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NOTICE OF ADOPTED AMENDMENT

12/12/2011

TO: Subscribers to Notice of Adopted Plan
or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist

SUBJECT: Deschutes County Plan Amendment
DLCD File Number 004-11

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the
adopted plan amendment is available for review at the DLCD office in Salem and the local government
office.

Appeal Procedures*®
DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Friday, December 23, 2011

This amendment was submitted to DLCD for review prior to adoption pursuant to ORS 197.830(2)(b)
only persons who participated in the local government proceedings leading to adoption of the amendment
are eligible to appeal this decision to the Land Use Board of Appeals (LUBA).

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If
you have questions, check with the local government to determine the appeal deadline. Copies of the
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government. The notice of intent to appeal must be served and filed in
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call LUBA at
503-373-1265, if you have questions about appeal procedures.

*NOTE: The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local
government. A decision may have been mailed to you on a different date than it was mailed to
DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA

Notification to the jurisdiction of an appeal by the deadline. this Plan Amendment is acknowledged.

Cc: Peter Gutowsky, Deschutes County
Jon Jinings, DLCD Community Services Specialist
Thomas Hogue, DLCD Economic Development Policy Analyst
Karen Swirsky, DLCD Regional Representative
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Notice of Adoption '+
THIS FORM MUST BE MAILED TO DLCD ﬁ
WITHIN 5 WORKING DAYS AFTER THE FINAL DECISION e
PER ORS 197.610, OAR CHAPTER 660 - DIVISION 18 ks
Jurisdiction: Deschutes County Local file number: PA 11-3/Ord. 2011-017
Date of Adoption: November 30, 2011 Electronic / Date Mailed: 12/1/11; 12/02/11
Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? Date: June 3, 2011
M Comprehensive Plan Text Amendment [] Comprehensive Plan Map Amendment
[] Land Use Regulation Amendment [l Zoning Map Amendment

[] New Land Use Regulation [} Other:

Summarize the adopted amendment. Do not use technical terms. Do not write “See Attached.”

Deschutes County, in concert with Crook and Jefferson counties and their respective cities recently completed
a technical assistance grant from the Oregon Department of Land Conservation and Development that funded
a Regional Economic Opportunity Analysis (REOA) for Central Oregon. Deschutes County is now amending
its Comprehensive Plan to formally adopt the REOA and several regional governance, replenishment and
large-lot industrial land policies in Ordinance 2011-017.

Does the Adoption differ from proposal?

Large-lot industrial policies and findings have been updated.

Plan Map Changed from: to:

Zone Map Changed from: to:

Location: Acres Involved:
Specify Density: Previous: New:

Applicable statewide planning goals:
4 5 6 7 8 9

X XDDDDD DXDDDDDDDDDD

Was an Exception Adopted? [ ] YES & NO
Did DLCD receive a Notice of Proposed Amendment...

45-days prior to first evidentiary hearing? @ Yes [1No
If no, do the statewide planning goals apply? [1Yes []No
If no, did Emergency Circumstances require immediate adoption? [1Yes []No

DLCD file No. 004-11 (18875) [16853]
Please list all affected State or Federal Agencies, Local Governments or Special Districts:

Deschutes County, Jefferson County, Crook County, Cities of Bend, Redmond, Sisters, La
Pine, Prineville, and Madras, Department of Land Conservation and Development




Local Contact: Peter Gutowsky Phone: (541) 385-1709 Extension:
Address: 117 NW Lafayette Fax Number: 541-385-1764
City: Bend Zip: 97701 E-mail Address: peterg@co.deschutes.or.us

ADOPTION SUBMITTAL REQUIREMENTS

This form must be mailed to DLCD within 5 working days after the final decision
per ORS 197.610, OAR Chapter 660 - Division 18.

1. Send this Form and TWQO Complete Copies (documents and maps) of the Adopted Amendment to:

ATTENTION: PLAN AMENDMENT SPECIALIST
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT
635 CAPITOL STREET NE, SUITE 150
SALEM, OREGON 97301-2540

2 Electronic Submittals: At least one hard copy must be sent by mail or in person, or by emailing
larry.french@state.or.us.

A Please Note: Adopted materials must be sent to DLCD not later than FIVE (5) working days
following the date of the final decision on the amendment.

4. Submittal of this Notice of Adoption must include the text of the amendment plus adopted findings
and supplementary information.

s The deadline to appeal will not be extended if you submit this notice of adoption within five working
days of the final decision. Appeals to LUBA may be filed within twenty-one (21) days of the date, the
Notice of Adoption is sent to DLCD.

6. In addition to sending the Notice of Adoption to DLCD, you must notify persons who participated in the
local hearing and requested notice of the final decision.

7. Need More Copies? You can now access these forms online at http://www.lcd.state.or.us/. Please
print on 8-1/2x11 green paper only. You may also call the DLCD Office at (503) 373-0050; or Fax
your request to: (503) 378-5518; or Email your request to larry.french@state.or.us - Attention: Plan
Amendment Specialist.

Updated March 17, 2009
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BEFORE THE BOARD OF COUNTY COMMISSIONERS OF DESCHUTES COUNTY, OREGON

An Ordinance Amending Title 23, of the Deschutes
County Comprehensive Plan, and Amending Certain
Sections of the Deschutes County Comprehensive
Plan Adopted in Deschutes County Code Title 23 to
Adopt a Regional Economic Opportunity Analysis
and Regtonal Large-Lot Industrial Land Policies for
Central Oregon

ORDINANCE NO. 2011-017

* ¥ ¥ ¥ ¥ * *

WHEREAS, in 2010 the Deschutes County, in collaboration with Crook and Jefferson counties and

their respective cities, initiated a process for conducting a Regional Economic Opportunity Analysis (“REOA™)
for Central Oregon, and

WHEREAS, the REOA was completed in May 31, 2011; and

WHEREAS, Statewide Planning Goal 2, Land Use Planning, OAR 660-009-0030, and 1000 Friends of
Oregon v. City of Dundee, 203 Or App 207 (2005) require Deschutes County to locally adopt the REOA as part
of the county’s comprehensive plan in order for local governments in the county to base land use decisions upon
it; and

WHEREAS, the Deschutes County Planning Commission held a public hearing on August 25, 2011, to
review the REOA and corresponding regional large-lot industrial land policies, and recommended adoption of
the proposed Comprehensive Plan amendments; and

WHEREAS, the Board of County Commissioners {(“Board”) held a duly noticed public hearing on
month September 26 and October 31, 2011; and

WHEREAS, the Board finds it in the public interest to adopt the REOA and corresponding regional
large-lot industrial land policies into the Comprehensive Plan; now, therefore,

THE BOARD OF COUNTY COMMISSIONERS OF DESCHUTES COUNTY, OREGON, ORDAINS
as follows:

Section 1. AMENDMENT. DCC 23.48, Urbanization, is amended to read as described in Exhibit
“A,” attached hereto and by this reference incorporated herein, with new language underlined and language to

be deleted in strikethrough.
Section 2. AMENDMENT. DCC 23.52, Economy, is amended to read as described in Exhibit “B,”

attached hereto and by this reference incorporated herein, with new language underlined and language to be

deleted in strikethrough.
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Section 3. AMENDING. Section 4.2 of the Deschutes County Comprehensive Plan, adopted in
Deschutes County Code 23.01.010, is amended to read as described in Exhibit “C,” attached and incorporated
by reference herein, with new language underlined and deleted language set forth in strikethrough;

Section 4. FINDINGS. The Board adopts as its findings Exhibit “D,” attached and incorporated by
reference herein.

Section 5. AMENDING. DCC 23.01.010, COMPREHENSIVE PLAN, is amended to read as described
in Exhibit “E,” attached hereto and by this reference incorporated herein, with new language underlined and

language to be deleted in strikethrough.

Dated this é(ﬁf’_ of YLEN. 2011 BOARD OF COUNTY COMMISSIONERS
OF DESCHUTES COUNTY, OREGON

( Wi/

TAMMY BANLY, ChairJ

/ {3 J;&fﬁm

ANTHONY De BONE, Vice Chair

ATTEST:
Recording Secretary ALAN UNGER, Commissioner

Date of 1™ Reading: i day of [1‘0)/201 1.
Date of 2™ Reading:éj' _—~ day ofﬂ)mwm ]

Record of Adoption Vote:

Commissioner Yes No  Abstained Excused
Tammy Baney = — -
Anthony DeBone L R —
Alan Unger N

Effective date: /7?% day of%%/g 204 ZD/Z’-
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Chapter 23.48. URBANIZATION

23.48.010. Urbanization.

23.48.020. Goals.

23.48.030. Urban Growth Boundary Policies.
23.48.040. Urban Reserve Area Policies

23.48.050. Regional Economic Opportunity Policies.

23.48.010. Urbanization.

A major emphasis in Oregon's land use planning is locating the majority of new development in urban areas.
The rural areas are primarily to be protected for natural resource utilization. Between the urban areas
(incorporated cities) and the rural areas lies what is referred to as the urbanizing area. Usually under the
jurisdiction of the County, this is the area where the future population will be located and where the city's
services must be extended.

In Deschutes County the incorporated cities of Bend, Redmond and Sisters have been given the authority,
by the County, to prepare plans for their respective urban areas. These plans are coordinated with the
County's planning effort and will eventually be adopted as part of the County's comprehensive plan. In
addition to a plan each city also prepares an urban area zoning ordinance and a cooperative agreement for
mutually administering the urbanizing area.

All three incorporated cities were growing at rapid rates by the time the Deschutes County Year 2000
Comprehensive Plan was adopted in 1979. At that time, the County estimated Bend’s urban area contained
a population of 33,000 people, Redmond’s was approximately 7,500, and Sisters’ approximately 900. All of
the cities were expected to continue their growth to the year 2000. The 2000 Census results for Bend,
Redmond, and Sisters were 52,029, 13,481, and 959, respectively. In 2000, 58 percent of the County’s
populatian lived in urban areas.

The fourth city in Deschutes County is the City of La Pine. Incorporated on November 7, 2006, the City of
La Pine’s 2006 population estimate of 1,590 was certified by Portland State University, Population and
Research Center on December 15, 2007. As of January 1, 2009, La Pine is coordinating with the Oregon
Department of Land Conservation and Development to develop its first comprehensive plan, which when
acknowledged, will officially recognize an urban growth boundary.

The Deschutes County Coordinated Population Forecast, adopted in August 2004 estimated that by the year
2025, the County’s population will reach 240,811 people. The 2004 forecast estimated 109,389 people in
Bend, 45,724 people in Redmond, 3,747 people in Sisters, and 81,951 in non-urban, unincorporated areas.
If population growth occurs as forecasted in 2004, 66 percent of the County’s population will reside in
urban areas by 2025.
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In 2000 By 2025
Nonurban, Nonurban,

34%

Bend, 45%

/

Sisters, 2%

Redmond,
13% 19%

As a result of the La Pine incorporation, Deschutes County updated its Coordinated Population Forecast
with Ordinance 2009-006. The purpose of this modification was to adopt a conservative twenty-year
population forecast for the City of La Pine that can be used by city officials and the Oregon Department of
Land Conservation and Development to estimate future land need and an urban growth boundary.
Deschutes County’s 2004 Coordinated Population Forecast applied a conservative 2.2% annual average
growth rate to estimate the county's unincorporated population from 2000 to 2025. This method applied the
growth rate as a compounding rate throughout the entire forecast. Recognizing that incorporation occurred
on November 7, 2004, it is reasonable to apply a 2.2% annual average growth rate to La Pine’s estimated
population, starting in July 1, 2007, the first time Portland State University's Population Research Center
officially certified the City of La Pine in an Annual Population Report. By extending the growth rate to the
Year 2025, La Pine’s population will be 2,352. The non-urban unincorporated population decreases by
2,352 from its original projection of 81,951 to 79,599. Extending the growth rate to the Year 2029 results in
a twenty year population estimate of 2,566 for La Pine.

In 2025

Nonurban,

/ 33% Bend

Redmond,
19%

Such growth will undoubtedly create severe problems for the provision of public services and adequate
amounts of residential, commercial and industrial lands. Other problems are the protection of important
aesthetic values, nceded improvements in appearance and function of existing developments, safety and
aesthetic problems, as well as energy and service costs, created by strip development; and problems with
coordination and cooperation between the various agencies serving the public in urban areas, a problem
which already exists.
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Some opportunities also exist. Cities in Deschutes County are located in one of the most beautiful and
livable environments in the State. All of the comimunities have within their authority the power to guide
their community's growth for the public's benefit. Cooperation and mutual effort between the cities, special
districts and the County could mean urban environments that not only function efficiently but are attractive
and desirable places to live.

Deschutes, Crook and Jefferson counties and their respective cities, in 2010 and 2011, undertook an
unprecedented regional evaluation of the economic opportunities and constraints associated with users of
large_industrial parcels in the Central Oregon region. During the 1990s, the Central Oregon Region
undertook a dramatic transformation from an economy concentrated largely in wood products into a service
based economy serving a growing and diverse tourism and household base. Accelerated in-nigration and
tourism growth gave way to rapid economic expansion, escalation in home prices. and a systematic shift in
the local economy from goods producing activities to service oriented industries. While initiajly
representing a diversification of the local economy, this shift led to an over-reliance upon these types of
industries. During the recent recession, the regional economy’s vulnerabilities became apparent.

Suitable land for today's industrial development forms emerged as one of Oregon's most_severe
development challenges. As a region, Central Oregon specifically targeted basic industries with large lot
industrial needs to support the region’s economic development objectives. Through Orepon's statewide
planning framework, a Regional Economic Opportunity Analysis (REQA) evaluated Central Qregon's
opportunities, competitiveness, ability. and willingntess to recruited and organically grown firms requiring
new large scale development models. That REOA, dated May 31, 2011 is attached to the findings in
Exhibit C to Ordinance 2011-017.

The Central Oregon region needs a critical mass of competitive and diverse vacant, developable industrial
sites in order for site selectors representing potential industrial recruitment opportunities to consider the
region. A regional consensus has been agreed upon to establish and pro-actively manage a regional land
supply of large-lot industrial sites to enable the region to become competitive in industrial recruitment. This
regional strategy includes individual site infrastructure improvement assessment and implementation

programs and requirements. Regional planning, management, and governance of a sustainable large-lot
industrial vacant land supply will involve Central Oregon city and county governments, including advice

and guidance from Central Oregon_Planning Directors Association. Economic Development in Central
Oregon and Oregon Business Development Department to assure an adequate, self-renewing regional
supply of developable and competitive vacant industrial sites.

The purposes of DCC 23.48 are to provide the link between the urban and rural areas, and to provide some
basic parameters within which the urban areas of Deschutes County shall develop, although the specific
urban area plan for each community shall be the prevailing document for guiding growth in its respective
area. These policies will permit the County to review each urban area plan against common criteria and
assure consistency County-wide.

(Ord. 2010-017 §1. 2011; 2009-006 §3, 2009; Ord. 2004-012 §4, 2004; Ord. 2002-005 §1, 2002; Ord. 2000-
017 §1, 2000; Ord. 92-051, 1992; PL-20, 1979)

23.48.020. Goals.

1. To provide for an orderly and efficient transition from rural to urban lands.

2. To assure that planning and implementation of plans in the urban areas are consistent with the best
interest of both urban and urbanizing area residents.

3. To retain and enbance the character and quality of the urban areas as growth occurs. To recognize
and respect the unusual natural beauty and character of the area.
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4.

7.

To provide a sound basis for urbanization by establishing proper relationships between residential,
commercial, industrial and open land uses; fostering intergovernmental cooperation; and providing
an cfficient transportation system.

To retain and enhance desirable existing areas and to revitalize, rehabilitate and redevelop less
desirable existing areas; to encourage and promote innovations in development techniques in order
to obtain maximum livability and excellence in planning and design for development.

To recognize the City of Redmond Comprehensive Plan as the policy document that provides the
basis for implementing land use plans and ordinances in Redmond’s Urban Growth Boundary. The
general purpose is to provide for one principal means of implementing the Redmond
Comprehensive Plan.

To build a_strong and thriving regional economy by establishing and actively maintaining a
competitive portfolio of large lot employment sites and coordinating public investiments, policies
and regulations to support regional and state economic development gbjectives in Central Oregon,

(Ord. 2010-017 §1. 2011; 2006-018 §1, 2006; Ord. 2002-005 §1, 2002; Ord. 2000-017 §1, 2000; Ord. 92-

051, 1992; PL-20, 1979)

23.48.030. Urban Growth Boundary Policies.

1.

2.

