisure & Hospitality 195 2.8% 39 0 10 0 0 0 146 195
Other Services 9 2.3% 5 0 0 0 0 0 3 9
Government 12 1.0% 4 5 1 0 1 0 2 12
TOTAL 2,290 2.6% 415 126 239 283 193 735 275 2,266

Source: Johnson Economics

Employment growth estimates by building type are then converted to demand for physical space. This conversion
assumes the typical space needed per employee on average. This step also assumes a market average vacancy rate,
acknowledging that equilibrium in real estate markets is not 0% vacancy. We assume a 10% vacancy rate for office,
retail, and flex uses, as these forms have high rates of speculative multi-tenant usage. A 5% rate is used for general
industrial and warehouse - these uses have higher rates of owner occupancy that lead to lower overall vacancy.
Institutional uses and data centers are assumed to have no vacancy, as they are typically purpose-built for
healthcare, nonprofit, government, or the data center operators.

The demand for space is converted into an associated demand for acreage using an assumed Floor Area Ratio (FAR).
The combined space and FAR assumptions further provide estimates indicated of job densities, determined on a per
net-developable acre basis.

CITY OF BOARDMAN | ECONOMIC OPPORTUNITIES ANALYSIS 39

52




Section 6, Iltem A.

FIGURE 6.8: NET ACRES REQUIRED BY BUILDING TYPOLOGY, CITY OF BOARDMAN (ADJUSTED FORECAST) — 20-YEAR

DEMAND BY GENERAL USE TYPOLOGY, 2025-2045
Office Institutional Flex/B.P Gen.Ind. Warehouse DataCenter Retail Total
Employment Growth 415 126 239 283 193 735 275 2,266
Avg. SF Per Employee 350 350 990 600 1,800 6,000 500 2,423
Demand for Space (SF) 145,300 44,000 237,000 169,500 346,800 4,410,500 137,600 5,490,700
Floor Area Ratio (FAR) 0.30 0.30 0.25 0.25 0.25 0.18 0.25 0.17
Market Vacancy 10.0% 0.0% 10.0% 5.0% 5.0% 0.0% 10.0% 1.4%|
Implied Density (Jobs/Acre) 33.6 37.4 9.9 17.2 5.7 13 19.6 3.4
Net Acres Required 124 3.4 24.2 16.4 335 562.5 14.0 666.4
Share forinfrastructure (Net-to-Gross) 20% 20% 15% 15% 15% 10% 20% 11%)
Gross Acres Required 15.4 4.2 28.4 19.3 394 625.0 17.5 749.4

* Average of Totals excludes data centers, due to distorting effect.
Source: Johnson Economics

Commercial office and retail densities are 34 and 20 jobs per acre, respectively. Industrial uses range from 17 for
general industrial to less than 6 jobs per acre for warehouse/distribution. Data centers have low employment density
due to the very large buildings and large-acreage sites typical of this use.

The projected 2,300-job expansion in the local employment base through 2045 requires an estimated 665 net acres,
and 750 gross acres of employment land. A large majority of this needed land (625 gross acres) will be very large
industrial sites suitable for planned and new hyperscale data center development. This growth in the data center
industry represents 33% of forecasted employment growth, and the bulk of the land need (83%).

Due to the large impact of this identified future use, Figure 6.9 separates out data centers from other industrial uses
to better represent the need from other sectors over the planning period. Excluding data centers, there is a

forecasted need for 125 gross acres to house job growth in other commercial and industrial categories.

FIGURE 6.9: EMPLOYMENT GROWTH AND LAND NEED BY BUILDING TYPOLOGY, CITY OF BOARDMAN

Land Use (Excluding D.C.)
Commercial Industrial Subtotal Data Center Total
20-Year Job Growth: 816 715 1,531 735 2,266
Job Share: 53% 47% 100% 32% 100%
Net Needed Acres: 29.8 74.1 103.8 562.5 666.4
Gross Needed Acres: 37.2 87.2 124.4 625.0 749.4
Land Need Share: 30% 70% 100% 83% 100%

Source: Oregon Employment Department, Portland State University, City of Boardman, Johnson Economics LLC

Despite the higher number of commercial jobs, the gross acreage of industrial land needed is 70% of the gross (non-
data center) land need, and commercial is 30%. This is because of the relatively lower average job density of industry
users requires more land to accommodate the same number of jobs.
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VIl. RECONCILIATION OF EMPLOYMENT LAND NEED AND INVENTORY

The inventory of buildable employment land provides a snapshot of the current local capacity to accommodate more
businesses and jobs over the planning period. This current available land is compared to the forecasted need for
new land over the 20-year planning period, presented in Section VI.

SUMMARY OF LAND DEMAND (ACRES)
The estimate of future land need is presented again below. A total need for roughly 750 gross acres was identified
across a range of land use and building types, based on the adjusted growth forecast. Data centers account for 625

gross acres of this need. Other industrial uses account for 87 gross acres of need, and commercial uses 37 gross
acres.

FIGURE 7.1: SUMMARY OF FORECASTED 20-YEAR LAND NEED BY BUILDING TYPOLOGY (BOARDMAN)

Land Use (Excluding D.C.)
Commercial Industrial Subtotal Data Center Total
20-Year Job Growth: 816 715 1,531 735 2,266
Job Share: 53% 47% 100% 32% 100%
Net Needed Acres: 29.8 74.1 103.8 562.5 666.4
Gross Needed Acres: 37.2 87.2 124.4 625.0 749.4
Land Need Share: 30% 70% 100% 83% 100%

Source: Oregon Employment Department, City of Boardman, Johnson Economics LLC

SUMMARY OF LAND SuPPLY (ACRES)

To assess the remaining supply of buildable employment land suitable to accommodate the 20-year land need, an
inventory of land with the proper zoning was conducted. Figure 7.2 is a summary of the results on that inventory.

A more detailed explanation of the methodology and findings of the Buildable Land Inventory (BLI) is presented as
an appendix to this report.

FIGURE 7.2: BUILDABLE LAND INVENTORY, NET DEVELOPABLE ACRES BY ZONE (BOARDMAN)

Net Developable Acres

Zoning Vacant and Partially ~ Net Developable
Vacant Lots Acres
Industrial

General Industrial (County) 1 .1
Port Industrial (County) 0 0
Light Industrial 40 32.3
General Industrial 22 93.8

Commercial
Commercial 8 50.8
Commermal[{)?;rr\i.r:t:? Center Sub 15 733
Commercglugc[n;igtl_:,;[c(ti}ommerual o4 25.9
Total 110 276.3

Source: City of Boardman, MIG
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The BLI filtered the zoned employment land in Boardman by Commercial or Industrial zoning category,

environmental constraints that will limit development, and whether the parcel is already developed, vacant, or

partially vacant (see Appendix for more detail). The inventory was vetted to address development projects in the
pipeline and known limitations on specific sites that will prevent development on all or a portion of the site.

The preceding figure presents the estimated net developable acres of land by zone. There are an estimated 161 net
acres of buildable Commercial land and an estimated 132 net acres of buildable Industrial land.

FIGURE 7.3: BUILDABLE LAND INVENTORY, EMPLOYMENT LAND BY DEVELOPMENT STATUS (BOARDMAN)

YOOI

P

iy Development Status ¢ == Urban Growth

(Employment) ot

3 city Limits

I Developed 273 constraints
3 [___| Partially Vacant
-."‘,.--*—“" \o. [ Vacant
0..025 O.a“es P I | Non-Employment

Source: City of Boardman, MIG

RECONCILIATION OF 20-YEAR LAND SUPPLY AND DEMAND (GROSS ACRES)

Comparing the Buildable Land Inventory to the 20-year forecast of employment land need indicates that the City of

Boardman faces a deficit of employment land over the planning period, specifically in large-lot sites for hyperscale
or larger data center campuses (discussed more below).

There is sufficient gross buildable Commercial land and general Industrial land. However, as discussed more below,
there is also a shortage of large lot parcels remaining for other commercial and industrial users.
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Figure 7.4 shows gross acres of buildable land which reflects the net acres shown in Figure 7.2, plus an assumption
of 20% for Commercial land and 15% for Industrial land to accommodate internal streets, right of way, and other
infrastructure. This is the same net-to-gross assumption used in preparing the BLI.

A summary of the comparison of land supply and demand in gross acres is presented below.

FIGURE 7.4: RECONCILIATION OF LAND SUPPLY AND 20-YEAR DEMAND (BOARDMAN)

20 YR. DEMAND| CUILDABLE | SURPLUS OR
EMPLOYMENT ZONING DESIGNATION : LAND (DEFICIT)
(Gross Acres) a
(Gross Acres) (Gross Acres)

Commercial (Office, Institutional, Retail) 37.2 150.1 1129
Industrial (Gen. Ind., Warehouse, Flex) 87.2 126.2 39.0
Data Center Campus 625.0 0 (625.0)
TOTAL: 749.4 276.3 (473.1)

! While the buildable land inventory found a surplus of industrial land in gross terms, none of the remainingsites meet the
specific unique requirments of hyperscale data center campuses. Most importantly, remaining buildable sites lack the size
to house a new campus. Following the development of the three known sites identified above, no additional appropriate
large-lot sites will remain.

Source: Johnson Economics, City of Boardman, MIG

This analysis indicates that Boardman has sufficient gross acres of general Commercial land, and (non-data
center) general Industrial land to accommodate the forecasted 20-year demand for land (other than for
large-lot data centers).

It is important to note that some of the forecasted growth will include employers who may have specific
site needs and preferences that are not reflected in the available buildable inventory. (See Appendix A for
more details on site preferences for certain key industries.) There is forecasted demand for more suitable
large-lot commercial and industrial sites while relatively few of these sites were found to remain in the
inventory that are unconstrained. This is discussed in greater detail below.

Based on proposed data center projects in the Boardman area, and the rate of development of data centers
generally in Boardman, Morrow and Umatilla Counties over the past decade, there is a strong identified
need for significant acreage for large-lot industrial sites appropriate for these developments.

In keeping with recent data center campuses in the county, hyperscale data centers require an average of
100 to 120 acres of buildable land to accommodate at least four buildings. Each campus is also accompanied
by an electrical substation to meet power needs, that typically requires an additional five to fifteen acres
(see Appendix A). The average site size of hyperscale data center campuses in Morrow and Umatilla
Counties over the past decade is 110 acres, with more recent developments averaging 128 acres.

There is an estimated need for 625 gross acres in the Boardman area to accommodate multiple hyperscale
data center campuses averaging 125 acres. These campuses may take the form of individual hyperscale
centers, or one or more consolidated mega campuses as seen recently in Morrow County. Over a 20-year
period, this forecasted rate of development would be in keeping with the observed development of these
facilities in the County over the past decade.

CITY OF BOARDMAN | ECONOMIC OPPORTUNITIES ANALYSIS 43

56




Section 6, Iltem A.

SITE SUPPLY VS. SITE DEMAND (NUMBER AND SIZE OF SITES)

This section compares the more specific site requirements of projected future commercial and industrial users with
the specific inventory of prospective employment sites identified within the UGB. Oregon Administrative Rules
requires a determination of 20-year employment land need, as well as a determination of need for suitable, readily
serviceable land to meet short-term demand.

The following definitions from OAR 660-009-005 are relevant to this discussion:

(2) “Development Constraints” means factors that temporarily or permanently limit or prevent the use of land for
economic development. Development constraints include, but are not limited to, wetlands, environmentally sensitive
areas such as habitat, environmental contamination, slope, topography, cultural and archeological resources,
infrastructure deficiencies, parcel fragmentation, or natural hazard areas....

(10) “Short-term Supply of Land” means suitable land that is ready for construction within one year of an application
for a building permit or request for service extension. Engineering feasibility is sufficient to qualify land for the short-
term supply of land. Funding availability is not required. “Competitive Short-term Supply” means the short-term supply
of land provides a range of site sizes and locations to accommodate the market needs of a variety of industrial and
other employment uses.

(11) ”Site Characteristics” means the attributes of a site necessary for a particular industrial or other employment use
to operate. Site characteristics include, but are not limited to, a minimum acreage or site configuration including shape
and topography, visibility, specific types or levels of public facilities, services or energy infrastructure, or proximity to a
particular transportation or freight facility such as rail, marine ports and airports, multimodal freight or transshipment
facilities, and major transportation routes.

(12) ”Suitable” means serviceable land designated for industrial or other employment use that provides, or can be
expected to provide the appropriate site characteristics for the proposed use.

As noted in the prior section, the Buildable Land Inventory was screened for major constraints, including current
development, floodways, wetlands, steep slopes, and federal ownership. The remaining parcels in the inventory
may be buildable but may not meet the specific site requirements of certain users. Others may be part of the long-
term supply but not be well-suited for the short-term supply.

ESTIMATED 20-YEAR SITE NEEDS VS. CURRENT SUPPLY
The following figures represent the findings of estimated need (Section VI) and current supply (Section VII) of sites

by size. Note that the estimate of future needs is approximate, as economic growth is dynamic and difficult to
predict. Communities should maintain flexibility and ensure a supply of a variety of site types with short-term
availability, as allowed through the Goal 9 EOA process.

Figure 7.5 presents the estimated supply of sites by zoning and site size as found in the BLI. As shown, there are few
remaining Commercial or Industrial sites over 10 acres in size in the inventory. In total, there are 63 commercial sites
remaining, mostly under 5 acres in size.

There are some remaining Industrial sites over 10 acres, however, none over 20 acres. There are no remaining
medium or large lot industrial sites within the UGB. This will greatly limit the types of firms that can locate in the
area unless additional land supply is made available.
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FIGURE 7.5: SUMMARY OF SITE SUPPLY BY LAND USE SIZE (ACRES), BOARDMAN

Number of Lots

Industrial Commercial
Size Classification Designation Designation Total
<1 Acre 21 15 36
1-5 Acres 34 21 55
5-10 Acres 5 6 11
10-20 Acres 3 4 7
20-30 Acres 0 0 0
30-40 Acres 0 0 0
40-50 Acres 0 1 1
Total 63 47 110

Source: City of Boardman, MIG

As is the trend nationwide, most firms in Boardman are small businesses. The number of firms under five employees
is 61% nationally, and 60% in Boardman. Those with fewer than 10 employees are 78% of businesses nationwide
and 70% locally. However, while large firms or organizations of at least 100 employees make up a small percentage
of businesses, their high employment means they still represent a significant share of overall employment.

FIGURE 7.6: NUMBER OF FIRMS BY SIZE, BOARDMAN AND NATIONAL
DISTRIBUTION OF FIRMS BY SIZE

>500 Of/°% National (Private Sector)
250-499 %042 Boardman
£ 100-249 & 10
T
£ 50-99 2%
g 20-49 & 115
_§‘ 10-19 e
"uo: >9 1% %
S <3 603"
0% 10% 20% 30% 40% 50% 60% 70%

Share of Firms (Out of all firms)

Source: Bureau of Economic Analysis

By applying assumptions of the amount of space and land firms require based on size, we come to an estimate of
the number of sites needed for commercial and industrial users from the 20-year growth forecast. Note that many
of the smallest firms of one to four people will likely include home businesses, those sharing space, in multi-tenant
commercial centers and other arrangements than strictly needing their own sites. Most of the larger firms likely will
need their own sites, particularly industrial businesses with externalities that make it difficult to operate in shared
space.

While need is weighted towards smaller sites for most businesses that have five or fewer employees, there is also a
need for sites at larger sizes to provide opportunities for new businesses to locate and allow existing businesses to
expand.
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Need for medium and large sites: The comparison of forecasted land demand to the remaining inventory found that
there is a surplus of commercial land and general industrial land. Through the EOA process, and discussion of interim
findings, the advisory committee and local officials expressed the community’s desire to have additional medium
(10+ acres) and larger sites (20+ acres) available for commercial and industrial users, so that the city can
competitively recruit larger businesses.

So while there is surplus of industrial land measured in gross acres, this land is mostly found in fragmented smaller
sites. This means that there is a finding of need for additional industrial land and sites to meet the identified
community goals.

There is a need for additional sites of 20+ acres for commercial users, and 20 - 30 and 100+ acres for industrial users
including data centers (Figures 7.7 and 7.8).

FIGURE 7.7: ESTIMATE OF FORECASTED 20-YEAR SITE NEED
BY LAND USE AND SITE SIzE (ACRES)

LAND USE 0TO.9 1to49 5t09.9 10t019.9 20to0 29.9 30t049.9 50t099.9 100-150 150+ TOTAL
acres  acres  acres acres acres acres acres acres  acres (sites)
Office 10 2 1 0 0 0 0 0 18
Institutional 1 0 1 0 0 0 0 8
Retail 5 4 2 1 1 1 0 0 0 14
Commercial Total: 20 10 5 2 2 1 0 0 0 40
Flex/B.P 2 1 1 0 0 0 0 11
Gen. Ind. 4 2 2 0 0 0 0 16
Warehouse 2 2 1 1 0 0 0 15
Industrial Total: 11 13 8 5 4 1 0 0 0 42
Data Center 0 0 0 0 0 0 0 5 0 5
TOTAL: 31 23 13 7 6 2 0 5 0 87

Source: Oregon Employment Department, BEA, Johnson Economics LLC

Figure 7.8 presents a side-by-side comparison of forecasted need and current supply (inventory) by site size.
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FIGURE 7.8: SUMMARY OF FORECASTED 20-YEAR SITE NEED VS. SITE SUPPLY
BY LAND USE AND SITE SIZE (ACRES), BOARDMAN

Commercial Sites Industrial Sites
150-200 acres g Supply 150-200 acres 8 Supply
0 M Est. Need 0 B Est. Need
100-150 acres 0 100-150 acres . s
50 to 99.9 acres 8 50 to 99.9 acres g
30 to 49.9 acres I 1 30 to 49.9 acres I 01
20 to 29.9 acres IO2 20 to 29.9 acres .0 4
10 to 19.9 acres I 24 10 to 19.9 acres . 35
6 5
5t0 9.9 acres 51t0 9.9 acres
M s M s
21 34
1to 4.9 acres 1to 4.9 acres
B 10 N s
15 21
0TO.9 acres 0TO.9 acres
B o N
0 10 20 30 40 0 10 20 30 40
No. of Sites No. of Sites

Source: Oregon Employment Department, Boardman, Johnson Economics LLC

The forecasted need for sites of different sizes does not match exactly with the current supply. The demand for
commercial sites (retail/office/institutional) and industrial (general industrial, warehousing, multi-tenant flex park)
exceeds the current supply.

It is estimated that the supply for commercial sites exceeds the 20-year need for most sizes, including small sites,
however there is some need for sites of 20 - 30 acres.

Similarly for industrial users, sites are estimated to be undersupplied in a range of large site sizes 20 to 50 acres in
size. The remaining sites are less than 20 acres, and most less than 5 acres in size.
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FINDINGS OF NEW SITE NEEDS — COMMERCIAL AND INDUSTRIAL
Figure 7.9 summarizes the findings of the number and size of sites that are estimated to be needed over the 20-year

planning period, in addition to the current remaining inventory of buildable land.

FIGURE 7.9: SUMMARY OF FORECASTED *NEW™* SITE NEED & ESTIMATED ACREAGE

Commercial Industrial Total
Site Size # of Needed Total acres | # of Needed Total acres | # of Needed Total acres
Sites (=/-) Sites (=/-) Sites (=/-)
<5 acres 0 0 0 0 0
5 acres (+/-) 0 3 15 3 15
10 acres (+/-) 0 0 2 20 2 20
20 acres (+/-) 2 40 4 80 6 120
30 acres (+/-) 0 0 1 30 1 30
50 acres (+/-) 0 0 0 0 0 0
100 acres (+/-) 0 0 0 0 0 0
125 acres (+/-) 0 0 5 625 5 625
150-200 acres (+/-) 0 0 0 0 0 0
TOTAL: 2 40 15 770 17 810
Sites Acres (+/-) Sites Acres (+/-) Sites Acres (+/-)

Source: Oregon Employment Department, Boardman, Johnson Economics LLC
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VIIl. CONCLUSIONS

The EOA report points to several key conclusions regarding economic development goals and target industries in
Boardman over the next 20 years. It also estimates the projected employment growth and land need within the
UGB, and the adequacy of the current supply of employment land to meet that need.

Through this planning process, a few major economic development themes were identified:

e The City of Boardman is a pro-growth community, seeking to attract new jobs, industries, and households
to continue its history of rapid expansion. The community seeks to support and build on its traditional
foundation of agriculture, food processing, and supporting sectors. However, the city seeks to attract new
and growing industries, and data center development specifically.

e To this end, the City has a proactive goal of ensuring an adequate supply of commercial and industrial land
within the Urban Growth Boundary to provide job creation and economic growth. The City planning efforts
aim to provide adequate infrastructure to support all employment activities through public and private
funding sources.

e The single largest growth industry in the Boardman area is the data center industry, which has grown
exponentially over the last ten years, and particularly in the last five years. Multiple additional hyperscale
data centers are under construction or planned at this time, each requiring an average of 125 acres of
appropriate land.

e Trends in this sector point to accelerating growth in coming years, with Oregon looking to be a top five
national, and top 10 global location, if appropriate sites for expansion are available.

e The data center industry entails significant investment and on-going economic activity that supports long-
term employment in other sectors. The size of this sector in Morrow County will attract competitors,
suppliers and support vendors, and construction firms for on-going expansion.

e Other than the “information” and “construction” sectors directly impacted by data center development,
sectors with the highest forecasted employment growth include manufacturing, health care, retail,
transportation/warehousing/utilities, and tourism-related businesses including hotel and dining.

Employment Growth
Boardman is home to an estimated 3,500 jobs as of 2025. The largest sectors by number of jobs are manufacturing

including food processing, utilities, transportation and warehousing, dining and hospitality, and information. Based
on a forecasted annual growth rate of 2.6%, the city is expected to add nearly 2,300 jobs by 2045. A significant share
of this job growth is projected in the data center industry (33%), with accompanying growth in construction and
supportive information-sector jobs among vendors and suppliers. The community’s rapid household growth in
recent years is anticipated to bring increased growth in service sectors such as retail, education, and health care.

Broken down into broad categories of employment that tends to use commercial/retail space, or that tends to use
industrial space, the analysis forecasts roughly 65% of new employment in industrial categories (including data
centers) and 35% in commercial categories.
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Employment Land Need
The EOA analysis finds that the forecasted 20-year job growth by industry, will translate to a need for 750 total gross

acres of land zoned for employment uses. However, this includes an estimated 625 acres of need for hyperscale
data center development. Excluding data centers, an estimated 70% of the remaining land need is for other industrial
users (Industrial, Warehouse, Business Park), and 30% of need is for commercial users (Office, Institutional, Retail).

A range of site sizes will be needed ranging from the small to the very large to accommodate the projected business
expansion. Different commercial and industrial users have different site requirements driven by the specific nature
of their business operations, firm size, location and infrastructure requirements, and other factors.

Adequacy of Employment Land Supply
The Buildable Land Inventory (BLI) of employment lands completed in conjunction with the EOA found a total of 337

gross buildable acres (286 net) in commercial, industrial and mixed-use zones. While this total supply exceeds the
total forecasted need (excluding data centers), the zoning categories, site sizes and site characteristics of the
available supply do not fully meet the forecasted demand.

e Theinventory of remaining buildable lands points to a lack of medium sized commercial sites and medium
and large sized industrial sites. There are no remaining sites large enough to accommodate hyperscale data
centers. There are no remaining general industrial sites over 20 acres, which is a detriment to business
recruitment and expansion across industrial sectors.

e Given very strong growth trends in the data center industry, the established and growing local cluster, and
known future projects under planning by credible investors, there is a need for as many as five large sites
averaging 125 acres, appropriate for hyperscale data centers, or larger consolidated campuses. The
projected regional, national, and global trends in this industry support this demand if appropriate sites are
available.

e The following table summarizes the estimated need for new sites, in addition to the remaining buildable
land inventory, to address the finding of a deficit of medium-sized commercial sites and meet the identified
community goals towards economic development on industrial land.

FIGURE 8.1: SUMMARY OF FORECASTED *NEW?* SITE NEED & ESTIMATED ACREAGE

Commercial Industrial Total
Site Size # of Needed Total acres | # of Needed Total acres | # of Needed Total acres
Sites (=/-) Sites (=/-) Sites (=/-)
<5 acres 0 0 0 0 0
5acres (+/-) 0 3 15 3 15
10 acres (+/-) 0 0 2 20 2 20
20 acres (+/-) 2 40 4 80 6 120
30 acres (+/-) 0 0 1 30 1 30
50 acres (+/-) 0 0 0 0 0 0
100 acres (+/-) 0 0 0 0 0 0
125 acres (+/-) 0 0 5 625 5 625
150-200 acres (+/-) 0 0 0 0 0 0
TOTAL: 2 40 15 770 17 810
Sites Acres (+/-) Sites Acres (+/-) Sites Acres (+/-)

Source: Oregon Employment Department, Boardman, Johnson Economics LLC
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Section 6, Item A.

This section discusses a range of strategies and/or action items that the city may consider that are consistent with

the findings of this report. (Adoption of this report does not imply official commitment to any of these steps although

some of these strategies may be incorporated in Comprehensive Plan policies in some form.)

PROVIDE AN ADEQUATE SUPPLY OF EMPLOYMENT LAND & SITES

CORE INITIATIVE

Actions

MEET INDUSTRIAL AND COMMERCIAL LAND NEEDS
The City should maintain an inventory of available

employment land, in readily
developable sites.

1 Establish and maintain a competitive
short-term and long-term supply of

employment land to meet the 20-year economic
development needs of the community, including
identifying sites of varying sizes that can be readily served
with new infrastructure in the short-term. Options: UGB
swap or expansion to increase the land supply; rezoning
of other land categories to employment categories; public
effort to prioritize and serve key employment areas with
infrastructure.

Given the finding of a large deficit of employment land to
meet 20-year need, and lack of medium and large sites, a
UGB expansion is the most likely avenue for maintaining
adequate supply.

Capital Improvement Plan

2 Prioritize serving key employment
subareas and sites in the TSP and

Given limited public resources, ensure that all planning
efforts reflect the prioritization and sequencing of
infrastructure and utility projects to serve key sites and
new areas.

3 Encourage infill, redevelopment

underused properties in current
employment zones.

and/or adaptive reuse of obsolete or

Some existing commercial and retail space in the
Downtown area and along commercial corridors might be
more intensively used, accommodating more job growth
in existing employment areas. More intensive
development and mixed-use construction often
encounter a feasibility gap between costs and end value.
Common approaches to bridging this gap include TIF
funding, tax credit programs, tax incentives, and
public/private partnerships.

public/private catalyst projects.

4 Inventory properties that might be
good opportunity sites for potential

Public control of a property by the City, TIF agency, or other
public agency provides the public with a valuable incentive
with which to forge a public/private deal that provides
public benefits that a private development might not.
Examples include incentivizing the developer to build at
greater density, mixed uses, design elements, transit-
oriented or other design elements, and other public goods.
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POLICY AND CODE STRATEGIES

5 Continue to improve and streamline The community and city work to be development- and
development regulations and review employer-friendly.
processes where possible, to reduce
cost and time, and provide
predictability.
6 Ensure that applicable Comp Plan Ensure that the desired zones are in place and permit the
designations and zoning allow the mix uses that are foreseen in the City’s existing and future
of uses sought in employment areas, employment areas. Where current zoning does not match
and if necessary, limit those uses that the vision, consider rezoning, or amending zone
don't contribute to goals. standards. Ensure that new uses such as data center have
been properly defined in code, with appropriate
permissions and standards by zone.
In keeping with updated Goal 9 rules, large lot industrial
sites brought into the UGB must be protected and
preserved for the identified use. There are strict
limitations on reusing that added land for other uses
unless specific conditions are met.
7 Review and update Development Code A review of code standards can reveal where the adopted

language to support the desired
development types and streetscape
initiatives.

standards for elements like building height, setbacks,
floor-area-ratio, parking, etc. may be posing difficulties in
achieving feasible development in the target industries.
Some large-lot commercial businesses and industrial users
may benefit from more flexibility in site and building
design to allow for creative design solutions and make
projects more feasible.

TARGET INDUSTRIES AND BUSINESS DEVELOPMENT
CORE INITIATIVE

Actions

Notes

SUPPORT AND EXPAND EMPLOYMENT IN TARGETED INDUSTRIES

8

Maintain and enhance business outreach
and communication.

Coordinate business cluster and employment district
networking opportunities. Participate in efforts of major
regional economic development partners. Potential
actions in support of this strategy include developing
and updating marketing materials, attending industry
trade shows, following up on referrals by partner
organizations, publicizing the success of local
businesses, and highlighting competitive advantages of
the area for proposals.
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9 Develop a marketing plan to attract
businesses within the identified target
industry business sectors.

Assemble and distribute materials of specific interest to
targeted industries and identify key industry groups.

10 Support and engage regional and
statewide partners.

Regularly meet and coordinate with groups such as the
Chamber of Commerce, the Port, neighboring cities,
Morrow County, GEODC, and Business Oregon. Promote
available employment space and land.

11 Regularly update Oregon Prospector to
promote available employment space and
land to site selectors.

Business Oregon provides the Oregon Prospector tool
which provides open, free data on available
employment lands across the state, including both
industrial and commercial properties. Ensure that all
key sites are listed, and information is accurate and up
to date.

12 Promote locally available tools: Enterprise
Zone and Urban Renewal Programs.

In all site listings and marketing materials, ensure that
the benefits of the existing zones are mentioned where
applicable.

SUPPORT SMALL BUSINESS DEVELOPMENT
13 Develop and/or market programs to assist
emerging and under-capitalized firms

Technical assistance, micro loans, storefront
improvement programs, master leases, and credit
enhancement. Urban renewal (TIF) can be one source
of funding for these types of programs. Refer
businesses to partner agencies providing grants,
training, and other programs.

14 Support the growth of the city’s new
incubator space

An incubator provides space for small but promising
companies to work and collaborate in a subsidized
environment while they grow. Incubator space can be
appropriate for high tech or professional start-ups, but
also light industrial, crafting, or food production
businesses.

15 Connect small business opportunities with
property owners.

The City can serve as a matchmaker, matching business
needs with local property owners. This could include
food carts, which can serve as an incubator for future
food service tenants. Consider using public land for food
carts, weekend markets, or similar small businesses.

WORKFORCE INITIATIVES

16 Support connections between local
industry, K-12, BMCC, and state education
and training courses.

Help match training programs to employers, potentially
coordinating internships, or regular interaction with
local businesses. Ensure that these programs address
the data center industry and other target industries in
particular and stay up to speed on rapidly evolving
industry norms and technology.

17 Promote workforce training resources.

Increase knowledge of existing resources for job
seekers. Proactively address data center staffing and
training needs.
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18 Ensure the housing policies allow for an
appropriate mix of housing for the local
workforce.

The community should strive to provide the full range
of housing types and price points to meet the needs of
the full workforce and encourage residents to both live
and work in Boardman.

19 Support local affordable housing
developers

Many lower-wage positions are a foundational
component of any local economy, and most industries
rely on this workforce either primarily, or through their
supporting firms. Subsidized affordable housing is one
key segment of the workforce housing puzzle.

20 Prioritize childcare as a workforce
readiness issue.

Childcare is a commonly identified need for working
households if all adults are working, or working unusual
hours, etc. This topic is increasingly raised as an
important part of attracting and maintaining an
available workforce. Home-based childcare businesses

are also usually a category of self-employment.
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STATE OF OREGON - Infrastructure Finance Authority

Section 6, Item A.

Industrial Development Competitiveness Matrix Infrastructure
Finance
A\ Authority
. . Value-Added Manufacturin, . . . . o
Production Manufacturing = Light / Flex Industrial Warehousing & Distribuiton Specialized
and Assembly
PROFILE A B C D E F G 1 H J K L
High-Tech Advanced Industrial Regional Local UVA
Heavy Industrial 8 / ) A General ) Business / 8 . Rural
3 Clean-Tech Food Processing | Manufacturing & ; Business Park and A . Warehouse / Warehouse / |Manufacturing /| Data Center R
/ Manufacturing 3 Manufacturing Admin Services - R Industrial
CRITERIA Manufacturing Assembly R&D Campus Distribution Distribution Research
Use is permitted outright, located in UGB or equivalent and outside flood plain; and site (NCDA) does not contain contaminants, wetlands, protected species,
1 GENERAL REQUIREMENTS P e a e Tood pai; (NCOA) ) ' P pecies
or cultural resources or has mitigation plan(s) that can be implemented in 180 days or less.
PHYSICAL SITE
2 TOTAL SITE SIZE** co’::_ee:::: 10 - 100+ 5-100+ 5-25+ 5-25+ 5-15+ 20 - 100+ 5-15+ 20 - 100+ 10 - 25+ 10 - 25+ 20 - 100+ 5-25+
3 COMPETITIVE SLOPE: Maximum Slope 0to5% 0to5% 0to5% 0to 7% 0to 5% 0to 7% 0to 12% 0to 5% 0to 5% 0to 7% 0to 7% 0to 5%
WORKFORCE
AVAILABLE WORKFORCE
4 POPULATION IN People 30,000 150,000 20,000 60,000 30,000 750,000 25,000 75,000 20,000 60,000 10,000 - 25,000 1,000
50 MILE RADIUS:
TRANSPORTATION
Average Daily Trips 40 to 60 40 to 60 50 to 60 40 to 60 40 to 50 60 to 150 170 to 180 40 to 80 40 to 80 40 to 80 20to 30 40 to 50
5 TRIP GENERATION:
per Acre (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre)
MILES TO INTERSTATE OR w/in5 w/in5
6 OTHER PRINCIPAL Miles w/in10 w/in 10 w/in 30 w/in 15 w/in 20 N/A N/A (only interstate or | (only interstate or N/A w/in 30 N/A
ARTERIAL: ivalent) ivalent)
7 RAILROAD ACCESS: Dependency Preferred Preferred Preferred Not Required Preferred Preferred Not Required Preferred Preferred Not Required Avoid N/A
PROXIMITY TO MARINE
8 PORT: Dependency Preferred Preferred Preferred Not Required Preferred Preferred Not Required Preferred Preferred Not Required Not Required N/A
9 Dependency Preferred Competitive Preferred Competitive Preferred Required Preferred Preferred Preferred Preferred Competitive N/A
PROXIMITY TO REGIONAL
COMMERCIAL AIRPORT:
Distance (Miles) w/in 60 w/in 60 w/in 60 w/in30 w/in 60 w/in30 w/in 60 w/in60 w/in 60 w/in30 w/in 60 N/A
10 PROXIMITY TO Dependency Preferred Competitive Preferred Competitive Preferred Competitive Preferred Preferred Preferred Competitive Preferred N/A
INTERNATIONAL AIRPORT:
Distance (Miles) w/ in 300 w/ in 300 w/ in 300 w/in 100 w/ in 300 w/in 100 w/ in 300 w/ in 300 w/in 300 w/in 100 w/in 300 N/A
MACKENZIE. -
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STATE OF OREGON - Infrastructure Finance Authority

Industrial Development Competitiveness Matrix

Section 6, Item A.

Infrastructure

Finance

MACKENZIE.

