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The Eugene Airport contracted with RS&H to update the Airport Master Plan. As part of that
update, RS&H contracted with ECONorthwest to develop an analysis of the opportunities for
development of land owned by the Eugene Airport and available for lease.
The Eugene Airport provides commercial and general aviation service to Eugene and
Springfield, as well as surrounding areas, reaching west to the Oregon Coast, east to the
Cascades (and beyond), and south towards southern Oregon. The Eugene Airport is Oregon’s
second largest commercial service airport, second to Portland International Airport. The Airport
plays an essential role in the economy of the Southern Willamette Valley and adjacent regions
by providing commercial and general aviation service. The Airport’s service makes Eugene a
more attractive place to locate businesses, providing easy non-stop service to the major large
hub airports in the western United States; including, Denver, Phoenix, Los Angeles, Las Vegas,
Oakland, Salt Lake City Portland, Seattle, and San Francisco. Service to these large regional
economic centers directly supports the economic growth and economic development in the
Eugene and Springfield region.
This memorandum focuses on opportunities for the Airport to play a contributing role in
economic development: as a place for businesses to locate and operate. It provides overview
and analysis of the potential employment uses at the Eugene Airport. The primary questions
addressed in this memorandum are: (1) what are the opportunities for economic development
at the Airport, (2) are there existing businesses in Eugene that would benefit from moving to the
Airport, (3) what can the Airport do to encourage business location on Airport-owned
properties, and (4) are there land purchases that the Airport should make to encourage
economic development.
This memorandum answers these questions based on existing and planned conditions at the
Airport and through input from stakeholder interviews. The memorandum is organized into
the following sections:


Overview of the study area provides information and maps that describe the Eugene
Airport and the uses allowed at the Airport



Characteristics of potential development sites describes the physical conditions of six
sites identified as being available for lease and development



Findings presents the findings of the analysis of the sites and discussions with key
stakeholders interviewed for this project



Recommendations presents ECONorthwest’s recommendations to the Airport about
development opportunities for Airport-owned land

ECONorthwest | Portland | Seattle | Eugene | Boise | econw.com
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Overview of Study Area
The Eugene Airport provides aviation services to the cities of Eugene and Springfield, as well as
other cities in the Southern Willamette Valley, the Central Coast, and other parts of southern
and central Oregon. Five airlines currently provide flight service to and from Eugene; they are
Alaska Airlines, Allegiant Airlines, American Airlines, Delta Air Lines, and United Airlines.1
Flights are available northbound to Portland and Seattle, southbound to the San Francisco Bay
Area and Los Angeles, and to more southeastern cities such as Las Vegas, Phoenix, Salt Lake
City, and Denver. Connection service from these large hub airports provides residents and
businesses in Eugene access to every major city and economic center in the United States and
the world. The Airport serves four counties: Benton, Douglas, Lane, and Linn.
Beyond aviation services, the Eugene Airport has other services that support the aviation sector,
such car rental services, food, and shopping. They also offer visitor attractions such as the
Oregon Air and Space Museum attraction, which is only a two-minute drive from the Airport’s
main terminal. The Eugene Airport is served with the following infrastructure and services:
municipal water, wastewater, power, telecommunications, and natural gas.

Accessing the Airport
The Eugene Airport is accessible by Highway 99 from the north and south directions. From
downtown Eugene, the Airport is about a ten-mile drive when exclusively using Highway 99
(about 23 minutes in trip time). The Airport Terminal can be accessed from Highway 99 by
turning onto Airport Road, which then merges into Northup Drive. At the intersection of
Airport Road and Northup Drive, Airport Road continues west forming a small loop that
changes from Airport Road to Grumman Drive to Boeing Drive in a clockwise direction. The
cargo facilities can be accessed from Airport Road, while the Oregon Air and Space Museum is
located along Boeing Drive.

Airport Zoning
The Eugene Airport is zoned by Lane County as Airport Operations (AO).2 AO zoned land
permits aviation-related activities as well as a limited number of non-aviation services and
activities. Some aviation activities allowed in the AO zone include: airport expansions related to
airport operations, air cargo warehousing and distribution facilities, aircraft or aircraft
component manufacturing, aviation-related research, and schools relating to aircraft operations
(such as the Lane Community College Aviation Maintenance Technician Program).
Non-aviation activities permitted in the AO zone include hotels, restaurants, and farming. The
allowed uses at the Eugene Airport do not include the following uses for non-aviation

1

Eugene Airport Airlines. https://www.eugene-or.gov/1718/Airlines.

