
Industrial Users Survey – Scott Simmons, Climax Portable Machine Tools – 12/14/2010 
 

1. Are there any issues with compatibility between your current business operations 
and neighbors? 

 
Yes, there probably are.  Issue for us is having large trucks coming and going in the area, 
traffic gets mixed in with ped/bike traffic and neighborhood traffic.  Visibility is bad and 
unsafe for ped/bike/neighborhood traffic.  Also, our plant isn’t really loud, but lots of 
plants that are banging/grinding, making noise would be a problem.  Loudspeakers for 
communication within site can be heard by neighbors.  Our building is pretty tall so we 
cast a shadow, obstruct views.  A positive effect was road improvements to 2nd street, 
helping to improve the livability.   
 
 

2. Does your current site meet the needs of your business?  Why or why not? 
 
We will outgrow this facility with any future growth of business.  Trucks have to back 
into our lot, obstructing traffic on E 2nd St.  We would have expanded the building farther 
but parking constraints hindered that.  This building has been remodeled several times, 
creating additional cost.   
 
 

3. If you were looking for a new site or expansion site for your business – 
a. What are your topography needs? 

 
We would need a flat site.   
 

b. What size of site would you need? 
 
10 acres for everything, minimum.  Would like to incorporate a park-like area for 
employees for lunch – provide quality of life for employees.   
 

c. What are your access needs? 
 
Easy access to a highway or main road.  Access to power is key. 
 
 

d. How close to a highway or major road would you need to be? 
 
Closer the better.  If the adjoining roads can handle large truck traffic they would be fine.  
Would like to be within a ¼ mile from a main road.  Truck traffic through residential 
streets is a problem.   
 

e. Could your business operate next to a residential neighborhood without 
problems? 
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We can and do now, but not best scenario for neighbors or us.  Not the most desirable 
situation.  Suppliers can’t move closer to us so we can’t take advantage of economies of 
scale/synergy.  Trying to stay close to education services too.   
 
 

f. Are there any other specific site characteristics you would be looking for? 
 
Access to amenities for employees – parks, lunch places, shopping, normal living 
activities, etc. 
 
 

4. Is it necessary for your business to be located near other industrial businesses? 
 
If Standard Steel Co has to come out here and we’re the only company using them, costs 
are higher for us.  Synergy/economy of scale would be better if industrial users are close 
to each other – helps us and others be competitive in the region and helps attract 
suppliers.   
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Industrial Users Survey 

1.	 Are there any issues with compatibility between your current business operations 
and neighbors? We have to be careful with the noise of a grinding operation on 
the swing shift. 

2.	 Does your current site meet the needs of your business? Why or why not? 
It meets the needs of about 80% of our business. When we require rail or barge 
for larger items , it does not meet those needs. Currently, themill is helping us out 
on rail shipments. The big problem is that it is costly to haul it to the mill and 
load it out. 

3.	 If you were looking for a new site or expansion site for your business 
a.	 What are your topography needs? Close to rail and barge. Part of the 

stimulus package has funds for inland barging. Newberg should check 
this out. It would be great for Newberg to be an inland seaport. Right 
now Harris has several large vessels being built at Swan Island. They are 
too large to ship by any other means . They must go by barge. Is all 
Newberg needs to do is to keep those Oregon City locks in a state of good 
repair and provide a local riverside facility to handle large items. There are 
probably federal funds to make such an improvement. 

b.	 What size of site would you need? 6 to 10 acres would work for us. 

c.	 What are your access needs? 
Large entry ways in and out to handle heavy haul trucks and rail access . 

d.	 How close to a highway or major road would you need to be? 
Ideally, the closer the better to a major highway. Oregon D.O.T. is 
difficult to deal with. Oregon 's reputation among heavyhaulers is " If we 
can get out of Oregon, we can haul the load anywhere in the U.S." 

e.	 Could your business operate next to a residential neighborhood without 
problems? It is prudent to have some distance between our operation and 
any residential neighborhood. 
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f.	 Are there any other specific site characteristics you would be looking for? 
See 3.a above 

4.	 Is it necessary for your business to be located near other industrial businesses? 
No it is not necessary. It is helpful if steel suppliers are close by. 
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Industrial Users Survey – ARE Manufacturing 
 

1. Are there any issues with compatibility between your current business operations 
and neighbors? 

Very few compatibility problems at this location over the last 27 years.  We are mostly 
surrounded by farmland which helps. 
 