DESIGN DRIVEN |

CLIENT FOCUSED

Current Revision Date: 1/

A\ Authority
. . Value-Added Manufacturin, . . . . -
Production Manufacturing = Light / Flex Industrial Warehousing & Distribuiton Specialized
and Assembly
PROFILE A B C D E F G 1 H J K L
. High-Tech Advanced Industrial . Regional Local UVA
Heavy Industrial 8 / ) A General ) Business / 8 . Rural
3 Clean-Tech Food Processing | Manufacturing & ; Business Park and A . Warehouse / Warehouse / |Manufacturing /| Data Center R
/ Manufacturing 3 Manufacturing Admin Services - R Industrial
CRITERIA Manufacturing Assembly R&D Campus Distribution Distribution Research
UTILITIES
Min. Line Si:
11 WATER: in. Line Size 8" -12" 12" -16" 12" -16" 8"-12" 6"-10" 8" -12" 4" -6" 4" -g" 4" -6" 4" -g" 16" 4" -g"
(Inches/Dmtr)
Min. Fire Line Size 6"
. 10" -12" 12" -18" 10" -12" 10" -12" 8"-10" 8"-12" 6"-10" 10" - 12" 6"-8" 6"-10" 10"-12" (or alternate
(Inches/Dmtr)
source)
High Pressure . . " . . . . " "
Preferred Required Required Preferred Not Required Preferred Not Required Not Required Not Required Not Required Required Not Required
Water Dependency
Gallons per Da FIO:: 1600 5200 3150 2700 1850 2450 1600 500 500 1600 (GallorslsoqeoroMWh) 1200
P XC':e) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) F: (GPD / Acre)
12| sewer: Min. Service Line &g 12 18" 10" 12" 10" 12" &g 107 12" g " " - g"10" 4'-6
Size (Inches/Dmtr) (or on-site source)
Flow
(Gallons per Day per 1500 4700 2600 2500 1700 2000 1600 500 500 1300 1000 1000
p XC':e) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre)
Preferred Min.
13 NATURAL GAS: Service Line Size 4" -6" 6" 4" 6" 4" 6" 2" 2" 2" 2" 4" N/A
(Inches/Dmtr)
On Site Competitive Competitive Preferred C ive C ive C ive Preferred Preferred Preferred Preferred Preferred Preferred
Mini Servi
14 ELECTRICITY: lnlmumDe:\;::: 2Mw 4-6 MW 2-6 MW 1MW 0.5 MW 0.5 MW 0.5 MW 1MW 1MW 0.5 MW 5-25 MW 1MW
Close Proximity t Required, could b
ose Proximi y ° Competitive Competitive Not Required Competitive Preferred Competitive Preferred Not Required Not Required Not Required equire .cou € Not Required
Substation on site
S dary Syst
econD::;n\;i::‘; Required Preferred Not Required Required Not Required Competitive Required Not Required Not Required Not Required Required Not Required
Major
15 TELECOMMUNICATIONS: Communications Preferred Required Preferred Required Required Required Required Preferred Preferred Required Required Preferred
Dependency
Route Diversity N N N . . . N . . . .
Dependency Not Required Required Not Required Required Not Required Preferred Required Not Required Not Required Not Required Required Not Required
Fiber Optic . . . . . . .
Dependency Preferred Required Preferred Required Preferred Required Required Preferred Preferred Required Required Not Required
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Industrial Development Competitiveness Matrix Infrastructure
Finance
Authority
. . Value-Added Manufacturin . . . . o
Production Manufacturing = Light / Flex Industrial Warehousing & Distribuiton Specialized
and Assembly
PROFILE A B C D E F G | H J K L
Heavy Industrial High-Tech / ) Advance'd General 'Industrlal Business / Regional Local UVA . Rural
3 Clean-Tech Food Processing | Manufacturing & ; Business Park and A . Warehouse / Warehouse / |Manufacturing /| Data Center R
/ Manufacturing 3 Manufacturing Admin Services - R Industrial
CRITERIA Manufacturing Assembly R&D Campus Distribution Distribution Research
16 |SPECIAL Adequate distance |Acreage allotment |May require high | Surrounding Adequate distance |High diversity of Relatively higher  |Transportation Transportation Must be located Larger sites may be | Located in more

CONSIDERATIONS:

from sensitive land
uses (residential,
parks, large retail
centers) necessary.
High throughput of
materials.

Large yard spaces
and/or buffering
required.

Often
transportation
related requiring
marine/rail links.

includes expansion
space (often an

volume/supply of
water and sanitary

exercisable option).|sewer treatment.

Very high utility
demands in one or
more areas
common.
Sensitive to
vibration from
nearby uses.

Often needs
substantial
storage/yard space
for input storage.

Onsite water pre-

treatment needed

in many instances.

environment of
great concern
(vibration, noise,
air quality, etc.).
Increased setbacks
may be required.
Onsite utility
service areas.
Avoid sites close to
wastewater
treatment plants,
landfills, sewage
lagoons, and
similar land uses.
Lower demands for
water and sewer
treatment than
High-Tech
Manufacturing.

from sensitive land
uses (residential,
parks) necessary.
Moderate demand
for water and
sewer.

Higher demand for
electricity, gas, and
telecom.

facilities within parking ratios may
business parks. be necessary.
R&D facilities benefit | Will be very

from close proximity |sensitive to labor
to higher education |force and the
facilities. location of other
Moderate demand | similar centers in

on all infrastructure |the region.

systems. High reliance on
telecom
infrastructure.

routing and
proximity to/from
major highways is
crucial.

Expansion options
required.

Truck staging
requirements
mandatory.
Minimal route
obstructions
between the site
and interstate
highway such as
rail crossings,
drawbridges,
school zones, or
similar obstacles.

infrastructure such
as roads and
bridges to/from
major highways is
most competitive
factor.

witihn or near FAA-
regulated UAV
testing sites.
Moderate utility
demands.

Low reliance on
transportation
infrastructure.

needed. The 25
acre site
requirement
represents the
more typical site.
Power capacity,
water supply, and
security are critical.
Surrounding
environment
(vibration, noise,
air quality, etc.) is
crucial.

May require high
volume/supply of
water and sanitary
sewer treatment.

remote locations in
the state. Usually
without direct
access (within 50
miles) of Interstate
or City of more
than 50,000
people.

Mackenzie; Business Oregon

Terms:
More Critical 'Required' factors are seen as mandatory in a vast majority of cases and have become industry standards
T 'Competitive' significantly increases marketability and is highly recommended by Business Oregon . May also be linked to financing in order to enhance the potential reuse of the asset in case of default.
Less Critical 'Preferred' increases the feasibility of the subject property and its future reuse. Other factors may, however, prove more critical.

* Competitive Acreage: Acreage that would meet the site selection requirements of the majority of industries in this sector.

**Total Site: Building footprint, including buffers, setbacks, parking, mitigation, and expansion space

t Data Center Water Requirements: Water requirement is reported as gallons per MWh to more closely align with the Data Center industry standard reporting of Water Usage Effectiveness (WUE).

¥ Data Center Sewer Requirements: Sewer requirement is reported as 200% of the domestic usage at the Data Center facility. Water and sewer requirements for Data Centers
are highly variable based on new technologies and should be reviewed on a case-by-case basis for specific development requirements.

MACKENZIE.

CLIENT FOCUSED

DESIGN DRIVEN

Current Revision Date: 1/
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Section 6, Item A.

=
TO: City of Boardman SHALL TOWN. 11G DRENNS

FROM: Andrew Parish and Meg Gryzbowski, MIG
RE: City of Boardman Employment Buildable Lands Inventory
DATE: October6, 2025

Introduction

Purpose

This DRAFT memorandum describes the methodology and initial results of the Buildable Lands
Inventory (BLI) for the City of Boardman Economic Opportunities Analysis (EOA). This analysis
supports the broader EOA by identifying the amount and types of land available for employment
uses in the City’s Urban Growth Boundary (UGB). The results of this BLI will be compared to the
forecast of needed employment land in order to quantify the surplus or deficiency of land in any or
all of the City’s commercial and industrial land categories.

Regulatory Basis

This BLI is consistent with the following requirements of Statewide Planning Goal 9 (Economic
Development) and the Goal 9 administrative rule (OAR 660-009) as they pertain to BLIs. The BLI
supports an Economic Opportunities Analysis that is currently underway.
1. Economic Opportunities Analysis (OAR 660-009-0015). The Economic Opportunities
Analysis (EOA) requires communities to:

o ldentify the major categories of industrial or other employment uses that could
reasonably be expected to locate or expand in the planning area based on
information about national, state, regional, county or local trends;

o ldentify the number of sites by type reasonably expected to be needed to
accommodate projected employment growth based on site characteristics typical
of expected uses;

o Include an inventory of vacant and developed lands within the planning area
designated for industrial or other employment use; and

o Estimate the types and amounts of industrial and other employment uses likely to
occurin the planning area.

2. Industrial and commercial development policies (OAR 660-009-0020). Cities with a
population over 2,500 are required to enact commercial and industrial development
policies based on the EOA. Local comprehensive plans must state the overall objectives for
economic developmentin the planning area and identify categories or particular types of
industrial and other employment uses desired by the community. Local comprehensive
plans must also include policies that commit the city or county to designate an adequate
number of employment sites of suitable sizes, types and locations. The plan must also

PLANNING|DESIGN|COMMUNICATIONS|MANAGEMENT|SCIENCE|TECHNOLOGY
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include policies to provide necessary public facilities and transportation facilities for the
planning area.

Methodology

Study Area

The study area for this analysis is the City of Boardman Urban Growth Boundary (UGB). The study
area is shown in Figure 1.

Data Sources:

The following data sources were utilized in this analysis.

¢ National Wetlands Inventory, U.S. Fish and Wildlife Service (2019)

e FEMA Flood Hazard Area, Federal Emergency Management Agency (FEMA) (2023)
o City of Boardman Comprehensive Plan and Zoning Data (2024)

e Morrow County Zoning Data (2024)

e Bonneville Power Authority Right-of-Way and Easements, 2025

e Urban Growth Boundaries, Oregon Department of Land Conservation and Development

Analysis Steps
Consistent with OAR 660-009-0015, the BLI is conducted in several steps as follows.

e Step 1: Classify Land in Study Area - This step classifies all land within the UGB as either
“Employment” or “Non-Employment” based on zoning and additional characteristics. This
analysis addresses land that is classified “Employment.”

o Step 2: Identify and Calculate Constraints — This step identifies development constraints
and removes constrained land from the inventory, in order to measure the amount of
developable land within the study area more accurately.

”»

e Step 3: Assign Development Status - This step classifies land into categories of “Vacant,
“Partially Vacant,” “Developed,” and “Committed,” based on a series of filters using
available data.

e Step 4: Net Developable Area and Inventory Results — This step reports the results of the
analysis in various ways, and accounts for land needed for right-of-way and other public
uses to arrive at total developable net acreage within the UGB.

The remainder of this memorandum addresses each of the above steps in turn.

MIG | Boardman Employment Opportunities Analysis 2 4
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Figure 1. Study Area Map

Boardman Economic Opportunities Analysis
Buildable Lands Inventory
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Step 1: Classify Land in Study Area

Land in the City of Boardman is classified as “Residential,” Employment,” or “Other,” based on
City and County Zoning/Comprehensive Plan designations. This BLI focuses on “Employment”
land.

Error! Reference source not found. describes the designations that make up each land category.
Additional reclassifications may be made based on site ownership and other characteristics. Land
classification within the study area is shown in Figure 3.

Table 1. Land Classification and Boardman Designations

Land

Classification Zoning/Comprehensive Plan Designations

City of Boardman: Residential, Residential (Multifamily Subdistrict), Residential
(Future Urban Subdistrict), Residential (Master Plan Development), Residential
Residential (Manufactured Home Subdistrict), and Residential (Sunridge Terrace Subdistrict)

Morrow County: Suburban Residential (SR)

City of Boardman: Commercial, Commercial (Tourist Commercial
Subdistrict),Commercial (Service Center Subdistrict), General Industrial, and Light
Employment Industrial.

Morrow County: General Industrial (M-G), Port Industrial (PI)

City of Boardman: Commercial (BPA Transmission Easement Subdistrict),
Federally Owned Parcels

Other

Morrow County: Exclusive Farm Use (EFU), Federally-Owned Parcels (UZ)

MIG | Boardman Employment Opportunities Analysis 4 76
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Figure 2. City and County Zoning
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Table 2 summarizes the number of tax lots and gross acreage associated with each classification.
Nearly 40% of land in the UGB is classified as “Employment”.

Table 2. Study Area Land Classification Summary

Number .

Gross Acres in
Category of Tax
Study Area
Lots
Employment 228 1,175
Residential 1,415 1,291
Other 18 514
Total 1,661 2,979
MIG | Boardman Employment Opportunities Analysis 6
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Figure 3. City of Boardman Land Classification
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Step 2: Identify and Calculate Constraints

Constraints are identified to reduce OAR 660-009-005 states:

“Development Constraints” means factors that temporarily or permanently limit or prevent
the use of land for economic development. Development constraints include, but are not
limited to wetlands, environmentally sensitive areas such as habitat, environmental
contamination, slope, topography, cultural and archeological resources, infrastructure
deficiencies, parcel fragmentation, or natural hazard areas.

The constraints used for this analysis include:

Morrow County Steep Slope Inventory (Prepared by APG, 2019)
Local Wetlands Inventory (Morrow County)

State of Oregon Wetlands Inventory

National Wetlands Inventory

FEMA Flood Hazards

Bonneville Power Authority Right-of-Way and Easements

Table 3 provides a summary of the overall amount of constrained areas present within the UGB.
This analysis assumes that 100% of land in these categories is unavailable for future development.’
Based on these assumptions, approximately 219 acres of employment land are constrained within
the study area.

Table 3. Study Area Constraints

Constrained Unconstrained

Category Acres Acres Total
Employment Land 260 915 1,175
Residential Land 37 1,254 1,291
Other Land 255 259 514
Total 552 2,427 2,979

TFEMA is currently planning for the National Flood Insurance Program (NFIP) — Endangered Species Act (ESA)
Integration in Oregon which is expected to further limit development within floodplains in Oregon. More
information is available at https://www.fema.gov/about/organization/region-10/oregon/nfip-esa-integration

MIG | Boardman Employment Opportunities Analysis
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Figure 4. Study Area Constraints

Boardman Economic Opportunities Analysis
Buildable Lands Inventory
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Step 3: Assign Development Status

Employment land within the study area is assigned a “Development Status,” as follows. These
classifications are based on safe harbors provided in administrative rules, professional judgement,
and standard planning practice. Additional input from property owners and City of Boardman
planning staff was utilized to refine the development status of specific sites.

e “Vacant” land meets one or more of the following criteria:

o Equalto orlarger than %2 acre and not currently containing permanent
improvements.?

o Equaltoorlargerthan 5 acres where less than 2 acre is occupied by permanent
buildings or improvements.?

o Improvement value is less than $5,000 or less than 5% of the property’s land value.

e “Partially Vacant” land has an improvement value of between 5% and 40% of the land
value, or is greater than one acre in size with at least Y2 acre not improved (based on aerial
imagery review). Each Partially Vacant parcel is assigned a vacant area based on review of
aerial photos with the assumption that existing uses will remain on site.

o “Developed” land does not meet the definition of vacant or partially vacant.

e “Committed” land with special uses such as religious or fraternal organizations, charitable
property, public property, etc. is considered not developable. Two taxlots belonging to the
Boardman Cemetery and slated for cemetery expansion fall into this category, and are
shown as “non-employment” on subsequent maps.

Table 4 describes the development status of employment land organized by Comprehensive
Plan/Zone designation in the Study Area.

Figure 5 illustrates the development status of employment land within the UGB.

2 Safe harbor pursuant to OAR 660-024-0050(3)(a)

3 Safe harbor pursuant to OAR 660-024-0050(3)(b)

MIG | Boardman Employment Opportunities Analysis 10
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Table 4. Development Status of Employment Land

September 29 5, 2025
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Partially Vacant Developed/
. Vacant .
Zoning/ Committed
Comprehensive Un- Developed Un- Un-
Plan Lots constrained | Lots Acreson PV constrained Lots constrained
Acres Properties Acres Acres
Industrial 38 95.8 25 16.4 44.9 56 -
General Industrial
(County) 1 0.2 - - - 4 -
Port Industrial ) ) ) ) ) 5 )
(County)
Light Industrial 20 22.5 20 4.8 12.2 16 -
General Industrial 17 73.0 5 6.8 32.7 34 -
Commercial 44 179.9 3 1.7 12.7 54 -
Commercial 8 67.7 - - - 24 -
Commercial
(Service Center 13 78.4 2 1.5 12.0 7 -
Subdistrict)
Commercial
(Tourist
. 23 33.7 1 0.3 0.8 21 -
Commercial
Subdistrict)
Total 82 275.6 28 18.2 57.6 110 -

MIG | Boardman Employment Opportunities Analysis
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Figure 5. Study Area Development Status
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Step 4: Net Developable Area and Inventory Results

To report net developable area within study area taxlots, the following rules are applied:

e Developed and committed lots have no net developable area

o Vacant lots have net developable area equal to unconstrained acreage minus land
assumed to be used for infrastructure improvements, such as rights-of-way and
stormwater treatment facilities, or otherwise unavailable for future employment uses. This
analysis uses the following takeouts:

o 15% of vacant industrial employment land.
o 20% of vacant commercial employment land.

The 15% and 20% deductions for vacant industrial and commercial employment lands are
to account for potential infrastructure improvements on vacant land. Typically,
infrastructure improvements include right-of-way dedications for street improvements.*

e Partially Vacant land is assumed to have net developable area based on site-specific
review of aerial photography.

Table 5 summarizes net developable acreage by development status and Comprehensive Plan
designation. Table 6 identifies the number of vacant/partially vacant lots in several size categories
ranging from <1 acre to 10-50 acres.

Table 5. Developable Acreage by Zoning Designation

Net Developable Acres

Zoning Vacant and Partially Net Developable
Vacant Lots Acres
Industrial

General Industrial (County) 1 A
Port Industrial (County) 0 0
Light Industrial 40 32.3
General Industrial 22 93.8

Commercial
Commercial 8 50.8
Commerualé?setrr\i/éc;;: Center Sub 15 3.3
Commercilu(l;l'glijsr;ii'ccf)ommerC|aI o4 5.9
Total 110 276.3

4 Note, OAR 660-024-0040(10) allows a safe harbor deduction of 25% for a residential buildable land
inventory to account for streets and roads, parks, and school facilities. There is no equivalent rule in the OAR
for an employment buildable land inventory. A lesser set-aside is used for this employment BLI due to the
lower intersection density typical of employment land, as seen in many communities throughout the state.

MIG | Boardman Employment Opportunities Analysis 13 85
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The results of this BLI will be compared to forecasted need and inform policy recommendations in
the City's EOA.

Table 6. Number of Vacant/Partially Vacant Lots by Lot Size Within UGB

Number of Lots

Industrial Commercial
Size Classification Designation Designation Total
<1 Acre 21 15 36
1-5 Acres 34 21 55
5-10 Acres 5 6 11
10-20 Acres 3 4 7
20-30 Acres 0 0 0
30-40 Acres 0 0 0
40-50 Acres 0 1 1
Total 63 47 110

MIG | Boardman Employment Opportunities Analysis 14
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TO: City of Boardman SHALL TOWN. 11G DRENNS

FROM: Andrew Parish and Meg Gryzbowski, MIG
RE: Draft Comprehensive Plan Amendments - EOA
DATE: November 12, 2025

Introduction

This memorandum includes recommendations and proposed revisions to the City of Boardman’s
Comprehensive Plan (Plan) chapter narrative, objectives, goals, and implementation policies as
they pertain to the Economic Development and Needs of the City. The City is currently in the
process of updating their Comprehensive Plan. However, the current narrative for Chapter 9:
Economic Needs contains an outdated narrative and reference to a Buildable Lands Inventory (BLI)
conducted in 1997.

Recommendations are intended to align with and reflect the findings from the Economic
Opportunities Analysis (EOA) Report (2025). Chapter 9 of the City’s Comprehensive Plan contains
the narrative and policies related to economic growth and development. The updated language is
anticipated to be included in the Plan as part of a larger Comprehensive Plan update being
undertaken by the City with assistance from Cascadia Partners. The draft information presented in
this memo may be further revised to ensure consistency with those efforts.

Changes are shown in underline and strikeout below. Notes are provided in shaded text boxes.

Comprehensive Plan Narrative

Introduction

Note: We recommend replacing existing narrative with references to the current
EOA and BLI.

The City of Boardman updated its Economic Opportunities Analysis (EOA) in 2025, looking at the
long-term employment and growth potential for the city over the next 20 years. The EOA builds on
five strategic community goals and development objectives adopted by the City as part of a

PLANNING|DESIGN|COMMUNICATIONS|MANAGEMENT|SCIENCE|TECHNOLOGY
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Strategic Planning process also conducted in 2025. The EOA also evaluates workforce trends,
employment potential for targeted industries, provides an employment land needs analysis, and an
employment land inventory.

Located along the 1-84 corridor, Boardman has strong regional connectivity and is easily accessible
to commuters, goods, and visitors traveling to the area. Situated in the eastern part of the
Columbia River Gorge, Boardman is also in close proximity to other economic hubs in Morrow,
Umatilla, and Wasco Counties, including Hermiston, Umatilla, Pendleton, and the Dalles, as well
as Idaho to the east and the Washington Tri-Cities to the northwest. With freight rail and airport
connections, Boardman has great connectivity to locations throughout the Pacific Northwest.
Access to the Columbia River also opens additional opportunities for water transport and freight
services, including through the Port of Morrow’s facilities.

Boardman’s location provides opportunities for agriculture, food processing and manufacturing,
and warehousing and distribution industries. The area features ample power and water resources
that are required for emerging industries, like data center campuses. Its proximity and accessibility
also lend themselves to recruiting workforce from the surrounding areas. As of 2025, it is estimated
that more than four times the amount of people commute to Boardman for work, compared to
those that live and work in Boardman . Only 10% of Boardman’s population live and work in the
city.

However, as a whole, the City of Boardman is home to an estimated 3,500 workers and 140
businesses with “covered” employees.' Employment and industry trends in 2025 include:

e The largest employment sectors include manufacturing (42%), utilities, transport and
warehousing (14%), administrative services (7%), and hospitality and tourism-related
industries (7%). Other industries like finance and insurance, real estate, and other
“professional” and technical sectors were ranked amongst the lowest employers in the
city.

e Similar to national averages, the majority of firms in the City of Boardman are relatively
small, with over 85% of businesses employing less than 20 workers.

e Though the need for skilled labor is seen as a challenge for the growing workforce needs,
the majority of data center and IT jobs that are part of the emerging industry do not require
college degrees as a condition for employment. According to a study of recent job
postings, only 31% of jobs in this sector require a bachelor’s degree.

e Although roughly one-third of the adult population in Boardman has earned some level of
education beyond high school, that is significantly lower than the broader county
representation (44%). While this may be a challenge for Boardman, it may bode well for
attracting new households to the area.

e Morrow County’s prominent employment base in agriculture, government, and health care
or social service has made the region more resilient to the recent COVID-19 (2020)
recession, losing fewer jobs compared to the state (-4% versus -7%).

o Renewable energy from the dams, and wind or solar projects all present opportunities to
Boardman and Morrow County. Data center development has equally benefited from these
resources and has proven to be an emerging industry that should be considered for
Boardman’s economic growth and development. Between 2014 and 2024, 800 new jobs in

T Covered employment refers to jobs that include federal unemployment insurance.

MIG | Boardman Employment Opportunities Analysis 2
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the data industry were added in Umatilla and Morrow counties, accounting for a 300% job
growth in this sector (or 15 % per year).

e Between 2014 and 2024, the construction industry grew by 600 jobs (an estimated 4% per
ear).

‘ Replace with new BLI and Economic Growth information
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Buildable Lands and Economic Growth

Oregon Statewide Land Use Planning Goal 9 (Economic Development) and related state rules
(Oregon Administrative Rule 660-009) require jurisdictions to ensure adequate land and supportive
infrastructure to accommodate employment growth over a forecasted 20-year period (including
commercial and industrial lands). The City of Boardman’s 2025 EOA uses employment growth
trends, economic development potential and land use demands, and land availability (or capacity)
analysis to determine whether Boardman can meet the projected demands and needs of the

community.
The City of Boardman estimates an additional 2,300 jobs by 2045 (Figure 1).

Figure 1. Employment Growth Forecast, City of Boardman (2025-2045)

Overall Employment Net Change by Period Total

Industry 2025 2030 2035 2040 2045 | 25-30 30-35 35-40 40-45 25-45
Agriculture, forestry, outdoor 154 162 169 178 186 8 8 8 9 32
Construction 87 106 130 159 195 19 24 29 35 108
Manufacturing 1,475 1,544 1,616 1,691 1,769 69 72 75 79 294
Wholesale Trade 14 16 18 21 24 2 2 3 3 10
Retail Trade 108 119 130 143 157 11 12 13 14 49
Transport., Warehousing, Utilities 498 553 613 680 754 54 60 67 74 255
Information 168 271 435 699 1,123 102 164 264 424 955
Finance & Insurance 17 18 20 22 24 2 2 2 2 8
Real Estate 9 13 18 25 34 4 5 7 9 24
Professional & Technical Services 0 10 20 30 43 10 10 10 13 43
Administration Services 257 275 295 316 339 19 20 21 23 83
Education 170 184 199 214 231 14 15 16 17 61
Health Care/Social Assistance 193 223 258 299 345 30 35 40 47 153
Leisure & Hospitality 261 300 344 396 455 39 45 52 59 195
Other Services 15 17 19 22 24 2 2 2 3 9
Government 52 55 58 61 64 3 3 3 3 12
TOTAL: 3,479 3,865 4,343 4,955 5,769 386 478 612 815 2,290

Source: Oregon Employment Department, Johnson Economics

According to the Buildable Lands Inventory presented in the EOA update, the projected
commercial land supply needed for 2045 is 37.2 acres. Given the total supply of 150.1 buildable
commercial acres in Boardman, there is commercial land zoned to accommodate forecasted
growth. The amount of industrial acreage in the City is an estimated 87.2 acres. Given the supply of
126.2 buildable acres of generalindustrial land, the City of Boardman has industrial land to meet
these generalized, aggregate growth projections.

While the City has adequate commercial and generalized industrial land supply to provide for the
forecasted employment growth rates over the next 20-year period when viewed from a generalized
perspective, it does not have sufficient land to accommodate specific types of employment uses,
specifically data center campus needs. When considering the demand for these types of uses, the
analysis of land needs indicates a deficit of 625 acres (Figure 2).

MIG | Boardman Employment Opportunities Analysis 4
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Figure 2. Land Supply and Availability, City of Boardman (2045)

Section 6, Item A.
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VTR BT BUILDABLE SURPLUS OR
EMPLOYMENT ZONING DESIGNATION . LAND (DEFICIT)
(Gross Acres) a
(Gross Acres)" | (Gross Acres)
Commercial (Office, Institutional, Retail) 37.2 150.1 1129
Industrial (Gen. Ind., Warehouse, Flex) 87.2 126.2 39.0
Data Center Campus 625.0 0 (625.0)
TOTAL: 749.4 276.3 (473.1)

! While the buildable land inventory found a surplus ofindustrial land in gross terms, none of the remaining sites meet the
specificunique requirments of hyperscale data center campuses. Most importantly, remaining buildable sites lack the size
to house a new campus. Following the development of the three known sites identified above, no additional appropriate

large-lot sites will remain.

Source: Johnson Economics, City of Boardman, MIG

According to the land use analysis, available lots consist primarily of smaller parcels, creating a

mismatch between the supply of land and the estimated need for larger sites (Figure 3). In order to

meet demands of emerging data center industries, more medium- (20+ acre) and large-lot (100+

acre) sites are needed (Figure 4).

MIG | Boardman Employment Opportunities Analysis
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Figure 3. Forecasted Land Supply Compared to Land Needs
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Figure 4. Requirements for New Site Supply and Estimated Acreage of Sites

Commercial Industrial Total
Site Size # of Needed Total acres | # of Needed Total acres | # of Needed Total acres
Sites (=/-) Sites (=/-) Sites (=/-)
<5 acres 0 0 0 0 0
5acres (+/-) 0 3 15 3 15
10 acres (+/-) 0 0 2 20 2 20
20 acres (+/-) 2 40 4 80 6 120
30 acres (+/-) 0 0 1 30 1 30
50 acres (+/-) 0 0 0 0 0 0
100 acres (+/-) 0 0 0 0 0 0
125 acres (+/-) 0 0 5 625 5 625
150-200 acres (+/-) 0 0 0 0 0 0
TOTAL: 2 40 15 770 17 810
Sites Acres (+/-) Sites Acres (+/-) Sites Acres (+/-)

Source: Oregon Employment Department, Boardman, Johnson Economics LLC
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Replace current policies with new goal and policy language below.

Economic Goals and Policies

The following goals, policies, and implementation actions are based on the forecasted economic
development and employment needs of the community.

Goal 1. Support and build upon the foundation of existing industry sectors in the City of
Boardman.

Policy1.A. The City shall manage the City’s Urban Growth Boundary (UGB) to ensure
sufficient employment land for continued economic growth and workforce creation, as
identified in the Economic Opportunities Analysis (EQA).

Policy 1.B: The City shall work with the Port of Morrow and other regional partners to
support industrial and commercial growth.

Policy 1.C: The City shall cluster hyperscale data centers to minimize infrastructure and
land needs.

Policy 1.D: The City shall protect sites brought into the UGB for specific employment uses
(such as data centers) for those intended uses through policy, annexation agreements, the
development code, and/or other means as appropriate.

Goal 2. Incentivize new business development and attract new industries prominentin the
region.

Policy 2.A: The City shall evaluate and update as necessary the North Boardman Urban
Renewal economic development incentives to attract interest in key development areas.

Policy 2.B: The City shall utilize the Columbia River Enterprise Zone (CREZ) along Olson Rd
and near the Port of Morrow Interchange to attract developers.

Policy 2.C: The City shall leverage other existing public finance and economic development
tools as deemed necessary and effective to achieve economic and employment goals.

MIG | Boardman Employment Opportunities Analysis 7 03
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Goal 3. Strengthen Boardman’s position as a regional hub for industry and commerce.

Policy 3.A: The City shall promote public-private partnerships with key partners, including
the Boardman Chamber of Commerce, Port of Morrow, Greater Eastern Oregon
Development Corporation (GEODC), and Business Oregon.

Policy 3.B: The City shall ensure sufficient infrastructure and support systems to sustain
business development by collaborating with the Port of Morrow, Oregon Department of
Transportation, GEODC, and other regional partners.

Policy 3.C: The City shall facilitate the safe movement of people, goods, and services
throughout the region by identifying joint planning efforts and shared funding opportunities
for key infrastructure investments based on the City’s Transportation System Plan (TSP).

Goal 4. Attract and strengthen a skilled and technical workforce.

Policy 4.A: The City shall identify and pursue partnerships with local training and education
orvocational studies programs, including with Columbia River Health Services, Blue
Mountain Community College, Eastern Oregon University, other schools or universities with
training programs and specialized education for specialized or target industry jobs that
could support a workforce pipeline.

Policy 4.B: The City shall aim to maximize workforce recruitment from surrounding
jurisdictions through joint marketing efforts with Morrow County and staffing agencies in the
region to attract skilled employees in the construction or manufacturing, healthcare, or
information technology sector for data centers and other employment gaps in key industry
sectors.

Policy 4.C: The City shall attract employees by supporting the development of a variety of
housing options and other community amenities, consistent with the City’s Housing
Capacity Analysis, Parks Master Plan, and Strategic Plan.

Goal 5. Respond to economic development opportunities with speed and flexibility.

Policy 5.A: The City shall identify and implement opportunities to increase staff capacity
through interagency or interdepartmental collaboration.

Policy 5.B: The City shall update development standards as needed to allow for projected
and desired employment uses and to ensure that development permitting is expeditious
and efficient.

MIG | Boardman Employment Opportunities Analysis 8

94




Section 6, Item A.

City of
TO: City of Boardman Boardrnan@

SMALL TOWN, BIG DREAMS

FROM: Andrew Parish and Meg Gryzbowski, MIG
RE: Draft EOA Development Code Recommendations

DATE: November 12, 2025

Introduction

This memorandum includes recommendations for the City of Boardman’s Development Code
(Code) for better alignment with the 2025 Economic Opportunities Analysis (EOA) and anticipated
Comprehensive Plan revisions. This document includes a description of the existing relevant Code
sections, as well as a general approach for making future code revisions. Recommendations are
intended to provide high-level context and identify changes that support economic development
strategies, goals, and actions for the City.

The City of Boardman is expected to undertake a thorough update of its development code as part
of the Comprehensive Plan and Development Code Update process at a later time. We assume
that consultants and/or the City will prepare adoption-ready code language for the City to
implement the recommendations described in this memo after further consultation and
coordination with City staff and stakeholders.

This memorandum contains three sections to address issues and concerns identified by City staff
and the Project Advisory Committee. The first section provides targeted recommendations for the
City’s development code with regard to data centers, the second section provides examples of
mixed use districts from other jurisdictions in Oregon for the City to consider, and the third section
addresses potential landscaping standards to include in a development code update.

Section 1: Data Centers

The City of Boardman’s development code contains the following employment zones where data
centers may be an appropriate use. This memorandum will only address the Commercial District
(C) and Commercial Service Center Subdistrict, the General Industrial (Gl) district, as well as the
code’s Definitions chapter.

Recommendations are shown in blue boxes; specific underline/strikeout code language will be
provided as part of a separate development code update.

Chapter 1.2 - Definitions

Recommendation: Data centers and so-called “hyperscale” data centers or
campuses are not included in the definitions.

Recommend including a separate “data centers” or “hyperscale data campuses”
definition to create clear and objective language for both commercial and industrial
zones and subdistricts. Perhaps, adding site size or structure square footage
requirements to these definitions may be desired.

Example langage:

PLANNING|DESIGN|COMMUNICATIONS|MANAGEMENT|SCIENCE|TECHNOLOGY
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Data centers: Structures that house servers and store data and sensitive
information.

Hyperscale data centers: Data center campuses that contain multiple
structures, are typically greater than 75 acres in size, and often requires dedicated
large-scale utility infrastructure.

Chapter 2.2 - Commercial (C) District

Section 2.2.100 Purpose

The primary purpose of the Commercial District is to create standards that allow for a variety of
commercial uses in the Commercial areas of the City of Boardman. This Chapter also creates three
Sub Districts---Tourist Commercial, City Center and Service Center. The Service Center Sub
District provides standards for commercial and light industrial uses located west of the City. This
geographic area has been designated to form the “center” of Boardman’s commercial activities.
This chapter provides standards for the orderly creation and expansion of the Commercial District
by adherence to the following principles:

e [Effective and efficient use of land and urban services;

e Direct commercial and retail development to a concentrated and localized area;

e Provide a mix of uses which provides a destination within the community and encourages
walking over driving;

e Create connection with the balance of the community by directing connected transportation
routes to commercial areas of the city;

e Provide for additional service employment opportunities.

Section 2.2.200 Service Center Sub District

A. Purpose. The Service Center Sub District is designed to accommodate heavy commercial
uses and light industrial uses along portions of the 1-84 corridor. The base standards of the
Commercial District apply, except as modified by the standards of this Sub District.

B. Uses Permitted. The land uses listed in Table 2.2.200B are permitted in the Service Center
Sub District, subject to the provisions of this Chapter. Only land uses that are specifically
listed in Table 2.2.200B and land uses that are approved as “similar” to those in Table
2.2.200B, may be permitted. The land uses identified with a “CU” in Table 2.2.200B require
Conditional use Permit approval prior to development or a change in use, in accordance
with Chapter 4.4.

MIG | Boardman Employment Opportunities Analysis 2 9
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Land Uses and Building Types Permitted in the Service Center Sub District

Table 2.2.200B

Residential:

One caretaker unit shall be Improvements. a.  Retail store, office or service
permitted for each development, establishment
subject to the standard in Section 1. Normal operation, maintenance; b. Commercial / industrial full service

2.2.200D. 2. Installation of improvements within trucking and automotive facilities,
RV Parks (CU) the existing right-of-way; to include automobile service

3. Projects identified in the adopted stations and vehicle refueling.
Public and Institutional: Transportation System Plan not c. Commercial residential use, to

requiring future land use review include tourist or travelers’

Government facilities (e.g. public and approval; accommodations.
safety, utilities, school district bus 4. Landscaping as part of a d. Commercial amusement or
facilities, public works yards, transportation facility; recreation establishment.
transit and transportation and 5. Emergency Measures; Medical Marijuana dispensary,
similar facilities) where the public 6. Street or road construction as part Medical Marijuana Grow Facility (not
is generally not received. of an approved subdivision or on same parcel) *** (CU)
Private utilities (e.g. natural gas, partition; 5. Industrial:
electricity, telephone, cable and 7. Transportation projects that are not
similar facilities) designated improvements in the a.  Manufacturing or warehousing.
Water supply and treatment facility Transportation System Plan **
(CU) (CU); and 5. Agricultural:
Sewage disposal and treatment 3. Transportation projects that are not

facility (CU)

e. Transportation Facilities and

designed and constructed as part of
an approved subdivision or
partition** (CU)

4. Commercial:

a. Farming excluding commercial
livestock feedlot, livestock sales
yard hog farms and mink farms.

b.  Agriculturally-oriented commercial
use.(CU)

c¢.  Medical Marijuana Grow Facility
** (CU)

6. Services:
a.  Kennel or animal hospital.

5. Wireless Communication
Equipment - subject to the
standards in Chapter 3.6.200.

Uses marked with an asterisk (*) are subject to the standards in Section 2.2.180 - Special Standards for Certain Uses. Temporary uses are
subject to the standards in Chapter 4.9. ** Uses marked with two asterisks are subject to the standards in Section 4.4.400.D. *** Uses subject
to Section 4.4.400.E.

Recommendation: Consider including Data Centers as a permitted (or conditional)
use included in the Service Center Sub District; outlining where development would
be best suited and that would include permitted uses that align with data center
needs, subject to siting and design requirements. See later section for sample
design requirements.

MIG | Boardman Employment Opportunities Analysis
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Chapter 2.3 - General Industrial (Gl) District

Section 2.3.100 Purpose

The General Industrial District accommodates a range of light and heavy industrial land uses. Itis
intended to segregate incompatible developments from other districts, while providing a high
quality environment for businesses and employees. This chapter guides the orderly development of
industrial areas based on the following principles:

Provide for efficient use of land and public services;

Provide transportation options for employees and customers;

Locate business services close to major employment centers;

Ensure compatibility between industrial uses and nearby commercial and residential
areas;

Provide appropriate design standards to accommodate a range of industrial users, in
conformance with the Comprehensive Plan.