Lane County Zone & Plan Map Viewer.
http://lcmaps.lanecounty.org/LaneCountyMaps/ZoneAndPlanMapsApp/index.html.
2
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businesses: manufacturing, other industrial uses, and most commercial or office uses. For the
full list of permitted uses on AO zoned land, see Appendix A.
Parcels adjacent to the Airport include Rural Residential (RR5) and Exclusive Farm Use (E40).
Figure 1 shows Eugene’s newly expanded urban growth boundary adjacent to the Airport.
Figure 1. Eugene Airport Zoning Map, Lane County

Source: Lane County Zone & Plan Map Viewer
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Characteristics of potential development sites
As part of the Master Plan update, RS&H has identified six sites at the Eugene Airport that
could be developed with uses not directly related to the operation of the Airport. Figure 2
shows these six sites. The maps in Appendix A (Figure 3 and Figure 4) provide additional
information about the location and limitations on the sites.
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Site 1. This is the largest of the six sites at 569 acres. It is the west-most portion of the
Airport and reserved for future aeronautical uses. The limitations on Site 1 are primarily
potential wetlands, building restriction boundaries, lack of service by utilities, and VOR
and ASR critical areas, which are Airport equipment that aids in medium-to-short
distance navigation.
o

Potential wetlands cover much of the northern portion of the site; wetlands are
scattered about the site’s southern region.

o

The 50-foot building restriction line encroaches upon some of the eastern edge of
the site.

o

The southern portion of the site—below most of the wetland-covered northern
section—contains the Airport’s VOR and ASR critical areas. Given that the VOR
critical area is subject to its own development restrictions by FAA regulation, no
construction can take place inside its circumscribed area. 3



Site 2. This site is about 50 acres in size, exclusive for aeronautical use and development.
Within this site there already exists general aviation airport buildings and pavement.
The updated Master Plan includes plans to move these facilities to other parts of the
Airport in the future. Site 2 is served with electrical service, telecommunications, water,
and natural gas.



Site 3. Site 3 is the second largest site at about 227 acres. The Master Plan identifies Site 3
as the area where general aviation facilities will be relocated from other areas of the
airport including Site 2. The limitations on the site are: potential wetlands, Automated
Surface Observing System (ASOS) equipment, building restrictions, and lack of most
utility and infrastructure.
o

The site’s southern half is almost entirely potential wetlands. The northern part
of the site contains a small strip of wetland running in the north-south direction.

o

This southern half also contains the Airport’s ASOS critical area, which is
equipment used for observing meteorological conditions affecting aviation
operations. The ASOS critical area’s radius is 500 feet. Similar to the ASR critical
area in Site 1, the ASOS critical area may limit development of this site. It should
be noted that the ASOS equipment could be relocated to other sites if necessary.

For both VOR and ASR critical areas, no modifications can be made without prior FAA approval.
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o

The northeastern portion of the site is subject to building height limitations due
to FAR Part 77 protected surfaces.

o

Electricity service is located adjacent to the site, with power lines on the sites
western border.



Site 4. This site is about 62 acres in size. Much of its northern half is potential wetlands
with a few strips of running along its southern half. The eastern portion of the site is also
subject to FAR Part 77 building limitations. The only utility serving this site is a
telecommunication line along its northern border.



Site 5. This site is about 44 acres. It is a long site, about 4,800 feet long, and relatively
narrow. It has potential wetlands throughout the site, with a concentration at the
intersection of Greenhill Road and Awbrey Lane. The site is not served by utilities. The
site is separated from the eastern runway by Greenhill Road, which makes it inaccessible
to aircraft operations, without moving Greenhill Road.



Site 6. Site 6 is 20 acres, with the southeastern portion covered by potential wetlands.
The site is served by water lines and electrical power lines running along its southern
border. The western portion of the site is overlapped by the space between the 20-foot
and the 50-foot building restriction line. The Eugene Airport identified this site as a
possible location for a future hotel and has agreement from the FAA about this nonaeronautical use.
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Figure 2. Potential Development Sites at the Eugene Airport

Source: RS&H

ECONorthwest

6

Findings
With the site conditions described above in mind, ECONorthwest conducted 15 interviews with
knowledgeable stakeholders from the Eugene regional community involved in economic
development and aeronautical businesses. The interviews focused on questions about
opportunities and constraints for development of the six airport sites, as well as actions that
Eugene Airport management could take to increase the chances for development of the sites.
The stakeholders interviewed for the project were selected to include a wide-range of
stakeholders and get a variety of perspectives on economic development potential at the
Airport. The stakeholders include many local and state economic development professionals, all
of whom work with businesses who want to grow or locate in Eugene, including local and outof-state businesses. We spoke with people knowledgeable about the locational needs of
aviation-related businesses, including a representative from the Port of Portland. We spoke with
people knowledgeable about the hotel market in Eugene and Springfield region, including
several developers of hotels in the region. In summary, we spoke with stakeholders who
understand the conditions and characteristics that businesses are looking for when they are
looking for new sites, both for businesses located in the Eugene and Springfield region and
across the State.


