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FROM: Plan Amendment Program Specialist 

SUBJECT: Deschutes County Plan Amendment 
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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 A C K N O W L E D G M E N T 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 DLCP" 
WITHIN 5 WORKING DAYS AFTER THE FTNAL DECISION 

197 ) )AR CHAPTER 66C DIVISION 18 

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 
0 Comprehensive Plan Text Amendment Q Comprehensive Plan Map Amendment 

• Land Use Regulation Amendment Q Zoning Map Amendment 

• New Land Use Regulation Q Other: 

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

• In person • electronic D mailed • 

DEPTOF 
DEC 0 5 2011 

-AND CONSERVATION 
AND DEVELOPMENT 

i 

Hoi DLCD Use Only 

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 Centra! 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: 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 
X x • • • • • • * • • • • • • • • • • 

Was an Exception Adopted? • YES 0 NO 

Did DLCD receive a Notice of Proposed Amendment. 
45-days prior to first evidentiary hearing? 0 Yes • No 
If no, do the statewide planning goals apply? • Yes " j ^o 
If no, did Emergency Circumstances require immediate adoption? Q Yes Q 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 

Address: 117 NW Lafayette 

City. Bend Zip: 97701 

Phone: {541)385-1709 Extension: 

Fax Number 541-385-1764 

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 TWO Complete Copies t documents and maps) of the Adopted Amendment to: 

ATTENTION: PLAN AMENDMENT SPECIALIST 
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

635 CAPITOL STREET NE, SUITE ISO 
SALEM, OREGON 97301-2540 

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

3 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 amendmenl plus adopted findings 
and supplementary information. 

5. 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 i 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.statc.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 Iarry.french@state.or.us - Attention: Plan 
Amendment Specialist. 

Updated March 17,2009 
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LEGAL COUNSEL 

For Recording Stamp Only 

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 * ORDINANCE NO. 2011-017 
Adopt a Regional Economic Opportunity Analysis * 
and Regional Large-Lot Industrial Land Policies for * 
Central Oregon * 

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 strikothrough; 

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 

Dated this o t y i m r - , 2011 B O A R D OF C O U N T Y COMMISSIONERS 
OF DESCHUTES COUNTY, OREGON 

f h i / v , 
TAMMY BAN£Y7 Chair 

ATTEST: 

tlA— 
Recording Secretary 

A N T H O N Y De BONE, Vice Chair 

(jJU*u 

Date of 1st Reading: day of 

Date of 2nd Reading: day 1. 

ALAN LINGER, Commissioner 

1. 

Commissioner 

Tammy Baney 
Anthony DeBone 
Alan Unger 

Record of Adoption Vote: 
Yes No Abstained Excused 

IS' 

Effective date : day oF ^bftA&fcj, 2QTT. 12-
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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 
population 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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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, 2006, 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. 

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, needed 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 communities 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-inigration 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 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. 

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. 

I (Old. 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 enhance 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. 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 efficient transportation system. 

5. 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. 

6. 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. 

7. 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. 

(Ord. 2010-017 SI. 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. 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 requirements 

consistent with LCDC goals; 
2. Need for housing, employment opportunities and livability; 
3. Orderly and economic provision for public facilities and services; 
4. Maximum efficiency of land uses within and on the fringe of the existing urban area; 
5. Environmental, energy, economic and social consequences; 
6. Retention of agricultural land as defined, with Class I being the highest priority for 

retention and Class VI the lowest priority; and, 
7. Compatibility of the proposed urban uses with nearby agricultural activities. 

2. 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 manner 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. 
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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. 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. 

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

c. 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. 

d. 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. 

b. 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. 

c. 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. 

d. 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. 

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

c. 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. 

d. Industrial areas shall provide for new industry in a park-like setting. 
e. 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. 
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b. Community appearance shall continue to be a major concern. Landscaping, sign regulations 
and building design review 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. 

c. 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. 

d. 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. Expressways and arterial streets should have landscaped median strips wherever possible 

together with left-turn refuge lanes. Public transportation routes should be encouraged 
throughout the area and, if necessary, special provisions made in street design to accommodate 
ways. 

b. 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. 

c. 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. 

d. 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. 

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

8. Facilities and services. 
a. Efforts should be 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 die 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, 
regulations 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. 

c. 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 maimer 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. 

h 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 (REOA) 
dated May 31. 2011 and the City of La 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: 
<k 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 have 
developed Goal 9 compliance based on projected growth, and die 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 Oregon is an additional 
component of a city's twenty-year land supply. 

e. 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. 

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. 

j . 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. 

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 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. 

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. 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. 

8. 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 
(EDCO) that potential sites contain 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 ( R A O 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. 

9. 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. 

10. 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 die 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 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. 

12. 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. 

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 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 
REOA. 

14. 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 

15. 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. 

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 organization 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 attractive to businesses willing to invest in 
high job density and industrial activity. 

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

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

Chapter 23.52. ECONOMY 

* * * * 

23.52.020. Goals. 

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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s e c t i o n 4 . 2 i A r b f l i / \ X z a t L 0 i / u 

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 
Population Research Center July 1 estimates 62,500 75,600 116,600 172,050 
US Census Bureau April 1 counts 62,142 74,958 1 15,367 157,733 
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, Woods 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 Unincorporated 
County 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 81,951 240,811 
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 1,590 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 
UGB 

Redmond 
UGB 

Sisters 
UGB 

La Pine 
UGB 

Unincorporated 
County 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 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 79,599 240,811 
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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Year Bend 
UGB 

Redmond 
UGB 

Sisters 
UGB 

La Pine 
UGB 

Unincorporated 
County Total County 

2030 I 19,009 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, residential 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 

Area 
33% 

Bend 
45% ~ 

Sisters 
2% 

I. 

Redmond 
13% 

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." 

Regional Economic Opportunity Analysis 

Deschutes. Crook and Jefferson counties and thei r respective cities, in 2010 and 20 i t , 
jndbrtook an unprecedented regional evaluation of the economic opportunities and constraints 
issociated with u;>erc 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. While 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 201 1-017. 

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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s e c t i o n \Ayba\A,'uztttioiA Policies 

Goals and Policies 

Goal I 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. 

Policy 4.2.1 Participate in the processes initiated by cities in Deschutes County to create 
and/or amend their urban growth boundaries. 

Policy 4.2.2 Promote and coordinate the use of urban reserve areas. 

Policy 4.2.3 Review the idea of using rural reserves. 

Goal 2 Coordinate with cities, special districts and stakeholders on urban 
growth area zoning for lands inside urban growth boundaries but 
outside city boundaries. 

Policy 4.2.4 Use urban growth area zoning to coordinate land use decisions inside urban 
growth boundaries but outside the incorporated cities. 

Policy 4.2.5 Negotiate intergovernmental agreements to coordinate with cities on land use 
inside urban growth boundaries and outside the incorporated cities. 

Policy 4.2.6 Develop urban growth area zoning with consideration of the type, timing and 
location of public facilities and services provision consistent with city plans. 

Policy 4.2.7 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. 

Goal 3 Coordinate with cities, special districts and stakeholders on policies 
and zoning for lands outside urban growth boundaries but inside 
urban reserve areas. 

Policy 4.2.8 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 18. 

Policy 4.2.9 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. 

Policy 4.2.10 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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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. 

Policy 4.2.11 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. 

Goal 4 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. 

Policy 4.2.12 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-

Policy 4.2.13 Deschutes County recognizes the importance for maintaining an appropriate 
available large-lot industrial land supply that is readily developable in Central 
Oregon-

Policy 4.2.14 The Central Oregon Large Lot Industrial Regional Economic Opportunity 
Analysis (REOA) dated May 31, 2011 and the City of La 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 have developed Goal 9 compliance based on projected 
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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 Oregon is 
an additional component of a city's twenty-year land supply. 

e. 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. 

f. 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. 

L 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. 

j. 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. 

Policy 4.2.15 The short term supply of 6 sites is a community development objective of 
Central Oregon for establishing large-lot industrial uses. 

Policy 4.2.16 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, 
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. 

Policy 4.2.19 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 (EDCO) that potential sites contain 

Policy 4.2.17 

Policy 4.2.18 
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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. 

Policy 4.2.20 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. 

Policy 4.2.21 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. 

Policy 4.2.22 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. 

Policy 4.2.23 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-

Policy 4.2.24 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 REOA. 

Policy 4.2.25 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 

Policy 4.2.26 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 iri 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. 

Policy 4.2.28 Deschutes County supports EDCO. a non-profit organization 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 

Policy 4.2.29 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. 

Policy 4.2.30 Deschutes County will strengthen long-term confidence in the economy by 
building innovative public to private sector partnerships. 

Policy 4.2.31 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-

Policy 4.2.32 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-

Policy 4.2.33 Cities in Deschutes County will continue to provide high quality physical 
infrastructure to serve the needs of business. 

10 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 stnkethrough. 

REVIEW CRITERIA 

Ordinance 2011-017 formally adopts the 2011 Central Oregon Regional 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 Involvement 
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).1 COIC serves as the Economic Development District representing Crook, 
Deschutes and Jefferson counties as designated by the Economic Development 
Administration 2 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 
190.003 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. 

1 COIC is a Council of Governments organized under ORS 190 by the three counties and seven cities of Central 
Oregon. COIC is governed by a 15-member board made up of elected officials appointed by each of the member 
qovemments 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, IronWolf 
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. 

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

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

• 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 substantia] 
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.3 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.4 

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

3 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, af fd 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 346, 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.5 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.6 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.7 

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 500.8 

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.9 

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 
Oregon's Long-Term Priority Goals are: 

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

5 Johnson-Reid LLC, Central Oregon Large Lot Industrial Regional Economic Opportunity Analysis, May 31, 2011,1. 
6 Ibid. 
7 Ibid., 4. 

9 Ibid., 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.10 

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.11 

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 health 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.12 

Local trends documenting large lot recruiters visiting Central Oregon are also 
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 

10 See note 2 above (Central Oregon Comprehensive Economic Development Strategy), 4 and 17. 
11 Ibid. 
12 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 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. 
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.14 

* Jon Stark, Redmond Economic Development Manager for Economic 
Development for Central Oregon described a recruiter recently visiting 
Redmond.15 

* 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.16 

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

Successful local and regional industrial recruitment in the 21st 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 

13 Jerald Johnson, Johnson-Reid LLC, Response to REOA Critiques and Questions Submitted by 1000 Friends of 
Oregon, October 21,2011, 5 
14 Lee Smith, General Manager La Pine Industrial Group, October 27, 2011, email. 
15 Oral Testimony, Board of County Commissioners public hearing, October 31, 2011. 
16 Ibid. 
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process requirements to meet market demands if it wishes to capture the 
considerable benefits of high value industrial development.17 

Appendix B of the REOA provides examples in the Pacific Northwest and the 
Western United States of local governments proactively planning for industrial 
development.18 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 larqe-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.20 

• 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.21 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 

17 See note 5 above, (Johnson-Reid LLC, May 31, 2011, REOA), 2. 
18 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. 
19 See note 5 above, (Johnson-Reid LLC, May 31, 2011, REOA), 60-69. Hillsboro, OR, Austin, TX, Hermiston, OR, 
Morrow County, OR, Reno, NV, and Salt Lake City, UT are also profiled. 
20 Ibid.. 1. 
21 

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 targe 
industrial-zoned land with access to municipal infrastructure that the REOA 
seeks to identify.22 

• Why should Central Oregon as a region invest limited resources to 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.23 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 of large sites is now resulting in opportunity loss to our communities and 
state.24 

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.25 

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.26 

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: 

22 Ibid., 3. 
23 Bev 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. 
25 Jerry Johnson, Johnson-Reid LLC, Response to May 17th Letter from 1,000 Friends, May 31, 2011, REOA, 
Appendix C, 2. 
2 Roger Lee, Economic Development for Central Oregon Letter, 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.27 

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.28 

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

The county finds that its policy decision to promote a portfolio of large-lot 
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 thresholds 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.29 

• 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 

27 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 46. 
28 See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011), 5. 
29 See note 21 above (Roger Lee, August 17, 2011), 3. 
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effective in creating new living wage jobs.30 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.31 

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.32 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/expansion of existing traded-sector companies 33 

• 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 western US generally, why 
should we expect to 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, firms 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 

30 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 4. 
31 Ibid., 20. 
32 See note 25 above (Jerry Johnson, Johnson-Reid LLC, May 31, 2011, REOA, Appendix C), 3. 
33 See note 26 above (Roger Lee, June 3, 2011), 2. 
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primary target of the REOA is firms exogenous to the current economy, the firm 
death estimates are not relevant to the forecast.34 

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.35 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.36 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.37 

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. 

• 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. 

• 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? 

34 See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011). 
3 5 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 
provided with potentially conflicting or competing interpretations. 

See note 25 above (Jerry Johnson, Johnson-Reid LLC, May 31, 2011, REOA, Appendix C), 3. 
37 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.38 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 planning 
easy. Another related source of confusion is the inconsistent use and 
understanding of the term "site." Sometimes it means a single tax lot 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.39 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.40 

• The REOA's recommended competitive large-lot industry inventory, page 46, is 
difficult to discern 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.41 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 42 

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.43 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 

38 Karen Swirsky and Tom Hogue, Department of Land Conservation and Development October 18, '2011 Letter, 2. 
39 Ibid. 
4 0 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 3. 
41 See note 13 above (Jeratd Johnson, Johnson-Reid LLC, October 21, 2011), 9. 
42 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 5. 
4 3 Ibid., 46-47. 
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period 44 Therefore, in this case, a total of seventeen sites represent the twenty 
year regional land supply of large-lot employment sites.45 

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.46 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.47 

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 97 48 

4 4 See OAR 660-009-0025(2). http://arcweb.sos.state.or.us/paqes/rules/oars 600/oar 660/660 009.html 
45 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 46. 
4 8 Michael J. Williams, Business Oregon Letter, May 19, 2011, REOA, Appendix C, 3. 
4 7 See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011), 2. 
4 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 industrial 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-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, 
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 entitlement process and executes site development permits (ex. grading), 
including building permits. 

• 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 southern 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.49 

• 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. 

• The REOA claims a land need that far exceeds the land need identified by any 
other Oregon jurisdiction when viewed in light of expected employment 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. 

• 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. 

P A G E 10 OF 62 - EXHIBIT "D" T O ORDINANCE 2011-017 



The county finds that that the REOA provides a reasonable and sufficient factual 
and analytical basis for the Board to conclude in this legislative 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 local 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.50 

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 97.51 

50 See note 5 above (Johnson-Reid LLC, May 31,2011, REOA), 7-11; 21-29; 30-34. 
51 See note 48 above (Johnson-Reid LLC, May 31, 2011, REOA), 47 . 
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• 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.52 The county finds that traditional 
industrial land need determination is based on a formulaic approach, utilizing 
population and employment projections applied to a square footage per 
employee ratio to arrive at a total acreage number.53 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.54 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.55 

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. 

• 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? 

52 See note 38 above (Department of Land Conservation and Development October 18, 2011 Letter), 3. 
53 See note 5 above (Johnson-Reid LLC. May 31, 2011, REOA), 3-4. 
54 Ibid., 4. 
55 See note 46 above (Michael J. Wil l iams, 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 14.56 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. 

• Is it accurate that once a 20-year need is identified that the jurisdictions 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 conditions and needs shift. As noted above, 
Deschutes County is proposing policies that concentrate this program's efforts on 

56 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.57 

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.58 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.59 

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 over 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 

57 See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011), 9. 
58 1000 FRIENDS OF OREGON v. LCDC. 239 P.3d 272 (2010) http://www.publications.ojd.state.or.us/A135375.htm 
59 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. 

• 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.60 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 61 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. 

• 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 isnt 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 consulted as part of 
this analysis, as well as the current level of recruitment activity in the region.62 

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

60 See note 46 above (Michael J. Wil l iams, May 19, 2011), 2. 
51 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 43-46. 
52 See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21,2011), 6-7. 
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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 63 

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.64 

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.65 

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. 

63 Ibid., 9. 
64 Ibid., 2. 
65 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 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: 

Jurisdiction Tenant Site Size Square Footage 
Albany Target 175 acres 1.3 million 

Hermiston Wal Mart 200 acres 1.3 million 
Lebanon Lowes 204 acres +1.3 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 
Business Oregon, one would expect the overall activity to be significantly higher. 
67 

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 
county, cities, special districts and state agencies, to assure an integrated 
comprehensive plan for the entire area of the county. 

6 8 Ibid., 16. 
67 Ibid., 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 Legislative 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, welfare 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 
trends. 

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.68 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 

68 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.69 

* 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. 

* 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 

6 9 Ibid., 31 and 45. The REOA 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.70 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. 

7 0 Ibid., 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 
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 
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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 EOA. 

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 to comply with this 
division. 

Finding: Deschutes County is fulfilling its statutory coordination responsibilities 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 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 to 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.71 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 

71 Ibid., 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.72 

* 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 industrial 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 expected to be captured for the planning area based on 

72 See note 46 above (Michael J. Wil l iams, 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 21st century must consider global competition factors.73 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 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 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: 

• 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.74 

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. 
74 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 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. 
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.76 

* Jon Stark, Redmond Economic Development Manager for Economic 
Development for Central Oregon described a recruiter recently visiting 
Redmond.77 

* 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.78 

* 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 

75 See note 13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011), 5 
76 See note 14 above (Lee Smith, October 27, 2011). 
77 See note 15 above (Oral Testimony, Board of County Commissioners public hearing, October 31, 2011. 
78 Ibid. 
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conservative assumption.79 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.80 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.81 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 LLl Uses in Central Oregon 

Physical 

Size - Large-lot demand is defined in the context" of this analysis as sites 50-acres or above 
Sites o f significantly larger size provide for "greater flexibility, as-they can-meet large site needs 

wc I as providing the ability to be subdivided. Sfze reflects .' contiguous usable area, asv 
oppt ' any net usable area - , c - 1 

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. 

79 See note 46 above (Michael J. Williams, May 19, 2011), 2. 
8 0 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 43-46. 
81 Ibid., 2. 
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Table 1 - Site Need Characteristics for LLI Uses in Central Oregon 

Configuration - Rectangular sites provide:.for •the;mbst .efficient layouts. : Sites with irregular" 
configurations need to be larger to accbmniDd^t^sI^ilar levels of development 

Infrastructure 
Transportation p|I§g&fg|flg 

m. ' . : . 

- d': Airport^ r . . ;; . . ' 
General Aviation . ' " ' • - f * 
Commercial . -

-v. - • - "International * • 
Utilities 

o Water 
o Sewer 
o Natural Gas 
o Electricity 
o Telecommunications 

• Major communications capacity 
• Route diversity 

Fiber optics 
Location 

o Locations within acceptable^ skilled labor market .' 
I S I f i M l i l l i i l s i n Q options for workforce and e x e o u ^ ^ ^ ^ ^ ^ ^ ^ ^ ^ ^ ^ ^ ^ ^ 

Special Considerations 

i i l i i f l S i l ^ ^ 
o .Ownership - WHImgngss'to Hblc^ff^ -I" . . - ; -

-v cefhfidaffon*^^ .."V 
; o >-Furtdiri 'gViabil ity0cesjsa;ry:' lVfi.fraStjrLidttire; to. sUppjort development |.. I |S . 

Economic recruitment benefits from some degree of market choice. Firms 
evaluating prospective locations are more likely to consider Central Oregon if 
multiple appropriate sites can be seen in a single trip. The region wants 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. Testimony 
from economic development specialists from Economic Development for Central 
Oregon and Business Oregon substantiated the importance of having multiple 
options in the region.82 

8 See note 15 above (Oral Testimony, Board hearing, October 31, 2011). Roger Lee, Jon Stark and Michael 
Williams spoke to the importance of establishing multiple vacant and developable sites to attract recruiters to Central 
Oregon. 
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The following matrix identifies large-lot site locational needs: 

Table 2 - Recommended Competitive Large Lot Industrial Inventory 

I I 50-100 Acres | 100-200 Acres | 200+ Acres 
Short Term 
# of Sites 3 2 1 

Jurisdictions 3 2 1 
Long Term 
# of Sites 10 5 2 

Jurisdictions 5 3 2 

A readily available and developable inventory of six large sites in at least three 
separate jurisdictions will provide for an adequate supply to prospective 
industries or site selectors. While Table 2 presents both a short term and long 
term inventory, the short term inventory is what is relevant from an economic 
development perspective. 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. Based on the projected level of demand for these 
sites, replenishment of the inventory will likely be needed on a regular basis. 
What is important from an economic development perspective is maintaining an 
inventory of appropriately sized and located lots available to the market in any 
given period. From a market perspective, sites need to be readily developable 
with infrastructure in place or readily available, controlled by a willing seller and 
appropriately priced. 

* OAR 660-009-0015: (3) Inventory of Industrial and Other Employment Lands. 
Comprehensive plans for all areas within urban growth boundaries must include an 
inventory of vacant and developed lands within the planning area designated for 
industrial or other employment use. 

(a) For sites inventoried under this section, plans must provide the following information: 

(A) The description, including site characteristics, of vacant or developed sites within 
each plan or zoning district; 
(B) A description of any development constraints or infrastructure needs that affect 
the buildable area of sites in the inventory; and 
(C) For cities and counties within a Metropolitan Planning Organization, the 
inventory must also include the approximate total acreage and percentage of sites 
within each plan or zoning district that comprise the short-term supply of land. 

(b) When comparing current land supply to the projected demand, cities and counties 
may inventory contiguous lots or parcels together that are within a discrete plan or 
zoning district. 

(c) Cities and counties that adopt objectives or policies providing for prime industrial 
land pursuant to OAR 660-009-0020(6) and 660-009-0025(8) must identify and 
inventory any vacant or developed prime industrial land according to section 3(a) of this 
rule. 

83 See note 5 above (Johnson-Reid LLC, May 31,2011, REOA), 6, 41,46-47. 
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Finding: Deschutes County, by exercising its statutory coordination authority, is 
choosing to focus on a short-term regional 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 
requires that Deschutes County and (given its regional emphasis) Central Oregon 
perform an inventory of industrial lands. This requirement at this particular point in time 
is premature because Deschutes County, through its statutory authority, must first 
provide the legal foundation to encourage Bend, La Pine, Redmond, and Sisters to 
address a short-term specialized employment land need. 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 responsibilities of a regional entity, such as COIC. 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 
nonetheless recognizes the importance of addressing OAR 660-009-0015(3) and the 
requirement of an inventory. It is complying with the requirement that specifies city and 
counties to inventory industrial and other employment lands 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. 

* 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. 

* 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 REOA. 
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* 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. 

* OAR 660-009-0015: (4) Assessment of Community Economic Development Potential. 
The economic opportunities analysis must estimate the types and amounts of industrial 
and other employment uses likely to occur in the planning area. The estimate must be 
based on information generated in response to sections (1) to (3) of this rule and must 
consider the planning area's economic advantages and disadvantages. Relevant 
economic advantages and disadvantages to be considered may include but are not 
limited to: 

(a) Location, size and buying power of markets; 
(b) Availability of transportation facilities for access and freight mobility; 
(c) Public facilities and public services; 
(d) Labor market factors; 
(e) Access to suppliers and utilities; 
(f) Necessary support services; 
(g) Limits on development due to federal and state environmental protection laws; and 
(h) Educational and technical training programs. 

Finding: Led by Economic Development for Central Oregon in participation with local 
leaders, the Central Oregon region has gone through the lengthy process of identifying 
specific industry sectors for business recruitment, retention, and entrepreneurial 
support.84 Several of these industries have had successful results to-date, while others 
are relatively young in Central Oregon. The amount, recognized as short-term supply is 
described above in an earlier finding. In the summaries below, the REOA draws largely 
from Economic Development for Central Oregon's evaluation of industries in Central 
Oregon as well as extensive research and evaluation produced as a part of the Oregon 
Business Plan. 

Renewable Energy Development - Renewable or clean energy development is a 
global industry on the rise. In 2008, Global Insight forecasted U.S. employment 
growth related to "green industries" would reach 2.5 million over the next ten 
years. In Oregon, solar manufacturing has been an early entrant, taking 
advantage of Oregon's existing and highly related semiconductor industry and 
proximity to large U.S. West Coast markets. Central Oregon currently has a small 
but diverse cluster of renewable energy related industries ranging from solar 
power and fuel cells to wind power and biomass production. 

Aviation/Aerospace- There is an existing concentration relating to Redmond's 
airport and Bend's metro area. Specifically, Lancair has been operating in 
Redmond since 1992. Oregon's aviation industry includes 200 firms providing 
manufacturing, first and second supply chain services, and product distribution. 

84 See note 2 above (Central Oregon Comprehensive Economic Development Strategy), 20. Industry sectors cited in 
the REOA are also referenced in this report. 
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Oregon's kit plane manufacturers also provide over 70 percent of all of the kit 
planes sold within the U.S. each year to global customers. 

Software - Oregon is home to more than 1,500 software companies, and is 
particularly strong in the areas of: electronic design automation, financial 
solutions, open source, educational and training software, embedded software 
and healthcare applications. Central Oregon itself is home to over two dozen 
established software engineering firms. Software development firms are typically 
smaller in scale, where quality of life and telecom infrastructure is important. 
However, the Central Oregon region and the State of Oregon face both human 
and financial capital challenges to further development of the Software/IT cluster. 

Biosciences - Oregon's bioscience industry has over 600 companies and 
research institutions. Biosciences include research and development, medical 
devices, medical diagnostics, human and animal therapeutics, pharmaceuticals, 
reagents, research services, bio-agriculture, bio-fuels, and medical software 
operations. Bioscience is a $2.5 billion traded sector industry in Oregon. While 
Oregon is not seen as a bioscience hub nationally, Central Oregon is home to a 
segment of Oregon's promising bioscience future, specializing in pharmaceutical 
research and development. However, biosciences are highly workforce 
dependent and are often related to large-scale, higher education resources, 
which are currently absent in the region. 

Data Centers - Data centers are an emerging economic development engine in 
Oregon bringing significant capital investment to regional communities. The 
Central Oregon region offers key critical components in the recruitment of data 
center projects, specifically affordable electric power, municipal water and sewer 
capacity, robust telecom infrastructure, ability to attract technical talent to operate 
data center facilities, and a climate that can significantly lower power usage. 
These factors were instrumental in EDCO's recruitment of both Bend 
Broadband's Vault project and Facebook's $188 million investment in Prineville. 

Recreation Equipment - Oregon is home to some of the world's most recognized 
brands in footwear and sports apparel. Locally headquartered firms include Nike, 
Columbia Sportswear and the North American headquarters of Adidas. 
Additionally, hotbed recreational regions such as Hood River and Central Oregon 
have long seen start-up recreational equipment firms flourish into significant 
contributors to local economies. Central Oregon specifically is home to diverse 
range of mountain, river, and recreational vehicle and equipment manufacturers. 

Higher Education - Central Oregon is just beginning the process of establishing 
planning efforts in the establishment of a higher education facility in the region. 
Local policy market and economic development professionals realize the broader 
importance of higher education on workforce quality, culture, and business 
development. Higher education facilities are typically campus style development 
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requiring large affordable sites with good telecom and transportation 
infrastructure. Sites need to be proximate to population centers. 

Regional Distribution Centers - Central Oregon can play a role in distribution, 
with Highway 97 representing an option to the 1-5 Corridor. Option planning is 
taking a larger role in logistics and is expected to play a bigger role in diversifying 
risk away from a single supply route. 

Wood Products - The Wood Products cluster is a long standing economic driver 
in Central Oregon. The cluster includes primary and secondary wood products, 
machinery manufacturing, paper & pulp manufacturing, wholesaling, and 
business management. Where Central Oregon was once a primary wood 
products region, secondary wood products manufacturing now accounts for 25% 
of all manufacturing employment in the region. While wood products have largely 
been a low growth industry over the last decade, the Central Oregon region is 
targeting additional value-added firms. Moreover, innovated new-age primary 
lumber production models have emerged in recent years of which Central 
Oregon would have a distinct competitive advantage. 

While it is unlikely that several industries being targeted by communities within 
Central Oregon will generate significant demand for large-lot industrial land, 
some sectors have a demonstrated track record for creating enormous 
exogenous absorption of properly-zoned industrial sites. For example, software, 
recreational equipment and aviation/aerospace all have precedent for large 
corporate campuses: respectively Microsoft in Redmond, Washington; Thor 
Industries in Elkhart, Indiana; Cessna in Wichita, Kansas. Typical companies, 
however, require building footprints well under the 40-50 acre threshold we have 
defined as a large-lot industrial site. These needs are generally met by the 
existing land use process in Oregon. Industries requiring large acreages that hold 
promise for the Central Oregon region include: 

• Data centers 
• Warehouse/distribution centers 
• Select high technology/biosciences operations85 

* OAR 660-009-0015: (5) Cities and counties are strongly encouraged to assess 
community economic development potential through a visioning or some other public 
input based process in conjunction with state agencies. Cities and counties are strongly 
encouraged to use the assessment of community economic development potential to 
form the community economic development objectives pursuant to OAR 660-009-
0020(1)(a). 

Finding: Deschutes County chose to form a RAC to help guide the development of the 
REOA. Besides representatives of local government, members included Economic 

85 See note 5 above (Johnson-Reid LLC, May 31, 2011, REOA), 28-30, 31-34. The REOA also cites targeted 
industries with large land needs in Appendix B, starting on page 60. 
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Development for Central Oregon, Department of Land Conservation and Development, 
Business Oregon, Department of State Lands, 1,000 Friends of Oregon, COIC, Central 
Oregon Association of Realtors and Johnson-Reid LLC. The RAC developed a 
community vision, which summarizes what the region's economic development goals 
are as they particularly relate to large-lot industrial demand. 