Urbanization. Urbanization policies refer to an unincorporated urban growth areas within an urban
growth boundary but outside the boundaries of a city, and are intended to assist in the decision
making about the conversion of rural to urban uses, and to help in the development of consistent
urban area plan. More detailed policies for the urban areas of Bend, Redmond and Sisters are
specified in the urban area plans and they shall be the primary documents for coordination and land
use decisions in their respective areas.

a. Urban growth boundaries identify and separate urbanizable land from rural land. Conversion of
urbanizable land to urban uses shall be based on consideration of:

1. Orderly and economic provision for public facilities and services;
2. Availability of sufficient land for the various uses to insure choices in the marketplace; and
3. Encouragement of development within urban areas before conversion of urbanizable areas.

b. Urban growth boundaries shall be established or expanded based upon the following:

1. Demonstrated need to accommodate long-range urban population growth requircments
consistent with LCDC goals;

Need for housing, employment opportunities and livability;

Orderly and economic provision for public facilities and services;

Maximum efficiency of land uses within and on the fringe of the existing urban area;

Environmental, energy, economic and social consequences;

Retention of agricultural land as defined, with Class I being the highest priority for

retention and Class V1 the lowest priority; and,

7. Compatibility of the proposed urban uses with nearby agricultural activities.

Coordination.

a.  Within an urban growth boundary City and County land use regulations and standards shall be
mutually supportive, jointly proposed and adopted, administered and enforced, and plans to
integrate the type, timing and location of development of public facilities and services in a
manner to accommodate demand as urbanizable lands become more urbanized, and to guide the
community's growth.

b. Urban development shall be permitted in areas where services are available or can be provided
in a manper which will minimize costs related to necessary urban services such as schools,
parks, highways, police, garbage disposal, fire protection, libraries and other facilities and
services.

RN B PR
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C.

Deschutes County adopts by reference the goals, policies, programs, elements, and statements
of intent of the Redmond Comprehensive Plan, the officially adopted comprehensive plan for
the City of Redmond and its surrounding Urban Growth Boundary.

3. Residential development.

a.

d.

Residential developments should be located so that they are convenient to places of
employment and shopping facilities, and they should be developed in ways which are consistent
with the character of the topography and soils on the site. Residential areas should offer a wide
variety of housing densities in locations best suited to each.

Residential densities indicated on general plans should be respected and reflected in City and
County codes, ordinances and development policies.

In residential areas, development should be encouraged which have side yards or rear yards
along arterial streets as a means of reducing congestion through turning movements in and out
of driveways.

Higher density residential areas should be concentrated near commercial services and public
open space.

4. Commercial.

a.

Commercial facilities should be allocated in a reasonable amount and in a planned relationship
to the people they will serve. Any future expansion of commercial uses should be developed as
centers rather than strips and very carefully considered so that they do not cause unnecessary
traffic congestion and do not detract from the appearance of the community.

Neighborhood commercial shopping areas, parks, school and public uses may be located within
residential districts and should have development standards which recognize the residential
area. Development standards should be established for those commercial uses which will
provide off-street parking, landscaping, access control, sign regulations and design review.

Strip commercial developments along highways should not be extended. Commercial uses
along major streets and highways shall be subject to special development standards relating to
landscaping, setbacks, signs and median strips. No further commercial development outside
urban growth boundaries, rural service centers, planned developments, or destination resorts
shall be permitted.

All commercial shopping centers shall be subject to special development standards relating to
setbacks, landscaping, physical buffers, screening, access, signs, building heights and design
review. Care shall be taken to control the size of any new commercial developments that may
be required as growth occurs. Sites shall not be oversized to a point where additional uses
which would generate traffic from outside the intended service area are necessary to make the
development an economic success.

5. Industrial.

a.

Community efforts should be directed toward preserving prime industrial lands for industrial
purposes. Industrial areas shall be protected from incompatible commercial and residential
uses.

Industrial areas of the community shall be located where necessary services can be provided
and with good access to transportation facilities.

Community efforts should be directed toward improving the general appearance of commercial
and industrial areas so that they make a positive contribution to the environment of the
community.

Industrial areas shall provide for new industry in a park-like setting.

All industrial centers shall be subject to special development standards relating to setbacks,
landscaping physical buffers, screening, access, signs, building heights and design review.

6. Community appearance.

a.

Because of slow natural growth and their effective use as a visual and noise buffer, and their
relationship to air quality, trees or stands of trees shall be protected whenever feasible in
industrial, commercial, residential and other urban developments.

PAGE 5 OF 10— EXHIBIT “A” TO ORDINANCE 2011-017



Community appearance shall continue to be a major concern. Landscaping, sign regulations
and building design revicw shall contribute to an improved environment. Major natural
features such as rock outcrops, stream banks, canyons, or stands of trees should be preserved as
a community asset as the area develops.

Attempts by each community to identify those characteristics which give the community its
individual identity and to preserve and expand those characteristics as growth occurs shall be
encouraged by the County.

Sign regulations shall be adopted which limit the size, location and number of signs in
commercial and industrial areas and have amortization provisions to remove existing signs
which do not conform with the regulations within a reasonable period of time.

7. Urban transportation.

a.

c.

Expressways and arterial streets should have landscaped median strips wherever possible
together with left-tumn refuge lanes. Public fransportation routes should be encouraged
throughout the area and, if necessary, special provisions made in street design to accommodate
ways.

Streets and highways should be located and constructed in a manner which will accommodate
both current and future traffic needs. Implementation of arterial and collector road systems
should be joint County and City effort with strict time schedules and priorities.

Interurban transportation facilities should be located in or near the central business district or
main highway. Special consideration will be needed to evaluate public transportation needs and
possibilities within the urban area.

Except for major arterial and collector streets, street patterns in residential areas should be
designed to provide convenient access to each living unit but not encourage through-traffic.
Major and collector streets should be secured and developed under a strict time frame so that a
reasonable circulation pattern will result.

Provisions should be considered which will permit mass transit vehicles on arterial and
collector streets within residential areas in the future.

8. Facilities and services.

a. Efforts should bc made over a sustained period of time to place utility lines underground in
existing and new residential areas.

b. Parks should be located within walking distance of every dwelling unit in the community.
Parks should be centrally located and easily accessible to the areas they are intended to serve
(see Recreation).

c. Certain private recreational uses such as golf courses or riding stables can be successfully
integrated into residential areas provided the location, design and operation are compatible with
surrounding residential developments.

d. Fire protection in the planning area should be considered as a common problem by the City,
County, water district and the fire protection district, and equipment should reflect the character
of land uses in the community.

e. Efforts should be made to encourage Federal and State agencies to locate in urban areas.

f. Efforts should be made to group public offices in a more or less common location as a
convenience to the public.

9. Other.

a. In many cases, home occupations are a legitimate use within residential areas and should be
permitted provided that the use displays no outward manifestations of business other an a small
business sign attached to the wall of the house.

b. Recreation vehicle storage should be permitted in planned residential areas and these facilities
shall be landscaped and otherwise screened from adjacent residential uses.

c. Consistent with policies in the Historic and Cultural chapter rehabilitation and/or

redevelopment of older residential areas shall be encouraged.
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d. All development in Deschutes County shall comply with all applicable state and federal rules,
reguiations and standards.
(Ord. 2006-018 §1, 2006; Ord. 2005-023 §1, 2005; Ord. 2002-005 §1, 2002; Ord. 2000-017 §1, 2000; Ord.
92-051, 1992; PL-20, 1979)

23.48.040. Urban Reserve Area Policies.

1. Redmond Urban Reserve Area. The following policies apply to the division and development of
land in the area designated Redmond Urban Reserve on the County Comprehensive Plan map.

a. The Redmond Urban Reserve Area (RURA) shall be designated with an urban reserve
boundary located on the County’s Comprehensive Plan Map.

b. The County shall implement the Urban Reserve Area designation through the application of a
RURA Combining Zone. The text of this combining zone shall be added and maintained in
Title 18, County Zoning, of the Deschutes County Code.

¢. Until included in the Redmond Urban Growth Boundary, lands zoned Multiple Use
Agricultural, Surface Mining, Rural Residential, or EFU in the RURA shall continue to be
planned and zoned for rural uses, but in a manner that ensures a range of opportunities for the
orderly, economic and efficient provision of urban services when these lands are included in
the urban growth boundary.

d. The County, by designating a RURA, shall adopt and implement land use regulations that
ensure development and division of land in the Multiple Use Agricultural, Surface Mining or
Rural Residential zoning districts, will not hinder the efficient transition to urban land uses
and the orderly and efficient provision of urban services.

These land use regulations shall include:

1. Prohibition on the creation of new parcels less than ten acres;

2. Regulations that prohibit zone changes or plan amendments allowing more intensive
uses, including higher residential density, than permitted by the acknowledged zoning in
effect as of the date of establishment of the urban reserve area. Such regulations shall
remain in effect until such time as the land is included in the Redmond Urban Growth
Boundary.

e. Partitions of land zoned Exclusive Farm Use shall be allowed according to state law and the
County Zoning Ordinance.

f. The City of Redmond and Deschutes County shall adopt a RURA Agreement consistent with
their respective comprehensive plans and the requirements of OAR 660-021-0050.

g. New arterial and collector right-of-way established in the RURA shall meet the right-of-way
standards of Deschutes County or the City of Redmond, whichever is greater.

h. The siting of new development shall be regulated along existing and future arterial and
collector right-of-way, designated on the County’s Transportation System Plan, for the
purpose of ensuring the opportunity for future urban development and public facilities.

i. The siting of a single family dwelling on a legal parcel is permissible if the single family
dwelling would otherwise have been allowed under law, existing prior to the designation of
the parcel as part of the Redmond Urban Reserve Area.

j- City of Redmond shall collaborate with Deschutes County to assure that the County owned
1800 acres in the RURA is master planned before it is incorporated into Redmond’s urban
growth boundary.

(Ord. 2002-005 §1, 2002; Ord. 2000-017 §1, 2000; Ord. 92-051, 1992; PL-20, 1979; Ord. 2005-023 §1,
2005)
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23.48.050. Regional Economic Opportunity Policies.

1. Deschutes County supports a multi-jurisdictional cooperative effort to pursue a regional approach
to establish a competitive supply of sites particularly designed to address out-of-region industries
that may locate in Central Oregon.

2. Deschutes County recognizes the importance for maintaining an appropriate available large-lot
industrial land supply that is readily developable in Central Oregon.

3. The Central Oregon Large Lot Industrial Regional Economic Opportunity Analysis (REQA)
dated May 31, 2011 and the City of T.a Pine Strengths and Weaknesses outlined on Pages 61 and
62 of Exhibit C to Ordinance 2011-017 are incorporated and adopted by reference herein.
Findings from the REOA recognize:

a. The Central Oregon region, comprised of Jefferson, Crook and Deschutes counties and its
respective cities recognize the market reality that the region currently serves as an integrated,
cohesive economic unit, sharing work force and commercial amenities, and should be
marketed as such to increase its perceived scale in the market.

b. The Central Oregon region needs a critical mass of competitive and diverse vacant,
developable large lot industrial sites in order for site selectors representing potential industrial
recruitment to consider the region, along with all of the other needed support factors
including adequately skilled workforce. workforce training programs, worker housing,
supportive local government, utility services, transportation, and quality of life.

c. Developing and maintaining a supply of large readily available industrial sites is not currently
part of regional economic development efforts, therefore the region’s jurisdictions haye
developed Goal 9 compliance based on projected growth, and the attraction of a large
industrial user that is recognized as an exogenous impact to these projections.

d. The unmet short-term need for large-lot industrial sites in Central QOregon is an additional
component of a city’s twenty-year land supply.

e. Competing as a cohesive region allows Central QOregon to market a larger available work
force, the size of which is often a key locational criterion for firms.

The need for large lot industrial sites is a regional need, with the economic development
benefits widely distributed regardless of the specific firm location.

g. Large-lot industrial lands supply initiative exceeds the capacity of any single jurisdiction.

h. A large-lot industrial site is 50 acres or larger with specific site attributes and amenities.

i.  Short term supply is a readily available inventory of 6 large sites in at least three separate
jurisdictions that provide for an adequate supply of sites to prospective industries or site
selectors. Two of the 6 sites are to be 100 to 200 acres and one site would be 200+ acres.

i. At least one of the 6 short term (readily available/developable in 6 months) sites would
consist of a major, centrally located large-scale development property near the region’s
geographic and workforce center, and where key infrastructure is in place and has excess
capacity, either the north end of Bend or the southern end of Redmond, east of Hishwav 97.

4. The short term supply of 6 sites is a community development objective of Central Oregon for
establishing large-lot industrial uses.

5. The supply of up to 6 sites, located n existing or amended Urban Growth Boundaries (UGBs),
addresses the short-term large lot industrial regional land need in Central Oregon and can be
incorporated as an additional component of a city’s twenty vear land supply.

6. The supply of up to 17 long-term sites, which includes the 6 short term sites, represents the
currently projected (total) 20-vear regional land supply of this special industrial land
classification.

7. Replenishing the short term inventory shall be initiated when large lot employers demonstrate a

commitment to short term sites by completing land use entitlements and executing site-
development permits, including building permits, subject to the following replenishment
mechanism:
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a. 1o maintain a competitive short term ready supply of large-lot employment sites with the
characteristics specified in the REQA. only a total of six vacant and developable sitcs shall
ever be made available at one time,

Central Oregon cities and counties shall, within 6 months of the adoption of this policy, execute

Memorandums of Understanding (MQUSs) that specify:

a. Cities, after conducting alternative lands and public facility analyses. but prior to any
entitlement process, receive formal support from Economic Development for Central Oregon
(EDCQO) that potential sites contain necessary site characteristics and standards as defined in
the REQA to attract large-lot industrial recruiters.

b. Establishment of a regional authority, responsible for formally supporting regional large lol
industrial sites after cities identify potential candidates through alternative lands and public
facility analyses, but prior to any entitlement process.

c. A Regional Advisory Committee (RAC) will be convened (at least) annually with each city

-and county providing activity reports relating to the short term land supplv. Facilitating the
RAC will be the responsibility of the counties (ORS 195.025) and will rotate each vear,
starting alphabetically with Crook County.
Cities are reguired to comply with state land use program requirements when changing fand
designations or amending a UGB, including conducting a local inventory to determine whether a
local deficit exists.
Cities are directed to not conduct regional inventories where and because the counties have
established plan policies under their statutory coordinating authority to limit and disperse the
number of sites that can be included in the various UGBs as well as a program to manage the

supply.

11. To meet the requirements of Division 024 when amending a UGB to include a site in compliance

with the regional plan, cities will be required to provide an estimated emnployment projection for

the site at full build out within the planning period by applying the REOA analysis and plan to the
particulars of the site.

12. When a city investigates and concludes that a potential qualifving larege lot industrial site exists or

can be assembled inside of its UGB (and the existing site zoning will be amended with the large

lot overlay zoning assigninent), that city must replace that original [future] buildable land supply

or evaluate and conclude that the previously identified future land supply is no longer needed.

13. Participating cities, when examining candidate sites, shall conduct their alternative land and

public facilities analyses and inventory of employment lands by first examining if the short-term
regional need can be met inside the implementing citv’s UGB, before assessing lands adjacent to
it as required by state law. Cites are not required to evaluate inventories throughout the region
because the adopted county plan_has limited supply and specified site dispersal as noted in the
REQA.

Participating cities, after conducting alternative lands and public facility analyses, but prior to any
entitlement process, shall receive formal support from EDCO that candidate site(s) contain
necessary site characteristics and attributes, as defined in the REOQA, to attract large-lot industrial
recruiters

15. Deschutes County, fulfitling coordination duties specified in ORS 195.025 shall approve and

update its comprehensive plan when participating cities within their jurisdiction legislatively or
through a guasi-judicial process designate regionally significant sites.

16. Participating cities in Deschutes County (and in the 3-County REOA region) shall adopt a large-

lot industrial overlay zone that establishes and maintains the region’s large lot industrial site
inventory and manages usage of such lands.

17. Deschutes County supports EDCO., a non-profit organtzation facilitating new job creation and

capital investment to monitor and advocate for the region’s efforts of maintaining an inventory of
appropriate sized and located industrial lots available to the market
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18. Deschutes County, in collaboration with other Central Oregon’s counties and cities and EDCO,
will coordinate and seek assistance from state agencies to continually support a regional
economic development replenishment strategy.

19. Deschutes County will strengthen long-term confidence in the economy by building innovative
public to private sector partnerships.

20. Deschutes County will collaborate with regional public and private representatives to engage the
Oregon Legislature and state agencies and their commissions to address public facility,
transportation and urbanization issues that can stymie economic development opportunities in
Central Oregon.