Colin Sears, Business Recruitment Officer, Business Oregon



Denny Braud, Executive Director, City of Eugene Planning and Development
Department



Jeff Morton, President, InnCline Management



Joshua Monge, Director of Economic Development, Eugene Chamber



Kari Westlund, President and CEO, Travel Lane County



Kenneth Anderton, Sr Mgr, Industrial Development
Business Development & Properties, Port of Portland



Kristin Retherford, Urban Development Director, City of Salem



Matt Sayr, Director, Technology Association of Oregon



Mike Reightley, President, Kawak Aviation Technology



Phillip Brown, Executive Vice President, Majestic Realty Co.



Sarah Means, Economic Development Manager, Lane County



Stephen Boulton, Director, Lane Community College Aviation Academy



Tadashi Jones, VP Continual Improvement, Rosen Aviation, LLC



Tina Patel, Managing Director, ALKO Hospitality



Vonnie Mikkelsen, President and CEO, Springfield Chamber



Zach Galloway, Senior Planner, City of Eugene Planning and Development Department

The findings in this section and the recommendations in the following section are based on the
conditions at the Eugene Airport, discussions with stakeholders, and ECONorthwest’s
knowledge of and experience with economic development.
ECONorthwest
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Physical and other limitations on the sites for economic development. The physical,
regulatory, and other limitations on the sites at the Eugene Airport make development
on the sites challenging. The high-level summary of these limitations is that the sites are
not shovel-ready.4 The Airport or an interested developer would need to do substantial
work to make these sites ready for development. All of the sites at the Eugene Airport
share the following limitations to some extent.
o

Physical limitation. Wetlands and potential areas of wetlands (areas that may be
wetlands but where no wetland delineation has been completed) are common
across the sites, with one or more wetland areas covering each of the sites, except
Site 2. The areas most impacted by potential wetlands are the south portion of
Site 3 and the north portion of Site 1.

o

Equipment. Existing navigation and meteorological equipment limit development
on portions of Sites 1 and 3. While this equipment may be moved over the
planning period of the Master Plan, development on these sites will be limited by
this equipment if it remains in place.

o

Requirement to lease land. Land owned by the Airport cannot be sold; it can only
be leased. Many businesses or developers have a strong preference for
development on land they own, rather than on land leased to them. For
businesses willing to lease land, the leases need to be long enough to justify the
investment in buildings and equipment that businesses would make as part of
developing the site.

o

Goal 11 limitations. Providing wastewater and water service to businesses that
want to develop these sites will be challenging. Some of the sites have access to
wastewater and water pipes but most of the sites do not have nearby wastewater
or water service. Before service could be provided to businesses, the business
would need to obtain an exception to Oregon’s Statewide Planning Goal 11,
which limits provision of wastewater and water service outside of Urban Growth
Boundaries (UGBs). Obtaining a Goal 11 exception can take a substantial amount
of time and may be costly.

The types of businesses that could locate at the Airport are limited by regulations.
Both the zoning of Airport-owned land and FAA regulations limit the types of
development to airport-operations, commercial services for the airport, and aviationrelated businesses. The uses allowed on land at the Airport is regulated by both Lane
County and the FAA. Lane County’s zoning code limits the types of uses allowed in the
AO zone, focusing on uses that are related to airport operations or aviation-related

A site is said to be shovel-ready if the site is ready for development within 180 days or less. A shovel-ready site has
the infrastructure (i.e., wastewater, water, and other key infrastructure) available at the site, environmental issues are
addressed (i.e., wetland mitigation or brownfield assessment is completed), an archeological predetermination has
been completed, and other development preparation has been completed. Business Oregon has a process for
certifying shovel ready sites.
4
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businesses. Most commercial and industrial uses are not allowed on land zoned AO,
except for aviation-related uses and commercial uses such as hotels and restaurants. The
AO zone does not allow manufacturing uses, except for aviation-related manufacturing.
In addition, FAA regulations also limit uses allowed at airports, focusing on usage
directly related to aviation and airport operations.