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.86 

* OAR 660-009-0020 - Industrial and Other Employment Development Policies 
(1) Comprehensive plans subject to this division must include policies stating the 
economic development objectives for the planning area. These policies must be based 
on the community economic opportunities analysis prepared pursuant to OAR 660-009-
0015 and must provide the following: 

(a) Community Economic Development Objectives. The plan must state the overall 
objectives for economic development in the planning area and identify categories or 
particular types of industrial and other employment uses desired by the community. 
Policy objectives may identify the level of short-term supply of land the planning area 
needs. Cities and counties are strongly encouraged to select a competitive short-term 
supply of land as a policy objective. 

Finding: Deschutes County chooses to identify and implement a program to create a 
regional 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. 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.87 Deschutes County, by exerting is 
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. As noted in 
the REOA, Central Oregon wants to implement a program that assures a regional 
industrial land inventory is adequate to support the specific needs of large-lot industrial 
users.88 

Deschutes County is adopting a REOA in conjunction with several regional industrial 
land policies to comply with OAR 660-009-0020(1 )(a). These policies clearly recognize 
an economic development objective. The last two policies in particular underscore a 
competitive short-term supply of land as a policy objective. 

86 Ibid., 7. 
87 Ibid., 4. 
88 Ibid., 5. The primary economic development objective of this analysis is to ensure that the regional industrial land 
inventory is adequate to support the specific needs of large lot industrial users. 
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* The Central Oregon region, comprised of Jefferson, Crook and Deschutes 
counties and its respective cities recognizes 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. 

* 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 
growth, and the attraction of a large industrial user that is recognized as an 
exogenous impact to these projections. 

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

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

* 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. 

* OAR 660-009-0020: (1)(b) Commitment to Provide a Competitive Short-Term Supply. 
Cities and counties within a Metropolitan Planning Organization must adopt a policy 
stating that a competitive short-term supply of land as a community economic 
development objective for the industrial and other employment uses selected through 
the economic opportunities analysis pursuant to OAR 660-009-0015. 

Finding: As noted in the previous finding, Deschutes County satisfies OAR 660-009-
0020(1 )(b) by adopting the following policy: 

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

* OAR 660-009-0020: (1)(c) Commitment to Provide Adequate Sites and Facilities. The 
plan must include policies committing the city or county to designate an adequate 
number of sites of suitable sizes, types and locations. The plan must also include 
policies, through public facilities planning and transportation system planning, to provide 
necessary public facilities and transportation facilities for the planning area. 
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Finding: Deschutes County is exercising 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 660-009-0020(1)(c). As 
noted above, Deschutes County must first provide the legal foundation to encourage 
Bend, La Pine, Redmond, and Sisters to address a short-term specialized employment 
land need. 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 responsibilities of a regional entity, such 
as COIC. 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. 

The timing for committing cities to designate suitable sizes, types and locations of large-
lot employment sites, consistent with public facility and transportation system plans 
however, will occur when cities choose to implement this program. As mentioned above, 
Deschutes County, by adopting the REOA into its Comprehensive Plan is identifying the 
short-term and twenty year need. Through policies, Deschutes County is also 
establishing the legal framework for regional governance. Cities in Central Oregon will 
be responsible for addressing unmet short-term need for large-lot industrial sites and 
conducting buildable lands inventories consistent with the statewide planning program. 

OAR 660-009-0020(1 )(c) admittedly does not fit neatly with a regional approach to 
large-lot industrial siting. Deschutes County nonetheless recognizes the importance of 
addressing this administrative rule to assure cities comply with it. The commitment to 
establish and maintain a supply of large-lot industrial sites ultimately rests with all the 
local governments in the tri-county region. Deschutes County satisfies this 
administrative rule by adopting the following policies: 

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

* 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. 

* 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, fulfilling its 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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* 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. 

* 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. 

* 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 REOA. 

* OAR 660-009-0020: (2) Plans for cities and counties within a Metropolitan Planning 
Organization or that adopt policies relating to the short-term supply of land, must include 
detailed strategies for preparing the total land supply for development and for replacing 
the short-term supply of land as it is developed. These policies must describe dates, 
events or both, that trigger local review of the short-term supply of land. 

Finding: 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 
conditions and needs shift. Deschutes County is proposing the following policies, 
consistent with OAR 660-009-0020(2) that concentrates this program's efforts on the 
short-term supply, including safeguards that ensure replenishment sites are not 
exploited: 
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* 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 97. 

* 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, 
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: 

a. 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. 

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. 
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* Deschutes County supports Economic Development of Central Oregon 
(EDCO), a non-profit organization 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. 

* 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. 

The policies above recognize that projecting the demand for industrial land in this 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 emphasizing a short term ready supply, with a 
mechanism to replace supply in a timely manner when needed. 

* OAR 660-009-0020: (3) Plans may include policies to maintain existing categories or 
levels of industrial and other employment uses including maintaining downtowns or 
central business districts. 

(4) Plan policies may emphasize the expansion of and increased productivity from 
existing industries and firms as a means to facilitate local economic development. 

(5) Cities and counties are strongly encouraged to adopt plan policies that include 
brownfield redevelopment strategies for retaining land in industrial use and for qualifying 
them as part of the local short-term supply of land. 

(6) Cities and counties are strongly encouraged to adopt plan policies pertaining to 
prime industrial land pursuant to OAR 660-009-0025(8). 
(7) Cities and counties are strongly encouraged to adopt plan policies that include 
additional approaches to implement this division including... 

Finding: These specific administrative rules are not requirements; therefore Deschutes 
County is not required to incorporate specific policies to address them. 

* OAR 660-009-0025 - Designation of Lands for Industrial and Other Employment 
Uses 
Cities and counties must adopt measures adequate to implement policies adopted 
pursuant to OAR 660-009-0020. Appropriate implementing measures include 
amendments to plan and zone map designations, land use regulations, public facility 
plans, and transportation system plans. 

(1) Identification of Needed Sites. The plan must identify the approximate number, 
acreage and site characteristics of sites needed to accommodate industrial and other 
employment uses to implement plan policies. Plans do not need to provide a different 
type of site for each industrial or other employment use. Compatible uses with similar 
site characteristics may be combined into broad site categories. Several broad site 
categories will provide for industrial and other employment uses likely to occur in most 
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planning areas. Cities and counties may also designate mixed-use zones to meet 
multiple needs in a given location 

Finding: Deschutes County is exercising its statutory authority and choosing to 
collaborate with the cities of Bend, La Pine, Redmond, and Sisters, as well as Jefferson 
and Crook Counties by responding to a specific employment need identified in a REOA 
for large-lot industrial sites in Central Oregon. Deschutes County is adopting a REOA 
and several regional industrial land policies to comply with OAR 660-009-0025(1). As 
described above, the REOA defines the short and long term need to accommodate 
large-lot industrial sites. 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 cities 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, consistent with OAR 660 Division 9 and 
Division 24. Deschutes County satisfies OAR 660-009-0025(1 )by adopting the following 
draft policies: 

* The Central Oregon Large Lot Industrial Regional Economic Opportunity 
Analysis (REOA) dated May 31, 2011 is incorporated and adopted by 
reference herein. Findings from the REOA recognize: 

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

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

o 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. 

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

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

P A G E 10 O F 62 - EXHIBIT "D" T O O R D I N A N C E 2011-017 



* 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. 

* 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. 

* 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. 

* 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. 

* OAR 660-009-0025: (2) Total Land Supply. Plans must designate serviceable land 
suitable to meet the site needs identified in section (1) of this rule. Except as provided 
for in section (5) of this rule, the total acreage of land designated must at least equal the 
total projected land needs for each industrial or other employment use category 
identified in the plan during the 20-year planning period. 

Finding: 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 
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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 
conditions and needs shift. As noted above, Deschutes County is proposing policies 
that concentrate this program's efforts on the short-term supply, including safeguards 
that ensure replenishment sites are not exploited. The following policies satisfy OAR 
660-009-025(2): 

* 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. 

* OAR 660-009-0025: (3) Short-Term Supply of Land. Plans for cities and counties 
within a Metropolitan Planning Organization or cities and counties that adopt policies 
relating to the short-term supply of land must designate suitable land to respond to 
economic development opportunities as they arise. Cities and counties may maintain 
the short-term supply of land according to the strategies adopted pursuant to OAR 660-
009-0020(2). 

Finding: As described above, the REOA defines the region's short term need to 
accommodate large-lot industrial sites. Deschutes County satisfies this oar 660-0090-
0025(3) by adopting the following draft policies: 

* 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. 

* 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. 

* 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. 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 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 entitlement process and executes site development 
permits (ex. grading), including building permits. 

* OAR 660-009-0025: (3)(a) Except as provided for in subsections (b) and (c), cities and 
counties subject to this section must provide at least 25 percent of the total land supply 
within the urban growth boundary designated for industrial and other employment uses 
as short-term supply. 

(b) Affected cities and counties that are unable to achieve the target in subsection (a) 
above may set an alternative target based on their economic opportunities analysis. 

(c) A planning area with 10 percent or more of the total land supply enrolled in Oregon's 
industrial site certification program pursuant to ORS 284.565 satisfies the requirements 
of this section. 

Finding: OAR 660-009-025(3)(a) requires cities and counties to provide at least 25 
percent of the total land supply within the UGB designated for industrial and other 
employment uses as short-term supply. Deschutes County, by exercising its statutory 
coordination authority, is 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. Seventeen sites, which include the 6 short term sites, 
represent the currently projected (total) 20-year regional land supply of this specialized 
industrial land classification. The short-term inventory therefore represents 35% of the 
total supply. As noted earlier, 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 responsibilities of a regional 
entity, such as COIC. 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. 

The policies below demonstrate that participating cities will satisfy the requirement of 
accommodating 25% of the total land supply in UGBs when they conduct their 
alternative land and public facilities analyses and inventory of employment lands, 
consistent with OAR 660 Division 9 and Division 24: 

* 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 
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because the adopted county plan has limited supply and specified site 
dispersal as noted in the regional EOA. 

* 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. 

* OAR 660-009-0025: (4) If cities and counties are required to prepare a public facility 
plan or transportation system plan by OAR chapter 660, division 011 or division 012, the 
city or county must complete subsections (a) to (c) of this section at the time of periodic 
review. Requirements of this rule apply only to city and county decisions made at the 
time of periodic review. 

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 
urban growth boundary (UGB) of a city. 

* OAR 660-009-0025: (5) Institutional Uses. Cities and counties are not required to 
designate institutional uses on privately owned land when implementing section (2) of 
this rule. Cities and counties may designate land in an industrial or other employment 
land category to compensate for any institutional land demand that is not designated 
under this section. 

Finding: This administrative rule does not apply since the REOA identifies opportunities 
to establish and maintain large-lot industrial sites in Central Oregon. 

* OAR 660-009-0025: (6) Compatibility. Cities and counties are strongly encouraged to 
manage encroachment and intrusion of uses incompatible with industrial and other 
employment uses. Strategies for managing encroachment and intrusion of incompatible 
uses include, but are not limited to, transition areas around uses having negative 
impacts on surrounding areas, design criteria, district designation, and limiting non-
essential uses within districts. 

Finding: Deschutes County, by exercising its statutory coordination authority, is 
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 complies with this administrative rule by adopting the 
following policy: 

* Participating cities in Deschutes County 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. 
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* OAR 660-009-0025: (7) Availability. Cities and counties may consider land availability 
when designating the short-term supply of land. 

Finding: The REOA acknowledges the difficult tasks of assembling multiple smaller 
parcels into a cohesive "large-lot" product.89 Deschutes County recognizes that the key 
to the site selection process is that it is essential for candidate sites to be truly 
development-ready instead of simply "buildable." A general lack of development-ready 
sites to choose from eliminates a city or region from contention early in the site selection 
process. This is why Deschutes County is focusing on the short-term supply of a readily 
available inventory of up to 6 sites in at least three separate jurisdictions in order to 
provide 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. This is 
consistent with the REOA's recognition that firms in the site selection process prefer to 
have multiple options within a region that meet their criteria. Ideally this would include 
multiple ownerships, as well as multiple jurisdictions. This allows for competitive 
pricing, a wider range of options, as well as making the area more attractive for site 
visitation.90 

* OAR 660-009-0025: (8) Uses with Special Siting Characteristics. Cities and counties 
that adopt objectives or policies providing for uses with special site needs must adopt 
policies and land use regulations providing for those special site needs. Special site 
needs include, but are not limited to large acreage sites, special site configurations, 
direct access to transportation facilities, prime industrial lands, sensitivity to adjacent 
land uses, or coastal shoreland sites designated as suited for water-dependent use 
under Goal 17. Policies and land use regulations for these uses must: 

(a) Identify sites suitable for the proposed use; 

(b) Protect sites suitable for the proposed use by limiting land divisions and permissible 
uses and activities that interfere with development of the site for the intended use; and 

(c) Where necessary, protect a site for the intended use by including measures that 
either prevent or appropriately restrict incompatible uses on adjacent and nearby lands. 

Finding: Deschutes County, through its governing body, is exerting 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 
responsibilities of a regional entity, such as COIC. 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's 
process directs the tri-county region to coordinate as a single entity promoting large-lot 

89 Ibid., 24. 
90 Ibid. 
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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. 

Deschutes County complies with this administrative rule and its emphasis on special 
siting characteristics by adopting the following policies: 

* The Central Oregon region, comprised of Jefferson, Crook and Deschutes 
counties and its respective cities, recognizes 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 industrial recruitment marketplace. 

* 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 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. 

* 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 
growth, and the attraction of a large industrial user that is recognized as an 
exogenous impact to these projections. 

* The exogenous 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. 

* 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 
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 
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infrastructure is in place and has excess capacity, either the north end of 
Bend or the southern end of Redmond, east of Highway 97.91 

* 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, 
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. 

* 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. 

* OAR 660-009-0030 - Multi-Jurisdiction Coordination 
(1) Cities and counties are strongly encouraged to coordinate when implementing OAR 
660-009-0015 to 660-009-0025. 

(2) Jurisdictions that coordinate under this rule may: 

(a) Conduct a single coordinated economic opportunities analysis; and 

(b) Designate lands among the coordinating jurisdictions in a mutually agreed 
proportion. 

Finding: The Land Conservation and Development Commission adopted amendments 
to OAR chapter 660, division 9 on December 1, 2005. One of those amendments 
enabled cities and counties to conduct a single, regional EOA. This specific 
administrative rule allows cities and counties to coordinate EOAs and to designate lands 
among the coordinating jurisdictions in a mutually agree proportion.92 Under this new 
rule, regional coordination is strongly encouraged, but not required. During rule making, 
no method was specified or mandated for REOAs, therefore counties are free to use a 
sensible method. As described in these findings, Deschutes County is exercising its 
coordination authority by collaborating with the cities of Bend, La Pine, Redmond, and 
Sisters, responding to a specific employment/land need identified in a REOA for large-

91 See note 48 above (Johnson-Reid LLC, May 31, 2011, REOA), 47. 
92 http://www.oreqon.gov/LCD/docs/economicdevelopment/Q9 rule fact sheet.pdf 
93 See note 38 above (Department of Land Conservation and Development October 18, 2011 Letter), 1. 
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lot industrial sites in Central Oregon. Deschutes County is also coordinating with two 
adjoining counties by voluntarily joining together with Crook and Jefferson and their 
respective cities as authorized in ORS 190.003 to 190.620, to collaborate on an 
unprecedented regional evaluation of the economic opportunities and constraints 
associated with users of large industrial parcels in the Central Oregon region. The 
REOA provides an extraordinary opportunity as demonstrated by the accompanying 
draft policies to establish and maintain a regional supply of large-lot industrial sites. 
Deschutes County complies with this subsection by adopting the following policies: 

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

* 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. 

* Participating Central Oregon cities and counties shall, within 6 months of their 
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. 

2. 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. 

3. A Regional Advisory Committee (RAC) will be convened (at least) 
annually, with each city and county providing activity reports relating to 
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. 

* Participating cities, after conducting alternative lands and public facility 
analyses, but prior to any entitlement process, shall receive formal support 
from Economic Development of Central Oregon that candidate site(s) contain 
necessary site characteristics and attributes, as defined in the REOA, to 
attract large-lot industrial recruiters. 
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Section (5) - Other Statewide Planning Goals 

The parameters for evaluating these specific amendments are based on an adequate 
factual base and supportive evidence demonstrating consistency with Statewide 
Planning Goals. 

Finding: The following findings demonstrate that Ordinance 2011-017 complies with 
applicable statewide planning goals and state law. 

• Goal 1, Citizen Involvement; see Section 2 starting on page 2. 

• Goal 2, Land Use Planning, is met because ORS 197.610 allows local 
governments to initiate post acknowledgments plan amendments (PAPA). An 
Oregon Land Conservation and Development Department 45-day notice was 
initiated on June 23, 2011.94 This FINDINGS document provides the adequate 
factual basis and documented analysis for this plan update. Furthermore, OAR 660-
009-0030 (Multi-jurisdiction Coordination), 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 comprehensive plan in order for local governments in the 
county to base land use decisions upon it. 

• Goal 3, Agricultural Lands and Goal 4, Forest Lands, is not applicable because 
the County is adopting a technical document and several regional coordination and 
large-lot industrial land policies into its Comprehensive Plan. No plan designation 
changes, zoning map changes, development or land use changes are being 
proposed on agricultural or forest lands. 

• Goal 5, Natural Resources, Scenic and Historic Areas, and Open Spaces, is not 
applicable because the County is adopting a technical document and several 
regional coordination and large-lot industrial lands policies. No development or land 
use changes are being proposed on or near inventoried Goal 5 resource lands. 

• Goal 6, Air, Water and Land Resources Quality, is not applicable because the 
County is adopting a technical document and several regional coordination and 
large-lot industrial land policies into its Comprehensive Plan. No development or 
land use changes are being proposed that impact air, water and land resource 
qualities. 

• Goal 7, Natural Hazards, is not applicable because the County is adopting a 
technical document and several regional coordination and large-lot industrial land 
policies into its Comprehensive Plan. No development or land use changes are 
being proposed that impact natural hazards. 

• Goal 8, Recreational Needs, is not applicable because the County is adopting a 
technical document and several regional coordination and large-lot industrial land 

94 

Deschutes County completed period review on January 23, 2003. 
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policies into its Comprehensive Plan. No development or land use changes are 
being proposed on recreational resources. 

• Goal 9, Economic Development, is applicable because in coordination with its 
regional partners, Deschutes County has prepared a regional evaluation of the 
economic opportunities and constraints associated with users of large industrial 
parcels in the Central Oregon. This approach recognizes the market reality that 
Central Oregon currently serves as an integrated economic unit. 

Goal 9 specifies that Comprehensive Plans for urban areas shall: 

1. Include an analysis of the community's economic patterns, potentialities, 
strengths, and deficiencies as they relate to state and national trends; 

Findings: This requirement has already been addressed. See the findings 
addressing ORS 197.712(1) above on page 24. 

2. Contain policies concerning the economic development opportunities in the 
community 

Finding: This requirement has already been addressed. See the findings addressing 
ORS 197.712(2)(b) above on page 24. 

3. Provide for at least an adequate supply of sites of suitable sizes, types, locations, 
and service levels for a variety of industrial and commercial uses consistent with 
plan policies; 

Finding: This requirement has already been addressed. See the findings addressing 
ORS 197.712(2)(c) above on page 25. 

4. Limit uses on or near sites zoned for specific industrial and commercial uses to 
those which are compatible with proposed uses 

Finding: This requirement has already been addressed. See the findings addressing 
ORS 197.712(2)(d) above on page 27. 

Goal 9 Planning Guidelines specify: 

1. A principal determinant in planning for major industrial and commercial 
developments should be the comparative advantage of the region within which 
the developments would be located. Comparative advantage industries are those 
economic activities which represent the most efficient use of resources, relative 
to other geographic areas. 

Finding: The REOA documents large-lot trends and dynamics, importance of large-
lot supply and market choice, and target industry opportunities in Centra! Oregon. As 
discussed above, Economic Development for Central Oregon in participation with 
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local leaders, has gone through the lengthy process of identifying specific industry 
sectors for business recruitment, retention, and entrepreneurial support. 

2. The economic development projections and the comprehensive plan which is 
drawn from the projections should take into account the availability of the 
necessary natural resources to support the expanded industrial development and 
associated populations. The plan should also take into account the social, 
environmental, energy, and economic impacts upon the resident population. 

Finding: Deschutes County is fulfilling its coordination responsibilities by 
collaborating with the Cities of Bend, La Pine, Redmond, and Sisters, as well as 
Jefferson and Crook Counties by responding to a specific employment land need 
identified in a REOA for large-lot industrial sites in Central Oregon. Participating 
cities will need to address this guideline 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 guideline that underscores the importance of available 
natural resources to support expanded industrial development by adopting the 
following policy: 

* 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. 

3. Plans should designate the type and level of public facilities and services 
appropriate to support the degree of economic development being proposed. 

Finding: This requirement has already been addressed. See the findings addressing 
OAR 660-009-0020(1 )(c) above on page 43. 

4. Plans should strongly emphasize the expansion of and increased productivity 
from existing industries and firms as a means to strengthen local and regional 
economic development. 

Finding: Deschutes 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 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. 
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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. 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/expansion of existing traded-sector companies. 

5. Plans directed toward diversification and improvement of the economy of the 
planning area should consider as a major determinant, the carrying capacity of the 
air, land and water resources of the planning area. The land conservation and 
development actions provided for by such plans should not exceed the carrying 
capacity of such resources. 

Finding: This is a carrying capacity issue and not a coordination one. The air, land 
and water resource carrying capacity of the region will be accounted for, managed 
and maintained during the identification and development of regional large-lot 
industrial sites. This will be achieved through individual jurisdictions applying their 
Comprehensive Plan policies and development code regulations/standards to 
evaluate and regulate large-lot development proposals and through application of 
development regulations and guidance found in the (required to be adopted) large-
lot industrial overlay zone. 

Deschutes County is fulfilling its coordination responsibilities by collaborating with 
the cities of Bend, La Pine, Redmond, and Sisters, as well as Jefferson and Crook 
Counties by responding to a specific employment need identified in a REOA for 
large-lot industrial sites in Central Oregon. Participating cities will need to address 
this guideline, which is also cited in Goal 6, 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. 

• Goal 10, Housing is not applicable because, unlike municipalities, unincorporated 
areas are not obligated to fulfill certain housing requirements. 

• Goal 11, Public Facilities is not applicable because the County is adopting a 
technical document and several regional coordination and large-lot industrial land 
policies into its Comprehensive Plan. No development or land use changes are 
being proposed that impact public facilities. 

• Goal 12, Transportation, is not applicable because the County is adopting a 
technical document and several regional coordination and large-lot industrial land 
policies into its Comprehensive Plan. No development or land use changes are 
being proposed that impact local or state transportation facilities. 
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• Goal 13, Energy Conservation, is not applicable because the County is adopting a 
technical document and several regional coordination and large-lot industrial land 
policies into its Comprehensive Plan. No development or land use changes are 
being proposed that warrant energy conservation. 

• Goal 14, Urbanization, is met because 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 growth, and the attraction of a large industrial user 
that is recognized as an exogenous impact to these projections. The exogenous 
need for large-lot industrial sites in Central Oregon is an additional component of a 
city's twenty-year land supply. No expansion of urban areas is proposed with these 
amendments. As noted below, one of Deschutes County's draft policies specify the 
obligations of participating cities to conduct alternative land and public facilities 
analyses and inventories of employment land consistent with OAR Division 9 and 
24: 

* 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. 

* 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. 

• Goals 15 through 19 are not applicable to any amendments to the County's 
comprehensive plan because the county has none of those types of lands. 

Section (6) - Deschutes County Comprehensive Plan 

• Urbanization Chapter 

Finding: This plan amendment is consistent with the Comprehensive Plan, DCC 23.48, 
Urbanization Goals and Policies as shown in Ordinance 2011-017, Exhibit A. This 
amendment specifically fulfills the County's fourth urbanization goal, by providing a 
factual basis for urbanizing large-lot industrial sites in Central Oregon and fostering 
intergovernmental cooperation. 

• Economy Chapter 

Finding: This plan amendment is consistent with the Comprehensive Plan, DCC 23.52, 
Economy Goals and Policies as shown in Ordinance 2011-017, Exhibit B. These 
findings demonstrate that there is a deficiency of large-lot industrial sites in Central 
Oregon. Providing for this specialized land need will diversify and improve the economy 
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of the area and enhance industrial segments of the local economy, thereby satisfying 
Goals 1 and 2. This effort will increase employment opportunities throughout the region 
and help implement plans and programs in a tri-county region to develop industrial 
lands consistent with Policies 3.a, 3.b and 3.g. 

Section (7) - Deschutes County Comprehensive Plan Update 

Deschutes County adopted an updated Comprehensive Plan on August 10, 2011. The 
effective date of the updated Plan is November 9, 2011. 

* Urbanization Chapter 

Finding: This plan amendment is consistent with the Comprehensive Plan, Section 4.2, 
Urbanization, Urbanization Goals and Policies as shown in Ordinance 2011-017, Exhibit 
C. This amendment specifically fulfills the County's first and second urbanization goals, 
by providing a factual basis for urbanizing large-lot industrial sites in Central Oregon 
and fostering intergovernmental cooperation. 

Section (8) - Planning Commission Recommendation 

On August 25, 2011 the Planning Commission closed the public hearing and 
recommended that the Board of County Commissioners adopt the REOA and large-lot 
industrial land policies into Deschutes County's Comprehensive Plan. The Planning 
Commission's also directed staff to determine how to incorporate a refinement to page 
26 of the REOA. As background, the REOA cites strengths and weaknesses of each 
municipality in the tri-county area. These profiles were derived from a June 2010 
Central Oregon Industrial Lands Forum. There's a footnote acknowledging this point in 
the REOA on page 25. 

Stakeholders from La Pine wanted La Pine's strengths and weaknesses to reflect new 
information as italicized below. The Board finds that the revised listing is appropriate 
and should be incorporated as part of this plan amendment. 

LA PINE (DESCHUTES COUNTY) 

La Pine is Oregon's newest City, incorporated in December 2006. La Pine has a state 
certified shovel ready site and is well-suited for the REOA short term plan. Past 
challenges with the water and sewer districts have been resolved by mutual agreement 
between the La Pine Water and Sewer Districts and the City of La Pine. 

Strengths/Advantages Challenges/Disadvantages 
• ~State of Oregon Certified Shovel-ready 50+ • Sewer and water districts - in transition 

acre industrial site available and proximate to the city. To be absorbed by the City ~~ 
to rail early to mid-2012 

• Neighboring small and medium sites • Transportation challenges; TSP to be 
a vailable for a variety of options completed by mid-2012 
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BNSF rail mainline thru Industrial park. Near 
passenger rail line. "Best Rail Industrial site 
in Central Oregon." 

- Lowhousmg cpsjts, Riverfront homes, 

WMSmMMm 
La Pine has a large labor pool of skilled labor 
and diverse population with extensive work 
experience as indicated by large amount of 
commuters traveling north. 

Hub of Central Oregon's year-round outdoor 
r ec t a iradise: Gateway to Cascade 
Lake, Va rt,Scenic Byway, Newberry 
Natic >al cani&Monument and National 
Oregon OutSack Scenic:Byway." 

£assess HgsanBSSS 
l « 

8SSS 

Strengths/Advantages Challenges/Disadvantages 
The most favorable electric rates in Central 
Oregon ' " ^ -
More than adequate water and sewer 
capacity for new industry 
A neiv flexible land use code and supportive 

The county is in control of some industrial 
sites 

• City codesradopted ari<f scheduled to be 

• Need large "keystone" employer 

SfSggggg 
sM.TSrtm 

Staff updated Exhibit A, DCC 23.48.050. Regional Economic Opportunity Policies as 
follows: 

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

Attachment: 

Regional Economic Opportunity Analysis 
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Chapter 23.01. 010 COMPREHENSIVE PLAN 

23.01.010. Introduction. 
A. The Deschutes County Comprehens ive Plan, adopted by the Board in Ordinance 2011-003 

and found on the Deschutes County Communi ty Development Depar tment website, is 
incorporated by reference herein. 

B. The Deschutes County Comprehens ive Plan amendments , adopted by the Board in Ordinance 
2011-027, are incorporated by reference herein. 

C. The Deschutes County Comprehens ive Plan amendments , adopted by the Board in Ordinance 
2011-017 are incorporated by reference herein. 

(Old. 2011-017 §5. 2011: Ord. 2011-027 §1 through 12, 2011; 0rd.2011-003 §3,2011) 
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I. PROJECT INTRODUCTION 

Deschutes County, in coordination with its regional partners, has prepared this regional evaluation of the 

economic opportunities and constraints associated with users of large industrial parcels in the Central Oregon 

region. This approach recognizes the market reality that Central Oregon currently serves as an integrated 

economic unit. 

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 will 

include individual site infrastructure improvement assessment and implementation programs/requirements. 

Regional planning, management, and governance of a perpetual large-lot industrial vacant land supply will involve 

Central Oregon city and county governments (and staff) including advice and guidance from Central Oregon Cities 

Organization (COCO, Economic Development in Central Oregon (EDCO) and Oregon Business Development 

Department (OBDD) to assure an adequate, self-renewing regional supply of developable and competitive vacant 

industrial sites. 