 

2. Does your current site meet the needs of your business?  Why or why not? 
Yes, except for the lack of city sewer hook-up.  Our location is served by septic only 
even though we’re within the city limits and zoned M1 industrial. 
 
 

3. If you were looking for a new site or expansion site for your business – 
a. What are your topography needs? 

 
Fairly level with stable soil to facilitate concrete ground level floor to support 30,000 
square foot facility. 
 

b. What size of site would you need? 
Minimum one acre. 
 

c. What are your access needs? 
Facility would need to accommodate light truck traffic of approximately 5 to 10 
deliveries per day.  Size of trucks range from 1 ton panel trucks to full size tractor trailer 
rigs. 
 
 

d. How close to a highway or major road would you need to be? 
Prefer 2 miles or less. 
 

e. Could your business operate next to a residential neighborhood without 
problems? 

Equipment noise, truck traffic and operation of night shift would not be very compatible 
with a typical residential neighborhood. 
 

f. Are there any other specific site characteristics you would be looking for? 
 
 

4. Is it necessary for your business to be located near other industrial businesses? 
 
Not if there is good transportation access. 
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Industrial Brokers Survey – Mike Gougler – November 16, 2010 
 
In your professional opinion, what are industrial users looking for in a site… 
 

1. If you were looking for a new site or expansion site for an industrial business – 
a. What are the topography needs? 

Slope of 2% or less 
 
 

b. What are the access needs? 
Most industries require the ability to get a tractor trailer in and out 24 hours a day.  
However, Sumitomo’s needs amounted to only a bi-weekly UPS truck.   
 
 

c. What size of site would most industry be looking for? 
Minimum of 5 acres for most immediate needs, would prefer 10 for future expansion. 
 
 

d. How close to a highway or major road would the site need to be? 
As short of distance as possible, and without driving through residential neighborhoods.  
The more travel through residential neighborhoods, the less effective and more expensive 
the site is.   
 
 

e. Would you recommend locating the business next to a residential 
neighborhood? 

No.  The advantage of having industrial next to certain types of residential is having short 
commute time to work.  The disadvantage: harder to see kids, cars, pedestrians when 
driving/using industrial equipment; noise; etc.   
 
Even a big box store like Fred Meyer is not compatible with residential development due 
to noise, trucks, etc.   
 
 

f. Are there any other specific site characteristics you would be looking for? 
Adequate infrastructure – power, natural gas, water, sewer – already in place or ready to 
build because capacity is there.  The community has too high of SDCs (those which are 
higher for like kind of property).  Easy on, easy off road access for deliveries.  No travel 
through residential neighborhoods – road base not adequate/stout enough. 
 
 

2. Is it necessary for most industrial businesses to be located near other industrial 
businesses? 

No, not necessary.  There are some economies of scale that do make it a natural fit.  
Newberg Glass moved over to industrial area near 219 from its other location on 99W.  
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Industries can share resources.  PPM is stuck in the middle of a neighborhood, can’t 
expand, have to be careful with noise, but one advantage is being right on the rail line.   
 
Other comments: 
 
LUBA and/or people need to be reminded of the series of events that led to the rezoning 
of the Springbrook Oaks area…there was a mix of uses permitted.  At the beginning, the 
comp plan didn’t identify land uses by metes and bounds but by percentage (for 
Springbrook Oaks SP).  The SOSP established an industrial site, but when ODOT redid 
the bypass route they made it clear that there would be no access from the limited access 
road to the industrial sites.  That eliminated 80 acres of industrial land because there was 
no access to it.  In order to be able to develop the property we needed to find another 
industry – we chose the retirement industry.  Elimination of 80 acres was a real problem.  
At one time we had CEDCORE?? Agree to come to our site; Tom Fox would bring 
people to look at the site; it was heavily marketed (offered training programs too).  Had 
Stanton Furniture, had International Knife and Saw, Action Equipment, and others tried 
to locate on our site – the proximity to residential developments made it infeasible to 
have an industry that used semi trucks.  We responded to RFPs that the state put together 
and David responded too – how far from airport, I-5, power, utilities, soil types.  With 
ODOT’s plans, they eliminated an opportunity to have 80 acres of industrial land within 
the city boundary.  That created a need for contiguous industrial land within the city.   
 
Our SDCs are too high.  The transportation infrastructure to Newberg is not adequate – 
intersection at Aurora is bad.  How can we make our land competitive in the regional 
marketplace?  Just as quick to get to the airport from The Dalles as it does from Newberg, 
will also be competing with Cascade Locks.   
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