Demand for development at the Airport sites will be limited by the regulations and
possibly by other factors. The types of businesses that can locate at most of the Airport
sites is extremely limited, focusing on aviation-related businesses. Oregon’s aviation
manufacturing sector is very small, with fewer than 3,500 employees involved in
aviation manufacturing.5 As a result, Oregon does not have the advantage of a cluster of
aviation businesses to build from, when trying to attract additional aviation businesses.
This will make attracting new aviation businesses to Eugene’s Airport more challenging.
Even without these limitations, the recent nearby expansion of Eugene’s UGB for
industrial land might limit demand for development on Airport-owned land. Land in
Eugene’s newly expanded UGB does not have ownership limitations and can be served
with wastewater and water services without a Goal 11 exception. Figure 6 and Figure 7
show the expansion of Eugene’s UGB to the area adjacent to the east side of the Airport.
The newly expanded UGB is adjacent to Greenhill Road as well as areas to the south of
the airport. Land in the newly expanded UGB is zoned Light Medium Industrial
Campus Industrial, which allows a wide range of manufacturing and other industrial
uses, as well as some limited commercial uses.



Few businesses in the Eugene and Springfield region are in industries that could
locate at the Airport. The uses in the AO zone are limited to aviation-related uses and a
narrow selection of commercial businesses. Most manufacturing businesses that might
consider locating at the Eugene Airport are not aviation-related businesses. Without
changes to zoning there are a few opportunities for commercial or industrial businesses.
As a result, relatively few existing businesses in the Eugene Springfield area could
consider locating at the Airport because the uses at the Airport are limited.



Some aviation businesses do not need to and may prefer not to locate at or near an
airport. Businesses that do not need frequent direct access to airplanes may prefer not to
locate at an airport because of restrictions at airports, such as limitations on land
ownership at the airport. Several aviation businesses in Eugene and in other Oregon
cities choose not to locate at an airport because it is not important to their business
model. The site needs of these businesses may be similar to other manufacturing
businesses, such as a site with access to water and wastewater in a location that is
isolated from other non-industrial uses to avoid conflicts of use with manufacturing
processes that are noisy, may produce odors, or may require off-hours operations.

The Oregon Employment Department’s Quarterly Census of Employment and Wages reports that 3,252 people
were employed in Aerospace Product & Parts Manufacturing in 2016, up from 2,810 employees in 2006.
5
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The key opportunities for business growth at the Eugene Airport is in growth of
aviation-related businesses. Given the restrictions on uses at the Airport, most business
growth will be in aviation-related businesses. The biggest opportunity is in providing
services for general aviation traffic at the Airport, such as services to the Lane
Community College Aviation Academy or private pilots. These services could include: a
second Fixed Base Operator (FBO), aircraft rental and flight training, airplane
maintenance, a pilot shop, or an avionics shop. If more services were available at the
Eugene Airport, that may attract other aviation-related businesses, who may benefit
from locating near other aviation businesses.
Other opportunities for business development at the Airport include warehouse and
distribution for a business that uses air transportation (such as Amazon), air cargo,
production or testing or unmanned aerial vehicles, airplane restoration or refurbishing,
or airplane hangars. Warehouse and distribution businesses that do not require air
transportation may be less likely to locate at the Airport. For example, Amazon recently
located a warehouse and distribution center in Salem’s Mill Creek Corporate Center,
which has easy access to I-5. According to Salem staff, Amazon preferred to locate at
Mill Creek, rather than at a site near the Salem Airport, because the company needed
direct access to I-5 rather than direct access to air cargo services.6



Sites 1 through 4 have similar challenges and development opportunities. The lack of
wastewater and water service and need to mitigate areas identified as wetlands (rather
than potential wetlands) before development could take place will be a challenge. The
site-specific challenges and opportunities are:
o

Site 1. The north part of Site 1 is potentially developable but the south part of the
site cannot be developed until navigation equipment is moved. Even half of this
site is a large amount of land and will require careful planning to facilitate
development. Unless an aerospace company selects this site for operations, there
is unlikely to be demand for this site by one company. It provides enough space
to support developers of several or many aviation-related businesses.

o

Site 2. This site will not be available for development until existing uses are
moved. Future uses would likely be those that require direct access to terminal or
runways. Development of this site may be 15 to 20 years (or longer) in the future.

o

Site 3. The Master Plan calls for moving general aviation to this site. It may be a
good site for a new FBO, new aviation services, new hangars, air cargo or
warehousing, or airplane restoration. It provides planes with access to both
runways, which makes it more attractive to businesses that need convenient
access to aircraft and airfield facilities.