An outcome of regional significance requires a collective regional effort. This project proposes to create and 

manage a regional supply of vacant, developable large-lot industrial sites to accommodate stable, family-wage 

employment opportunities of local and regional significance. Although site development will be fundamentally 

implemented at the local jurisdictional level, the organization, coordination, promotion and governance of this 

regional industrial lands strategy and inventory is proposed to be implemented at a coordinated, collaborative 

regional level. The ultimate outcome of diversified and stable family-wage job creation will be advanced through 

provision of an adequate and competitive industrial site land supply to engage the global, national and regional 

industrial recruitment marketplace and successfully recruit major employers to the region. 

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 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 f rom OBDD. Consequently, a multi-jurisdictional cooperative effort has been initiated 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 local, conventional industrial land needs assessments in Oregon communities. 

PROBLEM STATEMENT 

During the 1990s the Central Oregon region undertook a dramatic transformation from a goods producing 

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. While initially representing a diversification of the local economy, this shift has led to an over-

reliance upon these types of industries. During the recent recession, the regional economy ' s vulnerabilities 

became apparent. 

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. Central Oregon economic development efforts have been negatively 

impacted by a lack of readily available large-lot industrial sites. Manufactur ing 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 
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vacant industrial sites to be competitive in global industrial recruitment pursuits. New land supply methods are 

needed, too. 

In a structural sense, globalization has changed the way manufacturers conduct business. Cost and efficiency are 

the central tenets of an increasingly competitive market. Firms are increasingly pressured to develop more capital 

intense production models, place 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. Through Oregon ' s statewide planning framework, this analysis is intended to evaluate Central 

Oregon ' s opportunities, competitiveness, ability, and willingness to accommodate recruited and existing firms 

requiring new large scale development models. 

Successful local and regional industrial recruitment in the 21 s t Century must consider global competition factors. 

Communit ies, 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 process 

requirements to meet market demands if it wishes to capture the considerable benefits of high value industrial 

development. 

Site selectors shopp ing 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. 

Within this analysis a large lot industrial site is defined to be 50 acres or larger with specific site attributes and 

amenities that appeal to that industry and support its activities. This delineation is consistent with the State of 

Oregon ' s Certified Industrial Site program, which is Business Oregon ' s primary tool to certify and market industrial 

sites as 'project ready ' within 180 days or less. The certified sites programs has had a distinct emphasis on large 

lots with an average size of 64 acres and more than half of the lots being in assemblages of over 50 acres. There 

have been 65 sites certified in Oregon since 2004 and there has been development on more than 5 0 % of those 

properties. The importance of this inventory is attested by the number of employers that have located on certified 

sites, several of which are summar ized in Figure 1. This activity took place despite the fact that the economy was 

experiencing one of the most severe recessions in history. 
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FIGURE 1 : EMPLOYMENT ACTIVITY CN CERTIFIED SITES ( 2 0 0 9 - 2 0 1 0 ) 

Home Depot (Salem) 

Fa <ol> .. vllfe VOIO New Fscihty Aiinouncrmejit ZOOConstryttion/SS 

Immanent 
2010 New Facility «> inouncement 1 7 5 jobs 

Sanyo (Salem) 2W9 Opening 200 Jobs by 2010 

Solaicx (Portland) 2010 Expansion 60Jobs 

FerrotC* [Faifvifew) JO ] 0 Nnv Facility JiniiwUflM«iiMrt Job:, 

Genentech (Hillsboro) 2010 Fully Operational 300Jobs 

Crown Worts Denta) fSullmrlin] 2009FacilityQ Be its 12SJobs 

Source: Oregon Business Development 

So why is lot size often a critical component of a company's site selection decision? Below are some technical and 
market requirements provided by Oregon Business Development that contribute to lot-size demanded by 
industrial users: 

1) On average, industrial sites are only 40% to 60% developable. While the footprint for a large facility 
might only be five or ten acres, requirements for setbacks, access, parking, and environmental mitigation 
and avoidance (i.e. wetlands) usually require more room than the facility itself. 
2) Industries want buffering around their site for a number of very good reasons (security, storage, and 
noise). This has been the case for a number of the largest technology and green-industry related 
recruitments. 
3) Many industries, particularly true in the fast growing clean-energy arena, require land for expansion for 
their long-term business plan. While expansion space is not always taken advantage of, it is an essential 
part of the site selection strategy due to the cost of future expansion and the flexibility offered. 
4) Large parcels are also a good way to build a cluster of industries around a high profile anchor business, 
which proves the value of the location to other businesses that are less willing to trail-blaze or be first into 
a region. The anchor businesses often pull suppliers to the region, further enhancing their economic 
benefit. 
5) Efficiencies can be obtained by clustering industrial users into large master-planned business parks. 
Land use efficiencies can be achieved when businesses are allowed to develop their facilities as needed, 
while also having the assurance that there will be nearby parcels available for future expansion. Energy, 
water, waste, and material flows can be streamlined in a park setting where multiple businesses can take 
advantage of common infrastructure investments and, in some cases, take advantage of each other's 
energy and waste streams, 

The emphasis ot this analysis is on "sites" as opposed to lana. Firms require sites that can accommodate their 
current and anticipated future needs. The traditional formula approach to industrial land needs determination is 
based upon population and employment projections applied to a square footage per employee ratio to arrive at a 
total acreage number. The necessary range of parcel sizes, lot configuration, required site attributes, land 
banking/growth options, and critical infrastructure factors are essentially de-prioritized, subordinated or ignored in 
this tradit ional static acreage calculation approach. This approach can work for residential and commercial 
projections, but is poorly suited to the calculation of industrial site needs.1 

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 number of 
jobs in production or distribution business...Warehouse and distribution demand (for example) is usually generated by changes in 
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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 of 
the other needed support factors including adequately skilled workforce, workforce training programs, worker 
housing, supportive local government, utility services and transportation, and quality of life. Facebook's recent 
move to Prineville was based upon an affordable and adequate water supply, affordable energy prices, year round 
cool nights to reduce cooling costs, and various local incentives. The Facebook site offered on-site expansion 
opportunity that is already being exercised. 

Much of the recent demand for large lot industrial comes from rapidly growing industries that are building 
production and research capabilities to establish global scale. Additional demand comes from industry looking for 
regional production or as a result of specific logistical concerns (i.e. location near markets or suppliers, access to 
specific transportation modes). Warehousing and distribution is an important component of the economy that 
keeps international ports expanding and strengthens Oregon's export markets for consumer, industrial and 
agricultural products. 

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 500. The State's Industrial Site Certification Program has been a success in coordination with 
active recruitment efforts. Nevertheless, suitable land for today's industrial development forms has emerged as 
one of Oregon's most severe development challenges. As a region, Central Oregon has specifically 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 effective in creating new living wage jobs. 

Figure 2 is a list of some of the annual economic impacts of industrial lands that is based on operating payrolls and 
a multiplier that takes into effect spending by the company and its employees in the region. These impacts are 
substantial and dwarf the job and income productivity of alternative productive land uses (i.e. agriculture, 
forestry). This is particularly true in Central Oregon, which has relatively low agricultural yields per acre. 

FIGURE 2 : ECONOMIC IMPACT OF EMPLOYMENT LAND 

Lowe's Distribution 205 $207,500 Payroll + 

Multiplier 

Potential Impact of Large 

distribution Center in 

Lebanon 

Business Oregon 

Solar Cluster 179 $1,400,000 Payroll + 

Multiplier 

Potential impact of three 

firms in Portland, 

Hillsboro, and Salem 

Business Oregon 

Genentech 75 $400,800 Payroll + 

Multiplier 

Potential Impact 5tudy 
Contracted for Incentives 

Business Oregon 

Title 4 Lands Hillsboro 3,388 $616,000 Payroll No 

Multiplier 

Industrial Lands in 

Hillsboro based on 

Employment Data 

Business Oregon 

Source: Oregon Business Development 

Central Oregon's efforts to identify and promote a number of large lot areas for industry is, in a national context, 
relatively modest and completely appropriate for its current size, level of support services, and current and 
planned infrastructure. Maintaining a portfolio of competitive sites ranging from 50 to over 200 acres should 
result in substantial economic benefits and land use efficiencies. 

corporate logistics and freight volumes, not job growth." Real Estate Market Analysis: Methods and Cose Studies, Second Edition, ULI 

Press, 2009. 
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FRAMEWORK FOR REGIONAL ECONOMIC OPPORTUNITIES ANALYSIS 

This report is designed to meet the requirements of Oregon Statewide Planning Goal 9 and the administrative rule 
that implements Goal 9 (OAR 660-009). This report is a Regional Economic Opportunities Analysis, and is allowed 
under the provisions of OAR 660-009-0030 (multi-jurisdictional coordination). The following table describes the 
requirements of OAR 660-009 and where those requirements are met within the report. As a regional EOA with a 
specific focus on large lot industrial property, the report will not meet all requirements for local jurisdictions. 

Requirement of OAR-009 Location Addressed in Report 
660-009-0015(1) Review of national, state, regional, 
county, and local trends 

Chapter 3 

660-009-0015(2) Identify required site types Chapter 5 
660-0090015(3) Inventory of industrial and other 
employment lands 
660-009-0015(4) Assessment of community 
economic development potential 

Chapters 3 and 4 

660-009-0020 Industrial and other employment 
development policies 
660-009-0025(1) Identification of needed sites Chapter 5 
660-009-0025(2) Total land supply 
660-009-0025(3) Short-term supply of land 

II. COMMUNITY VISION 

A . REGIONAL GOAL AND INTRODUCTION 

REGIONAL APPROACH 

The Central Oregon region [comprised of Jefferson, Crook and Deschutes counties] proposes regional coordination 
and cooperation to attract new industrial employers. Economic activity in the region crosses jurisdictional 
boundaries, as does the labor force. While geographically separate, the jurisdictions in the region function in a 
manner similar to other metropolitan areas, which often share boundaries. The shared economic function within 
Central Oregon supports a regional approach to economic development, particularly with respect to large basic 
industries. 

Developing and maintaining a regional supply of large readily available industrial sites will allow Central Oregon 
communities to compete for a broader range of economic development opportunities than they are currently 
capable of. 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 EDCO from 
marketing the area to these prospects. As attracting this type of activity is not currently part of regional economic 
development efforts, providing an ability to appeal to this segment is seen as additive to existing economic 
development efforts. In other words, the region's jurisdictions have developed Goal 9 compliance based on 
projected growth reflective of traditional patterns, and the attraction of a large industrial user would be 
considered an exogenous impact to these projections. 

The primary economic development objective of this analysis is to ensure that the regional industrial land 
inventory is adequate to support the specific needs of large lot industrial users. As a result, a substantial amount 
of attention is paid to the site selection process utilized by candidate firms. Large firms go through a methodical 
and deliberate site selection process for "development-ready" sites. Successful recruitment of these firms requires 
a competitive selection of "development-ready" sites meeting a variety of physical and locational requirements. A 
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development-ready site, or a "shovel-ready" site, is defined as a property in which site improvement can begin 
within 180 days of purchase and development application. Such sites are either served or readily served by 
requisite infrastructure and utilities, environmental and other constraints are known and documented, and 
permitting can be fast-tracked for rapid facility operations. 

The geographic region evaluated in the analysis is the Central Oregon Counties of Deschutes, Jefferson, and Crook. 
More specifically, the primary urban areas within this broad geographic region include the Cities of Bend, 
Redmond, Prineville, Madras, Sisters, and La Pine. Consistent with Statewide Planning Goal 9, this process will 
outline the particular site needs and characteristics associated with potential targeted industries in the region. An 
in-depth inventory of potential suitable sites in the region to meet regional economic goals and opportunities will 
be a subsequent work task for the jurisdictions in the region. 

While not all jurisdictions are likely to need and/or desire the large lot industrial sites necessary to accommodate 
these users, the regional availability of these sites is considered desirable for all jurisdictions. As an example, a 
major industrial employer locating in a jurisdiction with an appropriate site will provide employment opportunities 
for the regional workforce, as well as the opportunity for support industries in other jurisdictions. Competing as a 
cohesive region allows Central Oregon to market a larger available work force, the size of which is often a key 
locational criteria 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. While individual jurisdictions could work towards establishing 
independent land inventories to meet this prospective need, a regional approach appeared most responsive to 
what is seen as a regional issue. 

The goal of this regional effort IS NOT to generate an acreage calculation of needed vacant industrial land supply 
BUT rather is 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 as well as quantitative outcome. This 
effort will provide 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. 

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 is needed. The 21s Century site selection factors in the global marketplace of industrial recruitment 
and site development prioritize: 1) expedited site development with certainty and minimal time delay; 2) 
opportunities to expand and/or diversify manufacturing activity on-site, taking advantage of existing infrastructure 
and facilities investment; and 3) the availability of a high quality work force and training programs. 

Central Oregon has the potential to compete well under these criteria as a region, but not as individual 
jurisdictions. It is due to the Central Oregon quality of life factor that so many people and businesses have 
relocated to the region in the past decade. This region has been the fastest growing in the state. The same quality 
of life amenities in Central Oregon that have attracted so many new residents is a major draw and appeal for new 
industries looking to locate a facility. These industries want to locate in an appealing living environment that will 
serve to attract and retain talented and valued employees. 

B. COMMUNITY VISION STATEMENT 

The project's Regional Advisory Committee developed a community vision, which summarizes what the region's 
economic development goals are as they particularly relate to large lot industrial demand. The following is the 
stated vision: 
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T O BUILD A STRONG AND THRIVING REGIONAL ECONOMY BY ESTABLISHING AND ACTIVELY M A I N T A I N I N G A 

COMPETITIVE PORTFOLIO OF LARGE LOT EMPLOYMENT SITES AND COORDINATING PUBLIC INVESTMENTS, 

POLICIES AND REGULATIONS TO SUPPORT REGIONAL AND STATE ECONOMIC DEVELOPMENT OBJECTIVES 

As outlined in the vision statement, the region is concerned with maintaining a competitive portfolio of large lot 
industrial sites. This is viewed as supportive of regional and statewide economic development objectives. In 
addition, the vision supports a coordination of investments and policies to this end. 

Consistent with this vision, the focus of this analysis is on the establishment and maintenance of a short-term 
competitive supply of large lot industrial sites that are "development ready", which are available to allow the 
region to compete for major industrial employers cross shopping the region against other potential locations. 

III. TREND ANALYSIS 

A . NATIONAL ECONOMIC TRENDS 

INTRODUCTION 

The trend analysis section provides the foundation of economic information that will shape realizable economic 
opportunities potential for a jurisdiction, resulting potential job growth scenarios, and ultimately employment land 
need over the planning horizon. 

In the trend analysis, it is understood that the region, state, and nation as a whole are currently navigating 
economic conditions not seen in a generation. Ultimately, current economic conditions make it difficult to produce 
highly timely national trend analysis. Johnson Reid therefore, heavily utilizes the economic forecast "of record" by 
the federal government, the non-partisan Congressional Budget Office biannual economic forecast. 

SHORT-TERM OUTLOOK 

Gross Domestic Product 
Over the previous two quarters, economic growth has stabilized with a noticeable rebound as federal stimulus 
spending has filtered into the economy and businesses inventory replenishment has spurred manufacturing 
activity. Growth in the first quarter measured a 3.2% increase following a 5.6% increase during the previous 
quarter. However, economic growth, as the recovery takes hold is likely to remain muted in the near term in light 
of existing economic turmoil, and continued uncertainly of financial markets. On the basis of previous recessions 
and recoveries, the following factors are also expected to contribute to a more measured recovery period2. 

• Evidence from the United States and other countries suggest that recovery from recessions triggered by 
financial crisis and large declines in asset prices tends to be more protracted. 

• Changes in federal stimulus: While federal stimulus spending associated with the American Recovery and 
Reinvestment Act (ARRA) may have helped moderate the severity of the recession in 2009, its effects are 
beginning to fade. 

• Loss of investment income and more limited availability of credit are likely to limit growth in consumer 
spending in the near term. 

Congressional Budget Office. "The Budget and Economic Outlook" January 2010. 
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FIGURE 3 : NEAR-TERM GROSS DOMESTIC PRODUCT 
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SOURCE: Bureau of Economic Analysis, Congressional Budget Office 

GDP growth during 2010 averaged a 2.9% annualized rate of growth, and is projected to expand modestly in a 
range from 2.8% to 2.9% through 2013. 

Employment 
Since the beginning of the recession, payroll employment has fallen by greater than 7 million jobs, reflecting both 
the loss of employment and a drop in the labor force. A signature element of the current recession has been both 
the depth and duration of employment losses from the peak period of the economic cycle as determined by the 
National Bureau of Economic Research. As of June 2010 the current recession is expected to be the deepest and 
most lengthy period of sustained unemployment since the Great Depression. 
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FIGURE 4 : NATIONAL UNEMPLOYMENT TREND 
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At current, unemployment remains at a seasonally adjusted rate of 9.5%, down slightly from its October peak of 
10.1%. The unemployment rate is expected to remain high, and lag the broader economic recovery as there is 
significant slack in the economy. As the jobs situation begins to recover, workers who have quit pursuing 
employment are likely to reenter the labor force, delaying unemployment recovery. However, it appears that the 
national employment situation is stabilizing, with the pace of year-over-year job losses declining since the first 
quarter of 2009 and finally turning positive by the beginning of 2010. 

FIGURE 5 : YEAR-OVER-YEAR EMPLOYMENT CHANGE, UNITED STATES 
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SOURCE: Bureau of Labor Statistics 
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Consumer Spending 
While a recent upward trend is an encouraging sign of recovery, spending by households is likely to remain 
constrained by slow income growth, lost wealth, and limited credit availability. Similarly, the overbuilding of 
residential and commercial space and units exhibited during the real estate bubble created sizable vacancies in 
both sectors. Subsequently, a rebound in investment spending is likely to be much slower than in a typical recovery 
period. In the near term consumer spending growth is expected to come in below its long-term average. 

FIGURE 6 : PERSONAL CONSUMPTION EXPENDITURES 
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Other Factors 
• Housing Starts have remained stable since mid-2009 and were actually up 17% in the first quarter on a year-

over-year basis. However, the current rate of housing starts remains noticeably weak and is just over a third of 
the 15-year average. 

• Asset Prices remain highly volatile in light of broad based economic and to a certain extent political 
uncertainty. Since January of 2008 the Dow Jones Industrial Average has displayed a Hi-Low range of roughly 
5,000 points. 

• Inflation in the United States remains low. At 1.7%, change in the Consumer Price Index is low relative to 
historical averages. Reflecting a large amount of slack remaining in the economy, inflation risk is low, and is 
expected to, at best, remain unchanged, and possibly decline further in the near-term. If this trend holds true, 
the impact will likely be a stable monetary policy with the Federal Reserve keeping its target rate low for some 
time. 

• Federal Debt held by the public as a percentage of total output has reached its highest level since World War 
II. Under current policies this condition is expected to exacerbate further. Persistent deficits can have severe 
economic consequences, including the crowding out of private investment, limiting the effective use of fiscal 
policy, and increasing the risk of a fiscal crisis. 
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LONG-TERIV: OUTLOOK 

During the first half of the next growth cycle, GDP is forecasted to grow rapidly enough to close the considerable 
gap between existing and potential GDP Beyond the near-term, the United States economy is expected to return 
to a typical growth cycle and growth at roughly the same pace as potential output, averaging 2.4% annual growth 
between 2015 and 2020. While growth patterns are expected to return to normal, economic growth in the coming 
decade is likely to be more measured relative to historical averages. Factors moderating long-term economic 
growth include: 

• Demographic factors are expected to create a reduction in the potential labor force and potential hours 
worked, which account for three-fourths of the economy. 

• Federal Debt will increasingly displace business investment and thus growth in capital services. 

• Total factor productivity growth is forecasted to average 1.3% annual growth, slightly above its average 
rate of growth since the productivity slowdown of the 1970s but below the 60-year average. 

FIGURE 7- LONG-TERM G D P FORECAST 
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Inflation, as measured by the PCE price index will average 1.7% annually during the latter half of the coming 
decade. The Federal Reserve will continue to use its monetary influence to control inflation risk in the next cycle 
The Fed is expected to maintain the rate of PCE near the top of its target range. 

Long-term unemployment is expected to average 5% during the latter half of the decade, roughly equivalent to 
what is considered to be the natural rate of unemployment. Over the next ten years, the U.S economy is expected 
to add over 14 million employment positions according to the Bureau of Labor Statistics (BLS). The national 
economy is forecasted to continue its exhibited trend toward more service oriented industries. A staggering 62% of 
new employment is expected to be concentrated in only two industries. Education & Health Services, and 
Professional & Business Services. Over the forecast-term, only the Manufacturing and Mining & Logging industries 
are expected to contract in size. 
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FIGURE 8 : NATIONAL EMPLOYMENT FORECAST BY INDUSTRY 2 0 1 0 - 2 0 2 0 
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Factors affecting economic growth moving forward 
• Financial Markets: The financial situation of many banks remains delicate; however, the risk of further 

deterioration is moderating. Ease and cost of credit is likely to be more limited moving forward, but far 
improved from current conditions. 

• Monetary Policy: The Federal Reserve is likely to continue aggressive monetary support for the economic 
recovery until the risk of higher inflation outweighs the risk of economic deterioration. The recent economic 
crisis saw the Fed take a larger and more nontraditional role in its monetary influence, namely the purchase of 
large amounts of mortgage backed securities on the open market. This has created a more complicated view 
of Fed influence and monetary policy actions. With nearly twice its pre-recession asset holding, the Fed can 
now withdraw monetary influence by either raising its target Federal Funds Rate or reducing its asset holding. 

• Fiscal Policy: The fiscal impacts of the ARRA have already begun to wane and are expected to turn negative by 
2011. Moving forward, mounting federal deficits could limit the government's fiscal capabilities in the long-
term while placing upward pressure on tax rates. 

• Investment: Inventory levels are beginning to equalize, and firms are more likely to increase production to 
more closely match sales. However, the spread between housing vacancies and housing starts remains high, 
and a rebound in housing investment is unlikely until later in the cycle. Investment in durable equipment and 
software is expected to lead the recovery. Many industry sources predict a "pent up" demand for facilities 
and equipment that will materialize in terms of companies seeking immediate, development-ready locations. 

• Consumer Spending: Growth is expected to remain protracted through 2011. Persistently high unemployment 
will limit income growth and dampen consumer spending growth even further. 
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B . STATE ECONOMIC TRENDS 

GENERAL INDUSTRY TRENDS 

Oregon experienced exceptional employment growth between mid-2003 and 2007. Growth began slowing 
towards the end of 2006 and continued through 2007. The Oregon Employment Department's employment 
estimates for second quarter 2010 indicate that Oregon is following the U.S. economy wi th decreasing job losses 
and a turning point in the unemployment rate. Figure 7 demonstrates how closely tied the Oregon economy is to 
economic trends at the national level. Since 1939, Oregon has tracked the peaks and valleys of the U.S. economy. 
Also illustrated is improved diversity in Oregon's economy as evidenced by alleviation of the volatility that plagued 
Oregon during the 1980's recession. 

FIGUKE 9 : U.S, AND OREGON HISTORICAL EMPLOYMENT TREND: 1 9 3 9 - 2 0 0 9 
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Oregon's economic growth since 2005, but prior to the current precipitous slowdown, is due in large part to 
explosive growth in exports. For example, between first quarter 2007 and first quarter 2008, Oregon exports 
increased by 23.7%, more than six points higher than the U.S. growth during the same period. Oregon's export 
growth is primarily due to export growth in agricultural products which grew by 82.2% and computer and 
electronics products which grew by 24.8%. Computer and electronics account for nearly 40% of total Oregon 
exports. Several other industries experienced high growth in exports during the same period: Waste and Scrap 
(+71.6%), Nonmetallic Mineral Products (+54.0%), Chemicals (+47.6%), Primary Metal Manufacturing (+31.0%), 
Miscellaneous Manufactured Commodities (+26.0%) and Wood Products (+23.8%). 

Industry Analysis 
The first quarter of 2010 represented the first positive quarterly job increase since 2008. Figure 8 outlines a 
breakdown of Oregon's primary industries, where they appear to be in the cycle, and forecasts of growth over the 
near-term 
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Almost all service sectors posted seasonally adjusted job growth in early 2010. Housing market dynamics are 
expected to continue dragging down the Construction and Financial Activities Sectors in the near-term, but growth 
should turn positive in 2011. A similar trend is anticipated for Oregon's Wood Products industry. Positive spots in 
the economv include High-Tech Manufacturing, Food Processing, and Education & Health Services. 

FIGURE 10 : OREGON ECONOMIC CONDITIONS AND ESTIMATES BY INDUSTRY 
Rurnwprv Growth Projection. 
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Economic Recovery Prospects 
In the State of Oregon, the consensus among economists is that the State economy is holding in a soft-patch 
period, as federal stimulus and inventory investment fade by the third quarter of 2010. Businesses are beginning to 
feel better about the economy, while persistently high unemployment has kept consumer sentiment down. 
However, the outlook for Oregon is positive relative to other parts of the nation. In the most recent publication of 
the Federal Reserve Bank of Philadelphia's Coincident Index of Economic Indicators, Oregon posted a 1.2% 
improvement, ranking 13th in the country and 1st in the West. Moreover, according to the Oregon Office of 
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Economic Analysis (OEA), Oregon's risk of slipping into recession is now currently below the 50% mark for the first 
t ime since late 2007, 

FIGURE 11 : FEDERAL RESERVE BANK OF PHILADELPHIA'S COINCIDENT INDEX OF ECONOMIC INDICATORS 
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Employment Factors 
Similar to trends at the national level, the State of Oregon began exhibiting a decrease rate of job losses (on a year-
over-year basis) beginning by mid-2009. However, at the state level jobs have yet to turn positive but are certainly 
trending in a positive direction. The State's unemployment rate has moved in a positive direction, down to 10.5% 
from a 2009 peak of 11.6%, seasonally adjusted. Nevertheless, Oregon's rate remains elevated relative to the 
national average. 
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FIGURE 12 : YEAR-OVER-YEAR EMPLOYMENT CHANGE, STATE OF OREGON 
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Over the longer-term, 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. Oregon's high growth prospects 
are due to a number of factors: 

0 Population growth, primarily due to net in-migration 
0 Relative location near Canada and Asian countries 
0 High commodity prices 
0 Export growth 
0 Business Cost Advantages 
0 Affordable housing 
0 Biotechnology and Clean Technology 
0 Renewable Energy and Sustainable Development 
0 Quality of life 
0 State tax incentives, including the Single Sales Factor Tax 

Through 2017, the OEA forecasts 223,000 new jobs in the Oregon economy. 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. 
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FIGURE 13 : FORECASTED EMPLOYMENT GROWTH BY INDUSTRY, STATE OF OREGON 2 0 1 0 - 2 0 1 7 
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RISK FACTORS 

While signs of systematic economic recovery are emerging, the State of Oregon still faces notable downside risk in 
key sectors. Housing and real estate remain weak, and Oregon's dependence on the stability of export markets is a 
regular concern. Other factors which could affect the Oregon's economic outlook include: 

• Credit Markets: While conditions are improving, consumers and businesses are still facing greater difficulty 
getting loans relative to the previous cycle. This is also a risk reflected nationwide. 

• Prolonged Housing Market Weakness: While signs are emerging that the housing market has hit bottom, a 
full housing recovery remains several years off. However, Oregon has fared better than most western states, 
and if the economic recovery beats expectations, Oregon will be better off than most of the region. 

• Fading Inventory Cycle and Federal Stimulus: Much like in the national analysis, these two metrics are 
credited with propping up the economy over the previous two Quarters. With support broadly expected to 
wane, uncertainty is on the horizon. 

• Global Economic Conditions: As mentioned previously, Oregon's economy is highly export based and Oregon 
has above average exposure to global economic conditions, particularly conditions among its major trading 
partners. Expectations for economic growth in Asian countries such as China are a positive sign for Oregon. 

• Energy Prices: Currently low energy prices relative to the previous cycle will be a short-term boon for the 
economy, as businesses with the ability will chase cost savings. However, price increases are expected to 
return commensurate with broad based economic recovery, and maintaining a cost based competitive 
advantage is likely to be central to Oregon's economic development success. 
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C. LOCAL TRENDS & CONDITIONS 

ECONOMIC FACTORS 

The Central Oregon economy was historically dominated by Wood Products Manufacturing and Natural Resources. 
In recent decades, this changed dramatically as population influences and tourism activity spurred growth in 
service oriented industries and manufacturing diversity. Central Oregon became among the fastest growing 
regions in the West. Affluent new residents attracted to the region's quality of life brought wealth from outside the 
region, fueling demand for services and housing with the infusion of their disposable income. 

Central Oregon was among the hardest hit regions in the state during the current recession, with unemployment 
rates remaining near 15% in the current quarter, significantly higher than the statewide average. 

FIGURE 1 4 : COMPARATIVE UNEMPLOYMENT ANALYSIS 2003-CURRENT 
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Several key factors have contributed to both the depth and duration of Central Oregon's economic weakness. 
Firstly, industries that supplied goods and services to Central Oregon's real estate development market and served 
a rapidly growing population were largely responsible for its robust economic expansion. With the bursting of the 
housing bubble in 2007, the concentration of the regional economy dependent on real estate development 
created an economic contraction as dramatic as its rise. Central Oregon has lost one in four construction jobs since 
the peak of the cycle. 

Secondly, Central Oregon's new service concentrated economy is far more susceptible to changes in consumer 
sentiment and disposable income. The national recession's impact on tourism markets, consumer spending, and 
the acquisition of vacation properties or second homes compounded Central Oregon's decline. The Central Oregon 
economy was highly dependent upon "discretionary" activity, which tends to be very cyclical. 