Section 2.3.110 Permitted Land Uses

A. Permitted Uses. The land uses listed in Table 2.3.110.A are permitted in the General

MIG | Boardman Employment Opportunities Analysis

Industrial District, subject to the provisions of this Chapter. Only land uses that are
specifically listed in Table 2.3.110.A, and land uses that are approved as “similar” to those
in Table 2.3.110, may be permitted. The land uses identified witha “CU” in Table 2.3.110.A
require Conditional Use Permit approval prior to development or a change in use, in
accordance with Chapter 4.4.

Determination of Similar Land Use. Similar use determinations shall be made in
conformance with the procedures set in Chapter 4.8 — Interpretations.
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Table 2.3.110.A

Land Uses and Building Types Permitted in the General Industrial District

o

o

Industrial:

Heavy manufacturing, assembly, and processing of raw
materials;

Light manufacture (e.g., electronic equipment, printing,
bindery, furniture, and similar goods);

Warehousing and distribution;

Junk yard, motor vehicle wrecking yards, and similar uses;
Uses similar to those listed above

. Public and institutional uses

Government facilities (e.g., public safety, utilities, school
district bus facilities, public works yards, transit and
transportation, and similar facilities) where the public is
generally not received;

Private utilities (e.g., natural gas, electricity, telephone,

cable, and similar facilities);

Passive open space (e.g., natural areas);

Transportation facilities and improvements:

1. Normal operation, maintenance;

2. Installation of improvements within the existing right-
of-way;

3. Projects identified in the adopted Transportation System
Plan not requiring future land use review and approval;

4. Landscaping as part of a transportation facility;

Emergency Measures;

6. Street or road construction as part of an approved
subdivision or partition;

7. Transportation projects that are not designated
improvements in the Transportation System Plan **
(CU); and

8. Transportation projects that are not designed and
constructed as part of an approved subdivision or
partition** (CU)

o

e. Special district facilities (e.g., irrigation
district, and similar facilities);

f. Vocational schools co-located with parent
industry or sponsoring organization;

g. Uses similar to those listed above.

3. Residential:

a. One caretaker unit shall be permitted for
each development, subject to the standards in
Section 2.3.160. Other residential uses are not
permitted, except that residences existing prior
to the effective date of this Code may
continue.

4. Commercial:

a. Offices and other commercial uses that
are integral to a primary industrial use
(e.g., administrative offices, and
wholesale of goods produced on location
and similar uses);

b. Small-scale retail and service commercial
uses up to 10 percent of building in total
floor area, for general use of industrial use
employees and customers (e.g.,
restaurants, hair salons, banks, dry
cleaners, book stores, coffee retailers).

5. Wireless Communication Equipment -
subject to the standards in Chapter 3.6.200.

6. Accessory uses and Structures

Land uses with (CU) shall require a Conditional Use Permit in accordance with Chapter 4.4. Uses marked
with an asterisk (*) are subject to the standards in Section 2.3.160 Special Use standards, “Special
Standards for Certain uses)” ** Uses marked with two asterisks are subject to the standards in Section

4.4.400 D.

Recommendation: Allow data centers in the general industrial district as a
permitted use. See Section 3 in this memorandum for examples of specific
landscaping recommendations.

Alternatively, Boardman Development Code (BDC) Chapter 3.6 — Other Standards
includes specific standards for special facilities (e.g., telecommunication facilities).
This may be an appropriate space for Data Centers’ standards; including purpose,
definitions specific to centers/hubs/campuses, what type of data centers are
permitted by district and subdistrict, what general provisions are included, and
what requires special use approval.

Siting and Design Considerations

Zy ZUZ9

Data Centers and Hyperscale Data Centers should be subject to siting and design requirements.
The following brief sample language comes from the Urban Land Institute: ULI, Local Guidelines for
Data Center Development (2024), https://knowledge.uli.org/-/media/files/research-
reports/2024/uli-data-center-whitepaper_hm_2024-11-12_final-final-round.pdf.
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E. Data centers or hyperscale data campuses. Data centers shall conform to the
standards listed in 2.2.200(B). “Data centers” means a primary building and
accessory structures that house servers and store data and sensitive information.

1. All outdoor and power supply equipment be fulling enclosed, unless otherwise
deemed mechanically unfeasible, with the exception of solar panels.

2. Building design standards

a. Building facades must either (1) change in texture, color, pattern, or material
every 150 horizontal feet or (2) must be comprised of at least 30% window or
fenestration design materials.

b. Primary entrances must be on a separate plane than the building plane.
3. Maximum building height. Can be up to 100 feet, subject to FAA limitations.

Additional considerations for code requirements include addressing noise, lighting,
resource extraction, safety features regarding batteries or generators, emergency
access, and parking.

Section 2: Examples of Mixed Use Districts

This memorandum also reviewed peer cities with the intent of finding sample code language that
could support the City’s goal of developing a new mixed use district that includes both residential
and employment opportunities. The peer cities’ code was reviewed for example language that
included:

e Clear and objective standards for residential development

e Flexibility for a wider range of uses or development types

e Bothintegrated mixed residential and commercial development, as well as stand-alone
residential development

While adoption-ready code language has not been prepared for this effort, additional
recommendations are included for how the City could utilize parts of the code to support the
economic development strategies, goals, and actions identified in the Boardman EOA.
Commentary and recommendations are included in blue boxes below the sample code language,
and links to the corresponding code are included.

Sandy, Oregon Village Commercial Zone (Sandy Municipal Code 17.46)

The City of Sandy has a Village Commercial Zone (C-3) that promotes more mixed-use, nodal
development that provides both housing and access to amenities through a compact and walkable
environment. Residential units above commercial space and detached (or attached) accessory
dwelling units (ADUs) are permitted outright and commercial development is oriented towards
service-driven and neighborhood-serving establishments (e.g., restaurants, corner stores,
supermarkets, daycare facilities, community services, educational institutions, and medical
facilities).

Design standards reiterate the intention of having a walkable pedestrian environment with building
entrances facing the sidewalk and massing and articulation standards supporting a more varied
and approachable landscape.
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e Site Layout and Vehicle Access promotes traffic calming measures and parking lots in the
rear of the lot (if necessary)

e Building Facades, Materials, and Colors encourage “visual interest,” warm color palettesin
keeping with the surrounding environment, and look to reduce bulk

e Building Orientation and Civic Spaces encourage connectivity and pedestrian-friendly
spaces

Some limitations in this code include:

o Residential development is clear and objective, in that the standards for residential units must
abide by the standards set by the mixed use zone, including setbacks, building height, and
other design standards. This works for Sandy because the zone does not allow for stand-alone
residential units, but that may not be the approach Boardman would like to take.

e There are no transitional height standards in Section 17.46 or in the accompanying design
standards chapter. Additionally, there are no first-floor height considerations or standards
included for a “vertically mixed use building.”

e The maximum building height is limited to 45 feet. However, it might be helpful to consider the
inclusion of height bonuses, especially for buildings with a certain percentage of residential
use, affordable housing, or green infrastructure (similar to Puyallup’s Municipal Code
20.31.028 (4)).

e “Sandy style” design standards apply, which can be very prescriptive. Boardman likely would
want to adopt a simpler set of design standards for its mixed use areas.

Sandy Municipal Code:
https://library.municode.com/or/sandy/codes/code_of_ordinances?nodeld=TIT17DECO_CH17.46
VICOC-

Sisters, Oregon Downtown Commercial Zone (Sisters Development Code Chapter
2.4)

The City of Sisters employs a Downtown Commercial (DC) District to strengthen their mixed-use
development types; focusing on creating a mix of development types, promoting pedestrian-scale
development, encouraging walkability, providing more employment opportunities and accessibility
to employment areas, and preserving the historic nature of Downtown. Detached residential units
are permitted outright, including single-family units, duplexes, townhomes (up to two units),
manufactured dwelling units, cottage clusters, and accessory dwelling units (ADUs). This is
different from Sandy in that it supports limited-scale, standalone residential uses, encouraging a
more flexible integration of neighborhood services and residential development. Commercial uses
include retail sales, neighborhood services, and entertainment uses (e.g., artist studios, concert
halls, daycare facilities, restaurants, corner stores, offices, professional services, and community
centers).

Design standards include more specific code language for ground floor and upper story standards.
Additional standards are included for stand-alone residential uses within the Downtown
Commercial District, by housing type (Table 2.4.2.a). This brings in clear and objective standards
for residential units included in this zoning designation. However, it should be noted that these
standards have not been audited by MIG to ensure that they are completely clear and objective.
Additional development standards that support both employment opportunities and housing
include:
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e Exceptions to Building Height which includes height bonuses for vertical mixed use
buildings

e Building Orientation Standards that encourage connectivity and pedestrian-friendly
environments through walkability and accessibility

e Pedestrian Amenity Standards which include a menu of design standards for stand-alone
residential units in the mixed-use commercial zone

This code is a good example for integrating stand-alone residential development into a mixed-use
zone; including both clear and objective standards, a menu of standards to encourage pedestrian-
oriented design and encouraging an environment that supports both vertically integrated buildings
as well as stand-alone residential units.

Sisters Development Code:
https://www.codepublishing.com/OR/Sisters/html/SistersDevCode02/SistersDevCode0204.html

North Plains, Oregon Community Commercial Zone (North Plains Development
Code Section 155.200)

The City of North Plains utilizes a Community Commercial (C-1) District that focuses on being more
adaptable to market demands, allowing for flexible design standards that support both new
development and redevelopment. This district looks to promote more integration of higher-density
housing to use land efficiently and housing for residents. Townhomes, multifamily dwelling units,
and mixed use developments are included in the residential development allowed in this zone.
Allowed commercial uses include neighborhood-serving amenities (similar to Sisters) that
encourage trip-chaining and aim to reduce single-occupancy vehicle trips (e.g., artist studios,
daycare facilities, restaurants, corner stores, offices, and professional services such as dry
cleaning, and retail spaces).

As stand-alone residential uses are permitted until the Community Commercial District,
residential standards by housing type are referenced in the Permitted Uses section (Section
155.216 (Q and R)). This brings standards for residential units into this zoning designation, while
also aligning standards with residential development in other parts of the City. Additional
development standards that support both employment opportunities and affordable housing
include:

e Multi-family dwellings allow for density increases (up to 20%) if at least 20% of residential
units are affordable

e Visual examples provide graphic representation of window transparency and appropriate
facades for both commercial spaces along Commercial Street and residential buildings

e Distinct base standards include provisions and regulations for a visual separation of the
first floor commercial space from additional residential stories above the unit

This code is a good example for integrating stand-alone residential development into a mixed-use
zone; including clear and objective standards, a distinction between commercial and residential
spaces, exceptions and flexibility to design standards that may change with the marketplace
demands and employment opportunities presented to the City over time, and a menu of design
standards to encourage pedestrian amenities throughout the landscape.

Design standards are also clear and objective, but not overly restrictive in that there are many
options included to help developments meet design standards and encourage redevelopment, as
necessary.
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North Plains Development Code:
https://codelibrary.amlegal.com/codes/northplainsor/latest/northplains_or/0-0-0-5796

Gladstone, Oregon Downtown Core Overlay District (Gladstone Development Code
Chapter 17.21)

The City of Gladstone utilizes an overlay district — The Downtown Core Overlay District - to
encourage mixed-use development in the City. Similar to the other jurisdictions, Gladstone
encourages walkable, pedestrian-oriented design and development in this district, but the overlay
is limited to a four-block section of the City. Residential uses are limited to second-story
development unless the developmentis on a side-street, in which case ground-floor residential
units are permitted. Non-residential uses are similar to those seen in other peer city examples and
focus on neighborhood-serving and small-scale retail businesses.

Design standards reiterate the intention of having a walkable pedestrian environment with building
design and features encouraging interaction with the ground-floor environment.

e Building Design includes a building heigh maximum of 35 feet, but allows for an exemption
of up to 45 feet if the ground floor is 12 feet in height, allowing for more flexibility

e Building Form encourages “visual interest,” through a menu of design standards that
discourage blank walls and facades

e Colorencourages (though doesn’t require) certain tones and schemes that would align
buildings with the surrounding environment

Using an overlay approach adds to the complexity of implementing the development code but
might be appropriate for specific locations or intersections where mixed use development is
desired.

Gladstone Development Code:
https://www.codepublishing.com/OR/Gladstone/html/Gladstone17/Gladstone1721.html#17.21

Another important consideration for a mixed-use district is consistency throughout the code, so
including a mixed-use development or district definition in Chapter 1.2 would be helpful to orient
those utilizing the development code.

Chapter 1.2 - Definitions

Recommendation: Include a separate “mixed use development or district”
definition to create reference language for the new district included in the code.

Example definitions for mixed-use development include:

“Mixed-use development: A development that integrates some combination
of retail, residential, commercial, office, institutional, recreation or other functions.
It is pedestrian-oriented and contains elements of a live-work-play environment. It
maximizes space usage, reduces reliance on the automobile and encourages
community interaction.” (North Plains Development Code 155.012)

“Village Commercial Intent: ...Allowing a mixture of residential uses beside
and/or above commercial uses will help create a mixed-use environment, which
integrates uses harmoniously and increases the intensity of activity in the area. The
orientation of the uses should integrate pedestrian access and provide linkages to
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adjacent residential areas, plazas and/or parks, and amenities.” (Sandy Municipal
Code Section 17.46.00)

These examples include thoughtful language for how the landscape is oriented
and what the goal of the distinct district is.
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Section 3: Examples of Landscaping Standards

This section provides an overview of Boardman Development Code Chapter 3.2 - Landscaping. It
also reviews standards from peer cities with the intent of finding sample code language for a future
update of the Boardman Development Code. The goal is to provide slightly more flexibility in how
this standard is met but still require buffers to protect surrounding neighborhoods and adjacent
areas from negative or adverse impacts.

Each example is followed by considerations in the blue box below the sample code language.

Boardman, Oregon Landscaping, Street Trees, Fences and Walls (Boardman
Municipal Code 3.2)

Landscapingis required in all residential, commercial, and industrial districts, though the amount
varies:

e Residential=20%

e Commercial=10%

e LightIndustrial=10%

e Generallndustrial =20%

Hardscape features can account for 30% of the landscaping requirement (unless in the City Center
Sub District) and non-vegetative ground covers can account for 25% of the landscaped area. The
purpose of these parameters are to allow for up to 75% of coverage over 5 years, while also
providing “erosion control, visual interest, buffering, privacy, open space and pathway
identification, shading and wind buffering.”

These general provisions and standards for landscaping are relatively flexible and on-par with other
cities, there are other considerations that may be positive additions to the existing standards.

Peer Cities

Tualatin, Oregon — Landscaping Standards (Tualatin Development Code 73B.050)

The City of Tualatin has general landscaping requirements for each zone, similar to Boardman.
However, the minimum area requirements are different:

e Permitted Uses Residential = None

e Conditional Uses Residential = 25%

e Commercial and Manufacturing outside of the Central Tualatin Overlay = 15%

e Commercial, Manufacturing, and Mixed Use within the Central Tualatin Overlay = 10%
e Industrial, Medical, Neighborhood Commercial, Manufacturing Park = 25%

e Basalt Creek Employment Zone = 20%

Tualatin’s code contains requirements for residential zones, non-residential zones, and mixed-use
commercial zones that specify the type of buffers and screening that are applicable to each type
of development. The other one is the inclusion of abutting land uses.
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Tualatin’s code also addresses adjacent uses in its buffer requirements. The code includes Table
73B-3 and Table 73B-4 that work together to provide specific screening requirements/options in

each situation

Tualatin Development Code Table 73B-3

Existing/Abutting Residential Commercial Industrial Parking Lots 4—50 Parking Lots 50+
Districts spaces spaces
Residential — D D C D
Commercial C — D — —
Industrial D A — — —
Parking Lots C — — — _
Arterial Streets A — A — —
Tualatin Development Code Table 73B-4
Options Width (feet) Trees (per linear feet of buffer) Shrubs or Groundcover Screening
A — 10 — Lawn/living groundcover —
B — 10 20 feet min/30 feet max spacing Lawn/living groundcover —
1 10 Shrubs 4 feet hedges
C 2 8 15 feet min/30 feet max spacing Shrubs 5 feet fence
3 6 Shrubs 6 feet wall
1 30 Shrubs Berm
2 20 Shrubs 6 feet hedge
D 10 feet min/30 feet max spacing
3 15 Shrubs 6 feet fence
4 10 Shrubs 6 feet wall

Tualatin’s code provides landscaping and buffering standards in for specific combinations of
neighboring zones. The code outlines various ways in which an applicant can meet the standard,
offering flexibility in the type of landscaping that is implemented alongside the development.

Tualatin Development Code:

https://library.municode.com/or/tualatin/codes/development_code?nodeld=THDECOTUOR_CH7

3BLAST TDC_73B.050ADMILAREALUSMIUSCOZO#:~:text=TDC%2073B.&text=Use%20trees%20a

nd%?200other%20landscaping,%2C%20n0ise%2C%20and%20air%20pollution.&text=Use%20trees

%20and%200other%20landscaping%20materials%20as,element%20within%20the%20urban%20e

nvironment
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Prineville, Oregon Landscaping Requirements (Prineville Municipal Code 153.087)

The City of Prineville recently became a hub for hyperscale data centers. The City’s landscaping,
buffering, and screening requirements in 153.087 list abutting land use types rather than using
tables.

1. Commercial uses abutting a residential zone, public recreation area or use, institutional
use, scenic resource, noise sensitive use or public right-of-way.

2. Industrial uses abutting residential or commercial zones, public recreation area or use,
institutional use, scenic resource, noise sensitive use or public right-of-way.

3. Multifamily complexes containing four or more units abutting a residentially zoned parcel
that is limited to single-family residential use, public recreation area, scenic resource,
institutional use or public right-of-way.

4. Manufactured or mobile dwelling subdivision or park abutting a residentially zoned parcel
that is limited to single-family residential use, public recreation area, scenic resource,
institutional use or public right-of-way.

5. Public or private recreation area or facility abutting a residential or commercial use,
institutional use, scenic resource, noise sensitive use or public right-of-way.

This example is provided as a peer community rather than a recommendation to copy. The way
abutting uses are addressed may be applicable for Boardman. Code provisions are generally
discretionary; more specificity would be required for residential uses in order to meet current State
law.

Prineville Municipal Code:
https://www.codepublishing.com/OR/Prineville/#!/Prineville15/Prineville153.html#153.087

Sisters, Oregon Landscaping and Screening (Sisters Development Code 3.2.300)

The City of Sisters has similar landscaping standards to the above examples but provides
additional detail on fencing and screening that may be useful for Boardman. Section 3.2.300
Screening, Fences, and Walls lists the type of structure required, based on the zone. It includes
material, transparency, style, and height requirements for fences.

2. In Residential Districts, fences shall comply with the following requirements:

a. Solid, non-transparent fences located in the required front setback area shall
not exceed four (4) feet in height, except decorative arbors, gates, and similar
features which shall not exceed six (6) feet in length.

b. Fences with fifty-percent (50%) or greater transparency located in the required
front setback area shall not exceed six (6) feet in height.

c. Oncorner lots, only one front setback area restriction shall apply relative to the
four (4) foot fence height and solid fence restrictions. The fence along the exterior
side yard shall not exceed six (6) feet in height from the area subject to the front
setback to the rear property line.

d. Allotherfences shall not exceed six (6) feetin height.

3. In Commercial Districts, fences shall comply with the following requirements:
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a. Fences located in the required front and exterior side yard setback areas shall
not exceed four (4) feet in height, except decorative arbors, gates, and similar
features which shall not exceed six (6) feet in length.

b. Fences outside of the front and exterior side yard setback areas shall not
exceed six (6) feetin height.

These zone-based requirements may provide a solid foundation for Boardman to construct
screening requirements that are more reflective of the City’s needs and districts and that
complement neighboring uses and neighborhood character.

Sisters Development Code:

https://www.codepublishing.com/OR/Sisters/html/SistersDevCode03/SistersDevCode0302.html#
3.2.300
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AGENDA BILL

City Council Meeting - February 3, 2026

Subject: Declaring the surplus of real property 4N 25E 09CB TL 4600
Category: Formal Proceedings

Staff Contacts: Brandon Hammond, City Manager

Summary:

Staff is requesting Council approval to declare a City-owned property as surplus and
authorize its disposition in accordance with City policy. The subject property is Tax Lot 4N
25E 09CB TL 4600, consisting of approximately 0.25 acres. The 2025 Real Market Value is
$139,490. The City purchased the property on March 27, 2025 for $121,896.42. In addition,
prior to any sale or transfer, the City anticipates an estimated $50,000 utility-related cost
associated with relocating water/sewer infrastructure. Declaring this parcel surplus will
allow the City to proceed with the appropriate next steps for disposal and ensure the asset
is managed in the public interest.
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PUBLIC NOTICE
NOTICE OF PUBLIC HEARING IS HEREBY GIVEN:

THE BOARDMAN CITY COUNCIL WILL CONDUCT
A PUBLIC HEARING
TUESDAY, FEBRUARY 3, 2026, 7:00PM
CITY HALL COUNCIL CHAMBERS

This hearing is to receive public comment regarding the declaration of
surplus real property located below:

4N 25 EQ9 CB TL4600

The citizens and affected parties of the City of Boardman are invited to
appear at the hearing and be heard on the above-mentioned question.

(S) Amanda Mickles

City Clerk
Published: January 28, 2026
Posted: January 22, 2026
200 City Center Circle, PO Box 229, Boardman, OR 97818 ¢ PHONE 541-481-9252 ¢ cityofboardman.com 110
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Chamber of Commerce

January 2026 Report

Upcoming Events and Programs
Membership Renewals

As we move into 2026, membership renewals are currently happening, and we look forward to
serving our members and community. We membership renewals, this will allow for the
chamber to meet our mission to support Visibility, Voice, and Value of networking of business,
community, and tourism partnerships. If you are currently a member, you will receive an email
or mailed letter with an invoice to pay your membership. These memberships are a key piece
to our sustainability and serve our community.

2026 Sponsorship for Chamber Signature Events

The Boardman Chamber of Commerce’s 2026 Signature Event Sponsorships support community
events that drive tourism, generate local economic activity, and increase visibility for Boardman.
Sponsorship revenue is reinvested into youth scholarships, small business support, and
Chamber Champion programs, ensuring continued community impact while sustaining the
Chamber’s signature events.

Newsletter Updates

The chamber sends out a monthly e-newsletter with key information about our Signature
events, networking opportunities, and engagements to connect with other members, key
community leaders and staff. Inside our newsletter, you will also find information about
opportunities for volunteering, community impact members, recognition of long-term members
with the chamber, and many other things. If you are not receiving this newsletter, please go to
our website, www.boardmanchamber.org and scroll down to find the registration link to start

receiving our newsletter, and follow our social media channels.
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36" Annual Distinguished Citizens Awards Banquet

The Boardman Chamber of Commerce will host the 36th Annual Distinguished Citizens Awards
Banquet on Friday, March 6, 2026, at 6:00 PM at the SAGE Event Center. Planning is well
underway, and promotional efforts continue across our social media platforms.

Nominations are now officially closed, and we extend our sincere thanks to everyone who
submitted nominations. Your participation helps make this celebration meaningful and ensures
we recognize the outstanding individuals who make a difference in our community. This year’s
event is shaping up to be a wonderful success, and we look forward to sharing more details
soon.

1t Quarter Luncheon- March 18, 2026

Please join us for our 1% Quarter luncheon for 2026! We are excited to be kicking off the year
with Umatilla Electric Cooperative as our Title sponsor. As our title sponsor, you will hear from
UEC administration about the great work that they are doing in our community and region.
During this lunch, the chamber will also be giving a recap of 2025 and what is to come in 2026
as our annual Membership Luncheon.

Ryan Neal Invitational Golf Tournament — May 8 & 9, 2026

The Ryan Neal Invitational Golf Tournament is a signature Boardman Chamber fundraiser
supporting youth scholarships and community programs. Registration will open in March, and
sponsorship opportunities are currently available. Teams are encouraged to begin organizing for
this two-day event, which draws regional participation and supports local businesses.

Upcoming Chamber/BCDA Events

36™ Annual Distinguished Citizens Awards Banquet — March 6, 2026
RNI Golf Tournament — May 8 & 9, 2026

2" Quarter Luncheon —June 17, 2026

4t of July Celebration —July 4, 2026

End of Summer Celebration — August 28, 2026

37 Quarter Luncheon — September 16, 2026

4th Quarter Luncheon — December 16, 2026

0 O O O 0O O O

For more information, please contact Torrie Griggs, CEO, at 541-571-2394 or email
torrie@boardmanchamber.org. Visit www.boardmanchamber.org or call our office at 541-
481-3014 for further details.
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BCDA Year-End Summary: Investing in Homes, Businesses, and a Stronger Boardman

The Boardman Community Development Association (BCDA) concluded the year with continued
progress toward strengthening quality of life and supporting sustainable growth in Boardman.
Through strategic investments in housing, business development, recreation, and long-term
infrastructure planning, BCDA remains focused on initiatives that benefit residents, support
employers, and enhance the community’s overall vitality.

From expanding homeownership opportunities to advancing planning for future commercial
and recreational projects, BCDA’s work this year reflects a commitment to meeting the needs of
a growing population and positioning Boardman for long-term success.

Housing Investment Milestone Achieved

In 2025, BCDA successfully met its full budgeted allocation of $250,000 for the Home Buyers
Incentive Program. This funding directly supported new homeownership opportunities and
helped address ongoing housing demand in the community. Meeting the full allocation
demonstrates both the strong impact of the program and continued interest from families
choosing to invest in Boardman.

Based on the program’s performance and community demand, BCDA will continue providing
future funding opportunities to support additional homebuyers as part of its housing strategy.

Pickleball Court Project Planning Underway

BCDA is actively moving into the planning phase for a new community pickleball complex in
partnership with the City of Boardman and the Morrow County Unified Recreation District
(MCURD). With $350,000 in committed funding from MCURD and an additional $50,000
investment from Amazon, the project is advancing toward formal design of an 8-court facility.

This project will expand recreational opportunities, promote community wellness, and serve as
a regional amenity for residents and visitors alike. Planning and design efforts will help establish
project timelines and cost estimates as BCDA continues coordinating with project partners to
move the facility toward construction.
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Business Opportunity Incubator Progress

BCDA continues advancing the Boardman Business Opportunity Incubator, supported by a $1.5
million U.S. Small Business Administration grant. The project will deliver a two-story facility with
incubator suites, executive offices, and space for medical and retail services—prioritizing
support for women-, minority-, and low-income-owned businesses.

With Anderson Perry providing engineering and project management services and Architects
West leading design, planning efforts are moving forward to support long-term commercial
growth and revitalization along NE Front Street.

Looking Ahead

BCDA remains focused on four core priorities essential to Boardman’s future: housing
development, commercial and retail expansion, recreation and community amenities, and
educational and workforce support. Through strong partnerships and responsible stewardship
of resources, BCDA continues laying the groundwork for a vibrant, resilient community.

BCDA is guided by its Board of Directors: President John Christy, Vice President Lisa Mittelsdorf,
Secretary/Treasurer Karen Pettigrew, and Board Member Krista Price.

For more information, contact Torrie Griggs at (541) 571-2394 or
torrie@boardmanchamber.org, or visit www.boardmanchamber.org
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AGENDA BILL

City Council Meeting - February 3, 2026

Subject: Ordinance 3-2026 Economic Opportunities Analysis Adoption, An Ordinance
Adopting the City of Boardman Economic Opportunities Analysis

Category: Action Items- Ordinances

Staff Contacts: Carla McLane, Planning Official

Summary:

Ordinance No. 3-2026 adopts the City of Boardman Economic Opportunities Analysis
(EOA), developed following the City’s 2024 Strategic Planning effort and prepared by
Johnson Economics with support from a City Council-appointed Public Advisory
Committee. The Planning Commission held a public hearing on January 15, 2026 and
recommended adoption. The City Council held a public hearing on February 3, 2026 and
accepted the recommendation. The EOA will guide future amendments to the
Comprehensive Plan (Goal 9) and updates to the Development Code related to
employment lands, including data centers and mixed-use opportunities. The ordinance
becomes effective 30 days after passage.

Attachment:
1. Ordinance 3-2026 An Ordinance Adopting the City of Boardman Economic
Opportunities Analysis
2. Economic Opportunities Analysis

Budget/Fiscal Impact: NA

Recommendation:
Approve

Proposed Council Motion:

Step 1 - Reading into the record
I move to approve the reading by title only of Ordinance 3-2026 an Ordinance adopting the
City of Boardman Economic Opportunities Analysis.

Step 2 - Staff member reads title of ordinance
Ordinance 3-2026 an Ordinance adopting the City of Boardman Economic Opportunities
Analysis.

Step 3-Adoption
I move to adopt Ordinance 3-2026 an Ordinance adopting the City of Boardman Economic
Opportunities Analysis.

200 City Center Circle, PO Box 229, Boardman, OR 97818 ¢ PHONE 541-481-9252 ¢ cityofboardman.com 115
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CITY OF BOARDMAN
ORDINANCE NO. 3-2026

AN ORDINANCE ADOPTING THE CITY OF BOARDMAN ECONOMIC OPPORTUNITIES
ANALYSIS

WHEREAS, the City of Boardman has land use authority granted by Oregon Revised
Statute (ORS) Chapter 227 City Planning and Zoning; and

WHEREAS, the City of Boardman has an acknowledged Comprehensive Plan and
Development Code; and

WHEREAS, the City of Boardman engaged in a Strategic Planning effort in 2024 to
address known shortages of land for employment and housing needs; and

WHEREAS, the City of Boardman drafted a Scope of Work and chose Johnson Economics
as the lead consultant; and

WHEREAS, the City Council appointed a Public Advisory Committee to support the
development and review of the work done by Johnson Economics consultant team; and

WHEREAS, four Public Advisory Committee meetings and a joint Planning Commission/City
Council workshop were held to inform the public about the Economic Opportunities Analysis; and

WHEREAS, a Notice of Proposed Amendment was submitted electronically to the Oregon
Department of Land Conservation and Development on December 9, 2025; and

WHEREAS, notice for the public hearing before the Planning Commission was published
on December 24, 2025, and the notice for the public hearing before the City Council was published
on January 21, 2026, both in the East Oregonian; and

WHEREAS, the Planning Commission held a public hearing on January 15, 2026; and

WHEREAS, the Planning Commission, based on the staff report and testimony,
recommended that the City Council adopt the Economic Opportunities Analysis; and

WHEREAS, the Boardman City Council held a public hearing on February 3, 2026, and
received the recommendation of the Boardman Planning Commission; and

WHEREAS, the Boardman City Council did accept the recommendation of the Planning
Commission to adopt the proposed Economic Opportunities Analysis and moved to do so.

NOW THEREFORE, THE PEOPLE OF BOARDMAN DO ORDAIN AS FOLLOWS:

Section 1 Affected Document. The City Council of the City of Boardman adopts the
Economic Opportunities Analysis to serve as guidance to a forthcoming amendment to the
Comprehensive Plan related to Goal 9 Economics and to a future update of the Boardman
Development Code to address data centers, mixed use opportunities, and other provisions relating
to employment lands. The City Council also adopts as part of the record the Planning Commission
Findings to be retained in the Planning Office.
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Section 2 Effective Date. This ordinance and the attached Economic Opportunities
Analysis shall take effect 30 days after its passage.

Section 5 Attached Document. Attached to this Ordinance is the proposed Economic
Opportunities Analysis.

Passed by the Council and approved by the Mayor, this 3rd day of February 2026.

Paul Keefer, Mayor
ATTEST:

Amanda Mickles, City Clerk
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l. INTRODUCTION

This report presents an Economic Opportunities Analysis (EOA) for the City of Boardman, Oregon.

Cities are required to reconcile estimates of future employment land demand with existing inventories of vacant and
redevelopable employment land within their Urban Growth Boundary (UGB). The principal purpose of the analysis
is to provide an adequate land supply for economic development and employment growth. This is intended to be
conducted through a linkage of planning for an adequate land supply to infrastructure planning, community
involvement and coordination among local governments and the state.

To this end, this report is organized into seven primary sections:

"  Economic Development Objectives: The community goals and policies that form the foundation for the EOA.

®"  Economic Trends: Provides an overview of national, state, and local economic trends affecting Morrow County
and the City of Boardman, including population projections, employment growth and a demographic profile.

®  Economic Development Potential: A discussion of the comparative advantages of the local community and work
force.

" Industries Differentiation Analysis: Analysis of key industry typologies the City should consider targeting as
economic opportunities over the planning period.

"  Employment Land Needs: Examines projected demand for industrial and commercial land based on anticipated
employment growth rates by sector.

= Reconciliation: Summarizes the City’s inventory of vacant and redevelopable industrial and commercial land
(employment land) within City of Boardman’s UGB. Compares short- and long-term demand for employment
land to the existing land inventory to determine the adequacy and appropriateness of capacity over a five and
twenty-year horizon.

®  Conclusions and Recommendations: Summary of findings and policy implications.

CITY OF BOARDMAN | ECONOMIC OPPORTUNITIES ANALYSIS 4 o
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II. COMMUNITY ECONOMIC DEVELOPMENT OBIJECTIVES

The City of Boardman is preparing an Economic Opportunities Analysis (EOA) based on a 20-year forecast of
employment growth. This project is part of a broader Strategic Planning initiative taking place in the city that aims
to modernize plans for all aspects of the community’s growth and prosperity. This approximately two-year process
will explore where and how to grow to accommodate new jobs, housing, parks, and other essential community
needs.

Through community outreach at the outset of this process, Boardman identified the following five community goals:

e Goal 1: Expand shopping and service opportunities

e  Goal 2: Provide a full range of housing options

e  Goal 3: Support modest, sustainable growth with retaining the City’s small-town feel
e Goal 4: Provide adequate public facilities and services

e  Goal 5: Build on natural resources and other assets

All of these objectives intersect with job growth and economic development initiatives. Economic growth impacts
population growth, housing availability and affordability, job quality and income levels, and the strength of the tax
base to provide vital service and infrastructure to employers and residents alike.

The City of Boardman is in a somewhat rare economic position in that the wide availability of jobs located in the
industrial lands of the city and at the Port of Morrow has outpaced the availability of local housing and puts stress
on the adequacy of commercial and public infrastructure. Boardman is a fast-growing economy and community, and
comprehensive planning is badly needed to catch up with realities on the ground.

Boardman aspires to be an attractive place to both live and work. The city would like to provide opportunities for all
households to locate in the community and enjoy a high quality of life with good public services. To this end, the city
will ensure that there is sufficient land for commercial and industrial employment to accommodate continued
growth. The city will work with the Port and other regional partners to support economic development across the
region.

Boardman supports small businesses, entrepreneurs, contractors, craftspeople and artisans who sustain economic
activity in the place they live. At the same time, Boardman will be positioned to take advantage of cutting-edge
industries and share in the economic transformation currently underway in the Columbia Basin.

CITY OF BOARDMAN | ECONOMIC OPPORTUNITIES ANALYSIS 5 i
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I1l. ECONOMIC TRENDS

This section summarizes employment and workforce trends at the national, state, and local level that will influence
economic conditions in the City of Boardman over the 20-year planning period. This section is intended to provide
the economic context for growth projections and establish a socioeconomic profile of the community.

A. NATIONAL TRENDS

Employment: In the first months of the 2020 pandemic, the nation lost nearly 22 million jobs, or 14% of total
employment. However, the economy recovered quickly, displaying rapid growth as early as February 2021. National
employment returned to pre-pandemic levels as of late 2022 and has grown to new a new record level of 162 million
non-farm jobs as of March of 2025 (Figure 3.1).

FIGURE 3.1: NATIONAL EMPLOYMENT LEVELS (JAN 2005— MAR 2025)
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Unemployment Rate The national unemployment rate spiked to nearly 15% in 2020 as many businesses paused
operations or closed permanently in the first months of the pandemic. However, the unemployment rate began to
decline almost immediately, and by mid-2022 had fallen back to roughly 3.5%. After maintaining some of the lowest
levels of unemployment seen in decades, there has been a slight uptick in rates since 2023. Since then,
unemployment rates have hovered around the 4% range as of March 2025 (Figure 3.2).
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FIGURE 3.2: NATIONAL UNEMPLOYMENT RATE (JAN 2005 — MAR 2025)
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Inflation: The counterpoint to the strong rebound in employment coming out of the pandemic was a rising rate of
inflation. Various government stimulus measures, combined with supply shortages, led to rising prices for many
consumer products, energy, and food. The rate of inflation accelerated in 2021 and began moderating towards the
end of 2022. The inflation rate has fallen closer to the pre-COVID trend as of 2025 at under 3% inflation annually.

Wages: On a positive note, median household earnings also enjoyed growth coming out of the recession and largely
outpaced inflation in the following years. Earnings spiked in 2020 when government stimulus payments were added

to earned wages. However, earnings growth decelerated beginning in 2022, and fell slightly in 2024 (Figure 3.3).