Through this project, we attempted to identify a contact at Amazon.com to discuss plans for warehouse and
distribution centers and the preference to locate at the Airport. We were unable to identify a contact who would be
able to speak about future distribution related to an Airport location.
6
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Site 4. Although smaller than Site 3, Site 4 has similar access to both runways as
Site 3 and provides opportunities for development of similar aviation-related
businesses.

Site 5 provides opportunities for either aviation or small-scale manufacturing
development. Within existing zoning and FAA regulations, Site 5 could be a used for
small-scale aviation uses, such as small hangars or air cargo. Using Site 5 for these uses
would require moving Greenhill Road to allow access to the taxiways and runways.
However, moving Greenhill Road will severely constrain aviation development,
requiring the Airport staff to decide how to use Site 5 before moving the Road.
Additionally, constructing hangars and other aviation facilities would require a parallel
taxiway to be constructed on the east side of Runway 16L-34R.
Another option for Site 5 would be development of small-scale manufacturing
businesses or warehousing. This option would require working with Lane County to
change the zoning on the site to allow small-scale manufacturing uses or warehousing,
as well as working with the FAA to allow non-aviation uses on this site. It could be
argued that some warehousing uses directly support air cargo activities which may
satisfy zoning restrictions and may qualify as an aviation related use. While the newly
expanded UGB includes land for manufacturing, it is for large-scale manufacturing. Site
5 could offer opportunities for small-scale manufacturing sites and warehousing, such as
one to two acre sites. If the Airport wants to consider this type of development, it is
recommended (in the section below) that a market study be conducted to access the
demand for this type of industrial development, potentially achievable lease rates,
changes to the site to improve marketability (e.g. relocating Greenhill Road to improve
lot sizes), and the costs of rezoning to evaluate if there are sufficient benefits to justify
rezoning this land.



Site 6 provides an opportunity for development of a new hotel but the Airport should
carefully consider the demand for a hotel and the type of hotel. The Airport has long
planned for development of a hotel on Site 6 and issued two separate requests for
proposals for a development of a hotel in the past. Neither RFP resulted in successful
opportunities to develop the site. As the Airport considers how to approach
development of a hotel on this site, they should keep the following issues in mind:
o

Growth of hotel rooms in the Eugene-Springfield region. In 2016 and 2017, about 500
new hotel rooms were built in the region, an increase in 12% of regional hotel
rooms. In addition, the past development of hotel rooms has generally occurred
in locations near to amenities such as shopping, restaurants, sites of interest,
businesses, or conference/meeting venues.

o

Demand for hotel rooms. While demand for hotel rooms has grown over the last
several years, one of the challenges for the hotel industry is keeping occupancy
rates high, especially during periods where there is less tourism and fewer
visitors. It will take time for demand for hotel rooms to increase enough to justify
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building more hotel space. It may take two to three years before there is
significant additional demand for hotel rooms, based on the number of new hotel
rooms developed in the last 18 months.
o

Source of demand for hotel rooms a hotel at the Airport. Demand for hotel at the
Airport would come from several sources: (1) air travelers, (2) business people
visiting Eugene who want to stay near the Airport, (3) visitors to Junction City
(such as the Oregon State Hospital in Junction City), and (4) visitors to other
facilities in northwestern Eugene.
The travelers from the Eugene Airport who would be most likely to stay at a
hotel are those with early morning flights who live (or are visiting) a place an
hour or more drive from Eugene, as well as airline crews. While ECONorthwest
has not done research about the number of people in this category, it is expected
to be relatively small. The Airport generally has three to four flights departing
before 7 am and only a portion of these travelers are likely to be traveling further
than an hour to get to the Eugene Airport.
Other demand is likely to come from people who want to stay near the Airport
or near Junction City. While this group likely includes business travelers, most
businesses in the region are located further from the Airport, where other hotels
are available. The number of people in this group may increase as businesses
grow in the areas newly brought into the UGB. In addition, there are on-going
discussions about building a new multi-use sports and recreation complex at the
Golden Gardens, a City of Eugene park near the Airport. If this facility is built, it
could increase demand for hotels from visitors to the facility.
Taken together, our assessment is that there may be demand for a hotel at the
Airport but that there may not be sufficient demand to attract a developer now.
These conditions may change over the next three to five years and as other
development occurs in areas near the Airport.

o

Location of the Airport and Site 6. The location of the Airport may not be conducive
for development of a hotel. The Airport (and Site 6) are located in an industrial
area of Eugene, where more industrial development is expected to occur over the
next 20 years. There are few amenities to support a hotel, such as nearby
restaurants. As we discussed above, demand for a hotel specifically at the
Airport, is not likely to be strong in the next few years or longer. While there are
few hotels in West Eugene (and none near the Airport), there are other sites in
northwest Eugene that may be more attractive for a hotel, especially if
redevelopment occurs in Eugene along Highway 99 over the next 20-years.