Thirdly, unemployment in Central Oregon has remained persistently high in part as the result of continued 
population growth attracted to the region's quality of life. Central Oregon maintained positive in-migration 
through 2009. Coupled with stagnated employment growth, this in effect has kept unemployment high by 
maintaining higher labor force levels. 

Crook 

Deschutes 

Jefferson 

Crook 

Deschutes 

Jefferson 

Oregon 
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As such, Central Oregon's last year-over-year employment gain occurred in 2007, with the region posting 
employment losses every quarter since. Manufacturing continues to depress the employment situation in both 
Deschutes and Crook Counties, posting 15% and 16% job losses in 2009, respectively. Employment losses are 
moderating however, and bright spots in the economy are emerging. Several industries including Wholesale Trade 
and Education & Health Services have maintained growth throughout the recession and several other industries, 
including Leisure & Hospitality have been showing year-over-year increases in employment in the second quarter 
of 2010. 

POPULATION 

Central Oregon's dramatic Population rise was largely the effect of significant in-migration. During the 2000-2009 
decade, Central Oregon averaged 4.0% annual population growth while adding more 65,500 new residents. 
Despite an influx of retirement age residents, 55% of residents are working age between the age of 25 and 64. This 
is consistent with the statewide average. 

FIGURE 1 5 : LOCAL POPULATION GROWTH TREND 
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2000 2001 2002 2003 2004 2005 

0.0% 

2006 2007 2008 2009 

SOURCE: Portland State Population Research Center 

The City of Bend is the primary demographic hub in the region, accounting for 37% of the regional population and 
44% of growth during the last decade. Over the next 20-years, the OEA estimates Central Oregon will continue 
demographic growth at a 2.1% annual pace adding 45,000 new residents by 2020. However, this State developed 
rate of growth may be slightly conservative in nature, Deschutes County's 2004 coordinated population forecast is 
projecting 47,000 new residents in Deschutes County alone over the same interval. 

EDUCATION 

An area's level of educational attainment is often used as a proxy for the skill level of the population base. From an 
economic development perspective, Central Oregon is consistent with regional averages, with 29% of the working 
age population having at least a bachelor's degree. However, a 2010 study of Central Oregon's (Deschutes County) 
competitiveness evaluated Central Oregon in light of a sample of competitive economic peers in the west. The 
study found Central Oregon to be in the middle of the road relative to its peers. An educated and skilled workforce 
is a competitive asset among Central Oregon's target industries. An inability to "stand out" in this metric may limit 
the region's ability to recruit employers within specific industries. 
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FIGURE 16: COMPARISON OF EDUCATIONAL ATTAINMENT 
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SOURCE: Headwaters Economics, U.S. Census Bureau, and Johnson Reia, LLC 

WAGES 

Since 2002, wage levels in Central Oregon have averaged a 3.2% annual rate ot growth, comparatively better than 
a 2.8% annual growth rate at the State level. 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. 

FIGURE 1 7 : CENTRAL OREGON WAGE TRENDS 
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iv. TARGET INDUSTRY ANALYSIS 

A . LARGE-LOT TRENDS AND DYNAMICS 

Changes in global business patterns have pressured firms to develop more capital intense production models, 
placed 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. As such, large, development ready sites have emerged as one of Oregon's most severe development 
challenges 

Workforce characteristics, quality of lite, proximity to large U.S. West Coast markets, and coorainated public 
involvement and recruitment have landed Oregon "on the radar" of many large-scale projects shopping for sites in 
the United States. Many of these projects have been concentrated in cutting edge industries important t o the 
State of Oregon's economic development targets. The state and region have had measured success in the 
placement of large-scale projects, with lack of suitable sites (size & infrastructure), lack of market choice, and time 
duration to entitle and develop sites commonly cited as development constraints. 

Large scale global firms represent an important prospective economic development engine for the state ana 
region. Global scale firms have the ability to open new markets, bring cutting edge technology to the region, are 
associated with high wage jobs, and expend significant capital investment. As an additional benefit, the high 
assessed value of these projects contribute significantly t o the stability of the tax base that allows provision of 
necessary services to all residents of the region. Therefore, the goal of this process is to evaluate Central Oregon's 
opportunities for large scale economic growth in light of statewide planning goals and practices, as well as land 
and infrastructure availability 

LARGE LOT TRENDS 

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 

jurisdict ion Tenant Site Size Square Footage 
Albany Target 175 acres 1.3 million 
Hermistori Wal Mart 200 acres 1.3 million 
Lebanon Lowes 204 acres +1.3 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 wi th site demand over 50 acres, averaging over 5 new projects per year. Business 
Oregon currently has 10 estimated outstanding leads in this size category. 

Manufacturing has also shifted to larger site needs, with examples including Genentech, SolarWorld and Intel's 
new expansion in Hillsboro. Each of these required sites are in excess of 50 acres in size, with Intel's located on 
land held in reserve adjacent to a currently operating facility. While these projects show a need for large sites, 
they also speak to a desire for even larger sites than immediately needed to provide flexibility. While Intel didn't 

nmediately need the land used for their recent expansion when building the initial Ronler Acres facility, the 
flexibility provided by this excess property made the site more comoetitive vis-a-vis alternative locations that had a 
greater probability of limiting future expansion options. 
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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 Business Oregon, one would expect the 
overall activity to be significantly higher. 

Economic Development for Central Oregon (EDCO) is currently working with 72 companies seriously considering a 
location in Central Oregon, of which five would require a site 20-50 acres in size, while three would require a site in 
excess of 100 acres. Industries that have contacted EDCO for large acreage sites include the following: 

• Distribution and warehousing; 
• Data centers; 
• Renewable energy equipment manufacturing; 
• Energy production facilities (biomass, solar, geothermal, synthetic fuels); 
• High technology; and 
• General durable goods manufacturing. 

Johnson Reid completed a survey of industrial brokers active within the State of Oregon in 2010, asking a series of 
questions with respect to market activity for large lot industrial sites. These surveys revealed the following: 

• Industrial brokers surveyed fielded an estimate of eleven 50+ acre parcel queries annually over the last 
ten years, largely by technology manufacturers and warehouse/distribution users. 

• Technology manufacturers comprised 35% of all 50+ acre site queries over the last decade, indicating 
continued viability and continued growth potential for the cluster. 

• For every public lead that generated a large site query fielded by a broker, private brokerages fielded 
nearly 3 large site queries independent of public economic development involvement. 

• The State loses at least one large site query annually due explicitly to site unavailability, however Johnson 
Reid concludes more are also likely lost due to site unavailability but limited broker involvement and firm 
confidentiality prevent verification. 

• Almost one of every three sites purchased by large users over the last ten years has not yet realized 
development. In other words supply capacity should include at least 33% land investment and 
"transaction demand" capacity to enable firms adequate choice for the large site market to function. 

In summary, Business Oregon fields over 20 inquiries annually for large lot industrial land, while EDCO fields an 
additional amount. If the broker experience holds true, the actual volume of prospective site queries is in excess 
of 80 annually statewide. 

IMPORTANCE OF LARGE-LOT SUPPLY AND MARKET CHOICE 

Oregon is entering an increasingly competitive dynamic in the recruitment and retention of global large scale 
employers and producers. In their search for suitable site locations for business expansion, firms typically fol low a 
site selection process and evaluation of regional characteristics and livability, workforce/industry dynamics, 
operating costs/incentives, and availability of a selection of sites ready for immediate development. A 
development-ready site, or a "shovel-ready" site, is one in which site improvement can begin within 180 days of 
purchase and development application. Such sites are served by requisite infrastructure and utilities, 
environmental and other constraints are known and documented, and permitting can be fast-tracked for rapid 
facility operations. Many large business location searches are conducted by hired site selectors; their task is to 
present their clients with a "short list" of feasible options. Because of their mandate, site selectors admittedly look 
for reasons to remove sites from consideration because of some inadequacy in characteristics; their job is not to 
keep sites in consideration based on promised improvements in any deficient condition. 
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Johnson Reid has organized this process into a 
simple model that follows the progression of firms' 
decision criteria in location analysis. In addition to 

entifying a progression of selection criteria, 
Johnson Reid have found land diversity and market 
choice to be of particular importance. Industrial 
recruiters at Business Oregon and other entities 
around the state strongly assert that a lack of sites 
puts Oregon at a distinct competitive disadvantage 
relative to competitor communities across the 
nation. The consensus has emerged that a general 
lack of development-ready sites to choose from 
eliminates a city or region from contention very 
early in the site selection process. Moreover, 
market choice among several sites further 
preserves price stability and transaction certainty 
that tends to deteriorate in a single-seller scenario, 
threatening placement of potential firm 

Additional industrial development and business trends affecting large-lot industrial demand includ • 

• Companies trending toward expanded portfolios. 

• Among key industries such as high-tech/renewable energy manufacturing and biosciences, evolving 
production models requiring substantial capital investment and reinvestment have created a need for 
land capacity beyond current needs. Firms require land holdings with flexibility and expansion capacity 
The value of this flexibility to a f irm exceeds the marginal cost of holding land for many firms, leading to 
firms seeking sites often well in excess of immediate space needs. 

• Higher fuel and energy costs are forcing firms into more regionally distinct operations for sourcing their 
raw materials and/or distributing their finished products 

» Large, available vacant structures are a popular commodity for some industries where time-to-market is a 
critical element of location decisions 

» Location incentives are playing an increasing role in location criteria, at least in the context of "leveling 
the playing field" among competitor locations 

• Low cost, high capacity existing utility infrastructure is emerging as a deterministic quality in site criteria 
for many targeted industries; if capacity does not currently exist it must be available within the project 
timelines for sites to remain in consideration. 

For most companies making location decisions, land is a "means to an end"; that is, they need the land to locate 
some kind of facility so they can produce the product or service that is their primary business. Thev want: 

» Diverse sites in a region to choose from in the early stages of their search; most companies want to oick 
and choose. 

• A single point of contact/negotiation; companies are riot interested in protracted negotiations with 
multiple parties; they want the process to be as quick and painless as possible. 

» Prospects are very concerned how the land procurement process affects their project t ime lines and 
ultimate time-to-market of their product; often, in fact, the actual land price is of lesser consideration to 
the company than how quickly and easily the property transaction moves forward. 

• Prospects are highlv unlikely to be patient when it comes to services (water, wastewater, powerj; the 
availability of service needs to fit into the project timeline, and not be a roadblock issue 

Initial Locai iun Candidates 

Workforce and E Kilt ing Clui ler 

Ojierstir j Costs 
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Assembling multiple smaller parcels into a cohesive "large lot" product can be a very difficult task. Among the 
barriers to land assemblies are: 

• Property owners unwilling to sell (for many reasons: price, tax impact, sentimental value, replacement 
costs, and viable alternative locations). 

• The sheer cost of the land; owners have an inflated expectation, or perhaps only one ownership out of a 
larger site assembly is a problem. 

• Ownership interests are fractured (often true in family inheritance situations); this issue often is 
combined with absentee ownership, so that owners don't really have a "stake" in the transaction and its 
impact on the community. 

• Regulatory environment (zoning, environmental overlays, mandated parcel size). 
• Infrastructure demands caused by land assembly, and the commensurate ability to finance necessary 

improvements. 
• Legal issues, including clear tit le, easements, and encumbrances. 

As these possible barriers are viewed from the standpoint of the business making a location decision, it is not 
difficult to perceive why multiple parcels often represent a "deal-killer" to companies who do not have the time, 
patience, or expertise to wade through a possible quagmire of issues. 

The key to the site selection process is that it is essential for candidate sites to be truly development-ready instead 
of simply "buildable". A general lack of development-ready sites to choose from eliminates a city or region from 
contention early in the site selection process. In addition, firms in the site selection process prefer to have 
multiple options within a region that meet their criteria. Ideally this would include multiple ownerships, as well as 
multiple jurisdictions. This allows for competitive pricing, a wider range of options, as well as making the area 
more attractive for site visitation. 

COMPETITIVE INVENTORIES 

While the State's land use system is concerned with meeting demand over the next 20-years, of more critical 
importance is the availability and maintenance of a competitive inventory of readily available sites. As the Central 
Oregon region considers new, large industrial site supply, the region specifically seeks to provide a supply of large, 
development-ready sites that is competitive with other markets nationwide. 

Johnson Reid prepared a number of surveys over the last several years, documenting the supply of development-
ready site inventory (180-day) marketed by national competitors. Johnson Reid would underscore that at least 
two of the competitors shown - Albuquerque and Austin - have identified replacement industrial land supply 
exceeding a thousand acres according to officials interviewed. The City of Hillsboro is also actively working 
towards increasing its large lot industrial acreage inventory. 

Competit ive 50-100 Acre Sites 100+ Acre Sites 50+ Acre Sites 
Market Site Count Acreage Site Count Acreage Site Count Acreage 
Colorado Springs 20 1,500 5 500 25 2,000 
Raleigh 2 126 12 1,470 14 1,596 
Austin (Round Rock) 5 380 6 855 11 1,235 
Albuquerque 3 225 9 900 12 1,125 
Hillsboro 1 78 0 0 1 78 
SOURCE: Johnson Reid Survey (Feb. 2010) 

Many site selectors will require the ability to review multiple options in the region in order to reduce the risks 
associated with varying levels of environmental mitigation, local government policy, site avoidance factors and 
planned levels of infrastructure utility investment. 
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Central Oregon competes with regions across the country that offer significantly greater development-ready 
industrial land supply, selection, diversity, and lower land cost. Continued inability to factor competitiveness as 
borne out by surveyed industrial broker activity, including diversity of large industrial site supply and competitive 
cost, sacrifices the region's long-term competitiveness for these key industries. As noted by EDCO, "with many 
options (depending upon the geographic scope of the search) we have seen a resistance by site selectors, 
corporate real estate professionals and company representatives to invest the time and travel to visit the region 
without more than just one or two large lots to consider." 

B. STRENGTHS AND CHALLENGES IN THE CENTRAL OREGON ECONOMY 

In June of 2010 Deschutes County and the consultant team moderated the Central Oregon Industrial Lands Forum. 
Participants in the forum discussed economic development trends at a national and regional level, as well as 
specific opportunities and challenges for Central Oregon. 

In this section, the findings of this session are summarized, as well as additional input from the Regional Advisory 
Committee and the consultant team. The Central Oregon region has a number of strengths with respect to 
economic development, including the following key attributes: 

• Quality of Life - The region's extensive recreation amenities and commercial services base are a 
substantial advantage. While the concentration of destination resorts in the area attest to the 
attractiveness of these assets, their existence also supports a much more substantial services amenity 
base than the full-time population could support. This makes it easier to attract executives as well as a 
quality work force. With advancements in telecommunications, firms are more footloose now than 
traditionally, and quality of life criteria play a greater role in location decisions. 

• Access - The Central Oregon communities serve as the commercial hub of a much broader rural area. In 
addition, Highway 97 provides a major north/south alternative to Interstate 5. Central Oregon's location 
makes it a natural commercial services hub for a very broad area. While Highway 97 is not perceived to 
be of equal value as Interstate 5 as a north/south link, its function is equivalent and sometime superior for 
many prospective firms. 

• Commercial Air Service - The Redmond Municipal Airport provides commercial service links, while Bend, 
Madras and Prineville have general aviation airports. This is supportive of firms making location decisions 
for quality of life reasons, while still maintaining a functional and convenient link to major metropolitan 
areas. 

• Rail - The region has made major investments in the Regional Freight Depot, supported by Connect 
Oregon grants. 

• Natural Resource Proximity. 

The primary challenges facing the area are related to scale and accessibility. While the region as a whole has a 
significant population base, none of the jurisdictions are considered large enough to meet many firms initial 
screening. In addition, Central Oregon's distance from the Interstate system is a major impediment for many 
prospective firms. 

The competitive characteristics of Central Oregon can be strengthened through a regional approach. Individual 
jurisdictions in the region are too small to be considered viable candidates for many of the targeted firms. The 
region acts as a cohesive economic unit, sharing work force and commercial amenities, and should be marketed as 
such to increase its perceived scale in the market. 

The following is a more detailed profile of the individual strengths and challenges facing each of Central Oregon's 
major communities with respect to the suitability for large-lot industrial.3 

Profiles gathered from the June 28, 2010 Central Oregon Industrial Lands Forum. 
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MADRAS (JEFFERSON COUNTY) 

The City of Madras has some strong industrial sites near the airport, including large lot industrial properties with 
rail access. The City's position at the intersection of Highways 26 and 97 provides logistical advantages, 
particularly for firms needing access to the Portland metropolitan area and Interstate 84. The airport is also a 
major facility that provides an amenity for certain businesses. Within Central Oregon, the Madras area is at the 
northern edge of the population and economic base, placing it at a disadvantage for regional distribution as well as 
for firms looking fcr large work forces 

•itr^ngths/Advantages 

• Industrial airport 

• Airport has improvements scheduled 

• Available industrial sites jjroKinnate to rail 

• Opai Springs provides ample water 

• Strong afiritulrural and tnenLifacturftg section 
businesses 

• Most proximate to the Portland metro area 
• Most proximate to I 
• Highways 97 and 26 run through middle of 

Madras 
• Developnujni costs substantially than other 

Central Oregon dties 

challenees/Dis£ idvantage 

* Thi Dre§pn Transportation Planning Rule is an 
issi o n H w y 9 7 

a There is no a continuous 4-lane highway 
between Madras and Bend 

* Relative sWf set of work force 

• Some areas do not have large surplus of gas 
and electricity 

LA PINE (DESCHUTES COUNT YJ 

Similar to Madras, La Pine's position at tne southern edge of the Central Oregon region places it at disadvantage 
for regional-serving distribution. The City does have some advantages for firms looking to serve both Central 
Oregon as well as the Klamath Falls area to the south. 

Stre ^ths/Ad intages 

• .There are industrial sites available 
• They do have some larger lots available 

• Tht" County in control of snmf1 o. the sites 

• Most proximate to Northern California, 
Klamath Falls 

• Ac; ivecf.ononif development efforts 
• Very near passenger rail line (Chemault) 

Challenges/Disadvantages 

• Sewer and water districts independent of City 
• Sewer and water systems not coordinated 
• In transition between County rodes and C Ly 

codcs 
• Transportation challenges; necessary 

improvements 

PRINEVILLE (CROOK COUNTY' 

While the City of Prineville is located at the eastern edge of the Central Oregon region, it has strong rail access and 
relatively easy truck/auto access to Redmond, Madras and Bend. The Regional Freight Depot represents a major 
public investment. The City has a reputation as being business friendly, and the recent siting of Facebook has 
raised the jurisdiction's profile in economic development circles. The area has excellent and affordable housing 
stock. While the City has a number of industrial sites, many of these are either poorly located or constrained. The 
City has historically competed well within the region as a relatively low cost location with a strong labor force, but 
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this advantage has diminished somewhat with the declines in the region's reai estate markets. Sites at the 
western edge of town are best located to serve regional needs. 

Strengths/Advantages Challenges/Disadvantages 

Ease of per 

Rail access/freight depot - City owned and 
operated short line rail service and the 
Regional Freight Depot 

General aviation airport adjacent to industrial 
properties with expansion underwav 

l arger, available workforce 

Somewhat warmer climate, but cool evenings 
Community weicoming of 
develo p me nt/n ewcomers/jobs 
Pnneville h ceritr̂ Hy located '0 
RMlmond/Bend with relatively lower 
priced land for industrial use to other Central 
Oregon Etfea 
Facebook data center under development at 
ai port location causing high interest by other 
irmc eeking future locations 

Sites are a distance off Hwy. 97 and Hwy. 126 
has limited capacity 
Grade differentials in sites make some easier 
to serve via rail (lower level) than others 
(higher level) 
O h o c o Lumoer mill site Doraered bv 2 
highways so "double indemnitv" for any 
development activity triggering TPR issues. 
Recognized as future mixed use site 
Potential large lot industrial lands not 
protected under current zoning from splitting 
into smaller parcels. 
Watersupplychailenees 

B£ND TDESCHUTES COUNTY) 

As the largest city in Central Oregon, Bend is most commonly cited as the desired location for new firms 
considering locating in the region. The City offers a wide range of commercial services and executive housing 
options, and as a result of recent trends, provides affordable housing as well. The current scarcity of industrial 
land in the city is the primary challenge to future economic development, with sites tnat are small, expensive and 
often facing substantial transportation problem. 

S igl s/Advantages Challenges/Disadvantages 

Large metro area in region 
Rnginn.il en ploy men; center 
Most "urban" of regional cities 

Immediate access to natural amenities 

Central Oregon Community College main 
campus 
Good communication infrastructure 
Juniper Rioge mastefJpf armed rnixed-ust? 
community 

• Scarcity of industrial land 
• Price ot industrial land 
• Cv era 11 costs to d e ve lo u 
• Relatively complex/sophisticated permitting 

process 

• Water a nd sewer m iw c it v limited 

• TPR IS an issue 
• Onfioi ng "discussions* w i th LCDCaboutUGU 

ex^ns i on fremsrid, negotiations, etc.) 

While Bend has the greatest level of services and scale, its vacant industrial land inventory is severely limited. 
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REDMOND (DESCHUTES COUNTY) 

The City of Redmond serves as a major hub of the region, and the commercial airport provides a key advantage. 
The community has historically seen land prices somewhat below Bend, and is well situated to serve the region 
due to its central location. The area has some small and medium sized industrial sites, and the range o f 

commercial services trails only Bend in the region 

, fin/Advantage .n^lle >ees/uis idvantages 

Commercial airport 

• Available water/wastewater capacity 

• Good telecom infrastructure 

• Central regional location allows workforce 
drawn from all over region 

• : Available small/medium sites 

® COCC technology center 
• Family-centric, Stable community 
• Enjoys a business friendly reputation; Ease and 

speed of permitt ing 
• fiNSF mil mainline through town 

Prinevi s f re ! fh t dep"~' hort line railroad 

465 acres located in the industrial arpa in the 
city limits currently in holding zone of Open 
Space Park Reserve - rezoninp orevpnted by 
TPR. 
Affordability of industrial land coming back 
into line with market 
Can Isj-ge public entity land holdings (irrigation 
district HruJ DSL1 he brought into play? 
TPR is always a factor when land is being 
considered for development 
The diverse public entities than own land fni^ht 
have different objectives 

SISTERS (DESCHUTES COUNTY) 

The City of Sisters is located at the western edge of region, and is poorly situated for serving the broader region 
and capitalizing upon the depth of the workforce. The community does offer a strong amenity base for its size, as 
well as extensive executive housing options nearby 

reng f A d — t a g e s Challenges/Disad ages 

Natural amenities 
Small airport 

Stream 11 rtfcd permitt ing process 

Large parcels abut city limits 

Comrnunity is mtcrested in/supportive of 
economic development 

Just joined Redmond's E zone 

Possible expansion land not in city limits 
Iran spoliation system needs funding but 
some elements coming into place 
Available lots are plotted into small Darcels in 
industrial parks 
SO acre Forest Service site in town might 
become available which could trigger TP8 
issues 
Possible water/wastewater limitations (not 
r j i iy cirar) 

C. TARGET INDUSTRY OPPORTUNITIES IN CENTRAL OREGON 

Led by the Economic Development for Central Oregon (EDCO) in participation with local leaders, the Centra 
Oregon region has gone through the lengthy process of identifying specific industry sectors for business 
recruitment, retention, and entrepreneurial support. Several of these industries have had successful results t o -
date, while others are relative young in Central Oregon. In the summaries below, Johnson Reid draws largely f rom 
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EDCO's evaluation of industries in Central Oregon as well as extensive research and evaluation produced as a part 
of the Oregon Business Plan. 

Renewable Energy Development 
Renewable or clean energy development is a global industry on the rise. In 2008 Global Insight forecasted U.S. 
employment growth related to "green industries" would reach 2.5 million over the next ten years. In Oregon, solar 
manufacturing has been an early entrant, taking advantage of Oregon's existing and highly related semiconductor 
industry and proximity to large U.S. West Coast markets. Central Oregon currently has a small but diverse cluster 
of renewable energy related industries ranging from solar power and fuel cells to wind power and biomass 
production. 

Aviation/Aerospace 
There is an existing concentration relating to Redmond's airport and Bend's metro area. Specifically, Lancair has 
been operating in Redmond since 1992. Oregon's aviation industry includes 200 firms providing manufacturing, 
first and second supply chain services, and product distribution. Oregon's kit plane manufacturers also provide 
over 70 percent of all of the kit planes sold within the U.S. each year to global customers. 

Software 
Oregon is home to more than 1,500 software companies, and is particularly strong in the areas of: electronic 
design automation, financial solutions, open source, educational and training software, embedded software and 
healthcare applications. Central Oregon itself is home to over two dozen established software engineering firms. 
Software development firms are typically smaller in scale, where quality of life and telecom infrastructure is 
important. However, the Central Oregon region and the State of Oregon face both human and financial capital 
challenges to further development of the Software/IT cluster. 

Biosciences 
Oregon's bioscience industry has over 600 companies and research institutions. Biosciences include research and 
development, medical devices, medical diagnostics, human and animal therapeutics, pharmaceuticals, reagents, 
research services, bio-agriculture, bio-fuels, and medical software operations. Bioscience is a $2.5 billion traded 
sector industry in Oregon. While Oregon is not seen as a bioscience hub nationally, Central Oregon is home to a 
segment of Oregon's promising bioscience future, specializing in pharmaceutical research and development. 
However, biosciences are highly workforce dependent and are often related to large scale higher education 
resources, which are currently absent in the region. 

Data Centers 
Data centers are an emerging economic development engine in Oregon bringing significant capital investment to 
regional communities. The Central Oregon region offers key critical components in the recruitment of data center 
projects, specifically affordable electric power, municipal water and sewer capacity, robust telecom infrastructure, 
ability to attract technical talent to operate data center facilities, and a climate that can significantly lower power 
usage. These factors were instrumental in EDCO's recruitment of both Bend Broadband's Vault project and 
Facebook's $188 million investment in Prineville. 

Recreation Equipment 
Oregon is home to some of the world's most recognized brands in footwear and sports apparel. Locally 
headquartered firms include Nike, Columbia Sportswear and the North American headquarters of Adidas. 
Additionally, hotbed recreational regions such as Hood River and Central Oregon have long seen start-up 
recreational equipment firms flourish into significant contributors to local economies. Central Oregon specifically is 
home to diverse range of mountain, river, and recreational vehicle and equipment manufacturers. 

Higher Education 
Central Oregon is just beginning the process of establishing planning efforts in the establishment of a higher 
education facility in the region. Local policy market and economic development professionals realize the broader 
importance of higher education on workforce quality, culture, and business development. Higher education 
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facilities are typically campus style development requiring large affordable sites with good telecom and 
transportation infrastructure. Sites need to be proximate to population centers. 

Regional Distribution Centers 
Central Oregon can play a role in distribution, with Highway 97 representing an option to the 1-5 Corridor Option 
planning is taking a larger role in logistics and is expected to play a bigger role in diversifying risk away from a 
single supply route. 

Wood Products 
The Wood Products cluster is a long standing economic driver in Central Oregon. The cluster includes primary and 
secondary wood products, machinery manufacturing, paper & pulp manufacturing, wholesaling, and business 
management. Where Central Oregon was once a primary wood products region, secondary wood products 
manufacturing now accounts for 25% of all manufacturing employment in the region. While wood products have 
largely been a low growth industry over the last decade, the Central Oregon region is targeting additional value-
added firms. Moreover, innovated new-age primary lumber production models have emerged in recent years of 
which Central Oregon would have a distinct competitive advantage. 

D . SITE/RESOURCE CHARACTERISTICS OF KEY DEVELOPMENT CLASSES 

Figure 18 highlights specific land, workforce, and operations characteristics among key industrial classifications in 
Central Oregon. For this stage in this analysis. Manufacturers fall under a single category, whereas subsequent 
drafts will explicitly underscore development site needs and characteristics of specific industries. 

FIGURE 1 8 : KEY INDUSTRIAL LAND/INDUSTRY CHARACTERISTICS 

SOURCE: EDCO 

The findings in Figure 18 reflect the findings in the progressive criteria "funnel model". With the exception of data 
centers which have highly unique utility requirements, availability of a qualified and ample workforce is of upmost 
importance. For some industries such as Distribution and Warehousing, access to transportation networks is a key 
concern. 
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TARGETED INDUSTRIES WITH LARGE LOT NEEDS 

While it is unlikely that several industries being targeted by communities within the Central Oregon region will 
generate significant demand for large-lot industrial land, some sectors have a demonstrated track record for 
creating enormous exogenous absorption of properly-zoned industrial sites. For example, software, recreational 
equipment and aviation/aerospace all have precedent for large corporate campuses: respectively Microsoft in 
Redmond, Washington; Thor Industries in Elkhart, Indiana; Cessna in Wichita, Kansas. Typical companies, 
however, require building footprints well under the 40-50 acre threshold we have defined as a large lot industrial 
site. These needs are generally met by the existing land use process in Oregon. 

Industries requiring large acreages that hold promise for the Central Oregon region include: 
• Data centers 
* Warehouse/distribution centers 
• Select high technology/biosciences operations 

Changing economic conditions and global trends are impacting each of these industries, creating opportunities for 
rural and small metropolitan areas. The tri-county region already has established operations in each of these 
sectors and precedent for large-acreage users. Appendix B contains a summary of other geographic areas where 
each of these sectors has grown from a similar small foundation to become national leaders - some in a relatively 
short period of t ime. Additionally, any one of these sectors has the potential to create the exogenous demand that 
would trigger the need for additional large, industrial-zoned land in Central Oregon since so few of these sites exist 
- particularly in the region's largest cities. 