FIGURE 3.3: INFLATION INDEX VS. MEDIAN EARNINGS INDEX (2010 —2024)
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Seasonally Adjusted
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Industry Sector Employment: At a national level, professional and business services, and the healthcare & social

assistance sector accounts for the largest share of employment growth, followed by professional & business services,

and leisure & hospitality. The aging of the population is expected to drive the healthcare sector over the next few

decades.

FIGURE 3.4: NATIONAL EMPLOYMENT BY SECTOR (2013 — 2023, 2033 PROJECTED)
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Recent trends and current forecasts reflect a shift from a goods economy, featuring manufacturing and natural

resources, towards a service economy, which emphasizes technological innovation, research, and design.

The most dramatic spending shift in the context of real estate in recent times is the growth in online shopping, which

has reduced the overall need for brick-and-mortar space, especially from retailers selling physical goods. While the

share of sales accounted for by e-commerce has grown at a steady pace over the last decade, the pandemic greatly

accelerated this trend. In 2020, the share of sales taking place online jumped from 12% of total retail spending to

16%. It has since settled to 14.5% of spending, which is well above the pre-pandemic share (Figure 3.5).
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FIGURE 3.5: E-COMMERCE AS A PERCENT OF TOTAL RETAIL SALES, UNITED STATES
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The growth in e-commerce has accelerated a shift in storage needs from retail stores to warehouses and distribution
centers. At the same time, automation is causing a consolidation within the warehousing and distribution industry,
leading to increasing reliance on larger third-party operators able to make heavy investments in capital and
expertise. Finally, changes in the use of electronic devices and growth in online services are causing a shift in the
tech sector, from hardware manufacturing to software development.

This pattern has also been reflected in the State of Oregon, with e-commerce employment increasing at the expense
of brick-and-mortar retail employment. This is causing a shift in storage needs from retail stores to warehouses and
distribution centers. This has also been one factor underlying the growth of the data center industry to facilitate the
growth in online activity, which is discussed in greater detail in a following section.

B. CiTY OF BOARDMAN EMPLOYMENT AND FIRMS

As of 2025, the City of Boardman is home to roughly 150 businesses with nearly 3,500 workers, including the self-
employed (inside the city’s Urban Growth Boundary or UGB). The largest industries by employment are
manufacturing which includes food processing, utilities, administrative services which includes security firms, and
leisure and hospitality which includes dining and tourism-related companies. Data center employment is included
under the “information” sector which has growth rapidly over the past decade. Data centers also support many
other types of jobs including security, construction, and suppliers.

Boardman’s rapid past and future residential growth support dining, shopping, education and health care, as well as
government employment at the local, state, and port levels.
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Boardman has the lowest estimated employment representation in some of the “white collar” professional services
such as finance & insurance, real estate & professional sectors. (Industry sectors are discussed in more detail in
Section IV of this report)

FIGURE 3.6: ESTIMATED EMPLOYMENT BY INDUSTRY SECTOR, CITY OF BOARDMAN (2025)

Estimated

Major Industry Sector Employment |Share of Employment
2025
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Finance & Insurance 17 | 0%
Real Estate 9 | 0%
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Education 170 B 5%
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Leisure & Hospitality 261 7%
Other Services 15 I 0%
Government 52 I 1%
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SOURCE: Oregon Employment Department, 2023 QCEW data projected to 2025, Johnson Economics

The local employment base is dominated by relatively small firms, with over 70% of businesses having fewer than
10 employees, and nearly 85% of businesses having fewer than 20 employees (Figure 3.7). However, this trend is in
keeping with the national averages. Most businesses are small businesses. (This is based on the most recent 2023
QCEW data for unemployment-insurance covered employment and therefore doesn’t include all self-employment
or owner/operator businesses.) Only a handful of firms and organizations have more than 100 employees. This is
again, in keeping with national trends.

As of 2023 (most recent granular data available from Oregon Employment Department), there were an estimated
140 firms in Boardman with covered employees.
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FIGURE 3.6: DISTRIBUTION OF FIRMS BY SIZE, CITY OF BOARDMAN - 2023
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B. LocAL PoOPULATION AND WORKFORCE TRENDS

Population: The City of Boardman was estimated to have a population of 5,750 as of 2024, representing over 44%

of Morrow County’s overall population and is the county’s largest city. Boardman is estimated to have grown at a

rate of 4.4% per year since 2010, well over double the county’s growth rate (1.8% per year). The city has grown by

over 2,500 residents since 2010, which accounts for 80% of the county’s growth in that period. Portland State

University projects that by 2045 Boardman’s population will have grown to 6,630 residents, though past trends

suggest this projection may prove conservative.
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FIGURE 3.7: POPULATION TRENDS, BOARDMAN & MORROW COUNTY (2024)
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The City of Boardman has a larger proportion of children and young adults when compared to the county and state
as of 2022. Nearly 75% of the city’s population is younger than 45 years old according to the Census (Figure 3.8).
Overall, those aged 15 or younger is the largest age group in the city, estimated to be over 25% of the population.
The next largest age cohort are those aged 25 to 34.

The share of Boardman residents in the traditional retirement age bracket (65+) is much lower than seen in the
county or statewide. In Oregon, this group averages over 18% of the population, while in Boardman it is an estimated
8% of the population.
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FIGURE 3.8: BROAD AGE DISTRIBUTION, BOARDMAN AND MORROW COUNTY (2012 —2022)
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Despite this, between 2012 and 2022, the 55 to 64 age bracket grew the most as a share of the population, growing
by roughly 4 percentage points. The 75+ age bracket also saw growth. This reflects a nationwide trend attributed to
the aging of the large Baby Boom generation. The first half of this generation is now well past the traditional
retirement age, while much of the younger half will be retiring over the coming decade.

FIGURE 3.9: DISTRIBUTION OF EMPLOYMENT AND WORKFORCE, MORROW COUNTY, 2022
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SOURCE: Census Bureau, Longitudinal Employer-Household Dynamics (LEHD) Data
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Employment and Population Concentrations: As Figure 3.9 shows, employment in Morrow County is concentrated
around the city of Boardman and the Port of Morrow at the north end of the county along the Columbia River;
smaller concentrations of employment are found in the county’s smaller cities and in some rural locations. The
distribution of population is similar, however with more households spread throughout the unincorporated areas of
the county around Boardman and Irrigon.

Commuting Trends: In 2022 (the most recent data available), the City of Boardman was estimated to have roughly
2,075 people commuting in for work, while 1,200 people commuted out; 470 residents both lived and worked in the
city. As for the county, it is estimated that 3,450 people commuted in for work, 3,000 commuted out for work, while
2,300 live and work in the county during 2022.

These figures reflect “covered employment” as of 2022, the most recent year available. Covered employment refers
to those jobs where the employee is covered by federal unemployment insurance. This category does not include
many contract employees and the self-employed and therefore is not a complete picture of local employment. The
figures discussed here are best understood as indicators of the general pattern of commuting and not exact figures.

Of those residents who work outside of the city, the most common commute destinations are Hermiston, Pendleton,
Umatilla, and Portland. For local employees who commute in from outside of Boardman, most live in Hermiston,
Kennewick, Umatilla, Irrigon, or Richland.

FIGURE 3.10: NET INFLOW-OUTFLOW OF EMPLOYEES, BOARDMAN AND MORROW COUNTY, 2022
MORROW COUNTY COMMUTING TRENDS BOARDMAN COMMUTING TRENDS

L/_/?,\, L ,,‘7\///'7\\{,\_\/{
°

Gl

\’

i
SOURCE: Census Bureau, Longitudinal Employer-Household Dynamics (LEHD) Data

Jeatilia

2,311

Some amount of cross-commuting is common in most communities, as residents are willing to consider a larger
employment market beyond the city boundaries, and as workers in the broader area search for available housing
that may be in other cities. However, it is estimated that less than 10% of Boardman’s population both live and work
in the city, which is a relatively low share compared to other communities in the county.

Labor Force Characteristics: The figures below show a comparison of labor force distribution in the City of Boardman
and Morrow County. Boardman has a distribution of workers similar to the county in age and income characteristics.
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FIGURE 3.11: WORKER CATEGORIES, BOARDMAN AND MORROW COUNTY, 2022
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DISTRIBUTION OF WORKERS BY AGE
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The figure below summarizes the adult population’s educational attainment in Boardman compared to the county
and state. On average, the City of Boardman has lower-education levels in comparison to the county or state (Figure

3.12).

FIGURE 3.12: EDUCATIONAL ATTAINMENT PROFILE FOR THE POPULATION 25 AND OVER, 2023

Boardman (2023) Morrow Co. (2023) Oregon (2023)
Population 25 years and older Count % Count % Count %
Less than high school graduate 846 38.1% 1,790 23.2% 254,596 8.4%
High school graduate (includes equivalency) 650 29.3% 2,522 32.7% 690,248 22.7%
Some college, no degree 464 20.9% 1,948 25.3% 721,161 23.7%
Associate's degree 104 4.7% 581 7.5% 271,686 8.9%
Bachelors Degree 74 3.3% 547 7.1% 675,825 22.2%
Graduate or professional degree 84 3.8% 324 4.2% 430,414 14.1%

Total 2,222 100% 7,712 100% | 3,043,930 100%

DISTRIBUTION OF POPULATION BY EDUCATIONAL ATTAINMENT
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22.2%
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L 209%
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Less than high school graduate 23.2%
0% 10% 20% 30% 40%
Oregon (2022) Morrow County (2022) M Boardman (2022)

SOURCE: U.S. Census Bureau, 2019-2023 ACS 5-Year Estimates

e Roughly 38% of the local population 25 and older have not completed high school, as compared to 8.4%

statewide.
e Roughly 30% of the city’s adults only have a high school education, higher than both the county (33%) and

the state (23%).
e 33% of the adult population has some education beyond high school, compared to 44% countywide, and

69% statewide.
e 12% of local adults have completed a post-secondary degree, compared to 19% of the county population,

and 45% of the state population.
The local workforce has good capacity to fill many information technology (IT) jobs, a field which has seen growing
demand due to the region becoming an emerging data center hub. Contrary to popular belief, many IT jobs do not
require a college degree. For example, data from Indeed.com shows that as of 2023, 36% of “Data Center Technician”
job openings only require a high school diploma or GED, while 31% require a bachelor’s degree, 27% require an

associate’s degree, and 6% require a master’s degree 1.

Regional Employment Growth: Morrow County has tended to display stronger employment growth when compared
to the State of Oregon. Throughout the 2010’s Morrow County’s employment growth ranged from 1.5% to 9%

annually.

1 https://www.indeed.com/career/data-center-technician/career-advice
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In comparison, the state’s employment growth rate hovered consistently around the 2% to 4% range, averaging at
2.4% annually in the same time span. Morrow County has been less affected by recent shocks such as the 08 -’09
and COVID recessions. This is most likely due to a large share of the county’s employment base being historically
employed in agriculture, government, and the health care and social assistance sectors which are more resilient to
economic shocks. During the most recent COVID recession, Morrow County’s employment base decreased by 4%
while the state’s employment base decreased by 7%.

FIGURE 3.13: YEAR-OVER-YEAR EMPLOYMENT GROWTH RATE, BOARDMAN, MORROW COUNTY & OREGON (2002 —2023)
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Source: Oregon Employment Department, QCEW Estimates

FIGURE 3.14: NET CHANGE IN EMPLOYMENT, MORROW COUNTY (2011 —2023)
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Employment growth in Morrow County in the 2010’s was generally robust with more years of strong job growth
than not throughout the decade. As with most of the nation, the county experienced significant job less in 2020 due
to the COVID pandemic but quickly rebounded in the following years. As of 2022, all the jobs lost in 2020 were
recovered, while the state had only recovered roughly 80% of the jobs lost by the end of that year.
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IV. COMMUNITY ECONOMIC DEVELOPMENT POTENTIAL

The economic climate of a community helps foster growth of existing firms and industry clusters and make the area
attractive for new businesses. The City of Boardman has several existing advantages that boost its potential as a
location for current and future business.

Location: Boardman’s location is an advantage for some industries and a challenge for others. Located on the 1-84
Freeway in Eastern Columbia River Gorge, the addressable market for goods and service providers in Boardman
stretches from Arlington to the Hermiston area and smaller Morrow County communities to the south. However,
the market for small local, non-traded sector businesses is limited by population size and density.

The location has strong benefits for some industry, in particular agriculture and ag support businesses, food
processing and manufacturing, warehousing and freeway distribution, businesses benefiting from river access and
transport, and those drawing from the ample power, water, and land resources, which notably includes the data
center industry over the past decade.

Transportation Connectivity: Boardman has strong regional transportation access, being located on the 1-84
freeway, and near multiple state and federal highways. Access to I-82 is located roughly 15 miles to the east. I-84 is
the main route for commuters, freight, and travelers between Boise and Portland, while 1-82 provides direct access
to the Tri-Cities area in Washington State to the north. Boardman has roughly 20-min access to its nearest
neighboring communities including smaller Morrow County cities as well as Hermiston and Umatilla. Pendleton is
located roughly 45 miles to the east, and the Dalles an hour to the west. The region lacks regular transit services
between cities.

Businesses in the north industrial area have access points to freight rail service with connections to the remainder
of the Northwest. There are small municipal airports located in Boardman and nearby Hermiston, and the larger Tri-
Cities airport is located an hour to the north. Portland International Airport is located roughly three hours to the
west, and Boise Airport four hours to the east.

Labor Market: The availability of ample and skilled labor is a key factor in economic development potential. Beyond
the talent pool of Boardman residents, the city’s location and freeway access give local businesses the ability to draw
on a larger labor pool from the region. In Oregon, Boardman draws on a labor pool from across Morrow and Umatilla
counties, and as far as La Grande. The Tri-Cities metro area, with a population of over 300,000, is located 60 minutes
to the north and is an important source of skilled labor across the region.

However, the limited size of the local workforce, and housing to grow that workforce have been an ongoing challenge
in Boardman. The small community is home to a large amount of employment in the industrial lands of the city and
Port of Morrow. Employers in this area commonly have job openings that are difficult to fill given the limited size of
the local workforce and need to recruit from a broader area. Also, the limited size of the workforce means that some
needed skillsets may be hard to find among residents.

To grow the local workforce at a range of income and skill levels, there must be sufficient housing available at a
range of price points. The community has grown quickly, but not yet fast enough to meet the demand for new
housing affordable to everyone in the workforce. The long commutes and lack of regional transit service exacerbate
challenges with workforce recruitment.
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Regionwide, common workforce issues include finding qualified workers with the proper basic and technical skills,
training entry-level workers effectively, and successfully employing contractors from staffing agencies. With the
ongoing development of large data center facilities in Morrow County, a specialized industry that hardly existed 15
years ago, along with other employment growth, drawing sufficient skilled workers to the area may remain a
challenge for the foreseeable future. The continued population growth in Boardman and ready access to the broader
region will help this effort. New and existing local businesses can also assist in developing the specific skills and
education they will need from their workforce.

Quality of Life: Boardman offers a high quality of life and urban amenities to attract new workers and businesses to
the city. The city offers a mixture of small-town lifestyle, diverse cultural activities, with access to nature and rural
amenities, while also being a quick trip away from other communities with additional urban amenities. The
community features relatively affordable housing in comparison to other parts of the region, good schools, parks,
and ample shopping and local services. Achieving sustainable growth and protecting the small town character of
Boardman was identified as a community goal during the strategic planning process that preceded this project.

Boardman’s location on the gorge in Northeastern Oregon offers ready access to a full range of river and mountain
recreation, including camping, hiking, fishing, and hunting.

Utilities: The City of Boardman and Morrow County have ready access to ample green energy from regional dams
on the Columbia River watershed, and area wind and solar projects. The area also has ample water resources to
meet the needs of agriculture and water-dependent industry. This combination has made Morrow and Umatilla
counties attractive to the data center industry over the past decade as they need dependable sources of both.

Flat, Buildable, Land: The study area has a diversity of potentially available land to accommodate a range of uses
and intensity of uses. This diversity can expand regional marketability and offers the flexibility to plan uses meeting
specific site criteria. Within the State of Oregon, there are limited opportunities for large-lot industrial development.
The region’s potential supply of large sites can provide a strong competitive advantage, if it is made available. While
the land in the county may be hypothetically suitable however, the right amount, location, and sizes of development
sites for different employers may not be currently available within the Urban Growth Boundary.

Economic Development Partnerships: Boardman has several partners in economic development, including the
Boardman Chamber of Commerce, the Port of Morrow, Morrow County, neighboring cities, GEODC, and Business
Oregon. Nearby Hermiston features a Blue Mountain Community College campus to offer ongoing education and
training to the local workforce.

Local and regional employers are also key partners in promoting and growing their industries. Boardman works with
these and other regional partners to provide the infrastructure and services needed to retain and attract businesses
to the city.

Economic Development Tools: Boardman features the Columbia River Enterprise Zone (CREZ) which allows for tax
abatements to incentivize new business development across most of the employment lands in the city. The
Enterprise Zone covers most of the industrial land of the city and port, as well as land to the west of Boardman
around Tower Road and the airport. Boardman also features an Urban Renewal (TIF) Agency that administers three
TIF districts, in the northern, central, and western areas of the city.
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V. INDUSTRY DIFFERENTIATION ANALYSIS

This element of the Economic Opportunities Analysis utilizes

analytical tools to assess the economic landscape in Morrow County m
and the City of Boardman. The objective of this process is to identify REPRESENTED

a range of industry types that can be considered targeted economic eLocation

opportunities over the planning period. Quotient

*Basic or Export
Employment

A range of analytical tools to assess the local and regional economic

landscape are used to determine the industry typologies the county PRIOR ECONOMIC
s - . . . DEVELOPMENT
and individual cities should consider targeting over the planning PLANS

period. Where possible, we look to identify the sectors that are likely « City Boardman
to drive growth in current and subsequent cycles. Sl Otz

EconoMmiC SPECIALIZATION (MORROW COUNTY)

A common analytical tool to evaluate economic specialization is location quotient analysis. This metric compares the
concentration of employment in an industry at the local level to a larger geography. All industry categories are
assumed to have a quotient of 1.0 on the national level, and a locality’s quotient indicates if the local share of
employment in each industry is greater or less than the share seen nationwide. For instance, a quotient of 2.0
indicates that locally, that industry represents twice the share of total employment as seen nationwide. A quotient
of 0.5 indicates that the local industry has half the expected employment.

FIGURE 5.1: INDUSTRY SECTOR SPECIALIZATION BY MAJOR INDUSTRY (PRIVATE), MORROW COUNTY, 2023

Industry Ar.mual Average Total Annual Wages Average Annual Employment LQ
Establishments Employment Wages

102 Service-providing 248 2,704 $193,378,251 $71,522 0.57
101 Goods-producing 128 2913 $194,693,598 $66,842 2.96
1011 Natural resources and mining 61 1,148 $69,174,830 $60,244 14.39
1012 Construction 52 211 $21,655,629 $102,796 0.61
1013 Manufacturing 16 1,554 $103,863,139 $66,843 2.78
1021 Trade, transportation, and utilities 70 852 $53,833,005 $63,160 0.68
1023 Financial activities 20 57 $2,891,962 $51,185 0.15
1024 Professional and business services 27 339 $19,290,606 $56,974 0.34
1025 Education and health services 50 285 $15,362,214 $53,855 0.27
1026 Leisure and hospitality 31 250 $5,391,588 $21,602 0.35
1027 Other services 27 65 $2,203,027 $33,677 0.33
Total 354 4,761 $681,737,849 $143,192

SOURCE: U.S. Bureau of Labor Statistics

A location quotient analysis was completed for Morrow County, which evaluated the distribution of local
employment relative to national averages, as well as average annual wage levels by industry (Figure 5.1). The
industries that are well-represented countywide are good candidates for growth in localities such as Boardman as
the city has the ability to tap into regional advantages to grow locally.

Among major industries, the natural resources sector (which includes agriculture) was the most strongly
represented, followed by manufacturing, which includes food processing. Trade, transportation, and utilities and
construction have the next highest representation though still somewhat lower than the national average. Recent
additions to employment in the information sector from data center development are not adequately reflected in
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this 2023 data. The professional & business services and financial activities sector were the most under-represented

major industries. The utilities sector provided the highest average wages among these industries, while the leisure

and hospitality industry (dining and tourism) has the lowest average wages.

A more detailed analysis shows that the industries with the highest LQ in the county are the “natural resources”

category followed by utilities, manufacturing, transportation & warehousing, and government. The industries that

employ the most people in the county are agriculture, manufacturing, and the local government. The most under-

represented industries are finance, real estate, and health care and social services.

FIGURE 5.2: INDUSTRY SECTOR SPECIALIZATION BY DETAILED INDUSTRY (PRIVATE + GOVT.), MORROW COUNTY, 2023

Industry

Annual

Average

Total Annual

Average Annual

Employment

Establishments Employment Wages Wages LQ

Natural Resources & Mining 62 1,149 $69,211,555 $60,236 14.40
Utilities 8 99 $12,840,733 $129,814 3.96
Construction 52 211 $21,655,629 $102,796 0.61
Manufacturing 16 1,554 $103,863,139 $66,843 2.78
Wholesaletrade 16 107 $9,090,390 $84,957 0.40
Retail trade 25 295 $9,464,417 $32,128 0.44
Transportaion and warehousing 20 352 $22,437,465 $63,773 1.26
Information - - - - -
Financeand Insurance 11 41 $2,331,573 $56,409 0.15
Real Estate and Rental 9 15 $560,389 $36,949 0.14
Professional and business services 27 339 $19,290,606 $56,904 0.34
Educational services - - - - -
Health care and social assistance 50 285 $15,362,214 $53,855 0.31
Leisure and Hospitality 31 250 $5,391,588 $21,566 0.35
Other services 27 65 $2,203,027 $33,677 0.33
Unclassified = = = = =
Govemment 49 1,037 $68,002,661 $65,576 1.09
Total 426 6,655 $456,126,941 $68,539

SOURCE: U.S. Bureau of Labor Statistics

The level of indicated export employment per sector is estimated by combining the location quotients and overall

employment levels. Export industries are important in that they grow the overall size of the local economy by

bringing in dollars from outside the community, rather than recirculating internal spending.

The industries with the highest level of export employment are agriculture followed by manufacturing, government,

warehouse & transportation, and utilities.
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The same analysis for the City of Boardman reveals high levels of employment concentration in the food
manufacturing which has an employment LQ of 32 in 2023. Following this, the next industries with a notable
employment concentration in the city are utilities, delivery and warehousing, agriculture, and educational services.
[Figure 5.3 presents data based on covered employment from 2023 (the most recent year available), not including

self-employment.]

Overall, the professional, technical, and “white collar” sectors tend to have an LQ below 1, indicating that the city’s
employment concentration is less than what is expected nationwide on average. As with the countywide data, the

reality of job growth in the information sector from data centers is not yet reflected in this data set.

FIGURE 5.3: INDUSTRY SECTOR SPECIALIZATION BY DETAILED INDUSTRY, CITY OF BOARDMAN, 2023

Section 8, Item A.

i Average Total Annual Average Annual Employment
Establishments Employment Wages Wages

Agriculture, forestry, fishing, and hunting 6 77 $4,331,962 $56,259 3.22
Mining - - - - -
Construction 25 66 $7,347,429 $111,325 0.43
Food Manufacturing 6 1,470 $97,420,332 $66,272 32.37
Wood Manufacturing - - - - -
Metals Manufacturing - - - - -
Utilities 3 187 $15,967,425 $85,387 16.99
Wholesale trade 3 14 $1,680,142 $120,010 0.12
Retail trade 9 90 $2,563,987 $28,489 0.30
Transportation 3 22 $1,844,078 $83,822 0.33
Delivery and warehousing 2 200 $13,214,459 $66,072 3.56
Information 5 20 $782,024 $39,101 0.35
Finance and Insurance 4 16 $954,639 $59,665 0.13
Real Estate and Rental 4 9 $390,860 $43,429 0.20
Professional, Scientific, and Technical Services - - - - -
Management of Companies and Enterprises 1 6 $443,026 $73,838 0.12
Administrative and Waste Management 5 195 $8,139,027 $41,739 1.09
Educational services 4 129 $7,846,370 $60,825 2.16
Health care and social assistance 18 146 $8,730,407 $59,797 0.36
Arts, Entertainment, and Recreation - - - - -
Accommodation and Food Services 17 217 $4,569,706 $21,059 0.81
Other services 2 13 $354,981 $27,306 0.15
Government 2 50 $3,893,528 $77,871 0.12
Unclassified 7 $61,209 $8,744 0.19
Total 126 2,934 $180,535,591 $61,532

SOURCE: Oregon Employment Department

The top sectors in terms of overall employment were food manufacturing, utilities, and warehouse and deliveries.
Manufacturing is a strong export industry, with most product leaving the city and county and bringing outside dollars
into the local economy. The large and long-established food processing plants located in the city and Port’s industrial
lands are large contributors to the traded sector. Data centers also sell their services to customers largely beyond
the local area, and are similarly considered export businesses.
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FIGURE 5.4: TOP TEN INDUSTRIES IN TERMS OF TOTAL AND EXPORT EMPLOYMENT, CITY OF BOARDMAN (2023)

Total Location
Industry Employment Industry Quotient
Food Manufacturing 1470 |Food Manufacturing 32.37
Accommodation and Food Services 217 | Utilities 16.99
Delivery and warehousing 200 |Delivery and warehousing 3.56
Administrative and Waste Management 195 |Agriculture, forestry, fishing, and hunting 3.22
Utilities 187 Educational services 2.16
Health care and social assistance 146 |Administrative and Waste Management 1.09
Educational services 129 |Accommodation and Food Services 0.81
Retail trade 90 |Construction 0.43
Agriculture, forestry, fishing, and hunting 77 |Health care and social assistance 0.36
Construction 66 |Information 0.35
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INDUSTRY BY INDUSTRY
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SOURCE: Oregon Employment Department and Bureau of Labor Statistics
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EcoNomic DRIVERS

Shift Share Analysis

The identification of the economic drivers of a local or regional economy is critical in informing the character and
nature of future employment, and by extension land demand over a planning cycle. To this end, we employ a shift-
share analysis of the local economy emerging out of the latter half of the recent expansion cycle2.

A shift-share analysis measures the local effect of economic performance within a particular industry or occupation.
The process considers local economic performance in the context of national economic trends—indicating the extent
to which local growth can be attributed to unique regional competitiveness or simply growth in line with broader
trends. For example, consider that Widget Manufacturing is growing at a 1.5% rate locally, about the same rate as
the local economy. On the surface we would consider the Widget Manufacturing industry to be healthy and
contributing soundly to local economic expansion. However, consider also that Widget Manufacturing is booming
across the country, growing at a robust 4% annually. In this context, local widget manufacturers are struggling, and
some local or regional conditions are stifling economic opportunities.

We can generally classify industries, groups of industries, or clusters into four groups:

Growing, Outperforming: Industries that are growing locally at a rate faster than the national average. These
industries have characteristics locally leading them to be particularly competitive.

Growing, Underperforming: Industries that are growing locally but slower than the national average. These
industries generally have a sound foundation, but some local factors are limiting growth.

Contracting, Outperforming: Industries that are declining locally but slower than the national average. These
industries have structural issues that are impacting growth industry wide. However, local firms are leveraging some
local or regional factor that is making them more competitive than other firms on average.

Contracting, Underperforming: Industries that are declining locally at a rate faster than the national average. These
industries have structural issues that are impacting growth industry wide. However, some local or regional factors
are making it increasingly tough on local firms.

The average annual growth rate by industry from 2013 to 2023 (the latest available data) in Boardman was compared
to the national rate. The observed local change was compared to a standardized level reflecting what would be
expected if the local industry grew at a rate consistent with national rates for that industry.

As shown in Figure 5.5, most local industries grew at a faster rate than the rest of the country. Sectors that did
experience a notable positive regional shift in employment during this period were manufacturing, utilities, delivery
and warehousing, and information. Sectors with a negative regional shift in employment compared to the national
growth rate include wholesale trade and some professional sectors, however the size of the negative trend is not
large.

2 Measured from 2013 through 2023
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FIGURE 5.5: INDUSTRY SECTOR SHIFT SHARE ANALYSIS, CITY OF BOARDMAN (2013 —2023)

Section 8, Item A.

Average Employment Net Change Standardized  Regional
Industry 2013 2023 Total AAGR Level - 2022* Shift
Agriculture, forestry, fishing, and hunting 20 77 57 14.4% 21 56
Mining 3 0 (3) 0.0% 2 (2)
Construction 13 66 53 17.6% 19 47
Manufacturing 1,254 1,470 216 1.6% 1,355 115
Utilities 75 187 112 0.0% 79 108
Wholesale trade 27 14 (13) 0.0% 29 (15)
Retail trade 78 90 12 1.4% 81 9
Transportation & Warehousing 48 222 174 16.5% 74 148
Information 56 160 104 11.1% 62 98
Finance and Insurance 19 16 (3) -1.7% 21 (5)
Real Estate and Rental 8 9 1 1.2% 10 (1)
Professional, Scientific, and Technical Services 0 0 0 0.0% 0 0
Management of Companies and Enterprises 0 6 6 0.0% 0 6
Administrative and Waste Management 116 195 79 5.3% 136 59
Educational services 106 129 23 2.0% 127 2
Health care and social assistance 80 146 66 6.2% 101 45
Arts, Entertainment, and Recreation 0 0 0 0.0% 0 0
Accommodation and Food Services 108 217 109 7.2% 128 89
Other services 9 13 4 3.7% 9 4
TOTAL 2,020 3,017 997 4.1% 2,256 761
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Agriculture, forestry, fishing, and hunting

Professional, Scientific, and Technical Services

Management of Companies and Enterprises

Administrative and Waste Management

* Employment level in each industry had it grown at the same rate as its counterparts at the national level over the same period.

SOURCE: U.S. Department of Commerce, Bureau of Economic Analysis, Bureau of Labor Statistics
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PROJECTED EMPLOYMENT GROWTH (OED)

The State of Oregon produces employment forecasts by sector at the broader regional level, which groups the
Morrow and Umatilla counties together into one Columbia Basin region. The most recent forecast anticipated an
average annual growth rate of less than 1% during the 2023 — 2033 period. This projected growth rate would be
slower than Morrow County’s historical average annual growth rate of 3% per year since 2002 as highlighted in
Section Ill.

In this region, the major industries with the fastest projected growth rates are information including data centers,
private educational & health services (including nursing facilities), construction, and professional services. Food
manufacturing, which is important to the region, is projected to shrink slightly, while some other sectors are
expected to experience flat or very low growth. The projected large increase in the information industry is, in part,
due to the influx of data centers that have been recently constructed and planned to be introduced in the region.

FIGURE 5.6: PROJECTED EMPLOYMENT GROWTH BY SECTOR, COLUMBIA BASIN COUNTIES (2023 — 2033)

Total employment _ 6%
Natural resources and mining - 5%
Construction _ 13%
Manufacturing I 1%
Food manufacturingd% -
Wholesale trade _ 7%
Retail trade - 2%
Transport, warehousing, and utilities _ 10%
Information _ 11%
Financial activities 0%
Professional and business services _ 11%
Private educational and health services _ 12%
Leisure and hospitality _ 11%
Other services - 5%
Government - 2%
Self-employment - 4%
-5% 0% 5% 10% 15%
SOURCE: Oregon Employment Department, Workforce and Economic Research Division
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DATA CENTER DEVELOPMENT ACTIVITY — MORROW COUNTY

This EOA analysis would be incomplete without addressing the recent history of data center development in the
area, including Morrow County and adjacent Umatilla County. These facilities have been attracted to the area, as
well as Central Oregon, due to the availability of ample affordable power and water resources that meet the criteria
for data center campuses, as well as large, flat development sites to house these substantial facilities. Local and state
financial incentives have also helped attract this development.

Data centers accommodate the physical equipment necessary to store, manage, process, and transmit digital
information over the internet. Demand for data centers has and continues to increase rapidly, especially as cloud
computing, streaming services, e-commerce, and artificial intelligence (Al) become more prevalent.

While data centers come in a wide variety of sizes and capacities, development in Morrow and Umatilla Counties
has been almost exclusively of “hyperscale” data center campuses, which serve the needs of the largest internet and
cloud computing companies including Amazon, Google, Facebook, Apple, and Microsoft. These companies are
among the largest and best capitalized in the world with the resources to make these massive investments.

National Growth

A 2024 report3 by Cushman and Wakefield on the data center (DC) market finds that new development of these
facilities is still accelerating globally, with the amount of new development known to be in the current pipeline
(excluding those in land planning stage) expected to increase DC capacity by 2.5 times in the Americas market alone.
(The data center industry measures capacity in megawatts of power to run equipment.) The report forecasts that
DC revenues from cloud storage and Al customers is expected to grow by nearly 900% within the next 5 years.

The hyperscale DC category has been the fastest growing type in terms of capacity. As of 2010, hyperscale campuses
represented an estimated 13% of total capacity among data centers. As of 2022, they represented an estimated 77%
of total capacity.? With the largest technology companies needing their own dedicated data centers to
accommodate their own storage and Al needs or run cloud operations, the growth of hyperscale centers is expected
to continue to outpace other categories. McKinsey & Company estimates that hyperscale DC capacity will grow by
another 2.5 times by 2030.°

Co-location centers, owned by third-party operators with capacity that is leased to multiple other businesses, are

|ll

also expected to continue to grow, but less quickly (1.8 times). Growth in small “enterprise centers”, run by smaller
individual businesses for their own needs, has stagnated as they increasingly rely on outsourcing to the other two
categories for their data storage and processing needs. Enterprise now make up 10% of data center capacity and

this share is falling year to year.

Physical capacity in land, facilities, power and water will be needed globally, nationally, and regionally to meet this
strong demand that is not slowing but accelerating. The United States remains the leading market in the world for
DC development, capacity, and usage.

3 “Global Data Center Market Comparison.” Cushman and Wakefield, 2024.

4 “What do you Need to Know About Designing Data Centers?”, Consulting Specifying Engineer, May/June 2023

5 “Investing in the rising data center economy.” McKinsey & Company, 2023.
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Regional Growth (Oregon)
Oregon is now an established major market for data center development with the largest data center clusters

focused on the eastern Columbia Basin (Morrow and Umatilla counties), Portland metro area, and Prineville.
Currently, the Portland metro area has the greatest number of data centers, with most in the Hillsboro area.
However, these tend to be smaller data centers in the co-location category. Land constraints and shortage of
available industrial sites in the Metro area restrict the size and expansion of DC campuses. The Prineville area is
home to a small number of very large campuses, specifically Apple and Meta (Facebook) campuses of roughly 150
and 360 acres respectively.

The Columbia Basin is home to the greatest concentration of hyperscale data centers in the state, with a much larger
number of similarly sized campuses averaging roughly 100 to 125 acres (see more below).

Oregon is a globally significant data center market. The Cushman and Wakefield report assesses Oregon to be the
#8 DC market in the world, and #4 in the United States. Oregon is now home to hyperscale data centers for many of
the largest tech companies in the world. Established markets have advantages for DC operators including vendors,
construction expertise, and state and local governments and utilities that are familiar with the industry and its needs.
Oregon ranks even better in some categories, including:

e #3globally in IT load (computation capacity), #2 nationally
e #6 globally in presence of cloud operators, #4 nationally

e #5 globally in renewable power options, #1 nationally

e  #1in tax structure nationally

Regional Growth (Morrow and Umatilla Counties)

Over the last decade, investment and jobs growth in this sector has been extremely robust and outstripped growth
in any other sector in the region. Since roughly 2014, nine large data center campuses have been developed in
Morrow and Umatilla Counties. These campuses include 34 individual data center buildings of roughly 200k-225k
square feet each, and cover an estimated 850 acres, including accompanying substations. There are currently eight
additional campuses currently under construction or in advanced planning, for a total of 17 hyperscale data center
campuses expected to be completed over a period of roughly 12 years. (And multiple known campuses *in addition*
to these are in less advanced planning and proposed phases.)

Most of this development (7 of 9 completed campuses, with 28 buildings) has taken place just in the last five years,
with an average of 1.5 centers completed each year across the two counties. At an average of 108 acres per campus,
this is average land development of roughly 160 acres per year for hyperscale data centers.

In Morrow County, there have been five campuses developed over a decade (four in the past five years), three more
under development, and more in planning. These developments (existing and proposed) will average 130 acres in
size, with an average of four large buildings per campus, qualifying as hyperscale data center campuses. Morrow
County is expected to average development of two sites per year over the next three years. Recently, a land use
application was approved to allow the region’s first “exascale” data center of over 1,000 acres in Morrow County.
The campus might hold 16 or more data center buildings after it is completed in phases.