21. Participating cities in Deschutes County will support the existing economic base by providing
adequate land and infrastructure to make city sites atiractive to businesses willing to invest in
high job density and industrial activity.

22, Cities in Deschutes County will continue to provide higsh quality physical infrastructure to serve
the needs of business,

(Ord. 2010-017 §1. 2011)
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“xx%%» Denotes portions of the code not amended by Ordinance 2011-017.

Chapter 23.52. ECONOMY

k¥

23.52.020. Goals.

Lo

23.52.020. Goals.

1. To diversify and improve the economy of the area.

2. To enhance and maintain the existing natural resource, commercial and industrial segments of the
local economy.

3. To build a strong and thriving regional economy by establishing and actively maintaining a
competitive portfolio of large lot employment sites and coordinating public investments, policies
and regulations to support regional and state economic development objectives in Central Oregon.

(2010-017 §2, 2011: Ord. 2002-005 §1, 2002; Ord. 2000-017 §1, 2000; Ord. 80-203, 1980; PL-20, 1979)
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Section 4.2 Urbanization

Background

This section describes the coordination between the County and the cities of Bend, La Pine,
Redmond and Sisters on Urban Growth Boundaries (UGBs) and Urban Reserve Areas (URAs).
Statewide Planning Goal 2 recognizes the importance of coordinating land use plans.

“City, county, state and federal agency and special district plans and actions
related to land use shall be consistent with the comprehensive plans of cities and
counties and regional plans adopted under ORS Chapter 268.”

Oregon Revised Statute 197.015(5) goes further to define comprehensive plan coordination.

“A plan is “coordinated” when the needs of all levels of governments, semipublic
and private agencies and the citizens of Oregon have been considered and
accommodated as much as possible.”

Population

An important basis for coordinating with cities is adopted population projections. Having an
estimate of anticipated population is the first step to planning for future growth and
conservation. ORS 195.025(1) requires counties to coordinate local plans and population
forecasts. The County oversees the preparation of a population forecast in close collaboration
with cities. This is important because the population of the County has increased significantly in
recent decades and a coordinated approach allows cities to ensure managed growth over time.

Sources 1980 1990 2000 2010
Papulation Research Center July | estimates | 62,500 | 75,600 | 116,600 | 172,050
US Census Bureau April | counts 62,142 | 74,958 115,367 157,733

Source: As noted above

In 1996 Bend, Redmond, Sisters and the County reviewed recent population forecasts from the
Portland State University Center Population and Research Center (PRC) and U.S. Census
Bureau, Department of Transportation, VWoods and Poole, Bonneville Power Administration
and Department of Administrative Services Office of Economic Analysis. After reviewing these
projections, all local governments adopted a coordinated population forecast. It was adopted by
Deschutes County in 1998 by Ordinance 98-084.

The results of the 2000 decennial census and subsequent population estimates prepared by the
PRC revealed that the respective populations of the County and its incorporated cities were
growing faster than anticipated under the 1998 coordinated forecast. The cites and the County
re-engaged in a coordination process between 2002 and 2004 that culminated with the County
adopting a revised population forecast that projected population to the year 2025. It was
adopted by Ordinance 2004-012 and upheld by the Land Use Board of Appeals on March 28,
2005.

The following table displays the 2004 coordinated population forecast for Deschutes County
and the UGBs of the cities of Bend, Redmond, and Sisters.
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Year | Bend UGB | Redmond UGB | Sisters UGB U"'"ézzﬁ‘t’;‘“ed Total County
2000 52,800 15,505 975 47,320 116,600
2005 69,004 19,249 1,768 53,032 143,053
2010 81,242 23,897 2,306 59,127 166,572
2015 91,158 29,667 2,694 65,924 189,443
2020 100,646 36,831 3,166 73,502 214,145
2025 109,389 45,724 3,747 81,951 240811
Source: 2004 Coordinated Population Forecast for Deschutes County

The process through which the County and the cities coordinated to develop the 2000-2025
coordinated forecast is outlined in the report titled "Deschutes County Coordinated
Population Forecast 2000-2025: Findings in Support of Forecast.”

The fourth city in Deschutes County is the City of La Pine. Incorporated on November 7,
2006, the City of La Pine’s 2006 population estimate of {,590 was certified by PRC on
December 15, 2007. As a result of La Pine’s incorporation, Deschutes County updated its
Coordinated Population Forecast with Ordinance 2009-006.

The purpose of this modification was to adopt a conservative 20 year population forecast for
the City of La Pine that could be used by city officials and the Oregon Department of Land
Conservation and Development to estimate its future land need and a UGB.

The following table displays the coordinated population forecast for Deschutes County, the
UGBs of the cities of Bend, Redmond, and Sisters, and La Pine from 2000 to 2025. By extending
the growth rate to the year 2025, La Pine’s population will be 2,352, The non-urban
unincorporated population decreases by 2,352 from its original projection of 81,951, to 79,599.

Year Bend Redmond Sisters La Pine Unincorporated Total County
UGB UGB UGB uGsB County
2000 52,800 15,505 975 - 47,320 116,600
2005 69,004 19,249 1,768 - 53,032 143,053
2010 81,242 23,897 2,306 1,697 57,430 166,572
2015 91,158 29,667 2,694 1,892 64,032 189,443
2020 100,646 36,831 3,166 2,110 71,392 214,145
2025 109,389 45,724 3,747 2,352 79,599 240811

Source: 2004 Coordinated Population Forecast for Deschutes County ~ updated 2009
2030 Population Estimate

This Comprehensive Plan is intended to manage growth and conservation in the
unincorporated areas of the County until 2030. Because the official population forecast extends
only to 2025, County staff used conservative average annual growth rates from the adopted
population forecast to estimate population out to 2030. The following table estimates
Deschutes County population by extending the adopted numbers out an additional five years.
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Ye Bend | Redmond | Sisters | La Pine Unincorporated Total Count
@ UGB UGB UGB | UGB County QUPSE
2030 | 119,009 | 51,733 4,426 2,632 88,748 266,538

Source: County estimates based on the 2004 Coordinated Population Forecast as shown below
Bend's average annual growth rate from 2025 to 2030 is 1.70%
Redmond'’s average annual growth rate from 2025 to 2030 is 2.50%
Sisters’ based their population on forecasted rates of building growth, residental housing units, and persons per dwelling unit
La Pine's average annual growth rate from 2025 to 2030 is 2.20%
Deschutes County's unincorporated area average annual growth rate from 2025 to 2030 is 2.20%

As the pie chart below indicates, if population occurs as forecasted, 67% of the County’s
population will reside in urban areas by 2030.

In 2030

Unincorporated
g~ fea Bend
i 33% 45% ——"2\

i !
La Fne . Rednond
1% 19%

Such growth will undoubtedly require strategically managing the provision of public services and
maintaining adequate amounts of residential, commercial and industrial lands. Growth pressures
will also require programmatic approaches to maintain open spaces, natural resources, and
functional ecosystems that help define the qualities of Deschutes County.

Urban Growth Boundary Amendments

Bend

The City of Bend legislatively amended its UGB as part of a periodic review acknowledgment in
December 2004. The Bend City Council and the Board of County Commissioners adopted
concurrent ordinances that expanded the Bend UGB by 500 acres and satisfied a 20 year
demand for industrial land.

In July 2007, the Bend-La Pine School District received approvals to expand the City of Bend
UGB to include two properties for the location of two elementary schools, one at the Pine
Nursery, the other on Skyliner Road.

Sisters

The City of Sisters legislatively amended its UGB in September 2005 when its City Council and
the Board of County Commissioners adopted respective ordinances. The Sisters UGB
expansion covered 53 acres and satisfied a 20 year demand for residential, commercial, light
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industrial, and public facility land. In March 2009, Sisters amended their UGB to facilitate the
establishment of a 4-acre fire training facility for the Sisters/Camp Sherman Fire District.

Redmond

The City of Redmond legislatively amended its UGB in August 2006 when its City Council and
the Board of County Commissioners adopted respective ordinances. The Redmond UGB
expansion covered 2,299 acres and satisfied a 20 year demand for residential and neighborhood
commercial land.

La Pine

In 2010 La Pine adopted its first Comprehensive Plan. La Pine established a UGB that matches
the city limits, because the City contains sufficient undeveloped land for future housing,
commercial and industrial needs over a 20-year period. The Plan map includes land use
designations intended to provide an arrangement of uses to ensure adequate and efficient
provision of public infrastructure for all portions of the City and UGB.

Urban Reserve Area
Redmond

In December 2005, Redmond City Council and the Board of County Commissioners adopted a
5,661 acre URA for the City. It is the first URA in Central Oregon because most cities find
planning farther into the future than the 20-year UGB timeframe, challenging.

Coordination

As noted above, Statewide Goal 2 and ORS promote land use planning coordination. The
purposes of the urbanization goals and policies in this section are to provide the link between
urban and rural areas, and to provide some basic parameters within which the urban areas of
Deschutes County can develop, although the specific comprehensive plan for each community
remains the prevailing document for guiding growth in its respective area. These policies
permit the County to review each city’s comprehensive plan to ensure effective coordination.

The Redmond and Deschutes County Community Development Departments received the Oregon
Chapter of American Planning Association's (OAPA) Professional Achievement in Planning Award in
2006 for the "Redmond Urban Reserve Area / Urban Growth Boundary
Expansion Project.”.

The following quote taken from the Oregon Chapter of the American
Planning Association’s 2006 Awards Program shows why the Redmond
Community Development Department was chosen for this award.

“An outstanding effort to address Redmond's rapid population growth,
including the successful designation of an Urban Reserve and the
imminent designation of an Urban Growth Boundary, a “Framework
Plan” with a requirement for master planning, and the establishment of
“Great Neighborhood Principles.”

RegionaI'Economic Opportunity Analysis

Deschutes, Crook and Jefferson counties and their respective cities, in 2010 and 201 1,
undertook an unprecedented regional evaluation of the economic opportunities and constraints
associated with users of large industrial parcels in the Central Oregon region. During the
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1990s. the Central Oregon Region undertook a dramatic transformation from an economy
concentrated largely in wood products into a service based economy serving a growing and
diverse tourism and household base. Accelerated in-migration and tourism growth gave way to
rapid economic expansion, escalation in home prices, and a systematic shift in the local
economy from goods producing activities to service oriented industries. YWhile initially
representing a diversification of the local economy, this shift led to an over-reliance upon these
types of industries. During the recent recession, the regional economy’s vulnerabilities became

apparent.

Suitable land for today's industrial development forms emerged as one of Oregon's most severe
development challenges. As a region, Central Oregon specifically targeted basic industries with
large lot industrial needs to support the region’s economic development objectives. Through
Oregon's statewide planning framework, a Regional Economic Opportunity Analysis (REOA)
evaluated Central Oregon's opportunities, competitiveness, ability, and willingness to recruited
and organically grown firms requiring new large scale development models. That REOA, dated
May 31, 2011 is attached to the findings in Exhibit C to Ordinance 2011-017.

The Central Oregon region needs a critical mass of competitive and diverse vacant, developable
industrial sites in order for site selectors representing potential industrial recruitment
opportunities to consider the region. A regional consensus has been agreed upon to establish
and pro-actively manage a regional land supply of large-lot industrial sites to enable the region
to become competitive in industrial recruitment. This regional strategy includes individual site
infrastructure improvement assessment and implementation programs and requirements.
Regional planning, management, and governance of a sustainable large-lot industrial vacant land
supply will involve Central Oregon city and county governments, including advice and guidance
from Central Oregon Planning Directors Association, Economic Development in Central
Oregon and Oregon Business Development Department to assure an adequate, self-renewing
regional supply of developable and competitive vacant industrial sites.
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Sectlon 4.2 Urbanization Policles

Goals and Policies

Goal |

Policy 4.2.1

Policy 4.2.2
Policy 4.2.3
Goal 2

Policy 4.2.4
Policy 4.2.5
Policy 4.2.6

Policy 4.2.7

Goal 3

Policy 4.2.8

Policy 4.2.9

Policy 4.2.10

Coordinate with cities, special districts and stakeholders to support
urban growth boundaries and urban reserve areas that provide an
orderly and efficient transition between urban and rural lands.

Participate in the processes initiated by cities in Deschutes County to create
and/or amend their urban growth boundaries.

Promote and coordinate the use of urban reserve areas.
Review the idea of using rural reserves.

Coordinate with cities, special districts and stakeholders on urban
growth area zoning for lands inside urban growth boundaries but
outside city boundaries.

Use urban growth area zoning to coordinate land use decisions inside urban
growth boundaries but outside the incorporated cities.

Negotiate intergovernmental agreements to coordinate with cities on fand use
inside urban growth boundaries and outside the incorporated cities.

Develop urban growth area zoning with consideration of the type, timing and
location of public facilities and services provision consistent with city plans.

Adopt by reference the comprehensive plans of Bend, La Pine, Redmond and
Sisters, as the policy basis for implementing land use plans and ordinances in
each city’s urban growth boundary.

Coordinate with cities, special districts and stakeholders on policies
and zoning for lands outside urban growth boundaries but inside
urban reserve areas.

Designate the Redmond Urban Reserve Area on the County Comprehensive
Plan Map and regulate it through a Redmond Urban Reserve Area (RURA)
Combining Zone in Deschutes County Code, Title |8.

In cooperation with the City of Redmond adopt a RURA Agreement consistent
with their respective comprehensive plans and the requirements of Oregon
Administrative Rule 660-021-0050 or its successor.

The following land use policies guide zoning in the RURA.

a. Plan and zone RURA lands for rural uses, in a manner that ensures the
orderly, economic and efficient provision of urban services as these lands are
brought into the urban growth boundary.

b. New parcels shall be a minimum of ten acres.

c. Until lands in the RURA are brought into the urban growth boundary, zone
changes or plan amendments shall not allow more intensive uses or uses that
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Policy 4.2.11

Goal 4

Policy 4.2.12

generate more traffic, than were allowed prior to the establishment of the
RURA.

d. For Exclusive Farm Use zones, partitions shall be allowed based on state law
and the County Zoning Ordinance.

e. New arterial and collector rights-of-way in the RURA shall meet the right-of-
way standards of Deschutes County or the City of Redmond, whichever is
greater, but be physically constructed to Deschutes County standards.

f. Protect from development existing and future arterial and collector rights-of-
way, as designated on the County’s Transportation System Plan.

g. A single family dwelling on a legal parcel is permitted if that use was permitted
before the RURA designation.

Collaborate with the City of Redmond to assure that the County-owned 1,800
acres in the RURA is master planned before it is incorporated into Redmond's
urban growth boundary.

To build a strong and thriving regional economy by establishing and
actively maintaining a competitive portfolio of large lot employment
sites and coordinating public investments, policies and regulations to
support regional and state economic development objectives in
Central Oregon.

Deschutes County supports a multi-jurisdictional cooperative effort to pursue a

Policy 4.2.13

regional approach to establish a competitive supply of sites particularly designed
to address out-of-region industries that may locate in Central Oregon.

Deschutes County recognizes the importance for maintaining an appropriate

Policy 4.2.14

available large-lot industrial land supply that is readily developable in Central
Oregon.
The Central Oregon Large Lot Industrial Regional Economic Opportunity

Analysis (REQA) dated May 31, 2011 and the City of 1 a Pine Strengths and
Woeaknesses outlined on Pages 61 and 62 of Exhibit C to Ordinance 2011-017
are incorporated and adopted by reference herein. Findings from the RECA
a. The Central Oregon region, comprised of Jefferson, Crook and Deschutes
counties and its respective cities recognize the market reality that the region
currently serves as an integrated, cohesive economic unit, sharing work force
and commercial amenities, and shouid be marketed as such to increase its
perceived scale in the market, .
. The Central Oregon region needs a critical mass of competitive and diverse
vacant, developable large lot industrial sites in order for site selectors
representing potential industrial recruitment to consider the region, along
with all of the other needed support factors including adequately skilled
workforce, workforce training programs, worker housing, supportive local
government, utility services, transportation, and guality of life.
Developing and maintaining a supply of large readily available industrial sites is
not currently part of regional economic development efforts, therefore the
region’s jurisdictions have developed Goal 9 compliance based on projected

=
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Policy 4.2.15
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srowth, and the attraction of a large industrial user that is recognized as an
exogenous impact to these projections.

. The unmet short-term need for larse-lot industrial sites in Central Oregon is

an additional component of a city’s twenty-year land supply.

. Competing as a cohesive region allows Central Oregon to market a larger

available work force, the size of which is often a key locational criterion for
firms.