CENTRAL OREGON VIABILITY FOR THE DATA CENTER INDUSTRY 

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. Other site selectors f rom across the country are already focused on the tri-county area as a result of 
Oregon's largest data center project with the construction of the Facebook campus at Prineville (currently 125 
acres, 300,000 sf). 

"The combination of low cost—not the lowest—reliable electric power, incentives, telecom capacity 
and the area's climate could make the Central Oregon area as competitive as any in North America for 
the data center industry." 

2011 presentation by David Aaroe, Principal, Fortis Construction 
A leading global data center site selection f irm 

A key component that could lead to explosive growth in the Central Oregon area is enormous Bonneville Power 
Administration power transmission lines that transport electricity from hydroelectric generation the Columbia 
Gorge to California. These transmission lines are located such that Prineville, Redmond, Bend, and La Pine all 
become viable locations for the data center industry. This steady, inexpensive base load electric power is in high 
demand by the data center industry. 

Low cost, high capacity power is at the very top of the site location criteria list for the data center industry. The 
ability to quickly and reliably add load to the system is also critical. As quickly illustrated by the national district-
by-district map below, tri-county rates are well below the national average for electricity in all sectors. For 
industrial customers, Central Oregon providers offer rates up to nearly 20% below the national average and 50% 
below neighboring California where considerable data center activity is currently centered. 
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FIGURE 1 9 : INDUSTRIAL POWER RATES 

Another key factor is the requirement for robust telecom infrastructure. Over the past 12 years, more than $100 
million in infrastructure has been invested in the region, including a self-healing fiber loop for incumbent provider 
CenturyLink (formerly Qwest), numerous fiber rings by competitive local and regional providers and multiple 
Points of Presence (POP). With multiple telecom routes via San Francisco, Portland and Seattle, the tri-county 
region's access to markets in Asia is especially eood. 

Perhaps one of the greatest natural assets the area possesses for data centers is the significant year-round cooling 
factor offered by the high desert climate. Simply stated, cool nights year-round and low humidity enable data 
centers to use less power for cooling servers—making the center much more cost efficient 

Reasonable power costs, power savings maae possible by the region's climate, the lack of a sales tax in Oregon and 
meaningful incentives (property ana incomes tax exemptions) ail combine to make the Central Oregon region a 
globally competit ive location 

Because of the significant investments characterized by data centers Doth in mission critical 
infrastructure and physical plant (typical cost per square foot is $1,000), most companies require large industrial 
sites for future expansion. The current inventory of appropriately zoned sites with proximity to needed 
infrastructure in Central Oregon is potentially uncompetitive, and as such could be a major impediment to further 
growth of the sector for next 10-15 years. 

The economic development community recognizes that most jobs come f rom existing companies, and fostering 
entrepreneurship and retention expansion of existing traded-sector companies is a major focus of regional efforts. 
Recruitment of new companies in new and existing industries, however, 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. Intel's 
expansion to Hillsboro in the late 1970s is a good example in Oregon. At that t ime it was a recruitment project, but 

i the subsequent decades the global leader in semiconductor technology and production spun off more than 100 
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companies that significantly contributed to the overall diversification of Oregon and of course many well-paying 

CENTRAL OREGON VIABILITY FOR THE HIGH TECHNOLOGY INDUSTRY 

While the Central Oregon region clearly has different attributes than either the Hillsboro or Austin examples 
outlined in Appendix B, it does have some of the key components that make the high technology sector a viable 
option for industry targeting. Several important technology sectors have a foothold in the region including: 

• Semiconductor and peripherals manufacturing (Microsemi, TriQuint Semiconductor, Nanometrics) 
• Renewable/alternative energy equipment and software (Advanced Energy, Idatech, PV Trackers, El, InEnTec) 
• Software (Vertex, GL Solutions, Navis, Manzama, AudetteMedia, Team Unify) 
• Biosciences (Bend Research, MediSISS, Agere Pharmaceutical, Phillips, Accelrys). 

This small but successful and diversified group of high technology companies provides a foundation on which to 
build a broader industry, provided that other site location fundamentals are in place. 

The Central Oregon region scores well on most critical location factors. Power rates are among the lowest in the 
nation and nearly half of those in neighboring California. Not all communities are equally prepared, but generally 
water and wastewater capacity is adequate to accommodate high technology industry needs. Oregon's property 
tax incentives offered through the Enterprise Zone program generally favor high technology projects with 
significant capital expenditures, much as it benefits companies in the data center industry. Higher education 
infrastructure to develop local scientific and technical talent needs improvement within the region, and is currently 
considered by site selectors to be a barrier, however many technology companies acknowledge that most talent 
recruitment today is done on a national or international basis. Access to local technical, engineering, and scientific 
coursework and degrees are a plus and can be a swing factor between one site or another, however an area with 
quality of life and some technical talent can attract other technology employers. It happened in Hillsboro and 
Austin not because of the university infrastructure there, but because other site location factors worked (access to 
power, water & wastewater facilities) and there were well educated people who chose to live there or could be 
recruited f rom other places. 

A potentially significant barrier is the lack of large industrial lot options that have proper zoning and necessary 
infrastructure, specifically in Bend and Redmond which have been of greatest interest for companies, site selectors 
and corporate real estate professionals. That Bend, one of Oregon's seven largest cities and among the fastest 
growing (both in terms of net jobs the past decade and population), has no industrial-zoned lots over 20 acres 
would be inconceivable in most states. 

According to EDCO, the sector with the most activity in terms of location decisions and new production facilities in 
the past five years has been renewable energy equipment and related manufacturers. Included are solar power 
panel fabrication (thin film and silicon) polycrystalline refinement, and solar power generat ion- all which require 
large acreages with appropriate zoning. Biomass and gas-fired electric power plants also have a need for large 
industrial acreage, but usually prefer a rural location if adequate infrastructure can be developed cost effectively. 

While existing computer and electronics manufacturers in the area have historically operated in facilities on 
acreages less than 40 acres, there are many examples in Oregon and across the country where once small high 
technology firms have grown into large campuses. Hewlett-Packard in Boise, ID and Corvallis, OR; Micron in Boise, 
Microsoft in Redmond, WA all serve as excellent examples of local companies that organically grew into large, 
multi-building campuses that greatly exceed the 40-50 acre threshold established by this REOA. 

CENTRAL OREGON VIABILITY FOR THE WAREHOUSE & DISTRIBUTION INDUSTRY 

Because of its removed location f rom major interstates, the tri-county has not historically been a target for the 
warehouse and distribution industry. Still, some significant distribution activities do occur - primarily t ire 
distribution by the Les Schwab Company, which has over 2 million square feet under roof at its warehouse 
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operations in Prineville. There, tires and auto components manufactured globally are consolidated and distributed 
to 400+ stores in a seven state area. The company is the #1 highest volume customer for the Port of Portland and 
operates one of the largest distribution operations in Oregon. 

In addition to this warehouse, several durable goods manufacturers in the area have 
larger-scale distribution nationally f rom their Central Oregon location, including 

ht Wood Corporation, Deschutes Brewery, Keith Manufacturing, Contact 
dustries, Jeld-Wen, and Advanced Energy (PV Powered). Online retailer 

Altrec.com also consolidates and distributes orders directly from its 
Redmond, OR warehouse and does so cost competitively vis-a-vis other 
west coast locations. 

Over the past decade, consolidation has been the dominating trend in 
warehouse and distribution - fewer but larger DCs located in strategic 
geographic area - to achieve greater efficiencies and cost advantages 
offered by economies of scale. With the sharp rise in fuel prices in 
recent years, industry experts are predicting that the industry could 

migrate to smaller facilities serving smaller distribution areas. Key to this 
more dispersed model is the availability of rail to more cost effectively 

transport goods (approximately Yi) within the regional distribution area. 
Rather than the 11 or 9 state model, respectively, offered by Salt Lake City, UT 

or Reno-Sparks, NV the smaller 5 to 7 state model successfully utilized by Les 
Schwab for the past 50 years might prove more cost effective with $5-6 dollar 
per gallon fuel prices. 

"In general, companies will respond to the higher fuel prices by expanding their distribution networks tu 
include additional DCs, but it remains to be seen just how big the impact will be. Some will tweak their 
networks by adding one or two DCs or relocating one or two of them in order to economize on freight-
miles and fuel consumption." 

2010 report by ProLogis, a leading gloDal provider of distribution facilities 

Led by the Prineville Railway, the nation's only municipally-owned short-line railroad. Central Oregon has been 
working to expand its ability to provide logistics and freight connections between Class I railroads and traditional 
truck distribution models. Over the past several years, the Prineville Railway has invested nearly $10 million in a 
new freight depot, track, and railcar handling equipment to efficiently transfer rail freight to trucks either for final 
destination delivery or for warehousing. With ongoing global upward pressure on oil prices, these projects could 
be the beginning of a wave of investments in to accommodate a growing transloading facility. Planning is already 
underway for a unit-train switch yard upgrade adjacent to the UPRR/BNSF mainline just on the northern borders of 
the Redmond UGB and expanded warehouse and distribution facilities in Prineville. 
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E. REGIONAL LARGE-LOT D E M A N D 

LONG RANGE EMPLOYMENT FORECAST 

Figure 20 outlines estimated growth in employment projected by the Oregon Employment Department (OED) for 
the Central Oregon region. The OED's most recent projection estimates employment growth by industry over a 10-
year horizon beginning in 2008. For the purposes of this analysis, Johnson Reid applied the State's 10-year growth 
rates to 2010 base year estimates of employment by industry and extrapolated growth through 2030. 

FIGURE 2 0 : BASELINE LONG RANGE EMPLOYMENT FORECASY 

Base Estimate Year 'J0-'30 
Industry 2010 2015 2020 2025 2030 Change AAGft 

Natural Resources 1,0^4 1,075 1,107 1,140 1,174 130 0.6% 
Construction 4,093 4,123 4,153 4,183 4,213 120 0.1% 
Manufacturing 5,493 5,747 6,013 6,290 6,581 1,088 0.9% 
Wholesale Trade 2,238 2,287 2,337 2,388 2,440 202 0.4% 
Retail Trade 10,138 10,804 11,514 12,271 13,077 2,939 1.3% 
T W.U. 1,605 1,735 1,876 2,027 2,192 587 1.6% 
Information 1,437 1,433 1,428 1,424 1,420 (17) •0.1% 
Financial Activities 3,741 3,910 4,086 4,270 4,463 722 0.9% 
Professional & Business 7,001 7,607 8,266 8,981 9,759 2,758 1.7% 
Education & Health 10,099 11,478 13,045 14,826 16,850 6,751 2.6% 
Leisure & Hospitality 9,981 10,643 11,349 12,102 12,905 2,924 1 3% 
Other Services 2,533 2,687 2,851 3,024 3,209 676 1.2% 
Public Administration 11,985 12,742 13,547 14,403 15,313 3,328 1.2% 
TOTAL 71,388 76,272 81,571 87,331 93,596 22,208 1.3% 
SOURCE: Oregon Employment Department and Johnson Reid, LLC 

Over the next 20-years the Central Oregon region is expected to add roughly 22,208 new employees according to 
State projections. The bulk of projected growth is expected to fall within the Health, Leisure & Hospitality, and 
Professional & Business Services sectors. However, State level projections are often demographically driven 
methodologies, developed for long range budgetary and government planning purposes. They very rarely reflect 
the qualitative economic development goals of local jurisdictions and economic development agencies. For 
example, as mentioned above, EDCO and the tri-county region have committed to the broad based recruitment, 
retention, and organic expansion of the region's Software/IT industry, which is generally under the Information 
NAICS classification. However, this economic development goal is not reflected in the State's forecast of 
Information employment. In other words, aspirational goals, policies, and dedication of resources have real direct 
ii npacts on the path of economic development likely in a local geography. 

More importantly is an inherent disconnect between any trended forecast methodology and the potential demand 
for large-lot industrial employers. By nature, large industrial placements are "game-changers", whereas a single 
placement can change the economic landscape of a community. The employment impacts are not reliably 
"forecastable". Communities are best served by providing a range and supply of suitable options for prospective 
recruitments in addition to organic expansions. This is particularly prevalent in today's landscape, where firms, 
products and even entire industries shopping Oregon for suitable sites did not even exist a cycle ago. The 
Facebook placement in Prineville is a prime example of a f irm and industry that did not exist even 10-years ago. 
While large lot users may reflect growth of existing industries, they are more often reflective of a regional, national 
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or global site selection process, and are competitive in nature. A survey of site selection professionals found that 
large firms go through a methodical site selection process for "development-ready" sites and that agencies seek to 
maximize quantity and selection of large "development-ready" sites for successful employer recruitment. A 
development-ready site, or a "shovel-ready" site, is one in which site improvement can begin within 180 days of 
purchase and development application. Such sites are served by requisite infrastructure and utilities, 
environmental and other constraints are known and documented, and permitting can be fast-tracked for rapid 
facility operations. If all these conditions cannot be met in accordance with project t ime frames, sites will not be 
kept on the list for further consideration. The key to the site selection process, therefore, is that it is essential for 
candidate sites to be immediately development-ready instead of simply "buildable." Furthermore, a general lack of 
development-ready sites to choose from eliminates a city or region from contention early in the site selection 
process. Until sites win development-ready status, they are not truly effective supply for large industrial site 
demand as viewed by firms seeking to potentially locate in the region. It is critical to keep in mind that the site 
selection process begins as a process of elimination; it only becomes selection after a short list of potential sites 
that meet all pertinent criteria has been created. 

INDUSTRY PLACEMENT VELOCITY 

For the reasons cited previously, a matrix is included, showing recent target industry placements, large and 
medium nationwide, in addition to industrial recruitment activity in Oregon4 to demonstrate a snapshot of large-
lot characteristics and the velocity of recruitments handled by Business Oregon. 

Oregon Business Development, 2010 
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FIGURE 2 1 : SELECTED LARGE LOT RECRUITMENTS IN OREGON AND SOUTHERN WASHINGTON 
YEAR PROJECT LOCATION LOT SIZE BUILDING SIZE COMMENTS 

1996 Target Albany. Or 175 acres 1.3 msf 

1937 Wal-Mart Hermiston, Or 200 acres 1.3 msf 

2002 Dollar-Tret Rldgefield, Wa 75 acres 800,000 sf 

2002 Familian (Plumbing) Tri-Cities. Wa 75 acres 500,000 sf 

2002 Wal Mart (Cold Storage) Granvie'.v, Wa 100 i-acres 900,000 sf 

2004 Lowes (certified) Lebanon, Or 204 acres 1.3 msf to 2,7 msf 

2004 Olympic (Vanity Fair) Shafter, Ca 100 '•acres 900,000 sf 

2005 Amy's Kitchen White City 50 

2006 October (cold storage) Salem, Or Lost 145 + acres 1 msf 

2006 NOAH-PepsiCo Albany 204 acres 2.5 msf 

2006 Private Proieo. (Technology) Northern Oregon 1-5 100+ 1 msf 

2006 Project Go Forth Salem Area 75-100 1 msf 

2006 Genentech (certified) Hillsboro 50 ranee 500,000 sf 

2006 Apricus N-Oregon 250 Very large Went to Singapore 

2006 Jindo-china Oregon 100 

2006 Pacific Ethanol Boardman 137 

2007 SolarWoild Hillsboro 75 range 1 msf 

2007 MN2 Lost-Cal Hillsboro 15C 1.5 msf Gpt'rsolar 

2007 Crystal Lost Malaysia Mi llers berg 100 Wentto Malaysia 

2007 HOT-lost N. Oregon 100 

2007 Gold Rush E-Oregon 350 est Very large 

2007 Navitas Oregon 150/200 EverGreen-lost 

2007 Apricus Northern Oregon 200 2.5 msf REC 

2007 Fed Ex Troutdale - 500,000 sf 

2008 Valencia Northern Oregon 100 1 msf + Delayed 

2008 Schott 1-5 50* 200,000 sf, expansion 
to SO&.CGO sf 

New Mexico 

2009 SEH Vancouver 75 1 msf+- Leasing Space to HP. 

2009 Cambridge 1-5 50 500,000 sf Plainfield 

2009 Facebook (certified) Prineville 118 147,000 sf Room for up to four 
data centers. 

2010 Home Depot (certified) Salem 50 to 100 400,000+ 50 Acres Plus Option 

2010 Big Solar Portland/1-5 250 1.4 msf Febiuary2010 Lead 

2010 Green Manufacturing Mid-Valley 100 December 09 lead 
Source: Oregon Business Development 
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FIGURE 2 2 : MATRIX OF RECENT MAJOR TARGFT INDUSTRY PLACEMENTS 
Industry/Activity Company locat ion Land/Site Size 

Renewable Energy , V 1 
Solar; plant for solar panels and power systems Xtreme Power/ Wixom, Michigan 320 acres 
Wind: plants in Brighton-blades and nacelles Windsor-blades Vestas Colorado (3 locations) Brighton= 176 acres 
Pueblo-towers Windsor=7S acres 

Pueblo= 800 acres 
Wind: plant for concrete tower bases Tindalt Newton, KS 144 acres 
Solar: facility for R&D and panels Green 2V Rio Rancho, NM 124 acres 
Wind: plant for nacelles Siemens Hutchinson, KS 108 acres 
Batteries: plant for leaf batteries Nissan Leaf Batteries Smyrna, TN 72 acres 
Solar: plant for solar receivers Schott Solar Rio Rancho, NM 80 acres 

Aviat ion/ Aerospace 
787 fuselage Boeing Charleston, SC 1.2 million sq. f t . (building only) 
Parts depot Lockheed Martin Papillion, NE 85,600 sq. ft. (building only) 
R & D Lockheed Martin San Diego, CA 158,000 sq. f t . (building only) 
Service Cessna Valencia, Spain 152,000 sq. f t . (building only) 
Drone production General Atomics Sabre Springs, CA 193,000 sq. ft. (building only) 
Helicopter training academy Bell Helicopter Ft. Worth, TX 160,897 sq. f t . (building only) 
Helicopter hangar addition Bell Helicopter Amarillo, TX 97,678 sq. ft. (building only) 

Software/Information Technology 
Software testing Galmont Consulting Lexington, KY 4,000 sq. ft. (building only) 
Global software development facility HSBC Burnaby, BC 146,000 sq. ft. (building only) 
Company H.Q,. Projekt202 Austin, TX 8,500 sq. f t . 
Software support Microsoft Austin, TX 10,000 sq. ft 
Innovation and technology center Microsoft Reston, VA 63,000 sq. ft. (building only) 
Computer lab Microsoft Redmond, WA 57,000 sq. ft. (building only) 
Office space Microsoft Bellevue, WA 1.34 million sq. ft. (office lease) 

Bioscience & Medicne 1 

Pharmaceutical development facility Analytical Biochemistry Laboratories Columbia, MO 90,000 sq. ft. (building only) 
Corporate campus B'togen Idee RTP, NC 176 acres 
Fill and finish facility Genentech Hillsboro, OR 75 acres 
Insulin manufacturing facility MannKind Danbury, CT 251,875 sq. ft. (building only) 
Mammafian cell culture proteins Pfizer County Cork, Ireland 130,000 sq. ft. (building only) 
Contract manufacturing Cook Pharmica Bloomington, IN 250,000 sq. ft. (building only) 

Data Centers 1 
Data center E bay South Jordan, UT 250,000 sq.ft. (building only) 
Data center Oracle West Jordan, UT 200,000 sq. ft. (building only) 
Data Center National Security Agency Camp Williams, UT 200 acres 
Data Center Cisco Systems Allen, TX 140,000 sq. ft. (building only) 
Data Center Apple Maiden, NC 500,000 sq. ft. (building only) 
Data Center Target Brooklyn Park, MN 111,800 sq. ft. (building only) 
Data Center Equinix El Segundo, CA 177,000 sq. ft. (building only) 
Data Center Advanced Data Centers Sacramento, CA 500,000 sq. ft. (building only) 
Data Center Facebook Prineville, OR 147,000 sq. ft. (building only) 
Data Center Microsoft Quincy, WA 470,000 sq. ft. (building only) 

Higher Education 
Innovation Center Western Michigan U. Kalamazoo, Ml 69,000 sq. ft. (building only) 
Aviation programs Western Michigan U. Battle Creek, Ml 92,000 sq. f t building and 20 acres 
Treyburn Corporate Park North Carolina State U. Raleigh, NC 256 acres 
Biomedical campus U of Arizona and A.S.U Phoenix, AZ 28 acres 
Campus expansion University of Memphis Memphis, TN 250,000 sq. ft. (building only) 
Campus expansion for student housing SMU Dallas, TX Redevelopment of bakery facility 
Campus expansion Duke Durham, NC 1.3 million sq. ft. (building only) 

Recreational Equipment 
Factory store Danner Boots Portland, OR 59,000 sq. ft. (building only) 
Paddle craft production Johnson Outdoors Old Town, ME N/A 
Custom skis Wagner Custom Skis Telluride, CO N/A 
Sports research lab New Balance Boston, MA 3,000 sq. ft. (building only) 

SOURCE: Iron Wolf 

It should De noted that Business Oregon's database reflects only a subset of overall activity in this market, with 
many firms making decisions without contacting the agency, or working more directly with regional economic 
development agencies such as EDCO. 

Over the previous two years Central Oregon has seen a total of 53 major recruitment leads evaluate the region. 
The majority of leads ended quickly as the region did not meet the firm's minimum criteria. Most commonly, the 
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region missed on lack of Interstate highway transportation routes, lack of large acreage parcels, or specific 
infrastructure limitations. However, the region did make it to the visitation process in four of the 15 instances it 
passed the first criteria round with one, the Facebook placement, actually locating in the region. 

FIGURE 2 3 : SUMMARY OF INDUSTRIAL RECRUITMENT LEADS 

F MENT LE SI 
June 2010 

Total Leads 
Central Oregon Did not Make Minimum Criteria 
Made Minimum Criteria 
Got to the Site Visit State 
Firm Located in the Region 

SOURCE: EDCO and Business Oregon 

As noted previously in this report, Central Oregon's lack of appropriate sites largely precludes it f rom competing 
for many prospective leads at it is unable to meet the minimum criteria specified 

v . ASSESSMENT OF POTENTIAL 

Information gathered f rom research as well as extensive input f rom State and regional economic development 
professionals were incorporated into an estimation of regional large lot industrial needs. 

A . SITE NEED CHARACTERISTICS 

Site needs for tne targeted large lot industrial users are inherently difficult to assess based cn the high level of 
uncertainty in industrial recruiting. Site requirements for specific industries are discussed in this section, but there 
are a great number of site requirements that are generally common among most major industrial users. 

Business Oregon maintains a matrix of site needs for major industry sectors that they are actively recruiting. While 
the matrix is not limited to large lot users, the requirements outline provide guidance with respect to site 
requirements by major industry group. The following table summarizes key site characteristics required and 
preferred by several major development types. While key characteristics are often listed as preferred, these may 
be required by specific firms or used as screening variables to differentiate competit ion. The Central Oregon 
region expresses a desire to maintain a competitive portfolio of sites, which would imply sites having preferred as 
well as required characteristics. 

A more generalized summarv column is included, showing large lot site requirements. This recognizes that while 
one may target specific industries, the nature of large lot demand and f irm characteristics is highly variable. The 
generalized site requirements summarize key characteristics that are broadly valued by the identified industries. 

53 
37 of 53 
15 of 53 
4 of 53 
1 of 53 
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FIGURE 2 4 : INDUSTRIAL DEVELOPMENT PROFILE MATRIX5 

Heauy Nigh-Tech Campus Call Center/ 
fieneial Clean Ten. Campus Industrial/ Guiieral Food Manufacturing industrial/ Warehouse/ ...less 

Site Regional Global Manufacturing Manufacturing Processing Processes H e m oi lie Distribution Services 

Physical Site Character ist ics 

Met Contiguous Developable Area 
50-100 acres X X X X X X X X X 

101-200 acres X X X X X X X N X X 

2 0 0 + a m s X X X X X X X X X X 

Maximum Slope 5 % 5 % 5 % 5% 5 % 5 % 7 % 10% 5 % 12% 

In f ras t ruc tu re 
Transportation 

Aito/Truck Req Req Req Req Reo Req Req Req Req Req 
Interstate- Miles 1 0 1 5 1 0 1 0 2 0 3 0 1 5 1 0 5 NA 
Trip Generation - ADT/Acre 6 5 - 1 9 2 7 6 - 1 0 6 7 6 - 1 0 6 4 2 - 5 8 7 6 - 1 0 6 7 6 - 1 0 6 7 6 - 1 0 6 7 6 - 1 0 6 6 5 - 8 6 1 4 4 - 1 9 2 

Rail Pref Pref Pref Pref Pref Pref NR NR Pref NR 
Marine NA Pref Pref Pre! Pref Pref NR NR Pref NR 
Airport-Regional Commercisl Pref Pref Pref Pref Pref Pref Pref Pref Pref Pref 

Max Distance - Miles 3 0 6 0 3 0 6 0 6 0 6 0 3 0 3 0 6 0 6 0 

Airpor t - International Pref Pref Pref Pref Pref Pref Pref Pref Pref Pref 
Distance- Miles 300 100 1 0 0 300 300 3 0 0 1 0 0 100 3 0 0 300 

Water X X X X X X X X X 

Min. Domestic Line Size/inches 8 1 0 8 8 8 1 0 1 0 1 0 4 4 

Min. Fire Line Size/inches 1 0 1 0 1 0 1 0 1 0 1 0 1 0 8 1 0 8 

High Pressure Supply Pref Pref Pref Pref Pref Pref Pref Pref NR NR 
Flow/GPD 5 0 - 7 5 , 0 0 0 7 4 , 3 0 0 7 4 , 3 0 0 3 6 , 1 0 0 1 7 , 0 0 0 2 4 , 9 0 0 6 5 , 3 0 0 7 4 , 3 0 0 11 ''OO 4 , 6 0 0 

Sanitary Sewer rteq Req Ren Req Req Req Req Req Req Req 
Min. Size/inches 8 - 1 0 1 0 10 8 3 1 0 10 8 4 4 

Natural Gas/Prefer, ed Min /inches 6 6 6 4 6 6 2 2 2 

Electricity X X X N X X N X X 

Min, Service Demand/kva 3 0 - 1 0 0 k v a 5 0 1 0 0 3 0 3 0 3 0 3 0 3 0 1 0 3 0 

Proximity to Substation Pref Req Req Pref Pref NR Pref Pref NR °ref 
Secondary System Dependency Pref Req Req Req NR NR Req 

Telecommunications 
High O -.city Req Req Req Pref Dref Pref Req Req Pref Req 
Route Diversity Pref Req Rea NR NR NR Req Pref NR Req 
Fiber Optics Req Reo Req Pref Pref Pref Req Req Pref Req 

Locat ion 

Workforce/50 Mile Radius 20,000-
5 0 , 0 0 0 

5 0 , 0 0 0 3 0 0 , 0 0 0 3 0 , 0 0 0 3 0 , 0 0 0 2 0 , 0 0 0 SO,000 5 0 , 0 0 0 20.00C 2 5 , 0 0 0 

Executive & Workforce Housing Pref 

Req Required 
Pre'. Pre /erred 
NR Not Required 
NA Not Applicable 

Business Oregon and Johnson Reia 
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As outlined in the preceding table, site requirements can be grouped into several broad categories. The 
following is a brief summation of the basic categories of site requirements: 

PHYSICAL 

• Size - Large lot demand is defined in the context of this analysis as sites 50-acres or above. Sites 
of significantly larger size provide greater flexibility, as they can meet large site needs as well as 
providing the ability to be subdivided. 

• 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. 

• Configuration - Rectangular sites provide for the most efficient layouts. Sites with irregular 
configurations need to be larger to accommodate similar levels of development. 

INFRASTRUCTURE 
• TRANSPORTATION 

o Auto/Truck 
• Interstate 
• Highway 
• Major Arterial 

o Rail 
o Marine Port 
o Airport 

• General Aviation 
• Commercial 
• International 

• UTILITIES 
o Water 
o Sewer 
o Natural Gas 
o Electricity 
o Telecommunications 

• Major communications capacity 
• Route diversity 
• Fiber optics 

LOCATION 

• WORKFORCE 
o Locations within acceptable distance of appropriately scaled labor market 
o Housing options for workforce and executives 

SPECIAL CONSIDERATIONS 

• Availability - Owner willing to sell at market consistent price 
• Ownership - Willingness to hold, front infrastructure investments 
• Flexibility - Ability to meet a variety of demands 
• Site Certification - Not necessary, but criteria should be at least inclusive of the certification 

criteria 
• Funding - Viability of funding necessary infrastructure to support development 

Sites designated to meet the regional demand for large lot industrial uses should be able to meet most of 
these criteria where practical. While physical and workforce issues cannot be addressed by actions of an 
individual jurisdiction, the remaining locational criteria largely involve infrastructure investments, which 
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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. 

Outside of size and configuration, the following are key characteristics associated with a competitive land 
supply for Central Oregon, which should be considered as the criteria under which sites are evaluated to 
meet identified needs. This list of criteria reflects input from EDCO. 

Availability 
The site must be under ownership of an entity that is willing to sell the site at market-appropriate 
pricing. Sites controlled by unmotivated or unrealistic owners are of little use for the stated 
community economic development objectives. 

Infrastructure 
Utilities - Municipal water and sanitary sewer, electric power, natural gas and telecom in 
capacities needed for specific companies or industries are critical. The ranking and magnitude 
needed for each varies from industry to industry. If nearly all utilities noted above are not in 
place or proximate to the site, and without some existing unused capacity, most companies will 
not consider a community (or that site at least) further. Most private businesses, even large 
ones, are not coincidentally experienced developers, and even with experience their timelines 
for projects are such that they are unwilling and/or unable to wait while major infrastructure 
projects are executed by public sector entities. 