The following map and table (Figure 5.7) summarize the existing and planned hyperscale data center developments
in Morrow and Umatilla Counties. Two of these were built prior to 2019, but all the remaining have been built in the
last five years, with eight more under construction or in advanced planning, and more in earlier planning stages.
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FIGURE 5.7: EXISTING AND UNDER DEVELOPMENT DATA CENTERS, MORROW & UMATILLA COUNTIES
Bl
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. Years Built o
Site # TotalAcres  DC Buildings
(Est.)
Completed
1 2014-2017 60 3
2 2014-2022 35 3
3 2022-2023 126 4
4 2023 187 4
5 2023-2024 83 4
6 2021-2022 108 4
7 2023 100 4
8 2019-2023 68 4
9 2021-2023 82 4
Under Development/Planned
10 2024 131 4
11 2024-2025 100 4
12 2024-2025 114 4
13 2024-2025 194 4
14 2025-2026 133 4
15 2024-2025 100 4
16 2024-2025 125 4
17 2024-2025 130 4
TOTALS: 17 1,876 66
Since 2019: 15 1,781 60
Avg. Annual (Since 2019): 2.5 297 10

SOURCE: Baxtel, Data Centers.com, Umatilla and Morrow County assessors and GIS, Google Earth, Johnson Economics
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Continuous growth over the last five years indicates that large technology companies have the will and resources to
develop hyperscale data center campuses at a rate of one to two per year, consuming somewhere between 100 to
300 acres per year, for the foreseeable future.

Data Center Employment

Data from the Oregon Employment Department for Morrow and Umatilla Counties indicates that between 2014 and
2024 job growth in the “Information” sector that includes data centers far outpaced the growth rate in all other
sectors. The sector added an estimated 800 new jobs over that decade with most of this growth taking place in the
second half of the period. It is important to note that this data is lagging and does not include at least one new data
center facility that came online in 2024, which is estimated to have added hundreds of additional jobs in this sector.

The 800 new jobs represented growth of 300% in this sector between 2014 and 2024, or 15% per year. The second
fastest growing sector in the county was Construction, which grew at 4% annually (roughly 600 new jobs). The
accelerated growth in construction jobs is also at least partially attributable to the development of these large data
center campuses.

Data center operators maintain confidentiality over details of their operation. As noted, the most recent year of
employment data available from both BEA and QCEW data provided by the state is 2023, which does not include the
completion of most of the data centers in the area.

However, a handful of real-world examples analyzed by Johnson Economics finds an average estimated employment
at 35 to 40 employees per building (avg. hyperscale building of roughly 200k to 250k sqft). Industry sources also
estimate that employment at data centers can be anywhere from 20 — 50 employees per building. So that a
hyperscale campus, typically of four buildings, might have an average of 140 employees once it is in operation. This
assumption is applied in the following section to estimate average employment at hyperscale data centers.

Indirect and Induced Employment

Due to the sheer size of data center investments, the new direct employment they bring, and continued spending
by the enterprise in the local economy, DC development is estimated to have large secondary impacts in other
sectors.

Using the IMPLAN (IMPact for PLANning)® economic multiplier model, Johnson Economics estimated the impact of
the data center operations activity on secondary employment in the broader economy. Large data center campuses
are very high-value investments that generate significant additional spending in the region. This added economic
activity helps generate new jobs across support industries. These are called indirect or induced effects.

IMPLAN Methodology: IMPLAN models the magnitude and distribution of economic impacts, and measures three
types of effects. These are the direct, indirect, and induced changes within the economy. The following is a brief
definition of the three impact types:

Direct Impacts: The actual change in activity affecting the local economy. For example, if a new industrial
building is constructed, direct economic impacts represent the value-added output for that firm/user, as well
as the jobs required for development and the labor income paid.

6 IMPLAN is an economic impact model designed for analyzing the effects of industry activity (employment, income, or business revenues)
upon all other industries in an economic area. Minnesota IMPLAN Group (MIG), Stillwater, Minnesota
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Indirect Impacts: Indirect impacts reflect the response of all other local businesses within the geographic area
to the direct impact. Continuing the previous example, indirect impacts of a new institutional user would
comprise revenues for related venders (e.g., real estate services, vendors, etc.), and the jobs and labor income
thereby generated.

Induced Impacts: These reflect the response of households within the geographic area affected by direct and
indirect impacts. In the given example, induced impacts would be the increase in all categories of spending by
households in the geography directly or indirectly employed by the businesses' activities.

Due to the sheer size of the data center investments in a relatively rural county, the resulting indirect and induced
employment across other industries is estimated to be roughly 70% of the direct data center employment. Figure
5.8 shows an estimate of the amount of additional employment generated by the on-going operating activities of
one hyperscale data center campus (four buildings of roughly 225k sqft each, with 140 avg. total employees).

FIGURE 5.8: ESTIMATED INDIRECT AND INDUCED IMPACTS
STANDARD HYPERSCALE DATA CENTER (140 JOBS)

Employment Catego Jobs Share of Share of
S e Total Direct Jobs

Direct (DC per Bldg) 140 59%

Indirect 80 34% 57%

Induced 18 7% 13%

TOTAL: 238 100% 70%

Source: Minnesota IMPLAN Group, Johnson Economics
IMPLAN estimates that the ongoing operations of a data center will support secondary employment equal to 70% of
the direct DC employment. In the case of a 140-employee DC (building), this amounts to an additional 98 employees

in secondary industries. Figure 5.9 presents an estimate of the top ten industries that this activity would support.

FIGURE 5.9: ESTIMATED INDIRECT AND INDUCED IMPACTS BY SECTOR

L Est. Share of Indirect/
Sector Description
Induced Empl.

51 Data processing, hosting, ISP, web search portals and related services 40.1%
22 Electric power generation, transmission, and distribution 12.2%
72 Food services and drinking places 7.4%
54 Employment services 4.1%
53 Real estate establishments 3.5%
62 Offices of physicians, dentists, and other health practitioners 3.3%
23 Maintenance and repair construction of nonresidential structures 2.2%
a4 Retail Stores - Food and beverage 1.9%
45 Retail Stores - General merchandise 1.7%
62 Private hospitals 1.7%

Source: Minnesota IMPLAN Group, Johnson Economics

The indirect and induced impacts, while significant, are distributed over many other sectors. Indirect and induced
impacts are discussed more in the following section, and these figures help form the assumptions for estimated
impacts.
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VI. FORECAST OF EMPLOYMENT AND LAND NEED

CiITY OF BOARDMAN EMPLOYMENT FORECAST

Goal 9 requires that jurisdictions plan for a 20-year supply of commercial and industrial capacity. Because
employment capacity is the physical space necessary to accommodate new workers in the production of goods and
services, employment need forecasts typically begin with a forecast of employment growth in the community. The
previous analysis of economic trends and targeted industries set the context for these estimates. This analysis
translates those trends into estimates of employment growth by broad industry. Forecasts are produced at the
sector or subsector level (depending on available information) and subsequently aggregated into two-digit North
American Industry Classification System (NAICS) sectors. Estimates in this analysis are intended for long-range land
planning purposes and are not designed to predict or respond to business cycle fluctuation.

The projections in this analysis are built on an estimate of employment in 2025, the commencement year for the
planning period. Employment growth will come as the result of the expansion of existing businesses in the
community, new business formation, or the relocation/recruitment of new firms. Forecast scenarios consider a
range of factors influencing growth. Long-range forecasts typically rely on a macroeconomic context for growth.

The forecast does not consider the impact of a significant exogenous shift in employment such as recruitment of an
unforeseen major employer, as these events are difficult to predict. (This forecast does include the anticipated
employment at data center facilities currently under construction, because this employer is known at the time of
this analysis. More detail below.)

OVERVIEW OF EMPLOYMENT FORECAST METHODOLOGY

Our methodology starts with employment forecasts for major commercial and industrial sectors. Forecasted
employment is allocated to building type, and a space demand is a function of the assumed square footage per
employee ratio multiplied by projected change. The need for space is then converted into land and site needs based
on assumed development densities using floor area ratios (FARs).

FIGURE 6.1: UPDATE TO BASELINE YEAR AND CONVERSION OF COVERED TO TOTAL EMPLOYMENT

| EMPLOYMENT SPACE NEEDS REAL ESTATE LAND/SITE

FORECAST « SF per Employee PRODUCTS NEEDS

« By Sector * Magnitude and « Office  Aggregate Need
* Baseline and Character of Need o Industrial « Site Requirements
Adjusted « Commercial
* Hybrid Products

The first analytical step of the analysis is to update covered employment to the 2025 base year. The Quarterly Census
of Employment and Wages (QCEW) data was used to determine the City of Boardman’s covered employment by
industry through 2023, the latest year available. To update these estimates, we use observed industry specific
growth rates for Morrow County between 2014 and 2024.
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The second step in the analysis is to convert “covered”’ employment to “total” employment. Covered employment
only accounts for a share of overall employment in the economy. Specifically, it does not consider sole proprietors
or commissioned workers. Covered employment was converted to total employment based on observed ratios at
the county level derived from the Oregon Employment Department. The adjusted 2025 total employment base for
the City of Boardman is just under 3,500 jobs.

FIGURE 6.2: UPDATE TO 2025 BASELINE AND CONVERSION OF COVERED TO TOTAL EMPLOYMENT,
CITY OF BOARDMAN (2023 —2025)

QCEW Employment
2023 '23-'25 2025 Total Emp. 2025
Major Industry Sector Employment  County A" Estimate Conversion’  Estimate
Agriculture, forestry, outdoor 77 0.0% 77 50% 154
Construction 66 2.6% 71 82% 87
Manufacturing 1,470 -0.7% 1,438 97% 1,475
Wholesale Trade 14 0.0% 14 98% 14
Retail Trade 90 4.7% 103 96% 108
Transport., Warehousing, Utilities 409 3.2% 449 90% 498
Information 160 0.0% 160 95% 168
Finance & Insurance 16 -1.3% 15 92% 17
Real Estate 9 -1.3% 9 92% 9
Professional & Technical Services 5.4% 0 92% 0
Administration Services 201 5.4% 236 92% 257
Education 129 8.2% 163 96% 170
Health Care/Social Assistance 146 8.2% 185 96% 193
Leisure & Hospitality 217 4.4% 247 95% 261
Other Services 13 0.0% 13 85% 15
Government 50 1.3% 52 100% 52
TOTAL 3,067 5.4% 3,232 93% 3,479

Source: Johnson Economics, Oregon Employment Department
1/Growth rate calculated using CES data for Morrow County

2/Bureau of Economic Analysis (2022 County Averages)

BASELINE SCENARIO: BASELINE “SAFE HARBOR” FORECAST
The Goal 9 statute does not have a required method for employment forecasting. However, OAR 660-024-0040(9)(a)

outlines several safe harbor methods, which are intended to provide jurisdictions with an agreed-upon
methodological approach to job forecasting. The recommended approach for the City of Boardman is 660-024-
0040(9)(a)(B), which uses the most recent 20-year coordinated population forecast for the city prepared by Portland
State University Population Research Center and assume that the employment growth matches population growth
rate.

The second safe harbor method would use the regional employment forecast by industry, published by the Oregon
Employment Department (see Figure 5.6), to the current estimated employment base of the city. In the case of
Boardman, the first method results in a somewhat higher growth rate. The baseline growth rate used in this analysis
is based on the forecasted population growth rate (0.9% annually). The OED employment growth rate (0.6%
annually) is not used.

The baseline forecast projects the creation of roughly 650 new jobs over the 20-year forecast period.

7 The Department of Labor’s Quarterly Census of Employment and Wages (QCEW) tracks employment data through state employment
departments. Employment in the QCEW survey is limited to firms with employees that are “covered” by unemployment insurance.
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ADJUSTED EMPLOYMENT FORECAST: DATA CENTER GROWTH, AND ECONOMIC IMPACTS

A second forecast scenario presented in Figure 6.3 is an adjusted forecast. It was influenced by the analysis
conducted in the EOA, and specific known employment-use developments that are proposed in Boardman and
adjacent parts of Morrow County. The adjusted forecast adopts the employment growth of the baseline scenario as
a starting point, but accounts for additional forecasted growth stemming from:

e The anticipated employment created by hyperscale data center developments, including known and
proposed projects;

e An estimate of additional “indirect and induced” employment that will result from the economic activity
generated in the general community from these large investments;

e An additional estimate of growth in the construction sector employment given the scale and on-going
nature of very large and high-investment data center construction projects.

e Additional need for household serving sectors such as retail, education, and health to reflect the rapid
permitting and construction of new housing in recent years.

Pace of Hyperscale Development Activity (Morrow County and City of Boardman)

As discussed in Section V, the data center industry has grown rapidly in the region over the past decade, with
eight hyperscale data center campuses finished or under development in Morrow County. Three campuses
are currently under development or advanced planning in or nearby the City of Boardman. These three
campuses cover roughly 360 acres, are assumed to include 12 individual data center buildings, and will house
hundreds of future jobs (reflected as future growth in the “Information” sector in Figure 6.3 below).

As Section VII of this report discusses, after the development of these three identified sites, there will be few
buildable sites remaining within the UGB suitably large enough for data center development. The remaining
supply of large-lot industrial land has largely been exhausted in recent years.

Morrow and Umatilla counties have experienced rapid growth in hyperscale campus development over the
last decade, and particularly in the last five years. Considering the pace of development over the past five
years, plus anticipated additions over the next three years, the region has experienced the addition of at least
two hyperscale data centers per year on average. If appropriate large sites continue to be available, Johnson
Economics concludes that this pace will be sustainable for the foreseeable future, Sufficient interest in
available sites has already been expressed by multiple developers to maintain this pace for at least the next
ten years.

This pace implies an estimated 20 new data center developments in Morrow County over the 20 year planning
period of this report, of which the City of Boardman could reasonably expect to capture a significant share if
appropriate land is available. The proposed ongoing development of multiple new hyperscale campuses in
the immediate area is credible, supported by very large and well-capitalized technology companies.

Based on this analysis, high employment growth has been forecasted in the Information sector as shown in
Figure 6.3. As multiple data center developers have demonstrated that they have the intent and the resources
to make these large investments on an ongoing basis, this analysis finds that they are not speculative and are
feasible if suitable sites are available.
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Direct Data Center Employment (Information Industry Sector)

The adjusted forecast estimates the creation of 955 information sector jobs over the 20-year period, of
which 700 would be anticipated to be direct data center employment. At an average of 140 employees per
campus, this implies up to 5 potential campuses.

The remaining 250 information sector jobs are expected to be those induced in related industries and
vendors as this sector continues to boom (see below), but these jobs will not be housed directly at data
center sites.

Indirect and Induced Employment (Across Sectors)

Using the IMPLAN (IMPact for PLANning)® economic multiplier model, Johnson Economics estimated the
impact of the data center development and operation activity on the broader economy. Large data center
campuses are very high-value investments that generate significant additional spending in the region, in
the building and operations phases. This added economic activity helps generate new jobs across support
industries. These are called indirect or induced effects. Due to the sheer size of the data center investments
and ongoing economic activity, the resulting indirect and induced employment across other industries is
estimated at roughly 70% of the direct data center employment. (See Section V)

This analysis indicates that an additional 490 indirect and induced jobs are expected over the 20-year period
as the data center development takes place. These jobs are distributed over all sectors as they experience
some indirect impact of the new investment and direct employment. However, the employment is not
expected to be distributed evenly, with an estimated 40% being in support industries and vendors serving
the data center industry. Utilities sector is expected to account for 12% of the indirect growth, with all other
sectors experiencing diminishing shares.

Increased Direct Construction Employment

Employment in the construction sector in the region has grown at a rate of 4% over the decade 2014 to
2024, adding roughly 600 jobs. The amount and pace of large data center development, construction
investments that may approach or exceed $1B each, has greatly increased since that data was current. Each
project is estimated to require hundreds or thousands of individual specialists over the course of the
construction phase.

For this reason, this analysis assumes that the county will experience continued growth in the construction
sector beyond the 1.5% reflected in the OED regional forecast. Applying this 1.5% forecast to the baseline
scenario results in growth of only 30 jobs over 20 years.

Assuming continued growth of 4% over the coming 20 years in the county would imply more robust growth.
Given the continued local development of high-investment mega-scale construction projects, this seems
realistic over a 20-year period. If Boardman grows at this recent trend rate of 4%, that implies over 100
additional construction jobs over the 20-year planning period, which is reflected in Figure 6.3.

As summarized in Figure 6.3 below, this adjusted growth forecast estimates an average annual growth rate of 2.6%
for the period, for a total addition of nearly 2,300 new jobs. The forecasted rate of 2.6% while robust would actually
be lower than the realized employment growth rate since 2010 of 4.0% per year, (source: Oregon Employment
Department, QCEW data).

8 IMPLAN is an economic impact model designed for analyzing the effects of industry activity (employment, income, or business revenues)
upon all other industries in an economic area. Minnesota IMPLAN Group (MIG), Stillwater, Minnesota
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FIGURE 6.3: ADJUSTED GROWTH FORECAST, CITY OF BOARDMAN (2025 - 2045)

SCENARIO | (Population Forecast) = SCENARIO Il (Adjusted Forecast)

Industry 2025 2045 Chg. AAGR 2025 2045 Chg. AAGR
Agriculture, forestry, outdoor 154 180 26 0.8% 154 186 32 1.0%
Construction 87 117 30 1.5% 87 195 108 4.1%
Manufacturing 1,475 1,573 97 0.3% 1,475 1,769 294 0.9%
Wholesale Trade 14 17 3 1.0% 14 24 10 2.6%
Retail Trade 108 118 10 0.4% 108 157 49 1.9%
Transport., Warehousing, Utilities 498 637 139 1.2% 498 754 255 2.1%
Information 168 220 51 1.3% 168 1,123 955 10.0%
Finance & Insurance 17 18 1 0.2% 17 24 8 1.9%
Real Estate 9 10 0 0.2% 9 34 24 6.6%
Professional & Technical Services 0 15 15 14.5% 0 43 43 20.7%
Administration Services 257 333 76 1.3% 257 339 83 1.4%
Education 170 225 54 1.4% 170 231 61 1.5%
Health Care/Social Assistance 193 254 61 1.4% 193 345 153 3.0%
Leisure & Hospitality 261 337 77 1.3% 261 455 195 2.8%
Other Services 15 18 2 0.7% 15 24 9 2.3%
Government 52 57 5 0.5% 52 64 12 1.0%
TOTAL: 3,479 4,128 649 0.9% 3,479 5,769 2,290 2.6%

Agriculture, forestry, outdoor s
Construction I
Ma nufacturing |
Wholesale Trade g
Retail Trade
Transport., Warehousing, Utilities
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|

Leisure & Hospitality

Other Services g Scenario |I: OED Growth Forecast

M Scenario Il: Adjusted Forecast

Government

o

100 200 300 400
Job Growth

Source: Oregon Employment Department, Johnson Economics

FIVE-YEAR INCREMENTAL FORECAST

The adjusted growth forecast, accounting for the development of hyperscale data centers, estimates an annual
growth rate of 2.6%, or 2,300 new jobs over the 20-year period. Roughly 950 of these new jobs in the information
sector, attributable mostly to data center development, would account for over 40% of the total anticipated growth.
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Forecasts grounded in broad based economic variables cannot account for all the realities of local businesses and
trends among evolving industries. Any long-term forecast is inherently uncertain and should be updated on a regular
basis to reflect more current information. This is particularly true in a smaller jurisdiction such as Boardman, in which
a single large firm’s location and/or operational decision may substantively impact the rate of growth.

The adjusted growth forecast was further broken down into four five-year increments, assuming a consistent rate
of growth over the period. We expect that in reality the twenty-year period will include multiple business cycles, and

that the growth rate will be variable over that time.

FIGURE 6.4: GROWTH FORECAST, 5-YEAR INCREMENTS, CITY OF BOARDMAN (2025 - 2045)

Overall Employment Net Change by Period Total

Industry 2025 2030 2035 2040 2045 | 25-30 30-35 35-40 40-45 25-45
Adjusted Growth Forecast
Agriculture, forestry, outdoor 154 162 169 178 186 8 8 8 9 32
Construction 87 106 130 159 195 19 24 29 35 108
Manufacturing 1,475 1,544 1,616 1,691 1,769 69 72 75 79 294
Wholesale Trade 14 16 18 21 24 2 2 3 3 10
Retail Trade 108 119 130 143 157 11 12 13 14 49
Transport., Warehousing, Utilities 498 553 613 680 754 54 60 67 74 255
Information 168 271 435 699 1,123 102 164 264 424 955
Finance & Insurance 17 18 20 22 24 2 2 2 2 8
Real Estate 9 13 18 25 34 4 5 7 9 24
Professional & Technical Services 0 10 20 30 43 10 10 10 13 43
Administration Services 257 275 295 316 339 19 20 21 23 83
Education 170 184 199 214 231 14 15 16 17 61
Health Care/Social Assistance 193 223 258 299 345 30 35 40 47 153
Leisure & Hospitality 261 300 344 396 455 39 45 52 59 195
Other Services 15 17 19 22 24 2 2 2 3 9
Government 52 55 58 61 64 3 3 3 3 12
TOTAL: 3,479 3,865 4,343 4,955 5,769 386 478 612 815 2,290

Source: Oregon Employment Department, Johnson Economics

EMPLOYMENT LAND FORECAST

The next step in the analysis is to convert projections of employment into forecasts of land demand over the planning
period. The methodology begins by allocating employment by sector into a distribution of building typologies that
those economic activities typically use. As an example, insurance agents typically locate in traditional office space,
often along commercial corridors. However, a percentage of these firms are also located in commercial retail space
adjacent to retail anchors. Cross tabulating this distribution provides an estimate of employment in each typology.

The next step converts employment growth into real estate space using estimates of the typical square footage
exhibited within each typology. Adjusting for the average market vacancy we arrive at an estimate of total space
demand for each building type.

Finally, we can consider the physical characteristics of individual building types and the amount of land they typically
require for development. The site utilization metric commonly used is referred to as a “floor area ratio” or FAR. For
example, assume a 25,000-square foot general industrial building requires a site of roughly 100k square feet to
accommodate its structure, setbacks, parking, and necessary yard/storage space. This building would have an FAR
of roughly 0.25. Demand for space is then converted to net acres using a standard floor area ratio (FAR) for each
development form.
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LAND DEMAND ANALYSIS — ADJUSTED GROWTH FORECAST

In this step we allocate employment growth to the standard building typologies. The building typology matrix
represents the share of sectoral employment that is located across various building types. (Note that only a fraction
of employment in the agricultural sector is assumed to need urban real estate, as many of these companies operate
in unincorporated areas in the region around the city. Food processing operations are captured under

“manufacturing.”)

FIGURE 6.5: DISTRIBUTION OF EMPLOYMENT BY SPACE TYPE, CITY OF BOARDMAN (ADJUSTED FORECAST)

BUILDING TYPE MATRIX
Industry Sector Office Institutional Flex/B.P Gen.ind. Warehouse Data Center Retail
Agriculture, forestry, fishing, hunting 10% 0% 0% 0% 15% 0% 0%
Construction 5% 0% 18% 54% 18% 0% 5%
Manufacturing 8% 0% 24% 60% 8% 0% 0%
Wholesale Trade 8% 0% 22% 20% 40% 0% 10%
Retail Trade 5% 0% 5% 0% 0% 0% 90%
T.W.U. 10% 0% 12% 18% 55% 0% 5%
Information 13% 0% 10% 0% 0% 77% 0%
Finance & Insurance 75% 0% 5% 0% 0% 0% 20%
Real Estate 65% 0% 5% 0% 0% 0% 30%
Professional & Technical Services 80% 0% 5% 0% 0% 0% 15%
Administration Services 75% 0% 5% 0% 0% 0% 20%
Education 30% 60% 0% 0% 0% 0% 10%
Health Care 30% 55% 0% 0% 0% 0% 15%
Leisure & Hospitality 20% 0% 5% 0% 0% 0% 75%
Other Services 60% 0% 5% 0% 0% 0% 35%
Government 30% 45% 5% 0% 5% 0% 15%
TOTAL 16% 6% 9% 7% 5% 43% 11%
Source: Johnson Economics
FIGURE 6.6: ASSUMED DISTRIBUTION OF SPACE BY TYPE AND INDUSTRY SECTOR, CITY OF BOARDMAN
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Under the adjusted employment forecast scenario, employment housed in data center developments accounts for
the greatest share of growth, followed by employment housed in office and retail space. If we exclude the forecasted
data center employment (~700 jobs), the combined employment forecast in commercially zoned space (~815 jobs)
is greater than that forecast for other (non-data center) industrially zoned space (~715 jobs). Note that the 2,266
total jobs shown here is less than the total employment in the adjusted forecast (2,290 jobs) because not all
agricultural jobs require real estate space.

FIGURE 6.7: NET GROWTH IN EMPLOYMENT BY BUILDING TYPE, CITY OF BOARDMAN (ADJUSTED FORECAST) 2025-2045

20-year Job Forecast NET CHANGE IN EMPLOYMENT BY BUILDING TYPE - 2025-2045

Industry Sector Number  AAGR Office Institutional Flex/B.P Gen.ind. Warehouse DataCenter Retail Total

Agriculture, forestry, fishing, hunting 32 1.0% 3 0 0 0 5 0 0 8
Construction 108 4.1% 5 0 19 58 19 0 5 108
Manufacturing 294 0.9% 24 0 71 177 24 0 0 294
Wholesale Trade 10 2.6% 1 0 2 2 4 0 1 10
Retail Trade 49 1.9% 2 0 2 0 0 0 44 49
TW.U. 255 2.1% 26 0 31 46 140 0 13 255
Information 955| 10.0% 124 0 95 0 0 735 0 955
Finance & Insurance 8 1.9% 6 0 0 0 0 0 2 8
Real Estate 24 6.6% 16 0 1 0 0 0 7 24
Professional & Technical Services 43 20.7% 35 0 2 0 0 0 6 43
Administration Services 83 1.4% 62 0 4 0 0 0 17 83
Education 61 1.5% 18 37 0 0 0 0 6 61
Health Care 153 3.0% 46 84 0 0 0 0 23 153
Leisure & Hospitality 195 2.8% 39 0 10 0 0 0 146 195
Other Services 9 2.3% 5 0 0 0 0 0 3 9
Government 12 1.0% 4 5 1 0 1 0 2 12
TOTAL 2,290 2.6% 415 126 239 283 193 735 275 2,266

Source: Johnson Economics

Employment growth estimates by building type are then converted to demand for physical space. This conversion
assumes the typical space needed per employee on average. This step also assumes a market average vacancy rate,
acknowledging that equilibrium in real estate markets is not 0% vacancy. We assume a 10% vacancy rate for office,
retail, and flex uses, as these forms have high rates of speculative multi-tenant usage. A 5% rate is used for general
industrial and warehouse - these uses have higher rates of owner occupancy that lead to lower overall vacancy.
Institutional uses and data centers are assumed to have no vacancy, as they are typically purpose-built for
healthcare, nonprofit, government, or the data center operators.

The demand for space is converted into an associated demand for acreage using an assumed Floor Area Ratio (FAR).
The combined space and FAR assumptions further provide estimates indicated of job densities, determined on a per
net-developable acre basis.
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FIGURE 6.8: NET ACRES REQUIRED BY BUILDING TYPOLOGY, CITY OF BOARDMAN (ADJUSTED FORECAST) — 20-YEAR

DEMAND BY GENERAL USE TYPOLOGY, 2025-2045
Office Institutional Flex/B.P Gen.Ind. Warehouse DataCenter Retail Total
Employment Growth 415 126 239 283 193 735 275 2,266
Avg. SF Per Employee 350 350 990 600 1,800 6,000 500 2,423
Demand for Space (SF) 145,300 44,000 237,000 169,500 346,800 4,410,500 137,600 5,490,700
Floor Area Ratio (FAR) 0.30 0.30 0.25 0.25 0.25 0.18 0.25 0.17
Market Vacancy 10.0% 0.0% 10.0% 5.0% 5.0% 0.0% 10.0% 1.4%|
Implied Density (Jobs/Acre) 33.6 37.4 9.9 17.2 5.7 13 19.6 3.4
Net Acres Required 124 3.4 24.2 16.4 335 562.5 14.0 666.4
Share forinfrastructure (Net-to-Gross) 20% 20% 15% 15% 15% 10% 20% 11%)
Gross Acres Required 15.4 4.2 28.4 19.3 394 625.0 17.5 749.4

* Average of Totals excludes data centers, due to distorting effect.
Source: Johnson Economics

Commercial office and retail densities are 34 and 20 jobs per acre, respectively. Industrial uses range from 17 for
general industrial to less than 6 jobs per acre for warehouse/distribution. Data centers have low employment density
due to the very large buildings and large-acreage sites typical of this use.

The projected 2,300-job expansion in the local employment base through 2045 requires an estimated 665 net acres,
and 750 gross acres of employment land. A large majority of this needed land (625 gross acres) will be very large
industrial sites suitable for planned and new hyperscale data center development. This growth in the data center
industry represents 33% of forecasted employment growth, and the bulk of the land need (83%).

Due to the large impact of this identified future use, Figure 6.9 separates out data centers from other industrial uses
to better represent the need from other sectors over the planning period. Excluding data centers, there is a

forecasted need for 125 gross acres to house job growth in other commercial and industrial categories.

FIGURE 6.9: EMPLOYMENT GROWTH AND LAND NEED BY BUILDING TYPOLOGY, CITY OF BOARDMAN

Land Use (Excluding D.C.)
Commercial Industrial Subtotal Data Center Total
20-Year Job Growth: 816 715 1,531 735 2,266
Job Share: 53% 47% 100% 32% 100%
Net Needed Acres: 29.8 74.1 103.8 562.5 666.4
Gross Needed Acres: 37.2 87.2 124.4 625.0 749.4
Land Need Share: 30% 70% 100% 83% 100%

Source: Oregon Employment Department, Portland State University, City of Boardman, Johnson Economics LLC

Despite the higher number of commercial jobs, the gross acreage of industrial land needed is 70% of the gross (non-
data center) land need, and commercial is 30%. This is because of the relatively lower average job density of industry
users requires more land to accommodate the same number of jobs.
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VIl. RECONCILIATION OF EMPLOYMENT LAND NEED AND INVENTORY

The inventory of buildable employment land provides a snapshot of the current local capacity to accommodate more
businesses and jobs over the planning period. This current available land is compared to the forecasted need for
new land over the 20-year planning period, presented in Section VI.

SUMMARY OF LAND DEMAND (ACRES)
The estimate of future land need is presented again below. A total need for roughly 750 gross acres was identified
across a range of land use and building types, based on the adjusted growth forecast. Data centers account for 625

gross acres of this need. Other industrial uses account for 87 gross acres of need, and commercial uses 37 gross
acres.

FIGURE 7.1: SUMMARY OF FORECASTED 20-YEAR LAND NEED BY BUILDING TYPOLOGY (BOARDMAN)

Land Use (Excluding D.C.)
Commercial Industrial Subtotal Data Center Total
20-Year Job Growth: 816 715 1,531 735 2,266
Job Share: 53% 47% 100% 32% 100%
Net Needed Acres: 29.8 74.1 103.8 562.5 666.4
Gross Needed Acres: 37.2 87.2 124.4 625.0 749.4
Land Need Share: 30% 70% 100% 83% 100%

Source: Oregon Employment Department, City of Boardman, Johnson Economics LLC

SUMMARY OF LAND SuPPLY (ACRES)

To assess the remaining supply of buildable employment land suitable to accommodate the 20-year land need, an
inventory of land with the proper zoning was conducted. Figure 7.2 is a summary of the results on that inventory.

A more detailed explanation of the methodology and findings of the Buildable Land Inventory (BLI) is presented as
an appendix to this report.

FIGURE 7.2: BUILDABLE LAND INVENTORY, NET DEVELOPABLE ACRES BY ZONE (BOARDMAN)

Net Developable Acres

Zoning Vacant and Partially ~ Net Developable
Vacant Lots Acres
Industrial

General Industrial (County) 1 .1
Port Industrial (County) 0 0
Light Industrial 40 32.3
General Industrial 22 93.8

Commercial
Commercial 8 50.8
Commermal[{)?;rr\i.r:t:? Center Sub 15 733
Commercglugc[n;igtl_:,;[c(ti}ommerual o4 25.9
Total 110 276.3

Source: City of Boardman, MIG
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The BLI filtered the zoned employment land in Boardman by Commercial or Industrial zoning category,

environmental constraints that will limit development, and whether the parcel is already developed, vacant, or

partially vacant (see Appendix for more detail). The inventory was vetted to address development projects in the
pipeline and known limitations on specific sites that will prevent development on all or a portion of the site.

The preceding figure presents the estimated net developable acres of land by zone. There are an estimated 161 net
acres of buildable Commercial land and an estimated 132 net acres of buildable Industrial land.

FIGURE 7.3: BUILDABLE LAND INVENTORY, EMPLOYMENT LAND BY DEVELOPMENT STATUS (BOARDMAN)

YOOI

P

iy Development Status ¢ == Urban Growth

(Employment) ot

3 city Limits

I Developed 273 constraints
3 [___| Partially Vacant
-."‘,.--*—“" \o. [ Vacant
0..025 O.a“es P I | Non-Employment

Source: City of Boardman, MIG

RECONCILIATION OF 20-YEAR LAND SUPPLY AND DEMAND (GROSS ACRES)

Comparing the Buildable Land Inventory to the 20-year forecast of employment land need indicates that the City of

Boardman faces a deficit of employment land over the planning period, specifically in large-lot sites for hyperscale
or larger data center campuses (discussed more below).

There is sufficient gross buildable Commercial land and general Industrial land. However, as discussed more below,
there is also a shortage of large lot parcels remaining for other commercial and industrial users.
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Figure 7.4 shows gross acres of buildable land which reflects the net acres shown in Figure 7.2, plus an assumption
of 20% for Commercial land and 15% for Industrial land to accommodate internal streets, right of way, and other
infrastructure. This is the same net-to-gross assumption used in preparing the BLI.

A summary of the comparison of land supply and demand in gross acres is presented below.

FIGURE 7.4: RECONCILIATION OF LAND SUPPLY AND 20-YEAR DEMAND (BOARDMAN)

20 YR. DEMAND| CUILDABLE | SURPLUS OR
EMPLOYMENT ZONING DESIGNATION : LAND (DEFICIT)
(Gross Acres) a
(Gross Acres) (Gross Acres)

Commercial (Office, Institutional, Retail) 37.2 150.1 1129
Industrial (Gen. Ind., Warehouse, Flex) 87.2 126.2 39.0
Data Center Campus 625.0 0 (625.0)
TOTAL: 749.4 276.3 (473.1)

! While the buildable land inventory found a surplus of industrial land in gross terms, none of the remainingsites meet the
specific unique requirments of hyperscale data center campuses. Most importantly, remaining buildable sites lack the size
to house a new campus. Following the development of the three known sites identified above, no additional appropriate
large-lot sites will remain.

Source: Johnson Economics, City of Boardman, MIG

This analysis indicates that Boardman has sufficient gross acres of general Commercial land, and (non-data
center) general Industrial land to accommodate the forecasted 20-year demand for land (other than for
large-lot data centers).

It is important to note that some of the forecasted growth will include employers who may have specific
site needs and preferences that are not reflected in the available buildable inventory. (See Appendix A for
more details on site preferences for certain key industries.) There is forecasted demand for more suitable
large-lot commercial and industrial sites while relatively few of these sites were found to remain in the
inventory that are unconstrained. This is discussed in greater detail below.

Based on proposed data center projects in the Boardman area, and the rate of development of data centers
generally in Boardman, Morrow and Umatilla Counties over the past decade, there is a strong identified
need for significant acreage for large-lot industrial sites appropriate for these developments.

In keeping with recent data center campuses in the county, hyperscale data centers require an average of
100 to 120 acres of buildable land to accommodate at least four buildings. Each campus is also accompanied
by an electrical substation to meet power needs, that typically requires an additional five to fifteen acres
(see Appendix A). The average site size of hyperscale data center campuses in Morrow and Umatilla
Counties over the past decade is 110 acres, with more recent developments averaging 128 acres.

There is an estimated need for 625 gross acres in the Boardman area to accommodate multiple hyperscale
data center campuses averaging 125 acres. These campuses may take the form of individual hyperscale
centers, or one or more consolidated mega campuses as seen recently in Morrow County. Over a 20-year
period, this forecasted rate of development would be in keeping with the observed development of these
facilities in the County over the past decade.
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SITE SUPPLY VS. SITE DEMAND (NUMBER AND SIZE OF SITES)

This section compares the more specific site requirements of projected future commercial and industrial users with
the specific inventory of prospective employment sites identified within the UGB. Oregon Administrative Rules
requires a determination of 20-year employment land need, as well as a determination of need for suitable, readily
serviceable land to meet short-term demand.

The following definitions from OAR 660-009-005 are relevant to this discussion:

(2) “Development Constraints” means factors that temporarily or permanently limit or prevent the use of land for
economic development. Development constraints include, but are not limited to, wetlands, environmentally sensitive
areas such as habitat, environmental contamination, slope, topography, cultural and archeological resources,
infrastructure deficiencies, parcel fragmentation, or natural hazard areas....