The need for large lot industrial sites is a regional need, with the economic
development benefits widely distributed regardless of the specific firm
location.

Large-lot industrial lands supply initiative exceeds the capacity of any single

jurisdiction.

. A large-lot industrial site is 50 acres or larger with specific site attributes and

Short term supply is a readily available inventory of 6 large sites in at least
three separate jurisdictions that provide for an adequate supply of sites to
prospective industries or site selectors. Two of the 6 sites are to be 100 to
200 acres and one site would be 200+ acres. :

At least one of the 6 short term (readily available/developable in 6 months)
sites would consist of a major, centrally located large-scale development
property near the region’s geographic and workforce center, and where key
infrastructure is in place and has excess capacity, either the north end of Bend
or the southern end of Redmond. east of Highway 97.

The short term supply of 6 sites is a community development objective of

Policy 4.2.16

Policy 4.2.17

Central Oreson for establishing large-lot industrial uses.

The supply of up to 6 sites, located in_existing or amended Urban Growth
Boundaries {UGBs), addresses the short-term large lot industrial regional land

need in Central Oregon and can be incorporated as an additional component of

a city’s twenty year land supply.

The supply of up to 17 long-term sites, which includes the 6 short term sites,

Policy 4.2.18

represents the currently projected (total) 20-year regional land suppty of this

special industrial land classification.

Replenishing the short term inventory shall be initiated when large lot employers

Policy 4.2.19

demonstrate a commitment to short term sites by completing land use

entitlements and executing site-development permits, including building permits,

subject to the following replenishment mechanism::

a.

To maintain a competitive short term ready supply of large lot employment
sites with the characteristics specified in the REOA, only a total of six vacant
and developable sites shall ever be made available at one time.

Central Oregon cities and counties shall, within 6 months of the adoption_of this

policy, execute Memorandums of Understanding (MOUs) that specify:

a.

Cities, after conducting alternative lands and public facility analyses, but prior
to any entitlement process, receive formal support from Economic
Development for Central Oregon (EDCQO) that potential sites contain

DESCHUTES COUNTY COMPREHENSIVE PLAN — 2011
CHAPTER 4 URBAN GROWTH MANAGEMENT SECTION 4.2 URBANIZATION
PAGE 8 OF 10 — EXHIBIT “C” TO ORDINANCE 201 1-017



Policy 4.2.20

necessary site characteristics and standards as defined in the REOA to attract
large-lot industrial recruiters.

b. Establishment of a regional authority, responsible for formally supporting
regional large lot industrial sites after cities identify potential candidates
through alternative lands and public facility analyses, but prior to any
entitlement process.

c. A Regional Advisory Committee (RAC) will be convened (at least) annually
with each city and county providing activity reports relating to the short term
land supply. Facilitating the RAC will be the responsibility of the counties
(ORS 195.025) and will rotate each year, starting alphabetically with Crook

County.

Cities are required to comply with state land use program requirements when

Policy 4.2.2]

changing land designations or amending a UGB, including conducting a local
inventory to determine whether a local deficit exists.

Cities are directed to not conduct regional inventories where and because the

Policy 4.2.22

counties have established plan policies under their statutory coordinating
authority to limit and disperse the number of sites that can be included in the
various UGBs as well as a program to manage the supply.

To meet the requirements of Division 024 when amending a UGB to include a

Policy 4.2.23

site in compliance with the regional plan, cities will be required to provide an
estimated employment projection for the site at full build out within the planning

period by applying the REOA analysis and plan to the particulars of the site.

Policy 4.2.24

When a city investigates and concludes that a potential qualifying large lot
industrial site exists or can be assembled inside of its UGB (and the existing site
zoning will be amended with the large lot overlay zoning assignment), that city
must replace that original [future] buildable land supply or evaluate and conclude
that the previously identified future land supply is no longer needed.

Participating cities, when examining candidate sites, shall conduct their

Policy 4.2.25

alternative land and public facilities analyses and inventory of employment lands
by first examining if the short-term regional need can be met inside the
implementing city’s UGB, before assessing lands adjacent to it as required by
state Jaw. Cites are not required to evaluate inventories throughout the region
because the adopted county plan has limited supply and specified site dispersal as
noted in the REQA.

Policy 4.2.26

Participating cities, after conducting alternative lands and public facility analyses,
but prior to any entitlement process, shall receive formal support from EDCO
that candidate site(s) contain necessary site characteristics and attributes, as
defined in the REOA, to attract large-lot industrial recruiters

Deschutes County, fulfilling coordination duties specified in ORS 195.025 shall

approve and update its comprehensive plan when participating cities within their
jurisdiction legislatively or through a quasi-judicial process designate regionally

significant sites.
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Policy 4.2.27

Participating cities in Deschutes County {and in the 3-County REQA region)

Policy 4.2.28

shall adopt a large-lot industrial overfay zone that establishes and maintains the
region’s large lot industrial site inventory and manages usage of such lands.

Deschutes County supports EDCO, a non-profit organization facilitating new job

Policy 4.2.29

creation and capital investment to monitor and advocate for the region’s efforts
of maintaining an inventory of appropriate sized and located industrial lots
available to the market

Deschutes County, in collaboration with other Central Oresgon’s counties and

Policy 4.2.30

cities and EDCO, will coordinate and seek assistance from state agencies to
continually support a regional economic development replenishment strategy.

Deschutes County will strengthen long-term confidence in the economy by

Policy 4.2.31

building innovative public to private sector partnerships.

Deschutes County will collaborate with regional public and private

Policy 4.2.32

Policy 4.2.33

representatives to engage the Oregon | egislature and state agencies and their
commissions to address public facility, transportation and urbanization issues
that can stymie economic development opportunities in Central Oreson.

Participating cities in Deschutes County will support the existing economic base
by providing adequate land and infrastructure to make city sites attractive to
businesses willing to invest in high job density and industrial activity.

Cities in Deschutes County will continue to provide high quality physical

infrastructure to serve the needs of business.

DescHUTES COUNTY COMPREHENSIVE PLAN —2011
CHAPTER 4 URBAN GROWTH MANAGEMENT SECTION 4.2 URBANIZATION
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FINDINGS

PROPOSED PLAN AMENDMENT

The proposed amendments to Deschutes County’s Comprehensive Plan are described
in Ordinance 2011-017, Exhibits A, B, and C. Added language is underlined and
deleted shown as strikethrough.

REVIEW CRITERIA

Ordinance 2011-017 formally adopts the 2011 Central Oregon Regicnal Economic
Opportunity Analysis (REOA) and several regional large-lot industrial land policies into
its comprehensive plan. Deschutes County lacks specific criteria in Deschutes County
Code (DCC) Titles 18, 22, or 23 for reviewing a legislative plan amendment.
Nonetheless, since Deschutes County is initiating one, the County bears the
responsibility for justifying that the amendments are consistent with Oregon Revised
Statutes (ORS), Statewide Planning Goals, Oregon Administrative Rules (OARs), and
its existing Comprehensive Plan.

The findings are‘organized as follows:

Section (1) - ORS 195.025

Section (2) - Statewide Planning Goal 1, Citizen Invoivement
Section (3) - Other ORS

Section (4) - OAR Division 9, Economic Development
Section (5) - Other Statewide Planning Goals

Section (6) - Deschutes County Comprehensive Plan
Section (7) - Deschutes County Comprehensive Plan Update
Section (8) - Planning Commission Recommendation

Section (1), ORS 195.025

* ORS 195.025: (1) In addition to the responsibilities stated in ORS 197.175, each
county, through its governing body, shall be responsible for coordinating all planning
activities affecting land uses within the county, including planning activities of the
county, cities, special districts and state agencies, to assure an integrated
comprehensive plan for the entire area of the county.

Finding: Deschutes County, through its governing body, is exercising its statutory
coordinating authority to address an unmet regional need for large-lot industrial sites.
This authority will assure there is an integrated comprehensive plan between Deschutes
County and its respective cities by encouraging Bend, La Pine, Redmond, and Sisters
to address a short-term specialized employment land need of six industrial sites, 50
acres or larger in three different jurisdictions. Deschutes County is specifically fulfilling
its regional coordination responsibilities by formalizing, through policies, a regional
governance and land use planning framework that describe the roles and
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responsibilities of a regional entity, such as Central Oregon Intergovernmental Council
(COIC)." COIC serves as the Economic Development District representing Crook,
Deschutes and Jefferson counties as designated by the Economic Development
Administration.’ Deschutes County is applying its coordination authority to cities as
well, for those willing to fulfill this regional employment need, consistent with Oregon’s
Statewide Planning Program. Deschutes County is now leading and encouraging the tri-
county region to coordinate as a single entity promoting large-lot industrial employments
sites that best serve the region as a whole to create family wage jobs, region economic
diversification and place Central Oregon on the map for regional, national and
international industrial recruitment.

in exercising its coordination authority, Deschutes County recognizes its responsibility
to explain how a regional approach to large-lot employment sites complies with
Oregon’s land use system. To address testimony about this regional approach,
Deschutes County is explaining the reasons for its choices, citing supporting evidence
in the record, and making appropriate findings of compliance against applicable state
statutes, statewide planning goals, and administrative rules.

* ORS 195.025: (2) For the purposes of carrying out ORS chapters 195, 196 and 197,
counties may voluntarily join together with adjacent counties as authorized in ORS
7190.003 to 190.620.

Finding: Deschutes County is voluntarily coordinating with Crook and Jefferson counties
and the cities of Prineville, Madras, Bend, Redmond Sisters and La Pine as authorized
in ORS 190.003- 190.620. Deschutes County wants to assure that Crook and Jefferson
counties also exercise their coordination authority with parallel plan amendments so
there is a collective and regional response to an unprecedented opportunity to establish
and maintain a supply of large-lot industrial sites in Central Oregon. These efforts will
result in the joint adoption of a REOA, produced by Johnson-Reid LLC, with technical
support from Business Oregon and Economic Development for Central Oregon, draft
policies, and findings.

Section (2) — Statewide Planning Goal 1, Citizen Involvement

Goal: To develop a citizen involvement program that insures the opportunity for citizens
to be involved in all phases of the planning process.

The citizen involvement program shall incorporate the following components:

1. Citizen Involvement -- To provide for widespread citizen involvement.

' COIC is a Council of Govemnments organized under ORS 190 by the three counties and seven cities of Central
Oregon. CCIC is governed by a 15-member board made up of elected officials appointed by each of the member
governments and appointed representatives of key economic sectors.

Central Oregon Comprehensive Economic Development Strategy, Approved by the Central Oregon Community
Investment Board, November 29, 2007, 5. One function of the Economic Development District is developing and
maintaining and updating the Comprehensive and Economic Development Strategy (CEDS). The CEDS is the result
of a local planning effort, and serves as a guide for regional growth.
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2. Communication -- To assure effective two-way communication.

3. Citizen Influence -- To provide the opportunity for citizens to be involved in all phases
of the planning process.

4. Technical Information -- To assure that technical information is available in an
understandable form.

5. Feedback Mechanisms — To assure that citizens will receive a response from policy-
makers.

Finding: Deschutes County has undertaken an extensive process to satisfy the
components of Goal 1. As demonstrated below, Deschutes County has been
transparent and diligent in its commitment to allow ample opportunities for citizens and
stakeholders to participate in this process, raise important questions, offer opinion about
the REOA, and to receive answers about why local policy makers have chosen to adopt
the policies and actions included in this comprehensive plan amendment.

Deschutes County received a Technical Assistance (TA) Grant from the Department of
Land Conservation and Development in 2010 to evaluate Central Oregon’s
opportunities, competitiveness, and ability to recruit new and locally grown firms
requiring new large scale development models. Johnson-Reid LLC, was selected from a
pool of consultants to develop a REOA. The TA Grant enabled Deschutes County to
kick-off this project by convening an industrial land forum on June 28, 2010 in
Redmond. Representatives from Johnson-Reid LLC, Business Oregon, lronWolf
Community Resources, Economic Development for Central Oregon, and Deschutes
County spoke at the event. The purpose was to engage business leaders and listen to
their perspective about large-lot industrial sites and regional competitiveness.

Over the course of eleven months, the REOA then went through several iterations with
the assistance of a Regional Advisory Committee (RAC). The RAC consisted of Central
Oregon cities, counties, Johnson-Reid LLC, Business Oregon, Department of Land
Conservation and Development, Department of State Lands, COIC, 1,000 Friends of
Oregon, Economic Development for Central Oregon, Central Oregon Association of
Realtors and private area developers. The RAC met officially six times and reviewed
several iterations of the REOA before it was finalized in May 2011, one month prior to
the completion of the TA Grant. The culmination of the project was a Regional Forum
held in Bend at the Deschutes Service Center on May 24, 2011 to share the results of
the REOA and answer audience questions.

Deschutes County formally initiated a post acknowledgment plan amendment on June
23, 2011. The Deschutes County Planning Commission held two hearings on August 11
and 25 respectively and received two sets of testimony from 1,000 Friends of Oregon
criticizing certain elements of the REOA. After receiving all the testimony, including
Business Oregon and Economic Development for Central Oregon’s written and oral
statements, the Planning Commission closed the hearing on August 25, deliberated and
recommended the Board of County Commissioners (Board) adopt the plan amendment.
The Board held two hearings, one on September 25, the other on October 31. in
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recognition of the technical questions raised by 1,000 Friends of Oregon, the Board on
October 3 directed staff to:

¢ Retain the services of Jerry Johnson with Johnson-Reid LLC, the firm hired to
produce the REOA to respond in writing.

e Coordinate with Business Oregon and Economic Development for Central
Oregon to revisit 1,000 Friends’ arguments, respond in writing or testify on the
31

¢ Coordinate with the Department of Land Conservation and Development to
revisit 1,000 Friends arguments, respond in writing, and testify on the 31",

¢ Reconvene the RAC prior to the public hearing on the 31st to update everyone
on the County’s efforts to coordinate expert testimony and provide substantial
evidence in the record.

In response to the following questions and argument raised by 1,000 Friends of Oregon,
the county finds that 1,000 Friends of Oregon largely has not cited review criteria or
standards against which the county’s legislative decision must be reviewed against, nor
has it asserted factual errors in the county’s analysis or interpretation of information
before it. Lacking specific allegations of error in its legislative decision, the county finds
that it can do little more than reiterate information from the record to better explain its
decision. The county finds that clearer explanation of its decision furthers the obligations
to provide effective and meaningful citizen involvement as required by Statewide
Planning Goal 1, but that the county is not obligated to defend its decision against
criticism or challenge that is not sufficiently detailed to enable the county to understand
the concern and offer a full response.

The county finds that in this legislative action it must demonstrate compliance with state
statutes, the statewide planning goals and associated administrative rules in a manner
that weighs and balances its interpretation of information with that of other participants
in this planning process. Deschutes County is basing its decision on an adequate
factual base supported by substantial evidence in the record and is choosing to rely on
the REOA and expert testimony provided by Johnson-Reid LLC, Business Oregon and
Economic Development for Central Oregon.* The County recognizes that when a
reasonable person could reach the decision made by the local government, in view of
all the evidence in the record, the choice between conflicting evidence belongs to the
local government.*

o What trends, activities, and success nationally indicate an opportunity exists o
attract large-lot industrial users in Cenfral Oregon? How do national trends
franslate or apply to Central Oregon?

*DLCD V. Douglas County, 37 Or LUBA 129, 132 (1999) (citing 1000 Friends of Oregon v. City of North Plains, 27 Or
LUBA 372, 377-78, affd 130 Or App 406, 882 P2d 1130 (1994). Substantial evidence is evidence a reasonable
person would rely on in reaching a decision.