Transportation - Most projects, with a few exceptions, have significant transportation and 
logistics aspects. It is important to note that the current access approval process in Oregon 
(whether on a state highway or not) is broken and a significant barrier to economic development 
in general and large lot development specifically. The Transportation Planning Rule (TPR) and 
relationship with LCDC approval is specifically creating the greatest problems for land 
development in the Central Oregon region. 

Workforce 
Throughout the tri-county area, the question for larger projects is first and foremost about 
quantity of available workers. Bend or the Deschutes County MSA is often the smallest area in 
the field of consideration during a site selection process. Quality can also be an issue, but at the 
end of the day, communities have little influence on either, at least at the point when companies 
come looking. The current unemployment statistics, which indicate an available workforce, 
could indeed make Central Oregon attractive to prospective employers if there are available sites 
to accommodate them. 

Education & Training 
Some companies are keenly interested in higher education opportunities both for the overall 
workforce and continuing education of their employees. That the Central Oregon region has 
been underserved for both higher education and training opportunities is a factor noted by 
several large projects in the past as a concern. 

Incentives 
While Oregon is not a "big player" in the incentives game nationally, the state does have in place 
several incentives that favor large, capital intensive projects. Specifically, few areas have the 
type of property tax incentives Oregon offers that can exempt these taxes for 3-15 years. Nearly 
all Central Oregon industrial areas have access to these incentives through the enterprise zone 
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and/or Strategic Investment Program. At the same t ime, Oregon does not have the type of 
payroll or jobs-based incentives available as in other places in the country. 

B. GROSS LAND D E M A N D 

From an economic development perspective, Central Oregon seeks to offer a range of readily developable 
sites that are supportive of regional and statewide economic development objectives, as well as 
competit ive with alternative regions. 

The demand for large industrial sites within Central Oregon cannot be derived using typical employment 
projections by industry, extrapolating future anticipated growth patterns based on historical patterr 
Establishing and maintaining a competitive large lot industrial inventory is intended to expand upon the 
range of potential economic development opportunities that Central Oregon can compete effectively for. 
Central Oregon as a region will be competing for large lot recruitments within a broader context that will 

kely include Idaho, Washington and Northern California. The following table provides a profile of f irm 
changes by size of enterprise within this broader area over a one year period. 

FIGURE 2 5 : BIRTHS, DEATHS, EXPANSION & CONTRACTION OF FIRMS, 2 0 0 6 - 2 0 0 7 

Employment Size of Enterprise 

TOTAL 1-4 5-9 10-19 20-99 100-499 500+ 
WESTERN UNITED STATES (California, Idaho, Oregon, Washington) 
Ini t ial year establishments 1,067,847 469,155 172,870 109,832 112,019 51,354 152,617 
Change in establishments 30,002 14,386 2,955 1,882 4,423 3,175 3,181 
Percent change in establishments 2.8% 3.1% 1.7% 17% 3.9% 6 2% 2.1% 
Establishment births 156,065 92 869 16,242 9,816 12,751 6,771 17.616 
Establishment deaths 126,063 78,483 13,287 7,934 8,328 3,596 14,435 
Establishment expansions 298,061 98,603 52,935 37,671 41,205 17,966 49,681 
Establishment contractions 296,885 65,083 64,334 47,564 49,639 20,493 49 772 
Percent change in establishments due to births 14.6% 19.8% 9.4% 8.9% 11.4% 13.2% 11.5% 
Percent change in establishments due to deaths 11.8% 16.7% 7.7% 7.2% 7.4% 7.0% 9.5% 
Init ial year employment 18,258,562 970,374 1,124,249 1,406,925 3,444,532 2,756,375 8,556,10/ 
Change in employment 37,174 179,815 31,231 2,741 43,809 -76,264 56,540 
Percent change in employment 0.2% 18.5% 2.8% 0.2% -1.3% 2.8% •0.7% 
Change in employment due to births 1 176,589 162,490 101,728 110,507 234,975 173,062 393,827 
Change in employment due to deaths -1,031,368 -133,995 -82,878 -93,033 -192,320 -134,396 394 746 
Change in employment due to expansions 1 918,836 234,651 147,836 154,902 334,050 252,161 795,236 
Change in employment due to contractions -2,026,883 83,331 -135,455 -169,635 -420,514 -367,091 -850,857 
Percent change in employment due to births 6.4% 16.7% 9.0% 7.9% 6.8% 6.3% 4.6% 
Percent change in employment due to deaths -5.6% -13.8% -7.4% -6.6% -5.6% -4.9% 1.6% 
Percent change in employment due to expansions & births 17.0% 40.9% 22.2% 18.9% 16.5% 15.4% 13.9% 
Percent change in employment due to contractions & deaths -16.7% -22.4% -19.4% -18.7% -17.3% -18 2% -14.6% 
SOURCE: US Census Bureau, Statistics of US Businesses 

As shown in the table, firms with 500 or more employees represented 14% of total firms in 2006, but 47% 
of total employment. Firms over 100 employees represented 19% of firms and 62% of total employment. 
While the net change in establishments in these size ranges is significant, the number of births (new firms) 
exceeds the net change in establishments by 384%. For firms with 500 or more employees, births exceed 
the net change by 554%. Firms primarily become prospective recruitment targets when they are formed 
or f ind their existing facilities or business environment inadequate. As a result, the number of births 
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(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. The fol lowing table summarizes a profile of firms by size range in the 
Western Unites States in 2008. This shows close to 27,000 firms with 100 or more employees, of which 
10,800 are in industries that are historically considered to be industrial oriented. The nature of industrial 
space usage is highly variable, and many industries not historically associated with industrial space now 
utilize this type of space. An example of this would be industries previously categorized under 

formation, which would include major emDloyers that have recently located on industrial space such as 
Facebook and Google. 

FIGURE 26- PROFILE OF FIRMS BY SIZE RANGE AND INDUSTRY. WESTERN UNITED STATES, 2 0 0 8 

WESTERN US (CALIFORNIA, IDAHO, OREGON, WASHINGTON) Total Firms bvS i i s Range 1 
Industry Mule description f i rms 1-4 5-G 1019 20-4'j 50-99 100-249 250-499 500-999 l ,000t 
Forestry, fishing, hunting, and Agriculture Support S,315 3,552 698 486 319 134 65 15 3 3 
Mining, quarrying, and oil and gas extraction 1,332 566 216 242 186 60 49 8 3 2 
Utilities 1,849 41 284 223 ::20 124 97 35 13 12 
Construction 124,560 78,372 20,929 12,801 8,204 2,571 1,169 237 55 22 
Manufacturing 5? 383 22.43C 10,621 9,214 8,54 ' 3,841 2,609 734 268 114 
Wholesale trade 78,309 41,552 14,795 10,505 7,408 2,415 !21| 284 91 38 
Retail trade 154,392 68,746 38,164 23,342 14,340 5,642 3,380 736 39 3 
Transportation and warehousing 31,667 16,963 5,261 4,004 3,158 1,226 740 185 87 43 
Information 27,199 15,027 3,728 3,325 2,696 1,231 750 265 114 63 
Finance and insuranct 73,237 43,916 13,712 8,657 4,517 1,284 728 236 134 53 
Real estate and rental and leasing 66,337 18,318 9,99/ 4,989 2,074 605 270 60 17 7 
Professional, scientific, and technical services 148,773 103,085 21,137 12,653 7,382 2,316 1,199 303 107 91 
Management of companies and enterprises 5,78ft 2,380 1,047 1.U18 1,082 530 «a 167 83 47 
Administrative and Support and Waste Manfc ,,id >< lediat ion! 60,140 3, 13 ,437 6^32 5,285 2, US X' 578 m 103 
Educational services IS, 69 J 7,259 2,690 2,379 2,044 716 418 101 40 46 
Health care and social assistance 132.605 68,873 29,995 17,375 10,057 3,321 2,094 417 199 274 
Arts, entertainment, and recreation 25,090 16,820 2,823 1,991 _,874 886 494 120 47 35 
Accommodation and food services 106,050 34,423 19,804 23,497 21,531 5,135 1,371 185 76 28 
Other service* (except public administration) 99,577 61,316 20,480 10,516 5,422 1,246 475 73 35 14 

TOTAL FOR ALL SECTORS 1,219,028 670,528 225.8S7 153,763 10C.351 35,707 19,430 4,739 1,615 993 
PERCENT OF TOTAL 55.0% 18.5% 12.6% 8.7% 2.9% 1.6% 0.4% 0.1% 01% 
TOTA FOR INDUSTRIAL-ORIENTED SECTORS 354,S08 194,071 61,327 43,279 32,822 12,601 7 705 2,053 718 332 
INDUSTRIAL- ORIENTED PERCFNT OF TOTAL 5^7% 17.3% 12.2% 9.2% 3.6% 2.2% 0.6% 0.2% 0.1% 

Source: U.S. Census Bureau 

A similar profile for Central Oregon shows a total of 70 firms with more than 100 employees. This 
represents 0.9% of total firms in the area. If the regional profile was consistent with the Western United 
States, with 2.2% of firms having 100 employees or more, the region would have a total of 162 firms of 
this size. For firms having 500 employees or more, this number would increase the f irm total from 7 to 17 
in Central Oregon, 
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FIGURE 2 7 : PROFILE OF FIRMS BY SIZE RANGE AND INDUSTRY. CENTRAL OREGON, 2 0 0 8 
CENTRAL OREGON (CROOK, DESCHUTES & JEFF ERSON COUNTIES) Total Firms Dy Size Range 

Industry code descript ion Firms 1-4 5-6 10-19 20-49 5 0 9 9 100-248 250-499 SOO-359 1,000* 
Forestry, f isl ng, hunting, and Agriculture Support 54 43 7 1 1 2 0 0 0 0 

Mining, quarrying, and o i l and gas extract ion 11 6 2 1 2 0 0 0 0 0 

Uti l i t ies 38 23 5 4 4 2 0 0 0 0 

Construction 1,398 1,046 194 101 44 10 3 0 0 0 

Manufacturing 36ft 173 77 48 35 18 11 2 2 0 

Wholesale trade 310 184 58 42 21 5 0 0 0 0 

Ret?il trade 984 477 238 131 90 34 10 4 0 0 

T ranspos i t i on and warehousing l b l 103 26 14 10 3 4 0 1 0 

Informat ion 143 82 24 19 7 7 2 1 1 0 

Finance and insurance 412 256 94 40 17 3 2 0 0 0 

Real estate and rental and leasing 447 355 51 28 11 0 2 0 0 0 

Professional, scientif ic, and technical services 722 550 89 51 31 0 1 0 0 0 

Management o f companies and enterprises 29 13 7 2 4 3 0 0 0 0 

Administrat ive and Support and Waste Mang and Remediat ion Srvs 371 238 59 32 33 7 2 0 0 0 

Educational services 74 37 13 11 11 2 0 0 0 0 

Health care and social assistance 614 322 128 85 43 24 9 2 0 1 

Arts, enter ta inment , and recreation 128 75 21 9 16 3 3 0 1 0 

Accommodat ion and food services 593 184 116 165 105 17 3 2 1 0 

Other services (except public administrat ion) 515 313 127 52 19 4 0 0 0 0 

TOTAL FOR ALL SECTORS 7,370 4,480 1,336 836 504 144 52 11 6 1 

PERCENT OF TOTAL 60.8% 18.1% 11.3% 6.8% 2.0% 0.7% 0.1% 0.1% 0 0 % 

TOTAL FOR INDUSTRIAL-ORIENTED SECTORS 2,644 1,767 419 241 147 45 20 2 3 0 

INDUSTRIAL-ORIENTED PERCENTOF TOTAL 66.8% 15.8% 9.1% 5.6% 1.7% 0.8% 0.1% 0.1% 0.0% 

Source: U.S. Census Bureau 

Firms sized at 500 employees or larger can be a general proxy for large lot industrial site demand. The 
Central Oregon region currently accounts for 0.27% of firms of 500 employees or more in the Western 
United States. The ratio of large firms in Central Oregon relative to the overall number of f irms (0.09%) is 
less than half the ratio in the broader Western United States (0.21%). Using the current profile of firms by 
size in the Western United States and Central Oregon, combined with birth and expansion patterns 
summarized in Figure 25, Johnson Reid can generate a model of annual large f irm location activity in the 
region. 

FIGURE 2 8 : ESTIMATED ANNUAL LARGE FIRM LOCATION ACTIVITY 
Central Western 
Oregon US 

Total Firms "",370 1,219,028 
Firms - 500-999 Employees 6 1,615 
% of Total 0.08% 0.13% 
Share of Western US 0.37% 100.00% 
Firms -1,000+ Employees | 1 998 
% of Total 0.01% 0.08% 
Share of Western US 0.10% 100.00% 
Firms - 500+ Employees 7 2,613 
% of Total 0.09% 021% 
Share of Western US 0.27% 100.00% 
PROJECTED ACTIVITY 
Estimated Annual Birth Rate 1/ 11.5% l l.S% 
Expansion Annual Rate 1/ 32.6% 32.6% 
Annual Births 1 302 
Annual Expansions 2 851 
Estimated Annual Activity 3 1,152 
1/Assumes patterns consistent with Western US data summarized in Figure 21. 
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Assuming Central Oregon retains its current mix of firms, one could expect average annual large firm 
activity of 3 location decisions per year, or 15 over a five year horizon. Not all of these will require new 
sites, as many will be able to expand at existing locations or locate in vacant or underutilized existing 
facilities. If Central Oregon's share of large employers mirrored its share of overall employment, the level 
of annual estimated activity would increase to 7 firms. It should be noted that the demand for large lot 
industrial land is also a function of supply. In other words, if no sites are available to accommodate these 
users the region will get none of these users. 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. 

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. As outlined in the vision statement, 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. 

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 has reviewed the 
Central Oregon area, and made the following recommendations: 

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. 

Working with EDCO and Business Oregon, the following matrix of large-lot site needs has been developed. 

FIGURE 2 9 : RECOMMENDED COMPETITIVE LARGE LOT INDUSTRIAL INVENTORY 

1 50-100 ACRES 100-200 ACRES 200+ ACRES TOTAL 

SHORT TERM 
Number of Sites 3 2 1 6 
Jurisdictions 3 2 1 
LONG TERM 
Number of Sites 10 5 2 17 
Jurisdictions 5 3 2 

The preceding table summarizes what has been determined to be a regionally and nationally competitive 
portfolio of large industrial lots. A readily available and developable inventory of six large sites in at least 
three separate jurisdictions will provide for choice to prospective industries or site selectors. While the 
table presents both a short term and long term inventory, the short term inventory is what is relevant 
from an economic development perspective. 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. Based 
on the projected level of demand for these sites, replenishment of the inventory will likely be needed on a 
regular basis. 
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Maintaining an appropriate available lot supply that is readily developable is a key priority for the region, 
and strongly affirmed in the community vision. Projecting the demand for industrial land in this size range 
is inherently highly speculative, as it is a thinly traded and highly competitive sector. In other words, 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 can be offset by emphasizing short term ready 
supply, with a mechanism to replace supply in a timely manner when needed. While this may be 
achieved during a periodic review, there should also be provisions for more rapid response if the market 
supports it. 

In the professional opinion of the economic development professionals contributing to this analysis, a 
competitive portfolio of industrial sites would include a collection of large industrial parcels in some 
selected communities, and a major, centrally located large-scale 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 southern 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. 

Another three large lot parcels available throughout the region is also recommended as part of a 
competitive portfolio. These sites would be 100 to 200 acres in size, and located in three distinct 
jurisdictions. Recommended jurisdictions include Bend, Prineville and La Pine. The City of Madras has 
available land within its current UGB for a large lot industrial user. 

What is important from an economic development perspective is maintaining an inventory of 
appropriately sized and located lots available to the market in any given period. From a market 
perspective, sites need to be readily developable with infrastructure in place or readily available, 
controlled by a willing seller and appropriately priced. While long term (20- year) needs are delineated, 
the critical issue is to establish and maintain the short-term inventory. Longer term planning can allow for 
sites to progress towards being available to meet short-term demands in future periods. As the 
projection of needs for large lot industrial needs is unusually speculative, a focus on short-term needs is 
probably more prudent, with mechanisms established to allow for maintenance of an adequate inventory 
in the region. In addition, the nature of industrial demand is likely to change over a twenty year period, 
and the nature of a regionally and nationally competitive portfolio of sites would be expected to change 
commensurately. Reflecting this, a process to allow for ongoing updating and refinement of the identified 
need for these types of sites should be established. 

The following are additional factors that should be considered in establishing and maintaining a 
competitive supply: 

• It should be noted that while Johnson Reid is evaluating large lot site needs as independent of 
the need for smaller sites, the targeted employers are often "game changers", which will 
generate a range of associated site needs within the region for suppliers and support businesses. 
While likely smaller in scale, the ability of the region to serve associated industrial growth is seen 
as critical. 

• Land banking is a relatively common pattern in large lot industrial land use. Firms often seek 
sites that are well in excess of their immediate needs, but capable of supporting later expansion 
of their operations. While land is being "banked" by an employer is not developed, this 
sequestered land is not available to the market and subsequently of limited use in economic 
development efforts. In effect, banked land should be treated as though it were held by an 
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unwilling/uncooperative seller, as per earlier discussions in this report. While it may serve longer 
term needs, it should not be counted towards meeting short term needs. 

• The ability to cost effectively serve sites with adequate infrastructure should be a key 
determinant in their usefulness for economic development. Industrial land is characterized by 
relatively low values per square foot, providing limited ability to be burdened with off-site 
infrastructure costs. In addition, even when fiscally viable, infrastructure provision may only be 
available in a time frame that is inadequate to meet identified needs. Certain industrial users can 
have significant offsite impacts associated with their operations. These operational externalities 
may make cause conflicts with neighboring uses, limiting the appropriate locational options for 
these types of firms. 

• While the research indicates a range of large lot site sizes and characteristics are needed within 
Central Oregon, a degree of flexibility should be maintained, recognizing the imprecision 
inherent in twenty year forecasts. A property that would allow for a range of partitioning options 
for large lot industrial would be considered to be highly desirable. As an example, a 400 acre site 
that can be subdivided into parcels as small as 50 acres would have the ability to accommodate 
either a very large user, or a series of smaller users. This would provide more flexibility in terms 
of potential configurations than two 100 acre sites and four 50 acre sites. 

Maintaining a competitive inventory of sites in the region will require regular replacement of sites as 
consumed, with modifications made to determinations of appropriate inventory based on available 
information and periodic reviews. Again, particular emphasis should be placed on the short-term 
immediately available inventory, which is what is most critical in economic development efforts. 
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A P P E N D I X A : LETTERS FROM ECONOMIC DEVELOPMENT 

PROFESSIONALS 
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I 

November 8, 2010 j 
i 
I 

Nick Lelack, AICP,' Planning Director 
Deschutes County Community Development Dept. 
117 NW Lafayette, Bend, OR 97701 

Larry Pederson 
Iron Wolf Community Resources 
17079 SW Tookbank Ct. 
Portland OR 9722<j 

RE: Large Acreage Site Demand 

Dear Mr, Lelack: 

business ore 
business grows 

Changing Global market factors have brought significant changes to the profile of the industrial 
property and building demand over the past fifteen years. For example, warehouse properties 
have dramatically increased in size and interior ceiling heights (cube storage) as distribution 
takes on new dimensions to scale and reflect the concentration of production in larger "global" 
production facilities. Likewise, production facilities scale in size to produce in mass and 
compete on global scale rather than regional or national levels. 

I 

As an example of the increase in warehouse dimensions can be seen in the list of the "historic" 
warehouse properties build since 1995; as follows, 

v' Albany-Target; 175 acres—1.3 million SF 
v' Hermiston-Wal-Mart; 200 acres 1.3 million SF 
S Lebanon-Lcjwes; 204 acres +1.3 million SF 

Salem-Homb Depot; 50 acres 500,000 SF 
i 

The total number of "warehouse" projects that have shopped Oregon, in the past ten years, with 
site demand over 50 acres, is estimated at well over 55 projects, or around 5 warehouse "type" 
projects a year on average. Currently, we have as many as 10 outstanding leads in this size and 
category. j 

Manufacturing has also seen a movement to larger scale as demonstrated by the following recent 
new Oregon companies and expansions: 

S Hillsboro-GjBnentech: +50 acres 
•S Hillsboro-SolarWorld; +75 acres 
S Intel Expansion 

Business Oregon recruitment staff estimates we see around 15 "serious" inquiries a year for large 
scale manufacturing sites. Currently, we have two very active accounts outstanding in this 
category, code namje Apollo and DK. In addition, we have multiple interests in an existing large 
facility outside of t iese numbers. 

775 Summer SI, NE, Suite 200 • Salem, OR 97301-1280 
503-986-0123 • fax 503-581-5115 • TTY 800-735-2900 • www.oregon4b iz .com 

http://www.oregon4biz.com
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Overall, we estimate that ten to fifteen percent of all our recruitment leads fall into the large site 
or building category. The trend, if anything, seems to skew towards an increase in the number of 
these large projects. 
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 cjf large lot sites 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-plus acreage ranges 
in order to meet expjected 20 year land supply needs. Given the complexity of placing such large 
users, many site selectors will require the ability to review multiple options in the region in order 
to reduce the common risks associated with varying levels of environmental mitigation, local 
government policy, |site avoidance factors and planned levels of infrastructure and utility 
investment. j 

Please let me know if you have any questions and good luck on your analysis, 

Bruce Laird 
Clean Technology Recruitment Officer 
Oregon Business Development Department 



November 17, 2010 

Nick Lelack, AICP 

Planning Director 

Deschutes County Community Development Department 

117 NW Lafayette 

Bend, OR 97701 

Dear Mr. Lelack: 

As a professional who works wi th all jurisdictions in the state of Oregon promoting business investment, 

I can't speak enough about the need for industrial land, especially those that are large lot and ready to 

develop. Once industry makes a decision on a location, they tend to move very quickly and taking t ime 

to go through extra steps to get a piece of property ready to go will eliminate sites quickly f rom 

consideration. When we worked on the Facebook project, we started in January of 2008 and 

announced in December 2009. It took less than one year to get through the siting process, which is an 

incredibly short time. 

Recently, I was with a site selection consultant looking for 65 acre parcels in Oregon for a distribution 

center and we were visiting a city of approximately 10,000 people. I asked him, since he travels all over 

the US siting projects, what amount of industrial land should be available and ready to go in a city of 

that size....his response was that for a city of 10,000 people they should have at a minimum 350 acres of 

ready to go industrial land. Currently that city had approximately 150 acres available. Many of our 

communities in Oregon want a greater inventory for development opportunities...this is a consistent 

message regardless of location in the state. Every community that wants to promote growth should 

have some parcels that are at least 50 acres up to 100 acres wi th the opportunity to divide parcels to 

meet company needs. 

We at Business Oregon want to make industrial land project ready....we want to bring our communities 

up to a level of knowledge about their properties so that there are no surprises. That is why our land 

readiness and site certification programs are important. Companies and site selection professionals 

expect this level of readiness as a standard. 

Regarding Central Oregon, I f ind it a challenge to get prospects to look beyond interstate road systems, 

even though Highway 97 has become a significant corridor in Oregon. It will only make our jobs harder 

if Central Oregon has limited alternatives when it comes to a lack of large industrial parcels. Having a 

sufficient inventory will put Central Oregon on the same playing field of other communities even with 



the transportation challenges. They need a variety of alternative sized sites as well as having all their 

industrial properties ready to go. 

When you look at a state the size of South Carolina and then read that they just increased their 

industrial land inventory statewide by 6000 acres, you know that in order to be in the game, you must 

have ample inventory in all locations in the state. Central Oregon is a significant Metropolitan Statistical 

Area (MSA) for Oregon and each county (Jefferson, Crook & Deschutes) should have sufficient inventory 

to keep the people working in the region rather than see them move to other locations to find jobs. 

I support all the efforts underway to increase the industrial land inventory in Central Oregon and am 

more than happy to answer any questions. I can be reached at 503-551-0997. 

Warm regards, 

Jill A. Miles, CEcD 

National Recruitment Officer 

Business Oregon 

C: Larry Pederson, Iron Wolf Community Resources 



ECONOMIC DEVELOPMENT 
F O R C E N T R A L O R E G O N 

November 23, 2010 

Nick Lelack, AICP 
Planning Director 
Deschutes County Community Development Dept. 
117 N W Lafayette, Bend, OR 97701 

Dear Nick: 

I am writing to support the recent pilot project to expand the inventory of large lot industrial 
sites in the Central Oregon region. Founded nearly 30 years ago, Economic Development for 
Central Oregon is the tri-county area's primary business development and recruitment 
organization with four offices. Over the past decade and a half we have recruited 89 
manufacturing and high technology companies to the area and assisted in the expansion of 
another 67 traded sector firms, many of which are the region's largest employers. With this 
foundation of real world experience, we believe E D C O is uniquely qualified to provide useful 
market-based information about the need for industrial and specifically large lot industrial 
inventory. 

Large Lot Definition 
Based on current supply, what comprises a large lot can vary greatly from community to 
community in Central Oregon. For example, a large lot in Prineville, Madras and La Pine is 50+ 
acres. In Bend or Sisters it is 5-10 acres. From a market perspective, 5-10 acres is clearly not 
considered a large lot, so these prospective projects don't look (or look long) at Bend for a 
location currently. 

Lead and inquiry activity passing through E D C O suggest that 20-50 acres are considered large 
lot, and there are a limited number of projects that fall into die "mega" category of 100+ acres. 

Regional Industrial Land Supply 
While some communities within the region have a better inventory than others, for many years 
the tri-county area overall has had a significant deficit of larger industrially-zoned land that is 
project ready. Bend, the largest city and Oregon's 5ch largest metropolitan statistical area, has had 
the least inventory in terms of total acreage, total large lot industrial and total industrial land 
overall as a ratio to employment. Most traded-sector companies looking to expand or relocate to 
Oregon that will consider the Hwy 97 corridor and central part of the state start with Bend. 

Redmond lies near the center both geographically and for the regional workforce. For these 
reasons, along with an established reputation for being responsive and friendly to business, it is 
often looked at by expanding or relocating companies as well. Importandy, it has for much of 
the past decade, effectively served to supply a portion of Bend's inventory of industrial land -
specifically larger acreage. 
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An inventory of large lot industrial parcels has historically existed in Prineville and La Pine and to 
a lesser degree in Madras, which developed its first new industrial park in decades about five 
years ago. Generally, the region has inventory where the marketplace historically has expressed 
the least interest. 

Market Demand 
E D C O is the region's clearinghouse for traded sector expansion and relocation projects, 
including large lot industrial prospects. Over the past five years, there has been a small but steady 
stream of prospects looking for large acreages. Few of these projects have located in the region, 
in part because of the supply issue. The most recent large lot location decision in the region is 
Facebook with their selection of a 125 acre industrially-zone parcel in Prineville earlier this year. 
If all phases are built, nearly one million square feet of data center space could be constructed. 

E D C O is currently working with 72 companies that are seriously considering Central Oregon for 
expansion or relocation. Five (5) of these would meet the 20-50 acre "large lot" threshold and 
three (3) the 100+ acre "mega" size noted on the previous page. These are not just leads or 
inquiries, but rather companies that have the region on the list of finalists, which wc refer to as 
"pending projects". Lead or prospect activity (i.e. companies or site selectors just looking) is 
usually three to four times the volume of our pending projects list. 

In our experience, industries requiring large acreage include: 
• distribution and warehousing; 
• data centers; 
• renewable energy equipment manufacturing; 
• energy production facilities (biomass, solar, geothermal, synthetic fuels) 
• high technology (several sub-sectors); and 
• general durable goods manufacturing. 

An issue the region struggles with regularly is the ability to market multiple large lot locations to 
prospective users. With many options (depending on the geographic scope of the search — i.e. 
multi-state, national, international) we have seen a resistance by site selectors, corporate real 
estate professionals and company representatives to invest the time and travel to visit the region 
without more than just one or two large lots to consider. Greater inventory (acreages) and 
variety (communities) are needed to better compete for these projects. 

It is also worth noting that while most communities offer bare land to new industrial employers, 
most manufacturing and technology companies are looking for existing buildings or industrial 
complexes to meet their needs. This is especially true today when existing facilities can be 
purchased well below construction costs. Today, many companies are simply looking for a good 
deal, and one that will not require them to get familiar with all state and local building and 
development processes. Often, an accelerated timeline offered by an existing building (even if it 
needs modification), is also a driving reason along with lower upfront capital expenditures. 

Industrial Land Supply Characteristics 
The size of an industrial parcel is certainly only one of many factors in the site selection process. 
Access to utilities, workforce, transportation, education and training services, and incentives are 
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all important location factors for large projects. However, if there are no viable, ready-to-go sites 
— somewhere to physically locate — the discussion about these other factors never starts. 
Additionally, if owners of industrially-zoned land are not motivated sellers it has the result of 
effectively taking those lands out of the community's inventory. This "ghost" inventory of 
having, but not really having industrial land, common in central and eastern Oregon. 