(10) “Short-term Supply of Land” means suitable land that is ready for construction within one year of an application
for a building permit or request for service extension. Engineering feasibility is sufficient to qualify land for the short-
term supply of land. Funding availability is not required. “Competitive Short-term Supply” means the short-term supply
of land provides a range of site sizes and locations to accommodate the market needs of a variety of industrial and
other employment uses.

(11) ”Site Characteristics” means the attributes of a site necessary for a particular industrial or other employment use
to operate. Site characteristics include, but are not limited to, a minimum acreage or site configuration including shape
and topography, visibility, specific types or levels of public facilities, services or energy infrastructure, or proximity to a
particular transportation or freight facility such as rail, marine ports and airports, multimodal freight or transshipment
facilities, and major transportation routes.

(12) ”Suitable” means serviceable land designated for industrial or other employment use that provides, or can be
expected to provide the appropriate site characteristics for the proposed use.

As noted in the prior section, the Buildable Land Inventory was screened for major constraints, including current
development, floodways, wetlands, steep slopes, and federal ownership. The remaining parcels in the inventory
may be buildable but may not meet the specific site requirements of certain users. Others may be part of the long-
term supply but not be well-suited for the short-term supply.

ESTIMATED 20-YEAR SITE NEEDS VS. CURRENT SUPPLY
The following figures represent the findings of estimated need (Section VI) and current supply (Section VII) of sites

by size. Note that the estimate of future needs is approximate, as economic growth is dynamic and difficult to
predict. Communities should maintain flexibility and ensure a supply of a variety of site types with short-term
availability, as allowed through the Goal 9 EOA process.

Figure 7.5 presents the estimated supply of sites by zoning and site size as found in the BLI. As shown, there are few
remaining Commercial or Industrial sites over 10 acres in size in the inventory. In total, there are 63 commercial sites
remaining, mostly under 5 acres in size.

There are some remaining Industrial sites over 10 acres, however, none over 20 acres. There are no remaining
medium or large lot industrial sites within the UGB. This will greatly limit the types of firms that can locate in the
area unless additional land supply is made available.
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FIGURE 7.5: SUMMARY OF SITE SUPPLY BY LAND USE SIZE (ACRES), BOARDMAN

Number of Lots

Industrial Commercial
Size Classification Designation Designation Total
<1 Acre 21 15 36
1-5 Acres 34 21 55
5-10 Acres 5 6 11
10-20 Acres 3 4 7
20-30 Acres 0 0 0
30-40 Acres 0 0 0
40-50 Acres 0 1 1
Total 63 47 110

Source: City of Boardman, MIG

As is the trend nationwide, most firms in Boardman are small businesses. The number of firms under five employees
is 61% nationally, and 60% in Boardman. Those with fewer than 10 employees are 78% of businesses nationwide
and 70% locally. However, while large firms or organizations of at least 100 employees make up a small percentage
of businesses, their high employment means they still represent a significant share of overall employment.

FIGURE 7.6: NUMBER OF FIRMS BY SIZE, BOARDMAN AND NATIONAL
DISTRIBUTION OF FIRMS BY SIZE

>500 Of/°% National (Private Sector)
250-499 %042 Boardman
£ 100-249 & 10
T
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_§‘ 10-19 e
"uo: >9 1% %
S <3 603"
0% 10% 20% 30% 40% 50% 60% 70%

Share of Firms (Out of all firms)

Source: Bureau of Economic Analysis

By applying assumptions of the amount of space and land firms require based on size, we come to an estimate of
the number of sites needed for commercial and industrial users from the 20-year growth forecast. Note that many
of the smallest firms of one to four people will likely include home businesses, those sharing space, in multi-tenant
commercial centers and other arrangements than strictly needing their own sites. Most of the larger firms likely will
need their own sites, particularly industrial businesses with externalities that make it difficult to operate in shared
space.

While need is weighted towards smaller sites for most businesses that have five or fewer employees, there is also a
need for sites at larger sizes to provide opportunities for new businesses to locate and allow existing businesses to
expand.
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Need for medium and large sites: The comparison of forecasted land demand to the remaining inventory found that
there is a surplus of commercial land and general industrial land. Through the EOA process, and discussion of interim
findings, the advisory committee and local officials expressed the community’s desire to have additional medium
(10+ acres) and larger sites (20+ acres) available for commercial and industrial users, so that the city can
competitively recruit larger businesses.

So while there is surplus of industrial land measured in gross acres, this land is mostly found in fragmented smaller
sites. This means that there is a finding of need for additional industrial land and sites to meet the identified
community goals.

There is a need for additional sites of 20+ acres for commercial users, and 20 - 30 and 100+ acres for industrial users
including data centers (Figures 7.7 and 7.8).

FIGURE 7.7: ESTIMATE OF FORECASTED 20-YEAR SITE NEED
BY LAND USE AND SITE SIzE (ACRES)

LAND USE 0TO.9 1to49 5t09.9 10t019.9 20to0 29.9 30t049.9 50t099.9 100-150 150+ TOTAL
acres  acres  acres acres acres acres acres acres  acres (sites)
Office 10 2 1 0 0 0 0 0 18
Institutional 1 0 1 0 0 0 0 8
Retail 5 4 2 1 1 1 0 0 0 14
Commercial Total: 20 10 5 2 2 1 0 0 0 40
Flex/B.P 2 1 1 0 0 0 0 11
Gen. Ind. 4 2 2 0 0 0 0 16
Warehouse 2 2 1 1 0 0 0 15
Industrial Total: 11 13 8 5 4 1 0 0 0 42
Data Center 0 0 0 0 0 0 0 5 0 5
TOTAL: 31 23 13 7 6 2 0 5 0 87

Source: Oregon Employment Department, BEA, Johnson Economics LLC

Figure 7.8 presents a side-by-side comparison of forecasted need and current supply (inventory) by site size.
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FIGURE 7.8: SUMMARY OF FORECASTED 20-YEAR SITE NEED VS. SITE SUPPLY
BY LAND USE AND SITE SIZE (ACRES), BOARDMAN

Commercial Sites Industrial Sites
150-200 acres g Supply 150-200 acres 8 Supply
0 M Est. Need 0 B Est. Need
100-150 acres 0 100-150 acres . s
50 to 99.9 acres 8 50 to 99.9 acres g
30 to 49.9 acres I 1 30 to 49.9 acres I 01
20 to 29.9 acres IO2 20 to 29.9 acres .0 4
10 to 19.9 acres I 24 10 to 19.9 acres . 35
6 5
5t0 9.9 acres 51t0 9.9 acres
M s M s
21 34
1to 4.9 acres 1to 4.9 acres
B 10 N s
15 21
0TO.9 acres 0TO.9 acres
B o N
0 10 20 30 40 0 10 20 30 40
No. of Sites No. of Sites

Source: Oregon Employment Department, Boardman, Johnson Economics LLC

The forecasted need for sites of different sizes does not match exactly with the current supply. The demand for
commercial sites (retail/office/institutional) and industrial (general industrial, warehousing, multi-tenant flex park)
exceeds the current supply.

It is estimated that the supply for commercial sites exceeds the 20-year need for most sizes, including small sites,
however there is some need for sites of 20 - 30 acres.

Similarly for industrial users, sites are estimated to be undersupplied in a range of large site sizes 20 to 50 acres in
size. The remaining sites are less than 20 acres, and most less than 5 acres in size.
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FINDINGS OF NEW SITE NEEDS — COMMERCIAL AND INDUSTRIAL
Figure 7.9 summarizes the findings of the number and size of sites that are estimated to be needed over the 20-year

planning period, in addition to the current remaining inventory of buildable land.

FIGURE 7.9: SUMMARY OF FORECASTED *NEW™* SITE NEED & ESTIMATED ACREAGE

Commercial Industrial Total
Site Size # of Needed Total acres | # of Needed Total acres | # of Needed Total acres
Sites (=/-) Sites (=/-) Sites (=/-)
<5 acres 0 0 0 0 0
5 acres (+/-) 0 3 15 3 15
10 acres (+/-) 0 0 2 20 2 20
20 acres (+/-) 2 40 4 80 6 120
30 acres (+/-) 0 0 1 30 1 30
50 acres (+/-) 0 0 0 0 0 0
100 acres (+/-) 0 0 0 0 0 0
125 acres (+/-) 0 0 5 625 5 625
150-200 acres (+/-) 0 0 0 0 0 0
TOTAL: 2 40 15 770 17 810
Sites Acres (+/-) Sites Acres (+/-) Sites Acres (+/-)

Source: Oregon Employment Department, Boardman, Johnson Economics LLC
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VIIl. CONCLUSIONS

The EOA report points to several key conclusions regarding economic development goals and target industries in
Boardman over the next 20 years. It also estimates the projected employment growth and land need within the
UGB, and the adequacy of the current supply of employment land to meet that need.

Through this planning process, a few major economic development themes were identified:

e The City of Boardman is a pro-growth community, seeking to attract new jobs, industries, and households
to continue its history of rapid expansion. The community seeks to support and build on its traditional
foundation of agriculture, food processing, and supporting sectors. However, the city seeks to attract new
and growing industries, and data center development specifically.

e To this end, the City has a proactive goal of ensuring an adequate supply of commercial and industrial land
within the Urban Growth Boundary to provide job creation and economic growth. The City planning efforts
aim to provide adequate infrastructure to support all employment activities through public and private
funding sources.

e The single largest growth industry in the Boardman area is the data center industry, which has grown
exponentially over the last ten years, and particularly in the last five years. Multiple additional hyperscale
data centers are under construction or planned at this time, each requiring an average of 125 acres of
appropriate land.

e Trends in this sector point to accelerating growth in coming years, with Oregon looking to be a top five
national, and top 10 global location, if appropriate sites for expansion are available.

e The data center industry entails significant investment and on-going economic activity that supports long-
term employment in other sectors. The size of this sector in Morrow County will attract competitors,
suppliers and support vendors, and construction firms for on-going expansion.

e Other than the “information” and “construction” sectors directly impacted by data center development,
sectors with the highest forecasted employment growth include manufacturing, health care, retail,
transportation/warehousing/utilities, and tourism-related businesses including hotel and dining.

Employment Growth
Boardman is home to an estimated 3,500 jobs as of 2025. The largest sectors by number of jobs are manufacturing

including food processing, utilities, transportation and warehousing, dining and hospitality, and information. Based
on a forecasted annual growth rate of 2.6%, the city is expected to add nearly 2,300 jobs by 2045. A significant share
of this job growth is projected in the data center industry (33%), with accompanying growth in construction and
supportive information-sector jobs among vendors and suppliers. The community’s rapid household growth in
recent years is anticipated to bring increased growth in service sectors such as retail, education, and health care.

Broken down into broad categories of employment that tends to use commercial/retail space, or that tends to use
industrial space, the analysis forecasts roughly 65% of new employment in industrial categories (including data
centers) and 35% in commercial categories.
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Employment Land Need
The EOA analysis finds that the forecasted 20-year job growth by industry, will translate to a need for 750 total gross

acres of land zoned for employment uses. However, this includes an estimated 625 acres of need for hyperscale
data center development. Excluding data centers, an estimated 70% of the remaining land need is for other industrial
users (Industrial, Warehouse, Business Park), and 30% of need is for commercial users (Office, Institutional, Retail).

A range of site sizes will be needed ranging from the small to the very large to accommodate the projected business
expansion. Different commercial and industrial users have different site requirements driven by the specific nature
of their business operations, firm size, location and infrastructure requirements, and other factors.

Adequacy of Employment Land Supply
The Buildable Land Inventory (BLI) of employment lands completed in conjunction with the EOA found a total of 337

gross buildable acres (286 net) in commercial, industrial and mixed-use zones. While this total supply exceeds the
total forecasted need (excluding data centers), the zoning categories, site sizes and site characteristics of the
available supply do not fully meet the forecasted demand.

e Theinventory of remaining buildable lands points to a lack of medium sized commercial sites and medium
and large sized industrial sites. There are no remaining sites large enough to accommodate hyperscale data
centers. There are no remaining general industrial sites over 20 acres, which is a detriment to business
recruitment and expansion across industrial sectors.

e Given very strong growth trends in the data center industry, the established and growing local cluster, and
known future projects under planning by credible investors, there is a need for as many as five large sites
averaging 125 acres, appropriate for hyperscale data centers, or larger consolidated campuses. The
projected regional, national, and global trends in this industry support this demand if appropriate sites are
available.

e The following table summarizes the estimated need for new sites, in addition to the remaining buildable
land inventory, to address the finding of a deficit of medium-sized commercial sites and meet the identified
community goals towards economic development on industrial land.

FIGURE 8.1: SUMMARY OF FORECASTED *NEW?* SITE NEED & ESTIMATED ACREAGE

Commercial Industrial Total
Site Size # of Needed Total acres | # of Needed Total acres | # of Needed Total acres
Sites (=/-) Sites (=/-) Sites (=/-)
<5 acres 0 0 0 0 0
5acres (+/-) 0 3 15 3 15
10 acres (+/-) 0 0 2 20 2 20
20 acres (+/-) 2 40 4 80 6 120
30 acres (+/-) 0 0 1 30 1 30
50 acres (+/-) 0 0 0 0 0 0
100 acres (+/-) 0 0 0 0 0 0
125 acres (+/-) 0 0 5 625 5 625
150-200 acres (+/-) 0 0 0 0 0 0
TOTAL: 2 40 15 770 17 810
Sites Acres (+/-) Sites Acres (+/-) Sites Acres (+/-)

Source: Oregon Employment Department, Boardman, Johnson Economics LLC
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This section discusses a range of strategies and/or action items that the city may consider that are consistent with

the findings of this report. (Adoption of this report does not imply official commitment to any of these steps although

some of these strategies may be incorporated in Comprehensive Plan policies in some form.)

PROVIDE AN ADEQUATE SUPPLY OF EMPLOYMENT LAND & SITES

CORE INITIATIVE

Actions

MEET INDUSTRIAL AND COMMERCIAL LAND NEEDS
The City should maintain an inventory of available

employment land, in readily
developable sites.

1 Establish and maintain a competitive
short-term and long-term supply of

employment land to meet the 20-year economic
development needs of the community, including
identifying sites of varying sizes that can be readily served
with new infrastructure in the short-term. Options: UGB
swap or expansion to increase the land supply; rezoning
of other land categories to employment categories; public
effort to prioritize and serve key employment areas with
infrastructure.

Given the finding of a large deficit of employment land to
meet 20-year need, and lack of medium and large sites, a
UGB expansion is the most likely avenue for maintaining
adequate supply.

Capital Improvement Plan

2 Prioritize serving key employment
subareas and sites in the TSP and

Given limited public resources, ensure that all planning
efforts reflect the prioritization and sequencing of
infrastructure and utility projects to serve key sites and
new areas.

3 Encourage infill, redevelopment

underused properties in current
employment zones.

and/or adaptive reuse of obsolete or

Some existing commercial and retail space in the
Downtown area and along commercial corridors might be
more intensively used, accommodating more job growth
in existing employment areas. More intensive
development and mixed-use construction often
encounter a feasibility gap between costs and end value.
Common approaches to bridging this gap include TIF
funding, tax credit programs, tax incentives, and
public/private partnerships.

public/private catalyst projects.

4 Inventory properties that might be
good opportunity sites for potential

Public control of a property by the City, TIF agency, or other
public agency provides the public with a valuable incentive
with which to forge a public/private deal that provides
public benefits that a private development might not.
Examples include incentivizing the developer to build at
greater density, mixed uses, design elements, transit-
oriented or other design elements, and other public goods.
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POLICY AND CODE STRATEGIES

5 Continue to improve and streamline The community and city work to be development- and
development regulations and review employer-friendly.
processes where possible, to reduce
cost and time, and provide
predictability.
6 Ensure that applicable Comp Plan Ensure that the desired zones are in place and permit the
designations and zoning allow the mix uses that are foreseen in the City’s existing and future
of uses sought in employment areas, employment areas. Where current zoning does not match
and if necessary, limit those uses that the vision, consider rezoning, or amending zone
don't contribute to goals. standards. Ensure that new uses such as data center have
been properly defined in code, with appropriate
permissions and standards by zone.
In keeping with updated Goal 9 rules, large lot industrial
sites brought into the UGB must be protected and
preserved for the identified use. There are strict
limitations on reusing that added land for other uses
unless specific conditions are met.
7 Review and update Development Code A review of code standards can reveal where the adopted

language to support the desired
development types and streetscape
initiatives.

standards for elements like building height, setbacks,
floor-area-ratio, parking, etc. may be posing difficulties in
achieving feasible development in the target industries.
Some large-lot commercial businesses and industrial users
may benefit from more flexibility in site and building
design to allow for creative design solutions and make
projects more feasible.

TARGET INDUSTRIES AND BUSINESS DEVELOPMENT
CORE INITIATIVE

Actions

Notes

SUPPORT AND EXPAND EMPLOYMENT IN TARGETED INDUSTRIES

8

Maintain and enhance business outreach
and communication.

Coordinate business cluster and employment district
networking opportunities. Participate in efforts of major
regional economic development partners. Potential
actions in support of this strategy include developing
and updating marketing materials, attending industry
trade shows, following up on referrals by partner
organizations, publicizing the success of local
businesses, and highlighting competitive advantages of
the area for proposals.
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9 Develop a marketing plan to attract
businesses within the identified target
industry business sectors.

Assemble and distribute materials of specific interest to
targeted industries and identify key industry groups.

10 Support and engage regional and
statewide partners.

Regularly meet and coordinate with groups such as the
Chamber of Commerce, the Port, neighboring cities,
Morrow County, GEODC, and Business Oregon. Promote
available employment space and land.

11 Regularly update Oregon Prospector to
promote available employment space and
land to site selectors.

Business Oregon provides the Oregon Prospector tool
which provides open, free data on available
employment lands across the state, including both
industrial and commercial properties. Ensure that all
key sites are listed, and information is accurate and up
to date.

12 Promote locally available tools: Enterprise
Zone and Urban Renewal Programs.

In all site listings and marketing materials, ensure that
the benefits of the existing zones are mentioned where
applicable.

SUPPORT SMALL BUSINESS DEVELOPMENT
13 Develop and/or market programs to assist
emerging and under-capitalized firms

Technical assistance, micro loans, storefront
improvement programs, master leases, and credit
enhancement. Urban renewal (TIF) can be one source
of funding for these types of programs. Refer
businesses to partner agencies providing grants,
training, and other programs.

14 Support the growth of the city’s new
incubator space

An incubator provides space for small but promising
companies to work and collaborate in a subsidized
environment while they grow. Incubator space can be
appropriate for high tech or professional start-ups, but
also light industrial, crafting, or food production
businesses.

15 Connect small business opportunities with
property owners.

The City can serve as a matchmaker, matching business
needs with local property owners. This could include
food carts, which can serve as an incubator for future
food service tenants. Consider using public land for food
carts, weekend markets, or similar small businesses.

WORKFORCE INITIATIVES

16 Support connections between local
industry, K-12, BMCC, and state education
and training courses.

Help match training programs to employers, potentially
coordinating internships, or regular interaction with
local businesses. Ensure that these programs address
the data center industry and other target industries in
particular and stay up to speed on rapidly evolving
industry norms and technology.

17 Promote workforce training resources.

Increase knowledge of existing resources for job
seekers. Proactively address data center staffing and
training needs.
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18 Ensure the housing policies allow for an
appropriate mix of housing for the local
workforce.

The community should strive to provide the full range
of housing types and price points to meet the needs of
the full workforce and encourage residents to both live
and work in Boardman.

19 Support local affordable housing
developers

Many lower-wage positions are a foundational
component of any local economy, and most industries
rely on this workforce either primarily, or through their
supporting firms. Subsidized affordable housing is one
key segment of the workforce housing puzzle.

20 Prioritize childcare as a workforce
readiness issue.

Childcare is a commonly identified need for working
households if all adults are working, or working unusual
hours, etc. This topic is increasingly raised as an
important part of attracting and maintaining an
available workforce. Home-based childcare businesses

are also usually a category of self-employment.
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STATE OF OREGON - Infrastructure Finance Authority

Section 8, Item A.

Industrial Development Competitiveness Matrix Infrastructure
Finance
A\ Authority
. . Value-Added Manufacturin, . . . . o
Production Manufacturing = Light / Flex Industrial Warehousing & Distribuiton Specialized
and Assembly
PROFILE A B C D E F G 1 H J K L
High-Tech Advanced Industrial Regional Local UVA
Heavy Industrial 8 / ) A General ) Business / 8 . Rural
3 Clean-Tech Food Processing | Manufacturing & ; Business Park and A . Warehouse / Warehouse / |Manufacturing /| Data Center R
/ Manufacturing 3 Manufacturing Admin Services - R Industrial
CRITERIA Manufacturing Assembly R&D Campus Distribution Distribution Research
Use is permitted outright, located in UGB or equivalent and outside flood plain; and site (NCDA) does not contain contaminants, wetlands, protected species,
1 GENERAL REQUIREMENTS P e a e Tood pai; (NCOA) ) ' P pecies
or cultural resources or has mitigation plan(s) that can be implemented in 180 days or less.
PHYSICAL SITE
2 TOTAL SITE SIZE** co’::_ee:::: 10 - 100+ 5-100+ 5-25+ 5-25+ 5-15+ 20 - 100+ 5-15+ 20 - 100+ 10 - 25+ 10 - 25+ 20 - 100+ 5-25+
3 COMPETITIVE SLOPE: Maximum Slope 0to5% 0to5% 0to5% 0to 7% 0to 5% 0to 7% 0to 12% 0to 5% 0to 5% 0to 7% 0to 7% 0to 5%
WORKFORCE
AVAILABLE WORKFORCE
4 POPULATION IN People 30,000 150,000 20,000 60,000 30,000 750,000 25,000 75,000 20,000 60,000 10,000 - 25,000 1,000
50 MILE RADIUS:
TRANSPORTATION
Average Daily Trips 40 to 60 40 to 60 50 to 60 40 to 60 40 to 50 60 to 150 170 to 180 40 to 80 40 to 80 40 to 80 20to 30 40 to 50
5 TRIP GENERATION:
per Acre (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre) (ADT / acre)
MILES TO INTERSTATE OR w/in5 w/in5
6 OTHER PRINCIPAL Miles w/in10 w/in 10 w/in 30 w/in 15 w/in 20 N/A N/A (only interstate or | (only interstate or N/A w/in 30 N/A
ARTERIAL: ivalent) ivalent)
7 RAILROAD ACCESS: Dependency Preferred Preferred Preferred Not Required Preferred Preferred Not Required Preferred Preferred Not Required Avoid N/A
PROXIMITY TO MARINE
8 PORT: Dependency Preferred Preferred Preferred Not Required Preferred Preferred Not Required Preferred Preferred Not Required Not Required N/A
9 Dependency Preferred Competitive Preferred Competitive Preferred Required Preferred Preferred Preferred Preferred Competitive N/A
PROXIMITY TO REGIONAL
COMMERCIAL AIRPORT:
Distance (Miles) w/in 60 w/in 60 w/in 60 w/in30 w/in 60 w/in30 w/in 60 w/in60 w/in 60 w/in30 w/in 60 N/A
10 PROXIMITY TO Dependency Preferred Competitive Preferred Competitive Preferred Competitive Preferred Preferred Preferred Competitive Preferred N/A
INTERNATIONAL AIRPORT:
Distance (Miles) w/ in 300 w/ in 300 w/ in 300 w/in 100 w/ in 300 w/in 100 w/ in 300 w/ in 300 w/in 300 w/in 100 w/in 300 N/A
MACKENZIE. 1
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STATE OF OREGON - Infrastructure Finance Authority

Industrial Development Competitiveness Matrix

Section 8, Item A.

Infrastructure

Finance

MACKENZIE.

DESIGN DRIVEN |

CLIENT FOCUSED

Current Revision Date: 1

A\ Authority
. . Value-Added Manufacturin, . . . . -
Production Manufacturing = Light / Flex Industrial Warehousing & Distribuiton Specialized
and Assembly
PROFILE A B C D E F G 1 H J K L
. High-Tech Advanced Industrial . Regional Local UVA
Heavy Industrial 8 / ) A General ) Business / 8 . Rural
3 Clean-Tech Food Processing | Manufacturing & ; Business Park and A . Warehouse / Warehouse / |Manufacturing /| Data Center R
/ Manufacturing 3 Manufacturing Admin Services - R Industrial
CRITERIA Manufacturing Assembly R&D Campus Distribution Distribution Research
UTILITIES
Min. Line Si:
11 WATER: in. Line Size 8" -12" 12" -16" 12" -16" 8"-12" 6"-10" 8" -12" 4" -6" 4" -g" 4" -6" 4" -g" 16" 4" -g"
(Inches/Dmtr)
Min. Fire Line Size 6"
. 10" -12" 12" -18" 10" -12" 10" -12" 8"-10" 8"-12" 6"-10" 10" - 12" 6"-8" 6"-10" 10"-12" (or alternate
(Inches/Dmtr)
source)
High Pressure . . " . . . . " "
Preferred Required Required Preferred Not Required Preferred Not Required Not Required Not Required Not Required Required Not Required
Water Dependency
Gallons per Da FIO:: 1600 5200 3150 2700 1850 2450 1600 500 500 1600 (GallorslsoqeoroMWh) 1200
P XC':e) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) F: (GPD / Acre)
12| sewer: Min. Service Line &g 12 18" 10" 12" 10" 12" &g 107 12" g " " - g"10" 4'-6
Size (Inches/Dmtr) (or on-site source)
Flow
(Gallons per Day per 1500 4700 2600 2500 1700 2000 1600 500 500 1300 1000 1000
p XC':e) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre) (GPD / Acre)
Preferred Min.
13 NATURAL GAS: Service Line Size 4" -6" 6" 4" 6" 4" 6" 2" 2" 2" 2" 4" N/A
(Inches/Dmtr)
On Site Competitive Competitive Preferred C ive C ive C ive Preferred Preferred Preferred Preferred Preferred Preferred
Mini Servi
14 ELECTRICITY: lnlmumDe:\;::: 2Mw 4-6 MW 2-6 MW 1MW 0.5 MW 0.5 MW 0.5 MW 1MW 1MW 0.5 MW 5-25 MW 1MW
Close Proximity t Required, could b
ose Proximi y ° Competitive Competitive Not Required Competitive Preferred Competitive Preferred Not Required Not Required Not Required equire .cou € Not Required
Substation on site
S dary Syst
econD::;n\;i::‘; Required Preferred Not Required Required Not Required Competitive Required Not Required Not Required Not Required Required Not Required
Major
15 TELECOMMUNICATIONS: Communications Preferred Required Preferred Required Required Required Required Preferred Preferred Required Required Preferred
Dependency
Route Diversity N N N . . . N . . . .
Dependency Not Required Required Not Required Required Not Required Preferred Required Not Required Not Required Not Required Required Not Required
Fiber Optic . . . . . . .
Dependency Preferred Required Preferred Required Preferred Required Required Preferred Preferred Required Required Not Required
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Industrial Development Competitiveness Matrix Infrastructure
Finance
Authority
. . Value-Added Manufacturin . . . . o
Production Manufacturing = Light / Flex Industrial Warehousing & Distribuiton Specialized
and Assembly
PROFILE A B C D E F G | H J K L
Heavy Industrial High-Tech / ) Advance'd General 'Industrlal Business / Regional Local UVA . Rural
3 Clean-Tech Food Processing | Manufacturing & ; Business Park and A . Warehouse / Warehouse / |Manufacturing /| Data Center R
/ Manufacturing 3 Manufacturing Admin Services - R Industrial
CRITERIA Manufacturing Assembly R&D Campus Distribution Distribution Research
16 |SPECIAL Adequate distance |Acreage allotment |May require high | Surrounding Adequate distance |High diversity of Relatively higher  |Transportation Transportation Must be located Larger sites may be | Located in more

CONSIDERATIONS:

from sensitive land
uses (residential,
parks, large retail
centers) necessary.
High throughput of
materials.

Large yard spaces
and/or buffering
required.

Often
transportation
related requiring
marine/rail links.

includes expansion
space (often an

volume/supply of
water and sanitary

exercisable option).|sewer treatment.

Very high utility
demands in one or
more areas
common.
Sensitive to
vibration from
nearby uses.

Often needs
substantial
storage/yard space
for input storage.

Onsite water pre-

treatment needed

in many instances.

environment of
great concern
(vibration, noise,
air quality, etc.).
Increased setbacks
may be required.
Onsite utility
service areas.
Avoid sites close to
wastewater
treatment plants,
landfills, sewage
lagoons, and
similar land uses.
Lower demands for
water and sewer
treatment than
High-Tech
Manufacturing.

from sensitive land
uses (residential,
parks) necessary.
Moderate demand
for water and
sewer.

Higher demand for
electricity, gas, and
telecom.

facilities within parking ratios may
business parks. be necessary.
R&D facilities benefit | Will be very

from close proximity |sensitive to labor
to higher education |force and the
facilities. location of other
Moderate demand | similar centers in

on all infrastructure |the region.

systems. High reliance on
telecom
infrastructure.

routing and
proximity to/from
major highways is
crucial.

Expansion options
required.

Truck staging
requirements
mandatory.
Minimal route
obstructions
between the site
and interstate
highway such as
rail crossings,
drawbridges,
school zones, or
similar obstacles.

infrastructure such
as roads and
bridges to/from
major highways is
most competitive
factor.

witihn or near FAA-
regulated UAV
testing sites.
Moderate utility
demands.

Low reliance on
transportation
infrastructure.

needed. The 25
acre site
requirement
represents the
more typical site.
Power capacity,
water supply, and
security are critical.
Surrounding
environment
(vibration, noise,
air quality, etc.) is
crucial.

May require high
volume/supply of
water and sanitary
sewer treatment.

remote locations in
the state. Usually
without direct
access (within 50
miles) of Interstate
or City of more
than 50,000
people.

Mackenzie; Business Oregon

Terms:
More Critical 'Required' factors are seen as mandatory in a vast majority of cases and have become industry standards
T 'Competitive' significantly increases marketability and is highly recommended by Business Oregon . May also be linked to financing in order to enhance the potential reuse of the asset in case of default.
Less Critical 'Preferred' increases the feasibility of the subject property and its future reuse. Other factors may, however, prove more critical.

* Competitive Acreage: Acreage that would meet the site selection requirements of the majority of industries in this sector.

**Total Site: Building footprint, including buffers, setbacks, parking, mitigation, and expansion space

t Data Center Water Requirements: Water requirement is reported as gallons per MWh to more closely align with the Data Center industry standard reporting of Water Usage Effectiveness (WUE).

¥ Data Center Sewer Requirements: Sewer requirement is reported as 200% of the domestic usage at the Data Center facility. Water and sewer requirements for Data Centers
are highly variable based on new technologies and should be reviewed on a case-by-case basis for specific development requirements.
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=
TO: City of Boardman SHALL TOWN. 11G DRENNS

FROM: Andrew Parish and Meg Gryzbowski, MIG
RE: City of Boardman Employment Buildable Lands Inventory
DATE: October6, 2025

Introduction

Purpose

This DRAFT memorandum describes the methodology and initial results of the Buildable Lands
Inventory (BLI) for the City of Boardman Economic Opportunities Analysis (EOA). This analysis
supports the broader EOA by identifying the amount and types of land available for employment
uses in the City’s Urban Growth Boundary (UGB). The results of this BLI will be compared to the
forecast of needed employment land in order to quantify the surplus or deficiency of land in any or
all of the City’s commercial and industrial land categories.

Regulatory Basis

This BLI is consistent with the following requirements of Statewide Planning Goal 9 (Economic
Development) and the Goal 9 administrative rule (OAR 660-009) as they pertain to BLIs. The BLI
supports an Economic Opportunities Analysis that is currently underway.
1. Economic Opportunities Analysis (OAR 660-009-0015). The Economic Opportunities
Analysis (EOA) requires communities to:

o ldentify the major categories of industrial or other employment uses that could
reasonably be expected to locate or expand in the planning area based on
information about national, state, regional, county or local trends;

o ldentify the number of sites by type reasonably expected to be needed to
accommodate projected employment growth based on site characteristics typical
of expected uses;

o Include an inventory of vacant and developed lands within the planning area
designated for industrial or other employment use; and

o Estimate the types and amounts of industrial and other employment uses likely to
occurin the planning area.

2. Industrial and commercial development policies (OAR 660-009-0020). Cities with a
population over 2,500 are required to enact commercial and industrial development
policies based on the EOA. Local comprehensive plans must state the overall objectives for
economic developmentin the planning area and identify categories or particular types of
industrial and other employment uses desired by the community. Local comprehensive
plans must also include policies that commit the city or county to designate an adequate
number of employment sites of suitable sizes, types and locations. The plan must also

PLANNING|DESIGN|COMMUNICATIONS|MANAGEMENT|SCIENCE|TECHNOLOGY
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include policies to provide necessary public facilities and transportation facilities for the
planning area.

Methodology

Study Area

The study area for this analysis is the City of Boardman Urban Growth Boundary (UGB). The study
area is shown in Figure 1.

Data Sources:

The following data sources were utilized in this analysis.

¢ National Wetlands Inventory, U.S. Fish and Wildlife Service (2019)

e FEMA Flood Hazard Area, Federal Emergency Management Agency (FEMA) (2023)
o City of Boardman Comprehensive Plan and Zoning Data (2024)

e Morrow County Zoning Data (2024)

e Bonneville Power Authority Right-of-Way and Easements, 2025

e Urban Growth Boundaries, Oregon Department of Land Conservation and Development

Analysis Steps
Consistent with OAR 660-009-0015, the BLI is conducted in several steps as follows.

e Step 1: Classify Land in Study Area - This step classifies all land within the UGB as either
“Employment” or “Non-Employment” based on zoning and additional characteristics. This
analysis addresses land that is classified “Employment.”

o Step 2: Identify and Calculate Constraints — This step identifies development constraints
and removes constrained land from the inventory, in order to measure the amount of
developable land within the study area more accurately.

”»

e Step 3: Assign Development Status - This step classifies land into categories of “Vacant,
“Partially Vacant,” “Developed,” and “Committed,” based on a series of filters using
available data.

e Step 4: Net Developable Area and Inventory Results — This step reports the results of the
analysis in various ways, and accounts for land needed for right-of-way and other public
uses to arrive at total developable net acreage within the UGB.

The remainder of this memorandum addresses each of the above steps in turn.
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Figure 1. Study Area Map
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Step 1: Classify Land in Study Area

Land in the City of Boardman is classified as “Residential,” Employment,” or “Other,” based on
City and County Zoning/Comprehensive Plan designations. This BLI focuses on “Employment”
land.

Error! Reference source not found. describes the designations that make up each land category.
Additional reclassifications may be made based on site ownership and other characteristics. Land
classification within the study area is shown in Figure 3.

Table 1. Land Classification and Boardman Designations

Land

Classification Zoning/Comprehensive Plan Designations

City of Boardman: Residential, Residential (Multifamily Subdistrict), Residential
(Future Urban Subdistrict), Residential (Master Plan Development), Residential
Residential (Manufactured Home Subdistrict), and Residential (Sunridge Terrace Subdistrict)

Morrow County: Suburban Residential (SR)

City of Boardman: Commercial, Commercial (Tourist Commercial
Subdistrict),Commercial (Service Center Subdistrict), General Industrial, and Light
Employment Industrial.

Morrow County: General Industrial (M-G), Port Industrial (PI)

City of Boardman: Commercial (BPA Transmission Easement Subdistrict),
Federally Owned Parcels

Other

Morrow County: Exclusive Farm Use (EFU), Federally-Owned Parcels (UZ)

MIG | Boardman Employment Opportunities Analysis 4 180
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Figure 2. City and County Zoning
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Table 2 summarizes the number of tax lots and gross acreage associated with each classification.
Nearly 40% of land in the UGB is classified as “Employment”.

Table 2. Study Area Land Classification Summary

Number .

Gross Acres in
Category of Tax
Study Area
Lots
Employment 228 1,175
Residential 1,415 1,291
Other 18 514
Total 1,661 2,979
MIG | Boardman Employment Opportunities Analysis 6
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Figure 3. City of Boardman Land Classification
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Section 8, Item A.

Step 2: Identify and Calculate Constraints

Constraints are identified to reduce OAR 660-009-005 states:

“Development Constraints” means factors that temporarily or permanently limit or prevent
the use of land for economic development. Development constraints include, but are not
limited to wetlands, environmentally sensitive areas such as habitat, environmental
contamination, slope, topography, cultural and archeological resources, infrastructure
deficiencies, parcel fragmentation, or natural hazard areas.