4 Younger v. City of Portland, 305 Or 348, 360, 752 P2d 262 (1988).
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Deschutes County finds that to have a fully-developed program that serves the
broadest range of area citizens and businesses, it is critical to be competitive in
the segment of economic development that depends on the availability of readily-
served, large-lot employment sties. As such, as a matter of policy, the county
chooses to identify and implement a program to create a large-lot land supply
that enables Central Oregon to be a competitive region for industrial recruitment.
Central Oregon’s traditional industrial base remains active in the local economy,
and the region would like to increase its emphasis on industrial employment to
strengthen that base.® The region's supply of affordable land, low cost utilities,
quality of life, and organized economic development landscape makes it an
attractive option for growth in many traded sector industries.® While many locally
based service-sector businesses are an essential part of a region’s business mix
and quality of life, they are not as effective in creating new living wage jobs.”
Central Oregon economic development efforts have been negatively impacted by
a lack of readily available large-lot industrial sites. Major employers in traded
sector industries (export industries) are the primary drivers of economic growth,
providing the impetus for net growth in the regional economy and supporting a
wide range of support industries. At the state and local level, policy makers
understand the importance that large-scale employers can have on the local
economy. In 2007 Central Oregon was home to three firms with 1,000 or more
employees and an additional five with at least 5002

in a structural sense, globalization has changed the way manufacturers conduct
business. Cost and efficiency are the central tenants of an increasingly
competitive market. Firms are increasingly pressured to develop more capital
intense production models, placing a greater emphasis on economies of scale,
as well as production efficiency and flexibility. Time-to-market for firms has
become an even more crucial factor as they make decisions to locate new plants
and facilities. The result has been the emergence of a clear real estate trend,
creating a global demand for large development ready industrial sites, with the
immediacy of utility services (both public and private sector) of critical
importance.®

Deschutes County’s choice to pursue a regional approach to large-lot industrial
employment sites is also consistent with Central Oregon's Comprehensive
Economic Development Strategy (CEDS). According to this report, two of Central
QOregon’s Long-Term Priority Goals are:

*  Goal XIlil: Sufficient supply of land affordable for commercial, industrial
and residential development.

® Johnson-Reid LLC, Central Oregon Large Lot Industrial Regional Economic Oppontunity Analysis, May 31, 2011, 1.

% Ibid.

? Ibid., 4.

8 Ibid.
&

bid., 2.
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* Goal XVI: Ongoing regional planning is in place to preserve and enhance
the region’s economic appeal and effect orderly economic development.

One of Central Oregon Community Investment Board’'s short-term priorities
promotes:

*  Structures and processes of public and private organizations to effectively
create, adapt, foster and sustain economic development in Central
Oregon.™

Through the CEDS planning process, past regional needs and issues processes,
the 2007 infrastructure needs inventory, and through other methods of economic
analysis, the following projects, programs and activities have been identified for
focus over the next six years:

*  Support of industry clusters.

* Assist in the retention, expansion and recruitment of secondary wood
products, aerospace production and parts, targeted sectors including
apparel and sporting goods, aerospace including information technology,
renewable energy, light industrial and manufacturing, and research and
development. ™

As noted in the CEDS, new traded sector and investment is critical for building a
strong regional economy. A strategy that increases prosperity for all Central
Oregon residents in rural and urban communities by balancing, diversifying and
developing the region’s economy has been promoted by economic development
theorists and practitioners as a critical underpinning of a heaith community or
regional economy. Three objectives promote:

1. Facilitating new job creation and economic diversification through
recruitment of diverse new traded-sector companies across all industries
that offer family-wage employment;

2. Facilitating new job creation through expansion of existing traded-sector
companies across all industries that offer family-wage employment; and

3. Supporting retention of existing traded-sector companies across all
industries that offer family-wage employment. '

Local trends documenting large lot recruiters visiting Central Oregon are aiso
quite noteworthy. The following list cites this evidence:

* According to Business Oregon, Central Oregon experienced four active
recruitments in the past six months looking at industrial lots 50 acres and
greater. One firm was looking for a site in the 100 to 150 range, while

1% See note 2 above (Central Cregon Comprehensive Economic Development Strategy), 4 and 17.
" Jbid.
"2 Ibid., 14.
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three have been looking for sites in the 150 to 200 acre range. One firm
was lost due to the uncenrtainty of and land use actions that were required,
and the properties proposed were eliminated from consideration and it is
not known if the company has reached a final location decision. That
search started in the 50-100 lot size and then expanded to the 150-200 ot
size. The other three are still in the active stage and no additional details

can be furnished because of nondisclosure agreements that are in place.
13

* The La Pine Industrial Group has had several companies look at our
certified 77-acre site in La Pine but the most active prospect was the
Ferguson Corporation out of Virginia. They were looking for a site for a
Northwest distribution center for their product line of bathroom and other
plumbing fixtures. They wanted a site that would accommodate an initial
500,000 sq. ft. of buildings and would be expandable to 1,000,000 sq. ft.
Initial employment was to be 200 workers, expanding to 400 in the second
phase. There was also a requirement for a rail spur with extensive on-site
trackage to move products in and out. They were not sure our site was
large enough so Mid-State Electric Cooperative developed a site plan to
show that it could meet their specifications.

* Jon Stark, Redmond Economic Development Manager for Economic
Development for Central Oregon described a recruiter recently visiting
Redmond."

*  Michael Williams, Oregon Business Development, Industrial Lands
Specialist, described recruiters visiting Central Oregon, as well as the
heightened interest expressed by companies once Facebook committed to
a site in Prineville.®

What is it about competing regions and their industrial land supply that has
enabled their success?

Successful local and regional industrial recruitment in the 21" Century must
consider global competition factors. Communities, regions and states that focus
primarily or exclusively on outdated governance paradigms are ill suited for
keeping up with fast paced global economic and industrial marketplace changes.
industries must be nimble to be successful in the competitive global marketplace.
Manufacturers must be able to quickly produce new products at expanded,
renovated or new production facilities in “just-in-time” fashion. Often
accomplished through on-site expansion on areas reserved for that purpose,
industrial site selectors must choose sites large enough to build-in future
expansion capacity. Government must be responsive to align its regulatory and

3 Jerald Johnson, Johnson-Reid LLC, Response fo REQA Crifiques and Questions Submitted by 1000 Friends of
Oregon, October 21, 2011, 5

" Lee Smith, General Manager La Pine Industrial Group, October 27, 2011, email.

' Oral Testimony, Board of County Commissioners public hearing, October 31, 2011.

* Ibid.
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process requirements to meet market demands if it wishes to capture the
considerable benefits of high value industrial development.'’

Appendix B of the REOA provides examples in the Pacific Northwest and the
Western United States of local governments proactively planning for industrial
development.”® Communities like Quincy, Washington for example, examined
their community assets, in this case large capacities of electricity resulting from
the closure of several foundries and invested in Iarg;e—lot industrial sites that
today accommodate six large acreage industrial users."®

Deschutes County chooses to initiate a similar program to compete for large-lot
industrial employers. The REOA documents the strengths and weaknesses of
Central Oregon’s economy. Deschutes County, by exercising its statutory
coordination authority, wants to leverage its strengths and employ new economic
development tools to create a dynamic and competitive large-lot industrial land
supply portfolio and inventory that appeal to industrial site selectors. According to
the REOA and testimony by Business Oregon and Economic Development for
Central Oregon, Central Oregon needs a critical mass of competitive and diverse
vacant, developable industrial sites in order for site selectors representing
potential industrial recruitment to consider the region.?®

o Does a competitive portfolio of large-lot employment site create a strong and
thriving economy?

The county finds that maintaining a competitive portfolio of employment sites is
not a guarantee of a strong and thriving economy, but examples abound of the
benefits of having such a supply. The county finds that as a matter of policy
providing the opportunity for businesses that need such a portfolio of sites is
better for the community than not providing the opportunity. For example, citing
Economic Development for Central Oregon’s written testimony, the Facebook
industrial site in Prineville already has 52 full-time employees involved in the
operation of the facility and expects an additional 12-15 jobs next year. The
majority of these jobs are highly technical and well-paid. Additionally, more than
1,200 workers helped construct the facility over the past 20 months, with an
average of 300 on the site on any given day.?’ Local leaders in Prineville and
Crook County have been very vocal and public in their support of attracting data
centers because they have seen the positive economic impact of multiple
hundreds of millions of dollars being spent in their community. These facilities

"7 See note 5 above, (Johnson-Reid LLC, May 31, 2011, REOA), 2.
'8 See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011), 8. As outlined in the experience of the
areas summarized in Appendix B of the REOA, areas with less unique site qualifications must stress low barriers to
entry.
'9 See note 5 above, (Johnson-Reid LLC, May 31, 2011, REOA), 60-69. Hillsboro, OR, Austin, TX, Hermiston, OR,
%orrow County, OR, Reno, NV, and Salt Lake City, UT are also profiled.
tbid., 1.

! Roger Lee, Economic Development of Central Oregon Technical Response to 1,000 Friends of Oregon Objections

to Central Oregon REOA and Deschutes County Plan Amendment, August 17, 2011.2.
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require extensive investments in infrastructure and they require the large
industrial-zoned land with access to municipal infrastructure that the REOA
seeks to identify.*

e Why should Central Oregon as a region invest limited resources fo provide for
large-lot industrial sites (50 acres>)?

In 2008, the Oregon Economic and Community Development Department (now
Business Oregon) recognized that large, ready to go industrial sites have been
the state’s most significant development challenge and one of the most
noticeable changes in real estate trends in the last few years. This change in
demand and the changing nature of OECDD’s account base clearly document
that global business trends have emerge as key elements of Oregon's
economy.?® Global accounts have tended to be very attractive to the state and
community bringing leading edge technology, large capital investments, labor
intensive and high wage rate employment opportunities. The shortage and even
lack (;_E large sites is now resulting in opportunity loss to our communities and
state.

Deschutes County finds that as a matter of policy, it may choose how to structure
its community and economic development activities, provided those activities are
consistent with applicable local, state and federal laws and policies, including
those for land use planning. Central Oregon chooses to invest in large-lot
industrial sites because it is an additional tool to broaden the region’s economic
attractiveness. While trade sector industries are primary drivers of job creation,
the REOA does not assume that large employers are those drivers. Instead,
large-lot industrial demand recognizes that accommodating these types of users
reflects a reasonable component of an economic development strategy.?
Furthermore, Economic Development for Central Oregon recognizes that the
recruitment of companies in new and existing industries is an important
component of any successful economic development program and diversification
strategy. New companies bring a different mix of professional and technical talent
to communities that can spawn other businesses and technologies.?®

Business Oregon is mandated by ORS 197.717(2) to “provide a local
government with state and national trend” information to assist in compliance
with ORS 197.712 (2)(a).” The department reviewed the Central Oregon area,
and made the following recommendations:

2 1pid., 3.

2 Bey Thacker, Rail Served & Large Industrial Sites Memorandum, March 11, 2008, 1.

24 Ibid., 2 and 3. The chart on page 3, while not a comprehensive record, shows that the demand for large sites has
increased in the measurement period and that employment has moved to higher employment densities.

- Jerry Johnson, Johnson-Reid LLC, Response to May 17" Letter from 1,000 Friends, May 31, 2011, REOA,
Aéxpendix Cils

. Roger Lee, Economic Development for Central Oregon Lefter, June 3, 2011, REOA. Appendix C, 3.
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Given its current size and expected growth, it is not unreasonable to
assume that the region being examined as part of the current Central
Oregon Large Lot Economic Opportunity Analysis should have a mix of
large-lot sizes for potential employers and site selectors to choose
from. Such a mix would have at least multiple ready sites in the 200,
100 and 50-acre plus acreage ranges in order to meet expected 20
year land supply needs.?

According to Business Oregon, Central Oregon experienced four active
recruitments in the past six months looking at industrial lots 50 acres and
greater. One firm was looking for a site in the 100 to 150 range, while three
have been looking for sites in the 150 to 200 acre range. One firm was lost
due to the uncertainty of and land use actions that were required, and the
properties proposed were eliminated from consideration and it is not known if
the company has reached a final location decision. That search started in the
50-100 lot size and then expanded to the 150-200 lot size. The other three
are still in the active stage and no additional details can be furnished because
of nondisclosure agreements that are in place.?®

e There is no evidence that large industrial lots mean many jobs.

The county finds that its policy decision to promote a portfolio of large-iot
employment sites is not merely an empirical exercise relying on the experiences
of other regions or jurisdictions. The county further finds that regulations
governing land use planning do not establish legal standards or threshoids by
which to judge the efficacy of public policy of economic development. Lacking
such standards, the county finds that evidence in the record supports the
decision to proceed with the plan amendment. For example, Economic
Development for Central Oregon’s written testimony notes that, in Bend, the
largest technology company, Bend Research, has had more than a dozen
companies spun out of its operations as such that employment counts of these
“new” businesses now greatly exceeds its own employment. It is highly doubtful
that these companies would be in Central Oregon if not for the parent company.?®

e Are jobs from large-lot employers better than small lot employers?

Deschutes County finds that the current proposal is not one where a particular
class of employers is better or more valuable than another, and that participation
in this regional approach enhances rather than detracts from employment
opportunities and quality of life in the region. The county is choosing targeted
basic industries with large-lot industrial needs to support the region’s economic
development objectives. While many locally based service-sector businesses
are an essential part of a region’s business mix and quality of life, they are not as

%7 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 46.
“® See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011), 5.
% See note 21 above {Roger Lee, August 17, 2011), 3.
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effective in creating new living wage jobs.*® Since 2002, wage levels in Central
Oregon have averaged a 3.2% annual rate of growth, comparatively better than a
2.8% annual growth rate at the State level. However, Deschutes County's
average 2009 wage level of $35,295 was well below the statewide average.
Lower relative wage rates coupled with housing affordability concerns can limit
the region's ability to attract a high quality workforce to the region.*

The county finds that analysis in the REOA does not diminish the importance of
small, start-up firms. What it does do is note that these firms represent only a
portion of the spectrum of firms, and a balanced economic development program
would provide for these types of firms as well as larger industrial firms. The two
categories are complimentary, not competitive.3 Efforts to help existing
companies (large and small) to grow or sustain their employment have been in
place for more than a decade. Efforts to help start-ups and early stage
companies are also solidly established. Economic Development for Central
Oregon understands that most jobs come from existing companies, which is why
it dedicates more than 50% of its efforts to fostering entrepreneurship and the
retention/fexpansion of existing traded-sector companies.*

o Evidence provided in the REOA, page 43, Figure 25, indicates that large
industrial lots would result in a net job loss in the region. It seems that
businesses with 20 or more employees are firing more people than they are
hiring. If this economic sector is shrinking in the westem US generally, why
should we expect fo see growth in Central Oregon in particular?

Johnson-Reid LLC, responded to this question by stating that the contention here
is that since larger firms have been losing jobs in aggregate, the Region will be
unable to capture new larger firms in the future. To understand the relationship
between these numbers you need to differentiate between net and gross activity.
While contractions in aggregate have exceeded expansions for larger firm sizes,
the cited table also shows that the number of firms has increased significantly.
As shown on the table, the birth and death of firms is an ongoing phenomenon,
and a very substantial number of new firms are formed annually through births or
expansions. The ratio of births relative to deaths is most positive in the over 20
employee range cited in 1000 Friends critique. The relevant metric for projecting
the prospective capture for Central Oregon is the birth and expansion number,
not the aggregate employment number. As noted in the REOA, firs primarily
become prospective recruitment targets when they are formed or find their
existing facilities or business environment inadequate. As a result, the number of
births (which can include new firms as well as firms expanding into a new
classification) is a key indicator of the depth of potential market demand. As the

% gee note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 4.
31 %
Ibid., 20.
%2 See note 25 above (Jerry Johnson, Johnson-Reid LLC, May 31, 2011, REOQA, Appendix C), 3.
% See note 26 above {Roger Lee, June 3, 2011) , 2.
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primary target of the REOA is firms exogenous io the current economy, the firm
death estimates are not relevant to the forecast.

The county finds that while trends identified in the REOA may lead one to a
particular opinion about the future, there is no guarantee that the trend will
continue into the future or if the issue is relevant to the broader effort to craft an
economic development strategy for the future of Central Oregon.*® Deschutes
County acknowledges that while larger firms in aggregate did lose jobs, it is
important to recognize that many large firms expanded considerably during the
period outlined in the 1,000 Friends May 17 letter.*® Deschutes County and
Central Oregon are choosing to invest in large-lot industrial sites because the
industries targeted in the REOA have been deemed as the most likely to locate in
the region by both Business Oregon, Economic Development for Central Oregon,
and a finding reinforced by the subsequent research done by Johnson-Reid LLC.
Industries requiring large acreages that hold promise for the Central Oregon
region include: data centers, warehouse/distribution centers, and select high
technology/biosciences operations. According to global data center site selector
David Aaroe, (co-founder and principal, Fortis Construction), Central Oregon has
all the elements to rival Central Washington as a top location for the data center
industry in North America.*’

As noted in the REOA, currently Central Oregon has a shortage of large vacant
industrial sites and is rarely a serious competitor for industrial recruitment due to
this scarcity. Again, Deschutes County chooses to adopt a REOA and implement
a large-lot industrial siting program because it is identified by established experts
as a roadmap to resolve this land supply shortage and improve the regional
economy and employment opportunities.

e REOA does not show that large companies would set up shop in a community
like ours.