Once the viability of the site question has been answered, most large industrial users need access 
to the following for a community to move to the next stage of consideration: 

Infrastructure 
Utilities — Municipal water and sanitary sewer, electric power, natural gas and telecom in 
capacities needed for specific companies or industries is critical. The importance ranking 
and magnitude needed for each varies from industry to industry. If nearly all utilities 
noted above are not in place or very nearby or without some capacity, most companies 
will not consider a community (or that site at least) further. Most private businesses, even 
large ones, ate not coincidentally experienced developers. 
Transportation — Most projects, with a few exceptions, have significant transportation 
and logistics aspects. It is important to note that the current access approval process in 
Oregon (whether on a state highway or not) is broken and a barrier to economic 
development in general and large lot development specifically. The Transportation 
Planning Rule (TPR) and relationship with LCDC approval is specifically creating the 
greatest problems in the Central Oregon region. 

Workforce 
Throughout the tri-county area, the question for larger projects is first and foremost 
about quantity. Bend or the Deschutes County MSA is often the smallest area in the field 
of consideration for a site selection process. Quality can also be an issue, but at the end 
of the day, communities have little influence on either, at least at the point when 
companies come looking. 

Education & Training 
Some companies are keenly interested in higher education opportunities both for the 
overall workforce and continuing education of their employees. That the Central Oregon 
region has been underserved for both higher education and training opportunities is a 
factor noted by several large projects in the past as a concern. 

Incentives 
While Oregon is not a "big player" in the incentives game nationally, the state does have 
in place several incentives that favor large, capital intensive projects. Specifically, few 
areas have the type of property tax incentives Oregon offers that can exempt these taxes 
for 3-15 years. Nearly all Central Oregon industrial areas have access to these incentives 
through the enterprise zone program. At the same time, Oregon does not have the type 
of payroll or jobs-based incentives available as in other places in the country. 

Certification, as offered through a local or state agency, can be helpful, but in our experience has 
not been a large determinant in being able to attract new, large users. The exercise certainly has 
benefit in addressing issues, but most of the companies and site selectors have not inquired about 
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certification. In our experience, those who are familiar with the term and process don't know 
how its rigor compares to programs in other states. 

E D C O Recommendation 
The current process for inclusion of large lot industrial is not working. Additionally, the Central 
Oregon region does not have a compelling number of "project ready" large lot sites to lure larger 
prospects to the area. As noted earlier, the region has the greatest inventory where the 
marketplace generally has the least interest. What would be compelling would be a collection of 
large industrial parcels in some selected communities (not all) and a major, centrally located large-
scale development near the region's geographic and workforce center, and where key 
infrastructure (outlined on the previous page) is in place and has excess capacity. 

Addition of Large Lot Parcels to Selected Communities 
E D C O suggests the addition of three large lot parcels through this regional approach, in Bend, 
Prineville and La Pine. Madras currently has an area that can serve a 40 acre user and up to a 200 
acre user. We suggest that these parcels be no less than 100 acres in si2e and not larger than 300 
acres. Selection criteria should be based on: 

• proximity adjacent to the existing UGB; 
• topography conducive to accommodating large industrial facilities; 
• proximity to needed infrastructure; and 

• motivated seller with financial strength to hold large acreage parcels and extend utilities. 

Creation of Regional Industrial Complex 
From a market perspective, the logical place to locate a regional facility, Central Oregon's 
"Research Triangle" would be between Bend and Redmond. Since such a development is 
Inconsistent with Oregon's land use laws, the second most optimal location would be on the 
north end of Bend. Transportation, municipal water, sanitary sewer and natural gas infrastructure 
challenges discovered during the development process for the City of Bend's Juniper Ridge make 
this choice problematic — at least for the next three to five years. 
The next optimal location for a development to meet regional demand for industrial property is 
on the southern end of Redmond, east of Hwy 97. The area has few neighbors, possible 
secondary transport access and most of the municipal and franchise utilities with excess capacity. 
It is a compelling location in the marketplace. 

The supply of large-lot industrial land should be reviewed by the region's cities, counties and 
economic development organizations periodically. We suggest a five (5) year timeframe for re-
evaluation. If the inventory has not been absorbed, then no changes are made to the supply. 
Conversely, property acquired by end users during that time would be replaced. 

Thank you for the opportunity to provide comment and support for the process to expand the 
region's inventory of large industrial parcels. It is an important initiative to help the region 
diversify and rebuild its economy. 

Sincerely, 
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Roger J. Lee 
Executive Director 
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A P P E N D I X B: EXAMPLES OF LOCAL GOVERNMENTS PROACTIVELY 

PLANNING FOR INDUSTRIAL DEVELOPMENT 
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I N D U S T R Y F O C U S : DATA CENTERS 

Community: Quincy, Washington (Grant County) 
Population: 2000:5,044 | 2010:6,750 | % Change:+33.8% 
Number of 50+ acre industrial sites absorbed 1990-2000: 0 
Number of 50+ acre industrial sites absorbed in past decade: 5 
Number of 50+ acre industrial sites now available: 6 

Key Industry Site Location Factors: 
• Proximity to large capacity, low cost power 
• Access to municipal water and sewer (large capacity) 
• Mission critical telecom infrastructure (speed and capacity) 
• Large acreage industrial sites (with proximity to utilities) 
• Climate conducive for lower cost cooling 
• Meaningful incentives, tax climate 

Economic Outcomes 
In 2004, the rural town of Quincy, WA was essentially 100% agriculturally based economy in a county with 
some of Washington's highest chronic unemployment rates. The community had no technology 
companies operating there and, as a result, no local technology jobs. Poverty rates also ranked among 
the highest in the state. 

A key asset the community did have that aligned well for the data center industry was the fact that it had 
over 500 megawatts of stranded electric power capacity resulting from closure of several foundries within 
Grant County. Rates set by the local PUC were also very attractive for large users - among the lowest in 
the country. The community and county overall had numerous large industrial sites that could 
accommodate significant projects such as Microsoft's 1.5 million square foot data center facility. 

Today, there has been an 3 percentage point improvement in the unemployment rate and six major 
technology companies (Yahoo!, Microsoft, Dell, Intuit, T- Mobile & Ask.com) have a presence in Quincy. 
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While critics (most of which are outside community) make arguments that the jobs produced for the 
electric power used is a poor economic development tradeoff, the reality is that these centers would be 
built somewhere to accommodate market demand for mobile devices, online computing capacity and 
Internet-based software and professional services. The community, via its local and professional 
economic development organizations, had tried to attract other industries with little success. The data 
center industry has brought sustained economic activity that is benefiting most residents. 

Other economic impacts in Quincy and Grant County, WA include: 

• $2.9+ billion in facility construction and IT infrastructure investment 
• 275 average construction jobs since 2004 (peaks exceeding 600) 
• 200full time direct hire positions with technology companies 
• 250full time contract employees for facility maintenance (ongoing) 

Capital investments alone from data center development have added considerably to the local property 
tax base, which supports local government, schools and special districts. 

Of importance was the fact that Washington's land use system was able to accommodate six new large 
acreage industrial users in a very concentrated timeframe. Oregon's current land use law would never 
allow a community of 6,000 residents to have such an inventory, especially given a historical lack of 
demand for such development property. Nonetheless, the availability of this inventory was integral in the 
area attracting major new employment concentrations. 
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INDUSTRY FOCUS: H IGH TECHNOLOGY 

, Community: Hillsboro, Oregon (Washington County) 
/ Population: 2000: 70,187 | 2010: 91,611 | % Change: +30.5% 

/ Industry Target: High Technology 
| Number of 50+ acre industrial sites absorbed 2000-2010: 6 
I Number of 50+ acre industrial sites now available: 5 

Key Industry Site Location Factors: 
• Proximity to large power capacity at low cost 
• Access to municipal water and sewer (large capacity) 
• Large acreage industrial sites (with proximity to utilities) 
• Proximity to technical, scientific talent (existing critical mass & higher education) 
• Meaningful incentives, tax climate 

Economic Outcomes 
Home to Intel, Hillsboro has been planning for and working toward growth of its high technology 
employment base for more than 25 years. Utilizing a large and renewable resource from its Coast Range 
watershed, Hillsboro offers the semiconductor, bioscience and renewable energy equipment 
manufacturing industry a valuable resource for process water. Additionally, the community is 
strategically located to tap significant electric power transmission capacity in the Portland metro area, 
which is also another common thread in high technology manufacturing. 

Intel opened its first Hillsboro facility, Hawthorn Farm in 1979. This campus was followed by the opening 
of the Jones Farm location near the airport in 1982 and the Ronler Acres location in 1994. The Ronler 
Acres development was the result of a substantial effort by the City to assemble a site with multiple 
ownerships to provide for a large lot industrial opportunity. Along with several smaller campuses, Intel 
Oregon had approximately 15,500 employees, making it the largest Intel site and the largest private 
employer in Oregon. 

Intel is directly or indirectly responsible for more than 100 spin-off high technology companies and has 
played a leading role in attracting other national and international high technology manufacturers to the 
Hillsboro area (TOK America, Tokai Carbon, Lattice Semiconductor, FEI Company, Sun Microsystems, 
Epson, etc.). 

Significant capital investments in infrastructure and physical plant characterize these high technology 
companies. For these reasons, large, well-served industrial sites are required. Recent examples include 
pharmaceutical giant Genentech (75 acres), Solar World (93 acres), and TriQuint (32 acres). In 2007, 
SolarWorld AG acquired the Komatsu silicon wafer production facility in Hillsboro. The Komatsu site is 
approximately 93 acres total, and included 480,000 sf manufacturing and approximately 60 acres of 
excess land for additional fabs or support buildings. SolarWorld has since built an additional 500,000 sf 
module manufacturing facility on the site. TriQuint Semiconductors has a 32-acre corporate campus in 
Hillsboro, which manufactures semi-conductors (4" to 6" wafers) and offers integrated technologies for 
wireless and base station communications applications. Complete engineering design, manufacturing, 
testing, research and development are included at this facility. TriQuint has completed thee expansions at 
their Hillsboro HQ since 2006. 
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Hillsboro has continued to pian for future industrial development of its high technology cluster. The City 
has strategically focused industrial development efforts in the northern section of the City and is 
supporting that decision through zoning, industrial infrastructure, and transportation access. Despite 
having approximately 850 additional buildable acres within the City's North Industrial Area (Shute, 
Evergreen, and Helvetia Industrial Areas), the sites have been hampered by multiple ownership patterns, 
wetlands and natural resource issues, and lack of infrastructure. 

The City has completed a strategy intended to prepare approximately 700 acres of vacant land in the 
North Industrial area for development. The strategy addresses the key challenges to development in this 
area including infrastructure concept design and funding; mitigation of wetlands and environmentally 
sensitive lands; and land assembly (with the goal of providing a 100 acre site that is truly "shovel ready"). 
The city also realizes that high quality and reliable infrastructure (roads, water, sewer, electricity) is 
necessary. Millions of dollars are being invested, or are programmed for investment by local utility 
suppliers in phases over the next 10 years to accommodate development of these key industrial lands. 

While Hillsboro is one of the best positioned communities from an industrial land perspective, only two or 
three other options exist for large lot users in within cities in the greater Portland area, a metro with 
nearly 2 million residents. 

That Hillsboro is preparing for the future with an inventory of large-lot industrial land positions it for 
future success. It is hard to imagine how the community could accommodate additional large 
technology-based companies (either through recruitment or from organic growth of existing businesses) 
without such an inventory. 
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Community: Austin, TX (Austin County) 
Population: 2000: 656,562 | 2010:790,390 | % Change: +20.4% 
Number of 50+ acre industrial sites absorbed 2000-2010: xxx 
Number of 50+ acre industrial sites now available: 11 

k 

Key Industry Site Location Factors: 
• Proximity to large power capacity at low cost 
• Access to municipal water and sewer (large capacity) 
• Large acreage industrial sites (with proximity to utilities) 
• Proximity to technical, scientific talent (existing critical mass & higher education) 
• Meaningful incentives, tax climate 

Economic Outcomes 
Austin is considered to be a major national center for high technology development and manufacturing. 
Among its largest employers are Dell, Freescale Semiconductor, IBM, Apple, Advanced Micro Devices, 
Silicon Labs, Hewlett-Packard, Google, AMD, Applied Materials, Cirrus Logic, Cisco Systems, eBay/PayPal, 
Bioware, Intel, Samsung, Silicon Laboratories, Oracle and Rackspace. 

The proliferation of technology companies has led to the region's nickname, "the Silicon Hills", and 
spurred development that has greatly expanded the city. Austin is also emerging as a hub for 
pharmaceutical and biotechnology companies; about 85 companies in the bioscience industry are based 
in Austin. 

While the presence of some of the companies noted occurs in more intensive developments (high rise 
buildings in a downtown location), the majority of technology employers in the Austin area have 
considerable space for their operations. 
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INPUSTRY FOCUS: WAREHOUSE & DISTRIBUTION 

Community: Hermiston, Oregon 
Population: 2000:13,1541 2010:16,795 | % Change: +27.7% 
Number of 50+ acre industrial sites now available. 8 

Hermiston is a progressive, growth-oriented urban center for an area based economically on distribution 
warehousing, agriculture, food processing, utilities and other light industry. Centrally located, Hermiston 
has become a transportation center accessed by Interstate Highways 1-84 (east to west) and 1-82 (north 
and south) as well as rail and river transportation systems. As well as large properties up to and including 
a 300-acre site that is subdividable with railroad spur frontage. The City will work with developers of 
industrial and commercial business that create job opportunities for local citizens to assist with location of 
infrastructure to appropriate sites. The Port of Umatilla has helped in the development of industrial parks 
in the area, and has recently attracted a newAmazon facility on their nearby McNary property. 

Key Industry Site Location Factors: 
• Clean water 
° Economical power 
a Transportation access (Interstate and Columbia River) 
• Advanced communications 
• Room to grow 

Economic Outcomes 

The City of Hermiston strong locational attributes and readily available industrial land supply has 
supported growth in agricultural processing, utilities and distribution/warehousing. Major employers 
include 

• Wal-Mart Distribution Center - 850 employees 
* Lamb Weston - 700 employees 
* Hermiston Foods (NORPAC) - 500 employees 
* Marlette Homes - 450 employees 
• Union Pacific Railroad • (315 employees) 
• Good Shepherd Health Care System - (358 employees) 

DESCHUTES COUNTY | CENTRAL OREGON REGIONAL LARGE-LOT EOA PAGE 6 5 



BOAHDMAN 
Irrigon 

* 
m-

Community: Morrow County, Oregon 
Population: 2000: 10,995 | 2010:11,175 | % Change: +1.6% 
Number of 50+ acre industrial sites now available: 2,500 subdividable 
acres 
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The Port of Morrow has led economic development efforts within Morrow 
County. The Port serves the industrial community by continually 
developing its three industrial parks, and offers assistance with financial 
services. Connections to the local labor market are also provided. The Port 
offers industrial building sites from 1 to 2,000 acres in size as an economical 
alternative to metropolitan areas. 
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Key Industry Site Location Factors: 
• Clean water 
• Economical power 
' Transportation access (Interstate and Columbia River) 
• Advanced communications 
• Room to grow 

Economic Outcomes 

Building on its reputation as a prominent food processing center, the Port is also home to fiber and seed 
processing industries, lumber processing and transportation facilities. Port tenants include: 

• McGinn Brothers Trucking 

• Morrow Cold Storage 

• Devin Oil 

" Oregon Hay Company 

• Oregon Potato 

• Pacific Rock Products 

• Portview Ranches 

• Rivercrest Farms, Inc. 

• Tidewater Terminal Services 

• Vanco 

• Watts Brothers Re-Pack Facility 
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• PetSmart (990,000 sf) 

• MEPT USA (700,000 sf) 

• Kmart 

•JCPenney 

• Toys R Us (300,000 sf) 

• Barnes & Noble (642,000) 

• Husqvarna 

• US Ordinance 

• Patagonia (171,000 sf) 

• Walmart (890,000 sf) 

• Urban Trends (clothing) - 430,000 sf 

• Sherwin-Williams 

• Starbucks (160,000 sf) 

• Snap-on Tools (120,000 sf) 
Several of the large scale distribution centers ha^e located in 
the Tahoe-Reno Industrial Center (TRIC), a 110,000 acre 

inaustrial park is among the largest in the nation. Since 2000, TRIC has attracted 83 companies and 
construction of nearly five million square feet of warehouse and industrial buildmgs. The park also 
markets that it has 900 megawatts of power available for 
companies. The development is well served with rail and 
highway access, but prior to its conception, the rural area 
east of Reno had no historical industrial development -
giving credence to the "build it and they will come" 
strategy employed more famously at the 7,000 acre 
Research Triangle in North Carolina. 

rhe area shaded dark green represents 
l day truck service 

The area shaded tight green represents 
2 day tracx service 

Community: Reno, Nevada (Washoe County) 
Population: 2000:180,480 | 2010: 225,221 | % Change: +24.8% 

\ i 

The greater Reno, NV area has grown over the past two decades into a significant 
regional distribution center for the West Coast. Its geographic location provides 
optimal service to a six to nine-state area, but most strategically to California - the 
most populous and largest state economy in the United States. Warehouse and 

distribution is a major industry and source of employment in the Reno-Sparks area, comprising nearly 13% 
of all jobs. The area has established a large Foreign Trade Zone (FTZ) of nearly 7,500 acres and many 

large-scale distribution centers have a presence in the Reno 
Sparks area including: 
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Community: Salt Lake City, Utah (Salt Lake County) 
Population: 2000: 898,387 \ 2010: ,029,655 j % Change: +14.6% 

Key Industry Site Location Factors: 
• Strategic geographic location for target metropolitan markets 
• Access to multiple interstate and rail transportation systems 
• Availability of low cost, large acreage land 
• Meaningful incentives, tax climate 

The Salt Lake City, UT area is geographically positioned to serve an eleven-state area in the Western U.S. 
with one day truck service - making it a hub for the nation's distribution industry. Key factors supporting 
Utah's status as a distribution destination include an extensive freeway system with more than 43,155 
miles of highways and roads; a major rail system with more than 1,400 miles of railroad track stretching 
throughout the state; an international airport handling over 550 million pounds of air cargo and air freight 
annually. Salt Lake City is also a Customs Port of Entry, serving as a full-service port city. Utah's low 
operating costs and available labor force make Utah an attractive location for the distribution industry. 
Over 1,500 trucking companies have a presence in the state. 

A long list of companies have large scale distribution operations in the greater Salt Lake City area, 
i,cy*iJ ' f " including: 

• The Hershey Company (chocolate food 
products) - 600,000 sf warehouse 

• Overstock.com (consumer products) -
950,000 sf warehouse 

• Sephora USA (beauty products) - 320,000 
sf warehouse 

• U.S Foodservice (wholesale food products) 
- 265,000 sf warehouse 

• Huish Detergents (private label 
detergents) - 200,000 sf warehouse 

• Icon Health & Fitness (exercise equipment 
mfg. & distribution) - 300,000 sf facility 

• Lifetime Products (sports equipment mfg. 
& distribution) - 2.6 million sf complex 

• Nestle USA (packaged frozen foods) 
• Merit Medical Systems (medical devices, 

supplies) 
• Nu Skin Enterprises (beauty products) -
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est. 400,000 sf warehouse 
• RC Wiley Home Furnishings (furniture manufacture and distribution) 860,000 sf warehouse 
• ICU Medical (medical devices and supplies) - 450,000 sf facility (140,000 sf distribution) 
• Walmart (large scale retailer) 
• Easton (sporting goods) - 140,000 sf distribution 

Salt Lake City and surrounding communities have planned for growth of this industry, which has seen 
considerable expansion in the past two decades. Nearly all of the distribution centers noted above 
require large scale industrial parcels for initial buildings and future growth. 
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A P P E N D I X C: CORRESPONDENCES RESPONDING TO REGIONAL 

ECONOMIC OPPORTUNITY ANALYSIS 
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May 17, 2010 

Nick Lelack 
Deschutes County Development Department 
1300 N W Wall Street 
Bend, OR 97701 

Re: Central Oregon REOA 

Dear Nick, 

I am writing today to provide comments on behalf of 1000 Friends of Oregon on the most recent draft 
of the REOA. As I mentioned at the end our last meeting, we support the basic principle behind the 
REOA effort: cooperative efforts on land use decisions in order to improve Central Oregon's 
economic prospects. 

Our primary concern with the current draft is that it not only fails to comply with the land use law, but 
it is inconsistent with important policies behind those laws; policies that are sound principles of good 
governance. Our concerns center around Goals 9 (Economic Development) and 14 (Urbanization). 
Together, these Goals require cities to examine larger economic opportunities in light of community 
character, strengths, weaknesses, geographical and natural assets, market opportunities, labor force, 
infrastructure, and other qualities. Regional coordination is required, and regional planning is 
encouraged. The principle behind Goal 9 is that the EOA provides the basis to determine the 
economic opportunities that would be most effective to pursue. In other words, Goal 9 requires a 
region to take a realistic look at itself in the larger economic context, to determine what it needs to do 
to be economically successful. This is a sound principle. 

Specifically, according to Goal 9 an EOA should look at 

inventories of areas suitable for increased economic growth and activity after taking 
into consideration the health of the current economic base; materials and energy 
availability and cost; labor market factors; educational and technical training 
programs; availability of key public facilities; necessary support facilities; current 
market forces; location relative to markets; availability of renewable and non-
renewable resources; availability of land; and pollution control requirements. 

OAR 660-015-0000(9). 

Celebrating Thirty-five Years of Innovation 

http://www.friends.org


With this factual basis under Goal 9, Goal 14 directs a jurisdiction to determine what capacity is 
needed to accommodate that growth. The capacity need should grow out of the facts; it might be in 
the form of new land, or it might be using existing land differently or more efficiently, or it might be 
using existing vacant buildings, or any combination of those options. Or, the "capacity" needed 
might be in the form of better education of citizens, or improvements to key infrastructure such as 
rail. For example, if the goal is to bring in high tech and bioscience, different capacity and 
infrastructure is needed than for mobile home manufacturing or server farms like the Facebook 
installation. Looking at just one industry sector, every solar-related business that has located in 
Oregon has done so inside existing urban growth boundaries, and in some instances (such as Solar 
World in Hillsboro), using existing buildings as well. 

Unfortunately, this Draft EOA fails to truly address these basic principles. Although it includes many 
critical facts, such as the strengths and weaknesses of various areas, those facts are not actually used 
to analyze the potential they create. The strengths and weaknesses are not considered in light of the 
larger market forces; they are merely recited. Further, potentially critical distinctions are not made, 
such as the difference in the percentage of people with college degrees in Bend v. Madras, and what 
difference that might make in the kinds of businesses that choose one town over the other, and how 
that might influence the location of a large lot. There is no analysis of whether any of the strengths 
and weaknesses would actually cause any large employer to locate in Central Oregon. And, there is 
no analysis of the needs those businesses would have. For example, some large employers, such as 
information technology businesses or biotech, may house many more employees per acre with less 
infrastructure than server farms such as Facebook, which required over 100 acres and most of the 
available electric and water capacity for the city of Prineville for only 35 permanent employees. In 
short, without an analysis of the likely needs, this REOA is simply incomplete. 

Importantly, there is no analysis of other efforts necessary to attract new employers or grow jobs at 
existing employers, such as course offerings at the local university, or better transit for potential 
employees. Instead, the REOA creates an artificially limited scope by proclaiming the community 
goal to be 

To build a strong and thriving regional economy by establishing and actively 
maintaining a competitive portfolio of large lot employment sites.. . 

There is little support in the region's comprehensive plans that there is truly a goal of attracting the 
kinds of employers that require large lots when statements about large employers are read in context. 
By placing the assumption that large lot employers create a strong and thriving economy in the 
"vision statement" the document tries to avoid the task of making the case that employers that require 
large lots would actually improve the local economy. The document simply assumes that this is true. 

Actually, research shows that the opposite is true. The vast majority of job growth comes from 
existing small businesses. 
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When the REOA analyzes how many lots and acres are necessary it considers only one statistic: that 
regionally we have a smaller percentage of large industries than is common in the western U.S., 
which it explains includes Washington, Oregon, Idaho, and California. This analysis fails to account 
for the small size of Central Oregon cities compared with places like Seattle, Portland, the San 
Francisco Bay Area, Los Angeles, and Boise, all of which were included in the western regional 
statistic. It is not obvious that small cities under 100,000 will attract as large a percentage of 
companies with more than 500 employees as large cities with over a million people in the region. In 
fact, common sense would suggest the exact opposite result. Smaller towns would be expected to 
have smaller businesses. The analysis of how many large lots are required does not consider any 
other factors. 

Even assuming that Central Oregon could attract as many employers of over 500 people as Portland, 
there is another analytical error in this reasoning. Most of the cities in the REOA analysis area have 
already expanded their UGBs to account for their anticipated population growth over the next 20 
years. (Bend will likely have that process complete in the next two years.) As a result, if this REOA 
is going to just ify bringing in more land than will be needed in 20 years under normal conditions, it 
has to show why employment will grow faster than population. There is no analysis in the REOA that 
supports this conclusion. The analysis showing that central Oregon has a smaller percentage of large 
employers than the western U.S. in general actually supports the conclusion that the local trend is for 
smaller employers. It doesn ' t provide a basis for a reasonable expectation of extraordinary economic 
growth. 

Central Oregon has many attributes that could attract new businesses and cause existing ones to stay 
and grow. The region is very desirable to the "creative class" of young people looking for 
outstanding recreational opportunities. The region has a well developed economic development 
community and will soon have a university. While the REOA lists some of these facts, none of them 
is actually used in an analysis of the kinds of companies that may stay and grow or locate in central 
Oregon, or the type of capacity, infrastructure, and other elements those companies might need. A 
potentially valuable way to approach this question would be to look at other regions that have 
accomplished the economic growth this REOA hopes for. What assets did they have? What 
strategies did they use to make the most of those assets? Do we have similar conditions here? If not, 
could we create them? 

The REOA appears to assume that large, established employers in traded sector industries are the 
primary drivers of job creation, and that cities need to focus their efforts on attracting these businesses 
away from other areas. Assumed growth in this segment of the economy appears to be the basis of 
the REOA recommendation to set aside large tracts of land to serve these employment needs, above 
and beyond the need established by the employment forecast. However, research indicates that small, 
start-up companies are the true creators of overall job growth, and that large, established firms shed 
more jobs via layoffs and closures than they create via new hiring. 
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Economic development literature that 1 have located generally recommends nurturing the strengths or 
assets that already exist in an area, rather than attempting to fundamentally change the employment 
base. For example, the International Economic Development Council ' s guidance on business 
retention and expansion explains that "real job growth over time comes from local business 
expansion." 1 Research since the 1970s shows that most new jobs come from the growth of small 
businesses that already exist in the community.2 In light of this research, the new concept of 
"Economic Gardening" is beginning to gain significant popularity in economic development circles: 
regions should establish programs to nurture existing, growing businesses. Littleton, Colorado is one 
example. It has added 15,000 jobs to a town of 40,000 since 1987. Its history can be found at 
http://www.littletongov.org/bia/economicgardening/. 

These trends apply both locally and nationally, and in both good and bad economic conditions. This 
table from the Kauffman Foundation report titled "The Importance of Startups in Job Creation and 
Job Destruction" shows that for all but seven years from 1977 to 2005, existing firms suffered net job 
losses, while smaller start-ups grew jobs: 

1977 3,.678,254 505,053 
1978 2,389,561 1,584,463 
1979 2,839,666 1,143,865 
1980 2,493,488 -1,615,875 
1981 3,126,098 -2,271,818 
1982 2,759,993 -2.554,516 
1983 2,235,799 -4.227,716 
1984 2,558,031 1,994,505 
1985 2,878,640 -132,860 
1986 3,036,472 -663,117 
1987 3,261,050 -2,060,647 
1988 2,988,404 169,818 

1989 2,878,562 -572,196 
1990 2,919,266 -458,161 
1991 2,666,705 -4,000,737 
1992 2,802,951 -2,341,570 
1993 2,623,685 -888,863 
1994 2,902,461 -1,142,396 
1995 2,935,062 710,181 
1996 2,953,276 -1,193,941 
1997 3,059,236 -246,371 
1998 3,455,186 -130,450 
1999 3,220,463 -744,582 
2000 3,086,508 524,335 
2001 2,890,248 -2,397,512 
2002 3,223,919 -5,021,578 
2003 3,125,422 -1,067,903 
2004 
2005 

3,116,725 -1,226,832 2004 
2005 3,569,440 -1,088,343 

Source; Business Dynamics Statistics, reconfigured by 
Tm; Kane, The KduMmari Foundation. 