o

Attracting a full-service hotel. The Airport’s request for proposals was for a fullservice hotel from a hotel with a national brand, providing a high level of service
and guest amenities, including a gourmet full-service restaurant facility, and a

ECONorthwest

12

minimum of 2,000 square feet of meeting space. The Eugene Airport may not
have sufficient demand for a hotel with this level of service and amenities, even
with growth of the surrounding area. In addition, the area around and near the
Airport is industrial and not typically the type of land use or high-amenity
location that generally attracts a full-service hotel. The Airport should consider
opportunities for development of a more modest, smaller hotel. An independent
brand hotel with 50 to 60 rooms and select service (such as a continental
breakfast) may provide the services at the price likely to be attractive to people
who would prefer to stay near the Airport.

Recommendations
Growing economic activity at the Eugene Airport will require economic development planning.
Economic development generally takes the following forms: (1) retaining existing businesses,
(2) attracting new businesses, and (3) innovation through entrepreneurship. For the most part,
the research in this report focuses on attracting new businesses but the recommendations below
consider other strategies as well. Within this context and based on the findings above, we make
the following recommendations to the Airport:


Consider the amount of resources and time that Airport management wants to spend
on economic development. Economic development can take a lot of time and resources,
requiring a substantial staff time and may occur over a long period of time. The
recommendations below describe the types of time and resources in which the Airport
would need to invest for a possible (but not guaranteed) economic development results.



Support existing businesses at the Airport. The most valuable assets in economic
development are existing businesses. They have already chosen to locate at the Airport.
Growing economic activity at the Airport starts with ensuring that existing businesses
continue to be located at the Airport and grow at the Airport.
We recommend working with businesses to understand their needs and what the
Airport can do to ensure they are satisfied with their location. The Airport may be able
to identify opportunities to provide assistance to key businesses, especially those that
anchor other businesses or airport activities. We recommend meeting with existing
tenants for discussions of their needs and concerns annually or semiannually. The
Airport should identify opportunities to improve the conditions for tenants and begin
by focusing on addressing their concerns.



Engage with economic development stakeholders. Attracting new businesses to the
Eugene Airport will require working with a full range of economic development
stakeholders. Stakeholders can assist the Airport in formulating a strategy for
developing the sites at the Airport by attracting new businesses and executing that
strategy. The first step in economic development is engaging with the stakeholders,
including:
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o

Local economic development professionals. This includes staff from the City of
Eugene’s Community Development Department, the Lane County Economic
Development Department, Greater Eugene Inc., the Eugene Chamber of
Commerce, the Springfield Chamber of Commerce, the Technology Association
of Oregon, and similar organizations. These organizations play important roles
in economic development in the region. They can provide the Airport with the
knowledge and experience in economic development necessary to develop a
strategy for increasing development at the Airport. We interviewed
representatives of most of these organizations as research for this analysis. They
are willing and eager to work with the Airport.

o

Business Oregon. One of Business Oregon’s roles is supporting economic
development in Oregon through working with businesses that are considering
locating in Oregon (or the Northwest) and helping the business identify sites
within the state that meet the business’ needs. Business Oregon staff such as
Colin Sears and Jill Miles work with numerous businesses each year to attract
them to sites in Oregon. Business Oregon staff frequently coordinate with
stakeholders such as city and county economic development departments or
organizations like Greater Eugene Inc. Engaging with Business Oregon staff will
provide them with information about the sites at the Airport, as part of a plan to
market the sites to potential businesses. Business Oregon staff can also provide
input on the strategy for development at the Airport.

Seek input of other knowledgeable stakeholders. We recommend that the Airport seek
assistance and input from other stakeholders. For example, staff at the Port of Portland
have extensive experience with economic development at airports. Staff with the Port
can provide examples of development strategies for Hillsboro Airport and the Troutdale
Airport, including the lessons learned from development efforts at each of the Port’s
airports.
The Eugene Airport may have the most to learn from the Hillsboro Airport, which has
significant general aviation uses (if no commercial aviation uses). The Hillsboro Airport
is home to more than 25 businesses, including: local corporate flight departments,
aircraft charter services for business travel, air ambulance services, TV news helicopters,
flight schools, aircraft maintenance and repair operations, and a corporate air shuttle
service.
When the Eugene Airport has completed development of a strategy for development,
the Airport should consider engaging with one or more developers who frequently
work with Airports to attract businesses. The developers can provide input about the
Airport’s strategy and engagement with the developers may be helpful to the Airport in
attracting new businesses. Economic development stakeholders or Port of Portland staff
can help identify developers to engage with.
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Develop a strategy for developing the sites at the Airport. Businesses are generally
looking for sites that can be developed relatively quickly, commonly called “shovelready” sites. The Airport should work with stakeholders to develop a strategy that
addresses the following issues for development of the Airport sites. This strategy would
apply to Sites 1 through 4 and may apply to Site 5.
o