The county finds that the REOA does not show that large companies would not
set up shop in the region. It is not the responsibility of the REOA to provide a
definitive, purely factual answer to policy and planning issues before decision
makers. The REOA provides relevant information and analysis to inform elected
officials acting in their legislative capacity.

e Should each prospective industry identified in the REOA, pages 40-45 be
reviewed individually for warranting a site requirement between 50 to 200+ acres
based on its own site characteristic needs?

3 See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011).
% See note 4 above (Younger v. City of Portland). The county is engaged in a legislative action for which it can make
its own interpretations of information before it, provided a reasonable person could reach a similar conclusion when
5)6rovided with potentially conflicting or competing interpretations.

See note 25 above (Jerry Johnson, Johnson-Reid LLC, May 31, 2011, REOCA, Appendix C), 3.
* See note 21 above (Roger Lee, August 17, 2011), 3.
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The Department of Land Conservation and Development does not believe these
steps are necessary.®® Deschutes County finds that it is reasonable to conclude
that prospective industries identified in the REOA should not be narrowly or
individually reviewed against site characteristics. There is a common
misperception that an industry such as distribution, manufacturing or food
processing has a single consistent set of site requirements that make pianning
easy. Another related source of confusion is the inconsistent use and
understanding of the term “site.” Sometimes it means a single tax ot and a single
user. Sometimes it means a location where raw land is developed into an
industrial park that might include multiple related or unrelated end users or even
a mix of use types.*® According to the REOA, several factors contribute to lot-
size demanded by industrial users:

* Requirements for setbacks, access, parking and environmental mitigation and
avoidance;

* Industries want buffering for security, storage and noise;
* Many industries require land for expansion for their long-term business plan;

Large parcels are also a good way to build a cluster of industries around a
high profile anchor business; and

Efficiencies can be obtained by clustering industrial users into large master-
planned business parks.*

The REOA’s recommended competitive large-lot industry inventory, page 46, is
difficult to discem given the short term and long term totals. Are the short term
needs in addition to the long term needs, or do the long term needs incorporate
the short term needs?

As noted by Johnson-Reid LLC, the long-term needs number is inclusive of the
short term needs figure.*' Deschutes County finds that the REOA provides
reasonable information and analysis pointing to an unmet land need for large-lot
employment sites, currently not part of regional economic development efforts.*?
Deschutes County, by exercising its statutory coordination authority, is choosing
to focus on a short-term inventory that identifies six, 50 acre or greater sites, in
three different jurisdictions, with two of those sites being between 100 to 200
acres, and one over 200 acres.*® Oregon’s prescriptive land use planning system
nonetheless requires, that Deschutes County and (given its regional emphasis)
Central Oregon identify the employment land supply for a twenty year planning

%8 Karen Swirsky and Tom Hogue, Department of Land Conservation and Development October 18, 2011 Lefter, 2.

* Jpid.

“° See note 5 above (Johnson-Reid LLC, May 31, 2011, REOQA), 3.

1 See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011), 8.
2 3ee note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 5.

* Ibid., 46-47.
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period.** Therefore, in this case, a total of seventeen sites represent the twenty
year regional fand supply of large-lot employment sites.*®

The county finds that a twenty year land supply from an economic development
standpoint is inconsequential. Business Oregon recognizes that Central Oregon’s
first priority should be establishing a readily available inventory of six large sites
in at least three separate jurisdictions.*® Economic development professionals
such as Business Oregon advise the county to emphasize a short-term supply
with mechanisms to insure consistent replenishment because of the uncertainty
of trying to forecast long-term needs in a period of rapidly changing conditions.
Johnson-Reid LLC, concurs. Recognizing the inherent uncertainty in producing a
20-year forecast, the REOA recommends that the County focus on maintaining a
readily developable short-term supply, with a mechanism for maintaining that
supply. In addition, we would strongly recommend that periodic review of what
an appropriate site inventory would be, incorporating input from industry
specialists. From an economic development perspective, short-term availability
of a range of appropriate sites is what is critical. The supply for the longer
planning period has limited immediate impact on economic development
prospects, although it can be useful in anticipating likely areas for replacement of
inventory if consumed.*’

Viewed from this perspective, the long-term (20 year) supply's value is in
identifying sites that can replace the short term inventory if absorbed or if market
conditions and needs shift. Deschutes County is proposing the following policies
that concentrate this program’s efforts on the short-term supply, including
safeguards that ensure replenishment sites are not exploited in violation of
Oregon’s land use planning program:

* The unmet short-term need for large-lot industrial sites in Central Oregon is an
additional component of a city’s twenty-year land supply.

Short term supply is a readily available inventory of 6 large sites in at least
three separate jurisdictions that provide for an adequate supply of sites to
prospective industries or site selectors. Two of the 6 sites are to be 100 to
200 acres and one site would be 200+ acres.

* At least one of the 6 short term (readily available/developable in 6 months)
sites would consist of a major, centrally located large-scale development
property near the region’s geographic and workforce center, and where key
infrastructure is in place and has excess capacity, either the north end of
Bend or the southern end of Redmond, east of Highway 974

* See OAR 660-009-0025(2). http://arcweb.sos.state.or.us/pages/ules/oars 600/oar_660/660 009.htmi

5 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 46.

“® Michaet J. Williams, Business Oregon Letter, May 19, 2011, REOA, Appendix C, 3.

47 See note 13 above {(Jeraid Johnson, Johnson-Reid LL.C, October 21, 2011), 2.

8 See note 5 above {Johnson-Reid LLC, May 31, 2011, REOA), 47. In the professional opinion of the economic
development professionals contributing to this analysis, a competitive portfolio of industriai sites would include a
collection of large industrial parcels in some selected communities, and a major, centrally located large-scale
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*

The supply of up to 6 sites, located in existing or amended Urban Growth
Boundaries (UGBs), addresses the short-term large-iot industrial regional
fand need in Central Oregon and can be incorporated as an additional
component of a city’s twenty year land supply.

*

The supply of up to 17 long-term sites, which includes the 6 short term sites,
represents the currently projected (total) 20-year regional land supply of this
special industrial land classification.

Replenishing the short term inventory shall be initiated when large lot
employers demonstrate a commitment to short term sites by completing land
use entitlements and executing site-development permits, including building
permits, subject to the following replenishment mechanism:;

a. To maintain a competitive short term ready supply of large-lot
employment sites with the characteristics specified in the REOA, only a
total of six vacant and developable sites shall ever be made available at
one time.

The policies above recognize that projecting the demand for industrial land in the
50 acre or greater size range is inherently highly speculative, as it is a thinly
traded and highly competitive sector. With fewer transactions and multiple areas
competing for these transactions, there is an unusually high degree of
uncertainty in any forecast. The degree of uncertainty however, is offset by
Central Oregon emphasizing a short term ready supply, with a mechanism to
replace supply in a timely manner when needed. The notion of replenishment is
always to maintain an adequate short-term supply of sites. It can be triggered
when a site is committed to development. Deschutes County is choosing to
define a large-lot employer's commitment to a site when it completes the land
use entittement process and executes site development permits (ex. grading),
including building permits.

o What is the 20-year employment land supply for the REOA?

Deschutes County, by exercising its statutory coordination authority, is choosing
to focus on a short-term inventory that identifies six, 50 acre or greater sites, in
three different jurisdictions, with two of those sites being between 100 to 200
acres, and one over 200 acres. Oregon’s prescriptive land use planning system
nonetheless requires, that Deschutes County and (given its regional emphasis)
Central Oregon identify the employment land supply for a twenty year planning
period. Therefore, in this case, a total of seventeen sites represent the twenty
year regional land supply of large-lot employment sites. As noted by Johnson-
Reid LLC, the recommended inventory is intended to reflect a regionally and

development near the region’s geographic and workforce center, and where key infrastructure is in place and has
excess capacity. This would be optimally located on the north end of Bend, but infrastructure challenges will make
this choice problematic for at least the short-term. The next most optimal location is on the southem end of
Redmond, east of Highway 97. The area has few neighbors, possible secondary transport access and most of the
municipal and franchise utilities with excess capacity.
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nationally competitive portfolio of large industrial lots. The longer term inventory’s
value would be in identifying sites that can replace the short term inventory if
absorbed or if market conditions and needs shift. The REOA does not
recommend accommodation of the indicated long term need, but only the
maintenance of a short-term inventory.*

s How does the REOA conclude that Central Oregon needs lots substantially
larger than those in and around Portland?

The county finds that the REOA has been appropriately and reasonably tailored
to address conditions and policies unique to the Central Oregon region. The
county finds that comparisons to other regions are useful and instructive, but not
determinative, of plans and policies for the region. The county finds that in this
legislative effort, no comparison of employment needs to the Portland
metropolitan area, or other region, is required or necessarily persuasive.

The REOA is an economic development driven effort, with extensive input from
Economic Development for Central Oregon and Business Oregon. The
recommended inventory is intended to reflect a regionally and nationally
competitive portfolio of large industrial lots. The REOA recommends adoption of
the short term inventory, not the long term. Oregon’s land use planning system
nonetheless requires the identification of a twenty-year land need. As discussed
above, the longer term inventory's value is in identifying sites that can replace the
short term inventory if absorbed or if market conditions and needs shift.
Deschutes County therefore is choosing through policies to identify the logical
steps to maintain a competitive short-term inventory while still complying with
OAR 660-009 through the adoption of land use policies.

e The REOA claims a land need that far exceeds the land need identified by any
other Oregon jurisdiction when viewed in light of expected empioyment growth.
Why is Central Oregon’s land need so disproportionate to any other jurisdiction in
the state?

The county finds that its interpretation of information and analysis in the REOA
supports adoption of the legislative proposal before it. The county further finds
that estimates of land need are based on best available information and should
not be held to an unreasonably high level of precision. Accordingly, comparison
to other jurisdictions in Oregon is dependent on different information and
analysis, and may not be relevant to conditions in Central Oregon.

o Has the REOA fulfilled the requirement of OAR 660-009-0015(2) and the
requirement to identify the number of sites based on site characteristics typical of
expected uses?

49 See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011), 4.
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The county finds that that the REOA provides a reasonable and sufficient factual
and analytical basis for the Board to conclude in this legisiative action that
requirements of Statewide Planning Goal 9 are met. Both Goal 9 and Division
009 require that employment land planning be based on comparative location
advantages and an articulation of opportunities based on national, state, regional
and Jocal trends. The REOA cites large-lot employment trends and dynamics of
the global market place, the strengths and challenges of Central Oregon’s
economy and the opportunities for the region to compete for large-lot employers
in the data center, high technology and warehouse and distribution industries.>
Deschutes County is proposing the following policies that identify the specific
economic development opportunities being pursued:

* Deschutes County supports a multi-jurisdictional cooperative effort to pursue
a regional approach to establish a competitive supply of sites particularly
designed to address out-of-region industries that may locate in Central
Oregon.

The Central Oregon region, comprised of Jefferson, Crook and Deschutes
counties and its respective cities recognize the market reality that the region
currently serves as an integrated, cohesive economic unit, sharing work force
and commercial amenities, and should be marketed as such to increase its
perceived scale in the market

The Central Oregon region needs a critical mass of competitive and diverse
vacant, developable large-lot industrial sites in order for site selectors
representing potential industrial recruitment to consider the region, along with
all of the other needed support factors including adequately skilled workforce,
workforce training programs, worker housing, supportive local government,
utility services, transportation, and quality of life.

The unmet short-term need for large-lot industrial sites in Central Oregon is
an additional component of a city’s twenty-year land supply.

Competing as a cohesive region allows Central Oregon to market a larger
available work force, the size of which is often a key locational criterion for
firms.

Short term supply is a readily available inventory of 6 large sites in at least
three separate jurisdictions that provide for an adequate supply of sites to
prospective industries or site selectors. Two of the 6 sites are to be 100 to
200 acres and one site would be 200+ acres.

At least one of the 6 short term (readily available/developable in 6 months)
sites would consist of a major, centrally located large-scale development
property near the region’s geographic and workforce center, and where key
infrastructure is in place and has excess capacity, either the north end of
Bend or the southern end of Redmond, east of Highway 97.>

%% See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 7-11; 21-29; 30-34.
%1 See note 48 above (Johnson-Reid LLC, May 31, 2011, REOA), 47 .
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e Has the REOA satisfied the requirements of Goal 9 by providing an employment
forecast that justifies the amount of land it concludes is required for large-lots
within the 20-year planning period

Goal 9 and Division 009 do not require an employment forecast or planning
based on an initial employment forecast.®® The county finds that traditional
industrial land need determination is based on a formulaic approach, utilizing
population and empioyment projections applied to a square footage per
employee ratio to arrive at a total acreage number.>® Deschutes County is
choosing a different course, one that adopts a REOA that recognizes global
competition factors. Oregon’s land use program as expressed in OAR 660-009,
while laudable does not structurally account for the recent demand of large-lot
employers and rapidly growing industries that are building production and
research capabilities to establish global scale. Additional demand comes from
industries looking for regional production or as a result of specific logistical
concerns. Facebook for an example chose an available and ready-to-develop
site in Prineville based upon an affordable and adequate water supply, affordable
energy prices, year round cool nights to reduce cooling costs, and various local
incentives, not a population or employment forecast produced by the city as
many as 19 years prior.>* Deschutes County acknowledges that unlike office
demand, the need for most types of industrial space is difficult to determine using
employment projections. Most industrial uses generate comparatively few jobs
per square foot of leasable area, and space needs have little to do with changes
in the numbers of jobs in production or distribution business.*

Deschutes County has drafted the following policy to comply with Oregon'’s land
use planning program, requiring an employment projection be prepared as an
input to a UGB amendment under Division 024 when changing land designations
or amending a UGB:

* To meet the requirements of Division 024 when amending a UGB to include a
site in compliance with the regional plan, cities will be required to provide an
estimated employment projection for the site at full build out within the
planning period by applying the REOA analysis and plan to the particulars of
the site.

e Does the REOA and Deschutes County’s plan amendment require that the
inventory for large-lot employment sites, OAR 660-009-0015(3) (immediate & 20
year) be completed as part of this legislative process?

*2 See note 38 above (Department of Land Conservation and Development October 18, 2011 Letter), 3.
:2 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 3-4.

Ibid., 4.
% See note 46 above {Michael J. Williams, May 19, 2011), 2. The Urban Land Institute, a well-respected
organization in real estate, sustainable development and land use, has specifically deemphasized employment
growth as a determinant of the demand for industrial space in its leading publication on real estate market analysis.
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The county finds that no requirement in state law requires it to at this time
complete an inventory or other analysis of how to meet identified need. The
necessary OAR 660-009 analysis will have to be in place at the time land
designations are changed or a UGB amended to comply with OAR 660-024.
Central Oregon’s innovative approach proposed in the REOA splits the
determination of site need, the assignment of site dispersal and a site supply
management program legislated by Deschutes County’s statutory coordination
authority from subsequent city actions that determine site deficit and location to
comply with Goal 14.%® Deschutes County is recommending the following plan
policies to comply with OAR 660-009-0015(3):

*  Cities are required to comply with state land use program requirements when
changing land designations or amending a UGB, including conducting a local
inventory to determine whether a local deficit exists.

* Cities are directed to not conduct regional inventories where and because the
counties have established plan policies under their statutory coordinating
authority to limit and disperse the number of sites that can be included in the
various UGBs as well as a program to manage the supply.

s Is it accurate that once a 20-year need is identified that the junisdictions that
adopt this plan are under an obligation to bring in the entire amount under OAR
660-009-0025(2) and OAR 660-024-0050(4)

According to the REOA, large-lot employment sites are an unmet land need,
currently not part of regional economic development efforts. Deschutes County,
by exercising its statutory coordination authority, is choosing to focus on a short-
term inventory that identifies six, 50 acre or greater sites, in three different
jurisdictions, with two of those sites being between 100 to 200 acres, and one
over 200 acres. Oregon’s prescriptive land use planning system nonetheless
requires that Deschutes County and (given its regional emphasis) Central
Oregon also identify the employment land supply for a twenty year planning
period (total land supply). A total land supply of seventeen sites represents the
twenty year regional land supply of large-lot employment sites.

It is important to acknowledge that a twenty year land supply from an economic
development standpoint is inconsequential. Business Oregon recognizes that
Central Oregon’s first priority should be establishing a readily available and
developable inventory of six large sites in at least three separate jurisdictions.
Economic development, viewed outside the context of Oregon's land use
planning system would focus entirely on a short-term supply with mechanisms to
insure consistent replenishment. Viewed from this perspective, the long-term (20
year) supply’s value is in identifying sites that can replace the short term
inventory if absorbed or if market condittons and needs shift. As noted above,
Deschutes County is proposing policies that concentrate this program’s efforts on

%% See note 38 above (Department of Land Conservation and Development October 18, 2011 Letter}, 3.
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the short-term supply, including safeguards that ensure replenishment sites are
not exploited. The following policies satisfy OAR 660-009-025(2) and 660-024-
0050(4):

*  The supply of up to 17 long-term sites, which includes the 6 short term sites,
represents the (currently projected) total 20-year land supply of this special
industrial land classification.