1 See http://www.iedconline.org/?p=Guide_BRE. 
2 See Richard Greene, "Job Growth in Private Industry," Monthly Labor Review, September 1982, critiquing the work of 

David Birch the MIT researcher who was first able to demonstrate statistically that job growth comes from small existing 
firms, not from importinglarge external firms. Additionally, the article compares Birch's work with other more recent 
studies attempting to replicate his work with other data. 
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In addition, the larger a firm is, the more likely it is to shed more jobs than it creates. The following 
table s taken from the draft REOA and covers our four-state region: 

FIGI IE 2 4 : BIRTHS, DEATHS, EXPAN ION & COI JN OF FIRMS, 2 0 U B - I U 0 7 

TOTAL 

Employment Sil.c of Enterprke 

TOTAL M S-9 10-19 20-99 100-495 500+ 
WESTERN UNfTED STATES (California, Idaho, Oregon, Washington) 
Initial year establishments 1,067,847 469,155 172,870 109,832 112,019 51,354 152,617 
Change in establishments 30,002 14,386 2,9SS 1,882 4,423 3,175 3,181 
Percent cha nge 1 n es ta bllshments 2.8% 3.1» 1.7% 1.7% 35% 62 a 2.1% 
Establishment births 156,065 32,869 16,242 9,816 12,751 6,771 17,616 
Establishment deaths 126,063 78,483 13,287 7,934 8,328 3,596 14,435 
Establishment expansions 298,061 98,503 52,935 37,671 41,205 17,966 49,681 
Establishment contract)ons 296,885 65,083 64334 47,564 49,639 20,493 49,772 
Percentchangein establishments c to births 14.6% 19.8% 9.4% 8.9% 11.49 13.2% 115% 
Percent cha nge in establishments due to deaths 11.8% 16.7% 7.7% 7.; 7.4% 7.0% 9.5% 
Initial year employme^* 18,258,562 9. 3,374 1,124 49 1,406,925 3,444,532 2,756375 8,556,1071 
Change in employment 37,174 179,815 31,231 2,7 . -43,809 76,264 -56,543 
Percent cha nge in employment 0.2% 18.! 2.8 Ji 0J' -1.3% -2.8*. -0.7% 
Change In employment due to births 1,176,589 162,490 101,728 110,507 234.975 173,062 393,827 
Change in employment due to deaths -1,031,368 -133,995 -32,878 -93,033 -192320 -134,396 3S4,74fi 
Change i n employment due to expansions 1,918,836 234,651 147,836 154,902 334,050 252,161 795,236 
Chnngtin mployment due to contractions -2,026,883 >83,331 -13! 455 -169,635 -420,514 -367,091 •850,857 
Percentchange"-employmentd etobirths 6 At 16 . / * 9.0% 7.9*' 6.8V 6.3-1 4.6% 
Pereentchange > employment d eto deaths •S.S* -13.8% -7.4% -6.1 K -5.69 -4 9% -4.1,% 
Percent cha ng« i employment d to expansions & births 17J09 40.9% 22.; 1 18.! > 16.r 15.4% 13.956 
Pe/centchange in employment due to contractions . & deaths 16.7% 22.454 -19.4% 18.7% 17 89t -18.2% 14.6% 
SOURCE: US Census Burt , Statistics of US Businesses 

Compar ~g the "Change in Employment" rows shows that the smallest firms gained 18% during 
2006-2007, stepping down from there to firms over twenty employees, which had a net loss of jobs. 
Note that existing 1-4 employee firms gained 234,651 jobs due to expansion, yet lost only 83,331 due 
to contrac ons. Compare this to the hundreds of thousands of jobs that were lost to contraction in 
firms over ten people in size, beyond those gained due to expansion, even during the favorable 
economy conditions o f 2 0 0 6 and 2007. 

Given this research, and the fact that the REOA acknowledges that the local trend is for small 
businesses, the REOA should expla ..i why central Oregon should be seeking to change this trend, 
rather than reinforce t. 

At the outset this REOA looks mpressive because of its size and cost. It states over and over that 
large employers need large lots. The implicit assumption is that if we have the lots, the large 
employers will come. But that assumption is not supported in the facts and analysis. The report 
points out that new compai es have located on large lots in and around the Portland region, but that 
does not prove that the same or similar compan. :s would have located here if we only had the land. 
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Portland has numerous assets that central Oregon lacks such as the education level of its workforce, 
several colleges and universities, interstate access, an international airport, and an international 
shipping port. Some of those assets likely made a difference in the decisions to move to Portland, 
rather than Bend, Prineville, or Madras. 

1000 Friends supports efforts to achieve regional cooperation on land use decisions that improve 
central Oregon 's economic outlook more than any smaller jurisdiction could have achieved alone. A 
more robust analysis might reveal opportunities to create regional economic growth greater than 
historic economic growth. It 's just that this document fails to do it. 

I look forward to working closely with this group to make the land use system support economic 
growth in our area. Please feel free to call if you have any questions. 

Sincerely, 

Pam Hardy 
Staff Attorney & Central Oregon Advocate 

1 0 0 0 Central Oregon Of f ice - 1 1 5 N W Oregon Ave # 2 1 • Bend, OR 97701 
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business ore 
May 19, 201 I 

Nick Lelack 
Deschutes County Development Department 
1300 NW Wall Street 
Bend, OR 97701 

Re: Central Oregon REOA 

Dear Nick: 

Business Oregon recommends that the findings of the Central Oregon Regional Advisory 
Committee (RAC) should be formally adopted by the participating communities and the 
Land Conservation and Development Commission. 

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 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. 

The focus on sites is an important one and is a welcome approach. Site selectors focus on 
narrow site requirements and regional inputs that meet specific needs. These needs vaiy 
significantly from employer to employer. While some employers may focus on labor force 
considerations, others may be more concerned with sites with superior water treatment, 

n 
business grows 
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power capacity, or needed redundancy in telecommunications. Further, other employers 
may be focused on avoidance factors, as their operations may not be compatible with 
nearby residential and commercial uses1. 

The consultant was correct in deriving a methodology for gross land demand in the large-
lot segment. It is our experience that these exercises are imprecise (it is hard to forecast 5 
years in the future let alone 20), but can be used for consideration of scale and 
appropriateness. The consultant used firms with more than 500 employees as a 'general 
proxy' for large-lot demand. This is a very conservative assumption for multiple reasons. 

First, firms with 500 employees are well within the range of what is considered small 
business. The U.S. Small Business Administration defines small manufacturing businesses 
as having a maximum between 500 and 1,500 employees and small wholesaling to have 
between a 100 and 150 employees2. Facilities in these employment ranges for 
manufacturing and small wholesaling can exceed the 50-acre threshold. Second, many of 
the large-lot employers in the state and the country start at levels well below 500 
employees and ramp-up production and employment over a period of years and even 
decades. Third, highly efficient, automated and capital intensive industries are producing 
more product with fewer employees. Since 1975, U.S. inflation adjusted manufacturing 
output has more than doubled while employment in manufacturing has shrunk by more 
than 30%3. 

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: "Unlike office demand, the need for most types of industrial space is 
difficidt 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 number of jobs in production or distribution businesses. "4 

The consultant was correct to cross-check his findings from the admittedly blunt 
'employment context' with economic development professionals, at the state and local 
level, who work with businesses and real estate concerns on a daily basis. Those methods 
are included in the REOA and were appropriately blended with the gross land demand 
methodology mentioned above. Further, ample supporting evidence was provided, 
including actual industry recruitments in Oregon and Southern Washington (Figure 20), 
Recent Major Target Industry Placements (Figure 21), Industrial Development Profile 
Matrix (Figure 23). Finally, a balanced account of the strengths and challenges associated 
with large lot development was presented for each of the participating counties. 

1 All of the factors mentioned above are also incorporated into the Governor's Shovel Ready Industrial Site 
Certification Program. 
2 Source: http://www.sba.srov/content/what-sbas-definition-small-business-concern 
3 Federal Reserve. U.S. Bureau of Labor Statistics 
4 Real Estate Market Analysis Methods and Case Studies, Second Edition, ULI Press 
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Regional Context: Regions are considered to be more essential to site selection than 
specific towns or communities for a variety of reasons. Most large employers count on 
labor sheds for workers that extend beyond the city of origin. The broad range of skills and 
backgrounds needed to fulfill the needs of the largest and most sophisticated 
manufacturing, research and warehousing facilities are not frequently met by a single 
community. Further, needed educational programs are usually met through regional 
college and community college systems. Mobility considerations, an increasingly 
important supply chain factor, are also provided on a regional basis as the major transfer 
points between ports, airports, highways, and rail systems are usually developed with a 
regional service area clearly in mind. 

The regional focus on the implementation of the plan should also prove to be a substantial 
economic advantage. Regional decision making around site selection, infrastructure 
financing and marketing will all be viewed as assets by recruiters and potential users. 

Findings'. A readily available and developable inventory of six large sites in at least three 
separate jurisdictions will provide for some diversity in locations and features in order to 
meet the highly individualized needs of prospective industries. This is a modest 
recommendation for a region the size of Central Oregon and should be the region's first 
priority. A further recommendation to plan for a long-term inventory of 17 sites in five 
communities is also reasonable given Central Oregon's potential for long-term growth. 
The mechanisms for providing these sites should be thought over carefully, in order to 
insure a consistent level of short-term competitive sites. 

Having multiple sites in multiple communities increases the chances of meeting the needs 
of a specific employer and is an essential component of any 20-year inventory. One 
employer might find a northerly Portland-facing location in Madras as a perfect fit, while 
another employer might find a Southern, more California facing, location in La Pine to be 
more appropriate. The identification of sites in both Redmond and Bend are essential, as 
these are the two largest and most recognizable communities in the region. Prineville is 
quickly raising its profile as a center for new industry with its recruitment of Facebook and 
its certification of three industrial sites, with one more pending. Further, these sites are 
likely to have differing site-specific attributes as they relate to labor force, transportation, 
utilities, and avoidance issues that employers will seek out for highly individualized 
reasons. 

In summary, this is a state of the art approach for identifying the land needs of industiy. It 
recognizes the targeted and diverse set of regional and site-specific factors that traded 
sector large-lot users require. A regional large-lot strategy benefits a variety of businesses 
and we are confident that the very capable communities in the three county region can 
focus on multiple priorities, including those of large and small business whether they are 
existing or new, locally grown or based in another state or country. This effort should 
become a model for the state, moving towards a land provision model that encourages land 
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efficiency and economic growth through a strategic emphasis on industry analysis, local 
capacity and regional cooperation. 

Michael J. Williams 
Oregon Business Development, Industrial Lands Specialist 
Master of Regional Planning 

Adjunct Professor, Portland State School of Urban Studies and Planning 

c: Land Conservation and Development Commission 

Sincerely, 
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J O H N S O N REID 
L A N D U S E E C O N O M I C S 

May 31, 2011 

Nick Lelack 
DESCHUTES COUNTY DEVELOPMENT DEPARTMENT 

1300 NW Wall Street 
Bend, OR 97701 

SUBJECT: Response to May 17th Letter from 1000 Friends of Oregon Relating to the Central 
Oregon REOA 

Dear Nick: 

This letter responds to a May 17th letter received from 1000 Friends of Oregon as it relates to the 
Regional Economic Opportunities Analysis (REOA). The letter was drafted by Pam Hardy, who was also 
active in the advisory committee that assisted in the development of the REOA. I have structured my 
response to parallel the aforementioned letter, and have tried to address the range of substantive 
issues raised. 

GENERAL COMMENTS ON THE R E O A 

I. Strengths and Weaknesses not adequately considered 

• Ms. Hardy claims that the strengths and weaknesses of various areas were not 
adequately considered in the REOA. As an example, she cites issues such as the 
relative percentage of the population with college degrees in Bend v. Madras, and the 
potential impact that may have on the two jurisdictions' relative attractiveness. 

I would respond to Ms. Hardy's contention on multiple fronts. First of all, the point of 
the Regional approach in Central Oregon was to recognize that the individual 
communities worked cooperatively as a largely cohesive economic unit, with business 
and commuting patterns reflecting this relationship. As a result, the labor force was 
seen as mobile within the region. The study does not make a distinction within the 
region as to which jurisdiction will be most viable for certain employment types, but it 
does outline the relative strengths and weaknesses from an economic development 
perspective of the constituent jurisdictions. 

In addition, the identified target industries reflect those with locational needs 
consistent with the Central Oregon region. The targeted industries have been 
deemed as the most likely to locate in the region by both Business Oregon and 
Economic Development for Central Oregon (EDCO), a finding reinforced by the 
subsequent research done by Johnson Reid. 
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II. Large Lot Employers 

• Ms. Hardy feels that the case is not made that large lot employers create a strong and 
thriving economy. We would agree that attracting these types of employers is not a 
necessary condition or alone enough to create a "strong and thriving economy". The 
intent of the technical advisory committee in developing the vision statement was to 
state a desire to maintain this type of inventory. It was perceived by the group to 
represent an additional tool to broaden the region's economic attractiveness, but by 
no means to represent the entirety of their economic development efforts. 

III. Lot Supply Relative to Other Communities 

• The newest version of the REOA has addressed many of Ms. Hardy's comments 
regarding the ability of smaller cities to attract large employers. As outlined in 
Appendix B, we have seen a number of similarly sized or smaller jurisdictions have 
considerable success in attracting large firms. 

IV. Link between REOA and Population Projections 

• The critique points out that individual jurisdictions within the region have population 
and employment forecasts already in place, and incremental increases in employment 
will entail employment growing faster than population. While population and 
employment growth projections are expected to be coordinated, they do not have to 
be synchronized. Central Oregon as a region has had a consistent disconnect between 
population and employment numbers. Between 2000 and 2010, Central Oregon 
added 47,000 residents, reflecting a 31% increase. During that same period, covered 
employment in the region increased by 5,521 jobs, or 9%. Due to the high percentage 
of retirement and second homes in Central Oregon, the relationship between 
population and employment has historically been unusually weak. 

The magnitude of any marginal shift in employment related to the limited number of 
sites identified through the REOA is not particularly significant relative to the overall 
employment needs in Central Oregon. If the inclusion of these lands increases 
employment in the region, population numbers can be adjusted commensurately if 
the region sees fit. 

V. REO assumes that large, established employers in traded sector industries are the primary 
drivers of job creation. 

• As noted previously, the REOA does not assume that large employers are the primary 
drivers of job creation, although we would maintain that traded sector industries are 
primary drivers. The REOA's findings on large lot industrial demand reflect that 
accommodating these types of users reflects a reasonable component of an economic 
development strategy. As outlined in the REOA, these types of users are actively 
seeking locations, and Central Oregon to a large extent has been unable to compete 
effectively for this type of industrial activity. 
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• We would agree with 1000 Friends research on "economic gardening". This concept 
is hardly new, and simply reflects a semantic if not substantive shift in economic 
development efforts. Start-up firms are an important component of economic 
growth, and have been for many decades. 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 1000 Friends letter, and that many of the start-ups were 
established to serve the larger firms. 

• Again, 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 complementary, not 
competitive. 

VI. Central Oregon is not the Portland Region. 

• We readily recognize that economic development opportunities in Central Oregon will 
be fundamentally different than those in the Portland metropolitan area, and have 
made efforts to reflect this in the REOA. As part of this effort, we recruited extensive 
participation by industrial recruiters from Business Oregon and EDCO, as well as 
including Larry Pederson of IronWolf on our team. The input of these participants was 
invaluable in generating a list of viable target industries specific to Central Oregon, as 
well as documenting their specific needs. 

In summary, we believe that the comments provided by 1000 Friends have been either substantively 
addressed by recent edits, or reflect a misunderstanding of the work and findings. The large lot 
industrial demand outlined in the REOA is intended to address the potential for exogenous industrial 
opportunities that the region is not currently competitive for, and not to diminish the more general 
need to appeal to a broad spectrum of firm types and sizes. During the preparation of this report we 
consistently sought the best available information from the most experienced practitioners, and the 
findings of the REOA are reflective of this input. The targeted industries are regionally-specific, their 
requirements well documented, and represent viable economic development opportunities for the 
region. 

Sincerely, 

Jerry Johnson 
Principal 
Johnson Reid, LLC 
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June 3 ,2011 

Nick Lclack 

Deschutes County Planning Department 
1300 N W Wall Street 
Bend, O R 97701 

Dear Nick, 

I would like to respond to a letter submitted to you regarding the Central Oregon Regional 
Economic Opportunities Analysis (REOA) by 1000 Friends of Oregon dated May 17, 2010. (I 
believe the letter's author intended the date to be 2011.) As a member of the R E O A over the past 
nine months, my first comment is to point out that the group is comprised of every community 
development and top planner for the cities and counties in the Central Oregon area. These are our 
local land use experts working day-by-day in the field. N o n e appears to share the view, position or 
perspective expressed by the letter. 

Generally, I found the letter relatively hard to follow f rom one subject to another and some were 
covered in the same paragraph. Many of the points made within the letter: 

• do not pertain to the task at hand, namely to determine if a shortage of large acreage 
industrial land is a hindrance to overall economic development and diversification efforts, 

• are focused on economic development strategy, not economic opportunities (and uses 
references of relatively simplistic or "in vogue" economic development concepts), 

• attempt to insert 1000 Friends subjective statements about specific industries and even 
companies into what should be a part of the R E O A methodology, and 

• clearly comes f rom a perspective that favors the status quo for our current land use system 
rather than the innovation. 

This letter is an attempt to coherently address the major concerns raised by 1000 Friends, not in the 
order cited in the letter, but by category. 

Status Quo 
The first few pages attempt to make a case that existing land use law provides all the tools necessary 
for communities to meet large and small industrial development needs. If this were the case, the 
D L C D grant for this project would be a complete waste of valuable time and resources. The 
implication that large industrial lot needs could somehow be met using existing land already inside 
Urban Growth Boundaries (UGBs) or vacant buildings is simply wishful thinking. If history has 
provided any lessons for Oregon communities the past decade they would be that there is a natural 
propensity for industrial land within UGBs to be converted f rom industrial zoning to other uses. 
Most Central Oregon communities have already completed inventories of industrial land and for 
some there are virtually no options or they are extremely limited. Similarly, while considerable 
aggregate inventory currently exists for existing industrial buildings in the region, they consist mosdy 
of small footprints, problematic adjacent zoning and uses, older structures - none can meet the need 
of a large user even if consolidation was physically or economically feasible. 
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The argument also is made that the solar equipment manufacturing industry in Oregon has been 
able to grow, adding companies and jobs within existing UGBs. While it is true that former 
semiconductor manufacturing facilities in Oregon have been a compelling asset to the industry, the 
simple fact remains that locating such industrial developments outside UGBs is not legal in this 
state. Given the sheer shortage of rural industrial land inventor}' and the requirement of companies 
to develop their own onsite water and wastewater treatment, we should expect to see nearly 100% of 
any industrial sector to grow within UGBs, and more specifically within the city limits of 
municipalities. This again assumes that the status quo, in the face of persistent demand, is adequate 
to deal with large lot users. This assumption is dubious. 

The real question really remains: how many companies needing large industrial-zone acreage 
bypassed Oregon because of the widely acknowledged dearth of such properties? The R E O A 
attempts and, we believe succeeds, to quantify this inherently difficult metric. 

Subjective Commentary 
E D C O finds it very interesting that 1000 Friends have boldly made a value statement not only about 
an industry communities in the region have selected to target, but actually a company that located 
recently in the region. T o this point, it is clear that the community in which that company located is 
pleased with the result. Contradicting their own statement claiming that "There is no analysis of 
whether any of the strengths or weaknesses would actually cause any large employer to locate in 
Central Oregon" yet names that large employer, Facebook, that purchased 125 acres. Clearly, there 
is very recent precedent, there is demand and there will be more. Apparendy, because 1000 Friends 
does not "like" the volume of land or utilities used by the facility or industry in general, this is not a 
relevant example. 

E c o n o m i c Opportunities Analysis Scope & E c o n o m i c Deve lopment Assumpt ions 
The implication that a community's large industrial lot needs — capacity to accommodate current or 
future opportunities - can be met via improved education of its residents is entirely out of the scope 
of the R E O A . A case is also made that economic development strategies are not adequately 
outlined as a part of the work to be completed by R E O A . The purpose of the study was not to 
provide an A-Z roadmap for economic development and the many and complicated steps needed to 
achieve success for a community, the region, or for any specific industry. As a point of clarification, 
these strategies are already in place. The scope of the R E O A is to determine if a shortage of large 
acreage industrial land is a hindrance to economic growth and diversification efforts. If so, the 
R E O A is to recommend steps to address this deficiency. 

Comments made in the letter infer that attraction of large industrial lot users is the only strategy of 
local and regional economic development efforts. Noth ing could be further f rom the truth. 
Effor ts to help existing companies (large and small) to grow or sustain their employment have been 
in place for more than a decade. Effor ts to help start-ups and early stage companies are also solidly 
established. Local and regional recruitment efforts to attract new firms do not focus only on large 
employers or large facilities. Quite the contrary! A majority of time, money and effort is directed to 
smaller operations — most of which may never have need of a large industrially-zoned lot. This has 
been documented in presentations by the consultant and within the R E O A . Most importantly, the 
R E O A is not a prescription of how to do economic development as 1000 Friends implies. 

E D C O understands that most jobs come f rom existing companies, which is why it dedicates more 
than 50% of its efforts to fostering entrepreneurship and the retention/expansion of existing traded-
sector companies. Recruitment of companies in new and existing industries, however, is an 
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important componen t of any successful economic development program and diversification 
strategy. N e w companies bring a different mix of professional and technical talent to communities 
that can spawn other businesses and technologies. Intel's expansion to Hillsboro in the late 1970s is 
a good example in Oregon. At that time it was a recruitment project, but in the subsequent decades 
this global leader in semiconductor technology and product ion spun off more than 100 companies 
(many small) that significantly contributed to the overall diversification of Oregon and of course 
many well-paying jobs. 

l l ie letter also mistakenly tries to make the case that that large employment is generated by large 
industrial lot users, which necessitates the amenities and resources, such as higher education found 
only in larger met ro areas. With several industries, this is not the case. While a typical 
manufactur ing company needing 50-100 acres and building 200,000 — 1,000,000 square feet would 
employ thousands of people, this does not hold true for the data center industry, warehousing and 
distribution industry and certain high technology manufacturers such as arc found in electronics and 
the renewable energy industry (i.e. polycrystalline refinement). In fact, it is more likely that 
companies in these sectors will actually seek less populated areas to locate operations because of 
several cost factors including land, transportation capacity, utilities and labor. 

Fur thermore , there should be no assumption, as is made in the 1000 Friends letter, that location of 
these operations, on a per company basis, generates a large jump in economic or population growth. 
Similarly, population growth rarely determines where large facilities are located. 

A case is made in the letter that small employers create jobs and large employers (a false premise for 
large industrial lot users) shed jobs. Research on this topic is far f rom conclusive. An obvious 
question raised by this hypothesis is: Wha t happens to start up activity in the absence of large 
employers? That is to say, if you have a dearth of larger employers, f rom which a disproportionate 
number of small ventures spring, what is the corresponding rate of new or small company job 
growth. Would the Seattle area have over 1,000 software firms if Microsoft were located in N e w 
Mexico? The fact remains that the "who creates jobs" argument misses the point of the R E O A . 
Without places for larger employers O R industries that need large acreage, Central Oregon (and the 
state overall) implicitly forces out these operations. A real world example of where this is 
happening is Boulder, Colorado. 

H i e Boulder area is a hotbed for startup activity, research and development and technology transfer 
f rom area universities, anchored by the University of Colorado. But strict planning controls in 
Boulder force out the most successful companies because there is literally no place for companies of 
size to locate. Some find homes in neighboring communities, others leave the state altogether. This 
trend is documented in a 2010 study by Headwaters Economics of Bozeman, M T that specifically 
compares peer communities in the western U.S. to Central Oregon (Deschutes County). 

Toward the end of the 1000 Friends letter, it makes reference that Central Oregon simply can't 
compete with urban areas for large projects. T h e fact is that we do compete on a regular basis with 
areas with much larger populations including Boise, Spokane, Seattle (and surrounding communities) 
Portland, Reno and other small/midsize metros that of fer similar lifestyle attributes and mix of 
business location factors. Of ten , Central Oregon is compet ing for projects where owners or 
managers are not looking for a dense urban area for their operations where the cost of land is 
expensive, transportation routes too congested, labor costs and competit ion are high. 
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Lastly, the letter reiterates the position of 1000 Friends of Oregon that the R E O A is lacking and that 
their organization supports regional cooperation and land use decisions that foster economic 
growth. 1 he proposal outlined in the R E O A to create an inventory of six sites initially region-wide 
that would be exclusive for large-lot users is innovative, does not dismantle Oregon 's land use 
system and provides some options and alternatives to attract employers to the region. It also 
enjoys the unified support of city and county planning directors, Oregon 's economic development 
department , and E D C O . T o say the least, it is disappointing that the work encompassed by the 
R E O A garnered so little support and so little constructive feedback f rom 1000 Friends. Still, now 
is the time to move on and move forward. With unemployment rates in Central Oregon more than 
double state and national averages, action, not rhetoric or preservation of the status quo is needed. 

Respectfully, 

Roger J. Lee 
Executive Director 
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R E A L T O R S 

June 10.2011 

Nick Lelack 
Planning Director 
Deschutes County Community Development Department 
1300 NW Wall St 
Bend, OR 97701 

Dear Nick, 

The Central Oregon Association of REALTORS® expresses its support for the Regional 
Economic Opportunity Analysis and urges the Land Conservation and Development 
Commission to approve the report's findings and recommendations. We also encourage 
all of the other local governments in the region to cooperate with each other and 
Deschutes County in this regional effort to implement the REOA's recommendations. 

The economic crisis that has gripped Central Oregon since 2007 is largely the result of a 
rapid decline in the real estate development and construction industry and the subsequent 
collapse of home prices. Our region has long been subjected to economic disruptions 
caused by our overreliance on a few industries. Without a more diversified economy this 
pattern of growth and collapse will continue, at some point permanently tarnishing our 
high quality of life image. It is vital that state and local governments act to improve our 
economic competitiveness while there is a rare political consensus regarding this problem 
and its severity. To that end, the REOA represents fresh thinking and an innovative 
approach that has the potential to improve Central Oregon's economic competitiveness, 
create jobs and put people back to work. 

The REOA points out Central Oregon's natural disadvantages that impact our economic 
competitiveness. Unfortunately there is little we can do about those factors. More 
importantly the REOA does an excellent job of identifying the obstacles to economic 
development posed by the state's complex and burdensome land use system. 

1. Economic development trends and patterns change within the 20-year planning 
period enshrined in land use law. 

2. Time is critical to the private sector. Long time periods for infrastructure 
development and transportation plan updates are significant barriers to economic 
development. 
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3. The immediate availability and diversity of sites is more important to businesses 
than a community's 20-year supply of land. Economic development requires a 
real inventory of quality sites at any given lime to meet the private sector's needs. 

It is clear from the REOA that Central Oregon's ability to meet the needs of businesses 
and to do so rapidly is essential to our competitiveness. Unfortunately, our top down, 
command and control land use system lacks the flexibility and responsiveness that we 
need to attract and retain manufacturers and other employers needing large tracts of land. 
If the system worked properly we would currently have an adequate supply of large lots 
for industrial development. 

One of the criticisms of the REOA by 1000 Friends of Oregon is that a local trend toward 
small business development should be the focus of our economic development efforts. 
Perhaps they missed the main point of the document: one of the principle reasons for this 
trend is the lack of shovel ready large sites suitable for industrial development. The 
REOA identifies a real problem with our economic competitiveness and proposes a 
targeted solution. A comprehensive approach to economic development involves 
accommodating all types of businesses, large and small. Purposefully excluding large 
employers from our region will prevent us from diversifying our economy. 

The uncertainty created by our land use laws and regulatory policy is a deterrent to 
private sector investment and growth. As the city of Bend's experience demonstrates, the 
UGB expansion process is lengthy, expensive and unpredictable. Any community that 
attempts a land use action in the vicinity of a state highway faces the challenge of the 
Transportation Planning Rule. In addition to those bureaucratic barriers to expeditious 
land use actions, cities and counties are likely to face numerous and protracted legal 
challenges from powerful anti-growth pressure groups taking advantage of Oregon's very 
low bar for appeals. The recent example of Solopower moving to Portland explicitly to 
avoid a political battle with local activists in Hillsboro demonstrates the problems a 
community may face in trying to land a large employer providing family wage jobs. 

A new process is needed. There is no existing model to rely on because Oregon's land 
use system has prevented necessary land from being available for large lot industrial 
development when opportunities arise. DLCD officials have asked us, "What would you 
do if you could do things differently?" They've asked us to "innovate" for them. They've 
stated they want this new concept to succeed. The REOA is a reasonable proposal to do 
things differently, to innovate. It will not solve all of our problems, but it is a critical pan 
of our future economic success. If Central Oregon continues to be burdened by a nearly 
forty year old land use system that is not responsive to the economic conditions of today, 
much less tomorrow, then our quality of life will continue to erode. 

For the REOA to have a positive impact on our economic competitiveness it must 
provide flexibility to local governments in identifying and securing large sites for 
potential industrial development. Eligible sites must be "shovel ready" immediately. A 
20-year land supply is not real inventory, and a false inventory is worse than having 
none. 
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Requirements that eligible sites be adjacent to UGBs also will limit the effectiveness of 
the program. For example, areas east of Bend in the vicinity of the airport and/or sewage 
treatment plant are capable of being served by ut ilities and would otherwise be candidates 
for industrial development, but are not adjacent to the city's UGB, We also need to 
consider both public and private land for eligibility. 

The REOA also will be less effective if sites adjacent to city boundaries are required to 
be brought into a UGB. There should be flexibility to allow sites to remain in the county, 
perhaps under a new zoning designation. If local governments wish to bring eligible sites 
into their UGBs they should be able to do so under an expedited process, whether or not 
the sites are in an urban reserve. If cities are required to go through the normal UGB 
expansion process this program will not work in a timely fashion. The process is too 
cumbersome and subject to lengthy legal battles that will deter potential employers. 

If the real goal is job creation in a timely manner, then Central Oregon needs LCDC's 
blessing and support for an expedited process. The future implementation of this regional 
large lot industrial program may take multiple paths. The first would be pursuing 
necessary plan changes to create a new large lot industrial (LLI) zone in county 
jurisdictions, not necessarily within a city UGB. The second would be through a 
streamlined UGB expansion process for this new zone. In practicality, with only a few 
publicly-owned possible exceptions, eligible sites do not exist within our existing UGBs; 
and if they do, changing to the large lot industrial zone would be a downzone and 
therefore economically unlikely. 

We appreciate the opportunity to work on this project and COAR looks forward to being 
involved with the implementation and site evaluations going into the future. 

William Robie 
Government Affairs Director 
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