Address development constraints. Attracting businesses to the sites at the Airport
will require addressing the development constraints of the sites. The key
development constraints include wetland mitigation and stormwater
management. The sites will be more marketable if development constraints are
resolved before marketing the sites.

o

Make infrastructure improvements as possible. Within the constraints to Goal 11, the
Airport should make infrastructure improvements to the sites, ensuring that
infrastructure necessary to support businesses is available at the sites. The
infrastructure includes road access, water (if possible), wastewater (if possible),
electricity, telecommunications, and possibly natural gas. The Airport will need
to work with service providers to make this infrastructure available.

o

Address these issues in selected areas through a master planning process. It would be
difficult and likely prohibitively expensive to address development constraints
and make infrastructure improvements to all of the sites at one time. We
recommend selecting areas of 50 to 75 acres for master planning and focusing
work on one area at a time. For example, Site 3 may be an appropriate place to
begin a master planning process. The Airport Master Plan proposes to move
general aviation to Site 3. Given that most of the types of uses likely to occur at
the Airport are general aviation or related to general aviation, focusing
additional development at Site 3 may be appropriate.

o

Plan for development in phases. Development of the land at the Eugene Airport will
occur over a long period. At a minimum, demand for general aviation services
and other aviation-related business growth is likely to occur over a 20- to 50-year
period. The development strategy should recognize the planning horizon and
include phasing for development, providing more detail of activities the Airport
should accomplish early in the planning process, and fewer details for activities
later in the planning process.

o

Determine whether the Airport is willing to offer incentives for development. Common
development incentives include tax abatement, reduction of permitting costs or
time for the permitting process, assistance with development, and other
incentives designed to lower development costs. Some of these incentives, such
as permitting costs or the permitting process, are not within the Airport’s direct
control. However, the Airport may be able to work with Eugene City to extend
an Enterprise Zone to include the Airport, which would provide a three-year tax
abatement. The Airport could choose to offer other development incentives as
well. While we do not recommend for or against development incentives, we
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recommend that the Airport consider the issue and make an informed decision of
the benefits and costs of offering development incentives.
o



Develop plans for marketing the master planned areas. The strategy should include
provisions for marketing the master planned area at the Airport to attract one or
more businesses. City and County economic development staff, Greater Eugene
Inc., and Business Oregon will all have important roles in marketing the site and
developing the marketing plan.

Determine the best use for Site 5. Site 5 could hypothetically be used to address
aviation needs or as a site for small-scale manufacturing or warehousing. Either route
will require investments. Using Site 5 for aviation will require moving Greenhill Road,
which is a Lane County facility. The Airport would need to work with Lane County to
implement and pay for the move of Greenhill Road.
Using Site 5 for small-scale manufacturing or warehousing would require a change in
Lane County’s zoning code, either to add one or more uses to the AO zone, develop an
overlay zone to allow manufacturing on Site 5, or a similar change in the zoning code.
This type of change will either be a quasi-judicial change or a legislative change. Both
types of changes require hearings with the Lane County Planning Commission and
Board of Commissioners. Such a process is likely to cost $13,000 to $21,000 in County
fees, plus other costs (i.e., legal costs or planning consultants) involved in developing the
changes.
We recommend that the Airport evaluate the need for these uses and determine whether
the benefits outweigh the costs of these changes. The evaluation may be relatively easy
for aviation uses, given the large amount of land where hangars and other aviation uses
could be developed at Site 3 or 4. The Airport may have enough land to address its
aviation needs, in the short term. Evaluating the option for small-scale manufacturing
could be completed through a market study that identifies the costs of policy changes to
allow manufacturing and the costs (i.e., wetland mitigation or infrastructure
improvements) with the benefits of the development (i.e., income from leases). If the
costs are higher than the benefits (over a period of some years), then the Airport may
choose not to invest in changes to allow small-scale manufacturing on Site 5.