Cities are directed to not conduct regional inventories where and because the
counties have established plan policies under their statutory coordinating
authority to limit and disperse the number of sites that can be included in the
various UGBs as well as a program to manage the supply.

¢ Does the number of sites required rely on “market choice?”

Johnson-Reid LLC, responded, stating the REOA does not have a finding relying
upon “market choice,” but does note the reality that the competitive position of
the Region is reliant upon the availability of multiple viable and readily available
sites. A finding of the REOA is that six readily available large industrial sites
constitutes the adequate supply necessary to meet public policy objectives.?’

The county finds that the Oregon Court of Appeals recently opined that "market
choice is an infinitely pliable and elastic term” in the context urban growth
boundary planning.®® The commenter has not offered a workable definition of
“market choice” upon which Deschutes County can conclude whether or not this
legislative decision may turn. Therefore, Deschutes County declines to engage
in making a definitive conclusion about undefined terms. Economic recruitment
benefits from some degree of market choice. Firms evaluating prospective
locations are a more likely to consider Central Oregon if multiple appropriate
sites can be seen in a single trip. The region is hoping to establish and maintain
a “competitive portfolio” of large-lot industrial sites. This would include an
inventory of readily available and appropriate sites consistent with baseline
criteria, allowing the region to clear the initial site selection screening. To the
extent that multiple prospective sites are available in the region, Central Oregon’s
competitive position would be enhanced as site selectors prefer to have multiple
options before physically visiting an area such as Central Oregon.®®

As stated earlier, Deschutes County, by exercising its statutory coordination
authority, is choosing to focus on a short-term inventory that identifies six, 50
acre or greater sites, in three different jurisdictions, with two of those sites being
between 100 to 200 acres, and one cver 200 acres. Prioritizing short term sites
is substantiated in the REOA and by Business Oregon’s written testimony
referenced in Appendix C. Oregon’s land use planning system still requires that
Deschutes County and (given its regional emphasis) Central Oregon identify the

> See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011), 9.
8 1000 FRIENDS OF OREGON v. LCDC. 239 P.3d 272 (2010) bttp:/imww.publications.ojd.state, or.us/A135375.him
% See note 5 (Johnson-Reid LLC, May 31, 2011, REOA), 46,
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employment land supply for a twenty year planning period. As noted above, a
total of seventeen sites represent the twenty year regional land supply of large-lot
employment sites. This is strictly a land use planning requirement.

o What facts and assertions presented in the REOA justify the number of large-lot
industrial sites is needed?

As noted above, the county finds that the REOA provides adequate and
reasonable information and analysis upon which to base a decision in this
legislative action. The county finds that it is not the role of the REOA to provide
an absolute or definitive answer, without discussion and policy input from local
decision-makers, about a long-term need for employment land to advance
community livability in Central Oregon.

Deschutes County is choosing to rely on a methodology for gross land demand in
the large-lot segment. The REOA cites firms with more than 500 employees as a
general proxy for large-lot demand. According to Business Oregon, this is a very
conservative assumption.®® Using the current profile of firms by size in the
Westemn United States and Central Oregon, combined with birth and expansion
patterns, Johnson-Reid LLC, generated a model of annual large firm location
activity in the region.®’ What is modeled is a prospective demand, assuming that
a competitive inventory is available and maintained, allowing the region to
capture a “fair share” of market activity.

o Figure 28 only uses the births and expansions of large businesses to determine
how many more businesses central Oregon should see in the next 20 years. For
land need purposes, shouldn’t the net expansion rate be used?

As explained by Johnson-Reid LLC, 1,000 Friends of Oregon contends that the
analysis is flawed due to our use of the firm birth rate as opposed to net growth
(less deaths). This approach does not reflect a flaw in the analysis, and they
appear to have misunderstood the nature of the forecast. The model was
designed to identify the pool of prospective deals as opposed to net growth. As
Central Oregon doesn't have these firms and is looking to compete for them
when they are seeking locations, the death rate isn't relevant locally. The model
is designed to predict the number of prospective location decision that the
Region has the potential to compete for. The level of decisions anticipated is
consistent with the experience of the recruitment specialists consuited as part of
this analysis, as well as the current level of recruitment activity in the region.®?

o Exactly what is the evidence that this need is “exogenous” or above and beyond
the needs already accounted for by the OED forecasts?

% See note 46 above (Michael J. Williams, May 18, 2011), 2.
®' See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 43-46.
%2 See note 13 above {Jerald Johnson, Johnson-Reid LLC, October 21, 2011), 6-7.

PAGE 21 OF 62 — EXHIBIT "D” TO ORDINANCE 2011-017



The OED forecast included in the REOA is assumed to be contextual as opposed
to a reference forecast. The forecasts do reflect an extension of historic trends,
and were never intended to be used in either this type of work or to be extended
over a twenty year forecast. The REOA does not include or incorporate an
employment forecast for the twenty year period.®

Johnson-Reid LLC, found that traditional approaches to project employment land
needs evaluate the land market in a simple algebraic relationship, converting
projected employment growth into associated space and land needs necessary
to accommodate that growth. Our approach in the Central Oregon REOA was to
look at the potential for the region to compete for firms making locations
decisions that are exogenous to the employment trends in traditional forecasts.
These are typically national or international firms making location decisions that
consider locales in the broader Northwest or Western United States. Recruiting
these industries is not a “zero sum game”, for Central Oregon or the State of
Oregon. If for example a firm is attracted that would have otherwise located in
Spokane, it is a net gain for the Region as well as the State. Maintaining a
competitive inventory of sites is a sound economic development strategy. Being
“competitive” does not always translate into being successful, but it does
increase the likelihood of success. The focus of the findings of the REOA is that
establishing and maintaining a competitive portfolio of large industrial sites
enhances economic development prospects in Central Oregon. The growth
targeted by this supply is exogenous to the underlying employment forecasts of
the region, and if not accommodated would not be expected to be realized. This
is prospective or potential growth, and not growth inherent to the underlying
trends in the region.®*

As discussed above, there are a substantial number of large firms regularly
seeking sites that are not currently available within the region, precluding
economic development organizations such as Business Oregon and Economic
Development for Central Oregon from marketing the area to these prospects.®®
Traditional formulaic approaches to Goal 9, relying on population and
employment projections do not account for global competition and market trends
associated with large-lot employers. The REOA documents national and state
economic trends that provide the basis for Deschutes County to pursue this
unmet land need.

Oregon’s economic growth is expected to outpace growth at the national level.
By 2018, the State’s employment is expected to grow by over 14% with Oregon's
population growing by 9% over the same interval. Additionally, Global Insight, a
national leader in economic forecasting, project's Oregon's Growth State Product
to have the second highest growth rate in the nation in the coming years.
Through 2017, the OEA forecasts 223,000 new jobs in the Oregon economy.

% Ibid., 9.
& Ibid., 2,
8 See note 5 above {(Johnson-Reid LLC, May 31, 2011, REQA), 5.
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Mirroring national forecasts, a significant share (41%) are expected to fall in
Professional & Business Services and Health Services. The state is expected to
add over 25,000 new manufacturing jobs based on the 2010 base, roughly 8,000
of which are expected to be high wage High Tech Manufacturing jobs.®

Changes in global business patterns have pressured firms to develop more
capital intense production models, placing a greater emphasis on economies of
scale, as well as production efficiency and flexibility. The result has been the
emergence of a clear real estate trend, creating a global demand for large
development ready industrial sites. Shifting global market factors have increased
the need for large-lot industrial sites over the last several decades. Warehouse
properties have substantially increased in size as distribution reflects increasing
returns to scale as well as the concentration of production in larger production
facilities. Production facilities are also increasingly scaled for global as opposed
to regional or national needs. The following are examples of recent warehouse
projects that have located to the State of Oregon, as compiled by Business
Oregon:

Albany Target 175 acres 1.3 million
Hermiston Wal Mart 200 acres 1.3 million
Lebanon Lowes 204 acres +%.3 million

Salem Home Depot 50 acres 500,000

As shown in the preceding table, the emerging module for distribution facilities
now regularly tops 1.0 million square feet of building area, with site sizes in
excess of 200 acres. Over 55 projects have shopped the State of Oregon over
the last ten years with site demand over 50 acres, averaging over 5 new projects
per year. Business Oregon currently has 10 estimated outstanding leads in this
size category. Business Oregon estimates that they see approximately 15
serious inquiries a year for large scale manufacturing sites. Combined with
warehouse/distribution inquiries, Business Oregon sees over 20 annual inquiries
a year statewide for large-lot industrial sites. As not all leads are picked up by
(I??usiness Oregon, one would expect the overall activity to be significantly higher.

Section (3) - Other ORS

* ORS 195.025: (1) In addition to the responsibilities stated in ORS 197.175, each
county, through its governing body, shall be responsible for coordinating all planning
activities affecting land uses within the county, including planning activities of the
counly, cities, special districts and slate agencies, fo assure an integrated
comprehensive plan for the entire area of the county.

& Ibid., 16.
* 1bid., 21-22.
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Finding: See Section 1, page 1.

* ORS 195.025: (2) For the purposes of carrying out ORS chapters 195, 196 and 197,
counties may voluntarily join together with adjacent counties as authorized in ORS
190.003 to 190.620.

Finding: See Section 1, page 2.

* ORS 197.712: (1) In addition to the findings and policies set forth in ORS 197.005,
197.010 and 215.243, the Legisiative Assembly finds and declares that, in carrying out
statewide comprehensive land use planning, the provision of adequate opportunities for
a variety of economic activities throughout the state is vital to the health, welifare and
prosperity of all the people of the state.

(2) By the adoption of new goals or rules, or the application, interpretation or
amendment of existing goals or rules, the Land Conservation and Development
Commission shall implement all of the following:

(a) Comprehensive plans shall include an analysis of the community’s economic
patterns, potentialities, strengths and deficiencies as they relate to state and national
frends.

Finding: Deschutes County is proposing comprehensive plan amendments to comply
with the requirement to include an analysis of Central Oregon strengths and
weaknesses by adopting a REOA and several regional economic development policies
that recognize Central Oregon’s potential for establishing and maintaining large-lot
industrial sites as it relates to state and national trends. The REOA identifies the
strengths and challenges of the Central Oregon economy and concludes that the
competitive characteristics of Central Oregon can be strengthened through taking a
regional approach to large-lot industrial siting.®® Even though some individual
jurisdictions in the region are too small to be considered viable candidates for many
targeted industries, it is imperative that Central Oregon act as a cohesive unit, sharing
work force and commercial amenities so it can be marketed as such to increase its
perceived scale and competitiveness in the global marketplace.

* ORS 197.712: (2)(b) Comprehensive plans shall contain policies concerning the
economic development opportunities in the community.

Finding: Deschutes County is exerting its statutory coordination authority by
collaborating with the cities of Bend, La Pine, Redmond, and Sisters, as well as
Jefferson and Crook counties to respond to a specific employment need identified in a
REOA for large-lot industrial sites. Deschutes County is choosing to adopt a REOA and
several regional industrial land policies to comply with ORS 197.712 (2)(b) that
recognizes Central Oregon’s economic development opportunities for establishing and

%8 Ibid., 25; 31-34.
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maintaining large-lot industrial sites. These policy choices, cited below, are supported
by findings with evidence cited in the REOA.®®

* Deschutes County supports a multi-jurisdictional cooperative effort to pursue
a regional approach to establish a competitive supply of sites particularly
designed to address out-of-region industries that may locate in Central
Qregon.

* The Central Oregon region, comprised of Jefferson, Crook and Deschutes
counties and its respective cities recognize the market reality that the region
currently serves as an integrated, cohesive economic unit, sharing work force
and commercial amenities, and should be marketed as such to increase its
perceived scale in the market

The Central Oregon region needs a critical mass of competitive and diverse
vacant, developable large-lot industrial sites in order for site selectors
representing potential industrial recruitment to consider the region, along with
all of the other needed support factors including adequately skilled workforce,
workforce training programs, worker housing, supportive local government,
utility services, transportation, and quality of life.

The unmet short-term need for large-lot industrial sites in Central Oregon is
an additional component of a city’s twenty-year land supply.

* Competing as a cohesive region allows Central Oregon to market a larger
available work force, the size of which is often a key locational criterion for
firms.

* ORS 197.712: (2)(c) Comprehensive plans and land use regulations shall provide for
at least an adequate supply of sites of suitable sizes, types, locations and service levels
for industrial and commercial uses consistent with plan policies.

Finding: As noted above, Deschutes County is exerting its statutory coordination
authority to encourage cities to address an unmet large-lot industrial land need by
adopting a REOA and several regional industrial land policies to comply with
requirements to provide for an adequate supply of sites of suitable sizes, types,
locations and service levels for industrial uses. Deschutes County is choosing to focus
on a short-term inventory that identifies six, 50 acre or greater sites, in three different
jurisdictions, with two of those sites being between 100 to 200 acres, and one over 200
acres. Regulations and comprehensive plan policies that provide an adequate supply of
sites of suitable sizes, types, locations and service levels for industrial uses will occur
when participating cities implement OAR 660 Division 9 and Division 24. The REOA
identifies site need characteristics for large-lot industrial sites and recommends a

&= Ibid., 31 and 45. The REOQA describes target industries with large lot needs that have a demonstrated track record
for creating enormous exogenous absorption of properly zoned industrial sites. Furthermore, the REOA identifies a
model of prospective demand based on annual large firm location activity. The model assumes that if a competitive
inventory is available and maintained in Central Oregon, the region can capture a “fair share” of market activity.
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competitive large-lot industrial inventory.”” Deschutes County complies with ORS
197.712(2)(c) by adopting the following policies:

*

A large-lot industrial site is 50 acres or larger with specific site attributes and
amenities.

Short term supply is a readily available inventory of 6 large sites in at least
three separate jurisdictions that provide for an adequate supply of sites to
prospective industries or site selectors. Two of the 6 sites are to be 100 to
200 acres and one site would be 200+ acres.

At least one of the 6 short term (readily available/developable in 6 months)
sites would consist of a major, centrally located large-scale development
property near the region's geographic and workforce center, and where key
infrastructure is in place and has excess capacity, either the north end of
Bend or the southern end of Redmond, east of Highway 97.

The supply of up to 17 long-term sites, which includes the 6 short term sites,
represents the currently projected (total) 20-year regional land supply of this
special industrial land classification.

Replenishing the short term inventory shall be initiated when large lot
employers demonstrate a commitment to short term sites by completing land
use entitlements and executing site-development permits, including building
permits, subject to the following replenishment mechanism:

a. To maintain a competitive short term ready supply of large-lot employment
sites with the characteristics specified in the REOA, only a total of six
vacant and developable sites shall ever be made available at one time.

Central Oregon cities and counties shall, within 6 months of the adoption of
this policy, execute Memorandums of Understanding (MOUs) that specify:

1. Cities, after conducting alternative lands and public facility analyses, but
prior to any entitlement process, receive formal support from Economic
Development of Central Oregon that potential sites contain necessary site
characteristics and standards as defined in the REOA to attract large-lot
industrial recruiters.

Participating cities, when examining candidate sites, shall conduct their
alternative land and public facilities analyses and inventory of employment
lands by first examining if the short-term regional need can be met inside the
implementing city’'s UGB, before assessing lands adjacent to it as required by
state law. Cites are not required to evaluate inventories throughout the region
because the adopted county plan has limited supply and specified site
dispersal as noted in the regional EOA.

" bid., 39 and 46.
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* ORS 197.712: (2)(d) Comprehensive plans and land use regulations shall provide for
compatible uses on or near sites zoned for specific industrial and commercial uses.

Finding: Deschutes County is exerting its statutory coordination authority to encourage
cities to address an unmet large-lot industrial land need by adopting a REOA and
several regional industrial land policies to comply with the requirement for providing
compatible uses on or near sites zoned for specific industrial purposes. Regulations and
comprehensive plan policies that provide for compatible uses on or near sites zoned for
large-lot industrial uses will occur when participating cities implement OAR 660 Division
9 and Division 24. To fulfill its coordination role, Deschutes County complies with ORS
197.712(2)(d) by adopting the following policy:

* Participating cities in Deschutes County (and in the 3-County REOA region)
shall adopt a large-lot industrial overlay zone that establishes and maintains
the region’s large-lot industrial site inventory.