The constraints used for this analysis include:

Morrow County Steep Slope Inventory (Prepared by APG, 2019)
Local Wetlands Inventory (Morrow County)

State of Oregon Wetlands Inventory

National Wetlands Inventory

FEMA Flood Hazards

Bonneville Power Authority Right-of-Way and Easements

Table 3 provides a summary of the overall amount of constrained areas present within the UGB.
This analysis assumes that 100% of land in these categories is unavailable for future development.’
Based on these assumptions, approximately 219 acres of employment land are constrained within
the study area.

Table 3. Study Area Constraints

Constrained Unconstrained

Category Acres Acres Total
Employment Land 260 915 1,175
Residential Land 37 1,254 1,291
Other Land 255 259 514
Total 552 2,427 2,979

TFEMA is currently planning for the National Flood Insurance Program (NFIP) — Endangered Species Act (ESA)
Integration in Oregon which is expected to further limit development within floodplains in Oregon. More
information is available at https://www.fema.gov/about/organization/region-10/oregon/nfip-esa-integration

MIG | Boardman Employment Opportunities Analysis
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Figure 4. Study Area Constraints
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Step 3: Assign Development Status

Employment land within the study area is assigned a “Development Status,” as follows. These
classifications are based on safe harbors provided in administrative rules, professional judgement,
and standard planning practice. Additional input from property owners and City of Boardman
planning staff was utilized to refine the development status of specific sites.

e “Vacant” land meets one or more of the following criteria:

o Equalto orlarger than %2 acre and not currently containing permanent
improvements.?

o Equaltoorlargerthan 5 acres where less than 2 acre is occupied by permanent
buildings or improvements.?

o Improvement value is less than $5,000 or less than 5% of the property’s land value.

e “Partially Vacant” land has an improvement value of between 5% and 40% of the land
value, or is greater than one acre in size with at least Y2 acre not improved (based on aerial
imagery review). Each Partially Vacant parcel is assigned a vacant area based on review of
aerial photos with the assumption that existing uses will remain on site.

o “Developed” land does not meet the definition of vacant or partially vacant.

e “Committed” land with special uses such as religious or fraternal organizations, charitable
property, public property, etc. is considered not developable. Two taxlots belonging to the
Boardman Cemetery and slated for cemetery expansion fall into this category, and are
shown as “non-employment” on subsequent maps.

Table 4 describes the development status of employment land organized by Comprehensive
Plan/Zone designation in the Study Area.

Figure 5 illustrates the development status of employment land within the UGB.

2 Safe harbor pursuant to OAR 660-024-0050(3)(a)

3 Safe harbor pursuant to OAR 660-024-0050(3)(b)

MIG | Boardman Employment Opportunities Analysis 10
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Table 4. Development Status of Employment Land

September 29 5, 2025

Section 8, Item A.

Partially Vacant Developed/
. Vacant .
Zoning/ Committed
Comprehensive Un- Developed Un- Un-
Plan Lots constrained | Lots Acreson PV constrained Lots constrained
Acres Properties Acres Acres
Industrial 38 95.8 25 16.4 44.9 56 -
General Industrial
(County) 1 0.2 - - - 4 -
Port Industrial ) ) ) ) ) 5 )
(County)
Light Industrial 20 22.5 20 4.8 12.2 16 -
General Industrial 17 73.0 5 6.8 32.7 34 -
Commercial 44 179.9 3 1.7 12.7 54 -
Commercial 8 67.7 - - - 24 -
Commercial
(Service Center 13 78.4 2 1.5 12.0 7 -
Subdistrict)
Commercial
(Tourist
. 23 33.7 1 0.3 0.8 21 -
Commercial
Subdistrict)
Total 82 275.6 28 18.2 57.6 110 -

MIG | Boardman Employment Opportunities Analysis
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Figure 5. Study Area Development Status
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Step 4: Net Developable Area and Inventory Results

To report net developable area within study area taxlots, the following rules are applied:

e Developed and committed lots have no net developable area

o Vacant lots have net developable area equal to unconstrained acreage minus land
assumed to be used for infrastructure improvements, such as rights-of-way and
stormwater treatment facilities, or otherwise unavailable for future employment uses. This
analysis uses the following takeouts:

o 15% of vacant industrial employment land.
o 20% of vacant commercial employment land.

The 15% and 20% deductions for vacant industrial and commercial employment lands are
to account for potential infrastructure improvements on vacant land. Typically,
infrastructure improvements include right-of-way dedications for street improvements.*

e Partially Vacant land is assumed to have net developable area based on site-specific
review of aerial photography.

Table 5 summarizes net developable acreage by development status and Comprehensive Plan
designation. Table 6 identifies the number of vacant/partially vacant lots in several size categories
ranging from <1 acre to 10-50 acres.

Table 5. Developable Acreage by Zoning Designation

Net Developable Acres

Zoning Vacant and Partially Net Developable
Vacant Lots Acres
Industrial

General Industrial (County) 1 A
Port Industrial (County) 0 0
Light Industrial 40 32.3
General Industrial 22 93.8

Commercial
Commercial 8 50.8
Commerualé?setrr\i/éc;;: Center Sub 15 3.3
Commercilu(l;l'glijsr;ii'ccf)ommerC|aI o4 5.9
Total 110 276.3

4 Note, OAR 660-024-0040(10) allows a safe harbor deduction of 25% for a residential buildable land
inventory to account for streets and roads, parks, and school facilities. There is no equivalent rule in the OAR
for an employment buildable land inventory. A lesser set-aside is used for this employment BLI due to the
lower intersection density typical of employment land, as seen in many communities throughout the state.

MIG | Boardman Employment Opportunities Analysis 13 189
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The results of this BLI will be compared to forecasted need and inform policy recommendations in
the City's EOA.

Table 6. Number of Vacant/Partially Vacant Lots by Lot Size Within UGB

Number of Lots

Industrial Commercial
Size Classification Designation Designation Total
<1 Acre 21 15 36
1-5 Acres 34 21 55
5-10 Acres 5 6 11
10-20 Acres 3 4 7
20-30 Acres 0 0 0
30-40 Acres 0 0 0
40-50 Acres 0 1 1
Total 63 47 110

MIG | Boardman Employment Opportunities Analysis 14
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AGENDA BILL

City Council Meeting - February 3, 2026

Subject: Resolution 5-2026 A Resolution Declaring City of Boardman Real Property as
Surplus

Category: Action Items- Resolutions

Staff Contacts: Brandon Hammond, City Manager

Summary:

Resolution 5-2026 declares City-owned real property located at 4N 25E 09CB Tax Lot 4600
as surplus in accordance with ORS 221.725. The City published notice in the East
Oregonian and on the City website on January 28, 2026, and held a public hearing on
February 3, 2026. The property is zoned Commercial: Tourist Commercial Sub-District and
is being declared surplus to support economic development by making the site available
for business opportunities. The resolution authorizes City Administration to dispose of the
property through bids, direct sale, or a combination, and to execute conveyance
documents.

Attachment:
Resolution 5-2026

Budget/Fiscal Impact:
Estimated list sale price of $171,000 (price will vary dependent on final project cost)

Recommendation:
Approve

Proposed Council Motion:
I move to approve Resolution 5-2026 A resolution declaring City of Boardman Real property
as surplus
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RESOLUTION 5-2026
A RESOLUTION DECLARING CITY OF BOARDMAN REAL PROPERTY AS SURPLUS

WHEREAS, The City of Boardman published a public notice in the East Oregonian on
January 28, 2026, and on their website pursuant to ORS 221.725 requirements to hold a public
hearing regarding surplus property; and,

WHEREAS, The City of Boardman in accordance with ORS 221.725 has held a public
hearing on February 3, 2026, to declare the real property located at 4N 25E 09CB Tax Lot 4600
and shown in Exhibit “A” as surplus; and,

WHEREAS, The zoning of the surplus property is zoned Commercial: Tourist
Commercial Sub-District. The intent of the City Council in determining this property surplus is
to make property available to generate land supply inputs into economic development
opportunities; and,

WHEREAS, The City Council hereby formally finds that said property is surplus to the
needs of the City, and it is reasonable to sell this property to increase business opportunities.

NOW, THEREFORE, BE IT RESOLVED:
The property is declared to be surplus real property of the City, and the City Council authorizes
the City Administration to dispose of the property through the acceptance of bids, direct for sale
with prospective purchaser(s), or a combination thereof, and sign documents of conveyance.

BE IT FURTHER RESOLVED that any resolutions or parts of resolutions in conflict
herewith are hereby repealed insofar as they conflict with the provisions of this resolution.

DATED this 3™ day of February 2026.

CITY OF BOARDMAN

Mayor — Paul Keefer Councilor — Heather Baumgartner

Councilor — Karen Pettigrew Councilor — Richard Rockwell

Councilor — Brenda Profitt Councilor — Cristina Cuevas
ATTEST:

Councilor — Ethan Salata

Amanda Mickles, City Clerk

Resolution No. 5-2026
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AGENDABILL

City Council Meeting - February 3, 2026

Subject: Park Advisory Committee Appointments
Category: Action Items- Other Business

Staff Contacts: Brandon Hammond, City Manager

Summary:
OnJanuary 13, 2026, City Council adopted the Parks Master Plan (PMP) to guide park

planning and improvements over the next ten years. Staff recommended appointing a
Parks Advisory Committee to support implementation of the PMP by helping identify
priorities, recommending policy, and advising on next steps. The committee will take an
active role in assisting Council and staff with budget input related to PMP projects and
funding needs.

Ethan Salata

Mike Connell

Taylor Wightman

Norma Ayala

Member of the Youth Advisory Committee

Attachment: NA

Recommendation:
Appoint

Proposed Council Motion:

I move to appoint Ethan Salata, Mike Connel, Taylor Wightman, Norma Ayala, and a
member of the Youth Advisory Committee to the Parks Advisory Committee to serve in an
advisory capacity to the City Council to provide input on park policy, funding priorities, and
support implementation of the PMP. The duration of this appointment will be for the 2026
calendar year, or until modified by action of the City Council.
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AGENDABILL

City Council Meeting - February 3, 2026

Subject: Youth Advisory Committee Appointments
Category: Action Items- Other Business

Staff Contacts: Brandon Hammond, City Manager

Summary:
The City will launch a new Youth Advisory Committee beginning in February, initially

focused on junior and senior students to create a strong first cohort. This concept has been
discussed for several months, and staff have gathered information and best practices from
other cities currently utilizing youth advisory programs. The City is now ready to move
forward with implementation, and participating students have been approved by the high
school and their parents.

The committee’s purpose is to connect students to local government, build leadership
skills, and encourage meaningful civic participation by involving members in ongoing and
future City projects. In addition to hands-on involvement, the committee will include an
educational component where students learn how city government works—such as
Council and staff roles, public meetings, budgeting basics, local services, and how
residents can provide input—so they can better understand and contribute to decisions
that affect the community.

Attachment: NA

Recommendation:
Appoint

Proposed Council Motion:

I move to appoint Alejandra Lopez-Corona, Alondra Cortes-Madrigal, Andrea Guzman
Madrigal, Erika Vargas Acosta, Jeremias Calvillo, Kaylee Christy, Maddyn Morton, and
Martin Martinez-Vasquez to the Youth Advisory Committee for a term through the
remainder of the 2025-26 school year.

200 City Center Circle, PO Box 229, Boardman, OR 97818 ¢ PHONE 541-481-9252 ¢ cityofboardman.com 195




Section 10, Item C.

MEMORANDUM

To: Mayor Keefer and City Council
From: Carla McLane, Planning Official
Date: January 23, 2026
RE: Housing Capacity Analysis (HCA)
Appointment of the Public Advisory Committee (PAC)

The Housing Capacity Analysis (HCA) is now underway. An important component is to appoint the
Public Advisory Committee (PAC) for this work. The list below represents input from the selected
contractor, planning staff, and the City Manager and includes individuals from a variety of
organizations as well as some citizens to serve in this important role. The requested action is to
appoint this slate of individuals to the HCA PAC.

NAME REPRESENTING

TBD Boardman City Council

Rod Taylor Boardman Planning Commission

Juan Reyna Farm Worker Housing

Dan McCarty Local Landowner

Travis Hyder POM Employers Representative

Vivi Torres First Time Home Buyer Representative

Good Shepherd Representative Healthcare Provider

Dan Deltoso Head Start/Low Income Sector

Karen Guillen-Chapman DLCD Housing

Dawn Hert DLCD Regional Representative
Proposed Motion:
“l move to appoint (Councilor), Rod Taylor, Juan Reyna, Dan McCarty, Travis

Hyder, Vivi Torres, a Representative of Good Shepherd, Dan Daltoso, Karen Guillen-
Chapman, and Dawn Hert to the Housing Capacity Analysis Public Advisory Committee to
serve in an advisory capacity to the City Council for the duration of the development of the
Housing Capacity Analysis which is anticipated to be completed by the fall of 2026.“

Please reach out if you have any questions. Thanks much.

<%
A4
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AGENDABILL

City Council Meeting - February 3, 2026

Subject: Emergency Action Plan
Category: Action Items- Other Business

Staff Contacts: Rick Stokoe, Police Chief

Summary:
Boardman may face emergencies such as floods, severe weather, earthquakes, fires,

hazardous materials incidents, transportation accidents, civil disturbances, and utility
failures that can impact residents, property, and the local economy. The City has a
responsibility to prepare for these events and to lead and coordinate response efforts.
Emergency management includes four phases: mitigation (reducing risks), preparedness
(planning and training), response (protecting life and property during an event), and
recovery (restoring services afterward). This plan focuses mainly on response and short-
term recovery and follows the National Incident Management System (NIMS) and the
Incident Command System (ICS). City staff may be reassigned during an emergency to
support response needs. The City originally approved this plan in September 2024, and the
current update removes the facility-specific evacuation plan while keeping the citywide
Emergency Action Plan.

Attachment:
2026 COB - Emergency Action Plan

Recommendation:
Adopt

Proposed Council Motion:
I move to adopt the 2026 City of Boardman Emergency Action Plan.
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INTRODUCTION TO EMERGENCY PLAN

Boardman, like most communities across America, is continually exposed to the possibility of floods,
extreme weather conditions, earthquakes, hazardous materials incidents, fires, transportation accidents,
civil disturbances, utility failures, and other disastrous events that can disrupt and threaten the people,
property, economy and well- being of the community.

Government at all levels has the responsibility to prepare for unforeseen emergencies in order to protect
the health and safety of the citizens and prevent loss of life and property during emergencies. Local
government is the first line of defense against threats to the community and has responsibility to develop
and maintain the ability to take immediate protective actions within limits of resources and provide for
sustained emergency activities through leadership and coordination of other available resources. This
Emergency Plan describes the policies and guidelines that the City of Boardman has adopted to minimize
the harmful effects from emergency events.

Emergency management is divided into four phases: MITIGATION, PREPAREDNESS, RESPONSE, and
RECOVERY.

MITIGATION - Includes those actions taken to eliminate a hazard or to reduce the potential for
damage should a disaster occur. Such actions include building codes, special identification, and
routing requirements for the movement of hazardous materials and land use and zoning
requirements.

PREPAREDNESS- Includes actions taken to plan, equip, and train citizens and local government
to respond to emergencies arising from hazards, which cannot be eliminated through mitigation.
This may include preparation of emergency operations plans, guidelines, and exercises to test
them. It may also include training in evacuation procedures, home fire safety and/or purchasing
of equipment and supplies needed to respond to the emergency.

RESPONSE- Includes actions taken to save lives and protect property during an emergency.
This may include search and rescue, fire suppression, evacuation and/or providing food and
shelter. It may also include such behind the scenes activities as activating emergency plans and
opening/staffing Emergency Operations Centers.

RECOVERY- Includes those processes that seek to restore vital services to the community and
provide for the basic needs of the public. This could include reconstruction of roads and public
facilities, securing financial aid for disaster victims and review and critique of response activities.

All departments of the City of Boardman have responsibilities in all phases of emergency management.
The responsibilities of mitigation and preparedness are addressed in departmental policies, procedures,
and/or operational guidelines whereas this Emergency Plan focuses primarily on Emergency Response
and short-term recovery activities.

Emergency response and recovery in Boardman is based upon four fundamental principles:

0 The City of Boardman is responsible for emergency management and will lead and
coordinate all resources and activities to control emergency incidents occurring in the
City. All county, state or federal resources; aid from other cities; private equipment or
manpower; and/or volunteer agencies brought into an emergency control effort will be
coordinated and directed by the City.

0 The City of Boardman has incorporated the National Incident Management System
(NIMS) into this Plan. To the extent that an evolving emergency creates the need for

City of Boardman Emergency & Evacuation Plan
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cooperative/coordinated response from multiple disciplines and levels of government, as well as
private sector and non-governmental organizations, the City of Boardman will operate within the
guidance provided by NIMS.

0 The Incident Command System (ICS) will be used by the City of Boardman to
systematically organize all resources and direct them towards the most effective
fulfillment of the overall objectives. The ICS is a nationally recognized emergency
management structure that is used by nearly all emergency management agencies in the United
States.

0 All City employees may be assigned to tasks that support the control of emergencies.
Day to day job assignments may be suspended so that all of the City’s resources can be focused
on minimizing the effects of the emergency. Emergency task assignments will parallel an
employee’s day-to-day job tasks as much as possible in recognition that people cannot be
expected to safely and effectively perform tasks that are unfamiliar to them. The tasks will
resemble day-to-day tasks; only the objectives will be different. For example: where on a normal
day a clerk may be processing payroll and answering the telephone, during an emergency he/she
may be helping earthquake victims fill out loan applications and assisting relief agencies process
requests for assistance.

This plan stresses the extraordinary emergency response functions applicable to all emergencies or
disasters, while recognizing the unique aspects of specific types of emergencies or disasters. The plan is
based upon the fact that there are basic response functions that are necessary to manage any
emergency regardless of type or magnitude.

Prepared by:
Rick Stokoe
City of Boardman Chief of Police
Revised January 2026

City of Boardman Emergency & Evacuation Plan
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SECTION 1
GENERAL PROVISIONS

1-1 AUTHORITY
This Emergency Operations Plan is issued in accordance with and under the provisions of Oregon
Revised Statute (ORS) Chapter 401 and the Charter of the City of Boardman.

1-2 SCOPE
This plan describes the roles and responsibilities of emergency responders within the City of
Boardman. It identifies who will be in charge of an incident. It provides guidelines for
coordinating emergency services. It also describes how the City of Boardman will coordinate with
adjacent jurisdictions, state agencies, federal agencies, industry, and volunteer organizations.

This plan is considered a guide for managing all types of large-scale emergencies/disasters in
Boardman:

Weather emergencies (wind, snow/ice, and flood)

Hazardous Materials Incidents

Rail, air or highway accidents

Fires and Conflagrations

Civil Disturbances

Utility Failure

Earthquakes

GmMmMoOw>

1-3 CONTINUITY OF GOVERNMENT
To ensure the orderly continuation of leadership in an emergency, the following order of
responsibility for maintaining government is established:

A. City Manager or City Council designee
B. Police Chief

C. Director of Public Works

D. Fire Chief

1-4 RELATIONSHIP TO OTHER PLANS
The City of Boardman recognizes Morrow County's Emergency Operations Plan, the Oregon State
Emergency Operations Plan and the federal government's emergency response system as
described in the National Response Plan. The City of Boardman incorporates these plans by
reference into this Emergency Operations Plan.

This plan is also in coordination with local emergency/disaster plans of the American Red Cross,
Good Shepard Hospital and local major industries.

1-5 EXERCISE/TRAINING
Exercises are a way to check procedures and coordination with other agencies before problems
occur in an actual emergency. Exercises consist of the performance of duties, tasks, or
operations in @ manner similar to the way they would be performed in a real emergency.

The goal of exercising/training is to improve operational readiness by testing the skills and the
application of techniques, policies and guidelines relating to this plan.

The Fire Chief is responsible for planning, scheduling, and conducting training for City employees
at least once every two years.
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SECTION 2
OPERATIONS

2-1 CONCEPT OF OPERATIONS
It is the responsibility of the City of Boardman to safeguard life and property by making
maximum use of available manpower and all resources, public and private to minimize the effects
of an emergency.

The City, through this Emergency Operations Plan, establishes a structured emergency response
system based upon the premise that the Public Works, Police or Fire Department(s) will have
primary operational responsibility for any emergency according to the anticipated level of
department involvement in a given type of incident (see Assignment of Primary Operational
Control)

As the magnitude of an emergency increases, other City Departments will be brought into the
operations in support of the lead department as needed. This plan is based on the concept that
the emergency functions for the various departments involved in emergency management will
generally parallel their normal day-to-day functions. Day-to-day functions that do not contribute
directly to the emergency operations may be suspended for the duration of the emergency. The
efforts that would normally be required for those functions will be redirected to the
accomplishment of emergency tasks.

Emergencies may be of such magnitude and severity that assistance from volunteer organizations
including, but not limited to; the private sector, county, state, and/or federal agencies is
required. The City will utilize all available local resources prior to requesting aid from the county,
state, or federal government. If the City determines that the resources of the City are not
sufficient to meet the emergency, the City may declare a state of emergency to exist, and
coordinate the use of resources from volunteer organizations, the private sector, and other
governmental agencies. The City will maintain continuous leadership and command of all
response and recovery operations unless specifically relinquished by the City.

2-2 PRIMARY OPERATIONAL CONTROL
Primary operational control means the department in charge of tactical operations in the field.
The Director of the department with primary operational control is the Incident Commander, and
as such has full and complete authority and responsibility second only to the City Manager. The
department assigned primary operational control of specific emergencies and critical support
functions are as follows:

EMERGENCY PRIMARY OPERATIONAL CONTROL
WEAthEr EMEIGENCY .uuuiiiiiiiii ittt r e s e e s e e e s Public Works
Hazardous Materials INCIAENE......ccuuuiiiiiii e e Fire Dept.
Rail, Air, or Highway ACCIENt ........coiiiiiiiii e Fire Dept.
Fire or Conflagration ........cocciuiiiiiiii Fire Dept.
(@I D1 B o= ] Lol PP Police Dept.
U 1T = 1 0 =PRI Public Works
BarthQUaKE .....cceeeiiee et s Public Works
SUPPORT FUNCTIONS SUPPORT RESPONSIBILITIES
Communications and AlErtiNg ........ueeiniiiiiiiiii e Police Dept.
LA L= VT o) )Y PP Public Works
HUMAN RESOUICES .....iiveiiii it e e e e e e e e s City Administration
Public Information OffiCer........ceiiiiiiiiriiii e e City Administration

6
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DOCUMENTALION ..iivviiiiiiii i e Engineering
PUFCN@SING. .. Finance Dept.
Yo = | PPNt City Attorney
Emergency Operations CaNter......coiiiiiiii i r e e e enas City Administration
= Lol U= o o PPN Police Dept.
Traffic & Crowd CONTIOL....uu. i e e e e e e Police Dept.
Volunteer Coordinator/CONtrol .......cviviiieiiiiiiiiiiiii s e City Administration

2-3  APPLICATION OF PLAN - NOTIFICATION PROCEDURES
To ensure that the city responds appropriately to all types of emergencies, the status of
those emergencies or potential emergencies and the levels of those emergencies, along
with action to be taken during each level are listed below.

A. LEVEL ONE: POTENTIAL EMERGENCY
At this level, there is a strong potential that the department attempting to control the
emergency will exhaust its resources before bringing the emergency under control.

ACTION TO BE TAKEN: The IC will direct the Communications Center to alert the EOC
Staff (City Manager, Police Chief, Fire Chief and Public Works Director), or their
designees of a possible emergency.

B. LEVEL TWO: ACTUAL EMERGENCY OCCURRING
At this level, the responsible department has determined that the emergency has
progressed beyond its capability to control with given resources. At this level, the
department with primary operational control requires the assistance of other City
personnel, equipment, and/or materials. Outside agencies, industry, and/or volunteer
groups may become involved in controlling the emergency upon request and under the
direction of the Incident Commander.

ACTION TO BE TAKEN: The IC will direct the Communications Center to alert EOC
Staff (City Manager, Police Chief, Fire Chief and Public Works Director) of an
emergency in progress. They are to notify key personnel within their departments of
the situation. They should be directed to report to the Incident Field Command Post,
or if activated, the Emergency Operations Center. Other department heads will be
alerted and activated as needed.

The Public Works, Police or Fire Department. will have overall responsibility for any
emergency progressing to Level Two. The City Manager may assume the duties of overall
Incident Command, if in his judgment; emergency management will be enhanced by this
action. Operational control of an incident scene will remain with the responsible
department. All other City departments will function in support roles to the lead
department, as needed.

C. LEVEL THREE: DECLARE STATE OF EMERGENCY
At this level, the emergency is of such magnitude that county, state, and/or federal
assistance is required. Local resources, including mutual assistance response is
insufficient to cope with the situation. The incident requires response from all levels of
government to save lives and protect the property of a large portion of the population.

ACTION TO BE TAKEN: At this point, the normal resources of the City are not
sufficient to control the emergency effectively. The City Manager will declare a
provisional state of emergency to exist until the Mayor and City Council can convene
and confirm the declaration.

City of Boardman Emergency & Evacuation Plan

204




Section 10, Item D.

The City Manager assumes responsibility of Incident Commander, establishing a
Unified Command structure consisting of City staff and representatives from outside
agencies, industry, and/or volunteer organizations as needed.

Due to the potential complexity of any Level Three Emergency, including the need to
coordinate/cooperate with multiple governmental, non-governmental and private
sector organizations, the IC/City Manager will require EOC staff to relocate to the
Boardman Rural Fire EOC, located at 911 Tatone Ave.

2-4  INCIDENT COMMAND
COMMAND
SAFETY OFFICER
IMFORMATION OFFICER
LIAISON OFFICER
I I I ]
OPERATION 5 PLANNING LOGISTIC S FINANCE

The City of Boardman uses the National Inter-Agency Incident Management System - Incident
Command System (NIIMS - ICS) for management and control of resources.

It is the policy of the City of Boardman to establish the appropriate level of the Incident
Command System on all emergency operations.

As provided in the National Incident Management System (NIMS), the City of Boardman will
consider the need to incorporate in “Intelligence” function within its ICS system. The Intelligence
function will either function as the Intelligence Officer as part of the Command Staff, as an
Intelligence Unit as part of the Planning Section or as the Intelligence Section, part of the
General Staff. The placement of this function within the Command and General Staff will be
determined by the needs and complexity of the incident.

Incident Command of an emergency in Boardman, which involves assistance from county, state,
and/or federal agencies, will remain with the City of Boardman until emergency operations,
including stabilization and control activities are completed unless:

A. The local resources are overwhelmed, and the incident commander requests one of the
other on-scene agency heads to assume control.

B. The incident occurs in areas of federal jurisdiction, in which case the federal government
may assume incident command.
C. If necessary, Oregon statute grants the Governor authority to assume command of

emergency operations (ORS 469.671 and ORS 401.115)
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EMERGENCY OPERATIONS CENTER (EOC)

The City of Boardman'’s City Hall is designated as the EOC. The Administration section (Offices of
City Manager, Personnel, and reception) will be used for the Command Staff. City Council
Chambers, City Conference Room will be reserved for public information and news media.
According to the extent and duration of the emergency, other portions of the City Hall complex
can be used as needed to support the emergency operations center. For example, the Field
House can be used for assembly of family members of victims; the RHS gymnasium can be set
up for temporary housing/sheltering - especially for EOC staff; the Finance office could serve as a
rumor control center; Sam Boardman gymnasium could be designated as office space for FEMA,
Red Cross, etc.

During Level Two incidents, there may be a need for coordination of activities/resources in
support of, or as a result of the incident (e.g. sheltering/housing evacuees, acquiring heavy
equipment); therefore, the City Manager or his/her designee, will assume command of the
incident and activate the Emergency Operations Center. The Incident Commander and his/her
staff will meet at the Emergency Operations Center (EOC) to coordinate off-scene support to on-
scene operations.

During Level Three incidents, there may be a need to coordinate all of the above, as well as
incorporate and manage multiple governmental, non-governmental and private sector
organizations, the Incident Commander/City Manager shall cause the EOC staff to relocate to
the Boardman Rural Fire EOC, located at 911 Tatone.

Command of on-scene operations will remain with the Department with primary operational
control.

When activated, the EOC, whether at City Hall or the Boardman Rural Fire EOC, shall be staffed,
at @ minimum, by the following:

A. City Manager or designee

B. Fire/Ambulance representative (Fire Chief or designee)
C. Police representative (Police Chief or designee)

D Public Works representative (Director or designee)

E Public Information Officer appointed by City Manager

Representatives of county, state, or federal agencies; or industry; or volunteer organizations or
others involved in emergency operations may be included in the EOC staff as part of the Unified
Command Staff or in support functions.

HOUSING, SHELTER AND FOOD

Housing, shelter, and food for displaced people during an emergency are provided by the
American Red Cross (ARC). Shelters will be opened and managed by the ARC. The Incident
Commander will appoint a Liaison between the City and ARC Shelters.

Besides sheltering and feeding, the Red Cross can perform a variety of other valuable emergency
services, including other support for disaster victims, coordination of other volunteer agencies,
assistance to local governments in damage assessment and dislocated welfare inquiries to help
out of town families locate their family members.

The local Red Cross has purchase agreements with many restaurants; these may be used to
provide sack lunches, etc.

For incidents of short duration, the Red Cross may be able to furnish coffee and snacks to on-
scene emergency workers.
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PUBLIC INFORMATION

Experience has shown that an informed community can assist local government in expedient
response to emergencies. It is also true that a disaster organization, which is not a center of
information, will find it difficult to remain a center of control. Orchestrating a response from the
entire community can best be accomplished by establishing a procedure, which provides
complete and accurate information before, during and after an emergency. In addition, effective
public information can enhance respect and understanding of local government, as well as aid in
response to emergencies.

It is the City's desire to provide complete information to the media as rapidly as possible. To
assure accurate and complete information is released, the news media and public should be
referred to the Information Officer. The Incident Commander is the Information Officer until that
function is assigned to a specific person, which should occur early during a major incident.

During routine operations, public information concerning the activities of specific Departments,
such as Police or Fire, is the responsibility of the Police Chief or Fire Chief. This section of the
Emergency Plan is intended to be placed in effect when the EOC is activated, or when the City
determines that the interests of the City and the public are better served by its implementation.

During an emergency that involves the activation of the Emergency Operation Plan, the City
Manager, or his/her designee, will serve as the Information Officer for the City. The overall
Incident Commander (City Manager) will coordinate the dissemination of information about the
incident, via the Information Officer. The Information Officer will speak on behalf of the City
regarding the incident. All inquiries concerning the incident are to be referred to the Information
Officer.

MEDIA BRIEFING FACILITIES - The following areas have been designated for media briefings
during emergencies:

City Hall Council Chambers - Media Briefing

City Hall Conference Room - Information Officer conference room
Community Conference Room - Media Work Room

Boardman Rural Fire EOC (Level Three event)

Ooood

RUMOR CONTROL - The Information Officer is responsible for rumor control. He/she may
establish a "Rumor Control" group as part of the public information staff within the EOC. Under
the direction of the Public Information Officer, the Rumor Control staff will receive inquiries and
requests for non-emergency assistance from the public.

Rumor Control numbers should be publicized in the media with the objective of: to reduce the
number of non-emergency calls to 911 and to the EOC general staff; to aid in information
gathering; and to offer the public a means of getting information about the incident, rather than
potentially harmful rumors.

ALERT AND WARNING

The City of Boardman has developed an alert and warning system that utilizes:
0 Local Emergency Alert System (EAS)

0 Police and Fire mobile PA (public address) systems

0 Door to door contact.

Upon evaluation of the emergency condition, the Incident Commander will decide if there is a
need for immediate citywide alert.
If the emergency is localized, City resources will alert the public in the area via mobile PA

10
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systems, door-to-door contact.

If there is an immediate citywide public safety threat, the Emergency Alert System (EAS), will be
activated.

A. EMERGENCY ALERT SYSTEM (EAS)
The Emergency Alert System (EAS) consists of a designated local radio broadcast station
with special equipment to provide emergency alert and warning information and
instructions to the public. KUMA is designated as the local EAS broadcast station.

This system can be utilized by contacting KUMA with the alert information. Only
designated City officials are authorized to initiate EAS activation. In Boardman, the
designated officials are the City Manager, Fire Chief, Police Chief and Public Works
Director. Designated officials will provide preliminary public safety information and
instructions to the EAS radio station for immediate broadcast.

PROCEDURES TO ACTIVATE THE EMERGENCY ALERT SYSTEM (EAS)

1. Designated Officials will contact the Local Primary Broadcaster (KUMA) and
activate the Emergency Alert System using whatever method is available.

2. Designated Officials will limit their messages to two minutes, the recording time
limit of EAS digital equipment.

3. KUMA will authenticate the EAS activation by calling the Morrow County 911

Dispatch Center, so make sure they are aware of the situation.
The entire Emergency Alert System plan for Morrow EAS Local Area as prepared by the
Local Emergency Communications Committee is hereby incorporated into this Emergency
Plan

B. MOBILE PUBLIC ADDRESS (PA) SYSTEMS
Most Police and Fire/Ambulance vehicles are equipped with mobile public address
systems that may be used for alert and warning.

Direction of these Alert and Warning resources shall be the responsibility of the Incident
Commander through the on-scene Police Commander.

Unless there is a need for immediate evacuation, the usual message will be to advise the
public to tune in to the EAS radio station for information and instructions.

C. DOOR-TO-DOOR ALERT
Door to door alert may be necessary in the event of a rapidly emerging emergency
incident that poses a clear threat to public safety. Residents will be directed to stay in
place and tune to the EAS station for more information; or to evacuate to a temporary
shelter depending upon the weather, and the expected duration of the emergency.

Direction of this activity shall be the responsibility of the Incident Commander through
appropriate and available City resources.

11
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SECTION 3
RESPONSIBILITIES AND TASKS

The following is a list of those task assignments each City department is responsible for carrying out in
the event of an emergency/disaster in Boardman. The task assignments are written in broad general
terms. Details are left up to individual department heads to be included in their own internal plans and

procedures.

3-1  CITY COUNCIL

1.

2.

3.
4.

Assume ultimate responsibility to the citizens of Boardman for the state of emergency
preparedness and the capability of the city to cope with and recover from an emergency.
Declare an official state of emergency to clear the way for state/federal assistance. The
City Manager may declare a state of emergency, but the decision to do so must be
confirmed by City Council within 5 days.

Authorize major expenditures if needed to deal with an emergency.

Keep abreast of an emergency and maintain contact with their constituents.

3-2 CITY MANAGER

1.

2.

mihw

o

8.
9.

10.
11.

Assume overall responsibility for the City's state of emergency preparedness and
capability to cope with and recover from an emergency.

If it should be determined that the normal functions of the City are not sufficient to meet
the emergency effectively, the City Manager may declare a provisional state of
emergency to exist until the Mayor and City Council can confirm the emergency
declaration within 5 days.

Assure that local government officials are kept current on emergency operations.
Activate the EOC and assume primary operational control of it.

May assume overall control of emergency operations through the appropriate director
with primary operational control.

Activate the information office and assign an information officer.

Initiate formal requests for county, state or federal assistance and coordinate the use of
these resources.

Approve initial damage assessments and revisions to it.

Monitor the entire incident by situation reports and data coming into the EOC. Visit the
various sectors of the incident as desired and deemed necessary.

Provide clerical personnel and aides as needed to staff the EOC.

Terminate the emergency.

3-3  CITY ATTORNEY

1

2.
3.
4.

Prepare standby emergency legislation and proclamations.

Provide legal counsel to city officials

Provide assistance in negotiating contracts for emergency services.
Prepare damage claims.

3-4 FINANCE DEPARTMENT

1.

PN

Provide financial statistics as may be required.

Authorize emergency purchases as required.

Protect major data files by whatever means necessary.

Provide personnel for assistance in other emergency duties if required.

3-5 ADMINISTRATION/PERSONNEL

1.
2.

Recruit or transfer personnel for emergency employment.
Establish and operate a registration point for unassigned volunteer workers by skills and
qualifications.

12
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Coordinate with Finance Dept. as needed to provide payroll and other employee
materials.

3-6 FIRE/AMBULANCE DEPARTMENT

1.

Hw

N,

Assume primary operational control of fires/conflagrations; hazardous materials
incidents; and transportation accidents (rail, air, and highway).

Respond to EOC or command post when alerted of an implementation of the Emergency
Plan.

Provide emergency medical services and ambulance transportation.

Implement mutual aid agreements and/or State of Oregon Conflagration Act as may be
necessary to bring in fire/rescue manpower and equipment.

Assist in initial assessment as to the number of dead and/or injured.

Assist police in evacuation.

Transport injured to hospital and assist with handling the dead.

Assure that fire suppression, rescue and emergency medical services are provided for
unaffected areas of City.

Provide back-up equipment for pumping water.

3-7 POLICE DEPARTMENT/COMMUNICATIONS

1.
2.

w

®No A

Assume primary operational control of civil disturbances.

Primary functional operational control of evacuations and traffic/crowd control; alerting
and notifications; and emergency communications systems.

Respond to EOC or command post when alerted of an implementation of the Emergency
Plan.