Continue to refine plans for development of a hotel on Site 6. Development of a hotel
at the Airport may take some time to ripen. If the Airport’s goal is for development of a
hotel on this site, Airport staff should work with stakeholders such as Travel Lane
County and local hotel developers to identify the appropriate timing for a new hotel and
the type of hotel most likely to be successful at the Airport. As development proceeds in
the newly urbanizing lands around the Airport, demand for a new hotel will increase in
this part of Eugene. Additional demand will increase the feasibility for development of a
hotel at the Airport.
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Consider alternative uses for Site 6. With the recent nearby expansion of the UGB
adjacent to Site 6, the future development of those properties may reveal new
opportunities for alternative land uses on Site 6 that could compliment the future nearby
development. As the adjacent property is developed, the Airport should consider
conducting additional market research to determine if alternative land uses might be
more feasible in the near term. Such uses might include restaurant, convenience store, or
industrial type and aviation related uses.



Carefully consider additional land purchases for economic development. We
recommend against the Airport making additional land purchases to encourage
economic development at this time. Much of the land the Airport might purchase is
likely to have similar constraints, such as leasing requirements, zoning constraints, and
constraints on provision of wastewater and water services from Goal 11. The existing
sites at the Airport provide ample opportunities for aviation-related growth at the
Airport and it is a matter of time for the opportunities to ripen.
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Appendix A: Additional Information
This appendix presents additional information about the Eugene Airport and the potential
development sites at the Airport.

Uses allowed in the AO Zone
According to section 10.200 of the Lane County code, the uses allowed in the Airport
Operations (AO) district include the following—all other uses are subject to a conditional use
permit:


Expansions related to public airport operations



Retail sales and commercial services for air passengers or flight connected activities.



Air cargo warehousing and distribution facilities.



Aerial mapping and surveying.



Aircraft or aircraft component manufacturing or assembly.



Aircraft related research and testing.



Aircraft sales, repair, service and storage.



Schools relating to aircraft operations.



Public parking and/or auto storage.



Aircraft or air transportation business or professional uses.



Aviation clubs.



Auto rental agencies.



Hotels and motels.



Restaurants.



Taxi, bus and truck terminals.



Environmental monitoring and enforcement agencies.



General farming.



Pastures and grazing.



Forest or open land preserves.



Game and fish preserves.



Accessory buildings connected to other allowed use.



Public and semi-public buildings, structures and uses essential to the physical and
economic welfare of an area.
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Utilities
The Eugene Airport has the following services: municipal water, wastewater, power,
telecommunications, and natural gas. Figure 3 shows the location of the utilities at the Eugene
Airport:


Water. Water lines serve Old Airport Road, which runs in the west-east direction and
intersects Airport Road where Airport Road changes to Northrup Drive. This water line
extends west along Airport Road, toward the Lane Community College Aviation
Maintenance Technician Program and bends southward toward and terminates at
Lawrence Air Services. Water lines also serve many buildings along Boeing Drive. This
line continues to run north along the front of the Airport’s terminal and serves facilities
further up along Northrup Drive, beyond where the public accesses the Airport’s
terminal. Additionally, water line utilities run west-east along Awbrey Lane, extending
eastward beyond the Airport’s property line.



Wastewater. In tandem with the water utility line running beneath Awbrey Lane, a
wastewater utility line runs nearly parallel to it. Its west-most side serves the Eugene
Airport Airfield Maintenance Shop; its east-most side terminates where Awbrey Lane
intersects Green Hill Road.



Electricity. Power lines serve all of the Airport’s facilities. The power lines are located
along Northrup Drive, the road that provides the public access to the Airport’s facilities,
as well as the Airport’s private roadways for airport activities. The full length of each of
the Airport’s runways is served by power lines and the Airport’s main terminal is also
served by this utility.



Telecommunications. Telecommunication utilities serve much of the Airport. Along
Northup Drive and around the perimeter of the Douglas Drive loop—where passengers
can check-in for their flight or be picked up—telecommunications lines run. The Airport
terminal, out further along Northrup Drive, and the Airport’s roadways reserved for
personnel.



Natural gas. Natural gas lines provide service out on Airport Road near where it
intersects with Boeing Drive. These lines run mostly in a north-south direction,
terminating near Lawrence Air Services, which is the southernmost facility of the
Eugene Airport.
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Figure 4. Eugene Airport Development Limitations
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Figure 5. Eugene Airport Building Restrictions and Wetlands and Potential Wetlands

Source: RS&H
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Figure 6. Newly Adopted Eugene Urban Growth Boundary
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Figure 7. Conceptual map showing the location of the Eugene UGB expansion relative to the
Eugene Airport

Source: City of Eugene
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