*ORS 197.712: (2) (g) Local governments shall provide:

(A) Reasonable opportunities to satisfy local and rural needs for residential and
industrial development and other economic activities on appropriate lands outside urban
growth boundaries, in a manner consistent with conservation of the state’s agricultural
and forest land base; and

(B) Reasonable opportunities for urban residential, commercial and industrial needs
over time through changes to urban growth boundaries.

Finding: Deschutes County is exerting its statutory coordination authority to encourage
cities to address an unmet large-lot industrial land need by adopting a REOA and
several regional industrial land policies to comply with responsibilities to provide
reasonable opportunities for industrial lands to be accommodated through changes to
UGBs. Regulations and comprehensive plan policies that provide these opportunities to
satisfy industrial development on appropriate lands outside UGBs and overtime through
changes to UGBs will occur when participating cities implement OAR 660 Division 9 and
Division 24. Deschutes County complies with ORS 197.712(2)(g) by adopting the
following policies:

* Cities are required to comply with state land use program requirements when
changing land designations or amending a UGB, including conducting a local
inventory to determine whether a local deficit exists.

* (Cities are directed to not conduct regional inventories where and because the
counties have established plan policies under their statutory coordinating
authority to limit and disperse the number of sites that can be included in the
various UGBs as well as a program to manage the supply.

Participating cities, when examining candidate sites, shall conduct their
aiternative land and public facilities analyses and inventory of employment
lands by first examining if the short-term regional need can be met inside the
implementing city’'s UGB, before assessing lands adjacent to it as required by
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state law. Cites are not required to evaluate inventories throughout the region
because the adopted county plan has limited supply and specified site
dispersal as noted in the regional EOCA.

Section (4) - OAR Division 9, Economic Development

* OAR 660-009-0010 - Application

(1) This division applies to comprehensive plans for areas within urban growth
boundaries. This division does not require or restrict planning for industrial and other
employment uses outside urban growth boundaries. Cities and counties subject to this
division must adopt plan and ordinance amendments necessary fto comply with this
division.

Finding: Deschutes County is fulfilling its statutory coordination responsibilities by
coliaborating with the cities of Bend, La Pine, Redmond, and Sisters, as well as
Jefferson and Crook counties to respond to a specific employment need identified in a
REOA for large-lot industrial sites in Central Oregon. As noted above, Deschutes
County is adopting Ordinance 2011-017, which includes a REOA and several regional
industrial land policies to comply with OAR 660-0090-0010.

* OAR 660-009-0010: (2) Comprehensive plans and land use regulations must be
reviewed and amended as necessary to comply with this division as amended at the
time of each periodic review of the plan pursuant to ORS 197.712(3). Jurisdictions that
have received a periodic review notice from the Department (pursuant to OAR 660-025-
0050) prior to the effective date of amendments fo this division must comply with such
amendments at their next periodic review unless otherwise directed by the Commission.

Finding: Deschutes County started its periodic review in 1988 and completed it on
January 23, 2003. In 2003, the Oregon Legislature amended ORS 197.629(3)
exempting counties from periodic review, excluding portions of its population within the
UGB of a city.

* OAR 660-009-0010: (3) Cities and counties may rely on their existing plans to meet
the requirements of this division if they conclude:

(a) There are not significant changes in economic development opportunities (e.g., a
need for sites not presently provided for in the plan) based on a review of new
information about national, state, regional, county and local trends; and

(b) That existing inventories, policies, and implementing measures meet the
requirements in OAR 660-009-0015 to 660-009-0030.

Finding: Existing economic development plans do not address a specific land need for
large-lot industrial sites. Deschutes County is amending its comprehensive plan under
its regional coordination responsibilities (ORS 195.025) to address global competition
factors for large-lot industrial sites. For a region to be attractive enough to motivate
industrial site selectors to visit, investigate and recommend the region, it must offer a
diversity of large-lot industrial sites (that are either served or serviceable) along with all
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of the other needed support factors including: adequate size and skill level of the
workforce, workforce training programs, worker housing, supportive local government,
utility services and transportation, and quality of life. Industries know that to attract and
keep valuable employees, they need to locate in areas with desirable living
environments offering quality of life amenities such as recreation, quality education
systems, shopping diversity, health care, and affordable and attractive housing. The
Central Oregon region is recognized as being endowed with an abundant supply of
such amenities.

The Central Oregon region needs a critical mass of competitive and diverse vacant,
developable industrial sites in order for site selectors representing potential industrial
recruitment opportunities to consider the region. One or two sites in one or two
jurisdictions will not be adequate to generate regional interest or a visit according to
industrial recruitment specialists from the Business Oregon. Deschutes County is
choosing to pursue a regional approach to establish a competitive supply of sites
particularly designed to address those (unaccounted for) out-of-region (and state)
industries that can locate in Central Oregon after shopping the globe for the best large-
lot industrial development site they can find. This type of land need (or demand) is
systematically missed and unaccounted for in conventional industrial land needs
assessments in Oregon communities, which often rely solely upon recent local trends to
establish forecasts.

* OAR 660-009-0010: (4) For a post-acknowledgement plan amendment under OAR
chapter 660, division 18, that changes the plan designation of land in excess of two
acres within an existing urban growth boundary from an industrial use designation to a
non-industrial use designation, or an other employment use designation to any other
use designation, a city or county must address all applicable planning requirements,
and:

(a) Demonstrate that the proposed amendment is consistent with its most recent
economic opportunities analysis and the parts of its acknowledged comprehensive plan
which address the requirements of this division; or

(b) Amend its comprehensive plan to incorporate the proposed amendment, consistent
with the requirements of this division, or

(c) Adopt a combination of the above, consistent with the requirements of this division.

Finding: Deschutes County is exerting its statutory coordination authority to encourage
cities to address an unmet large-lot industrial land need by adopting a REOA and
several regional industrial land policies to comply with OAR 660-009-0010(4).
Deschutes County is not amending land within a UGB. Participating cities will need to
address this criterion when they conduct their alternative land and public facilities
analyses and inventory of employment lands when examining if the short-term regional
need can be met inside their respective UGBs. Deschutes County complies with this
subsection by adopting the following policies:
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Cities are required to comply with state land use program requirements when
changing land designations or amending a UGB, including conducting a local
inventory to determine whether a local deficit exists.

Cities are directed to not conduct regional inventories where and because the
counties have established plan policies under their statutory coordinating
authority to limit and disperse the number of sites that can be included in the
various UGBs as well as a program to manage the supply.

*  When a city investigates and concludes that a potential qualifying large-lot
industrial site exists or can be assembled inside of its UGB (and the existing
site zoning will be amended with the large-lot overlay zoning assignment),
that city must replace that original [future] buildable land supply or evaluate
and conclude that the previously identified future land supply is no longer
needed.

Participating cities, when examining candidate sites, shall conduct their
alternative land and public facilities analyses and inventory of employment
lands by first examining if the short-term regional need can be met inside the
implementing city’s UGB, before assessing lands adjacent to it as required by
state law. Cites are not required to evaluate inventories throughout the region
because the adopted county plan has limited supply and specified site
dispersal as noted in the regional EOA.

* OAR 660-009-0010: (5) The effort necessary to comply with OAR 660-009-0015
through 660-009-0030 will vary depending upon the size of the jurisdiction, the detail of
previous economic development planning efforts, and the extent of new information on
national, state, regional, county, and local economic trends. A jurisdiction's planning
effort is adequate if it uses the best available or readily collectable information to
respond to the requirements of this division.

Finding: Deschutes County is choosing to implement a REOA that recognizes global
competition factors and economic trends that provide the basis to pursue an unmet land
need. Traditional formulaic approaches to Goal 9 rely on population and employment
projections. However, this methodology does not account for global competition and
market trends associated with large-lot employers. Oregon’'s land use program as
expressed in OAR 660-009 does not structurally account for the recent demand of
large-lot employers and rapidly growing industries that are building production and
research capabilities to establish global scale. As documented in the REOA, additional
demand comes from industries looking for regional production or as a result of specific
logistical concerns.”' Deschutes County complies with OAR 660-009-0010(5) by
adopting a 2011 REOA into its comprehensive plan. As noted by Business Oregon:

The completion of this study and the implementation of its findings by the
communities of Central Oregon should prove to be a major step forward in the

" 1bid., 4.
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provision of large-lot sites for potential employers, as well as family-wage jobs to
its citizens. Our recommendation for adoption is based on the following:

1. The methodology of the Regional Economic Opportunity Analysis (REOA) is
correct in its targeted approach to current industry trends, site selection
considerations, and land entitlement issues.

2. The REOA is correct in its recognition and analysis of the regional context in
which all high-value industrial recruitments take place.

3. The REOA is correct in the narrowness and the economy of its mission and
findings: the identification of a limited number of high-value locations to serve
the large-lot needs of a region over a short and long term planning horizon.

Methodology: The methodology of the study follows best practices in economic
development with its focus on a specific cross-section of industry and a specific
land need. This process is consistent with Oregon Business Development's Key
Industry strategy, which identifies industries that are considered to be globally
competitive in Oregon. Further, industry identifications are made in a number of
exhibits and summaries that cite recent large-lot placements across the state and
the nation.”

* OAR 660-009-0010: (6) The amendments to this division are effective January 1,
2007. A city or county may voluntarily follow adopted amendments to this division prior
the effective date of the adopted amendments.

Finding: Deschutes County initiated the plan amend in 2011, therefore this division
applies.

* OAR 660-009-0015 - Economic Opportunities Analysis

Cities and counties must review and, as necessary, amend their comprehensive plans
to provide economic opportunities analyses containing the information described in
sections (1) to (4) of this rule. This analysis will compare the demand for land for
industrial and other employment uses to the existing supply of such land.

(1) Review of National, State, Regional, County and Local Trends. economic
opportunities analysis must identify 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. This
review of trends is the principal basis for estimating future industnal and other
employment uses as described in section (4) of this rule. A use or category of use could
reasonably be expected to expand or locate in the planning area if the area possesses
the appropriate locational factors for the use or category of use. Cities and counties are
strongly encouraged to analyze trends and establish employment projections in a
geographic area larger than the planning area and to determine the percentage of
employment growth reasonably expecled to be captured for the planning area based on

"2 See note 46 above (Michael J. Williams, May 19, 2011), 1.
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the assessment of community economic development potential pursuant to section (4)
of this rule.

Finding: Deschutes County, by adopting the REOA into its comprehensive plan,
recognizes a trend analysis that shows successful local and regional industrial
recruitment in the 21% century must consider global competition factors.” Noteworthy
trends are noted below:

Communities, regions and states that focus primarily or exclusively on outdated
governance paradigms are ill suited for keeping up with fast paced global
economic and industrial marketplace changes. Industries must be nimbie to be
successful in the competitive global marketplace. Manufacturers must be able to
quickly produce new products at expanded, renovated or new production
facilities in “just-in-time” fashion. Often accomplished through on-site expansion
on areas reserved for that purpose, industrial site selectors must choose sites
large enough to build-in future expansion capacity. Government must adapt and
align its regulatory and process requirements to meet market demands if it
wishes to capture the considerable benefits of high value industrial development.
Site selectors shopping the international marketplace of large-lot industrial sites
determine the type of land supply product they will consider. For an individual
vacant industrial site to be competitive, it must be large enough to offer future
expansion on-site. It must be proximate to other competitive sites and governed
by a regulatory structure that is responsive to the needs of industry.

Manufacturing employment opportunities in particular are needed to establish a
diversified and thereby more stable and balanced regional employment outlook.
New manufacturing and other high value employment opportunities require an
attractive supply of vacant industrial sites to be competitive in global industrial
recruitment pursuits. New land supply methods are needed, too.

This large-lot industrial lands supply initiative exceeds the capacity of any single
jurisdiction. It is an industrial recruitment reality that in order to be competitive,
regional clout and appeal, along with a critical mass of diverse attractive sites,
are needed. The 21st century site selection factors in the global marketplace of
industrial recruitment and site development prioritize:

o Expedited site development with certainty and minimal time delay;

+ Opportunities to expand and/or diversify manufacturing activity on-site, taking
advantage of existing infrastructure and facilities investment; and

» Availability of a high quality work force and training programs.”™

Local trends documenting large lot recruiters visiting Central Oregon are also
quite noteworthy. The following list cites this evidence:

73 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 7, 13, 18.
™ Ibid., 1, 2, 6.
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*

According to Business Oregon, Central Oregon experienced four active
recruitments in the past six months looking at industrial lots 50 acres and
greater. One firm was looking for a site in the 100 to 150 range, while
three have been looking for sites in the 150 to 200 acre range. One firm
was lost due to the uncertainty of and land use actions that were required,
and the properties proposed were eliminated from consideration and it is
not known if the company has reached a final location decision. That
search started in the 50-100 lot size and then expanded to the 150-200 fot
size. The other three are still in the active stage and no additional details

can be furnished because of nondisclosure agreements that are in place.
75

The La Pine Industrial Group has had several companies look at our
certified 77-acre site in La Pine but the most active prospect was the
Ferguson Corporation out of Virginia. They were looking for a site for a
Northwest distribution center for their product line of bathroom and other
plumbing fixtures. They wanted a site that would accommodate an initial
500,000 sq. ft. of buildings and would be expandable to 1,000,000 sq. ft.
Initial employment was to be 200 workers, expanding to 400 in the second
phase. There was also a requirement for a rail spur with extensive on-site
trackage to move products in and out. They were not sure our site was
large enough so Mid-State Electric Cooperative developed a site plan to
show that it could meet their specifications.”

* Jon Stark, Redmond Economic Development Manager for Economic
Development for Central Oregon described a recruiter recently visiting
Redmond.””

*  Michael Williams, Oregon Business Development, Industrial Lands
Specialist, described recruiters visiting Central Oregon, as well as the
heightened interest expressed by recruiters once Facebook committed to
a site in Prineville.”®

* OAR 660-009-0015: (2) Identification of Required Site Types. The economic
opportunities analysis must identify the number of sites by type reasonably expected to
be needed to accommodate the expected employment growth based on the site
characteristics typical of expected uses. Cities and counties are encouraged to examine
existing firms in the planning area to identify the types of sites that may be needed for
expansion. Industrial or other employment uses with compatible site characteristics may
be grouped together into common site categories.

Finding; Deschutes County is choosing to rely on a methodology for gross land demand
in the large-lot segment. The REOA cites firms with more than 500 employees as a
general proxy for large-lot demand. According to Business Oregon, this is a very

7 See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011), 5

76 See note 14 above {Lee Smith, October 27, 2011).

Z See note 15 above (Oral Testimony, Board of County Commissioners public hearing, October 31, 2011.
Ibid.
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conservative assumption.”® Using the current profile of firms by size in the Western
United States and Central Oregon, combined with birth and expansion patterns,
Johnson-Reid LLC, generated a model of annual large firm location activity in the
region.?® What is modeled is a prospective demand, assuming that a competitive
inventory is available and maintained, allowing the region to capture a “fair share” of
market activity.

A large-lot industrial site is defined to be 50 acres or larger with specific attributes and
amenities that are typical and related to that industry and support its activities.®' As
noted below, the REOA documents the number of sites by type reasonably expected to
be needed to accommodate the expected employment growth based on the site
characteristics typical of expected uses:

The goal of this regional effort is not to generate an acreage calculation of
needed vacant industrial land supply but rather to identify the variety and size
range of vacant industrial sites needed to make the region attractive to site
selectors and competitive in the global marketplace - a qualitative rather than
quantitative outcome. This effort is the first step in providing an adequate supply
of large industrial sites to support stable, family-wage jobs in traded sectors in
the short-term and to build future job creation capacity in the long-term (through
land banking and a renewing large-lot industrial land supply) so that established
employers do not have to move out of the region to be quick, efficient,
competitive and successful.

Sites designated to meet the regional demand for large-lot industrial uses should
be able to meet most of these criteria (identified in Table 1) where practical.
While physical and workforce issues cannot be addressed by actions by an
individual jurisdiction, the remaining locational criteria largely involve
infrastructure investments, which can be actively targeted to enhance the supply
of competitive sites. Additionally, jurisdictions actively engaging property owners
in discussions about land price, lot configuration, and investments necessary to
make sites usable, can provide a context for owners’ readiness to sell their
property.

Table 1 — Site Need Characteristics for LLI Uses in Central Oregon

Physical

Slope ~ Industrial development has a very limited capacity to deal with slopes. This is
particularly true in areas such as Central Oregon, in which the geology makes grading costly.

" See note 46 above (Michael J. Williams, May 19, 2011), 2.
:‘1’ See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 43-46.
Ibid., 2.
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