Secure the emergency site.

Prescribe evacuation routes to follow.

Notify Red Cross to open shelters.

Assist in search and rescue operations.

Prevent looting and pilfering.

3-8 PUBLIC WORKS DEPARTMENT

1.

13.

14.

Assume primary operational control of floods, weather emergencies (snow, ice, wind)
and earthquakes.

Transport and erect barricades at the request of the police.

Clear streets and remove debris.

Perform damage assessment of streets, bridges, and waterways. Including
condemnation and posting of unsafe structures.

Provide for emergency water supply and sewage disposal.

Coordinate with local contractors to obtain additional equipment and operators.
Provide emergency lighting.

Conduct snow/ice removal operations.

Provide heavy equipment and operators as required.

Provide diking materials as required.

Provide engineering services.

Respond to the EOC or command post when alerted of an implementation of the
Emergency Plan

Coordinate emergency repairs and fuel supplies for apparatus and equipment in use
during the emergency.

Maintain liaison with all utility providers to assure that these services are continued.

3-9 PLANNING/BUILDING CODES DEPARTMENT

1.
2.

Set up emergency operations status boards and maps in the EOC and plot data on them.
Assist in damage assessment.

13
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Furnish population data, charts and development plans as needed.
Serve as city photographer and record incidents on film.
Inspect buildings for structural, electrical, gas plumbing and mechanical damage before

permitting re-occupancy.

6. Conduct necessary inspections to assure the integrity of structures following an incident
and that there is no danger of additional damage.

7. Establish and maintain contact with local building, electrical, plumbing, and mechanical
contractors to obtain their services when required.

3-10 ALL CITY DEPARTMENTS
Those departments not assigned a specific disaster function under this plan will make their
personnel, equipment and facilities available for emergency assignments as directed by the City
Manager or his designee.

All City Departments have the following common tasks:

A. BEFORE AN EMERGENCY

Alert personnel of an emergency

Provide protection for personnel and property.

Establish and maintain lines of succession so there will always be someone in
charge of the department.

Maintain alert roster of department personnel.

Maintain inventory and sources of supply for emergency equipment and supplies.
Maintain a roster of contacts for outside assistance.

Conduct personnel emergency training and familiarize all personnel with
emergency duties.

Plan, prepare, maintain, and implement internal departmental emergency
operating procedures.

B. DURING AN EMERGENCY

1.

w

Provide food, appropriate clothing, supplies, equipment, and facilities for
emergency workers.

Rotate emergency workers to avoid fatigue.

Perform specific tasks assigned by proper authority.

Document all activities, especially costs and expenditure in connection with
emergency operations.
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SECTION 4

4-1

4-2

4-4

HAZARDOUS MATERIALS EMERGENCY RESPONSE PLAN

PURPOSE
This Section of the City of Boardman Emergency Operations Plan describes in detail how the City
of Boardman will respond to and operate during emergencies involving hazardous materials.

This plan is specifically intended to satisfy the planning requirements of the Superfund
Amendments and Reauthorization Act of 1986 (SARA), Title III. It is in conformance with Annex
O of the Oregon State Emergency Operations Plan and with the Hazardous Materials Annex of
Morrow County's Emergency Operations Plan.

GENERAL

A Hazardous Materials (Haz-Mat) means any substance, element compound, mixture, or
solution which, when spilled or released into the air or into, or on, any land or waters,
may present a danger to the health, safety, or welfare of the public, or to the
environment.

B. A Haz-Mat incident is any fire spill, leak, release, or potential problem involving
hazardous materials.
C. This plan is intended to establish an organizational structure and operational procedures

for the most practical utilization of the resources of the City in the event of a Haz-Mat
incident in the City.

D. If a Haz-Mat incident is of such magnitude to require action beyond the capabilities of
local resources, the structure and procedures provided in this plan will be blended with
the Emergency Operations Plan.

APPLICATION

The procedures detailed in this plan should be implemented for any Haz-Mat incident occurring in
the city. A Haz-Mat incident is any fire, spill, leak release, or potential problem involving
flammable liquids, flammable gas, toxic chemicals, compressed gas, radioactive material, or
unidentified substance.

EXAMPLES

A Bulk Fuel - Any incident involving or threatening to involve bulk storage or transport of
hydrocarbon fuels (gasoline, diesel, etc.), but does not include automobiles, pick-ups,
small trucks, etc., unless requested by the Incident Commander.

B. Natural Gas - Any incident of leaking natural gas in residential, commercial, industrial, or
institutional occupancies, but does not include outside leaks/odors unless requested by
the Incident Commander.

C. Liquefied Petroleum Gas (LPG) - Any incident of leak, spill or fire involving LPG in

transport, storage, or dispensing.

Incidents involving compressed gases.

Any incident involving a highway truck or trailer; railroad boxcar or container car where

the contents are unknown.

F. Any leak, spill, fire, or potential situation involving any substance or material placarded
by DOT or other regulating agency as being a hazardous material.

mo

LEVELS OF EMERGENCIES

A. MINOR INCIDENT - A fire, spill, release, or a potential fire, spill or release involving
hazardous materials. Most minor incidents will be handled by the initial emergency
responders.
EXAMPLES
1. Mechanical breakdown of a vehicle carrying high-level radioactive shipment,
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Class A explosives or highly toxic materials requiring it to be parked at one
location for a long period.

Fire at a facility storing or utilizing hazardous materials where the materials are
not initially involved in the fire.

Abandoned drums discovered, with no release or small spill.

Vehicle or fixed site incident with a small spill or release of hazardous materials.
Vehicle accident with potential release of Haz-Mat.

Fire or explosion involving small quantities of Haz-Mat.

N

ouhw

B. MEDIUM INCIDENT - An incident resulting in a localized release of hazardous
materials (e.g., within several hundred feet). The health and safety of people and
emergency responders in the immediate area may be threatened if protective actions are
not taken. A probable environmental impact exists. It may require notification and
response of more than initial response teams and/or other agencies. It may result in
implementation of Emergency Operations Plan.

EXAMPLES

1. Accident involving transport of hazardous materials, which results in release of
substance to air, ground, or water in amounts sufficient to pose threat to public
health or the environment.

2. Package or container containing radioactive materials crushed or damaged
during handling.

3. A fire or explosion at a facility which utilizes Haz-Mat.

4, An incident which results in a significant amount of uncontrolled radioactive
material.

5. Discovery of abandoned oil or hazardous materials being released to the

environment and posing a threat to public health or the environment.

C. MAJOR INCIDENT - An incident resulting in a spill or release of Haz-Mat, which
requires evacuation, or sheltering of nearby residents, businesses, or which causes a
serious environmental threat. It will probably involve activation of the Emergency
Operations Plan and the Emergency Operations Center.

1. Truck, rail or fire incident with radiological contaminated smoke or toxic fumes.

2. Radioactive material directly involved in fire or explosion at a fixed facility,
resulting in spread of material, or significant accidental exposure to radiation.

3. A fixed facility or transport incident resulting in a major release of toxic fumes to

air or hazardous materials to public waters used for drinking water or important
to fish and wildlife or other beneficial uses; or, resulting in serious public health
and/or environmental impacts.

EMERGENCY RESPONSE SYSTEM

OVERVIEW: Hazardous materials incidents are reported to 911 Emergency Dispatch Center
located in the Morrow County Sheriff’s Office, Heppner, OR. The senior fire officer becomes the
Incident Commander and establishes the first level of the Incident Command System. All
Boardman Fire Dept. personnel are trained to the "First Responder Operations Level," who may
only respond to releases or potential releases of hazardous substances for protecting nearby
persons, property, or the environment from the effects of the release. Their objectives are to
identify the material; secure the scene; establish perimeters of unprotected entry; and call for
technical help. If the incident requires entry for stabilization, they will request assistance of the
State’s Regional Haz-Mat Response Team - one is located at Hermiston. Once the incident is
stabilized, the incident is turned over to either the DEQ or the firm responsible for the hazardous
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material for clean-up.

A. NOTIFICATIONS

1.
2.

Notification of initial emergency response is through 911.

According to the determination of Incident Commander, Dispatch Center will
initiate notifications as outlined in Emergency Operations Plan as scope of
incident demands.

Incident Commander will direct dispatch center to notify the responsible party
(e.g., PGE, UPRR, etc.)

If site entry is required, or for other on-scene technical assistance, IC may
request a response of the State Fire Marshal=s Regional Haz-Mat Team to the
incident. Calls may be made directly to the Office of the State Fire Marshal at
503-278-2473, or to OERS (Oregon Emergency Response System) 1-800-452-
0311. As a practical matter, it is advisable to notify Hermiston Fire, who is the
local Regional Haz-Mat Response Team, as quickly as possible so they can begin
mobilizing.

Depending upon the quantity and type of release, IC will direct dispatch center
to notify local DEQ office through OARS, 1-800-452-0311. Depending on the type
of incident the OERS operator will notify the appropriate lead state agency and
others, as necessary.

Some spills, depending on quantity and type of material released, also require
the spiller to notify federal agencies. Natification shall be through the National
Response Center (NRC) 1-800-424-8802

B. INCIDENT MANAGEMENT

1.

EMERGENCY RESPONSE

a. The Fire Dept. is assigned primary operational control of hazardous
materials incidents in Boardman.
b. The Boardman Police Dept., Public Works Dept. and City Manager's

Office will provide support to the Fire Dept. during the emergency phase
of an incident.

C. State agencies will provide technical support to the City during
emergency operations on request and under the direction of the City.

d. State or federal agencies will assume the lead role for directing clean-up
and site restoration on request of the city.

e. Private industry is responsible for reporting incidents; assisting

emergency responders in control of incidents; performing clean-up or
hiring a clean-up contractor and disposing of spilled materials.

f. Volunteer organizations, hospitals, clinics, funeral homes, schools and
other private or public agencies will be requested by the city as needed.

C. INCIDENT COMMAND

1.

2.

The Incident Command System as described in the Emergency Operations Plan
will be established by the first arriving Fire Dept. Officer.

The Fire Dept. will retain command throughout most Haz-Mat incidents, except
the City Manager may assume overall Incident Command from the Fire Dept.
when more than one department or outside agency is involved in the incident.
When this occurs, the City Manager usually will activate the Emergency
Operations Center.

Incident Command will remain with the City of Boardman during all phases of
emergency operations unless the Incident Commander requests one of the other
on-scene representatives to assume command.
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D. CLEAN-UP AND RESTORATION

Once the emergency is terminated, the Incident Commander should turn clean-up and
restoration activities over to the appropriate state agency. The City may retain control of
the incident during clean-up and restoration according to the situation. Clean-up and
restoration activities include:

Compliance with clean-up standards

Restoration of environment and site

Investigate cause

Assessment of damage

Enforcement actions

Cost recovery

E. EMERGENCY OPERATIONS CENTER (EOC)
The EOC will be activated by the City Manager when there is a significant need for
coordinating off-scene support and resources for on-scene operations.

During major incidents, the Incident Commander will coordinate with the state EOC in
Salem.

4-6 TECHNICAL ASSISTANCE

Technical assistance on hazardous materials is available locally from representatives of local

industries and/or businesses. For example: Morrow County Grain Growers can provide expertise

on agricultural chemicals, UPRR could describe the construction of tank cars, etc.
A. 24- hour technical assistance from state agencies is available through OERS at 1-800-
452-0311 (refer to Annex O). The lead state agencies during the initial phases of a
chemically hazardous materials incident are:
1. STATE FIRE MARSHAL
a.) Community Right to Know Hazardous Materials Reporting Program - For
guidance and information on the presence and quantities at fixed sites,
characteristics of, hazards to property and the public, and the controls
needed for hazardous materials.

b.) Regional Hazardous Materials Teams - SFM contracts with about 10
teams around Oregon operating from Fire Depts. OSFM provides Haz-
Mat equipment and training, and in return, Fire Dept. Haz-Mat Team
agrees to respond to other jurisdictions to provide technical assistance.
SFM authorizes the response, so calls must go to the state directly.

2. DEQ - For clean-up and restoration following the initial phase of an emergency
chemically hazardous materials response. During initial phases can also provide
with the OSFM information on chemical characteristics, environmental effects,
control, clean-up and disposal of hazardous materials.

3. STATE HEALTH DEPT. - For all incidents involving radioactive materials other
than transportation incidents and for all communicable disease agents.

4, OREGON DEPT. OF ENERGY - For radioactive materials transportation incidents.

B. Other state resources for technical assistance are:

1. 24-hour toxicological information and medical treatment advice is available from
the POISON CONTROL CENTER at 1-800-452-7165.

2. Hazardous substance survey information is available from the STATE FIRE
MARSHAL at 503-378-2885.

3. THE PESTICIDE ANALYTICAL RESPONSE CENTER (PARC) at 503-378-3793

provides information on pesticide related health concerns (not treatment related)
and environmental exposure from drift or contaminated water.
4, THE OREGON DEPT. OF TRANSPORTATION (ODOT) for information on motor
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carrier and rail shipments of hazardous materials at 503-378-6204, or OERS after

hours.
C. Technical Assistance by Federal specialists:
1. For incidents involving radioactive materials, response teams may be dispatched

from the US Dept. of Energy, Richland Operations, or from adjacent states. The
Oregon DOE or Health Division will activate this help.

2. For public health information, the Agency for Toxic Substances and Disease
Registry provides 24-hour service at 1-404-452-4100.

D. Technical assistance for certain types of hazardous materials incidents is available from
industry:

1. CHEMTREC, an off-scene 24-hour information service operated by the Chemical
Manufacturers Association Chemical Transportation Emergency Center. 1-800-
424-9300. CHEMTREC can supply chemical and safety data as well as contacts to
product manufacturers. It can activate a number of industry-based response
actions including:

(@) The CHLOREP team for chlorine incidents, which is currently fielded by the
Pennwalt Corp in Portland.

(b) CHEMNET - An industry wide mutual aid program activated by the shipper.
(d) Response teams for Pesticides, Hydrogen Cyanide, Hydrogen Fluoride,
Phosphorus, and Liquefied Petroleum Gas.

2. The Association of American Railroad's Bureau of Explosives for incidents
involving the railroads. 1-800-826-4662 (24 hours)

VOLUNTEER SERVICES

A. American Red Cross - can offer emergency relief in the form of food, shelter, and
clothing.

B. Salvation Army - can provide emergency food, shelter, and clothing.

C. Amateur Radio Emergency Service - can provide radio communications through a

network of amateur radio operators.

COORDINATION OF PUBLIC INFORMATION

The news media can provide an important public service by distributing information about the
nature of an incident. Successful emergency operations require accurate and timely public
information. Public information will be coordinated between on-scene and off-scene operations.
An Information Officer will be designated by the Incident Commander to issue information about
the incident. The Information Officer will issue information provided by the Incident Commander
and in coordination with the lead state agency information representatives. The lead state
agency will see to it that the IO has accurate public health information. The lead state agency
will issue information in coordination with the IO.

RESPONSIBILITIES OF CITY DEPARTMENTS

A. FIRE/AMBULANCE DEPT.
1. Provide on-scene command using the Incident Command System.
2 Assume primary control of rescue, fire suppression and containment operations.
3. Assume primary control of first aid and emergency medical operations.
4. Activate notifications and request technical assistance.
5. Assist with radiological monitoring and decontamination.
B. POLICE DEPARTMENT
1. Coordinate activities with Incident Commander.
2 Provide crowd and traffic control.
3. Direct evacuation procedures.
C. PUBLIC WORKS DEPARTMENT
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1. Coordinate activities with Incident Commander.

2. As requested by the Incident Commander, provide and place material to dike,
block, or absorb spilled material to stop or limit its run-off.

Facilitate repair and restoration of roadways, bridges, and vital facilities.
Initiate debris clearance as needed.

Assist with utility restoration and road closures, blockades and/or detours as
needed.

iAW

4-10 HAZARDS ASSESSMENT
Hazardous Material (HAZ-MAT) means any element, compound, mixture, solution, or substance,
which, when spilled or released into the air, or into, or on, any land, or waters, may present a
substantial danger to the health, safety, or welfare of the public or to the environment.

Although Boardman does not have a concentration of industries using large quantities of
hazardous materials, there are many users of common dangerous materials typical of a City this
size. For example: there are large volumes of gasoline, diesel, propane, and similar, common,
but potentially dangerous materials stored, dispensed and transported on a daily basis. In
addition, because of the large agricultural industry, there are extensive agricultural chemicals
used, stored and transported.

While the characteristics of Boardman seem to keep the City at a relatively low risk from Haz-Mat
incidents, its location on a major east-west interstate freeway and a main east-west railroad line
significantly increases the risk.

A. FIXED SITE FACILITIES
The City of Boardman relies on the State Fire Marshal's hazardous substance survey as
its major source of identification of facilities that manufacture, generate, use, store or
dispose of hazardous materials.

This reference is supplemented by regular on-site surveys and fire safety inspection by
fire department employees.

This information is maintained by the Fire Dept. and compiled into pre-incident
emergency response plans for immediate use by emergency responders.

B. HAZARDOUS MATERIALS TRANSPORTED IN BOARDMAN
1. INTRA-CITY VEHICLE TRANSPORTATION - There are many common
hazardous materials such as gasoline, propane and agricultural chemicals
transported on the arterial streets of Boardman on a daily basis. Although there
is no recent history of transportation accidents resulting in significant releases of
these materials in Boardman, the risk is considered ever present.

The arterials most frequently used by vehicles transporting hazardous materials
within the City are Main and Columbia.

An accident with a release of Haz-Mat in most any section of these arterials can
expose schools, retail, office apartments, motels, residential or combinations of
virtually any type of occupancy found in Boardman.

2. INTERSTATE FREEWAY VEHICLE TRANSPORTATION - Interstate 84
literally bi-sects Boardman, however, there is relatively little exposure to high
value or dense population, except for a small section near the 164 Exit.
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From surveys conducted by the State Highway Dept., there are between 50 and
100 Haz-Mat shipments transported on I-84 through Boardman each day. The
most common commodities were gasoline, paint, diesel, and corrosives.

3. RAILROAD TRANSPORTATION - The Union Pacific Railroad main line passes
through Boardman in a generally east-west direction paralleling the Columbia
River. Characteristically, most of Boardman's industrial and manufacturing
facilities are built close to the railroad line creating a nearly unbroken chain of
exposures the full length of the line as it passes through Boardman. These are
direct exposures; if a one-half mile radius is used as the exposure/evacuation
area, a majority of Boardman is exposed.

The UPRR maintains records on the volume and types of commaodities
transported over its line and provides an annual report of hazardous materials
passing through each jurisdiction. In calendar year 1996, UPRR reported
between 8,000 and 77,000 loads of hazardous materials were shipped over the
rails. The method of reporting produces the wide difference between high and
low volume - i.e., they report in quantities of 1 to 50 loads; 51 to 500 loads; 501
to 1000; and 1001 to 10,000. The actual shipments through Boardman are
estimated at around 25,000 annually. LPG, Chlorine, Anhydrous Ammonia,
Ammonium Nitrate, Phosphoric Acid, and Sodium Hydroxide are the most
frequent shipment with at least 500 loads annually of each material.

Boardman is not a major destination for UPRR hazardous materials loads, so
there are relatively few switching operations to compound the probability of
accidents within the City.

Historically there have been very few accidents where derailments resulted and
there have been no major incidents in Boardman. The UPRR has a good record
and reputation for maintaining their trains and tracks in a safe condition, a major
contributor to train wrecks in the nation.

However, there are several grade crossings for traffic inside the City, creating a
great probability of an accident where derailments and consequent hazardous
materials release could result.

The large volume of hazardous materials being transported through Boardman
by train and extensive exposure along the rail line represents the greatest threat
to the City of an accident where hazardous materials could become a serious
emergency.

4. NATURAL GAS PIPELINES - PGE Natural Gas has an extensive underground
network of natural gas pipelines throughout the City. They are fed from a main
30" line traveling north south located on the west side of Boardman. This main
line does not pass near any significant built on portion of the City and would not
present a severe problem in the event of a rupture.

Probably the greatest risk from natural gas would be in the aftermath of a severe
earthquake where numerous lines are broken, causing or contributing to fires at
several locations.
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SECTION 5
EVACUATION ANNEX

PURPOSE

This Evacuation Annex establishes the authority, decision-making framework, and operational
procedures for the orderly, safe, and effective evacuation or sheltering of residents, businesses,
and visitors when conditions threaten life safety within the City of Boardman. This annex applies
to all hazards and supports coordinated actions by City departments, partner agencies, and
assisting jurisdictions.

EVACUATION AUTHORITY
A. Authority to Order Evacuation
The authority to order an evacuation or protective action rests with:
e The Incident Commander, typically the Police Department, for localized or rapidly
developing incidents; or
e The City Manager, Chief of Police, or Unified Command during large-scale or prolonged
incidents.
Evacuation orders may be issued verbally, in writing, or through public alerting systems and
are effective immediately upon issuance.

B. Legal Basis
Evacuations are conducted pursuant to:
e Oregon Revised Statutes (ORS) Chapter 401
e The City of Boardman Charter
¢ Emergency powers activated during declared emergencies

EVACUATION TRIGGERS
Evacuations or protective actions may be ordered when conditions present an imminent or
developing threat to life safety, including but not limited to:
e Hazardous materials releases (rail, highway, or fixed facility)
Flooding or potential dam or levee failure
Fire, explosion, or wildland-urban interface threats
Earthquake damage or structural instability
Severe weather events
Transportation accidents involving mass casualties
Any incident where remaining in place presents a greater risk than relocation

EVACUATION LEVELS
The City uses a three-level evacuation framework to provide clear, consistent messaging to the
public.
LEVEL 1 — BE READY
e A potential or developing threat exists.
e Residents should stay informed, prepare essential items, and be ready to evacuate.
¢ No immediate movement is required.

LEVEL 2 — BE SET
e There is a significant danger in the area.
e Voluntary evacuation is strongly recommended.
e Residents should leave if they have special needs, require extra time, or feel unsafe.

LEVEL 3 — GO NOW
e There is an immediate and life-threatening danger.
e Mandatory evacuation is in effect.
e Residents must leave immediately and follow official instructions.
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5-5 TRANSPORTATION ASSISTANCE FOR VULNERABLE POPULATIONS
Priority Populations
The City will provide evacuation assistance to individuals who:
» Have disabilities or mobility limitations
» Are elderly or medically fragile
» Lack access to personal transportation
»= Reside in congregate care, school, or assisted-living facilities

Transportation Resources
Transportation assistance may include:

= School buses
= (City-owned vehicles
* Mutual aid resources
» Partner agencies and volunteer organizations

Police, Fire, and Public Works will coordinate assisted evacuation efforts and prioritize life

safety.

5-6 SHELTER-IN-PLACE PROCEDURES
When evacuation is unsafe or impractical, the City may issue shelter-in-place instructions.
Shelter-in-place guidance may include:
e Remaining indoors
e Closing and sealing doors and windows
e Shutting down HVAC systems
e Moving to interior rooms or upper levels as appropriate
e Monitoring official alerts and instructions
Shelter-in-place orders will be lifted once conditions are determined safe.

5-7 CONTROLLED RE-ENTRY
Re-Entry Authorization
Re-entry into evacuated areas will occur only after:
= The hazard has been mitigated or stabilized
» Infrastructure and utilities are determined safe
» Approval is granted by the Incident Commander or Unified Command

Re-Entry Management
Law enforcement will manage controlled re-entry and may require:
» Identification or proof of residency
» Staggered access to prevent congestion
= Compliance with safety restrictions

Unauthorized entry into evacuated areas may be restricted or prohibited until official
clearance is provided.

5-8 PUBLIC INFORMATION
All evacuation and re-entry information will be communicated using:
e Wireless Emergency Alerts (WEA)
Emergency Alert System (EAS)
Local media
City website and social media
Door-to-door notifications when necessary

Messaging will clearly identify evacuation levels, affected areas, routes, and protective actions.
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Section 13, ltem A.

During January, the Boardman Police Department handled a total of 304 incidents, including:

e Calls for Service: 186
o Officer-Initiated Activities: 118, consisting of:
o Traffic Stops: 75
o Other Officer-Initiated Incidents: 43
o Bus/Building Checks: 2
o Vehicle/Pedestrian Checks: 32

Officer Reports: 33, consisting of:

Felony Cases: 4
Misdemeanor Cases: 15
Information Cases: 8
Unclassified Reports: 5
Crash Reports: 1

CIS Conversions: 0
Violation Reports: 0
Voided Reports: 0

Arrests: 13

¢ Misdemeanor Arrests; 10
o Felony Arrests: 3

Citations Issued: 21

Violations: 21
Criminal: 0
Code: 0
Unclassified: 0

Serious Injury/Fatal (FI) Incidents: 1

This synopsis reflects the department’s continued balance of proactive enforcement, response to

calls for service, and follow-up investigations.

The department remains short-staffed, which continues to limit proactive capacity and requires
periodic overtime to maintain 24/7 patrol coverage. Despite these constraints, officers continue

to deliver professional service and maintain a visible presence in the community.
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BOARDMAN POLICE DEPARTMENT
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CALENDER YEAR 2026
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Statistics

Jan. Feb. Mar. Apr. May Jun. July Aug. Sep. Oct. Nov. Dec.

Annual
Total

Total Incidents

Calls for Service

Officer Initiated Incidents
Traffic stops

Other OIA Incidents
Bus/Building Checks
Veh/Ped check

Total Officer Reports
CIS Converstion
Crash

Felony

Information Case
Misdemeanor
Violation

Voided

Unclaissified Reports

Total Misdemeanor & Felony Arrest
Misdemeanor Arrests
Felony Arrests

Total Citations
Code

Criminal
Violation
Unclassified

FI's

304
186
118
75
43
2
32

(= - R O =}

wh

13

Note: Stats are from the 23rd of prior month to 22nd of current month.

Note: Calender year end summary report will project slight different totals due to RIMS variations,.
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2025 - 2026 25-Jan 25-Feb 25-Mar 25-Apr 25-May 25-Jun  25-Jul 25-Aug 25-Sep Oct-25 Nov-25 Dec-2
Total Permits Sold 28 27 40 100 83 38 89 54 59 47 41 65 52 704
Boardman
Permits Sold 11 7 7 14 27 3 14 21 8 12 23 18 8 173
Manufactured Placement Permit 0 0 0 1 1 0 0 16 6 12 0 16 0 52
New Home Construction 4 1 3 1 2 0 0 0 3 0 1 25
Multi Family Units 0 0 0 0 0 0 0 0 0 0
Morrow County (Excludes 97818)
Permits Sold 8 3 5 12 8 5 11 7 16 5 12 16 6 114
Manufactured Placement Permit 0 0 0 1 0 0 0 1 0 0 1 0 0 3
New Home Construction 3 0 1 0 1 0 0 0 3 1 0 0 9
Multi - Family (units) 0 0 0 2 0 0 0 0 0 2 0 0 0 4
Morrow County - 97818
Permits Sold 1 8 9 50 32 4 39 12 22 18 1 22 28 246
Manufactured Placement Permit 0 0 0 0 0 0 0 0 0 0 0 0 0 0
New Home Construction 0 0 0 2 0 0 0 0 0 0 0 0 0 2
Multi - Family (units) 0 0 0 0 0 0 0 0 0 0 0
Irrigon
Permits Sold 1 3 5 7 11 5 13 4 8 7 3 4 5 76
Manufactured Placement Permit 0 0 0 0 0 0 0 0 1 0 0 0 1
New Home Construction 0 0 0 4 1 1 2 0 0 2 0 4 0 14
Multi - Family (units) 0 0 0 0 2 0 0 0 0 0 0 0 8
State Electrical 1 0 1 1 3 2 4 1 1 1 1 2 1 19
Gilliam County
Permits Sold 6 6 13 16 2 19 8 9 4 4 1 3 4 95
Manufactured Placement Permit 0 0 0 1 0 0 0 2 0 0 0 0 0 3
New Home Construction 0 0 0 0 0 0 0 0 0 1 1 0 0 2
Multi - Family (units) 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Duplex Mobile Homes (12 Units)
Duplex Mobile Homes (24 Units)
Duplex Mobile Homes (32 Units)
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City of Boardman
Public Works Department — Monthly Report
January 2026

Water Department

e Repaired and/or performed maintenance on 27 hydrants that were faulty or needed lubricated.
o Replaced hydrant at lift station 4.

o Did part of the GIS at Chaparelle for water and wastewater.

e Repaired leak on chlorination tank in the new water building.

e Repaired water distribution pumps with fault issues.

o Repaired two water leaks at residences.

e Collector 3 repair on pump 1 and Scada system.

Wastewater / Collections

o Did lift station washdowns.

e Did video and mandrel testing of sewer system at Chaparrel.

e Inspect 3 sewer taps at Chaparrel.

e Preparing for new head works at lagoon.

e Storm drain cleaning, work on system repairs and dry well placement.

Streets, Parks & Facilities

o Finally opened Main Street.

e Remove Christmas decoration.

e Work on old water building infrastructure, prep for storage.

o Storage of Christmas decorations at old water building.

o Continue working on Main Street sidewalks and ADA ramps.

o Installation of new streetlights on main (replace all light bases).
e 3 major patches on Turner Ct., Olive St., Mt. Hood Ave.

Fleet & Equipment

e Serviced backhoe and gator.

e Serviced three police vehicles

o Repaired sander on Red dump truck (sprockets).
e Sanded intersection for ice.
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e Removed plow and lights from Old Blue.
e Surplus Old Blue, Case backhoe, and old orange dump truck.
o Service brakes on Chevy.

Training & Certifications

o Started CIS training for 2026.
o Employees started winter term schooling.
e 1amGIS training for work orders and GIS mapping.

Code & Animal Control

e Assisted Code Enforcement and Animal Control (2 dog calls)
o Trimmed several trees at lift stations, Main Street, and SE Front St.

General Operations

Public Works completed daily tasks including locates, utility checks, work orders, rounds and regular system
monitoring to keep city operations running smoothly.
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MEMORANDUM
To: Mayor Keefer and members of the City Council
Cc: Brandon Hammond, City Manager

From: Carla Mclane, Planning Official
Date: January 23, 2026
RE: Planning Department Monthly Update

At the conclusion of your meeting on February 3, 2026, we will have completed three of our
Strategic Planning projects — the TSP, PMP, and EOA!!! | do think it is time for some celebration!

Strategic Planning Program: Three down, three to go!! You can follow these projects at this
location on the City’s website. For more information on the various projects, see below:

Completed or Nearly Completed Projects:

e Transportation System Plan (TSP): The same day that the City Council packet is posted
the Morrow County Planning Commission will hold their Public Hearing to consider co-
adoption of the City’s TSP. The Board of Commissioner’s Public Hearing is currently
scheduled for February 18, 2026. You can follow the next steps of the TSP Update here.

e Parks Master Plan (PMP): You were all there on January 13! The adoption documents
will be posted here.

e Economic Opportunity Analysis (EOA): The City Council Public Hearing is scheduled for
February 3. See you there!! You can follow the EOA here.

Projects Underway or Soon To Be:

e Boardman Development Code (BDC) and Comprehensive Plan (CP): This project was in
a holding pattern for the past couple of months as my focus was on adoption of other
plans. We are reengaged and adjusting the schedule a bit to allow for information that
will come out of the Housing Capacity Analysis and potentially the Main Street
Interchange Area Management Plan Refinement work. You can follow the CP/BDC PAC
here.

e Housing Capacity Analysis (HCA): With the appointment of the Public Advisory
Committee on February 3, we are up and running. You can follow the HCA here.

e Main Street Interchange Area Management Plan Refinement (MS IAMP): We are
working on the Request for Qualifications. In the next month or so a Strategic Plan page
will be established and a Public Advisory Committee appointed soon thereafter. More to
come.
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Other Programmatic work: Work is also progressing on other projects with a planning focus.
Those include the:

o System Development Charge (SDC) Update: Look for work on this project in the new
year.

o Boardman Municipal Code (BMC): A consultant has been identified that can assist with
this project. A scoping meeting will be held prior to the February 3 City Council meeting.
Other work that has been discussed includes:

= Addressing Ordinance: Work is currently stalled.
= Park Regulations: More on this topic over the next two or three months.

Planning Reviews and Approvals: My intent here will be to add Planning Department actions
that end in an approval for development. | will be cautious to protect the City Council’s role as
the appeal body for any local decisions. And if there haven’t been any decisions this section may
be blank.

v" Homes, homes, and more homes: We have seen an uptick in applications for homes
with three coming in the past couple of weeks in the River Ridge Subdivision. The
Chaparral subdivision has continued work on the installation of infrastructure with
pavement happening this spring.

v' Community Development: As 2026 gets underway there are several action items that
the Planning Commission will be reviewing over the next several months that will
include industrial upgrades, commercial development on both sides of the Interstate,
and multi-family development.

G
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Moderate-Income Revolving Loan Program (MIRL)

The Moderate-Income Revolving Loan program was established by Senate Bill 1537 in
the 2024 Legislative Session, allocating $75 million in General Fund resources for the
Housing Project Revolving Loan Fund.

The program intends to support and expand very low-, low- and moderate-income
housing production in local communities across the state through a revolving loan
structure.

Key program components
» The City uses no-interest loans from the State to make grants or loans to
developers, for construction of workforce housing.

» MIRL funding allows developers to sell homes or rent apartments to people
earning 120% of median income or less.

> Developers repay the funding over 10 to 15 years.
o Grant funding is repaid through a fee paid from property taxes.
o Loans are repaid directly by the developer.

> Developers promise to keep rent or home sale prices at affordable levels during
the 10 — 15year repayment period.

» MIRL funding can be used to cover construction costs, infrastructure costs, rehab
expenses, or writing down the cost of land.
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City Manager January Report

The following January report will give an overview of the objectives accomplished this past month, as well as
future plans:

Sustainable Growth

As we begin the next steps for future planning, it is important because it helps the City stay prepared, manage
growth, and use public funds wisely by identifying needs early and prioritizing projects before they become
emergencies. Planning connects directly to our Capital Improvement Plan (CIP), which serves as the City’s
roadmap for scheduling and funding major projects over time. Preparedness depends on reliable
infrastructure, and the CIP helps ensure critical systems like roads, utilities, and facilities are maintained and
upgraded to support emergency response and long-term reliability. Ongoing maintenance protects past
investments and reduces costly failures, while park improvements and safety upgrades—such as repairs,
lighting, ADA access, and traffic safety—can be planned and funded in a consistent, transparent way through
the CIP. Road mapping and long-range transportation planning also tie into the CIP by helping the City
coordinate future connections, improvements, and development needs, ensuring Boardman'’s infrastructure
keeps pace with the community.

Quality Services

The City is preparing to conduct an organizational review of City departments to evaluate current
operations, staffing, and service delivery and ensure we are providing the highest quality service to
Boardman residents. This review will help identify strengths and gaps, improve efficiency and
coordination across departments, and ensure City resources are aligned with community needs and
priorities. By taking a proactive look at how we operate, the City can better support responsive
customer service, improve accountability, and position the organization to meet future growth and
service demands.

Betterment of our Community
This will be a regular section that I will include with each report. This is a way for myself and the council to keep in mind the
importance of ongoing outreach to our community and highlight what has been done and will be upcoming for the future.

A. Morrow County Administration L. BCDA Monthly Mtg

B. MIRL Planning M. NOWA Annual Mtg

C. Land Use Board of Appeals N. Solid Waste Advisory Committee

D. Apple Valley News O. Port of Morrow Commission Mtg

E. NEACT P. Oregon City Managers Mtg

F. Master Planning Q. Source Water Protection Input Session
G. Morrow County Road Dept. R. KEPR News

H. Fire District Board S. DEQ Recycle Input Session

I. Park Master Plan Public Hearing T. LPSCC Meeting

J. Chamber Board Meeting U. Rec District Board Mtg

K. League of Oregon Cities-Hermiston V. County Planning Meeting
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CAPITAL IMPROVEMENT PROJECTS

General
BPA Greenspace
Splash Pad

Planning

Economic Opportunity Analysis
Transportation System Plan
Parks Master Plan
Development Code/Comp Plan
Municipal Code

Streets/Sidewalk

S Main Project

Annual Street Improvements
Storm Water Flow

Water/Wastewater
NE Front Sewer
Bio Solids Removal

Headworks Screen & Septage Receiving Station

Hypochlorite System
Collector 2 Improvements
Kunze Well

2025-26

Status
Completed
Bid Process

Completed
Completed
Completed
In Progress
In Progress

In Progress
Bid Process
Bid Process

Completed
Construction
Bid Process
Completed
Bid Awarded
In Design

Timeline
Fall2025
Current

Feb-26
Jan-26
Jan-26

December 2026
December 2026

Current
Current
Current

Jul-26
Summer 2026
Current
Dec-25
Current
Current

Cost Estimate
$390,000
$550,000

$60,000
Grant Funded
$40,000
$150,000

$5,400,000
$2,000,000
$600,000

$160,000
$1,250,000
$1,050,000
$380,000
$150,000
$1,000,000
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